
Agenda for the Regular Meeting of New Britain Borough Council 
Tuesday, June 8, 2021 at 7:30PM 

1) Call to Order
2) Announcement of Executive Session Held to Discuss Personnel

and Legal Matters prior to meeting
3) Presentation - MS4 (Borough Engineer)
4) Consideration of Consent Agenda Items

a) May  11, 2021 Minutes; May 24, 2021 Minutes; Bills for May 2021;
Resolution 2021-____ to Extend COVID-19 Emergency Declaration;
Appointment of Amanda Zimmerman as Borough Right-To-Know Officer and Borough 
Secretary

5) Resident Remarks
6) Review of Written Staff Reports and Elected Official Reports

a) Resident Report
b) Police Report

7) Committee Activity Review, Questions, and Announcements
8) Business Items

a) Consideration of Approval of Written Contract for Borough Manager

b) Information Only - Update on West Butler Mixed Use Overlay Zoning Ordinance

9) Other Business
10) Resident Remarks
11) Adjournment 

General Committee Meeting Schedule (see calendar on Borough website for 
details/changes) 

Appointment Advisory 4th Tuesday of every month 7:30 PM Admin Office 

Bird Town 1st Monday of most months 6:30 PM Admin Office 

Borough Council 2nd Tuesday of every month 7:30 PM Burkart Hall 

Community and Business 4th Tuesday of every month 7:30 PM Admin Office 

Financial Advisory 1st Tuesday of every month 7:00 PM Admin Office 

Historic Preservation 3rd Wednesday of every month 10:00 AM Admin Office 

Human Relations 1st Tuesday of every month 7:30 PM Burkart Hall 

Nature Preserve 2nd Monday of most months 7:30 PM Admin Office 

Parks & Recreation 1st Monday of most months 7:30 PM Admin Office 

Planning Commission 3rd Tuesday of every month 7:30 PM Burkart Hall 

Police Commission 4th Thursday of most months 7:00 PM 
Rotating location between its 

members 

Public Safety 4th Wednesday of every month 7:00 PM Admin Office 

Shade Tree Commission 3rd Monday of most months 7:30 PM Admin Office 

Committee Vacancies 
Bird Town Committee – 1 

vacancy 
Community/Business 

Committee - 1 business 
vacancy; 1 resident vacancy; 

Historic Preservation 

Committee – always open 

to new members; 

Human Relations 
Commission – 1 vacancy 

Public Safety Committee – 1 
vacancy 

Shade Tree Commission – 1 
vacancy 

Zoning Hearing Board – 1 
member vacancy; 2 
alternate vacancies 



• Authorizes the Borough to discharge stormwater to surface 

waters

• Requires Borough to implement 6 Minimum Control Measures

– Public Education and Outreach

– Public Participation and Involvement

– Illicit Discharge Detection and Elimination

– Construction Site Stormwater Runoff Control

– Post-Construction Runoff Control

– Pollution Prevention/Good Housekeeping

• Requires Borough to implement Total Maximum Daily Load and 

Pollutant Reduction Plans

MUNICIPAL SEPARATE STORM SEWER SYSTEM 

(MS4) PERMIT



 
 
Minutes for the Regular Meeting of Borough Council 
May 11, 2021- Meeting held via Zoom due to coronavirus.

 
Call to Order 
President LaMontagne called the meeting to order at 7:31 PM.  Additional elected officials present were 
Vice President Dr. Robyne Kelemen, Mr. Steven Ascher, Ms. Mary Pat Holewinski, Mr. Thomas Price, 
Mr. Eric VanDerSluis, Mr. John Wolff, Jr., and Mayor Mr. David Holewinski.  Others present were Junior 
Councilperson Ms. Alivia Tremmel, Manager/Treasurer/Secretary Ms. Samantha Bryant, Solicitor Mr. 
Michael Peters, Assistant to the Manager Ms. Andrea Dewhurst, Police Captain Mr. Lance Carlen, and 
Borough Engineer Ms. Karen MacNair.   
 
Announcement of Executive Session Held to Discuss Personnel on May 6th and May 11th 
President LaMontagne announced that Council held an Executive Session on May 6th to discuss 
personnel and prior to the meeting on May 11th to discuss personnel. 
 
