
 

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

(215)345-3400 
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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: April 10, 2026 
 
The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, April 14th, 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 March 10, 2026 
4. 2026 QAPC Annual Transportation Meeting 
5. Conditional Use Application for Quakertown Investors, LLC (Quakertown Taco Bell)—Richland 

Township 
6. Preliminary Plan of Subdivision for Villages at Morgan Creek—Richland Township 
7. Data Centers 
8. Annual Report 
9. Old Business/New Business 
10. Approval of Invoice 
11. 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, April 
13th, 2026. Thank you. 
 
MMW 
 
*Note: A Quakertown Borough representative will serve as Chairperson for the 2nd Quarter (April – 
June)   



QUAKERTOWN AREA PLANNING COMMITTEE 
MONTHLY MEETING 

March 10, 2026 
 
The monthly meeting of the Quakertown Area Planning Committee (QAPC) was called to order at 7:00 
p.m. by Vice Chair Tim Ritter (Quakertown Borough). The following members were in attendance: Chris 
Betz (Trumbauersville Borough); Andrew Janke (Richlandtown Borough); John Mininger (Milford 
Township); Adam Sherwin (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. 
 
Approval of Minutes from February 10, 2026 
Matt Walters presented the meeting minutes for the February 2026 meeting. On a motion by Rusty Taft, 
with a second by Chris Spear, the minutes of the February 10, 2026, monthly meeting were unanimously 
approved. 
 
Preparations for 2025 QAPC/PennDOT Annual Transportation Meeting 
The Committee continued preparations for its annual transportation meeting by reviewing and ranking 
the capital and maintenance projects. The finalized list will be attached to the minutes. 
 
Old Business/New Business 
Rusty Taft inquired about the development of data center regulations for municipalities within the county. 
Matt Walters indicated he will share example regulations with the group via email and plans to continue 
the discussion at the April meeting. 
 
Approval of Invoices 
Matt Walters presented a draft invoice from the Bucks County Planning Commission for planning services 
provided in February 2026. On a motion by Rusty Taft, with a second by Andrew Janke, the Committee 
unanimously approved the BCPC invoice for February 2026 in the amount of $508.75. 
 
Adjournment 
On a motion by Chris Betz, with a second by Rusty Taft, the Committee unanimously voted to adjourn the 
meeting at 8:24 p.m. 

 

 

Respectfully submitted,  

      Matthew M. Walters 

      Matthew M. Walters, Secretary 



2026 Rank Project Description Status Notes

1 Extend the left turn lane on  Route 309 North at the Pumping Station Road intersection (Richland)

2 Replacement of Engelman Bridge (2 or more lanes) on Kumry Road over Unami Creek (Milford)

3 Replacement of bridge (2 or more lanes) on Old Bethlehem Road (Haycock)

4
Union Road, from Main Street in Richlandtown to Thatcher Road (Richland/Richlandtown)-widen 
one-lane bridge near Apple Road to two lanes

5
Trumbauersville Road Bridge Replacement (2 or more lanes), one-lane bridge between Fels and 
Nursery roads (Milford Township)

6 Rosedale Road "Twin" bridges and additional single bridge replacements (Milford Township)

7
Replace one-lane bridge on Old Bethlehem Road between Oak Lane and Pullen Station Road 
(Haycock Township)

8 Sawmill Road and Old Bethlehem Road 4-way stop sign option (Haycock Township)

9
SR 309 and Pumping Station Road modification of egress and ingress east bound for truck traffic. 
Due to additional truck traffic into and out of Pumping Station Road. (Richland Township)

10 Alternate truck route around Quakertown Borough (Paletown Road) (Quakertown)

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

12
Pedestrian safety improvements on Route 309 at the Park Avenue traffic light (as part of the 
Highland Trail) (Quakertown)

13
AM Drive and Interchange Way improvements to traffic flow and signalization in coordination with 
Turnpike improvements (Milford Township)

14 Portzer Road extension to roundabout at BJs/Target (Milford)

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

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

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

Replace bridge on Stony Garden Road between Roundhouse Road and Reed Lane. (Haycock) Starting March 9, 2026

2026 QAPC: Regional PennDOT Priorities - Capital Projects

Previous Projects



2026 Rank Project Description Status Notes
1 Allentown Road at Bauman Road, replace cross pipe (Milford Township)
2 Broad Street (Route 313) from 5th Street to Route 309, paving (Quakertown)
3 Route 309 repaving between Tollgate Road and Reservoir Road (Quakertown/Richland)

4
Route 663, northbound right lane from Krammes Road to PA Turnpike entrance, repaving (in Milford, submitted by Levi 
Bus Co.)

