
 
 
 

 
 

Perkasie Borough 
Zoning Hearing Board Agenda 

November 24, 2025 

(1) Meeting Convenes at 7:30 PM, Perkasie Borough Office 

(2) Approval of Meeting minutes of October 27, 2025 meeting 

(3) Old Business 

Appeal No. 2025-08 – Joshua Moser and Chris Fleming, 
representatives of Perk Wash, LLC, the owner of legal title of 
property at 25 S. 9th Street (TMP #33-005-004), zoned I-2 Light 
Industrial with Residential Infill Overlay, seek a variance to permit the 
installation of seven (7) additional signs affixed to the railing of the 
rear building to advertise businesses not located on the property. 
Each sign functions as an individual off-premises parallel sign, and 
the total number of signs exceeds the allowance of two (2) per street 
frontage and one (1) per structure and exceeds the maximum 
percentage coverage allowed of the building face. Relief is requested 
from §186-75D(6); § 186-81A(1)(b) and §186-81A(1)(d) of the 
Perkasie Borough Zoning Ordinance.   

(4) New Business 

 

(5) None 
 
(6) Adjournment 
 
 



 

 

 
Minutes of Meeting 

Perkasie Borough Zoning Hearing Board 
October 24, 2025 

620 W. Chestnut Street 
Perkasie, Pa 18944 

 
Attendance: 
 
Zoning Hearing Board Members: 
 

Dave Brandt 
Timothy Rimmer  
John Yannaccone  
Sue Bower  
John Wilcox   
Laura Auger  
John Knouse  
Colby Grim, Esq. (Solicitor)  
 

 
       

The Zoning Hearing Board public hearing was convened at 7:30 p.m. 

Meeting Minutes Approval: 
Upon motion by John Wilcox, seconded by John Yannacone, the Zoning Hearing Board 
unanimously approved the meeting minutes from September 22, 2025. 

New Business 

The Zoning Hearing Board opened the hearing for Case 2025-08. 

Mr. Grim presented a letter from the applicant requesting a continuance. The Board 
agreed to continue the hearing until the November 24, 2025 meeting. A motion to grant 
the continuance was made by Laura Auger, seconded by John Wilcox, and approved 
unanimously by the Board. 

Old Business 
 

Case-2025-03-: Perkasie Place LLC – Use Variance Application 
The Appellant, Perkasie Place LLC (Michael Tulio), submitted an application for a Use 
Variance to allow a multifamily residential development at 505 Constitution Avenue. The 
legal owner of the property is Pacaz Realty LLC. The property is located within the I-2 
Light Industrial Zoning District and partially extends into Sellersville Borough. 

Party Status 

The following parties were granted status, all opposed to the application: 



 

 

• Borough of Perkasie – represented by Branden Callahan – Opposed 
• Mark Brodeur, 199 Wyckford Dr. – Opposed 
• Todd Wesolowski, 475 Ridge Ave., Sellersville – Opposed 
• Melanie Brodeur, 199 Wyckford Dr. – Opposed 
• Nicole Przychowicz, 606 Essex Ct. – Opposed 
• Matt Przychowicz, 606 Essex Ct. – Opposed 
• Jeffrey Short, 198 Wyckford Dr. – Opposed 
• Kathleen Brown, 620 Constitution Ave. – Opposed 

Attorney David M. Shafkowitz, representing Perkasie Place LLC, appeared with the 
future property owner Michael Tulio and the following professionals: 

• David Horner, P.E., Traffic Engineer 
• Larry Griboski, Design Engineer 
• Charles Guttenplan, Planner 

A conceptual subdivision and development plan was presented for a proposed 
multifamily residential development consisting of five (5) apartment buildings containing 
75 total units (19 one-bedroom units and 56 two-bedroom units). 

Attorney Shafkowitz testified that an apartment use is not a permitted use in the I-2 
District and that the applicant is seeking a use variance to allow this apartment use. He 
further stated that the property has a “marketable hardship” with respect to development 
under the existing permitted uses. 

Design Engineer – Larry Griboski 
Mr. Griboski provided testimony describing existing site features and the proposed site 
plan. He also presented site plans illustrating uses that are permitted by right in the I-2 
District, such as truck terminals, warehouses, and recycling facilities. 

