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Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 
www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
April 29, 2026 
 
File No. 24-00991 
 
Cassandra L. Grillo, CZO, BCO 
Zoning Officer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
P.O. Box 96 
Perkasie, PA 18944 
 
Reference: Preliminary Subdivision and Land Development Plans – Review #1 
 Perkasie Place Recycling Center 
 505 Constitution Avenue 
 TMP #33-009-001 
 Perkasie Borough, Bucks County, PA 
  
Dear Cassandra: 
 
Pursuant to your request, Gilmore & Associates, Inc. (G&A) has reviewed the Preliminary Subdivision and 
Land Development Plans for the above-referenced project.  We offer the following comments for consideration 
by the Borough: 
 
I. Submission 

A. Preliminary Subdivision and Land Development Plans for Perkasie Place Recycling Center, as 
prepared by C2C Design Group, consisting of five (5) sheets, dated March 27, 2026. 

B. Subdivision/Land Development Application and Plan Submission Checklists dated March 27, 2026. 

C. Sketch Plan Application of Perkasie Place LLC letter from Sellersville Borough prepared by Clemons 
Richter & Reiss dated October 15, 2025. 

D. Bucks County Planning Commission (BCPC #11294-C) Letter dated February 20, 2026. 
 
II. General Information 

The subject site is located at 505 Constitution Avenue (S.R. 0152) within the same property as the 
Perkasie Square Shopping Center in Perkasie and Sellersville Boroughs, Bucks County, PA.  A small 
portion of the site at the western corner is in Sellersville Borough.  However, the property was assessed 
100% in Perkasie.  The site consists of tax map parcel 33-009-001.  The Applicant and Owner of Record 
for the site is PACAZ Realty, LLC. 

The site consists of the existing Perkasie Square Shopping Center, including two (2) multi-store buildings, 
McDonald’s, Mavis Tire Center, and associated parking with two (2) access driveways onto Constitution 
Avenue (S.R. 0152) occupying approximately 14.24 acres of the total 22.183-acre site.  The remaining 
area (7.943 acres) consists of vacant land with woodlands, individual trees, open space, and ‘Waters of 
the United States’, which consists of an unnamed tributary to the East Branch Perkiomen Creek. 

The Applicant proposes a minor two (2) lot subdivision to create a 14.259-acre parcel (Lot 1) containing 
the existing Perkasie Square Shopping Center and a second 7.939-acre parcel (Lot 2) for a proposed 
18,279 square foot recycling facility/contractor building with a 3,800 square foot 2nd floor office and 
associated outdoor storage areas, roll off dumpster storage area, passenger vehicle parking, truck scale, 
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truck turnaround areas, and areas for loading and unloading of materials.  Lot 1 will continue to have 
access to Constitution Avenue, and Lot 2 will have access to Constitution Avenue through the shopping 
center, as well as an emergency access driveway onto  Wyckford Drive.  The site is zoned Light Industrial 
(I-2) Zoning District and the existing use for Lot 1 is “Planned Commercial Development” (E15), which is 
a use permitted by right in the I-2 Zoning District, while the intended use for Lot 2 is “Recycling Facility” 
(G7) with a 2nd floor “Contractor Office” (G1), which are uses permitted by right in the I-2 Zoning District.  
Lot 2 will also contain outdoor storage area, which is a permitted “Accessory Use”. 
 
According to FEMA map 42017C0256J, dated March 16, 2015, the site is located in three (3) Zones: Zone 
“X”, which is outside the 0.2% annual chance floodplain, Zone “X”, which is an area of 1% annual chance 
flood with average depths of less than 1 foot, and Zone “AE” – Flood-Fringe Area (FF), which has 
determined base flood elevations.  According to the U.S. Fish and Wildlife Service’s National Wetlands 
Inventory, the site contains ‘Waters of the United States’, which consists of a tributary to the East Branch 
Perkiomen Creek fed by a freshwater pond.  The site is served by public water and sanitary sewer provided 
by the Perkasie Regional Authority (PRA).  The plans illustrate an underground stormwater management 
system on Lot 2 with no details provided. 
 

III. Reference Plans 

A. Final Site Plan, as prepared by Korab, McConnell & Dougherty Associates, dated May 31, 1988 and 
last revised February 4, 1993. 

B. ALTA/NSPS Land Title Survey for Lands N/F PACAZ Realty, LLC, Perkasie Square Shopping Center, 
as prepared by Nave Newell, Inc., consisting of one (1) sheet, dated August 20, 2024. 

 
IV. Review Comments 
 

A. Zoning Ordinance (Chapter 186) 
 

We have identified the following issues in regards to the requirements and provisions of the current 
Perkasie Borough Zoning Ordinance: 
 
1. §186-2.I – The purpose of the zoning requirements is to promote, protect and facilitate the public 

health, safety, morals and general welfare by giving reasonable consideration, among other things, 
to the character of the Borough as a whole and of each district and its peculiar suitability for 
particular uses and structures. To accommodate reasonable overall community growth, including 
population and employment growth, and opportunities for development of a variety of residential 
dwelling types and nonresidential uses.  While the proposed recycling center is a by right use, due 
to the proximity of the adjacent residential and retail uses, we do not believe the proposed use is 
in the best interest of the Borough community.  The current parcel was approved and developed 
as a Planned Commercial Development (E15) and we do not believe an industrial use meets the 
intent and vision of the original Land Development approval granted by Borough Council.      

2. §186-18.G.(7)(b)[1] – A recycling facility use shall have a 100-foot front yard setback.  The plans 
show a 50-foot front yard setback from Constitution Avenue and should be revised to show a 100-
foot front yard setback.  Also, the proposed building setbacks should be dimensioned on the plan. 

3. §186-18.G.(7)(c) – The provisions set forth in §186-18G(9)(c) through (u) for resource recovery 
facility shall be met for a recycling facility use.  The following items related to site design will need 
to be addressed: 

a. §186-18.G.(9)(d) - Operation of a resource recovery facility shall at all times be in full 
compliance with the statutes of the Commonwealth of Pennsylvania and the rules and 
regulations of the Department of Environmental Protection (PaDEP) and the provisions of this 
section of the Borough Ordinance.  In the event that any of the provisions of this section of the 
Borough Ordinance is less restrictive than any present or future rules or regulations of PaDEP, 
the more restrictive PaDEP regulations shall control.  A note stating this requirement shall be 
added to the Record Plan. 
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b. §186-18.G.(9)(e) - In order to protect against indiscriminate and unauthorized dumping, every 
resource recovery facility shall be protected by locked barricades, fences or gates. Such 
barricade shall be at least six feet high.  An eight-foot-high fence with privacy slats is proposed 
around the perimeter of the property.  The following issues related to the proposed fence 
should be addressed: 

i. The fence crosses through the existing walking path that extends from Meadowood 
Estates to the shopping center.  The fence should be relocated to allow continued use of 
the trail. 

ii. The fence crosses through a 20’ Wide Electrical Easement and a 20’ Wide General Utility 
Easement in multiple locations.  Copies of these easement agreements should be provided 
to determine if a fence is permitted within this easement.  If a fence is permitted, then we 
recommend that a gate be installed at each crossing location to allow the utility companies 
access to these easements. 

iii. The fence is shown crossing directly through and within the unnamed tributary to the East 
Branch Perkiomen Creek.  The fence should be relocated to avoid conflicts with this 
watercourse. 

iv. The fence is shown crossing the access road to the recycling facility at an angle and should 
be revised to be perpendicular to the access road. 

v. Details of the gates should be provided, including notation and specifications on how the 
gates can be accessed by emergency personnel and utility companies. 

c. §186-18.G.(9)(g) - Hazardous waste as included on the list of hazardous waste as maintained 
by the Department of Environmental Protection shall not be disposed of, handled or processed 
in a resource recovery facility.  A note stating this requirement shall be added to the Record 
Plan. 

d. §186-18.G.(9)(h) - Litter control shall be exercised to confine blowing litter to the work area, 
and a working plan for cleanup of litter shall be submitted to the municipality.  The entire area 
shall be kept clean and orderly. 

e. §186-18.G.(9)(i) - All parts of the process, unloading, handling and storage of municipal solid 
waste, shall occur within a building.  However, certain separated recyclable materials like 
glass, aluminum and other metals may be stored outdoors.  The Grading and Utility Plan 
identifies spaces for Roll Off Dumpster Storage and Outdoor Storage Areas.  A note should 
be added to the Record Plan that states that only separated recyclable glass, aluminum and 
other metal materials may be stored outdoors. 

f. §186-18.G.(9)(l) - No material shall be placed or deposited to a height greater than the height 
of the fence or wall herein prescribed.  A note stating this requirement should be added to the 
Record Plan. 

g. §186-18.G.(9)(m) - No municipal solid waste shall be processed or stored at a recycling facility.  
A full written description of the proposed recycling facility process, materials to be recycled, 
how they are sorted and how non-recyclable materials are handled should be provided to the 
Borough and our office to determine if any of the materials are classified as municipal waste. 

h. §186-18.G.(9)(o) - Leachate from the water used to wash vehicles or any part of the operation 
shall be disposed of in a manner in compliance with PaDEP regulations. If the leachate is to 
be discharged to a municipal sewage treatment plant, appropriate permits shall be obtained 
from the applicable agencies and authorities. In no event shall the leachate be disposed of in 
a storm sewer, to the ground or in any other manner inconsistent with the Pennsylvania 
Department of Environmental Protection regulations.  A note stating this requirement shall be 
added to the Record Plan.  Also, the location proposed for washing of vehicles should be 
identified on the plans along with any proposed leachate collection system. 
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i. §186-18.G.(9)(p) - Waste from the resource recovery facility process shall be located at least 
100 feet from any property line and stored in leakproof and vectorproof containers.  We note 
that the recycling facility building is 85 feet from the southern property line and the outdoor 
storage area is 50 feet from the eastern property line.  The location of waste storage will need 
to be clarified, and notes added to the Record Plan identifying the locations prohibited from 
waste storage. 

j. §186-18.G.(9)(q) - A dense evergreen buffer shall be provided on the outside perimeter of the 
fenced area. Evergreens shall be four to five feet in height and planted on ten-foot staggered 
centers. The plans show the fence along the perimeter of the Lot 2 property line with 
landscaping along the interior of the fence.  The fence should be relocated, and the evergreen 
buffer should be provided along the exterior of the fence line.  Also, the buffer requirements of 
§186-54 of this chapter shall be met. 

k. §186-18.G.(9)(r) – A note stating that “open burning of any materials shall specifically be 
prohibited” shall be added to the Record Plan. 

l. §186-18.G.(9)(s) - The performance standards of Article VII (§186-47, 48, 49, 50 & 52) of this 
chapter shall be met regarding noise, smoke, emissions, heat and vibrations. 

m. §186-18.G.(9)(t) - A traffic impact study and a water impact study shall be required.  The Traffic 
Impact Study shall be in accordance with the requirements of SALDO §164-41.2. 

n. §186-18.G.(9)(u) – A note should be added to the Record Plan stating that a zoning permit 
shall be renewed on an annual basis after inspection for compliance with §186-
18.G.(9)(c) through (t). 