5 Broad Street repaving (Trumbauersville)

6 Storm pipe along south side of Allentown Road on both sides of Grant Road (Milford)

7 North Old Bethlehem Pike, north of PA 663, repaving  and clean out of ditches (Richland)

8
Tollgate Road, between Trumbauersville Road and Route 309, drainage improvements 
(Trumbauersville/Milford/Richland)

9 Deerwood Lane road/shoulder washout near 892 Deerwood Lane (Haycock Township)

10 East Sawmill Road - North bound Washout (Haycock Township)
11 563 Bridges - issues with regard to dips and concrete displacement  (Haycock Township)
12 Brush cutting -- issue with Contracts thru Township personnel to do work (Haycock Township)
13 Sawmill & Old School Road -- Drainage box access into County Park (Haycock Township)

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

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

Allentown Road from 663 to Trumbauersville, repaving (Trumbauersville) 2026/2027 Plan, oiled and chipped in 2025

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

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

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

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

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

Steinsburg Road, oil and chip Planned for 2025

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

2026 QAPC: Regional PennDOT Priorities - Maintenance Projects

Previous Projects
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MEMORANDUM 
 
To:  Richland Township Board of Supervisors 

Richland Township Planning Commission 
 
From:  Staff of the Bucks County Planning Commission 
 
Date:  April 10, 2026 
 
Subject: BCPC #13178 
 Preliminary Plan of Subdivision and Land Development for the Village at Morgan Creek  
  TMP #36-39-25 
  Applicant: DJC Paletown Road Acquisitions LP 
  Owner: Same 
  Plan Dated: February 9, 2026 
  Date Received: March 27, 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: Subdivide a 78.870-acre parcel into 118 single-family detached residential lots, with an average 

lot size of approximately 6,825 square feet. Six open space lots totaling 48.656 acres are proposed 
and will contain trail and stormwater management facilities. The development will be served by public 
water and sanitary sewer. 

 
Location: Along the northwest side of Paletown Road, approximately 1,400 feet east of its intersection 

with Old Bethlehem Pike. 
 
Zoning: The SRL Suburban Residential Low District permits Use B1 (Single-Family Detached dwellings) on 

lots of at least 6,000 square feet, with a minimum tract area of 20,000 square feet and a maximum 
density of 2.0 dwelling units per acre. The district requires a minimum open space ratio of 45 percent 
and permits a maximum impervious surface ratio of 20 percent. 

 

 The district also permits Use B4 (Single-Family Detached Enhanced Density) on lots of at least 6,000 
square feet, with a minimum tract area of 17,500 square feet and a maximum density of 2.5 dwelling 
units per acre. This use requires a minimum open space ratio of 60 percent and permits a maximum 
impervious surface ratio of 50 percent per lot and 20 percent across the overall site. 

 

Pursuant to Section 27-517.C. and D., a density bonus of up to 5 percent may be granted for the 
provision of water facilities and cash contributions toward fire protection. 
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Section 27-518 permits the adaptive reuse of an historic resource within the SRL District as a 
conditional use for a library or museum, office, or retail shop. 

 
Present Use: Agricultural and residential  
 
COMMENTS 
 
1. Requested waivers—The site plan indicates that the applicant is requesting waivers from the 

following subdivision and land development ordinance (SALDO) requirements:  
 

Section 22-505.1.  
relief from a requirement that a permanent or temporary cul-de-sac not exceed 400 feet; the plan 
proposes a cul-de-sac length of approximately 775 feet (Road A)  

 

Section 22-506.1.  
relief from a requirement that residential streets have a right-of-way width of 60 feet and a cartway 
width of 40 feet; the plan proposes a 32-foot cartway and a 50-foot right-of-way  
 

Section 22-517.1.  
relief from a requirement that there shall be adequate driveway turnaround space on each lot so that 
no car needs to go back onto a street to leave the lot; the plan proposes front entry driveways for 
each dwelling  
 

Section 22-517.2. 
relief from a requirement that driveways be designed to provide adequate stopping sight distance at 
street intersections and not exceed a 4 percent grade within 20 feet of the right-of-way line; the plan 
proposes driveway grades exceeding 4 percent  
 

Section 22-518 
relief from a requirement that sidewalks be installed on both sides of the street; the plan proposes 
sidewalks to be installed on only one side of the residential streets. 
 