Consideration of Consent Agenda Items 
March 18, 2021 Minutes; April 13, 2021 Minutes; Bills for April 2021; Resolution 2021-09 to Extend 
COVID-19 Emergency Declaration;  Close Escrow for 124 Maple Lane;  Acceptance of Resignation of 
Max Burton from Parks and Recreation Committee; Closure of 2007 Weston Land Development 
Escrow;  Closure of 2015 Hidden Meadows Construction Inspection Escrow;  Knoell Escrow Release; 
 
Ms. Holewinski made a motion to approve the consent agenda, which was seconded by Mr. Ascher and 
approved by all members present. 
 
Resident Remarks 
There were no resident remarks. 
 
Review of Written Staff Reports and Elected Official Reports  
Ms. Bryant announced that Ms. Tremmel would be ending her time as a Junior Councilperson and 
thanked her for her attendance at the Council Meetings, her work on the Butler Ave Island project with 
the Shade Tree Commission, her work on the 2020 Budget with the Finance Committee, and her work 
on the new Mixed Use Ordinance with the Planning Commission.  President LaMontagne requested 
Ms. Bryant provided Ms. Tremmel with a formal thank you letter, to which Ms. Bryant agreed to provide. 
 
Ms. Bryant noted the Resident Reports were the usual mix of calls related to trash service, building 
permits, and an occasional miscellaneous question. 
 
President LaMontagne expressed Council’s thanks to Ms. Bryant for her work in the Borough, and 
announced that a celebration would be arranged for her in the future. 
 
Captain Carlen provided the police report and noted no statistical change compared to previous months. 
 
Committee Activity Review, Questions, and Announcements   
Ms. Kesilman asked on behalf of the Bird Town Committee if they could plan Pop Up Park, and if Council 
would provide funding for it.  Ms. Bryant noted the history of the matter with the 2020 Budget, and Ms. 
Holewinski suggested the Bird Town Committee solicit private donations to pay for the event.  President 
LaMontagne noted the importance of community events.  After discussion, Mr. Wolff made a motion for 



the Bird Town Committee to begin planning Pop Up Park with the funding to be determined, which was 
seconded by Vice President Kelemen and approved by all members present. 
 
Mr. Ascher reported that the Community and Business Community was continuing to work on a car 
show and scarecrow festival community event.  Mr. Ascher also strongly expressed a need for 
volunteers for the Community and Business Committee, and reminded the public that there was a 
vacancy for a resident and a business on the committee. 
 
Business 
Appointment of Borough Manager 

President LaMontagne noted this item was tabled. 
 
Approval of Contractor for 2021 Roadwork 

Ms. MacNair reviewed the bids for the 2021 Roadwork and noted the low bid was for $32,614.00 from 
T. Schiefer. 
 
Vice President Kelemen asked about the quality of the contractor’s work.  Ms. Macnair noted they had 
performed well on other municipal projects she was involved in.  Ms. Bryant added that the contractor 
did a good job paving the Borough parking lot in the past. 
 
Vice President Kelemen made a motion to award the 2021 Roadwork to T. Schiefer for $32,614.00, 
which was seconded by Mr. VanDerSluis, and approved by all members present. 
 
Consideration of Updated Wayfinding Proposal 

Ms. Dewhurst noted the updates she made to the graphics and presentation originally provided in 
September 2020. 
 
Vice President Kelemen made a motion to approve the Wayfinding Plan, which was seconded by Mr. 
VanDerSluis, and approved by all members present. 
 
Information Only - Update on West Butler Mixed Use Overlay Zoning Ordinance 

Mr. Peters reported that he submitted this item for review by the Bucks County Planning Commission 
as requested in April by Borough Council.  Mr. Peters reported that BCPC will have comments back for 
Council’s June 8th meeting. 
 
Information Only - Borough Streetlight LED Implementation 

Ms. Bryant provided an overview of the research from her and Mr. Klingele. 

After brief discussion, Council did agree to move forward with the proposed lighting solution going 

forward, but asked for further study and review of which lights to permanently remove. 

Ms. Dawn Tremmel requested that the streetlights on Keeley Ave be replaced, given the presence of 

the bike and hike trail in that area. 

