
Perkasie Borough 
Planning Commission Meeting 

September 23, 2026 
 
 

 
1. Meeting Convenes – 7:00 PM 
2. Pledge of Allegiance 
3. Approval of Minutes from August 26, 2026 
4. Public Forum – Non agenda items.  
5.  New Business   

• 135 S. Main St. Sketch Plan Resubmission 
6. Old Business: Review Final Draft Data Center Ordinance 

Regulations  
7.  Public Forum - Agenda Items.  
8. Other Business  
9. Adjournment 



	

 
September 10, 2026 

 
Cassandra Grillo 
Zoning Officer 
Perkasie Borough 
620 West Chestnut Street 
P.O. Box 96 
Perkasie, PA 18944 
 
Re: 135 S. Main Street, LLC 
 135 S. Main Street – Perkasie Borough 
 TMP # 33-014-027 
 
Dear Cassandra: 
 
 This office represents 135 S. Main Street, LLC, the owner of property located at 135 S. Main Street, 
Perkasie, PA.  Proposed development plans for this property were previously reviewed by Borough staff 
at discussed at the Planning Commission meeting of April 22, 2026. We are enclosing eleven (11) copies 
of a revised plan prepared by Charles E. Shoemaker, Inc. We are requesting that the matter be placed on 
the September Planning Commission meeting agenda for discussion of the revised plan. The plan still 
proposes rezoning of the entire property, which is currently split zoned, to all R-2 zoning and the 
construction of 3 duplex dwellings. The plan maintains multiple additional parking spaces to allow for 
public parking on the property. The following material and relevant changes were made to the plan: 
 
 1. The plan proposes creating an access through the neighboring property and ultimately using 
such property to exit onto Walnut Street. 
  
 2. The duplex buildings are reduced in size and the separation between buildings is increased. 
 
 3. There is more circulation for trucks, emergency vehicles and deliveries.  
 
 4. There is a designated area for trash pick-up and mailboxes.  
 
 Please let us know if there is anything else required in order to be placed on the agenda.  

	 	 	 	 	 Sincerely,   

      
     Gavin Laboski 
 
GRL/sbs 
Enclosures 
cc: Elan Shirman (w/enc. - sent via email only) 
 Chad Brensinger (w/enc. - sent via email only) 
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September 9, 2026 
 
Cassandra L. Grillo, CZO, BCO 
Zoning OƯicer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
PO Box 96 
Perkasie, PA 18944 
 
Re:  Sketch Plan Review #1 
  135 S. Main Street 
  TMP #33-014-027 
  Perkasie Borough, Bucks County, PA 
 
Dear Ms. Grillo: 

 
We are in receipt of the Borough Engineer’s review letter dated March 25, 2026 and have revised the 

sketch or otherwise addressed the comments as follows: 

Zoning Review Comments:  
1. §186-

18.B.(2) 
The zoning table notes a proposed B(2)(b) Two-Family Duplex use. The duplex use 
is defined as two dwelling units, each of which is totally separated from the other 
by a solid ceiling and floor extending from exterior wall to exterior wall. The plan 
appears to show a building dividing line at the center of each of the proposed 
buildings with a shared porch in the front which would meet the definition of a 
twin, two-dwelling unit separated from the other by a solid wall extending from 
ground to roof. The type of two-family dwelling should be clarified. We note that 
our review was based on twin, two-family dwellings. 
Comment noted. Sketch plan has been revised to better reflect the intent of 
the proposed buildings and more clearly show them as duplexes 
(top/bottom) per the definition in the Borough. 
 

2. §186-
18.B.(2)(a) 

Each twin dwelling unit must be placed on a separate lot. The parcel should be 
subdivided to provide separate lots for each twin, two-family dwelling or a 
variance would be required for the proposed uses on a single lot. We note that 
similar projects in the Borough that proposed condominium lots were able to 
demonstrate that each individual lot met the lot requirements. If a variance is 
requested from this section of the ordinance, then we recommend that the 
Applicant demonstrate that each individual lot meets the lot requirements. 
Comment noted. As stated in comment above, the sketch plan has been 
revised to better reflect the intent of the proposed buildings and more clearly 
show them as duplexes (top/bottom) per the definition in the Borough. 
Therefore, the subject property will not be “lotted”. 
 

