
 

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: September 5, 2025 
 
The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, September 9th, 
2025, 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 from August 12, 2025 
4. Zoning Ordinance Amendment (Undefined Uses and Arterial Overlay District Requirements)—

Richland Township 
5. Preliminary Plan of Land Development for Richland Associates, LLC—Richland Township 
6. Old Business/New Business 
7. Approval of Invoice 
8. 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, 
September 8th, 2025. Thank you. 
 
MMW 



QUAKERTOWN AREA PLANNING COMMITTEE 
MONTHLY MEETING 

August 12, 2025 
 
The monthly meeting of the Quakertown Area Planning Committee (QAPC) was called to order at 7:08 
p.m. by Vice-Chair Andrew Janke (Richlandtown Borough). The following members were in attendance: 
Ronald Jackson (Quakertown Community School District); Adam Klein (Milford Township); Rusty Taft 
(Haycock Township); and Tim Ritter (Quakertown Borough). Also in attendance: Matt Walters (Bucks 
County Planning Commission). 
 
Public Comment 
There was no public comment. 
 
Approval of Minutes from June 10, 2025 
Matt Walters presented the meeting minutes for the June 2025 meeting. On a motion by Rusty Taft, with 
a second by Adam Klein, the minutes of the June 10, 2025, monthly meeting were unanimously approved. 
 
Special Exception Request for Happy Hounds Hotel, Daycare, and Spa—Milford Township 
The Committee reviewed the special exception request to change a nonconforming vacant business to a 
nonconforming E3 Service Business. The new use would include dog grooming, daycare, and boarding 
facilities. The site is on the south side of John Fries Highway, about 1,000 feet west of Commerce Drive. 
 
The QAPC discussed the proposal and on a motion by Rusty Taft, with a second by Tim Ritter, the 
Committee unanimously agreed to forward a review with no comments. 
 
Preliminary Plan of Land Development for Last Chance Ranch—Milford Township 
The Committee reviewed the proposal to construct an animal rescue operation consisting of a 9,320-
square-foot office/kennel, a 23,200-square-foot barn, a 20,000-square-foot outdoor arena, a 4,800-
square-foot manure shed, a 960-square-foot equipment shed, several shelters consisting of a total of 
11,688 square feet, and several coops consisting of a total of 300 square feet. The site is located along the 
west side of Allentown Road, approximately 1,200 feet north of Esten Road and is within the township’s 
RA Rural Agricultural District. 
 
The Committee discussed the proposal and on a motion by Rusty Taft, with a second by Tim Ritter, 
unanimously voted to endorse the recommendations in the Bucks County Planning Commission review 
(BCPC #13096, dated July 11, 2025). In addition, the Committee directed Mr. Walters to craft a comment 
recommending that the applicant ensure that there is adequate turning radius and width at the driveway 
entrance. 
 
Preliminary Plan of Land Development for Milford Village Section 1 Retail—Milford Township 
The Committee reviewed the proposal to construct a 37,200-square-foot and 6,000-square-foot retail 
building on a 5.45-acre site. The site is within Section 1 of Milford Village Center, which is a planned 
development consisting of various residential and nonresidential uses on approximately 220 acres located 
along the northern side of John Fries Highway (PA 663) between Allentown and Portzer roads. The site is 
within the township’s RD Rural Development District and the Arterial Mixed Use (AMU) Overlay District. 
 
The Committee discussed the proposal and on a motion by Tim Ritter, with a second by Rusty Taft, the 
Committee unanimously voted to provide a review that includes comments the comments from the 
Committees April 2022 review. 
 
Old Business/New Business 
Committee members gave updates and discussed local development projects. 



 
Approval of Invoices 
Matt Walters presented a draft invoice from the Bucks County Planning Commission for planning services 
provided in June 2025. On a motion by Adam Klein, with second by Andrew Janke, the Committee 
unanimously approved the BCPC invoice for June 2025 in the amount of $165.00. 
 
Adjournment 
On a motion by Ron Jackson, with a second by Rusty Taft, the Committee unanimously voted to adjourn 
the meeting at 7:44 p.m. 

Respectfully submitted,  

      Matthew M. Walters 

      Matthew M. Walters, Secretary 



 
Memo 

To: Quakertown Area Planning Commission 

From: Leslie Huhn, Township Manager 

CC:  Richland Township Board of Supervisors 
 Rich Brittingham, Asst. Manager/Zoning Officer 
 Linc Treadwell, Esq. 
 Mike Schwartz, Gilmore & Associates 

Date: August 22, 2025 

Re: Amendment to Zoning Ordinance  

Attached please find a draft ordinance for your review and comment.  Please offer 
any comments to the Board of Supervisors by Wednesday, October 8, 2025.  This will 
be placed on the October 13, 2025, Board of Supervisor’s agenda for a public 
hearing and consideration of possible adoption of this amendment.  
 