Section 22-702.1.C.(2) 
relief from a requirement that the location, names and widths of streets, the location of property lines 
and names of owners, the location of watercourses, sanitary sewers, storm drains and similar features 
within 400 feet of any part of the land to be subdivided or developed be shown on the preliminary 
plan; the plan proposes to show pertinent information within 400 feet of any part of the subject 
development  
 

Section 22-702.1.C.(6) 
relief from a requirement that location of species and size of large trees (greater than 12 inches caliper 
at a height of 14 inches above the ground) standing alone be shown on the preliminary plan. The plan 
requests relief from identifying the species and size of all trees 12 inches in caliper or greater 
 

The applicant has not provided the reasons for all the waiver requests, or the proposed changes in 
lieu of the requirements. Section 512.1.(b) of the Pennsylvania Municipalities Planning Code requires 
applicants to state in full the grounds and facts of unreasonableness or hardship on which the request 
for each waiver is based and the minimum modifications necessary. The final plan should note all 
granted waivers. 
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2. Density bonus—Section 27-517.A. of the zoning ordinance permits a density bonus for Use B4 (Single-
Family Detached Enhanced Density) when open space is provided in excess of the minimum 
requirement. The plan, however, identifies the proposed use as Use B1 (Single-Family Detached) and 
applies a density bonus to increase the permitted density from 2.0 to 2.1 dwelling units per acre. The 
ordinance does not appear to authorize a density bonus for Use B1, and the plan does not provide 
sufficient information to explain the basis for the increased density. Clarification is requested 
regarding the applicability and calculation of the proposed density bonus. 

 
3. Pennsylvania Farmland and Forest Land Assessment Act (Act 319)—The Bucks County Board of 

Assessment identifies TMP #36-29-86 as enrolled under Pennsylvania Farmland and Forest Land 
Assessment Act. The township should ensure that the proposal complies with all applicable provisions 
of Act 319, including any requirements related to rollback taxes, subdivision, and land use changes. 

 
4. Historic resources—The site contains an historic stone dwelling dating to the 1700s, as well as a bank 

barn. These resources are identified in Appendix 27-D, Richland Township Historic Resources Survey. 
Section 27-117 of the zoning ordinance permits the adaptive reuse of an historic resource within the 
SRL District for a library or museum, office, or retail use. 
 

We further note that historic resources such as these present valuable opportunities for preservation, 
adaptive reuse, and the reinforcement of community character, while also embodying materials, 
craftsmanship, and embedded carbon not easily replicated today. We recommend that the township 
and applicant conduct an impact assessment and coordinate efforts to preserve the stone dwelling 
and barn, and to evaluate appropriate reuse options. 

 
5. Open space and recreation 

 

a. Recreation facilities— Section 27-563.C.(1) of the zoning ordinance requires that a portion of the 
required open space be usable for active recreation. Such facilities are to be designed in 
accordance with the standards of the National Recreation and Park Association. The Township 
should confirm that this requirement has been satisfied. 

 

b. Open space designation—Section 27-562.A. of the zoning ordinance requires that a statement 
prohibiting the selling, subdivision, or future development of open space on the site shall be 
included on the plan. The plan should include this required statement. 

 

c. Recreation land—Section 27-563 of the zoning ordinance requires that recreational land abuts a 
street for a minimum distance of 50 feet and be freely accessible to township residents. The plan 
shows trail access from several locations; however, the trail access to Road B between proposed 
lots 79 and 80 is only 20 feet wide. 

 

d. Open space delineation—The plan notes state that iron pins or monuments will be placed at lot 
lines. We recommend that plantings or fences be provided at lot lines with open spaces to prevent 
encroachment. 

 
6. Parking 

 

a. Amount—Section 27-541.9. of the zoning ordinance requires two parking spaces per single-family 
dwelling unit. The plan shows a total of 331 parking spaces for 118 units, an average of 2.8 spaces 
per unit. We recommend that the township determine if these additional spaces are necessary. 
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b. Parallel parking—The plan depicts parallel parking spaces along the proposed roadways. As these 
on-street spaces are not required to meet minimum parking standards, they should not be 
striped. If the applicant intends to retain and designate these spaces, the striping should be clearly 
shown on the grading plans to ensure that the parking layout does not conflict with individual lot 
driveways. 

 

c. Parking design—The plan depicts two boulevard-style entrances from Paletown Road, each 
consisting of two 12-foot-wide drive aisles that merge into a 32-foot-wide cartway. Each entrance 
includes a short median that transitions into a 32-foot-wide driveway, with parking proposed 
along the eastern median. As shown, vehicles entering the site must maneuver around the median 
and adjacent parked vehicles, which may create potential conflicts and limit clear ingress. We 
recommend that these parking spaces be removed to improve safety and ensure unobstructed 
access into the subdivision. 

