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Haverford Township - Planning Commission

Opening of Meeting Roll Call-Ms. Dobbs called the meeting to order at 7:03 P.M.
Pledge of Allegiance

2601 Haverford Road, Coatesville Land Inc.- Preliminary/Final Land Development
D.C. Folio No. 22-06-01013-00
The applicant, Coatesville Land Inc., proposes to construct a canopy, employee parking area, pay 
stalls, and vacuums at the existing carwash at the referenced property. The property is split-zoned 
between the C-1 Commercial, R-4 Residential, and INS Institutional Zoning Districts and is served by 
public water and sewer.
Kirk Karagelian, Attorney, representing the Applicant, Coatesville Land Inc. Mr. Karagelian began the 
presentation with an introduction of the owner of the company, Peter Karakelian and Alex Tweedie 
from Landcore Engineering Consultants. Mr. Karagelian stated the property is roughly 1.3 acres and 
is split zoned in C-1-Limited Commercial, R-4-Low to Medium Residential and Institutional. Mr. 
Karagelian handed information packets to the Planning Commission Members. Photos of current 
conditions and the need for improvement are referenced. Mr. Karagelian stated relief was sought and 
granted from the Zoning Hearing Board to construct and develop in the flood plain, relief permitted to 
expand the nonconforming use of the carwash and to have structures in the front yard setback. 
Alex Tweedie began with a more detailed explanation of the site plan, stating the business would 
basically remain the same size with a small addition filling in one corner. No new buildings are 
proposed; however, a permanent canopy will replace the existing temporary canopy. The main purpose 
of this project is to flip the operation of the tunnel and allow some on-site stacking of cars with a 
formal pay station. Mr. Tweedie noted with the demolition of the landscape yard, the area will be a 
green space. Mr. Tweedie added more details for the proposed operation and how to effectively use 
the remainder of land and improvement to the queueing of cars.
Renderings were displayed.
Mr. Tweedie said the Township Engineer’s letter of May 29, 2026, will be addressed in compliance. He 
stated the Plan will be discussed at the June 22, 2026, Shade Tree Commission Meeting. Mr. Tweedie 
added that the utilities run on the property line and would prevent street trees from being added to 
that location. One of the requested waivers would be to add the required street trees to the newly 
created green space. 
Addressing the Zoning comments in the Review Letter: 
Numbers 2, referencing the buffer between parked cars. There are skip laurels that stop short of the 
property line, and two ash trees that are being evaluated and treated by an arborist. If the Shade Tree 
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Commission would like the skip laurels extended, it can be done. There is also a fence to be repaired. 
Number 4 previously discussed with the waiver request of street trees relocation to the new green 
space.
Number 5, referring to compliance with the Zoning Hearing Board decision. The documentation will be 
provided regarding the permanent canopy structure and fencing details. Mr. Tweedie said, regarding 
number 9, the Zoning Hearing Board granted relief to work in the flood plain and the applicant is 
proposing a letter of map revision with FEMA to update the calculations on file with FEMA. Number 12 
refers to any non-residential development over 1 acre of land requires land set aside for open space 
or a fee-in-lieu provided and Mr. Tweedie stated the use is being continued, not developed. Number 
19, regarding runoff from hotspots shall be pretreated prior to surface or groundwater infiltration. Mr. 
Tweedie stated there is an existing drainage system in the back of the carwash that drains to Cobbs 
Creek which will be maintained but runoff will be directed to the greenspace that is proposed in this 
plan and install a new inlet in the grass area where it will be filtered and then piped into Cobbs Creek. 
Number 21 states if a perennial or intermittent stream passes through a site, the applicant shall create 
a riparian buffer extending a minimum of 100 feet to either side of the top-of-bank of the channel. Mr. 
Tweedie said some of the proposed greening would cut into the riparian buffer and the replacement 
of the building structure and the driveway should be a net benefit to the riparian area. In the general 
section of the Township Engineer Review Letter, Number 23 refers to the building to be demolished 
that is within the SEPTA Right-of-Way, which may require approval from SEPTA. Mr. Tweedie stated 
demolition of the building will be carried out from within the site, but notice will be given to SEPTA. 
Number 24, regarding an easement for future signal pole behind the right-of-way at the corner of 
Lorraine Street and Haverford Road would be agreed on but more information on placement is 
necessary due to the existing conditions of the area. Regarding number 27, the inaccessibility to the 
dumpster area beyond the parking spaces would be addressed by scheduling the trash removal in off-
peak hours. 
Ms. Dobbs asked about the proposed planter to be placed on the western corner of the property at an 
open curb cut to close it off. Mr. Tweedie explained that there is an existing, elevated, small planter 
that the applicant would be extending. Ms. Dobbs asked for clarification about the traffic circulation 
of the carwash. Peter Karakelian pointed on the overhead rendering, Haverford Road access to the 
vacuum stalls that will be pay to use and will not be accessible to the carwash area. A car wash 
customer only, free vacuum stall area will be to the right at the end of the carwash and then exit on to 
Haverford Road. If the customer does not require the vacuum service, they may just exit onto Loraine 
Street. Ms. Dobbs stated that the Applicant is trying to salvage the ash trees on the property. Mr. 
Karakelian said they had had all the dead limbs removed and the tree injected. These mature trees 
appear to be growing well. The conversation will be conducted with the Shade Tree Commission 
regarding tree health and the replacement requirements. Ms. Dobbs, Mr. Tweedie and Mr. Karakelian 
discussed the landscape plan along the SEPTA Bus Route. Ms. Dobbs asked about the shade trees for 
the street frontages. Mr. Tweedie stated there are limitations on both frontages, but Loraine Street is 
the worst of the two with a gas main. The paving on Haverford Road extends into the right-of-way but 
the plan is to pull the curb back to create green space but with the vacuum stalls and signage in that 
location, shade trees would be difficult to place in those areas. Ms. Dobbs said it would be a missed 
opportunity to not have some native vegetation even if a larger tree would not be suitable. Ms. Dobbs 
asked about the proposed water treatment system, and she said that in general, car wash operations 
are supposed to use a closed loop system. Mr. Tweedie pointed out the reclamation tanks where the 
water is filtered and reused in the closed loop system. 
Mr. Cortese asked for clarity on the current and proposed lighting on the site and the coordination 
with the Township on light direction. Mr. Karakelian stated there is currently a great number of 
spotlights and propose a replacement a pole light, adding some wall lights at the pay station and 
coordination with the Township. 
Ms. DiTrolio recused herself from discussion and the vote for professional conflict of interest. 
Mr. Welsh asked for clarification on the fencing around the creek. Mr. Tweedie said the plan is to 
add guard railing around the creek. Mr. Welsh asked if the bridges shown for fire access are rated 
for firetrucks. Mr. Karakelian said this is an existing condition. Mr. Welsh said he likes the idea of the 
proposed green space and new plantings to improve the site. Mr. Welsh and Mr. Tweedie discussed 
water runoff on the site. 
Ms. Onopa asked about traffic making a left turn to access the car wash on Loraine St. during school 
pick-up or drop-off times with Chestnutwold Elementary School on Loraine St, as well as pedestrian 
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traffic. Mr. Karakelian noted the peak hours of operation are Saturdays and Friday afternoons. 
Mr. Terranova received clarification on the Haverford Road access, existing streetlights in the general 
area and location of the bus stop.
Ms. Dobbs and Mr. Tweedie discussed buffer plantings and Zoning compliance.
Ms. Dobbs asked what the plan is for the removal of the impervious area in the proposed new green 
space. Mr. Tweedie stated it is the removal of the existing building and the gravel to be replaced with 
topsoil and plantings.
Ms. Dobbs recommended turning the ground over to alleviate compacted soil.

