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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: Monthly Meeting 
 
DATE: February 6, 2026 (Revised February 10, 2026) 
 
The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, February 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 from January 13, 2026 
4. Sketch Plan of Land Development for Milford Village Section 6—Milford Township 
5. Conditional Use Application for Northfield Business Campus, LLC—Richland Township 
6. Preliminary Plan of Land Development for Quakertown Community School District—Quakertown 

Borough 
7. Preparations for 2025 QAPC/PennDOT Annual Transportation Meeting 
8. Old Business/New Business 
9. Approval of Invoices 
10. 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, 
February 9th, 2026. Thank you. 
 
MMW 



QUAKERTOWN AREA PLANNING COMMITTEE 
MONTHLY MEETING 

January 13, 2026 
 
The monthly meeting of the Quakertown Area Planning Committee (QAPC) was called to order at 7:00 
p.m. by Chair Adam Klein (Milford Township). The following members were in attendance: Chris Betz 
(Trumbauersville Borough); Ed Child (Trumbauersville Borough); Andrew Janke (Richlandtown Borough); 
John Mininger (Milford Township); Tim Ritter (Quakertown Borough); Chris Spear (Quakertown 
Community School District); and Rusty Taft (Haycock Township). Also in attendance: Matt Walters (Bucks 
County Planning Commission). 
 
Public Comment 
There was no public comment. 
 
Nomination and Election of QAPC Vice-Chairperson 
On a motion by Andrew Janke, with a second by Chris Betz, Tim Ritter was nominated and elected as 
Vice-Chairperson for 2026. 
 
Approval of Minutes from December 9, 2025 
Matt Walters presented the meeting minutes for the December 2025 meeting. On a motion by Rusty Taft, 
with a second by Andrew Janke, the minutes of the December 9, 2025, monthly meeting were 
unanimously approved. 
 
Preliminary Plan of Land Development for Richland Tracts—Tollgate Road—Richland Township  
The Committee reviewed the proposal to construct two warehouses, one consisting of 156,000 square 
feet and the other consisting of 400,050 square feet. The 62.32-acre site is located at the southwest corner 
of the intersection of West End Boulevard (PA 309) and Tollgate Road and is within the township’s Planned 
Commercial District (PC) and the Arterial Overlay District.  
 
On a motion by Rusty Taft, with a second by Ed Child, the Committee unanimously voted to endorse the 
recommendations in the Bucks County Planning Commission review (BCPC #12882, dated December 16, 
2025.) In addition, the Committee directed Mr. Walters to provide a comment that indicates their strong 
support of the traffic impact comments in the BCPC review and to further recommend that the Township 
and surrounding municipalities explore options to limit access on the local roads for vehicles longer than 
45 feet. 
 
Preliminary Plan of Subdivision for Weaver—Richland Township 
The Committee reviewed the proposal to subdivide a 2.36-acre parcel into two lots. Lot 1 (1.84 acres) 
contains a single-family detached dwelling and detached garage that are to remain. An existing single-
family detached dwelling, garage, and shed are proposed on Lot 2 (0.52 acres). The site is along the north 
side of East Pumping Station Road, about 200 feet east of its intersection with Richlandtown Pike, and is 
within the township’s Suburban Residential Low District (SRL).  
 
On motion by Chris Spear, with a second by Andrew Janke the Committee unanimously voted to endorse 
the recommendations in the Bucks County Planning Commission review (BCPC #13144, dated December 
5, 2025). 
 
Conditional Use Application for Automotive Repair and Warehouse—Richland Township 
The Committee reviewed the conditional use application for the conversion of  existing vacant space 
within a G-17 Flex Building to an E19 Automotive Repair Establishment and a G3 Warehouse, Wholesale, 
Storage Use. The 18.5-acre site is located at the northeast corner of South West End Boulevard (PA 309) 
and Quakers Way and is within the township’s PC Planned Commercial District and the Arterial Overlay 
District. 



 
On a motion by Chris Spear, with a second by Rusty Taft, the Committee unanimously voted to provide a 
review with a comment on limiting the use of the loading docks to daytime hours to lessen the impact on 
the adjacent residential development. 
 
