
 

c/o Bucks County Planning Commission 
The Almshouse, Neshaminy Manor Center, 1260 Almshouse Road, Doylestown, PA 18901 

(215)345-3400 
 
 

QUAKERTOWN AREA PLANNING COMMITTEE 
 

Haycock Township               *Richland Township 
Milford Township                 Richlandtown Borough 
Quakertown Borough                   Trumbauersville Borough 
Quakertown Community School District  
 
MEMORANDUM 
 
TO: Quakertown Area Planning Committee 
 
FROM: Matthew M. Walters, Secretary 
 
SUBJECT: Monthly Meeting 
 
DATE: November 6, 2026 
 
The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, November 10th, 
2026, at 7:00 p.m. in the Council Chambers at Quakertown Borough Hall, located at 35 North Third Street, 
Quakertown, PA. 
 

AGENDA 
 

1. Call to Order 
2. Public Comment 
3. Approval of Minutes of October 13, 2026 
4. Consideration of 2027 QAPC Meeting Dates and Chairperson Schedule 
5. Preliminary Plan of Land Development for 118 North Main Street Partners—Trumbauersville 

Borough 
6. Addition to Agricultural Security Area—Milford Township 
7. Old Business/New Business 
8. Approval of Invoice 
9. Adjournment 
 
Also, as a courtesy to those members who plan on attending Tuesday night’s meeting, I am asking 
members who will not be able to attend the meeting to kindly notify me by noon on Monday, 
November 9th, 2026. Thank you. 
 
MMW 
 
*Note: A Richland Township representative will serve as Chairperson for the 4rd Quarter (October – 
December). 



QUAKERTOWN AREA PLANNING COMMITTEE 
MONTHLY MEETING 

October 13, 2026 
 
The monthly meeting of the Quakertown Area Planning Committee (QAPC) was called to order at 7:09 
p.m. by Vice-Chair Tim Ritter (Quakertown Borough). The following members were in attendance: Chris 
Betz (Trumbauersville Borough); Ed Child (Trumbauersville Borough); Andrew Janke (Richlandtown 
Borough); Tim Ritter (Quakertown Borough); and Adam Sherwin (Quakertown Borough) Rusty Taft 
(Haycock Township). Also in attendance: Matt Walters (Bucks County Planning Commission). 
 
Public Comment 
 

There was no public comment. 
 
Approval of Minutes of September 8, 2026 
 

Matt Walters presented the meeting minutes for the September 2026 meeting. On a motion by Ed Child, 
with a second by Adam Sherwin, the minutes of the September 8, 2026, monthly meeting were 
unanimously approved. Rust Taft abstained from the vote because he did not attend the meeting. 
 
Request for Zoning Ordinance Amendment (Definition of Yard and Yard Requirements)—Milford 
Township 
 

The Committee reviewed the request by Faith Christian Academy for the township to amend the 
zoning ordinance by revising the definition of Yard and revising the yard requirements to allow 
for structures such as stormwater facilities, seating, lighting, and playground equipment to be 
permitted within required yard setbacks. 
 
The Committee discussed the proposal and on a motion by Ed Child, with a second by Rusty Taft, the 
Committee unanimously voted to endorse the recommendations in the Bucks County Planning 
Commission review, BCPC #23-26-1(P), dated October 7, 2026. 
 
Addition to Agricultural Security Area—Milford Township 
 

The Committee reviewed the request to add TMPs #23-7-190 and 23-10-42 to the township’s ASA. The 
parcels total 155.05 acres and are located on Weisel Road, between Kumry Road and Trumbauersville 
Road. The parcels are actively farmed, and the soils are in Class 1 through 4. The Committee had no 
comments on the request. 
 
The Committee discussed the proposal and voted to endorse the recommendations in the Bucks County 
Planning Commission review, BCPC #23-26-ASA1, dated October 7, 2026. On a motion by Chris Spear, with 
a second by Adam Sherwin, the Committee unanimously voted to provide a review letter with the noted 
comments. 
 