Richland Township 
1328 California Road, Suite A 

215-536-4066 
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RICHLAND TOWNSHIP 
BUCKS COUNTY, PENNSYLVANIA 

 
ORDINANCE NO. 307 

 
 

AN ORDINANCE OF THE TOWNSHIP OF RICHLAND, BUCKS COUNTY, 
PENNSYLVANIA, AMENDING THE TOWNSHIP OF RICHLAND CODE OF 
ORDINANCES, BY REVISING CHAPTER 27 (ZONING), PART 4, (USE 
REGULATIONS), SECTION 27-402, (USES BY RIGHT, SPECIAL EXCEPTIONS, 
CONDITIONAL USES, AND USES NOT PERMITTED), TO AUTHORIZE THE 
ZONING OFFICER TO RENDER ADMINISTRATIVE DECISIONS 
REGARDING UNDEFINED USES PROPOSED TO BE DEVELOPED IN 
RICHLAND TOWNSHIP; AND BY REVISING CHAPTER 27 (ZONING), PART 
6, (OVERLAY ZONING DISTRICTS), SECTION 27-602, (LIMITATIONS), TO 
REMOVE THE REQUIREMENT THAT EXISTING DEVELOPED PROPERTIES 
IN THE ARTERIAL CORRIDOR OVERLAY DISTRICT RECEIVE 
CONDITIONAL USE APPROVAL FOR A RE-USE OF THE PROPERTY THAT 
DOES NOT RESULT IN A SIGNIFICANT INCREASE IN TRAFFIC TRIPS.  THIS 
ORDINANCE CONTAINS SIGNIFICANT, SUBSTANTIVE CHANGES TO THE 
RICHLAND TOWNSHIP ZONING REGULATIONS, AND SHOULD BE 
REVIEWED IN ITS ENTIRETY FOR A COMPREHENSIVE UNDERSTANDING 
OF ITS PROVISIONS. 

 
 
WHEREAS, Richland Township is a Township of the Second Class, located in Bucks County, 
Pennsylvania; and 
 
WHEREAS, the Richland Township Board of Supervisors adopted the Code of Ordinances of the 
Township of Richland on June 27, 2005, as amended; and 
 
WHEREAS, the Richland Township Board of Supervisors desires to amend the zoning 
regulations found in Chapter 27 to amend certain provisions to authorize the Zoning Officer to 
render administrative decisions regarding undefined uses proposed to be developed in the 
Township; and to remove the requirement that existing developed properties in the Arterial 
Corridor Overlay District receive Conditional Use Approval for a re-use of the property that does 
not result in a significant increase in traffic trips; and 
 
WHEREAS, the Richland Township Board of Supervisors has determined it to be in the best 
interests of the health, safety, and welfare of the residents of Richland Township to so amend the 
Code of Ordinances; and 
 
WHEREAS, the Richland Township Board of Supervisors held a Public Hearing on October 13, 
2025, to consider the adoption of this Ordinance. 
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NOW THEREFORE, BE IT ENACTED AND ORDAINED by the Board of Supervisors of the 
Township of Richland, that the Code of Ordinances of the Township of Richland, as amended, be 
and is hereby further amended as follows: 
 
SECTION I. Amendment to Chapter 27 (Zoning), Part 4 (Use Regulations), Section 402 

(Uses by Right, Special Exceptions, Conditional Uses, and Uses Not 
Permitted), Subsection 6 

 
The Code of Ordinances for the Township of Richland, Chapter 27, Zoning, Part 4, Section 27-
402(6), is hereby deleted in its entirety and replaced as follows:   
 
Section 27-402(6) 
 
 “When a specific use is not defined and is neither prohibited nor permitted pursuant 

to the provisions of this Chapter, the Zoning Hearing Board Zoning Officer, after 
consultation with the Township Manager, Engineer, and Solicitor  shall render a 
decision, as an administrative review, as to the similarity or compatibility of the use 
in question to the permitted uses in the Zoning District, basing its that decision on 
the overall intent of the district as described in §27-305 herein.” 

 
SECTION II. Amendment to Chapter 27 (Zoning), Part 6 (Overlay Zoning Districts), 

Section 602 (Limitations) 
 
The Code of Ordinances for the Township of Richland, Chapter 27, Zoning, Part 6, Section 27-
602, is hereby deleted in its entirety and replaced as follows:   
 
Section 27-602 
 
 “Any new use of previously undeveloped property permitted in the underlying 

zoning district(s) by right, by special exception or as a conditional use shall only be 
permitted within the Arterial Corridor (Overlay) District when approved as a 
Conditional Use in accordance with the provisions of this Section and §27-1109 of 
this Chapter.  Any re-use of already developed property within the Arterial Corridor 
(Overlay) District shall only be permitted after the Board of Supervisors 
administratively approves the proposed re-use in accordance with the provisions of 
this Section and provided that the re-use of the property does not generate 
significantly more traffic (as demonstrated by evidence submitted by the Applicant) 
than the previously approved use.” 