 

4. §186-20.I.(1) – The existing and proposed uses of Lots 1 and 2 should be listed in the Zoning Data 
tables on Sheet 1.  The tables should also include any zoning requirements specific to the 
proposed use. 
 

5. §186-20.I.(2) – The Maximum Lot Coverage for a Planned Commercial Development Use (E15) 
is 25%.  The existing use of the site is a “Planned Commercial Development” with a lot coverage 
of 9.5%.  The zoning table notes a proposed lot coverage of 14.8% for Lot 1 and 5.2% for Lot 2.  
An impervious coverage table should be provided with a breakdown of the different types of 
impervious on each lot to verify the lot coverage ratios. 
 

6. §186-20.I.(3) – The Maximum Lot Coverage for Any Other Principal Structure or Use, such as 
“Recycling Facility” (G7) is 30%.  The ‘Required’ maximum lot coverage noted in the zoning table 
under Lot 2 is 25% and should be revised to 30%.  Also, the zoning table notes a proposed lot 
coverage of 5.2% for Lot 2.  This lot coverage does not appear to include the area of the outside 
storage of materials.  The ‘Maximum Lot Coverage’ should, by definition, represent “the proportion 
of the lot area, expressed as a percentage, that is covered by the maximum horizontal cross 
section of, all principal and accessory buildings (including balconies, decks, patios, porches, 
breezeways, and carports), and outside storage of materials”. 

 

7. §186-32 – The provisions of §186-30 shall not apply to front fences, hedges or walls less than 
seven feet high above the natural grade in the required front yard.  We note that an 8-foot-high 
chain link fence with privacy slats is proposed in the front yard.  Due to the height of the proposed 
fence, the provisions of §186-30 shall apply to the front portion of the fence. 

 

8. §186-45.B. – Based on the Borough’s Street Classification Map, Constitution Avenue is classified 
as an arterial street with a half-width right-of-way of 50 feet.  The legal right-of-way appears to be 
56.5 feet along the property frontage.  Therefore, an ultimate right-of-way of 50 feet measured 
from the center line of Constitution Avenue should be shown on the plan.  All zoning information, 
including setbacks, lot areas, lot coverage, etc., should be calculated based on the ultimate right-
of-way. 
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9. §186-47 – The sound level of any operation (other than the operation of motor vehicles or other 
transportation facilities, operations involved in construction or demolition of structures, emergency 
alarm signals or time signals) should not exceed the decibel levels in the designated octave bands 
and center frequency as required in this section.  A note should be added to the Record Plan 
specifying a restriction to the hours of unloading the storage bins in the outdoor storage area due 
to the excessive sound normally contributed with the emptying of bins and the close proximity of 
the outdoor storage area to the adjoining residential properties. 
 

10. §186-49.A. – The emission of dust, dirt, fly ash, fumes, vapors or gases which can cause any 
damage to human health, to animals or vegetation or to other forms of property or which can cause 
any soiling or staining of persons or property at any point beyond the lot line of the use creating 
the emission is herewith prohibited.  The Applicant indicated that concrete may be crushed at this 
facility.  A written description and details of the concrete crushing process, equipment, location 
and precautions used to prevent emissions spreading beyond the property line should be provided 
to demonstrate compliance with this requirement. 

 

11. §186-52.A.(1) – No use shall produce glare off the premises by illumination originating on the 
premises. Glare is defined as the sensation produced by light within the visual field that is 
sufficiently greater than the light to which the eyes are adapted and which causes annoyance, 
discomfort, or loss in visual performance or visibility, for any period of time, no matter how short in 
duration.  The preliminary plans do not include any proposed lighting.   All proposed lights shall be 
designed to ensure no glare is produced and is in accordance with all lighting requirements of this 
section. 

 
12. §186-54 – The following issues related to buffering should be addressed: 

a. The proposed industrial use on Lot 2 is bordered by single family residential uses along the 
southeast and southwest property lines and shall provide a 50-foot-wide Class D buffer.  Also, 
the proposed industrial use is bordered by a retail and consumer service use to the northeast 
and shall provide a 15-foot Class B buffer.  Finally, the proposed industrial use fronts along an 
arterial road and shall provide a 10-foot-wide Class A buffer.  This is not consistent with the 
buffer yards shown on the plans.  The plans should be revised accordingly.  Also, the required 
buffer yard plantings should be provided on the plans. 

b. The existing retail use on Lot 1 would require a 20-foot Class C buffer along the residential 
properties to the southeast and northeast, a 15-foot Class B buffer along the subdivision line 
for the industrial use to the south and a 10-foot Class A buffer along the road.  These buffers 
should be shown on the Record Plan and the required plantings along the subdivision line 
should be provided on the landscape plan. 

c. Where vegetation, topography, or man-made structures exist which can meet the objectives 
of the buffer requirements, they may be preserved and may be used to meet the buffer and 
planting requirements.  Quantities, size, species, and locations of existing plant materials and 
other features intended to meet the buffer requirements must be shown on the plans. 

 
13. §186-54.A.(1) - All landscape plans shall be prepared by a Landscape Architect familiar with this 

section to promote the proper use and arrangement of plant materials.  A landscape plan with 
planting details should be provided. 
 

14. §186-54.D & E – A compliance chart should be provided to demonstrate that the selected planting 
buffer and calculations of the required and proposed plant material meet the requirements.  We 
note that conceptual buffers have been provided.  However, the required buffers should be 
provided and detailed in a chart.  The chart and details should include the species, quantities, 
sizes, etc. of proposed buffer material.  
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15. §186-57.D – Watercourses shall be left as permanent open space and free flowing. Such areas 
shall not be altered, regraded, filled, piped, diverted or built upon, unless design approval is 
obtained from the Borough and the Pennsylvania Department of Environmental Protection as 
required.  The plans propose a driveway and fence across the unnamed tributary to the East 
Branch Perkiomen Creek to access the Perkasie Square Shopping Center.  All necessary permits 
from PADEP will be required for the proposed stream crossing.  

 
16. §186-57.E & F & §164-41.F (SALDO) – The previously submitted Final Site Plan as prepared by 

Korab, McConnell & Dougherty Associates, dated May 31, 1988 and last revised February 4, 1993, 
indicated that 3.197 acres of wetlands were present around the existing stream.  Also, a separate 
ALTA/NSPS Land Title Survey for the subject property dated August 20, 2024 included wetland 
areas along the unnamed tributary to the East Branch Perkiomen Creek.  General Note 5 on Sheet 
1 states that “No know wetlands located within the project site” based on an aquatic resource 
investigation performed by NOVA Consultants, LTD. on February 9, 2025.  A copy of the aquatic 
resource investigation should be submitted for review to verify the absence of wetlands onsite. 

 
17. §186-57.G.(2) & §164-41.G (SALDO) – No more than 50% of a woodland area not associated with 

another environmentally sensitive resource shall be altered, regraded, cleared or built upon.  
Woodlands are defined as areas, groves or stands of mature or largely mature trees covering an 
area greater than 1/4 acre in which the largest trees measure at least six inches dhb.  The trees 
associated with the woodlands around the perimeter of the site shall be surveyed to determine the 
woodlands disturbance for the required fencing and access driveways to verify it does not disturb 
more than 50% of the woodlands.  

 
18. §186-61.C. – The plan lists the parking requirements for a recycling facility of 3 spaces per 1,000 

square feet of office floor area for a total of 12 required parking spaces.  However, we note that 
the proposed building is labeled as Recycling Facility/ Contractor Building.  The parking 
requirement for a “Contractor” use is 0.9 per 1,000 square feet of GFA, which would require an 
additional 17 spaces.  Also, the plan notes a second floor office area of 3,800 square feet which 
requires 1 space per 350 square feet of GFA for an additional 11 required parking spaces for a 
maximum total of 28 required parking spaces.  The proposed layout currently provides for only 14 
spaces.  The square footage allocated to each proposed use shall be clarified and the additional 
parking spaces provided.   

 
19. §186-70.F – Parking lots with 90° parking should have 24-foot aisles for two-way traffic.  We note 

that the outdoor storage area and roll off dumpster storage areas are laid out like a parking lot and 
should meet these requirements.  The aisle between the outdoor storage area and roll off dumpster 
storage area is less than 24 feet.  Also, the aisle on the southern side of the second row of outdoor 
storage area has a width of only 10 feet.  Circulation exhibits should be provided to clarify how 
these spaces will be accessed to determine if additional spaces are required.  

 

20. §186-70.F – An accessible walkway shall be provided from the proposed ADA parking spaces to 
the building. 

 
21. §186-70.J – Except where entrance and exit drives cross street lines, all parking areas for any 

purpose other than single-family residences shall be physically separated from any public street 
by a concrete curb.  Concrete curb shall be provided along the perimeter of the parking lot. 

 
22. §186-70.K – In any parking area of more than three spaces in a residence district or abutting a 

residence or apartment district, all spaces not within a building shall be buffered with evergreen or 
other suitable planting which shall be at least four feet in height, designed to screen noise, odors, 
visibility and headlight glare and located between such parking spaces and any lot in a residence 
or apartment district that abuts directly or across a street.  We note that the plan appears to show 
proposed trees along the southeast and southwest property boundaries. However, these trees are 
not identified.  A landscape plan will be required, and additional buffer trees shall be provided as 
necessary for the parking area adjacent to the residential district. 
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23. §186-70.L – All artificial lighting used to illuminate any parking space or spaces shall be so 
arranged that no direct rays from such lighting shall fall upon any neighboring property.  Lighting 
plans are required to demonstrate lighting for the recycling facility does not impact the neighboring 
properties. 