 
7. Cul-de-sac length—Section 22-505.1. of the SALDO limits cul-de-sac streets to a maximum length of 

400 feet. The plan indicates that a waiver is requested to permit a cul-de-sac measuring approximately 
775 feet. We recommend that an emergency access connection be provided from the northern 
terminus of proposed Road A to Road C to improve circulation and emergency response. Additionally, 
a stub street should be provided to facilitate a future connection to the adjoining property (TMP #36-
38-46). 
 

8. Sidewalks—Section 22-518 of the SALDO does not specifically require sidewalks on both sides of the 
street. The plan proposes sidewalks on only one side of the internal residential streets and does not 
include a sidewalk along Paletown Road, instead providing a trail. 
 

We recommend that sidewalks be installed on both sides of all internal streets to promote walkability 
and enhance pedestrian safety, as well as along the site’s frontage on Paletown Road. The Federal 
Highway Administration (FHWA) recommends sidewalks on both sides of urban arterial, collector, and 
most local roadways to support safe and efficient pedestrian and vehicular movement. Providing a 
connected sidewalk network helps to separate pedestrians from vehicular traffic and has been shown 
to positively influence walkability and property values.1  

 
9. Trail network—The plan proposes a trail network throughout the site; however, it does not include 

construction details for the proposed trail facilities. The applicant should provide detailed 
construction drawings demonstrating that the trails comply with applicable accessibility 
requirements, including those of the Americans with Disabilities Act. Trail design should incorporate 
appropriate surfaces, grades, and ramp treatments to ensure accessibility for individuals using 
wheelchairs and for those pushing strollers. 
 

In addition, the trail along Paletown Road appears to function as a sidewalk. The plan should clarify 
that this trail segment is intended for public use and should be extended to the property boundaries 
to support connectivity with adjacent properties and the broader pedestrian network. 

 
10. Sight triangles—Section 22-509.3. of the SALDO requires that clear sight triangles be provided at all 

intersections, measured 50 feet along the street right-of-way lines from their points of intersection. 
Within these sight triangles, no building, structure, grading, planting, or other obstruction between 

 
1 Walking the Walk: How Walkability Raises Home Values in U.S. Cities 

https://nacto.org/wp-content/uploads/walking_the_walk_cortright.pdf
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two feet and seven feet in height above the centerline elevation of the street shall be permitted. The 
township should confirm that the plan demonstrates compliance with these requirements. 
 

11. Vegetation 
 

a. Tree protection—Section 27-1004.D. of the zoning ordinance requires that the site plan depict 
tree protection zones and the methods by which tree protection will occur. The plan depicts trees 
throughout the site that are not planned to be removed during construction. The plan should be 
revised to clearly show compliance with this ordinance requirement. 

 

b. Plantings—Section 22-702.1.D.(8) of the SALDO requires that a plan of proposed planting be 
provided, showing the locations, quantities, and types of plants to be used for street trees. All 
plants shall be selected from Richland Township’s plant materials list (zoning ordinance Table 27-
516(3). The plan does not identify the species of the proposed street trees. Also, there are no 
street trees that are proposed along a long section of Paletown Road as required by Section 22-
519 of the SALDO. Finally, a detail drawing of shrubs is provided but there are no shrubs shown 
on the landscaping plan. 

 

c. Existing trees—Section 22-701.1.C.(6) of the SALDO requires the identification of the location, 
species, and size of all large trees (greater than 12 inches caliper, measured at a height of 14 
inches above grade) that are standing alone. The plan does not depict any such trees. Large trees 
provide significant environmental and aesthetic benefits and should be identified, evaluated, and, 
where feasible, preserved. 

 

d. Street trees—Section 22-519 of the SALDO requires that trees be planted along all streets where 
suitable trees do not exist. There are no street trees that are proposed along a long section of 
Paletown Road. 

 
12. Plan information 

 

a. Lighting plan—Section 27-519.1.B. of the zoning ordinance requires that no bare or direct light 
source be visible beyond the lot lines. The plan does not include a lighting plan. The applicant 
should provide a lighting plan demonstrating fixture types, mounting heights, and photometric 
levels to ensure that lighting will not adversely impact adjacent properties and that the proposal 
complies with this requirement. 
 

b. Adjacent parcels—The plan identifies the names of adjacent property owners; however, the 
corresponding tax parcel numbers are not shown. The plan should be revised to include tax parcel 
numbers for all adjoining properties. 

 
13. Crosswalks—The proposed boulevard entrances intersect the sidewalk along Paletown Road. We 

recommend that marked crosswalks be provided at these driveway access points to enhance 
pedestrian visibility and safety. 

 
14. Easements—The plans depict an AT&T easement bisecting the site, including portions of Lots 55, 74, 

and 99. The plan should be revised to include appropriate easement notes and language requiring 
that the easement area remain free of obstructions, including fencing and accessory structures. 