 
SECTION III. Conflict 
 
Whenever the requirements of this Ordinance are in conflict with other requirements of the 
ordinances of the Township of Richland, the most restrictive, or those imposing the highest 
standards shall govern. Privileges granted by this Ordinance do not constitute a waiver or 
impairment of the rights of the Township at law or equity now or henceforth existing to proceed 
with enforcement of this Ordinance or any other Ordinances of the Township. 
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SECTION IV. Severability 
 
It is hereby declared to be the intention of the Board of Supervisors of the Township of Richland 
that the parts, sections, paragraphs, sentences, clauses and phrases of this ordinance are severable. 
If any part, section, paragraph, sentence, clause or phrase of this ordinance is declared 
unconstitutional, illegal or otherwise invalid by the judgment or decree of a court of competent 
jurisdiction, that invalidity shall not affect any of the remaining parts, sections, paragraphs, 
sentences, clauses or phrases of this Ordinance. 
 
SECTION V. Effective Date 
 
This Ordinance shall become effective five (5) days after enactment by the Board of Supervisors 
of Richland Township. 
 
 
ENACTED AND ORDAINED this _____ day of __________________, 2025. 
 
 
 
Attest Richland Township 
 Board of Supervisors 
 
 
 
         
Secretary  Tim Arnold 
  Chairperson 
 
 
 
         
  Christopher Vanelli 
  Vice Chairperson 
 
 
 
         
  Kathleen M. Doyle 
  Member 
 



 
 

 
 
 

 
 

 

 
The Almshouse    Neshaminy Manor Center    1260 Almshouse Road 
Doylestown, Pennsylvania 18901   215.345.3400   FAX 215.345.3886 
E-mail: planningcommission@buckscounty.org 

PLANNING COMMISSION: 
  

Eleanor M. Breslin, Chair 
Richard Donovan, Vice Chair 

Thomas J. Jennings, Secretary 
 

Harold Hayes 
James J. Keenan 

James E. Miller Jr. 
David R. Nyman 

Edward J. Tokmajian 
Tom Tosti 

 

Evan J. Stone 
Executive Director 

 

COUNTY COMMISSIONERS: 
 

Robert J. Harvie Jr., Chair; Diane M. Ellis-Marseglia, LCSW Vice Chair; Gene DiGirolamo, Secretary 
 

Visit  us at:  www.buckscounty.gov 

UNOFFICIAL 
 
MEMORANDUM 
 
To:  Richland Township Board of Supervisors 
  Richland Township Planning Commission 
 
From:  Bucks County Planning Commission 
 
Date:  September 3, 2025 
 
Subject: BCPC #36-25-3 
 Proposal to Amend the Zoning Ordinance—Undefined Uses and Arterial Overlay District 

Requirements 
  Applicant: Board of Supervisors 
  Date Received: August 22, 2025 
  Hearing Date: October 13, 2025 
 
In accordance with the provisions of Section 304 and 609 of the Pennsylvania Municipalities Planning Code, 
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 September 
3, 2025. 
 
GENERAL INFORMATION 
 
Proposed Action: Amend Section 27-402.6. of the zoning ordinance to permit the zoning officer to render 

administrative decisions regarding undefined uses. Revise Section 27-602 to permit the board of 
supervisors to conduct administrative approval of the re-use of property in the Arterial Overlay District, 
provided the re-use of the property does not significantly increase traffic. 

 
COMMENTS 
 
We recommend that the township board of supervisors adopt the proposal as submitted, since it appears to 
be consistent with the requirements of the Pennsylvania Municipalities Planning Code and the land use policies 
of the municipal comprehensive plan and zoning ordinance. 
 
We would appreciate being notified of the board of supervisors’ decision regarding this matter. If the 
amendment is adopted, please send a copy within 30 days as required by Section 609.(g) of the Pennsylvania 
Municipalities Planning Code.  
 
CPR:emh 
25-0239 
 
cc: B. Lincoln Treadwell Jr., Esq., Treadwell Law Offices, Township Solicitor (via email) 
 Leslie Huhn, Township Manager (via email) 

Rich Brittingham, Township Zoning Officer (via email) 









1260 Almshouse Road
INVOICE # Pro Forma Invoice/July, 2025

Doylestown, PA 18901 CONTRACT #B55-01-10

215-345-3400

         To: For:
QAPC Continued Planning Assistance

DATE HOURS RATE AMOUNT

July, 2025 1.5 55.00$    82.50$           

Payment is requested within 30 days. Please include invoice number on all paperwork.

If you have any questions concerning this invoice, please contact our office at 215-345-3405. Thank you.

TOTAL 82.50$              

Senior Planner: Matthew Walters

Preparation of agenda, meeting minutes,review 

correspondence, meeting preparation, and website 

maintenance.

Quakertown Area Planning Committee

DESCRIPTION

August 15, 2025
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