 
24. §186-71.A - Every industrial plant exceeding 6,000 square feet shall have at least one off-street 

loading space.  The off-street loading space should be identified and dimensioned on the plan. 
 

25. §186-75.C.(1) – Prior to the erection of a sign and the issuance of a permit, the Borough Code 
Enforcement Administrator shall review all signs for conformance to the provisions of this Article, 
the Municipal Building Code.  We note that the plan does not indicate a freestanding sign with the 
name of the business.  If a freestanding sign is to be proposed for this development, then the 
location of the sign should be shown on the plans along with appropriate details. 

 
B. Subdivision and Land Development Ordinance (Chapter 164) 

 
We have identified the following issues in regards to the requirements and provisions of the current 
Perkasie Borough Subdivision and Land Development Ordinance (SALDO): 
 
1. §164-10.B.(2) – When the Applicant is requesting a modification to a provision or provisions of the 

Subdivision and Land Development Ordinance, a written request should accompany the plan 
submission.  The request should cite the section(s) of the chapter to be modified, the extent of 
modification and the reasons for the modification.  A Waiver Request Letter should be submitted 
to the Borough if waivers are to be requested and the list of waivers added to the Record Plan. 
 

2. §164-20.B.(3) – Provision for additional street width may be required by Borough Council where 
the minimum width does not meet with the specific requirements for the individual street 
classification.  Wyckford Drive is a secondary street which requires a minimum cartway width of 
34 feet and the existing cartway only appears to be 32 feet.  Borough Council should determine if 
additional cartway width is required for this existing street or a waiver required. 
 

3. §164-20.G(1) & §164-24.A – Proper sight distances should be provided for both horizontal and 
vertical alignments. Measured along the centerline, minimum sight distances should be 500 feet 
for collector streets, 400 feet for primary streets and 250 feet for secondary streets.  Sight 
distances for the existing shopping center driveway and proposed emergency access driveway 
should be provided to demonstrate compliance with this requirement. 
 

4. §164-24.D. – The proposed driveway connection to the shopping center should meet the minimum 
design requirements for a Class D driveway.  The driveway width, radius and grades should be 
noted on the plan to demonstrate compliance with the requirement. 

 

5. §164-25.A.(1)(a) – No one row of off-street parking spaces shall exceed 12 spaces. Raised 
planting beds shall be at intervals not to exceed 12 spaces, with beds offset on alternating sides 
of parking rows.  Raised planting beds should be provided for the outdoor storage spaces which 
exceed 12 spaces in length.  Raised planting beds shall be planted with one shade tree. 

 

6. §164-25.A(1)(d) – Perimeter plantings should be provided around all parking areas and should 
have a minimum width of five feet.  Perimeter plantings, inclusive of shrubs, should be provided. 
 

7. §164-25.A.(1)(f) – The edge of any parking area or parking driveway shall not be closer than 15 
feet to the outside wall of the nearest building. This area shall be used for foundation plantings 
and sidewalks to entryways.  The northwestern side of the proposed building is less than 15 feet 
from the parking and driveway aisle and should be revised to provide the required separation.  
Also, the distance between the building and the parking area/driveway should be dimensioned on 
the plans. 
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8. §164-25.A.(2) – A landscape plan shall be provided to demonstrate compliance with the parking 
lot landscaping requirements of §164-25.A. 

 

9. §164-27.B – All traffic control signs installed along any public or private street, road, alley, driveway 
or parking area within Perkasie Borough shall meet the requirements of the PennDOT Handbook 
of Approved Signs, latest version.  All traffic signs within the recycling center parking area, access 
driveway and additional signs required within the shopping center for the shared driveway use 
should be shown on the plans with details provided. 
 

10. §164-27.B(5) – The ‘Reserved Parking’ sign (R7-8) should be accompanied by the Reserved 
Parking Penalties sign (R7-8F) and ‘Van Accessible’ sign (R7-8P).  These signs should be noted 
in the plan view, where appropriate, and details added to the plans. 

 

11. §164-30.F – Lots excessively deep in relation to width or lots excessively irregular in shape are to 
be avoided. A proportion of 2½ in depth to one width is generally accepted as a proper maximum.  
Proposed Lot 2 has a width of 300 feet at the building setback line and a depth exceeding 750 
feet.  The proposed subdivision line should be revised to not exceed the 2½ to 1 ratio or a waiver 
required. 
 

12. §164-31. – The following comments pertain to the proposed grading: 

a. Spot elevations should be provided at the corners of the proposed building. 

b. The building notes a finished floor elevation of 322.50 which is 6.5 feet higher than the adjacent 
parking lot.  The access door for the building should be shown on the plan and stairs and 
ramps to the access door should be shown on the plan with associated grading and spot 
elevations. 

c. Spot elevations should be provided along the edge and at the corners of the parking areas. 

d. Detailed grading should be provided for the emergency access drive connection to Wyckford 
Drive.  The grading should include an ADA complaint driveway apron across the existing 
sidewalk. 

e. Detailed grading for the creek culvert and access road connection to the shopping center 
should be provided to demonstrate adequate roadway clearance over the culvert. 

f. Additional grading along the access road to the shopping center should be provided to 
determine the need for guiderails at the creek culvert. 

g. We note that curb is required around the perimeter of the parking area.  Additional grading 
comments may need to be addressed based on the grading for curbs and stormwater 
structures within the parking area. 
 

13. §164-31.F. – The top or bottom edge of slopes should be a minimum of five (5) feet from property 
or right-of-way lines of streets in order to permit the normal rounding of the edge without 
encroaching on the abutting property. 
 

14. §164-32 – The plan proposes an access driveway to the Perkasie Square Shopping Center.  An 
access easement from this connection point out to Constitution Avenue will be required. 

 

15. §164-32 – As specified in the Bucks County Planning Commission Review Letter dated May 27, 
2016, an easement should be shown for the existing paved path that provides access to the 
shopping center from the adjacent Meadowood Estates residential community.  The easement 
agreement should specify the maintenance responsibilities regarding snow removal and repairs to 
the paved path. 
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16. §164-32.C – Nothing should be permitted to be placed, planted, set or put within the area of an 
easement, the area should be kept as lawn.  The proposed fence and access driveway are shown 
within existing easements and within a proposed easement.  The fence and driveway should be 
relocated or a waiver requested from this requirement.   
 

17. §164-32.D. & §158-12.O. – Where a subdivision is traversed by a watercourse, there should be 
provided a drainage easement conforming substantially with the line of such watercourse and of 
such width as will be adequate to preserve natural drainage but not less than 20 feet or as may 
be required or directed by the Department of Forests and Waters.  The width of the easement shall 
be adequate to provide for the unimpeded flow of stormwater runoff from the 100-year storm event.  
The plan appears to show a 20-foot-wide drainage easement over the existing stream centerline.  
However, the existing contours appear to indicate portions of the streambank extend beyond the 
20-foot-wide drainage easement.  The extent of flows in the streambank from the 100-year storm 
should be analyzed to ensure the easement width is adequate.  The proposed easement should 
be labeled on the plans with metes and bounds.  
 

18. §164-33.D. – In the design of storm sewerage systems, the future use of undeveloped areas 
upstream shall be taken into account in calculating pipe sizes.  The upstream area of the existing 
watercourse that traverses the site includes wooded area that could be developed in the future.  
The upstream drainage area should be analyzed and any undeveloped areas should be modeled 
as developed based on the zoning designation of the property when designing the driveway 
culvert. 

 

19. §164-35. – The following issues related to buffering should be addressed: 

a. The proposed industrial use on Lot 2 is bordered by single family residential uses along the 
southeast and southwest property lines and shall provide a 100-foot-wide Class D buffer.  Also, 
the proposed industrial use is bordered by a retail and consumer service use to the northeast 
and shall provide a 15-foot Class B buffer.  Finally, the proposed industrial use fronts along an 
arterial road and shall provide a Class A buffer.  This is not consistent with the buffer yards 
shown on the plans.  The plans should be revised accordingly.  Also, the required buffer yard 
plantings should be provided on the plans. 

b. The existing retail use on Lot 1 would require a 30-foot Class C buffer along the residential 
properties to the southeast and northeast, A 15-foot Class B buffer along the subdivision line 
for the industrial use to the south and a Class A buffer along the road.  These buffers should 
be shown on the Record Plan and the required plantings along the subdivision line should be 
provided on the landscape plan. 

c. Where vegetation, topography, or man-made structures exist which can meet the objectives 
of the buffer requirements, they may be preserved and may be used to meet the buffer and 
planting requirements.  Quantities, size, species, and locations of existing plant materials and 
other features intended to meet the buffer requirements must be shown on plans 

 
20. §164-35.D & E – Specifies options for quantities of various plant material required for planted 

buffers. The plan appears to propose a staggered planting along the boundaries of the property.  
A planting schedule should be provided and keyed to the plan to indicate the location, species, 
size and quantity of each proposed planting.  The plantings should be from the plant materials list 
in this section and specify species, quantities, sizes, etc. of proposed buffer material. 
 

21. §164-38.G – Streets carrying nonresidential traffic shall not normally be extended to the 
boundaries of the adjacent existing or potential residential areas or connected to streets intended 
for predominantly residential traffic.  We note that the plan does not propose an extension of any 
streets but does propose a driveway connection to Wyckford Drive which is intended for 
emergency access only.  The plans should include details of the entrance to clarify how access 
will be limited to emergency vehicles (i.e. knox box). 
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22. §164-41.1 – All existing trees to remain within 10 feet of the limits of disturbance should be 
protected.  A forty-eight-inch-high wooden snow fence mounted on steel posts, located eight feet 
on center, shall be placed along the boundary of the tree protection zone.  All tree protection fence 
should be shown on the landscape plans and E&S plans.  Also, a tree protection fence detail 
should be provided on the plans. 

 
23. §164-41.2 – A transportation impact study is required for the proposed use in accordance with 

§186-18.G.(9)(t).  A Transportation Impact Study shall be required for all major subdivisions and 
land developments to enable the Borough to assess the impact of a proposed development on the 
local transportation systems, both highways and public transportation. The purpose of the study is 
to ensure that proposed developments do not adversely affect the transportation network and to 
identify any traffic problems that are created in the existing highway network as a result of the 
development and to delineate solutions to potential problems and to present improvements to be 
incorporated into the proposed development or to the highway and/or public transportation 
systems within the designated study area.  We note a traffic study was previously prepared for this 
site and the Applicant intends to update the study for the proposed use. 
 