Conditional Use Request for Development Services, LLC (Tollgate Road)—Richland Township 
The Committee reviewed the proposal to construct two warehouse buildings (Building 1—156,000 square 
feet and Building 2 – 400,050 square feet) on a 62.32-acre site. The site is located at the southwest corner 
of the intersection of West End Boulevard (PA 309) and Tollgate Road and is within the township’s PC 
Planned Commercial District and the Arterial Overlay District. 
 
The QAPC reviewed a previous conditional use application in October 2024 that consisted of one 
warehouse of 649,230 square feet. On a motion by Chris Spear, seconded by Chris Betz, the Committee 
unanimously voted to reaffirm the comments it provided in the October 10, 2024, review of the 
conditional use application. 
 
Update to the Official Act 537 Sewage Facilities Plan—Milford Township 
The Committee reviewed the proposal to update the Act 537 Sewage Facilities Plan to provide for the 
future wastewater management needs of the township. The township’s emphasis remains on providing 
public sewer services within the Development District and relying on individual on-lot sewage disposal 
systems for properties outside of the Development District. The QAPC reviewed an earlier version of the 
plan. The latest version of the plan was revised to address comments provided by the Pennsylvania 
Department of Environmental Protection. 
 
The Committee found the plan to be comprehensive and well prepared and had no additional comments. 
 
Preparations for 2025 QAPC/PennDOT Annual Transportation Meeting 
The Committee began preparations for its annual transportation meeting by reviewing the 2025 capital 
and maintenance projects. New projects will be added to the list in February. 
 
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 December 2025. On a motion by Ed Child, with a second by Tim Ritter, the Committee 
unanimously approved the BCPC invoice for December 2025 in the amount of $385.00. 
 
Adjournment 
On a motion by Rusty Taft, with a second by Andrew Janke, the Committee unanimously voted to adjourn 
the meeting at 8:01 p.m. 

 

 

Respectfully submitted,  

      Matthew M. Walters 

      Matthew M. Walters, Secretary 
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MEMORANDUM 
 
To:  Quakertown Borough Council 

Quakertown Borough Planning Commission 
 
From:  Bucks County Planning Commission 
 
Date:  February 4, 2026 
 
Subject: BCPC #35-26-SD1 
 Preliminary Plan of Land Development for Quakertown Community School District 
  TMP #35-7-142 
  Applicant: Quakertown Community School District  
  Owner: Same  
  Plan Dated: January 9, 2026 
  Date Received: January 12, 2026 
 
In accordance with the provisions of Sections 305 and 502 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 February 4, 2026. 
 
GENERAL INFORMATION 
 
Proposal: Redevelop a 5.33-acre site through demolition of an existing elementary school and the 

construction of a new 60,241-square-foot elementary school. The new school is larger than the 
existing school by approximately 35,180 square feet. The plan also proposes improvements to 
parking, vehicular circulation, and stormwater management. Public water and sewer serve the site.  

 
Location: The parcel is bounded by School Lane to the north, South 6th Street to the east, Park Avenue to 

the south, and South 7th Street to the west. 
 
Zoning: The HR High Density Residential District permits Use 4O School, Elementary or Secondary by 

conditional use approval. Section 320 of the ordinance notes special considerations for public schools 
and states that the provisions of the zoning ordinance, with respect to lot area, lot width, yard 
regulations, building coverage, parking, and any other requirements of the chapter shall be 
inapplicable to public schools. 

 

Instead, the zoning ordinance states that conditional uses must adhere to the Quakertown 
Comprehensive Plan and all other Borough ordinances; be suitable for the particular location; not 
detrimental to the public health, safety, and/or general welfare; will not detract from or cause harm 



BCPC #35-26-SD1 2 February 4, 2026 

 

to neighboring properties by creating negative impact on the aesthetic character of the community; 
will reflect effective site planning and design in terms of energy efficiency, environmental protection 
and aesthetic composition; will provide safe and efficient access to roads and will not create traffic 
congestion, hazardous traffic conditions or excessive traffic volumes; and will preserve woodlands 
and other trees existing at the site to the maximum extent possible. 

 
Present Use: Elementary school 
 
COMMENTS 
 
1. Conditional use—Section 308.4. and Table 3.1 of the zoning ordinance requires conditional use 

approval for schools in the HR High Density Residential District. The proposed plan should not be 
approved until this zoning issue is resolved. 
 