Information Only - Proposal to Create Public Works Department 

Ms. Bryant noted she provided a memo to create a Public Works Department based on research done 

by herself, Roadmaster Bryan Coleman, and Mr. Wolff for Council and the next Borough Manager. 

 



 
Other Business 
There was no other business discussed. 
 
Resident Remarks 
There were no additional resident remarks. 
 
Executive Session to Discuss Legal Matters and Property Acquisition 
Council went into Executive Session at 8:09 PM to discuss a legal matter and property acquisition. 
 
Council returned from Executive Session at 8:53 PM. 
 
Mr. Price made a motion for Borough Council to make an offer to purchase six acres of land at 1702 
Upper State Road, which was seconded Mr. Wolff.  All members present, with the exception of Ms. 
Holewinski, voted in favor of the motion. 
 
Ms. Holewinski made a motion to extend the lease at the Groner House for a term of 3 years, with rent 
increases of 2% each year, which was seconded by Mr. VanDerSluis, and approved by all members 
present. 
 
Adjournment 

Mr. VanDerSluis made a motion to adjourn, which was seconded by Vice President Kelemen.  The 
motion was approved by all members present, and the meeting adjourned at 8:55 PM. 
 
 
__________________________ 
Secretary 
 
*There is no video recording of this meeting due to changes in how Zoom and Facebook Live integrate. 
 



 
 
 
 
 
 

Minutes for the Special Meeting of Borough Council  

May 24, 2021- Meeting held via Zoom due to coronavirus. 

Call to Order 
President LaMontagne called the meeting to order at 7:47 PM. All members of 
Borough Council and the Mayor were present, with the exception of 
Councilmember John Wolff. Borough Solicitor Michael E. Peters was also present. 
Mr. Peters kept minutes of the meeting. 

 
Announcement of Executive Session 
President LaMontagne announced that immediately prior to the meeting Borough 
Council held an executive session to discuss personnel and land acquisition 
matters.  President LaMontagne also announced an executive session held on 
May 17, 2021 to discuss personnel matters. 

 
Resident Remarks 
There were no resident remarks during this time. 

 

Business 
 

Consideration of Appointment of Borough Manager  

 

Mr. Peters explained that Borough Council has been in the process of reviewing 
and interviewing candidates for the position of Borough Manager.  Following that 
review and the interviews, a candidate was identified for potential appointment 
to the position of Borough Manager, Amanda Zimmerman. 

 

Mr. Peters explained that Ms. Zimmerman had stated her ability to start with the 
Borough on a part-time basis while she finalized her current employment, if 
Borough Council desired her to do so. 

 

Coucilmember Kelemen made a motion to hire Amanda Zimmerman as Borough 
Manager on a part-time basis at the rate of $45 per hour.   Councilmember 
Holewinski seconded the motion.  The motion was passed unanimously by all 
members of Borough Council present. 

 

 

 

 

 

Mr. Peters explained that his office had also prepared a term sheet for Ms. 



Zimmerman’s full-time employment, which was circulated to Borough Council 
and the Mayor prior to the meeting.  Mr. Peters explained that one of the 
conditions of the term sheet was that a formal written contract approved by all 
parties be executed prior to commencement of full time employment.  
Councilmember Holewinski made a motion to appoint and hire Amanda 
Zimmerman as the full-time Borough Manager under and pursuant to the terms 
of the term sheet.  Councilmember Kelemen seconded the motion.  The motion 
was passed unanimously by all members of Borough Council present. 

 
Consideration of Property Acquisition 
 
 Mr. Peters explained that the prior Borough Manager, Samantha Bryant, and Mr. 
Peters met with the property owner of 1702 Upper State Road regarding a 
potential sale of the property to the Borough. Mr. Peters explained that Ms. Bryant 
and he shared the appraisal amount with the property owner, but not the appraisal 
itself.  Mr. Peters asked for permission to share the appraisal with the property 
owner and to offer to the property owner that the Borough would pay the cost to 
subdivide the property to permit the Borough’s acquisition.  Councilmember 
VanDerSluis made a motion to give the Borough Solicitor authority to perform the 
acts and make the representations set forth in the foregoing sentence, a motion 
seconded by Councilmember Price.  The motion passed unanimously by all 
members of Borough Council present. 
 
Resident Remarks 
There were no resident remarks at this time. 