24. §164-50.A. – Concrete monuments should be placed at each change in direction of boundary 
around the entire site.  All existing property monumentation should be noted on the Record Plan 
and concrete monuments should be proposed at all property corners and along the ultimate right-
of-way where they do not currently exist. 

 

25. §164-52 – We note that curbing is not proposed as part of this project. However, we recommend 
that curbing be installed at a minimum along the northern side of the paved area in the rear of the 
proposed building in order to prevent possible contaminated runoff from entering the existing 
watercourse.  Inlets with oil/grease separators should be installed along the proposed curbing to 
capture and remove any possible contaminants within the runoff. 

 
26. §164-54.A. – Review and approval by the Perkasie Regional Authority (PRA) should be obtained 

by the Applicant for the entire water supply system.  A copy of the approval letter should be 
submitted to the Borough and our Office.  We note that the proposed water supply system is not 
shown on the current plans. 

 
27. §164-54.B. – Review and approval by the Perkasie Fire Chief and Fire Protection Consultant 

should be obtained by the Applicant in order to ensure that fire protection is provided.  A copy of 
the approval letter should be submitted to the Borough and our Office.  Also, all hydrants located 
along the property frontages and within the shopping center should be shown on the plans to 
determine if adequate hydrant protection exists for the proposed building. 

 
28. §164-56.B. – Review and approval by the Perkasie Regional Authority (PRA) should be obtained 

by the Applicant for the entire sanitary sewer system.  We note that Sellersville Borough stated in 
a letter dated October 15, 2025 that “sewage from this property will have to go through Sellersville 
Borough in order to get to the sewer treatment plant and the current sewer lines in this area are 
already at capacity.”  The Applicant should coordinate with Sellersville Borough and PRA regarding 
the sanitary sewer connection and flows for this development.  A copy of all approval letters should 
be submitted to the Borough and our Office. 

 
29. §164-56.C. – The Applicant shall provide a certification from the Perkasie Regional Authority 

(PRA) setting forth that sewage service and capacity are available for the proposed building. 
 

30. §164-59. – Gas, electric power and telephone facilities should be shown on the Utility Plan and 
Landscape Plan.  We note that the Perkasie Borough Electric Department will design the layout 
of the electrical system and UGI Utilities will review the layout of the gas system for the project.  
Once the electrical and gas layouts are approved, the plans should be updated accordingly and 
correspondence from the Borough Electric Department and UGI submitted to the Borough and our 
Office. 
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31. §164-61.A – Street trees and other required plantings shall be in accordance with §164-35 of this 
chapter. The required street trees should be shown and labeled on the plans. 
 

32. §164-68. – The following information should be provided on the plans: 

a. Lot 1 was developed as a Planned Commercial Development.  The zoning table should list the 
existing and proposed uses for each lot and any additional zoning requirements associated 
with the use.  

b. The metes and bounds for the ultimate right-of-way, as well as tie in distances from the title 
line to the ultimate right-of-way line should be listed on the plans. 

c. The existing Constitution Avenue cartway should be dimensioned on the plans. 

d. The dimensions of all driveways, sidewalks and parking spaces should be shown on the plans. 

e. The radius of all pavement and curb should be labeled on the plans. 

f. The loading area within the building should be labeled on the plans. 

g. The location, size and material of all existing utility lines should be shown on the plans.  We 
note there appears to be a sewer and water main within the utility easement along the property 
frontage.   

h. The words "preliminary plan — not to be recorded" shall be shown on the plans. 

i. The signature block for the Bucks County Planning Commission should just note the BCPC 
number and the date of approval. 

j. The Perkasie Planning Commission signature lines should be reduced to just two lines for 
signatures from the Chairman and Secretary of the Borough Planning Commission. 

k. The Perkasie Borough Council signature lines should be reduced to just two lines for 
signatures from the President and Secretary of the Borough Council. 

l. A signature line should be provided for the Borough Engineer. 

m. Language of the certification of recording for the Bucks County Recorder of Deeds should be 
added to the signature block. 

 
33. §164-68.B – The following information should be provided on the Subdivision Plan: 

a. The zoning tables for each lot on Sheet 1 should be shown on the plan.  The tables should be 
revised to list the proposed setbacks for Lots 1 and 2. Also, any existing non-conformities 
should be noted on the plan. 

b. The existing structures with the existing and proposed building setback distances dimensioned 
on the plan. 

c. The front yard setbacks should be dimensioned from the ultimate right-of-way.  

d. Metes and bounds for the existing and proposed easements should be provided. 

e. Notations offering the ultimate right-of-way for dedication to Perkasie Borough. 

f. The zoning boundary lines should be shown on the plan. 
 

34. §164-68.C – The plans do not accurately represent the existing features along Constitution 
Avenue.  The plans should be revised to show the full extent of curb, sidewalk and storm sewer 
along the roadway and at the shopping center entrance. 
  

35. §164-68.C.(2) & §164-70.C.(2) – Requires existing features within 400 feet of any part of the land 
to be subdivided or developed to be shown on the plans.  The Existing Features Plan should either 
be revised to show all existing features within 400 feet of the site boundary or a waiver will be 
required.  We have no objection to a waiver request conditioned upon the Applicant providing an 
aerial site plan which shows features within 400 feet around the entire site at a minimum of one-



Cassandra L. Grillo, CZO, BCO, Zoning Officer and Code Enforcement Administrator Page 12 
Perkasie Place Recycling Center April 29, 2026 

 

 

inch equals 100 feet or larger, per §164-68.C.(8), and including the names of all roads and property 
owner information for the adjoining properties and properties across the streets. 

 
36. §164-68.D.(18) – Requires the tree protection zone to be indicated on the plan. There appears to 

be existing trees to remain on the plans.  However, there is no tree protection shown. The plans 
should be revised to demonstrate compliance. It is also noted that it appears that proposed 
landscape buffering is indicated where there appears to be existing vegetation.  Clarification 
should be provided as to the intent of preserving existing vegetation. 

 
37. §164-68.D.(22) – Requires a planning module for land development as required under 

Pennsylvania Sewage Facilities Act (Act No. 537).  A copy of the approved Sewage Facilities 
Planning Module or exception should be provided to the Borough and our Office. 

 
38. §164-68.D.(23) – An indication of the available water volume for fire flow and the water volume 

required to satisfy the Insurance Services Office (ISO) standards for fire protection should be 
provided in a letter. 
 

39. §164-70.A.(5) – Final Plans should be on sheets either 18 inches by 22 inches or 36 inches by 44 
inches, and all lettering should be so drawn as to be legible if the plan should be reduced to half 
size.  The enclosed plans are on 24 by 36 inch sheets.  The Applicant should request a waiver 
from this section of the ordinance, which we have no objection. 

 

40. §164-71.C.(1) – We note that the Applicant is in negotiations to purchase Lot 2 from the property 
owner.  The Applicant should clarify the ownership of the parcels at the time of recording to 
determine if multiple ownership signatures are required. 

 

41. §164-73 – If any mandatory provisions of these regulations are shown by the applicant, to the 
satisfaction of the Borough Council to be unreasonable, to cause undue hardship or that an 
alternate standard can provide equal or better results, the Borough Council may grant a 
modification to that provision.  All requests for modification shall be in writing and signed by the 
applicant. The request shall state the reasons and grounds for why the provision is unreasonable 
or the hardship imposed and shall discuss the minimum modification necessary. 

 
42. §164-76.A. – Three (3) days prior to the commencement of any operation in the construction or 

installation of streets, curbs, sidewalks, drainage facilities, street signs, monuments and capped 
sewers, the owner shall notify the Borough Engineer, who shall inspect the work, materials, 
construction and installation to assure that the same are in accordance with Borough 
requirements.  A note stating the above should be added to the plans. 

 

C. Sidewalk and Curb Rules and Regulations (Chapter 160) 
 

We have identified the following issues in regards to the specifications for reconstruction and/or repair 
of curb and sidewalks (Chapter 160 Attachment 1): 
 
1. VII.A.(3) – The following issues related to compliance with ADA regulations should be addressed: 

a. ADA parking spaces should be provided with an accessible route to the building.  The number 
of ADA spaces is based on the total number of parking spaces provided. 

b. Details with grading and dimensions should be provided demonstrating the parking space and 
accessible path are complaint with ADA regulations. 

c. ADA parking signage should be provided at the accessible parking spaces.   

2. VII.P.(1)(f) – Detectable warning surfaces should be provided at all handicap ramps.  The 
detectable warning surfaces should be shown on the plan and a detail of the surface should be 
provided. 
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D. Amended Stormwater Management Ordinance (Chapter 158) – East Branch Perkiomen Creek 
Watershed (District ‘B’) 

 
We have identified the following issues in regards to the requirements and provisions of the current 
Perkasie Borough Amended Stormwater Management Ordinance (SMO): 

 
1. §158-12.D. – For all regulated earth disturbance activities, erosion and sediment (E&S) control 

best management practices (BMPs) shall be designed, implemented, operated, and maintained 
during the regulated earth disturbance activities.  Erosion and Sediment Control plans and details 
should be provided for the proposed development. 
 

2. §158-12.U. & §158-17.B – Whenever a watercourse is located within a development site, it shall 
remain open in the natural state and location and shall not be piped, impeded, or altered (except 
for road crossings). It is the responsibility of the Developer to stabilize existing eroded 
stream/channel beds and banks.  The Developer must submit pictorial documentation of existing 
stream/channel beds and banks to determine whether existing banks must be stabilized. 

 

3. §158-12.T. – All storm sewer inlets must be identified with a storm drain marker. Storm drain 
markers should be embossed into the inlet hood. Marker should have a minimum diameter of 3 1/2 
inches and include "No Dumping - Drains to Waterway" and a fish symbol.  Alternate designs/sizes 
may be used if approved by the Borough.  A detail of the inlet top with the required marker should 
be provided on the plans. 

 

4. §158-12.X. – Hot spots are sites where the land use or activity produces a higher concentration of 
trace metals, hydrocarbons, or priority pollutants than normally found in urban runoff. Use of 
infiltration BMPs is prohibited on hot spot land use areas.  Recycling facilities are considered hot 
spots.  Stormwater runoff from hot spot land uses shall be pretreated.  A stormwater management 
report should be provided to address the stormwater runoff from the proposed hot spot and how 
the development will meet the infiltration requirements of §158-15. 