3. §186-
20.C.(3)&(5) 

The zoning table lists the requirements for a two-family dwelling and then 
multiples the requirement based on three (3) two-family dwellings. The zoning 
table also identifies the 7,000 SF lot area required for the multi-family building. A 
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third line should be added to the table demonstrating that the area of both uses 
combined is still less than the existing/proposed lot area. 
The sketch plan has been revised to add a line showing that the project 
complies with the total lot area requirement based on the summation 
requirements for each use.  
 

4. §186-21 The lot area and yards required for any new building or use shall not include any 
part of a lot that is required by any other building or use to comply with the 
requirements of this chapter. As noted previously, we recommend that the 
Applicant provide a Zoning Compliance Plan to demonstrate that each proposed 
two-family dwelling unit and existing multi-family building can meet the 
individual lot area and yard requirements. 
Comment noted. Sketch plan has been revised to better reflect the intent of 
the proposed buildings and more clearly show them as duplexes 
(top/bottom) per the definition in the Borough and do not have individual lot 
area and yard requirements. The sketch plan has been revised to add a line 
showing that the project complies with the total lot area requirement based 
on the summation requirements for each use. There is no proposed 
subdivision so each unit is not required to meet individual setbacks or yard 
requirements. 
 

5. §186-28.B At each point where a private accessway intersects a public street or road, a clear 
sight triangle of 10 feet, measured from the point of intersection of the street line 
and the edge of the accessway, shall be maintained, within which vegetation and 
other visual obstructions shall be limited to a height of not more than two feet 
above the street grade. Clear sight triangles should be provided at the widened 
driveway entrance and any existing obstructions should be removed. 
Comment noted. Although this driveway is now intended to be one way in, 10’ 
clear sight triangles are shown. 
 

6. §186-45.B. Based on the Borough’s Street Classification Map, South Main Street is classified 
as a collector street with a half-width right-of-way of 40 feet. The plan shows a 
60-foot ultimate right-of-way for S. Main Street and should be revised to provide 
a 40-foot half-width ultimate right-of-way measured from the center line of S. 
Main Street. All zoning information, including front yard setback, lot area, lot 
coverage, etc. should be calculated based on the ultimate right-of- way. 
Comment noted. The Borough’s current Street Classification Map classifies 
Main Street as a Primary Street which would have a 60-foot ultimate right-of-
way.  
 

7. §186-52.A. Outdoor lighting will be required for the parking areas, driveways and walkways. 
A lighting plan should be provided with the preliminary plan demonstrating 
compliance with the requirements of this section. 
Comment noted. Lighting plans will be provided at time of official 
Preliminary Plan submission. 
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8. §186-55.A A transportation impact study shall be required for all rezoning applications and 
in all applications for a zoning variance, special exception and conditional use. 
The Applicant is proposing to rezone a portion of the lot from the R-1A district to 
the R-2 district. A transportation impact study shall be performed in accordance 
with §164-41.2. 
Comment noted. Applicant will coordinate need for a traffic study prior to 
official Preliminary Plan submission. 
 

9. §186-56.A The base site area shall subtract land within the ultimate right-of-way of existing 
roads or utility rights-of-way or easements. The zoning table notes a lot area of 
43,026 SF which appears to be the area to the title line. The base site area should 
be revised to only include the area to the ultimate right-of-way. Also, we note that 
the Borough has documentation pertaining to the existing storm sewer system 
within the site, which we recommend that the Applicant request a copy of the 
document to verify that there are no conflicts with the proposed improvements. 
A copy of the document should be included in the preliminary submission 
package. 
The plan has been revised to provide areas and calculations to the ultimate 
right of way line. Easement documentation will be researched and provided 
as requested. 
 