 

Adjournment 
The meeting adjourned at 8:00 PM. 
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BOROUGH OF NEW BRITAIN 
BUCKS COUNTY, PENNSYLVANIA 

 
RESOLUTION NO. 2021-10 

 

EXTENSION OF LOCAL DISASTER EMERGENCY 
 

WHEREAS, the Mayor of the Borough of New Britain declared a state of 
emergency in the Borough on March 25, 2020, due to the COVID-19 outbreak in Bucks 
County; 

 

WHEREAS, the Borough Council of the Borough of New Britain ratified and 
extended the aforementioned proclamation through its June 8, 2021 meeting; 

 
WHEREAS, the local disaster emergency persists in the Borough of New 

Britain; and 
 

WHEREAS, Borough Council has determined that the local disaster emergency 
must be extended through July 13, 2021, its regular meeting of that month, to be 
reviewed at that time. 

 

NOW THEREFORE BE IT RESOLVED by the Borough Council of the Borough of 

New Britain as follows: 

 

SECTION 1.  EXTENSION OF LOCAL DISASTER EMERGENCY. The local disaster 

emergency in the Borough of New Britain is hereby extended to July 13, 2021. The local 

disaster emergency may be extended by further resolution of Borough Council. 

 

SECTION 2. REPEALER. 
 

Any and all prior inconsistent Resolutions or parts of Resolutions are hereby 
REPEALED by adoption of this Resolution. 

 
 

SECTION 3.  SAVINGS CLAUSE. 
 

If any portion, part or provision of this Resolution should be declared by a court of 
competent jurisdiction to be invalid, unconstitutional, illegal or unenforceable, the Borough 
Council of the Borough of New Britain hereby declares its intent that this Resolution shall 
have been adopted without regard to such unconstitutional, illegal, invalid or 
unenforceable portion thereof. 



SECTION 4.  EFFECTIVE DATE. 
 

This resolution shall become effective upon its adoption. 

 
 

ADOPTED and APPROVED, this  day of  , 2021. 
 
 
 
 
 

Peter LaMontagne 
Borough Council President 

 
 
 
 
 

Borough Secretary 

 
 

APPROVED this  day of  , 2021. 
 
 
 
 
 

David Holewinski 
Mayor 
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Resident Report – Calls 

Monday, May 17, 2021 

• They had a question about the Bat houses at Covered Bridge Park 

• An interest in purchasing a Garden plot at Orchard Park 

• Asked what the school code was for New Britain Borough 

•  A resident wrote this:  I felt compelled to write and get on record as to my concerns on this life threating situation. 

Eight years ago, I brought to the attention of Mark Hittenlang the severe drop of about 20’ to a huge concrete pipe and 

the creek below. This drop starts at the edge of the road It' especially at night that the real danger cannot be seen. Mark 

also agreed to the potential danger and felt a guard rail and perhaps wired bags of stone to build up the area but said 

there was no monies to address this. Instead, he gave me some plastic markers to put at the entrance so no cars would 

drive in there. I was assured that maybe next year there would be money available to fund the project. After five years I 

finally stopped asking about the project. Now eight years have passed and a few months ago I brought this to the 

attention of the new roadmaster who came out with an engineer to access this. saw them out front and went out to 

explain my concerns and that if he please gets back to me with anything they might do to resolve this. There has been 

no response. In the eight years that have passed I have seen many beautician projects completed in the Borough. Why 

and how can you find money for them and overlook a life threating situation? There is also an erosion/undermining 

problem at this point in the road due to the fact that the rainwater that is supposed to be carried to the creek from an 

underground pipe system is not working. Subsequently the water cascades over at this point of the road. 

Tuesday, May 18, 2021 

• Closed permit requirement 

• Garden plot information 

• Questions regarding Advanced Disposal/Waste Mgmt. 

• Code enforcement 

• Permit inspections 

• Names of the property owners at the Towne Center 

• Zoning questions 

• Resident wanted to know who to contact (if need be) of a possibly aggressive dog wandering in the neighborhood 

Wednesday, May 19, 2021 

• Resident was upset and angry that his sidewalk was not addressed regarding stones and dirt that should have been 

taking care of. They mentioned they talked to Samantha a couple of weeks ago about this situation 

 

 

May 19, 2021 

• Interested in a Temporary Sign Permit Application to fill out for The Gatherings 











 
New Britain Borough 

Engineer’s Report 
May 2021 

 
 
 
 

Land Development Projects 
1. 194 West Butler Avenue (20-12022) Waiver of Land Development for improvements to the existing 

gas station at 194 West Butler Avenue. Application was conditionally approved at the 1/12/21 Council 
meeting. G&A reviewing revised submission intended to address conditions of approval. 
 