 

5. §158-13.E. – The site shall meet the peak rate reduction requirements for the East Branch 
Perkiomen Creek Watershed.  A stormwater management report should be provided with 
hydrographs and calculations to demonstrate how the pre and post development peak flows meet 
this requirement.  The calculations shall be in accordance with §158-19. 

 

6. §158-13.G. – Off-site areas that drain through a proposed development site are not subject to 
release rate criteria when determining allowable peak runoff rates or volume reduction. However, 
on-site drainage facilities shall be designed to safely convey off-site flows through the development 
site for the 100-year frequency storm event.  Offsite flows from the south cross through the site 
and should be included in the drainage analysis for the stormwater management design. 

 

7. §158-13.I. – Runoff from developed areas of the site, including but not limited to areas of 
impervious surface, shall be managed through a series of riparian corridor vegetation facilities 
whenever possible. The priority goal of the riparian vegetation will be the reduction of thermal 
impacts on stormwater runoff associated with impervious areas, with a secondary goal being the 
protection of capacity of existing stormwater conveyance channels.  Riparian corridor plantings 
should be provided for the existing watercourse through the site in accordance with §158.20.1. 

 

8. §158-14.B.(1). – An Existing Resources and Site Analysis Map (ERSAM), showing 
environmentally sensitive areas, including, but not limited to, steep slopes, ponds, lakes, streams, 
wetlands, hydric soils, vernal pools, floodplains, riparian corridors, hydrologic soil groups A, B, C, 
and D, woodlands, surface waters regulated by the state or federal government, any existing 
recharge areas, and any other requirements outlined in the Subdivision and Land Development 
and Zoning Ordinances should be provided with the plan set. 
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9. §158-14.B.(3). – Identify site specific existing conditions, drainage areas, discharge points (points 
of interest), recharge areas, and hydrologic soil groups A and B.  Drainage area maps should be 
provided with individual drainage areas labeled, consistent with areas and calculations provided 
in the stormwater management report. 

 

10. §158-15.B.(3). – Stormwater management facilities should be designed to meet the volume control 
and infiltration requirements.  The recharge volume calculation in §158-15.D. should be provided 
to determine the recharge volume requirement.   

 
11. §158-15.E. – Infiltration BMPs intended to receive runoff from developed areas shall be selected 

based on the suitability of soils and site conditions.  All applicants proposing stormwater 
management facilities are required to perform a detailed soils evaluation of the project site by a 
qualified geotechnical engineer, geologist and/or soil scientist, which at minimum addresses soil 
permeability, soil mottling, depth to groundwater table, depth to bedrock, susceptibility to sinkhole 
formation, and subgrade stability.   

 
12. §158-15.F. – Infiltration BMPs must include safeguards against groundwater contamination for 

uses where it is anticipated that pollutants may enter the facility, by mishap or spill or where salt 
or chloride might be a non-point source contaminant since soils do little to filter this pollutant. As 
noted above, the proposed recycling center may be considered a “Hot Spot”.  A detailed written 
description of the recycling activities and processes should be submitted to determine if the 
recycling use is a concern for groundwater contamination.  If it is anticipated that pollutants may 
enter the infiltration facility (or other stormwater facility impounding water), resulting in potential 
groundwater contamination, Perkasie Borough may require the developer to submit a 
hydrogeologic study of the site and proposed infiltration BMPs, prepared by a qualified design 
professional, to determine the risk for such contamination. The Borough may require the 
installation of a mitigative layer or an impermeable liner in the BMP and/or detention basins where 
the possibility of groundwater contamination exists. 

 
13. §158-16.A. – Adequate storage and treatment facilities must be provided to capture and treat 

stormwater runoff from developed or disturbed areas.  Stormwater management facilities should 
be designed to meet the water quality requirements.  The water quality storage volume calculation 
in §158-16.A. should be provided to determine this requirement. 

 
14. §158-17.A. – To mitigate the impact of stormwater runoff on downstream stream bank erosion, 

BMPs must be designed to detain the proposed conditions two-year, twenty-four-hour design 
storm to the existing conditions one-year flow using the SCS Type II distribution. 

 
15. §158-18.C & F. – The Grading and Utility Plan shows conceptual stormwater management 

conveyance system and an underground stormwater management facility.  The design of the 
conveyance facilities should be finalized in accordance with the standards of these sections. 

 

16. §158-18.C.(4) – Manhole castings and covers should have the word “STORM” cast in two (2) inch 
high letters on the top of the cover and all inlet grates should be “bicycle safe” heavy duty structural 
steel with proper identification and markers per this section.  Storm Manhole and bicycle safe grate 
details should be added to the plans. 

 
17. §158-18.C.(8) – Storm sewer bedding/backfill requirements shall conform to the Perkasie Borough 

Roadway Construction Standards and Specifications.  The required detail should be added to the 
plans. 

 

18. §158-18.G.(1) – After completion of rough grading, a minimum of eight (8) inches of topsoil shall 
be returned to remaining disturbed areas prior to final grading and seeding.  A note stating this 
requirement should be added to the plans. 
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19. §158-18.G.(7) – Both lots must be kept free of any debris or nuisances whatsoever during 
construction.  A note should be added to the plans acknowledging this right. 

 

20. §158-18.H.(2) – During construction, duly authorized representatives of Perkasie Borough may 
enter at any reasonable time upon any property within the Borough to investigate whether 
construction activity is in compliance with this Chapter.  A note should be added to the plans 
acknowledging this right. 

 

21. §158-18.H.(6) – As-built drawings of the underground stormwater management facility should be 
submitted to the Borough for review.  The system should not be considered functional until it is 
proven by the Developer that the system meets the volume requirements and the outflow 
characteristics of the original design of the system.  A note should be added to the plans which 
state this requirement. 

 
22. §158-18.I. – The Grading and Utility Plan shows a conceptual underground stormwater 

management facility.  The design of the conveyance facilities should be finalized in accordance 
with the standards of this section.  Full details of the stormwater management facility, structures 
and conveyance system should be provided, including cross sections and profiles. 

 
23. §158-20.B. – No Regulated Earth Disturbance activities within the Borough shall commence until 

approval by the Borough of an Erosion and Sediment Control Plan for construction activities. 
 

24. §158-20.C. – Under 25 PA Code Chapter 92, a PADEP “NPDES Construction Activities” permit is 
required for Regulated Earth Disturbance activities of one (1) or more acres.  An NPDES Permit 
Application should be submitted to the Bucks County Conservation District (BCCD) since there is 
more than one (1) acre of disturbance.  Once approval is granted, a copy of the NPDES Permit 
should be submitted to the Borough and our office. 

 

25. §158-20.D. – Evidence of any necessary permit(s) for Regulated Earth Disturbance activities from 
the appropriate PADEP regional office or County Conservation District must be submitted to the 
Borough.  An Erosion and Sedimentation Control plan should be submitted to the Bucks County 
Conservation District (BCCD) since there is more than 1,000 square feet of disturbance. No permit 
shall be approved unless there has been a plan approved by the BCCD.  Once approval is granted, 
a copy of the Adequacy Letter should be submitted to the Borough and our office. 

 
26. §158-20.F. – Additional erosion and sedimentation control design standards and criteria that 

should be applied where infiltration BMPs are proposed, include the following: 

a. A note should be added to the plans which states: “Areas proposed for infiltration BMPs shall 
be protected from sedimentation and compaction during the construction phase, so as to 
maintain their maximum infiltration capacity.” 

b. A note should be added to the plans which states: “Infiltration BMPs shall not be constructed 
nor receive runoff until the entire contributory drainage area to the infiltration BMP has received 
final stabilization.” 

 

27. §158-22.C. – A feasibility analysis that evaluates the potential application of infiltration, flow 
attenuation, bioretention, wetland, or wet pond BMPs must be submitted with the stormwater 
management site plans required.  The feasibility analysis must allow the Borough to review the 
general soil characteristics of a site and the proposed development for that site and determine if 
infiltration BMPs or wet pond or artificial wetland BMPs could have been more thoroughly pursued 
for use by the developer.  The analysis should not limit the location of the stormwater management 
facility to a single location.  The analysis should be included in the stormwater management report. 
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28. §158-22.F.(23). – A statement, signed by the landowner, acknowledging the stormwater 
management system to be a permanent fixture that can be altered or removed only after approval 
of a revised plan by the Borough, which shall be recorded with the record plan and which shall be 
applicable to all future landowners should be added to a Record Plan. 

 
29. §158-22.F.(25). – A signature block for the design engineer stating “(Design engineer), on this 

date (date of signature), has reviewed and hereby certify that the stormwater management site 
plan meets all design standards and criteria of the current Perkasie Borough Stormwater 
Management Ordinance” should be added to a plan sheet to be recorded. 
 

30. §158-38.A – The stormwater management site plan for the development site shall contain a BMP 
Operation and Maintenance Plan (BMP O&M) prepared by the Design Engineer. The operation 
and maintenance plan shall outline required routine maintenance actions and schedules 
necessary to insure proper operation of the BMPs, including specifying the party responsible for 
the inspection and maintenance responsibilities of the BMPs.  Inspection, operations and 
maintenance responsibilities should be provided on the plans for the stormwater facilities and 
basin.  Inspections should be in accordance with §158-43.  Also, the following note should be 
added to the plans “A written inspection report shall be created to document each inspection. The 
inspection report shall contain the date and time of the inspection, the individual(s) who completed 
the inspection, the location of the BMP, facility or structure inspected, observations on 
performance, and recommendations for improving performance, if applicable. Inspection reports 
shall be submitted to the Borough within 30 days following completion of the inspection.” 

 
31. §158-38.C.(3). – A statement, signed by the facility owner, acknowledging that the stormwater 

facilities and BMPs are fixtures that can be altered or removed only after approval by the Borough 
should be added to a plan sheet to be recorded. 

 

32. §158-40.A. – Prior to final approval of the site’s Stormwater Management Site Plan, the Applicant 
shall sign and record a Stormwater Facilities Maintenance and Monitoring Agreement prepared 
and approved by the Borough Solicitor covering all stormwater control facilities that are to be 
privately owned. 

 
33. §158-41 – Stormwater management easements shall be granted by the property owner as 

necessary to provide for access to the property by the Borough for facility inspections and 
emergency maintenance.  An easement should be provided around the basin with access from a 
public right-of-way for the Borough.  Alternatively, a blanket easement may be granted to the 
Borough for the inspection and maintenance of the stormwater facilities. 
 