10. §186-70.E In no case shall parking areas for three or more vehicles be designed to require 
or encourage cars to back into a public street in order to leave the lot. A turn 
around area should be provided at the end of the parking aisle to allow vehicles 
and delivery trucks sufficient space to turn around and not be required to back 
out of the parking lot or a variance will be required. 
The plan has been revised to provide additional access/exit through the 
adjacent parcel which will benefit from additional parking. Easements will 
be finalized prior to final plan approvals and recording. While it is anticipated 
that the site will be striped for one way circulation, adequate widths will be 
provided for two-way circulation, emergency access and larger vehicle 
access. 
 

11. §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. Buffering will be required for the proposed 
parking lot. Also, we note that complaints have been documented from the 
property owner directly across S. Main Street from the existing driveway 
pertaining to headlight glare shining into the front windows of the dwelling. We 
recommend that the grading of the proposed driveway entrance be designed so 
that there is a reduction in headlight glare into the front windows. 
Comment noted. Landscape plans will be provided at time of official 
Preliminary Plan submission. 
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12. §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 will be required to demonstrate lighting for the parking 
lot does not impact the neighboring properties 
Comment noted. Lighting plans will be provided at time of official 
Preliminary Plan submission. 
 

13. §186-102 In granting a special exception, the Board may attach such reasonable 
conditions and safeguards, as it may deem necessary. The Applicant obtained a 
special exception for the residential conversion of the existing multi-family 
building. A copy of the special exception should be provided to our office to 
determine if any restrictions/conditions included with the special exception 
would impact the proposed development. 
Comment noted. Copy of special exception will be provided to Borough 
engineer for review. 
 

14. §186-122.C The Applicant is proposing an amendment to change the zoning of the subject 
property from split R-1A and R-2 zoning to a R-2 zoning for the entire parcel. Each 
petition by one or more owners of property to be affected by a proposal for 
amendment, supplement, change or modification shall be signed and 
acknowledged and submitted in writing to the Secretary of the Borough Council. 
On receipt of said petition, the Borough Council shall transmit a copy of the 
petition to the Planning Commission. Within 30 days of its submission to the 
Planning Commission, the Commission shall submit to the Borough Council a 
report containing the Commission's recommendation, including any additions or 
modifications of the original proposal. The amendment shall follow the 
requirements listed in sections §186-122 and §186-123. 
Comment noted. 
 

Subdivision/Land Development Review Comments: 
1. §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. S. Main Street is a collector street which requires a 40-foot-
wide cartway. The existing cartway only appears to be 33 feet and would need to be 
widened to an additional 3.5 feet to provide the 20-foot half width cartway. We note 
that the existing cartway is curbed with sidewalk to the north and south of the site 
and widening the cartway would result in an inconsistent width along the roadway. 
Also, S. Main Street is a state road, owned by PennDOT. Any widening would need to 
be approved by PennDOT. We recommend the Applicant request a waiver from this 
requirement. 
Comment noted. A waiver will be requested at time of formal application. 
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2. §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. The proposed parking area is 
approximately 9 feet from the existing multi-family building. The parking lot layout 
should either be revised to provide the required 15-foot separation or a waiver will 
be required. 
The layout on the sketch plan has been revised to provided the 15-foot 
separation required. 

3. §164-25.A.(2) A landscape plan shall be provided to demonstrate compliance with the parking 
lot landscaping requirements of §164-25.A. 
Comment noted. Landscape plans will be provided at time of official 
Preliminary Plan submission. 
 

4. §164-26 A sidewalk connection should be provided from the public sidewalk along S. Main 
Street to the proposed sidewalk for the two-family dwelling units. 
The layout on the sketch plan has been revised to provide connection to the 
public sidewalk. 
 