 
15. Mail delivery—The plan does not provide information about mail delivery. We recommend that the 

applicant discuss mail delivery with USPS and consider providing community mailboxes. 
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16. 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 subdivision. 

 
This review will be included in the Bucks County Planning Commission board materials for the May 6, 
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. 
 
DCZ:emh 
26-0048 
 
cc: David J. Caracausa, DJC Paletown Road Acquisitions, LP (via email) 

Daniel P. McKenna, PE, Horizon Engineering (via email) 
Mike Schwartz, PE, Gilmore & Associates, Inc., Township Engineer (via email) 
Tim Arnold, Township Manager (via email) 
Rich Brittingham, Assistant Township Manager and Zoning Officer (via email) 
Vicki Schuller, Township Office Administrator (via email) 
Matthew Walters, Secretary, QAPC (via email) 
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QUAKERTOWN AREA PLANNING COMMITTEE 
2024 ANNUAL REPORT 

 
Activities/Discussions 

 
• In February, the Quakertown Area Planning Committee (QAPC) decided to continue to rotate 

the Chairperson responsibilities on a quarterly basis for 2024. Rusty Taft was nominated and 
elected to continue to serve as the permanent Vice-Chair. 

 
• Over the first few months of 2024, representatives coordinated with their respective 

municipalities to update the lists of the most important transportation maintenance and 
capital needs in the Quakertown Area. With input from each of the six Quakertown Area 
municipalities and the Quakertown Community School District, updated lists were 
developed and shared with officials from the Pennsylvania Department of Transportation 
(PennDOT). New for 2024 was the creation of a web map that showed each project. 

 
In April, the QAPC held their yearly meeting on transportation issues and hosted several 
representatives from PennDOT. The purpose of the meeting was to continue the ongoing 
dialogue between Quakertown Area officials and PennDOT representatives. Tim Stevenson, 
Design Portfolio Manager; Kevin Herdin, Chief, Pavement Management; Robert Graham, 
Bucks County Maintenance Manager were present to discuss capital and maintenance 
projects within QAPC municipalities. Richard Brahler, Bucks County Planning Commission 
Director of Transportation Planning, was also present. 
 
Mr. Herdin gave an overview of the maintenance projects and explained the new sectional 
cycle maintenance schedule that PennDOT will be using for maintenance projects. Tim 
Stevenson then discussed the capital projects by sharing the PennDOT bridge list and 
reviewing the QAPC capital project spreadsheet. 
 

Reviews 
 

The Quakertown Area Planning Committee reviewed the following proposals in 2024. The meeting 
date at which the proposal was discussed is indicated in parentheses at the end of the description. 
 
Zoning Ordinance Amendment (Performance Standard Subdivision and Building Height)—Milford 
Township. The township proposes to amend the performance standard subdivision and exceptions 
to building height provisions of the zoning ordinance. Section 404 B6.a.5 would be amended to 
allow a performance standard subdivision adjacent to the VC-1 District and to require that 
improvements for traffic impact are addressed for the development as part of the conditional use 
approval process. Section 529 Exceptions to Building Height would be amended to allow buildings 
in the PC-Planned Commercial District to have a maximum height of 50 feet and the approval 
process would change from a special exception to a conditional use. (February 13, 2024) 
 
Conditional Use Application for 750 South West End Boulevard—Richland Township. The 
applicant proposes to convert a portion of a building currently in use as a D-1 Office to use E-19 
Automotive Repair. The 5.9-acre site is located on the west side of South West End Boulevard (PA 
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309), approximately 300 feet north of Quakers Way. The site is within the township’s PC Planned 
Commercial District and the Arterial Overlay District. (March 12, 2024) 
 
Special Exception Request for Diane & Jim Molinaro (2070 Angstadt Road)—Milford Township. 
The applicant is requesting a special exception to allow a Home Occupation-Professional Office Use 
under Section 404, H1a. of the zoning ordinance. The 26.1-acre site is located along the west side 
of Angstadt Road, approximately 1,600 feet north of Sleepy Hollow Road within the and is within 
the township’s RA Rural Agricultural District. (March 12, 2024) 
 
Proposed Zoning Map Amendment (RA Rural Agricultural District to PC Planned Commercial 
District)—Richland Township. The township proposes to amend the zoning map to change the 
zoning designation of TMPs #36-013-052 and 36-013-53 from the RA Rural Agricultural District to 
the PC Planned Commercial District. The 1.74-acre site is located along the south side of Tollgate 
Road, approximately 350 feet west of its intersection with PA Route 309. (April 9, 2024) 
 