34. §158-48.A. – A note should be added to the plans which states: “No person shall modify, remove, 
fill, landscape, or alter any existing stormwater management BMP, unless part of an approved 
maintenance program, and written approval of the Borough has been obtained.” 

 
35. §158-48.B. – A note should be added to the plans which states: “No person shall place any 

structure, fill, landscaping or vegetation into a stormwater management facility or BMP or within a 
drainage easement, without the written approval of the Borough.” 
 

E. Traffic Comments 
 

1. Provide truck turning templates demonstrating that refuse collection trucks, emergency vehicles 
and delivery trucks are able to navigate the site.  The templates should include all applicable 
movements into and out of the site.   A review and approval by the Perkasie Fire Chief and Fire 
Protection Consultant will be required to ensure adequate access is provided for emergency 
vehicles and that fire protection can be provided. 
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2. An Applicant who encroaches within the legal right-of-way of a State highway, or proposes a 
change in the use or intensity of use for an existing driveway, is required to obtain a Highway 
Occupancy Permit (HOP) from the Pennsylvania Department of Transportation (PennDOT). 
Constitution Avenue is a state road (S.R. 0152).  The Applicant is proposing to utilize the existing 
driveway for the Perkasie Square Shopping Center which would change the intensity of use for 
the existing driveway.  Therefore, the Applicant should initiate the HOP process simultaneously to 
the preliminary plan submission in accordance with latest PennDOT procedures.  The Applicant 
should include the Borough Engineer in any and all meetings, including the Scoping Meeting 
and/or correspondence or discussions regarding the permitting process.  Any documentation 
submitted as part of the HOP process should be simultaneously submitted to the Borough for 
review purposes.  Additionally, in order to facilitate our review of the Highway Occupancy Plan 
Submission, the Applicant should include Gilmore & Associates as an “Engineering Firm” on the 
permit application within the PennDOT ePermitting System. 
 

3. The plans should be revised to include a stop bar and stop sign at the intersection of the proposed 
driveway with the Shopping Center driveway. 

 

4. A note should be added to the Record Plan which states that any public or private road that is 
damaged during the construction phase of the project as a direct result of the construction work 
shall be corrected in a manner approved by the Borough. 

 

5. We recommend that the ‘Heavy Duty Asphalt Detail’ be revised to include: 1) 6” compacted 2A 
stone subbase, 2) 5” superpave WMA base course (25MM), 3) 2.5” superpave WMA binder course 
(19MM), and 4) 1.5” superpave WMA wearing course (9.5MM). 

 

F. General Comments 
 

1. Since a small portion of the existing parcel is within Sellersville Borough, the Applicant should 
provide a copy of all submission packages to Sellersville Borough for review.  A copy of the Review 
Letter should be provided to Perkasie Borough. 
 

2. Sellersville Borough has requested that the sidewalk along the property frontage be extended 
along the southeastern side of E. Park Avenue (within Sellersville) and connect to the existing 
sidewalk at 136 E. Park Avenue to provide a pedestrian connection between the Boroughs. 
 

3. The Perkasie Square Shopping Center currently uses a separate driveway along the northern 
property line for truck deliveries to separate customer traffic from large truck traffic.  We 
recommend this access driveway be used for traffic to and from site.  This will help protect 
pedestrians in the shopping center and prevent traffic issues at the signal on Constitution Avenue. 

 
4. A legal description for each lot, all easements, and road ROWs to be dedicated to the Borough 

and PennDOT should be provided to the Borough for review and approval prior to final plan 
recording. 

 

5. The Applicant is responsible for any other required approvals, permits, etc. (i.e., BCCD, PADEP, 
Perkasie Regional Authority, Perkasie Fire Chief, Perkasie Electric Department, UGI, PennDOT, 
etc.).  Copies of these permits and approvals should be submitted to the Borough and our Office. 

 

We recommend the plans be revised to address the above comments to the satisfaction of the Borough. 
Considering the extent of the required plan revisions identified in this letter, we may have additional comments 
relating to compliance with the Borough Ordinances upon resubmission by the Applicant.  In order to help 
expedite the review process of the resubmission of the plans, the Applicant should submit a response letter 
which addresses each of the above comments.  Changes that have been made to the application that are 
unrelated to the review comments should also be identified in the response letter. If you have any questions 
regarding the above, please contact this office. 
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Sincerely, 

 
Douglas C. Rossino, P.E. 
Gilmore & Associates, Inc. 
Borough Engineers 
 
DCR/tw 
 
cc: Andrea L. Coaxum, Borough Manager 
 Linda J. Reid, Assistant Borough Manager 
 Megan McShane, Executive Assistant 
 Jeffrey P. Garton, Esq., Borough Solicitor 
 Judith Stern Goldstein, R.L.A., ASLA, Gilmore & Associates, Inc. 
 Jeffrey Tulone, Public Works Director 
 Harold Stone, Electric Superintendent 
 Nicholas Fretz, Manager, Perkasie Regional Authority 
 Perkasie Fire Company Number 1 (Station 26) 
 Brenda L. Detweiler, Sellersville Borough Manager 
 Vicki L. Kushto, Clemons Richter & Reiss 
 Pacaz Realty, LLC, Owner 
 Michael V. Tulio, Perkasie Place, LLC, Equitable Owner/Applicant (mtulio@csacinc.net) 
 David M. Shafkowitz, Esq., Shafkowitz Law Group, P.C. (dms@shaftkowitzlaw.com) 
 Larry Grybosky, P.E., C2C Design Group (LGrybosky@c2cdg.com) 
 Dan Bartolo, R.L.A., C2C Design Group (dbartolo@c2cdg.com) 
 Erik Garton, P.E., President, Gilmore & Associates, Inc. 

 



 

 
 

Gilmore & Associates, Inc. 
Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
April 22, 2026 
REVISED AND REISSUED on April 23, 2026 
 
File No. 24-00991.01 
 
Cassandra Grillo 
Zoning Officer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
P.O. Box 96 
Perkasie, PA 18944 
 
Reference:  503-545 Constitution Avenue- Preliminary Subdivision/Land Development Plan 

503-545 Constitution Avenue – Planning Review #1 
  Perkasie Place LLC 
  Tax Map Parcel Number: 33-009-001 
 
Dear Ms. Grillo: 
 
As requested, Gilmore & Associates Inc. has reviewed the Preliminary Subdivision Land Development 
Application for Perkasie Place Recycling Center prepared by C2C Design Group, dated March 27, 2026.  
 
Background Information Summary 
Application Title: Perkasie Place 
Plan Stage: Preliminary Land Development Application 
Applicant: Perkasie Place, LLC 
Plan date: March 27, 2026 
Location: 503-545 Constitution Avenue 
Total Site Area: 22.184 Ac 
 
The site consisting of TMP Nos. 33009-001 is approximately 22.184 Acres.  The plan proposes to subdivide 
the site into two lots with Lot 1 consisting of 14.25 Acres (Landis Supermarket) and Lot 2 consisting of 7.93 
Acres.  The plans propose an 18,279 SF Recycling Facility /Contractor Building with a second-floor office 
(3,800 SF) on Lot 2.  In addition, twenty-five (25) outdoor storage units proposed on Lot 2 along with truck 
parking, roll off dumpster storage and an employee parking lot.   The site has frontage along Constitution 
Avenue.  One access drive is proposed through the existing shopping center entrance with emergency 
access to Wickford Drive.   
 
We offer the following comments for your consideration: 
 

1. Existing and Surrounding Land Use 

 
a. The site is currently a Shopping Center with vacant land southwest of the stream. It is 

surrounded by residential use to the east and south, institutional use (municipal park) to the 
north across Constitution Avenue, and residential use to the west in Sellersville Borough. The 
borough line traverses the northwest property corner of the site.  
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Zoning Map          Bucks County Parcel viewer 

       
2. Consistency with the Comprehensive Plan 

 
a. As per the 2014 Perkasie Borough Comprehensive Plan Future Land Use Map, the site is 

designated Commercial Center and noted as a Potential Change of Zoning. The Commercial 
Center is intended to provide areas for office, retail, personal services and related uses.  The 
proposed use (recycling facility) is not generally consistent with the Comprehensive Plan.  

 

             
Existing Land use map Comp Plan 2014  Future Land Use Map Comp Plan 2014 

 
b. The Economic Development section of the 2014 Perkasie Borough Comprehensive Plan 

includes a retail market analysis which encourages this business center to provide for a wide 
variety of retail and personal service business uses, serving residents of adjacent 
neighborhoods and beyond complementing, not competing with businesses in the Town 
Center.  This plan had recommended that the I-2 light industrial zoning district be changed to 
the C-1 business professional zoning district. (p. 172) The proposed use (recycling facility) is 
not generally consistent with the vision of the Economic Development Plan.  

 
c. As per the Land Use Vision Map of the Bucks 2040 Vision Plan (pg. 62) the site is categorized 

as “Suburban Center” with unique history, character, and sense of place and serve a regional 
center providing goods, services, and jobs for people throughout county. Development and 
redevelopment in Suburban centers should continue to include compact and efficient 
development, a mixture of uses, a variety of transportation options, walkable neighborhoods, 
distinctive communities with a strong sense of place and range of housing types. The proposed 
land use is not generally consistent with the Bucks 2040 Vision Plan.  
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3. Use Regulations and Area and Dimensional Requirements 
 
a. As per ZO §186-20. I. (1)(a), G(7) Recycling facility and H(1) accessory use (outdoor storage) 

are permitted by right in the I-2 Light Industrial District.  

 
b. ZO §186-18.G(7)(b)[1] requires a front yard of 100 feet for a G(7) use, however the plans show 

a building setback line of 50 feet for Lot #2 along the frontage of Constitution Avenue. 
 

1. ZO §186-5.C defines Yard, Front as “A yard between a structure and a street line and 
extending the entire length of the street line. In the case of a corner lot, the yards 
extending along all streets are "front yards." In the case of a lot other than a corner lot 
that fronts on more than one street, the yards extending along all streets are front yards." 
 

2. The plans should be revised to show the minimum required front yard for Lot #2 along 
the frontage of Constitution Avenue, or a variance would be required. 

 
c. ZO §186-18.G(7)(c ) of the G7 Recycling facility use regulations requires that  the provisions 

set forth in §186-18.G.9(c ) through (u) for resource recovery facility shall also be met. Plans 
shall be revised to include notes and/or details to demonstrate compliance with the 
requirements of the ordinance. 
 

