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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: August 8, 2025 
 
The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, August 12th, 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 June 10, 2025 
4. Special Exception Request for Hapy Hounds Hotel, Daycare and Spa—Milford Township 
5. Preliminary Plan of Land Development for Last Chance Ranch—Milford Township 
6. Preliminary Plan of Land Development for Milford Village Section 1 Retail—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, August 
11th, 2025. Thank you. 
 
MMW 



QUAKERTOWN AREA PLANNING COMMITTEE 
MONTHLY MEETING 

June 10, 2025 

The monthly meeting of the Quakertown Area Planning Committee (QAPC) was called to order at 7:00 
p.m. by Acting Chair Rusty Taft (Haycock Township). The following members were in attendance: Chris
Betz (Trumbauersville Borough); Edward Child (Trumbauersville Borough); Ronald Jackson (Quakertown
Community School District); Adam Klein (Milford Township); and Tim Ritter (Quakertown Borough). Also
in attendance: Crystal Gilchrist, AICP (Office of Rep. Joe Webster) and Matt Walters (Bucks County
Planning Commission).

Public Comment 
There was no public comment. 

Approval of Minutes from April 8, 2025 
Matt Walters presented the meeting minutes for the April 2025 meeting. On a motion by Tim Ritter, with 
a second by Chris Betz, the minutes of the April 8, 2025, monthly meeting were unanimously approved. 

Perkiomen Mapping and Flood Mitigation Study 
Crystal Gilchrist, AICP from Rep. Joe Webster’s office presented an overview of the Perkiomen Mapping 
and Flood Mitigation Study. The study is in response to flooding after Hurricane Ida in September 2021. 
The project’s goals are to produce a watershed-wide flood study to be completed in August, collaborate 
with municipalities and stakeholders, conduct a public outreach effort to increase awareness of flooding, 
and to complete two demonstration projects.  The next public meeting will be held on June 18th.  

Old Business/New Business 
Committee members gave updates and discussed local development projects. 

Approval of Invoices 
Matt Walters presented draft invoices from the Bucks County Planning Commission for planning services 
provided in April 2025 and May 2025. On a motion by Ed Child, with second by Adam Klein, the Committee 
unanimously approved the BCPC invoice for April 2025 in the amount of $577.50 and for May 2025 in the 
amount of $110.00 

Adjournment 
On a motion by Adam Klein, with a second by Ron Jackson, the Committee unanimously voted to adjourn 
the meeting at 8:08 p.m. 

Respectfully submitted,  

Matthew M. Walters 

Matthew M. Walters, Secretary 
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MEMORANDUM 
 

To:  Milford Township Board of Supervisors 
  Milford Township Planning Commission  
 

From:  Staff of the Bucks County Planning Commission 
 

Date:  July 11, 2025 
 

Subject: BCPC #13096 
 Preliminary Plan of Land Development for Last Chance Ranch 
  TMPs #23-21-52-5; 23-21-53 
  Applicant: Last Chance Ranch Inc. 
  Owner: Same 
  Plan Dated: June 2, 2025 
  Date Received: June 13, 2025 
 

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: Consolidate TMPs #23-21-52-5 and 23-21-53 to create a 43.67-acre site. Construct 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.  

 

Location: Along the western side of Allentown Road, approximately 1,000 feet north of its intersection with 
Camp Rock Hill Road.  

 

Zoning: The RA Rural Agricultural District permits Use A3 Intensive Agriculture by right and Use A6 Commercial 
Kennel by conditional use with a minimum lot area of 10 acres, a minimum lot width of 200 feet, and a 
maximum impervious ratio of 20 percent for Use A3 Intensive Agriculture and 3 percent for Use A6 
Commercial Kennel. 

 

 The plan indicates a conditional use was approved by the township on June 4, 2024, to allow a commercial 
kennel use on TMPs #23-21-52-5 and 23-21-53. 

 

Present Use: Agriculture, commercial 
 

COMMENTS 
 

1. Requested waivers—The correspondence from Mease Engineering, PC, dated June 2, 2025, indicates that 
the applicant is requesting waivers from the following subdivision and land development ordinance 
(SALDO) requirements: 



BCPC #13096 2 July 11, 2025 

 

Sections 505, 516.b., 519, 604.d., 608, and 609  
from providing roadway improvements, curbs, and sidewalks along Allentown Road; the application states 
the property is located near a high point in the road and curbs and sidewalks are not characteristic of this 
area of the township 
 

Sections 512.k.8. 
to permit the use of HDPE pipe; the application states the basin will be privately owned 
 

Sections 512.i.1.(b) and 512.i.1.(c) 
to permit the use of HDPE pipe with a minimum size of 15 inches; the application states the storm sewer 
will be privately owned and the pipes have adequate capacity  
 

Section 701.e.2. 
from locating all features within 400 feet of the property; the application states an aerial plan has been 
submitted to show existing features within 1,000 feet of the property 

 

The final plan should note all granted waivers.  
 

2. Transportation impact study—Section 701.h.17. of the SALDO requires a transportation impact study be 
included with a plan submission if the proposed subdivision or land development will result in traffic 
generation of 100 or more trips per day. The township should determine if the submittal of a 
transportation impact study is necessary for this proposed development. 