2. Peregrine Surgical Building (21-04041) Preliminary/Final Land Development application for proposed 
construction of two light manufacturing buildings at 17 Industrial Drive, located at the northwest corner 
of the Industrial Drive and Sand Road intersection. Received recommendation for approval at the 
5/18/21 Planning Commission meeting. 
 

3. 638 East Butler Avenue (21-04042) Preliminary/Final Land Development application for the proposed 
construction of a 13 unit multifamily dwelling with 21 parking spaces and a single driveway access 
onto East Butler Avenue. Discussed at the 5/18/21 Planning Commission meeting but Applicant 
revising plans and resubmitting to address comments. 
 

Construction Land Development Projects 
1. 30 Sandy Ridge Road (20-04023) Escrow release 6 approved at the 1/12/21 Council meeting. G&A 

issued punch list letter on 1/6/21 and as-built review on 1/15/21. Awaiting revised submission of 
additional as-built information. 
 

Public Improvement Projects 
1. Butler Avenue Sidewalk (20-03079) Phase 1 (Keeley – Sandy Ridge) sidewalk plan submitted to 

PennDOT and preparing revised plans to address PennDOT’s comments. Drafting Phase 2 (Sandy 
Ridge – Cedar) sidewalk plans for discussion with Borough and property owners. Borough recently 
awarded $480,000.00 from a Multimodal Transportation Fund (MTF) grant for Phase 3 (Cedar – Shady 
Retreat). 
 

2. MS4 (20-04007) G&A to present general information on the Borough’s Municipal Separate Storm 
Sewer System (MS4) permit. 
 

3. Butler Avenue Water Main Extension (21-01025) G&A observing work in the Borough’s Butler Avenue 
right-of-way where the North Penn Water Authority is extending their water main. 
 

4. 2021 Road Program (21-01140) Bids opened on 5/4/21 and awarded at the 5/11/21 Council meeting 
for roadwork on the northern portion of Barrie Circle. Scope of work includes addressing the layer 
below visible pavement in areas of significant cracking plus mill and overlay of the entire northern 
portion. G&A reviewing contract documents for Borough signature and preparing the Liquid Fuels 
application. 



 
 

 
 
 

 
 

 

 
The Almshouse    Neshaminy Manor Center    1260 Almshouse Road 
Doylestown, Pennsylvania 18901   215.345.3400  FAX 215.345.3886 
E-mail: bcpc@buckscounty.org 

PLANNING COMMISSION: 
  

Tom Tosti, Chairman 
Richard Donovan, Vice Chairman 

Thomas J. Jennings, Esq., Secretary 
 

Craig E. Bryson, PLA 
James J. Keenan 
David R. Nyman 

Carol A. Pierce 
Edward J. Tokmajian 

Walter S. Wydro 
 

Evan J. Stone, PLA 
Executive Director 

 

 

COUNTY COMMISSIONERS: 
 

Diane M. Ellis-Marseglia, LCSW, Chair; Robert J. Harvie Jr., Vice Chair; Gene DiGirolamo Visit  us at:  www.buckscounty.org 

 
 
MEMORANDUM 
 
To:  New Britain Borough Council 
  New Britain Borough Planning Commission 
   
From:  Bucks County Planning Commission 
 
Date:  June 2, 2021 
 
Subject: BCPC #25-21-1  
 Proposal to Amend the Zoning Map and Ordinance—Town Center MUO – Mixed-Use 

Overlay District 
 TMPs #25-1-3, -1-3-1, -1-4, and -1-5; 25-1-8 through -15, -11-1; 25-2-24, -2-25, -2-29, -2-

29-1, -2-29-2   
  Applicant: Borough Council 
  Date Received: April 20, 2021 
  Hearing Date: Not scheduled  
 
In accordance with the provisions of Section 304 and 609 of the Pennsylvania Municipalities Planning 
Code, this proposal was sent to the Bucks County Planning Commission for review. The following review 
has been prepared by the staff and endorsed by the Bucks County Planning Commission at a meeting held 
on June 2, 2021. 
 