1. ZO §186.18.G(9)(c) requires that truck parking areas shall be a minimum of 50 feet from 
any property line. The plans should be revised to include notes specifying that trucks 
shall not be stored or parked within 50 feet of any property line to demonstrate 
compliance with the ordinance requirements, or a variance would be required. 
 

2. ZO §186.G(9)(d) requires that the facility shall at all times be in compliance with the 
statues of the Commonwealth of Pennsylvania and the rules and regulations of the 
Department of Environmental Protection (PaDEP) and the provisions of this subsection. 
In the event that any of the provisions of this subsection are less restrictive than any 
present or future rules or regulations of PaDEP, the more restrictive PaDEP regulations 
shall control. The plans should be revised to include notes to demonstrate compliance 
with the ordinance requirements, or a variance would be required. 

 

3. ZO §186.G(9)(e) requires that access to the site shall be limited to those posted times 
when an attendant is on duty. In order to protect against indiscriminate and unauthorized 
dumping, every resource recovery facility shall be protected by locked barricades, 
fences, gates or other positive means designed to deny access to the area at 
unauthorized times or locations. Such barricade shall be at least six feet high and shall 
be kept in good repair and neatly painted in a uniform color.  The plans show a proposed 
fence surrounding the facility, but do not include information or details regarding locked 
gates, or area for an attendant on duty, and do not address areas of conflict with the 
proposed fencing, such as where it crosses an existing pedestrian trail and would 
impede use of the existing trail, or where it crosses the existing waterway. The plans 
should be revised to include information and notes/details to show the location(s) of the 
proposed locked barricades, fences, gates or other means to control access and to 
demonstrate compliance with the ordinance, or a variance would be required. 
 

4. ZO §186.G(9)(f) requires that unloading of municipal solid waste shall be continuously 
supervised by a facility operator.  The plans should be revised to include notes to 
demonstrate compliance with the ordinance, or a variance would be required. 
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5. ZO §186.G(9)(g) requires that hazardous waste as included on the list of hazardous 
waste as maintained by the Department of Environmental Protection shall not be 
disposed of, handled or processed in a resource recovery facility. The plans should be 
revised to include notes to demonstrate compliance with the ordinance, or a variance 
would be required. 

 

6. ZO §186.G(9)(h) requires that litter control shall be exercised to confine blowing litter to 
the work area, and a working plan for cleanup of litter shall be submitted to the 
municipality. To control blowing paper, there shall be erected a fence having a minimum 
height of six feet, with openings not more than three inches by three inches along all 
boundaries. The entire area shall be kept clean and orderly.  The plans should be 
revised to include notes to demonstrate compliance with the ordinance, or a variance 
would be required. 

 

7. ZO §186.G(9)(i) requires that all parts of the process, unloading, handling and storage 
of municipal solid waste, shall occur within a building. However, certain separated 
recyclable materials like glass, aluminum and other metals may be stored outdoors. The 
plans should be revised to include notes to demonstrate compliance with the ordinance, 
or a variance would be required. 

 

8. ZO §186.G(9)(j) requires that the storage of paper shall be within an enclosed structure. 
The plans should be revised to include a note precluding the storage or paper in any 
outdoor storage area and specifying that any storage of paper shall be within an 
enclosed structure to demonstrate compliance with the ordinance, or a variance would 
be required. 

 
9. ZO §186.G(9)(l) requires that no material shall be placed or deposited to a height greater 

than the height of the fence or wall herein prescribed.  The plans should be revised to 
include notes to demonstrate compliance with the ordinance, or a variance would be 
required. 

 

10. ZO §186.G(9)(m) requires that no municipal solid waste shall be processed or stored at 
a recycling facility. For all other types of resource recovery facilities, municipal solid 
waste shall not be stored on the site for more than 72 hours. The plans should be revised 
to include notes to demonstrate compliance with the ordinance, or a variance would be 
required. 

 

11. ZO §186-18.G(9)(q) requires that a dense evergreen tree buffer shall be provided on 
the outside perimeter of the fenced area.  Evergreens shall be four to five feet in height 
and planted on ten-foot staggered centers. In addition, the buffer requirements of §186-
54 shall be met.  Plans shall be revised to show the buffer outside the perimeter of the 
fence area to demonstrate compliance with the ordinance, or a variance would be 
required. 

 

12. ZO §186.G(9)(s) requires that the performance standards of Article VII of this chapter 
shall be met regarding noise, smoke, emissions, heat and vibrations.  The plans should 
be revised to include sufficient notes and/or details to demonstrate compliance with the 
ordinance, or a variance would be required. 

 

13. ZO §186.G(9)(t) requires as traffic impact study and water impact study, neither of which 
have been submitted.  The required studies shall be submitted for review as required 
by the ordinance, or a variance would be required. 
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14. ZO §186.G(9)(u) requires that a zoning permit shall be renewed on an annual basis 
after inspection for compliance with the above provisions. The plans should be revised 
to include a note stating that the zoning permit is required to be renewed on an annual 
basis and will only be issued after a review/inspection has been  conducted for 
compliance with ZO Sections 186-G(9)(c) through (u) to confirm continued compliance 
with these requirements. 

 
d. ZO §186-47 Noise requires that the sound level of any operation shall not exceed the decibel 

levels in the designated octave bands and center frequency as stated below. The sound 
pressure level shall be measured with a sound level meter and an octave band analyzer that 
conforms to specifications published by the American National Standards Institute, Inc. 
[American National Standard Specification for Sound Level Meters, S1. 4-1971, American 
National Standards Institute, Inc., New York and the American Standard Specification for 
Octave, Half-Octave and Third-Octave Band Filter Sets, S1. 11-1966 (R 1971), American 
Standards Association, Inc., New York, New York], shall be used. Such levels shall be 
measured at the property boundary of the sound source. 
 

1. The plans should be revised to include sufficient information to demonstrate compliance 
with ZO §186-47.B regarding maximum permissible sound-pressure levels for smooth 
and continuous noise, or a variance would be required. 
 

2. The plans should be revised to include sufficient information to demonstrate compliance 
with ZO §186-47.C regarding sound that is not smooth or continuous or is radiated 
during sleeping hours (between the hours of 10:00pm and 7:00am), or a variance would 
be required. 

 
4. Pedestrian Connections 

 
a. A proposed fence is shown crossing the existing pedestrian trail from the shopping center to 

the adjacent residential area to the southeast of the proposed facility and will essentially block 
pedestrian access to the existing trail.  The plans should be revised to relocate the proposed 
fence to eliminate this conflict and to not impede pedestrian access from the neighborhood to 
the shopping center. 
 

5. General Planning Comments 
 
a. The proximity of the proposed G7 Recycling facility use to adjacent residential dwelling units 

and the adjacent shopping center is a concern.  The intensity of the proposed use, intensity of 
anticipated traffic, noise, and dust, are all issues that need to be addressed to ensure that the 
surrounding residents and users of the adjacent shopping center are not adversely impacted.  
 

b. The plans propose tractor trailer and dumpster trucks entering/exiting the site through one 
access point from Constitution Avenue through the existing entrance driveway for the Landis 
Shopping Center.  

 

1. The traffic patterns for the proposed industrial use are a concern and pose potential 
conflicts with vehicular and pedestrian access to the existing shopping center and may 
also impede truck traffic entering and existing the existing loading areas of the shopping 
center.   

 
2. It is recommended that truck traffic for the industrial use be separated from both 

vehicular and pedestrian traffic associated with the existing shopping center to alleviate 
these potential conflicts. 
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c. The plans propose vehicular circulation to a dead-end parking lot on Lot 2.  We recommend the 
plans be revised to provide better vehicular circulation and eliminate the dead-end parking 
condition.  
 

d. The plans do not show any ADA accessible parking spaces or an accessible route from the 
proposed parking area to the proposed building on lot 2.  We recommend the plans be revised 
to comply with all applicable ADA requirements. 

 

e. The applicant should demonstrate that the proposed facility and anticipated operation of the 
facility are in compliance with all emergency management protocol for such a facility to ensure 
the safety of the surrounding residents and users of the adjacent shopping center. 

 
In conjunction with any resubmission, the applicant must provide a response letter using the same 
numbering system and explaining how each comment has been satisfactorily addressed.  
 
Please contact me if you have any questions or require additional information. 
 
Sincerely, 
          

 
Judith Stern Goldstein, R.L.A., ASLA      
Senior Project Manager       
Gilmore & Associates, Inc.       
 
JSG/sl 
 
cc: Andrea L. Coaxum, Borough Manager 
 Megan McShane, Executive Secretary 
 Jeffrey P. Garton, Esq., Borough Solicitor 
 Brendan M. Callahan, Begley Carlin 
 Douglas Rossino, P.E., Borough Engineer 
 Erik Garton, P.E., President - Municipal Division, Gilmore & Associates, Inc. 
 
   



 

  
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 
www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

June 9, 2026 
 
File No. 24-00991 
 
Cassandra L. Grillo, CZO, BCO 
Zoning Officer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
P.O. Box 96 
Perkasie, PA 18944 
 
Reference: Traffic Impact Assessment – Review #1 
 Perkasie Place Recycling Center 
 505 Constitution Avenue 
 TMP #33-009-001 
 Perkasie Borough, Bucks County, PA 
  
Dear Cassandra: 
 
Gilmore & Associates, Inc. (G&A) has reviewed the Traffic Impact Assessment for the above-referenced 
project.  We offer the following comments for consideration by the Borough: 
 
I. Submission 

A. Traffic Impact Assessment (TIA) for Perkasie Place Recycling Center, as prepared by Horner & Canter 
Associates, dated May 8, 2026.  

 
II. General Information 

The subject site is located at 505 Constitution Avenue (S.R. 0152) within the same property as the 
Perkasie Square Shopping Center in Perkasie and Sellersville Boroughs, Bucks County, PA.  A small 
portion of the site at the western corner is in Sellersville Borough.  However, the property was assessed 
100% in Perkasie.  The site consists of tax map parcel 33-009-001.  The Applicant and Owner of Record 
for the site is PACAZ Realty, LLC. 

The site consists of the existing Perkasie Square Shopping Center, including two (2) multi-store buildings, 
McDonald’s, Mavis Tire Center, and associated parking with two (2) access driveways onto Constitution 
Avenue (S.R. 0152) occupying approximately 14.24 acres of the total 22.183-acre site.  The remaining 
area (7.943 acres) consists of vacant land with woodlands, individual trees, open space, and ‘Waters of 
the United States’, which consists of an unnamed tributary to the East Branch Perkiomen Creek. 