Sketch Plan of Land Development and Conditional Use Application for Last Chance Ranch—
Milford Township. The applicant proposes to construct an animal rescue operation consisting of a 
25,00-square-foot horse barn and indoor riding area, a 10,000-square-foot office building, a 1,500-
square-foot rehabilitation barn, 10 horse sheds attached to dry lots, 5 horse/livestock sheds placed 
in open grass, and associated improvements on a 43.69-acre site. 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. (April 9, 2024) 
 
Sketch Plan of Subdivision and Land Development for Richland Associates, LLC—Richland 
Township. The applicant proposes to relocate a lot line between TMP #36-6-6 and TMP #36-6-7 
(proposed lot areas not provided), construct a 3,900-square-foot carwash with a proposed vehicle 
wash water/recycling system on TMP #36-6-6, and construct a 16,000-square-foot warehouse on 
TMP #36-6-7. The proposed warehouse is intended to be used by the existing retail business on the 
adjacent site. The 8.5-acre site is located at the northwest corner of the intersection of Zion Hill 
Road and Route 309 and is within the township’s PC Planned Commercial District and the Arterial 
Corridor Overlay District. (June 11, 2024) 
 
Proposed Zoning Ordinance Amendment (Outside Storage)—Trumbauersville Borough. The 
borough proposes to amend the zoning ordinance by revising the description and regulations for 
Use G10 Outside Storage. (August 13, 2024) 
 
Preliminary Plan of Land Development for Northfield Business Campus Lots 6 and 7—Richland 
Township. The applicant proposes to consolidate Lots 6 and 7 to create a 6.35-acre site on which 
an 80,500-square-foot warehouse will be constructed. Approximately 5,000 square feet of the 
warehouse will be office space. The site is on the north side of East Pumping Station Road, about 
1,500 feet west of Richland Commerce Drive, and is within the township’s Extraction (EXT) District. 
(August 13, 2024) 
 
 
 Proposal for an Update to the Official Act 537 Sewage Facilities Plan—Milford Township. Milford 
Township proposes 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 
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public sewer services within the Development District and relying on individual on-lot sewage 
disposal systems for properties outside of the Development District. (October 8, 2024) 
 
Conditional Use Application for Development Services, LLC—Richland Township. The applicant 
proposes to construct a 649,230 square foot warehouse building. The 62.32-acre site is located at 
the southwest corner of 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. (October 8, 
2024) 

 
 

QAPC Review Activity 2019-2024 
 

Type 2019 2020 2021 2022 2023 2024 Total 
Subdivision 
and Land 
Development 

1 10 4 6 6 3 30 

Conditional 
Use 

1 1 1 1 3 2 9 

Special 
Exception 

1 1 2 2 2 1 9 

Ordinance 
Amendment 

2 4 - 1 3 4 14 

Total 5 16 7 10 14 10 62 
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QUAKERTOWN AREA PLANNING COMMITTEE 
2025 ANNUAL REPORT 

 
Activities/Discussions 

 
• In January the QAPC launched a new website to share meeting packets and general 

information about the QAPC. 
 

• In January, the Quakertown Area Planning Committee (QAPC) again decided to continue to 
rotate the Chairperson responsibilities on a quarterly basis for 2025. Andrew Janke was 
nominated and elected to serve as the permanent Vice-Chair. 

 
• Over the first few months of 2025, representatives coordinated with their respective 

municipalities to update the lists of the most important transportation maintenance and 
capital needs in the Quakertown Area. With input from each of the six Quakertown Area 
municipalities and the Quakertown Community School District, updated lists were 
developed and shared with officials from the Pennsylvania Department of Transportation 
(PennDOT).  

 
In April, the QAPC held their yearly meeting on transportation issues and hosted several 
representatives from PennDOT. The purpose of the meeting was to continue the ongoing 
dialogue between Quakertown Area officials and PennDOT representatives. Tim Stevenson, 
Design Portfolio Manager and Kevin Herdin, Chief, Pavement Management, were present to 
discuss capital and maintenance projects within QAPC municipalities. Christian Regosch, 
Bucks County Planning Commission Senior Transportation Planner, was also present. 
 
Mr. Herdin gave an overview of the maintenance projects and explained the new sectional 
cycle maintenance schedule that PennDOT will be using for maintenance projects. Tim 
Stevenson then discussed the capital projects by sharing the PennDOT bridge list and 
reviewing the QAPC capital project spreadsheet. 
 
Christian Regosch gave an update on the transportation planning efforts of the Bucks County 
Planning Commission. Mr. Regosch informed the group that an update to the 2023 Bucks 
County Transportation Improvement Inventory will be forthcoming. He encouraged the 
member municipalities to submit projects for consideration. He also noted that the Upper 
Bucks Rail Trail is nearing the preliminary design and engineering phase. 
 