Invoice 
 

Matt Walters presented a draft invoice from the Bucks County Planning Commission for planning services 
provided in August and September 2026. On a motion by Ed Child, with a second by Andrew Janke, the 
Committee unanimously approved the BCPC invoices for August 2026 in the amount of $357.50 and 
September 2026 in the amount of $330.00. 
 
Adjournment 
 

On a motion by Rusty Taft, with a second by Ed Child, the Committee unanimously voted to adjourn the 
meeting at 7:27 p.m. 



 

Respectfully submitted,  

      Matthew M. Walters 

      Matthew M. Walters, Secretary 



MEETING NOTICE 
 
Notice is hereby given that for the year 2027, the Quakertown Area Planning Committee will 
meet every second Tuesday of each month, beginning at 7:00 p.m. in the Council Chambers at 
Quakertown Borough Hall, located at 35 N. Third Street in Quakertown, PA. The meeting dates 
for 2027 are: 

 
January 12 
February 9 

March 9 
April 13 
May 11 
June 8 
July 13 

August 10 
September 14 

October 12 
November 9 
December 14 
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QUAKERTOWN AREA PLANNING COMMITTEE 
 

Haycock Township                 Richland Township 
Milford Township                 Richlandtown Borough 
Quakertown Borough                   Trumbauersville Borough 
Quakertown Community School District  
 
 
MEMORANDUM 
 
TO: Quakertown Area Planning Committee 
 
FROM: Matthew M. Walters, Secretary 
 
SUBJECT: Rotating Chairperson Schedule 
 
DATE: November 6, 2026 
 
 
The past few years the Quakertown Area Planning Committee (QAPC) has used a quarterly rotating 
schedule to fill the chairperson’s role and has elected a permanent vice-chairperson to preside over 
the meeting in the absence of the chairperson. If the Committee elects to continue this practice, here 
is the quarterly schedule for chairperson duties for 2027: 
 
1st Quarter (January – March)  Richlandtown Borough 
 
2nd Quarter (April – June)  Trumbauersville Borough 
 
3rd Quarter (July – September)  Haycock Township 
 
4th Quarter (October – December) Milford Township 
 
 
 
 
 
 
 
 
 
 
 
 
MMW 
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MEMORANDUM 
 

To:  Trumbauersville Borough Council 
Trumbauersville Borough Planning Commission 

 

From:  Staff of the Bucks County Planning Commission 
 

Date:  October 22, 2026 
 

Subject: BCPC #13097 
 Preliminary Plan of Land Development for 118 North Main Street Partners 
  TMP #45-3-6-1 
  Applicant: Vincent Randazzo 
  Owner: 118 North Main Street Partners, LLC 
  Plan Dated: September 21, 2026 
  Date Received: October 1, 2026 
 

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which 
prepared the following comments in accordance with the Pennsylvania Municipalities Planning Code 
(Section 502). 
 

GENERAL INFORMATION 
 

Proposal: Convert an existing commercial building into 10 multifamily dwelling units on a 0.726-acre 
parcel. The plan indicates that ten two-bedroom units are proposed. Proposed improvements include 
balconies on the front and west sides of the upper three floors and a small rear addition to 
accommodate a stair tower. The building previously housed a bottling plant for Millstone Spirits 
Group, LLC. Public water and sewer are intended to serve the dwellings. 

 

Location: Along the southern side of North Main Street, slightly west of the intersection of Woodview 
Drive and North Main Street. 

 

Zoning: The SRM Suburban Residential, Medium District permits Use B2 Residential Conversion by right. 
 

Correspondence submitted with the plan indicates that the applicant received special exception 
approval to expand a nonconforming building and variances from the following requirements of the 
subdivision and land development ordinance (SALDO): 

 

 Sections 503 and 527 
 to permit a balcony to be constructed in the front yard, a balcony in the side yard, and a stair tower 

in the side yard 
 

 Section 502 
 to permit a density of 6.8 dwelling units per acre, where 1.9 dwelling units per acre is otherwise 

permitted 
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 Section 502 
 to permit an impervious surface percentage of 60.7 percent where 25 percent is permitted 
 