GENERAL INFORMATION 
 
Proposed Action: Amend the zoning map and ordinance to establish a new “Town Center MUO – Mixed-

Use Overlay District” (the “Town Center MUO”) and regulations governing development under the 
Town Center MUO. New uses are also proposed, which will be considered permitted uses by-right in 
the proposed Town Center MUO. 

 
Location and size of tract: The overlay district comprises parcels along the south side of West Butler 

Avenue between TMPs #25-1-8 and 25-2-29-1. The Town Center MUO also proposes to include TMPs 
#25-1-3, 25-1-3-1, 25-1-4, and 25-1-5 on the north side of West Butler Avenue. In all, the proposed 
Town Center MUO comprises 18 parcels and covers about 29 acres. The proposed overlay district 
primarily encompasses parcels in the underlying C-1 Commercial District, but also covers parcels in 
the C-2 Commercial, R-1 Residential, and LI Light Industrial Districts. 
 

Proposed Zoning Provisions: Amend the borough ordinance to add a new zoning district, Town Center 
MUO, as follows: 
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• New Uses 
o Bed and Breakfast 
o Brewery/Brewpub/Micro-Winery/Distillery  
o Cultural Facility  
o Personal Service Business 

• Use Requirements 
o All applications 1 acre or larger in lot size must provide a combination of two or more uses. 

Permitted uses include, but are not limited to, the following: Eating place, Residential Uses, 
Retail Trade and Services, Office, Cultural Facility.  

o All applications under 1 acre in lot size must either: 1) propose two or more uses (with one 
being residential); or 2) propose one nonresidential use. 

• Area and Dimensional Requirements 
o Minimum site area: 0.5 acres 
o Minimum yards for overall mixed-use tract: 5, 15, and 25 feet for front, side, and rear yards, 

respectively 
o Maximum setback from Butler Avenue (measured from existing right-of-way to face of 

building): 100 feet 
o Minimum setback from Butler Avenue (measured from existing right-of-way to face of 

building): 5 feet 
o Minimum public space required: for each land development or subdivision or use developed 

under the Town Center MUO, public outdoor space shall be designed as part of the 
development or use. 

o Minimum nonresidential use for properties 1 acre or larger: properties 1 acre or larger in lot 
size shall contain a minimum of 300 square feet of nonresidential use for every 10 residential 
dwelling units. 

• Parking 
o Residential uses: townhouses will require two off-street spaces per dwelling unit; multifamily 

dwellings will require 1.5 off-street parking spaces per dwelling unit; and two-family dwellings 
will require three off-street parking spaces per dwelling unit. 

o Commercial uses: five parking spaces will be required for every 1,000 square feet of customer 
serving floor area. 

• Required Public Space 
o Public spaces shall be accessible from Butler Avenue and shall be visible from Butler Avenue 

or otherwise sufficient signage shall be provided so that the public space can be readily 
identified and located by the general public from Butler Avenue and other public ways.  

• Required Architectural Design Review 
o The Town Center MUO is declared as a special area as a major thoroughfare and an area of 

unique local interest, thereby designating it as an area requiring design review by the borough 
(authority granted under Section 605 of the PA Municipalities Planning Code). No structure 
or improvement on any land within the Town Center MUO shall be made until the plans for 
the exterior architectural features, signs, lighting, and landscaping have been reviewed and 
approved by the borough. 
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COMMENTS 
 
We recommend that the borough council consider the following in addressing the proposal to rezone the 
above listed parcels from various underlying zoning districts to include the Town Center MUO – Mixed-
Use Overlay District: 
 
A. Zoning Map Change 
 

1. Comprehensive Plan—Section 603.(j) of the Pennsylvania Municipalities Planning Code states that 
zoning shall be consistent with a municipality’s comprehensive plan. Accordingly, the merits of the 
proposed rezoning should be coordinated with the analysis and recommendations from the New 
Britain Borough Comprehensive Plan (2020). The proposed amendment is consistent with the planned 
growth pattern presented in the comprehensive plan’s Future Land Use map, which show the subject 
parcels as within an area designated as “Future Mixed-Use.” 
 