*To be added to the waiver request: From §160-4.A to submit the plans in one stage as Preliminary/
Final in lieu of the two-stage procedure. 
*From §160—4.E(5)[e](4) All storm drainage, sanitary sewer and public water supply lines or facilities 
within 400 feet of the site and ownership or maintenance responsibilities for the same are to be 
provided on the plan.
*From §160—5.B(5)(i)[2],[5] Cuts and fills are prohibited in a floodplain area. If approval from FEMA is 
denied, the project ends.
*From §160-5.C(2,4) Any non-residential land development involving 1 acre or more of land shall 
be required to set aside land for open space and/or parks and recreation facilities, or fee-in-lieu 
provided.
*From §160-4.E.(5)(i) (partial waiver) to allow the “Traffic Analysis” prepared by TPD, Inc. dated
October 20, 2025 and submitted with the Zoning Variance application, to be utilized.
*From §160-5.B.(4)(f) regarding the requirement to provide street lighting for all non-residential
developments. Streetlights currently exist on Haverford Road and Lorraine Street in the vicinity
of the development.
*From §160-5.B.(5)(g) requiring storm sewers to have a minimum grade of 1/2-percent and a
minimum inside diameter of 15-inches.
*From §160-5.B.(6) requiring shade trees to be installed on both street frontages.