 

3. Tree protection—Per Section 301 of the SALDO, the tree protection zone is an area that is radial to the 
trunk of a tree in which no construction activity shall occur. The tree protection zone shall be 15 feet from 
the trunk of the tree to be retained, or the distance from the trunk to the dripline, whichever is greater. 
The tree protection zone should be indicated on the plan and shall adhere to Section 512 of the SALDO for 
tree protection standards.  

 

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 August 6, 2025, 
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. 
 

B-EK:emh 
25-0152 
 

cc: Last Chance Ranch Inc. (via email) 
 Tyler Freed, PE, Mease Engineering, PC (via email) 

Todd Baldwin, PE, Andersen Engineering Associates, Inc., Township Engineer (via email) 
Jeffrey A. Vey, Township Manager (via email) 
Devan Ambron, Township Secretary/Treasurer & Office Manager (via email) 
Matthew Walters, QAPC (via email) 





 

 

RE: Milford Village Section 1 Retail Land Development  
 Milford Village, Section 1, Unit 1E 
 John Fries Highway, Quakertown PA 
            SALDO Waiver Requests 
 
July 21, 2025 
 
Jeff Vey, Township Manager 
Milford Township 
2100 Krammes Road 
P.O. Box 86 
Spinnerstown, PA 18986 
 
Dear Mr. Vey: 
 
On behalf of the applicant, we respectfully request the following WAIVERS for the above referenced 
land development plan.  
 

1. Section 512 1.l.1.b – Pipe Materials – We are requesting a waiver from the requirement that all 
storm piping be Class III reinforced concrete pipe.  Storm sewer piping outside of public rights of 
way is proposed to be Smooth Bore Corrugated Plastic Pipe (SBCPP) also known as High 
Density Polyethylene Pipe (HDPE).  All storm piping within public rights of way, proposed or 
existing, will meet the requirements of this section. 
 

2. Section 512 1.l.1.c – Pipe Size – We are requesting a waiver from the requirement that minimum 
storm pipe size be 18".  Storm sewer piping outside of public rights of way is proposed to be size 
necessary to convey design storm in accordance with other township criteria.  Existing storm 
piping smaller than 18" and not impacted by development is proposed to remain.  All storm 
piping within public rights of way, proposed or existing, will meet the requirements of this 
section. 

 
3. Section 517.b.4. – Common Parking Lot Standards – A waiver is requested from the 

Township requirement to provide a parking stall depth of 20-feet. This request is to allow for a 
parking stall depth of 18-feet for 95 of the 229 proposed parking spaces. 7 of these parking spaces 
are located at the northern most extents of the development, along Mill Hill Road. 88 of these 
spaces are located at the southernmost extents of the development, along John Fries Highway. 

 
Thank you for your consideration. 
 
Very truly yours,  
 
Pany & Lentz Engineering Co. 
 
 
Martin F. Smith, Jr., PE 
 
Cc:   Del Markward 
 Pennoni Associates, Inc. 

LifeQuest 
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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:   Milford Township Board of Supervisors 
  Milford Township Planning Commission 
 
FROM:  Quakertown Area Planning Committee 
 
SUBJECT:  Preliminary Plan of Land Development for Milford Village Section 1 Retail 
 
DATE:   April 18, 2022 

 
In accordance with Section 1402.d. of the Milford Township Zoning Ordinance and provisions in 
the Milford Township resolution, the Quakertown Area Planning Committee (QAPC) reviewed 
the above referenced application at its meeting on April 12, 2022. 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. 
 
The QAPC discussed the proposal and offers the following comments for the township’s 
consideration: 
 
1. Conditional use—The site is located within the Arterial Mixed Use Overlay District and 

therefore must be developed according to the Unified Master Plan submitted with the 
Conditional Use Application and subject to approval as part of the conditional use. This issue 
should be resolved before action is taken on the proposed plan. 

 
2. Sixth Revised Unified Master Record Plan—We acknowledge that the “Sixth Revised Unified 

Master Record Plan” is conceptual in nature and changes to each section may occur at the 
time of land development, ultimately affecting the proposed uses and the overall site 
design/layout. It is recommended that township officials be assured that the proposed site 
of the development is in compliance with the revised master plan. 
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3. Requested waivers—The site plan indicates that the applicant is requesting waivers from the 
following subdivision and land development ordinance (SALDO) requirements: 

 
Section 512.l.1(b) 
relief from storm pipe material requirements, Class III reinforced concrete pipe is required; 
storm piping outside of public rights-of-way are proposed to be smooth bore corrugated 
plastic pipe 
 
Section 512.1.L.1.C 
relief from storm pipe size requirements, minimum of 18 inch required; storm pipe size 
outside of public right-of-way is proposed to be sized necessary to convey design storm in 
accordance with other township criteria 

 
The applicant has not provided the reason for the waiver request. 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 the waiver is based. The final 
plan should note all granted waivers.  