The proposed zoning map amendment would add a second mixed-use overlay to the borough, joining 
the existing MUO – Mixed-Use Overlay District on the eastern end of the borough, which similarly is 
intended to promote development that contributes to the “Main Street” character outlined in the 
comprehensive plan.  
 

2. Compatibility with surrounding zoning and land use1—The permitted land uses in the proposed 
Town Center MUO District are compatible with the surrounding land uses and zoning districts, with 
the exception of the LI Light Industrial District to the south of the proposed overlay. The borough 
should remain mindful of landscaping and buffering requirements for proposals in which certain 
permitted land uses in the proposed overlay (particularly residential uses) are proposed within close 
proximity to the neighboring LI Light Industrial District.  

 
B. Zoning Amendment 
 

1. Butler Avenue setback distance—The proposal recommends a minimum setback of 5 feet from Butler 
Avenue. From a planning perspective, encouraging development with setbacks as close to “build-to-
line” as possible fits with the borough’s vision to improve walkability and pedestrian access to 
businesses and other destinations throughout the borough, outlined both in the New Britain Borough 
Comprehensive Plan (2020) and the New Britain Borough – Main Street Study (2016). Therefore, we 
recommend in favor of the proposed 5-foot minimum setback distance from Butler Avenue. 
 

The proposal also permits up to a 100-foot maximum setback distance from Butler Avenue, likely to 
accommodate the non-conformities a lower setback distance would create. We recommend against 
allowing for an increased maximum setback distance and instead recommend mirroring the 
dimensions outlined under the Mixed-Use Overlay District on the eastern edge of the Borough, which 
allows for a 25-foot maximum setback along Butler Road. By our estimate, the 25-foot maximum 
setback would only create a handful of nonconformities and does not outweigh the long-term benefits 
of advancing dimensional requirements that meet the borough’s vision for a walkable, traditional 
Main Street feel, again outlined both in the New Britain Borough Comprehensive Plan (2020) and the 
New Britain Borough – Main Street Study (2016).  
 

2. Applicability—While the intent and applicability of the proposal is generally understood, we 
recommend a statement be added to make abundantly clear how the overlay will be applied and to 
what extent the underlying zoning is still in effect. As an example, the borough may consider adding 

 
1 The surrounding land use and zoning is described on the last page of our review under Pertinent Information. 
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the following: “The Town Center MUO is an optional district that overlays the underlying zoning 
district. An applicant shall have the option of developing property under the Town Center MUO or 
under the underlying district. Once a final plan is approved under the Town Center MUO, it shall be 
completed under the Town Center MUO provisions.” 
 

3. Proposed new uses—Section III of the proposal indicates that certain new uses will be added to 
Section 45-14.B. of the zoning ordinance. We note that all of these new uses, with the exception of 
the Brewery/Brewpub/Micro-winery/Distillery use, already appear in the existing Mixed-Use Overlay 
District and therefore are already present in the zoning ordinance, with references also included in 
Section 45-14.B. We recommend the proposal be revised to eliminate the indication of new uses 
which already appear in the zoning ordinance, and instead only indicate the Brewery/Brewpub/Micro-
winery/Distillery as a new use to be added to the zoning ordinance. 
 

4. Mixed-use structures—The proposal speaks to mixed-use developments that feature a mix of uses 
on lots (across multiple buildings) but does not specify if a mixing of uses within a single building is 
permitted. We recommend that the borough to clarify this issue and further recommend that a mix 
of uses be explicitly permitted within the same building, vertically or horizontally. 
 

5. Parking garage use—The township may wish to create and add a parking garage use to the mix of 
permitted uses within a “multiple use structure” (see Comment 4). The potential to add parking below 
or above other permitted uses can help reduce impervious coverage, optimize site development, 
reduce walking distances, and create more area for public space and amenities. Should the 
recommendation be considered, careful attention should be given to producing design standards for 
development under this use.  
 