Traffic Engineer – David Horner, P.E., Horner & Canter Associates 
Mr. Horner testified that traffic generated by the proposed residential use would be less 
impactful than traffic generated by commercial retail uses that are currently permitted by 
right in the I-2 District. He stated that the access configuration, including circulation 
through the shopping center and the emergency access, appears to be adequate in 
concept. 
He also testified that no separate traffic impact study was conducted for Wyckford Way, 
Essex Court, or the five-point intersection located in Sellersville Borough. 

Applicant – Michael Tulio, Perkasie Place LLC 
Mr. Tulio testified regarding his background and experience developing properties, 
including a nearby project adjacent to 505 Constitution Avenue known as Perkasie 
Woods, as well as projects in Berks and Lehigh Counties. He discussed the history of 
505 Constitution Avenue, noting that the lot has remained vacant for several years 
without any viable development proposals under the current zoning. 

Mr. Tulio presented proposed architectural renderings for the apartment buildings and 
described the interior layouts of the one- and two-bedroom units. He testified that: 

• The apartments would be managed by a professional management company. 



 

 

• The proposed lighting plan would comply with Borough ordinance requirements. 
• The proposed buildings would include balconies, potentially accessed by sliding 

or glass doors. 
• The estimated construction period would be approximately 24 months, with 

construction access through the existing shopping center. 

Planner – Charles Guttenplan 
Mr. Guttenplan testified that he is the planner for Perkasie Place LLC and provided a 
summary of his background and education in land planning. He stated that he visited 
the site and observed that it is currently undeveloped. 

Mr. Guttenplan testified that, in his opinion, the site is not desirable for industrial uses or 
the other uses permitted in the I-2 District. He further stated that the Borough’s 
Comprehensive Plan recognizes the possibility that this site could be rezoned to a 
residential district. 

He testified that, in his view, the proposed multifamily use would not adversely impact 
the surrounding area and that, in certain respects, the proposed use might generate 
more manageable traffic impacts than some of the uses currently permitted in the I-2 
District. Mr. Guttenplan stated that he believes the relief requested represents the 
minimum marketable relief necessary for the property to be developed. 

Adrienne Blank, of Gilmore & Associates, testified that she serves as the planner for 
Perkasie Borough, New Britain Borough, and Phoenixville Borough, and has been 
Perkasie Borough’s planner for approximately one year. She described her role as 
reviewing plans and projects for consistency with municipal comprehensive planning 
and land use policies. 

Ms. Blank testified that several uses are currently permitted by right on the property and 
that there are no physical site features that would prevent the property from being 
developed for those permitted uses. She noted that the surrounding zoning districts 
include R-1A, R-1B, R-3, and I-2. 

Ms. Blank further testified that she is involved with the Economic Development update 
portion of the Comprehensive Plan; however, the Comprehensive Plan as a whole is not 
currently being fully updated at this time. 

Public Comment 

The following members of the public provided comments or questions: 

• Cynthia Tueja, 306 Pin Oak Ln – Asked about the construction timeline and 
phasing of the apartment buildings and what would occur if the units did not rent. 
She expressed concern that not all properties should be rezoned simply because 
others have been in the past. 

• Todd Tobin, 221 Branford Terrace – Questioned the plans for stormwater 
management and control. 

• Dale Schelagel, 409 E. Market St. – Questioned whether the traffic study 
considered potential rental rates and their effects on traffic generation, 
suggesting that lower rents could increase the number of residents and related 



 

 

traffic. He also asked whether the planner believed it would be beneficial to 
rezone the Borough’s last remaining commercial space. 

• Melanie Brodeur, 199 Wyckford Dr. – Asked about the next steps the applicant 
would be required to complete following the hearing. 

• Collin Garr, 121 Strassburger Rd. – Commented on zoning issues and whether 
the proposed use is appropriate for the community, and inquired about proposed 
rental rates for the units. 

• Kathleen Thomas, 143 Arbor Blvd. – Commented on concerns about 
overdevelopment and the continued development of remaining vacant lots. 

• Matt Brodeur, 199 Wyckford Dr. – Commented that overdevelopment is 
impacting the small-town character of Perkasie Borough. 

After reviewing the testimony and exhibits presented by the applicant, Borough 
professionals, parties, and members of the public, the Zoning Hearing Board 
unanimously denied the applicant’s request for a use variance to allow the proposed 
multifamily residential development in the I-2 District at 505 Constitution Avenue. 

Adjournment 

With no further business before the Board, the meeting was adjourned at 11:45 p.m. 
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