 
4. Recreation facilities—Section 525 of the SALDO requires the applicant of a proposed 

subdivision and land development to dedicate recreation land and facilities unless the board 
of supervisors determines that a contribution of a fee in lieu is acceptable. The plan should 
indicate compliance with this ordinance requirement. 

 
5. Transportation and pedestrian access 
 

a. Transportation impact study—Per Section 701.h.17. of the SALDO, a transportation 
impact study should be prepared where a proposed land development could result in 
traffic generation of 100 or more trips per day. Township officials should determine if a 
transportation impact study would be necessary for the site. Given the relocation of Mill 
Hill Road through the site and the amount of future residential and nonresidential 
development that is intended to occur on the site, traffic calming methods along key 
roadways should be considered as part of the traffic impact study. 

 
b. Access—We recommend that the middle access to John Fries Highway (PA 663) on this 

proposal be removed due to poor access management. The site has access to PA 663 from 
Abby Lane and LifeQuest Drive. 

 
c. Walkways—The plan proposes sidewalks as required by Section 519 of the SALDO, 

however the applicant should be encouraged to redesign the walkways so that the 
connections are continuous and do not end abruptly. Additionally, the applicant should 
consider establishing a trail along the entire frontage of John Fries Highway (PA 663), to 
serve both the residential and retail portions of this development, and to serve the larger 
Milford Township community which has been developing a trails network. 
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d. Crosswalks—Crosswalks should be provided between the retail and residential sections 

of this proposed site. We also recommend that the applicant provide crosswalks across 
Abby Road, closer to its intersection with Mill Hill Road. Crosswalks should be designed 
to follow the requirements of Section 513.d. of the SALDO. 

 
e. Bicycle lanes—Bicycle lanes should be incorporated along John Fries Highway (PA 663), 

to stay consistent with the 2012 Bucks County Bicycle Master Plan. 
 
6. Landscape plan 
 

a. Flowering dogwood—The landscape plan proposes 19 flowering dogwood (Cornus 
florida) trees to be planted as buffer plantings. This species is susceptible to dogwood 
anthracnose; we suggest an alternate species be planted from the township’s approved 
list of plantings in Section 520 of the SALDO. 

 
b. Amur maple—The landscape plan proposes 38 Amur maple (Acer ginnala) trees to be 

planted in the parking lot area. Due to the ultimate size of the species and their root 
growth, there will be future impacts to the parking lot and curbing. We suggest an 
alternative tree from Section 520 of the SALDO, that is smaller in size and growth habits 
to prevent future maintenance and potential safety problems.  

 
c. White oak—The landscape plan proposes 47 white oaks (Quercus alba) to be planted in 

the parking lot area. Oak trees, while typically a good native tree for plantings, are subject 
to bacterial leaf scorch which is an infectious chronic disease that is affecting several 
species of oaks in southeastern Pennsylvania. Municipal officials should monitor planting 
plans to ensure that oaks are not overplanted, to avoid the risk of infection and eventual 
loss of these trees. 

 
d. Registered landscape architect—We recommend that the landscape plan be prepared, 

signed, and sealed by a registered landscape architect licensed in the state of 
Pennsylvania. 

 
7. Stormwater management—The Committee expressed concern with the site’s stormwater 

management. Assurances should be made that the stormwater facilities are adequately 
designed and constructed to manage the additional impervious surfaces from the previous 
phases and the improvements proposed in this submission. 

 
MMW 
 
 
cc:  Del Markward, Markward Group (via email) 
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 Martin Smith, PE, Pany & Lentz Engineering Company (via email) 
Jeffrey A. Vey, Township Manager (via email) 
Devan Ambron, Township Secretary/Treasurer & Office Manager (via email) 
Bryn-Erin Kerr, Bucks County Planning Commission (via email) 

 



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

Doylestown, PA 18901 CONTRACT #B55-01-10

215-345-3400

         To: For:
QAPC Continued Planning Assistance

DATE HOURS RATE AMOUNT

June, 2025 2 55.00$    110.00$        

June 10, 2025 1 55.00$    55.00$           

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 165.00$            

Senior Planner: Matthew Walters

Preparation of agenda, meeting minutes,review 

correspondence, meeting preparation, and website 

maintenance.

Attendance at QAPC meeting

Quakertown Area Planning Committee

DESCRIPTION

July 11, 2025
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	TO: Quakertown Area Planning Committee


	FROM: Matthew M. Walters, Secretary
	SUBJECT: Monthly Meeting
	The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, August 12th, 2025, at 7:00 p.m. in the Council Chambers at Quakertown Borough Hall, located at 35 North Third Street, Quakertown, PA.
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	QUAKERTOWN AREA PLANNING COMMITTEE
	Haycock Township                 Richland Township
	Milford Township                 Richlandtown Borough
	Quakertown Borough                   Trumbauersville Borough
	TO: Quakertown Area Planning Committee


	FROM: Matthew M. Walters, Secretary
	SUBJECT: Monthly Meeting
	The Quakertown Area Planning Committee will hold its monthly meeting on Tuesday, August 12th, 2025, at 7:00 p.m. in the Council Chambers at Quakertown Borough Hall, located at 35 North Third Street, Quakertown, PA.
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