2. Tree preservation—Section 317.4.R. of the zoning ordinance requires that conditional uses preserve 
woodlands and other trees existing at the site to the maximum extent possible. The plan shows the 
removal of at least seven mature trees from the site, three of which are large street trees along South 
7th Street and one is a street tree along South 6th Street. We recommend that existing large trees on 
the site be retained, wherever possible. At a minimum, we recommend all reasonable efforts be made 
to retain the existing street trees for streetscape continuity. 

 
3. Vehicle circulation 

 

a. Vehicle turning templates—Section 317.4.M. of the zoning ordinance states that conditional uses 
“will provide safe and efficient access to roads and will not create traffic congestion, hazardous 
traffic conditions or excessive traffic volumes.” We recommend that turning templates for each 
type of vehicle be added to the plans to demonstrate the sufficiency of both the access of the 
design and internal circulation. 
 

b. School Lane—Based on the narrow, alley-like design of School Lane as well as the Traffic Flow 
diagram on the Schematic Design presentation, we recommend that the applicant consider 
revising the design of School Lane to better accommodate traffic associated with student pick-
up/drop-off. 
 

c. 6th Street—We recommend that the applicant consider a lay-by lane along 6th Street so queues 
for student pick-up/drop-off don't block southbound traffic. 
 

d. Stacking space—Given the unique traffic circulation complexities caused by school buses, we 
recommend that the applicant ensure that the proposed one-way bus lane has sufficient room 
for stacking during the student pick-up/drop-off without spilling back into 7th Street. 

 

e. 7th Street improvements—The borough’s Active Transportation Plan identifies 7th Street as an 
area of speeding concern for the borough and an area of high pedestrian and cyclist use due to 
the elementary school. The transportation plan recommends flashing radar speed signs, speed 
bumps, curb bump-outs, and other mechanisms to help control traffic. Those improvements 
should be installed as the new school is developed to ensure a safe commute for children walking 
and biking to school. 
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f. Signage—Due to the nature of all streets bounding this parcel, we recommend that a pavement 
marking and signing plan be added showing all signs and legends needed for safe access control 
and internal circulation. 

 
4. Community character—Section 317.4.H. of the zoning ordinance states that conditional uses “will not 

detract from or cause harm to neighboring properties by creating a negative impact on the aesthetic 
character of the community.” Observing the Schematic Design presentation as well as the design of 
the existing high school (located across 6th Street from the proposal site), we recommend that 
consideration be given to designing the new school to more closely reflect the character of the existing 
high school and the surrounding neighborhood. 

 
5. Pennsylvania Highlands Trail—Park Avenue is on the Pennsylvania Highlands Trail Network. We 

recommend that signage for this trail be installed along Park Avenue. 
 

6. Stormwater management—Due to the significant increase in building size and facilities on the site, it 
is our recommendation that the applicant confirm that the stormwater management design provides 
sufficient underground basin facilities to maintain or reduce peak flows in the post development 
condition and that the correct cover types are used in the stormwater management calculations and 
accurately depict post development conditions. 

 
7. 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. 

 
We would appreciate being notified of the borough council’s decision regarding this matter.  
 
SGN:emh 
26-0005 
 
cc: Robert Christine, Director of Facilities, Quakertown Community School District (via email) 

Samantha Fenstermaker, Terraform Engineering, LLC (via email) 
 Cowan Associates, Inc., Borough Engineer (via email) 
 Peter Nelson, Esq., Grim, Biehn & Thatcher, Borough Solicitor (via email) 

Scott C. McElree, Borough Manager (via email) 
Kris Barndt, Executive Administrative Assistant to the Borough Manager (via email) 

 Matthew Walters, Secretary, Quakertown Area Planning Committee (via email) 



2025 Rank Project Description Status Notes

1 Route 663, from just past Hickory Drive intersection to just past Portzer Road intersection, repaving (Quakertown) 2026/2027 Plan

2 Allentown Road/Main Street repaving (Trumbauersville) 2026/2027 Plan

3 Intersection of Route 309 and Tollgate Road repaving (Richland) PennDOT to explore breaking this into smaller projects

4 Allentown Road from 663 to Trumbauersville, repaving (Trumbauersville) 2026/2027 Plan

5 Route 309 repaving between Tollgate Road and Pumping Station Road, (Quakertown/Richland) PennDOT to explore breaking this into smaller projects

6
Route 663, northbound right lane from Krammes Road to PA Turnpike entrance, repaving (in Milford, submitted by Levi 
Bus Co.)