The Applicant proposes a minor two (2) lot subdivision to create a 14.259-acre parcel (Lot 1) containing 
the existing Perkasie Square Shopping Center and a second 7.939-acre parcel (Lot 2) for a proposed 
18,279 square foot recycling facility/contractor building with a 3,800 square foot 2nd floor office and 
associated outdoor storage areas, roll off dumpster storage area, passenger vehicle parking, truck scale, 
truck turnaround areas, and areas for loading and unloading of materials.  Lot 1 will continue to have 
access to Constitution Avenue, and Lot 2 will have access to Constitution Avenue through the shopping 
center, as well as an emergency access driveway onto Wyckford Drive.  The site is zoned Light Industrial 
(I-2) Zoning District and the existing use for Lot 1 is “Planned Commercial Development” (E15), which is 
a use permitted by right in the I-2 Zoning District, while the intended use for Lot 2 is “Recycling Facility” 
(G7) with a 2nd floor “Contractor Office” (G1), which are uses permitted by right in the I-2 Zoning District.  
Lot 2 will also contain outdoor storage area, which is a permitted “Accessory Use”. 
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According to FEMA map 42017C0256J, dated March 16, 2015, the site is located in three (3) Zones: Zone 
“X”, which is outside the 0.2% annual chance floodplain, Zone “X”, which is an area of 1% annual chance 
flood with average depths of less than 1 foot, and Zone “AE” – Flood-Fringe Area (FF), which has 
determined base flood elevations.  According to the U.S. Fish and Wildlife Service’s National Wetlands 
Inventory, the site contains ‘Waters of the United States’, which consists of a tributary to the East Branch 
Perkiomen Creek fed by a freshwater pond.  The site is served by public water and sanitary sewer provided 
by the Perkasie Regional Authority (PRA).  The plans illustrate an underground stormwater management 
system on Lot 2 with no details provided. 
 

III. Reference Plans 

A. Final Site Plan, as prepared by Korab, McConnell & Dougherty Associates, dated May 31, 1988 and 
last revised February 4, 1993. 

B. ALTA/NSPS Land Title Survey for Lands N/F PACAZ Realty, LLC, Perkasie Square Shopping Center, 
as prepared by Nave Newell, Inc., consisting of one (1) sheet, dated August 20, 2024. 

 
IV. Review Comments 
 

A. §164-41.2 - Traffic Impact Assessment Comments   
 
1. Provide documentation from PennDOT on the continued acceptability of the existing driveway 

permit given the proposed additional development. 

2. Confirm the appropriateness of the ITE Trip Generation Land Use Code 180 (Specialty Trade 
Contractor) for the recycling center. Provide a description of the proposed operation, including 
hours of operation, target market, truck traffic, etc. 

3. Provide additional justification for the use of AM Peak trip generation for the Saturday Peak trip 
generation for the Recycling Center due to the absence of data in the ITE Trip Generation Manual. 
It appears that weekend use would be more significant than weekday use. 

4. Utilize the most conservative background growth factor from the PennDOT background growth 
rate (as utilized in the TIA) and ‘the projected rates of population and employment growth as 
determined by the Bucks County Planning Commission, the average annual traffic growth of the 
area's roadways as determined from the Delaware Valley Regional Planning Commission's 
"Highway Network Coverage Traffic Counts" or the Bucks County Planning Commission's traffic 
count database’, as required by §164-41.2.E.(5)(a). 

5. The distribution of site trips onto Constitution Avenue does not appear to be consistent with the 
existing traffic volumes – more traffic appears to enter and exit the site from the north than the 
south while the distribution is the inverse. Verify and revise the report accordingly with justification. 

6. Confirm that the signal operational parameters (cycle length, phasing, phase times) utilized in the 
capacity analyses are consistent with the traffic signal permit, i.e. the Perkasie Square intersection 
analyses appear to include additional phase time for the Constitution Avenue left turn movements 
and the Walnut Street intersection analyses do not appear to have the phasing consistent with the 
signal permit. 

7. Revise the values in the delay and queue length tables to match the results of the analyses. 

8. Any existing individual movements with a level of service below C shall be noted as deficient within 
the study (per §164-41.2.E.(3)(c)).  Recommendations for the elimination of the deficiencies shall 
be listed. 

9. Include the site plan for the proposed development in the TIA. The plan should include internal 
roadway connections to the existing shopping center with site signage and pavement markings. 
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10. Based on the provided analyses, the following Build queues extend beyond the available storage 
and exceed the No Build queues. Mitigation of these queues should be evaluated. The identified 
queues within the Perkasie Square Shopping Center would block the first internal intersection and 
should be addressed. At a minimum, the traffic signal timings should be optimized for the Build 
conditions. 

a. Constitution Avenue and Perkasie Square Shopping Center:  

i. Westbound left  

ii. Westbound right 

b. Constitution Avenue and Walnut Street: 

i. Northbound left 

We recommend that the Traffic Impact Assessment be revised to address the above comments to the 
satisfaction of the Borough. In order to help expedite the review process of the resubmission, the Applicant 
should submit a response letter which addresses each of the above comments.  Changes that have been 
made to the assessment that are unrelated to the review comments should also be identified in the response 
letter. If you have any questions regarding the above, please contact this office. 
 
Sincerely, 
 

  
Douglas C. Rossino, P.E. Leslie S. Bogdnoff, P.E.  
Gilmore & Associates, Inc. Gilmore & Associates, Inc.  
Borough Engineer Borough Traffic Engineer  

 
DCR/LSB/beh 
 
cc: Linda J. Reid, Acting Borough Manager 
 Megan McShane, Executive Assistant 
 Jeffrey P. Garton, Esq., Borough Solicitor 
 Judith Stern Goldstein, R.L.A., ASLA, Gilmore & Associates, Inc. 
 Jeffrey Tulone, Public Works Director 
 Harold Stone, Electric Superintendent 
 Nicholas Fretz, Manager, Perkasie Regional Authority 
 Perkasie Fire Company Number 1 (Station 26) 
 Brenda L. Detweiler, Sellersville Borough Manager 
 Vicki L. Kushto, Clemons Richter & Reiss 
 Pacaz Realty, LLC, Owner 
 Michael V. Tulio, Perkasie Place, LLC, Equitable Owner/Applicant (mtulio@csacinc.net) 
 David M. Shafkowitz, Esq., Shafkowitz Law Group, P.C. (dms@shaftkowitzlaw.com) 
 Larry Grybosky, P.E., C2C Design Group (LGrybosky@c2cdg.com) 
 Dan Bartolo, R.L.A., C2C Design Group (dbartolo@c2cdg.com) 
 David H. Horner, P.E., PTOE, Horner & Canter Associates (DHorner@horner-canter.com) 
 Erik Garton, P.E., President, Gilmore & Associates, Inc. 
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MEMORANDUM 
 
To:  Perkasie Borough Council 

Perkasie Borough Planning Commission 
   

From:  Staff of the Bucks County Planning Commission 
 
Date:  May 22, 2026 
 
Subject: BCPC #11294-C 
 Preliminary Plan of Land Development for Perkasie Place Recycling Center 
  TMP #33-9-1 
  Applicant: Perkasie Place, LLC 
  Owner: PACAZ Realty, LLC 
  Plan Dated: March 27, 2026 
  Date Received: April 21, 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 22.198-acre site into two lots of 14.259 acres (Lot 1) and 7.939 acres (Lot 2). Lot 1 

contains an existing shopping center that is to remain. Construct an 18,279-square-foot recycling 
facility with an additional 3,800 square feet of office space on Lot 2. Public water and sewerage serve 
the site. 

 
Location: Along the southeastern side of Constitution Avenue, about 700 feet north of Silver Street. 
 
Zoning: The I-2 Light Industrial District permits Use G7 Recycling facility by right on a minimum lot size of 

1.75 acres and a maximum lot coverage of 25 percent. 
 
Present Use: Commercial 
 
COMMENTS 
 
We reviewed the sketch plan submission for this site in February of 2026 (BCPC #11294-C, dated February 
20, 2026). Although several of the comments from our previous review have been addressed, we want to 
reiterate and add comments that should be considered prior to approval:  
 
1. Site access—The plan shows a driveway connecting the site to the Perkasie Square shopping center. 
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A recycling facility is an industrial type of use involving frequent truck movements. These traffic 
patterns differ substantially from those of retail areas. Direct connection to the shopping center is not 
necessary, as customers using the recycling facility will most likely not combine that trip with a visit 
to the shopping center. 
 

Routing truck traffic through the shopping center parking areas would create conflicts with 
pedestrians, parked vehicles, and retail circulation patterns. We recommend that a driveway onto 
Constitution Avenue (PA 152) function as the primary access point for the facility. 

 
2. Outside storage screening—Section 186-18.G.(9)(k) of the zoning ordinance requires that any 

materials stored outdoors be properly screened so as not to be visible from any adjacent streets or 
property. Section 186-18.G.(9)(q) requires that a dense evergreen buffer shall be provided on the 
outside perimeter of the fenced area. The plan shows evergreen plantings but does not indicate the 
species and size. We recommend that the applicant provide these details as required by Section 164-
68.D.(16) of the subdivision and land development ordinance (SALDO). 

 
3. Transportation impact study—Section 186-18.G.(9)(t) of the zoning ordinance and Sections 164-

41.2.A. and C. of the SALDO require a transportation impact study for all major subdivisions and land 
developments to enable the borough to assess the impact of a proposed development on the local 
transportation system. The study should determine if the proposed development will have impacts 
on the signalized intersection on Constitution Avenue and determine if signal retiming is necessary. 
Subsequent plan submittals should include the study. 

 
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 June 3, 
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. 
 
MMW:emh 
26-0081 
 
cc: Michael Tulio, Perkasie Place, LLC (via email)  

Larry Gryboski, PE, C2C Design Group (via email)  
David M. Shafkowitz, Esq., Shafkowitz Law Group, PC (via email)  
Doug Rossino, PE, Gilmore & Associates, Borough Engineer (via email)  
Andrea Coaxum, Borough Manager (via email)  
Cassandra Grillo, Borough Zoning Officer (via email)  
Brenda L. Detweiler, Sellersville Borough Manager (via email) 
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