Reviews 
 

The Quakertown Area Planning Committee reviewed the following proposals in 2025. The meeting 
date at which the proposal was discussed is indicated in parentheses at the end of the description. 
 
Conditional Use Application for RIT Holdings, LLC—Richland Township. The applicant proposes a 
change in use from A-1 Nursery and G-1 Retail to E-18 Automotive Repair with an E-19 Accessory 
Automotive Repair use. The 10.69-acre site is located at the southwest corner of North West End 
Boulevard (PA 309) and Zion Hill Road. The site is within the township’s PC Planned Commercial 
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District and the Arterial Overlay District. (January 14, 2025) 
 
 
Sketch Plan of Land Development for Rotho Blaas USA, Inc.—Milford Township. The applicant 
proposes to construct a two-story warehouse and office consisting of 96,427 square feet on a 6.46-
acre site. A total of 100 parking spaces and 7 loading spaces are proposed. The plan proposes an 
asphalt multi-use trail and two stormwater basins. The site is located along the southern side of 
John Fries Highway (PA 663) at the southeastern intersection with Rosenberger Road and is within 
the township’s PC Planned Commercial District. (January 14, 2025) 
 
Proposal to Repeal and Replace the Zoning Ordinance Text and Zoning Map—Haycock Township.  
Haycock Township proposes to repeal the existing zoning ordinance text and map and replace them 
with a new ordinance and map. The new ordinance contains new definitions, new uses and 
regulations, and removes Quakertown Area Planning Committee language and zoning districts that 
are not applicable to Haycock Township. The proposed ordinance is restructured to include new 
district charts that provide the area and dimensional requirements for all uses in each district. 
Existing performance standards have been moved into new articles, including natural resources and 
nuisances. The amended zoning map contains seven rezoned parcels to rectify split-zoned parcels, 
and three parcels are being rezoned to the PC Planned Commercial and SC Select Commercial 
districts. (February 11, 2025) 
 
Proposal to Amend the Zoning Map and Ordinance (RA Rural Agriculture to SRL Suburban 
Residential Low)—Richland Township. The township proposes to amend the zoning map and 
ordinance by rezoning 115 parcels from RA Rural Agriculture to SRL Suburban Residential Low. 
Parcels proposed for rezoning include TMPs # 36-17-96, 36-39-25, 36-39-7, and 36-39-7-1 through 
-7-113. (March 11, 2025) 
 
Special Exception Requests for Krevitz Family, LP (2385 John Fries Highway)—Milford Township.  
The applicant is requesting special exceptions to allow new uses on a 12.48-acre nonconforming 
property (2385 John Fries Highway) with more than 60,000 square feet of office, light industrial, 
and warehouse spaces in a district that does not permit such uses. The site is located along the 
south side of John Fries Highway, about 1,000 feet west of Commerce Drive. The special exception 
requests under Section 808 of the zoning ordinance are as follows: 
 

• To change a nonconforming vacant business parcel to a nonconforming E1 Retail Shop and 
G1 Manufacturing business. The 1,171-square-foot property would be used as a retail and 
manufacturing business for firearms and firearm components pursuant to a valid FFL/PA 
License to Sell Firearms.  
 

• To change a nonconforming vacant business parcel to a nonconforming G1 Manufacturing 
business. The 1,358-square-foot property would be used as a processing facility for CBD 
(Cannabidiol) products pursuant to state licensing requirements.  
 

• To change a nonconforming business parcel to a nonconforming C3 Commercial School. The 
7,000-square-foot property would be used as a baseball academy.  
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• To change a nonconforming business parcel to a nonconforming G6 Contracting business. 
The 1,000-square-foot property would be used as an office for an HVAC/plumbing business. 
(April 8, 2025) 

 
Preliminary Plan of Land Development for Rotho Blaas USA, Inc.—Milford Township. The applicant 
proposes to construct a two-story warehouse and office consisting of 96,700 square feet on a 6.46-
acre site. A total of 100 parking spaces and 7 loading spaces are proposed. The plan proposes an 
asphalt multi-use trail and two stormwater basins. The site is located along the southern side of 
John Fries Highway (PA 663) at the southeastern intersection with Rosenberger Road and is within 
the township’s PC Planned Commercial District. (April 8, 2025) 
 
Preliminary Plan of Subdivision for Brookfield Estates—Milford Township. The applicant proposes 
subdivide a 122.694-acre site consisting of three tax parcels into 104 lots with single-family 
dwellings. The proposed lots range in size from 16,000 square feet to 36,000 square feet. Three 
areas of open space, totaling 60.61 acres, are proposed for the site. Four roads are proposed for 
the site, including two cul-de-sacs. The site is to be served by public water and sewerage systems. 
The site is located along the eastern side of North Old Bethlehem Pike, at its intersection with Brick 
Tavern Road and is within the township’s RD Rural Development District. (April 8, 2025) 
 