As an example, the borough may consider encouraging the wrapping of a parking garage with other 
uses, often referred to as a “wrap” or “Texas donut.” The effect would be the other uses wrapping 
around the parking structure, hiding the parking from plain view. This type of wrap development is 
common in other areas of the country and is often considered to be more cost effective and more 
convenient for users who, depending on its design, can access parking directly from the outside uses. 
When residential units wrap the parking structure, it becomes a creative way to develop on a relatively 
small footprint and, in general, makes for a more attractive development by concealing the parking. 
 

6. Parking ratio reduction—Since required parking is one factor that influences development intensity 
on a particular tract, the borough may wish to consider reducing the residential uses parking ratio, 
which is currently proposed to range from 1.5 spaces per dwelling unit to 3 spaces per dwelling unit, 
depending on type of dwelling unit. We recommend that the borough consider reducing this ratio to 
align with a recent study published by DVRPC.2 The study estimates vehicles per household in 
comparable communities to be 1.87 for single-family dwelling types and 1.11 for multifamily 
apartments. The area’s access to public transportation options (Doylestown DART and SEPTA Regional 
Rail) also supports an anticipated reduction in vehicle trip generation rates resulting from higher 
transit-accessibility. Ultimately, the reduced parking ratio can help reduce impervious coverage, 
optimize site development, and create more area for public space and amenities. 
 

7. Design guidelines—We note that the proposal currently specifies an architectural design review 
process in which exterior architectural features, such as signs, lighting, and landscaping must be 
reviewed and approved by the borough prior to approval. We recommend the borough instead 
consider codifying a set of design guidelines, from which applicants should seek this guidance. Doing 

 
2 Multifamily Housing Research Summary (DVRPC, October 2018). 
https://www.dvrpc.org/SmartGrowth/Multifamily/pdf/DVPRC_Multifamily-Housing-Research-Summary.pdf  

https://www.dvrpc.org/SmartGrowth/Multifamily/pdf/DVPRC_Multifamily-Housing-Research-Summary.pdf
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so would promote a district and borough-wide identify of design features, while lessening the burden 
on the borough to individually review each proposal for subjective approval of its architectural design 
elements. 
 

Summary 
 
The purpose of the Town Center MUO District is to allow for commercial businesses in the Town Center 
to expand their uses, while adding residential components to their properties. In doing so, the Town 
Center MUO seeks to encourage development and revitalization along Butler Avenue that contributes to 
the “Main Street” character outlined in the New Britain Borough Comprehensive Plan (2020) and the New 
Britain Borough – Main Street Study (2016). The proposed zoning map amendment is consistent with the 
comprehensive plan and generally consistent with the surrounding zoning and land use.  
 
We recommend that the zoning amendment be amended to reduce the maximum setback distance from 
Butler Avenue, clarify how the district will be applied, explicitly permit mixed-uses in single buildings, 
provide a parking garage use, and reduce the residential parking ratio in the district. We also recommend 
that a set of design guidelines be codified into the subdivision and land development ordinance to provide 
guidance to applicants and lessen the burden on the borough to individually review each proposal for 
subjective approval of its architectural design elements. 
 
We would appreciate being notified of the borough council’s decision regarding this matter. If the 
amendment is adopted, please send a copy within 30 days as required by Section 609(g) of the 
Pennsylvania Municipalities Planning Code.  
 
JWS:dc/rml 
 
cc: Michael Peters, Esq., Eastburn and Gray, PC, Borough Solicitor (via email) 
 Samantha W. Bryant, Borough Manager (via email) 
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PERTINENT INFORMATION 
 
Site Characteristics, Natural Features: The proposed overlay covers approximately 29 acres and 
encompasses parcels in the underlying C-1 Commercial District, C-2 Commercial, R-1 Residential, and LI 
Light Industrial Districts. 
 
Existing Land Use: Commercial 
  
Surrounding Land Use: 
 

North: Government and Institutional (Pine Run Elementary School), Single-Family Residential, 
and Commercial (Chal-Brit Plaza) 

East: Single-Family Residential and Mining & Manufacturing 
South: SEPTA Rail Line, Commercial, and Mining & Manufacturing 
West: Multifamily Residential and Parks and Open Space 

 
Surrounding Zoning: 
 

North: SC Shopping Center, E-I Educational-Institutional, R-2 Residential 
East: VH Village Historic, LI Light Industrial 
South: LI Light Industrial 
West: R-2 Residential 

 
Municipal Comprehensive Plan: Future Mixed-Use. 
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