7 Broad Street repaving (Trumbauersville) Not on current list, 5-yr plan revisions underway

8 Storm pipe along south side of Allentown Road on both sides of Grant Road (Milford) PennDOT to work with township

9 Allentown Road Longitudinal pipe: Sycamore to Trumbauersville Road (Milford)

12 North Old Bethlehem Pike, north of PA 663, repaving  and clean out of ditches (Richland) Will be chipped and sealcoated in 2025

13 Broad Street (Route 313) from 5th Street to Route 309, paving (Quakertown) Not on current list, 5-yr plan revisions underway

14
Tollgate Road, between Trumbauersville Road and Route 309, drainage improvements 
(Trumbauersville/Milford/Richland)

Pipes and base repair completed in 2024

15 Main Street/Cherry Street drainage repair (Richlandtown) Borough project

18 Maple Street/Main Street drainage repair (Richlandtown) Borough project

19 Richlandtown Pike/Depot Lane road hump (Richlandtown) Inlet needs to be raised

20 Krammes Road, overlay and ditch cleaning (Milford Township)
PennDOT to work with township to see if more cleaning 
necessary, chipped and sealcoated in 2024

21 Allentown Road at Bauman Road, replace cross pipe (Milford Township) Utility pole has been moved, piping will be redisigned

22 Steinsburg Road, oil and chip Planned for 2025

23 Creamery Road, between Trumbauersville and Main Street, repave and clean ditches (Milford Township) Sealcoated in 2025

25 Sheard's Mill Covered Bridge on Covered Bridge Road steel expansion joint damaged (Haycock) Waiting on steel to be available

26 Deerwood Lane road/shoulder washout near 892 Deerwood Lane (Haycock Township) PennDOT will investigate

2025 QAPC: Regional PennDOT Priorities - Maintenance Projects



27 PA 309 Northbound near Tractor Supply (Richland Township) To be added to maintenance list
28 PA 309 Northbound near Walmart @ Richland Crossing entrance drainage pipe (Richland Township) Metal pipe has failed, PennDOT working with Verizon



2025 Rank Project Description Status Notes

1
Route 663 widening to 4 lanes with left turning lanes at: Turnpike to Allentown Road; Allentown 
Road to Portzer Road; Portzer Road to Route 309 (Milford)

Consultant on board for Allentown Road to Turnpike

2 Replacement of Engelman Bridge on Kumry Road over Unami Creek (Milford) Not funded on current TIP, will submit for next round

3 663/Allentown Road Intersection and Bridge Improvments (Milford Township)
In design stage, project to be let in next 6 months, water permits are 
being submitted, 1 parce to be condemned

4 Replacement of bridge on Old Bethlehem Road (Haycock)
Plans are being developed in house by PennDOT, meetings with 
municipalities in July

5
Union Road, from Main Street in Richlandtown to Thatcher Road (Richland/Richlandtown)-widen 
one-lane bridge near Apple Road to two lanes

Not programmed, bridge is in fair condition and not PennDOT priority

6 Portzer Road extension to roundabout at BJs/Target (Milford) Still not on TIP

7
Cherry Road, from Route 309 to Main Street in Richlandtown (Richland/Richlandtown)-needs to be 
resurfaced with drainage problems corrected; also there are two one-lane bridges that should be 
widened

Bridges in fair condition

8 Alternate truck route around Quakertown Borough (Paletown Road) (Quakertown)
9 Replace bridge on Stony Garden Road between Roundhouse Road and Reed Lane. (Haycock) Advertised for bid, this year or 2026

10 Extend the left turn lane on  Route 309 North at the Pumping Station Road intersection (Richland) No project planned

11
Drainage improvements on Allentown Road between Starr Road and Campbells Bridge over Unami 
Creek (Milford) 

12
Trumbauersville Road Bridge Replacement, one-lane bridge between Fels and Nursery roads 
(Milford Township)

Bridge is in fair condition

13
Pedestrian safety improvements on Route 309 at the Park Avenue traffic light (as part of the 
Highland Trail) (Quakertown)

14 Rosedale Road "Twin" Bridge Replacements (Milford Township) In design/preliminary engineering

15 AM Drive Signage Improvements (Milford Township)

16
Replace one-lane bridge on Old Bethlehem Road between Oak Lane and Pullen Station Road 
(Haycock Township)

2025 QAPC: Regional PennDOT Priorities - Capital Projects
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