Proposal to Amend the Zoning Ordinance (Flex Use Parking)—Richland Township. The township 
proposes to amend Section 27-541.9. of the zoning ordinance (Table of Off-Street Parking Space 
Requirements) to require one off-street parking space per 500 square feet of gross floor area (GFA) 
for Use G17 Flex Building and each permitted sub-use. (April 8, 2025) 
 
Special Exception Request for Happy Hounds Hotel, Daycare and Spa—Milford Township. The 
applicant is requesting a special exception under Section 808 of the zoning ordinance 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 located along the south side of 
John Fries Highway, about 1,000 feet west of Commerce Drive. (August 12, 2025) 
 
Preliminary Plan of Land Development for Last Chance Ranch—Milford Township. The applicant 
proposes 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. Three rain garden stormwater management 
facilities are proposed for the site. The site is intended to be served by individual on-lot water and 
public sewage services. 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. (August 
12, 2025) 
 
Preliminary Plan of Land Development for Milford Village Section 1 Retail—Milford Township. 
The applicant proposes 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. (August 12, 2025) 
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Proposal to Amend the Zoning Ordinance (Undefined Uses and Arterial Overlay District 
Requirements)—Richland Township. The township proposes to amend Section 27-402.6. of the 
zoning ordinance to permit the zoning officer to render administrative decisions regarding 
undefined uses. Section 27-602 would be amended 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. (September 9, 2025) 
 
Preliminary Plan of Land Development for Richland Associates—Richland Township. The 
applicant proposes to construct a 6,202-square-foot carwash with three stacking lanes on a 3.73-
acre lot and a 16,000-square-foot storage building on 2.67-acre lot. The site is along the western 
side of Route 309, about 900 feet south of Cherry Road and is within the township’s PC Planned 
Commercial District. (September 9, 2025) 
 
Conditional Use Application for Richland Associates—Richland Township. The applicant proposes 
to construct an E17 Car Wash on a 3.73-acre lot and a G3 Warehouse on a 2.67-acre lot. The site is 
along the western side of Route 309, about 900 feet south of Cherry Road and is within the 
township’s PC Planned Commercial District and AC Arterial Corridor Overlay District. (October 14, 
2025) 
 
Preliminary Plan of Land Development for White Oak Storage, LLC—Quakertown Borough. The 
applicant proposes to construct an 87,150-square-foot mini warehouse building on a 328,715-
square-foot lot. The site is located along the southern side of John Fries Highway (PA 663) at its 
intersection with Old Bethlehem Pike and within the borough’s OB Office/Business District and LR 
Low Density Residential District. (October 14, 2025) 
 
Proposal to Amend the Zoning Ordinance (Mixed-Use Development)—Richland Township. The 
township proposes adding a new use, E31 Mixed-Use Development, to Section 27-405.E.(31) and 
amending Section 27-404 to allow E31 in the PC Planned Commercial District. (October 14, 2025) 
 
Conditional Use Application for Development Services, LLC—Richland Township. The applicant 
proposes 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. (December 9, 2025) 
 
Proposal to Amend the Zoning Ordinance (Public Community Center Use)—Haycock Township. 
The township proposes adding a new use, C16 Public Community Center, to Section 304.C.(16) of 
the zoning ordinance. The use would be permitted by right in the Resource Protection (RP), Rural 
Agricultural (RA), Village Center (VC), Suburban Residential High (SRH), Planned Commercial (PC), 
Select Commercial (SC), and Planned Industrial (PI) districts. (December 9, 2025) 
 
Proposed Zoning Ordinance and Subdivision and Land Development Ordinance Amendment 
(Street Access, Parking and Loading Design Standards)—Haycock Township. The township 
proposes to amend the amend the zoning ordinance by deleting Section 518. Design Standards and 
Section 519. Off-street Loading. The deleted sections will then be made part of Section 509. Street 
Access, Parking and Loading Standards in the subdivision and land development ordinance. 
(December 9, 2025) 
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QAPC Review Activity 2019-2025 
 

Type 2019 2020 2021 2022 2023 2024 2025 Total 
Subdivision 
and Land 
Development 

1 10 4 6 6 3 8 38 

Conditional 
Use 

1 1 1 1 3 2 3 12 

Special 
Exception 

1 1 2 2 2 1 1 10 

Ordinance 
Amendment 

2 4 - 1 3 4 7 21 

Total 5 16 7 10 14 10 19 81 
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