 Section 404.B2.g. 
 to permit recreation land to be located in the rear yard 
 

 Section 505 
 to not comply with buffer yard requirements 
  

 The above-noted relief was granted conditioned on the following: 
 

• the applicant shall allow emergency vehicle ingress and egress across the applicant’s property to 
address any emergency that may exist at 116 North Main Street, Trumbauersville Borough 

• the applicant shall not install any improvements that impede the existing driveway access to 116 
North Main Street 

• all exterior lighting shall be shielded and directed downward to prevent light from spilling over 
property lines 

• the applicant shall comply with the Trumbauersville Borough Stormwater Management 
Ordinance 

• the applicant shall maintain and install bollards to protect the gas meter on the property 

• the applicant shall install fencing and/or landscaping around the parking and recreation areas, as 
approved by the borough engineer 

• the applicant shall comply with all testimony and exhibits introduced by the applicant at the 
zoning hearing board hearing 

 

Present Use: Vacant former commercial building 
 

COMMENTS 
 

We reviewed sketch plan submissions for this site in February of 2026 and June of 2025 (BCPC #13097, 
dated February 17, 2026, and June 30, 2025). Although several of the comments from our previous 
reviews have been addressed, we want to reiterate and add comments that should be considered prior 
to approval:  
 

1. Density—Based on the information available to us, the proposed density exceeds the density 
authorized by the variance. As noted on the plan and in the Trumbauersville Borough Zoning Hearing 
Board Decision dated August 17, 2026, the applicant received a variance to allow a maximum 
permitted density of 6.8 dwelling units per acre. However, based on a net buildable site area of 0.684 
acres, the plan proposes a density of 14.6 dwelling units per acre.  

 

2. Requested waiver—The site plan indicates that the applicant is requesting a waiver from the 
following requirement of the subdivision and land development ordinance (SALDO): 
 

Section 516.e.6. 
to waive the requirement that parking areas be set back at least 15 feet from property lines; the 
application indicates that the existing parking currently extends over the property line and does not 
comply with the required setback, and that the proposed parking will retain the existing setback along 
the western property line and increase the setback along the eastern property line 

 

The final plan should note all granted waivers. 
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3. Shared driveway—The site shares driveway access with adjacent TMP #45-3-5. If a shared access 
easement has not already been established, we recommend that it be depicted on the plan and 
documented for both parcels. The access easement should outline maintenance responsibilities and 
should be incorporated in the deeds for the lots. 
 

4. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module Application Mailer 
to the Pennsylvania Department of Environmental Protection (PaDEP) to determine if an Act 537 
Planning Module must be submitted for this proposed land development. 

 

This review will be included in the Bucks County Planning Commission board materials for the November 
4, 2026, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and to 
offer comments on the proposal to the BCPC board and staff. 
 

In order that we may be more aware of your concerns, please send us a copy of all municipal decisions 
sent to this applicant. 
 

LMW:emh 
26-0286 
 

cc: Vincent Randazzo (via email) 
 Drew Moyer, PE, Mease Engineering, P.C. (via email) 
 Steven Baluh, PE, Wynn Associates, Inc., Borough Engineer (via email) 
 Dani McClanahan, Borough Manager (via email) 
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MEMORANDUM 
 
To:  Milford Township Board of Supervisors 
  Milford Township Planning Commission 
 
From:  Bucks County Planning Commission 
 
Date:  November 4, 2026 
 
SUBJECT: BCPC #23-26-ASA2 
  Request for an Addition to the Agricultural Security Area 
  TMPs #23-7-189; 23-10-43-1; and 23-10-60 
  Owner/Applicant: Brittany and Benjamin Mellinger 
  Date Received: October 22, 2026 
  Hearing Date: December 1, 2026 
 
In accordance with the provisions of Pennsylvania Act 43 of 1981, the Agricultural Security Act, as 
amended, this proposal was sent to the Bucks County Planning Commission for review. The following 
review has been prepared by the staff and endorsed by the Bucks County Planning Commission at a 
meeting held on November 4, 2026. 
 
GENERAL INFORMATION 
 
Requested Action: Add tax map parcels #23-7-189, 23-10-43-1, and 23-10-60 to the Agricultural Security 

Area (ASA) of Milford Township. 
 