5. §164-32 A portion of the stone wall for TMP 33-014-024 and a portion of the wood tie barrier 
for TMP 33-014-026 extend onto the subject property. These existing features should 
be relocated onto their parcels or easements should be provided for these 
structures. 
Comment noted. Existing encroachments will be considered appropriately 
prior to final plan approvals. 
 

6. §164-32.D 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. We 
note that the existing watercourse is carried through the site by the existing storm 
sewer system. These pipes are proposed to be relocated to bypass the proposed 
stormwater management facilities for the development and 
connect to the existing inlet on S. Main Street. A blanket easement for this 
stormwater facility was granted to the Borough by the previous property owner on 
April 18, 2016 for access, inspection and maintenance by the Borough. 
Comment noted. Existing and proposed stormwater/drainage easement 
requirements will be coordinated with the Borough prior to final plan 
approvals. 
 

7. §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 drainage area for 
the unnamed tributary to the Pleasant Spring Creek that drains through the site 
should be evaluated and any areas of future development should be identified to 
determine the maximum flow anticipated to the bypass storm pipe through the 
development. 
Comment noted. Stormwater management facilities will be designed in 
coordination with the Borough Engineer. 
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8. §164-
36.D.(1) 

For each residential dwelling unit, a minimum of 1,500 feet of land shall be 
dedicated for recreation space. Based on six (6) additional residential dwelling 
units, 9,000 SF of park and recreation land should be provided. The land proposed 
to be dedicated should be in accordance with §164-36.D.(3) through (8). The 
Borough may assess a park and recreation fee in lieu of dedication of $1,500 per 
dwelling unit of $9,000.00 total. 
Comment noted. Applicable fees will be paid prior to final plan recording. 
 

9. §164-37.E.(2) Access and circulation for fire-fighting equipment, furniture-moving vans, fuel 
trucks, garbage collection, deliveries and snow removal shall be planned for 
eƯicient operation and convenience. Circulation exhibits for delivery trucks, trash 
trucks and emergency vehicles should be provided. A snow storage area should be 
considered as well. 
A 45-foot long firetruck turning template is provided on the revised sketch. 
The plan has been revised to provide additional access/exit through the 
adjacent parcel which will benefit from additional parking. Easements will 
be finalized prior to final plan approvals and recording. While it is 
anticipated that the site will be striped for one way circulation, adequate 
widths will be provided for two-way circulation, emergency access and 
larger vehicle access.  
A proposed striped area has been shown in the southern corner of the 
parking area. This area may be considered for a common trash tote 
collection area on trash day, temporary snow stockpile area, potential 
community mailbox area, etc. Additional snow storage may be possible at 
the dead end area of the parking lot. 
 

10. §164-37.L.(1) Outdoor collection stations shall be provided for garbage and trash removal 
when individual collection is not made and indoor storage is not provided. A trash 
collection area should be designated on the plan and screened accordingly.  
Plan has been revised to provide conceptual trash tote pads and concrete 
walk connections for each proposed duplex unit. These locations may be 
individually screened with fencing or landscaping, if necessary. 
 

Stormwater Management Review Comments: 
1. §158-15.E. The plan proposes conceptual subsurface stormwater management facilities in the 

parking area for the proposed improvements. It is noted that a soils evaluation of the 
project site shall be required to determine the suitability of infiltration facilities at 
the location of the proposed stormwater BMP. All regulated activities are required to 
perform a detailed soils evaluation by a qualified design professional which, at a 
minimum, addresses soil permeability, depth to bedrock, and subgrade stability. 
Infiltration testing should be performed at the bottom elevation of the proposed 
BMP and testing results should be provided with the preliminary plan submission. 
Comment noted. Soil testing will be performed prior to detailed designs and 
subsequent formal submissions. 
 