Location and Size of Tract: 
 
Landowner: Brittany and Benjamin Mellinger 
Tax Map Parcel: 23-7-189 
Location: Along the south side of Kumry Road, between I-476 and Weisel 

Road 
Size of tract: 43.10 acres 
Zoning: RP Resource Protection 
Comprehensive Plan: Resource Protection Area 
Soil Classes: 2w, 3w, 4w 
 

Landowner: Brittany and Benjamin Mellinger 
Tax Map Parcel: 23-10-43-1 
Location: Southeast of the intersection of Kumry Road and Weisel Road 
Size of tract: 5.70 acres 
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Zoning: RD Rural Development 
Comprehensive Plan: Reserve Area 
Soil Classes: 2w, 3e, 7s 
 

Landowner: Brittany and Benjamin Mellinger 
Tax Map Parcel: 23-10-60 
Location: Along the north side of Kumry Road, about 1,500 feet east of I-

476 
Size of tract: 56.97 acres 
Zoning: RP Resource Protection  
Comprehensive Plan: Resource Protection Area 
Soil Classes: 3w, 5w, 7s 

 
COMMENTS 
 
Pennsylvania’s Agricultural Security Area program1 includes several criteria for the inclusion of a property 
in an ASA. These include:  
 

1. Noncontiguous farm parcels must be comprised of 10 acres in size or more or have an anticipated 
yearly gross income of at least $2,000 from agricultural production. 
 

2. The property must be viable agricultural land. Cropland, pasture, and woodland can all be included 
in an ASA. 

 

3. Land proposed must have soils that are conducive to agriculture. This is generally met if at least 
50 percent of the soils are classified in Classes 1 through 4 or if the soil is currently in active farm 
use and is being maintained in accordance with a soil erosion and sedimentation plan. 

 

4. The property must be zoned to permit agricultural uses but does not need to be zoned to exclude 
other uses. 

 

5. Additional factors to be considered are the extent and nature of farm improvements, anticipated 
trends in agricultural economic and technological conditions, and any other relevant factors.  

 
The proposed parcels for inclusion in the township’s ASA appear to be actively farmed and nearly all soils 
covering the tracts are designated by the Natural Resources Conservation Service’s (NRCS) land capability 
classification as Class 1 through 4.  
 
The goals and objectives of the Quakertown Area Comprehensive Plan (2007) include statements to 
preserve open space and farmland in strategic locations throughout the area, and to promote the 
preservation of agricultural land through sound land use policies and regulations. The Future Land Use 
Plan in the comprehensive plan, places this property in Resource Protection and Reserve Areas which are 
not slated for development.  
 

 
1 https://www.pa.gov/content/dam/copapwp-
pagov/en/pda/documents/plants_land_water/farmland/asa/documents/ASA%20Handbook%2004.06.16%20single
%20sider%20full.pdf 

https://www.pa.gov/content/dam/copapwp-pagov/en/pda/documents/plants_land_water/farmland/asa/documents/ASA%20Handbook%2004.06.16%20single%20sider%20full.pdf
https://www.pa.gov/content/dam/copapwp-pagov/en/pda/documents/plants_land_water/farmland/asa/documents/ASA%20Handbook%2004.06.16%20single%20sider%20full.pdf
https://www.pa.gov/content/dam/copapwp-pagov/en/pda/documents/plants_land_water/farmland/asa/documents/ASA%20Handbook%2004.06.16%20single%20sider%20full.pdf
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Should the proposal be adopted, a description of the area must be filed with the Bucks County Recorder 
of Deeds and Bucks County Planning Commission within 10 days. The Agricultural Area Security Law 
further requires that township’s ASA be reviewed and renewed every seven years. 
 
DM:emh 
26-0305 
 
cc: Brittany and Benjamin Mellinger (via email) 
 Catherine M. Harper, Esq., Timoney Knox, LLP, Township Solicitor (via email) 
 Jeffrey A. Vey, Township Manager (via email) 
 Devan Ambron, Township Secretary/Treasurer & Office Manager (via email) 
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