General Review Comments: 
1. The adjacent property owner of TMP 33-014-022 has requested a review of the existing Catalpa/Bean 

tree, fence, paving stones, and brush and trees along the common property line. We note that the 
Site Sketch Plan does not show any of the existing vegetation or fencing along the eastern side to 
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remain. The Applicant should discuss these features with the adjoining Property Owner as part of 
this development and the results of the discussion documented and 
submitted with the preliminary submission package. 
Comment noted. Proposed landscaping will be provided and existing vegetation to be 
preserved will be considered at time of landscape design. Property lines will be delineated 
and applicant will coordinate with adjacent owners regarding “clean up” items, if 
applicable. 
 

2. The plans show a rectangular concrete area at the northeastern corner of the site. The adjacent 
property owner has requested clarification on the location of existing paver stones along the 
property line. The preliminary plan should clarify this stone structure, locate the existing paver 
stones and specify them for removal if they are on the adjacent property. 
Comment noted. Pavers in question do not appear to be survey located and the origin and 
intent of the concrete pad shown is unknown. Property lines will be delineated and 
applicant will coordinate with adjacent owners regarding “clean up” items, if applicable. 
 

3. The plan references a Lot Consolidation Plan last revised November 30, 2017. The referenced 
lot consolidation plan should be provided to determine if any restrictions or easements were 
included in the consolidation which would impact the proposed development. 
Comment noted. The Lot Consolidation Plan referenced applies to the adjacent parcel (The 
Perk), but will be forwarded to the Borough engineer for reference. 
 

4. South Main Street (S.R. 4087) is a state road owned by PennDOT. The plan proposes to 
enlarge the existing driveway access to this road. 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). PennDOT permits will be required for 
both the driveway widening and for the change in the intensity based on the increased traƯic 
from the additional residential units. 
Comment noted. Applicable PennDOT permits and approvals will be obtained prior to final 
approvals/plan recording. 
 

5. A legal description for all easements, and road ROW to be dedicated to PennDOT and the 
Borough should be provided to the Borough for review and approval prior to final plan recording. 
Comment noted. 

 
If you have any questions or require any additional information, please contact our office. 
 

Sincerely, 
 
 
Chad W. Brensinger, PE 
Charles E. Shoemaker Inc. 
 
cc: CES 27694 
 Elan Shirman, owner/applicant 
 Gavin Laboski, Esq.  
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September 9, 2026 
 
Cassandra L. Grillo, CZO, BCO 
Zoning OƯicer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
PO Box 96 
Perkasie, PA 18944 
 
Re:  Sketch Plan Review #1 
  135 S. Main Street 
  TMP #33-014-027 
  Perkasie Borough, Bucks County, PA 
 
Dear Ms. Grillo: 

 
We are in receipt of the Borough Planner’s review letter dated March 26, 2026 and have revised the 

sketch or otherwise addressed the comments as follows: 
 

1.a. Existing and Surrounding Land Use 
The site currently contains an apartment building, driveway, parking, lawn and existing trees. The site 
is surrounded by residential uses to the north, east, and south-east with commercial use directly to 
the south. There is residential use across S. Main Street to the west. 
Comment noted.  
 

2.a. Consistency with the Comprehensive Plan 
As per the 2014 Perkasie Borough Comprehensive Plan Future Land Use Map, the site is designated 
Medium/High Density Residential and Low Density Residential. The purpose of this land use category 
is to retain the lower density residential character as it now exists, while providing for the protection 
of natural resources and the preservation of permanent open space and minimizing the amount of 
impervious surface. The proposed use is generally consistent with the Future Land Use Map. 
Comment noted.  
 

2.b. Consistency with the Comprehensive Plan 
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 the 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 
generally consistent with the Bucks 2040 Vision Plan. 
Comment noted.  
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3.a. Use Regulations  
As per ZO §186-20.C(1)(a), two-family, duplex dwellings are permitted by right in the R-2 Two-Family 
Residential District if the provisions set forth in §186-18.B.(2)(c) table of Dimensional Requirements 
are met. The required minimum lot width at the building setback line is 40 feet for two and three 
bedrooms. Each twin dwelling must be placed on a separate lot per (§186-18.B(2)(a) and shall comply 
with the minimum required lot width at the building setback line to demonstrate compliance with the 
requirements of the ordinance or a variance would be required. 
Comment noted. Sketch plan has been revised to better reflect the intent of the proposed 
buildings and more clearly show them as duplexes (top/bottom) per the definition in the 
Borough. The sketch plan has been revised to add a line showing that the project complies with 
the total lot area requirement based on the summation requirements for each use.  
 

3.b. Use Regulations  
As per ZO §186-20.C(1)(c), residential conversion (B6) is permitted by special exception in the R-2 
Residential District, in accordance with Article XI and when all requirements of Article IV, Use 
Regulations and Restrictions are met. A special exception was granted for the “Residential 
Conversion” of the existing building on April 11, 2024. The current use of the property is multi-family 
residential. 
Comment noted.  
 

3.c. Use Regulations  
As per ZO §186-18.B(2)(c), the minimum required average lot area per dwelling unit is 4,000 SF for two-
bedrooms, and 4,500 SF for three bedrooms. Each twin dwelling must be placed on a separate lot per 
(§186-18.B(2)(a) and shall comply with the minimum required average lot area to demonstrate 
compliance with the requirements of the ordinance or a variance would be required. 
Comment noted. Sketch plan has been revised to better reflect the intent of the proposed 
buildings and more clearly show them as duplexes (top/bottom) per the definition in the 
Borough.  
 
 

3.d. Use Regulations  
As per ZO §186-21, the lot area and yard of any new building or use shall not include any part of a lot 
that is required by any other building or use. Plans shall be revised to demonstrate compliance with 
the requirements of the ordinance or a variance would be required. 
Comment noted. Sketch plan has been revised to better reflect the intent of the proposed 
buildings and more clearly show them as duplexes (top/bottom) per the definition in the Borough 
and do not have individual lot area and yard requirements. The sketch plan has been revised to 
add a line showing that the project complies with the total lot area requirement based on the 
summation requirements for each use. There is no proposed subdivision so each unit is not 
required to meet individual setbacks or yard requirements. 
 

4.b. Landscape/Lighting 
As per SALDO §186-54 landscaping plans shall be prepared by a landscape architect to promote use 
and arrangement of plant material and shall comply with the buffering requirements set forth in §186-
54. A-E. 
Comment noted. Landscape plans will be provided at time of official Preliminary Plan 
submission. 
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4.c. Landscape/Lighting 
As per SALDO §186-52.C Any proposed outdoor lighting such as poles mounted, building or driveway 
lights, shall be shown on the lighting plan and shall not exceed 0.5 footcandles at the property line. 
Comment noted. Lighting plans will be provided at time of official Preliminary Plan submission. 
 

5.a. Pedestrian Connections 
A concrete sidewalk exists along S. Main Street. Plans should include a pedestrian connection from 
the proposed parking lot to the existing sidewalk (noted below in blue) to eliminate disjointed 
pedestrian connections in and around the site. 
Concrete sidewalk has been added to address this comment. 
 

6.a. General Planning Comments 
We recommend a centralized location for mailboxes be provided for this proposed development. 
A centralized location for mailboxes has been added to the plan. 
 

6.b. General Planning Comments 
Any architectural renderings of the proposed duplexes should be included in future submissions. 
Comment noted. Renderings will be provided. 
 

6.c. General Planning Comments 
Locations for trash and recycling collections should be shown on the plan in a convenient 
location for both collectors and tenants. 
A centralized location for trash removal has been added to the plan. 
 

6.d General Planning Comments 
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. 
Comment noted. 
 

 
If you have any questions or require any additional information, please contact our office. 
 

Sincerely, 
 
 
Chad W. Brensinger, PE 
Charles E. Shoemaker Inc. 
 
cc: CES 27694 
 Elan Shirman, owner/applicant 
 Gavin Laboski, Esq. 
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