Ms. Dobbs asked if the waiver from §160-5.C(2,4) was from the dedicated space and the fee-in-lieu. 
Mr. Tweedie stated the waiver request is in totality because it is an existing business in the Township 
and not a creation of a new use.
Ms. Dobbs recommended that the waiver from §160-5.B(4)(f) have an additional provision that lights 
on site are upgraded to meet full cutoff fixtures to meet all Township lighting requirements.
Ms. Dobbs reiterated the waiver from §160-5.B(5)(i)[2] and [5] would be contingent on the FEMA 
approval of remapping the floodplain. 
Ms. Dobbs suggested approval of the waiver from §160-5.B(6) subject to the evaluation of additional 
native plantings along the SEPTA right-of-way and the consideration of additional landscaping in the 
new strip along Haverford Road and subject to review by the Shade Tree Commission.
Ms. Dobbs stated she is not in favor of the waiver from §160-5.C(4) fee-in-lieu of open space because 
redevelopment is an opportunity to invest in the community. The majority of the Planning Commission 
are in favor.

Mr. Cortese motioned to approve recommendation of 2601 Haverford Road, Coatesville Land Inc.- 
Preliminary/Final Land Development conditioned on the discussion items and waiver requests as 
discussed.
Mr. Welsh seconded.
Ms. DiTrolio abstained.
All in favor.
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Presentation of Reorganized Zoning Ordinance by Adam Tecza, IMEG (formerly FHI Studio). 
Mr. Tecza’s presentation is the third meeting on the Zoning Ordinance Update.
Mr. Tecza stated the goal with the update is to make it simpler, organize it logically, and make it easier 
to understand and administer. 
Changes include updated definitions legally and modernizing term inclusion. Use tables have been 
added. Bulk standards will also be in tables. Use categories are added in place of lists. The supporting 
documents are available to help understand where changes have been made. Mr. Tecza noted that 
there is a lot of information updated on the Havtwp.org website for all to reference. Mr. Tecza reviewed 
many of the substantive comments, for example the definition of family. He said the definition meets 
the legal definition. 
Ms. Jilozian added the addendum would go to the Delaware County Planning Commission for a 30-
day review with however the Haverford Township Planning Commission recommends moving forward.
Mr. Tecza explained the process of how this amendment will get incorporated into the existing draft. 
Provided the Delaware County Planning Commission recommends approval, the amendment will be 
sent to the Board of Commissioners for discussion to accept or modify the recommendations to move 
forward. 

Public Comment

Dorothy Doughty, Merwood Park Resident- Displayed zoning maps, and pointed to areas she had 
concerns with how they are labeled and amended. Ms. Doughty compared the Delaware County Tax 
Map with The Haverford Township Zoning Map.

Linda Mitchell, White Marsh Road- completed the reading of Ms. Doughty’s presentation. Ms. Mitchell 
added her communications with 200-225 Township Residents and those residents had no idea what 
going on with the Comprehensive Plan that has passed, they have no idea what is going on now with 
the Zoning Update. 

Mario Gambescia, Resident-revisited his prior comments on definitions. Mr. Gambescia expressed 
disagreement with the new definition of family as proposed. Mr. Gambescia offered an example of a 
definition of family.

Albert Marciano, Resident -thanked the group for their hard work on this document. Mr. Marciano 
expressed his desire for muti-municipality zoning agreements.

Steven Gambescia, read the remainder of Mario Gambescia’s memo. The vague, open-ended 
definition of family is an attempt to define relationship agreements drawn up to cover certain property 
ownership rights, financial rights, and responsibilities and certain other legal protections into the 
definition of family. Transactional agreements of these types do not make a family. He gave examples 
of domestic partnership and cohabitation agreements.

Jon Druhan, Resident- stated his appreciation for the extensive work that has been done with this 
document. He stated it is overdue. He added that he’s been a resident in Haverford Township for 30 
years and is active in the community and a volunteer. Mr. Druen stated that he follows on Facebook 
and Instagram, is signed up to receive emails from Commissioner Trombetta, Commissioner Hart 
and the Township itself. Mr. Druhan said all of the opportunities to attend the meeting and discuss 
the updates have been very helpful for the residents as well as the feedback given to the Planning 
Commission. Mr. Druhan suggested a press release for phase two for those who are not inclined to 
follow on Facebook.

Martha Wagner, Rosewood Lane-commented on existing nonconforming structures. Ms. Wagner asked 
if there is a nonconforming structure, will the new update force the structure to come into compliance. 
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The response was, if the use remains the same, the structure remains.

Mike Lee, Resident- said he had a question about the AICP Code of Ethics and the provisions 
protecting the most vulnerable people in the neighborhood, making sure everyone had a voice. Mr. 
Lee said they are missing out on the voices of so many people. He said that we need to get to public 
participation.

Bret Taylor, Colfax Rd.-asked where on the zoning map would the new uses go. For example, adult 
motion picture theater or an adult cabaret, where would they go, amongst other new proposed new 
land uses.

Ms. DiTrolio motioned to recommend approval of the Reorganized Zoning Ordinance and the 
subsequent amendments as listed in the document and grant the solicitor leeway to renumber as 
deemed necessary.
Mr. Welsh seconded.
All in favor

Mr. Welsh motioned to adjourn.
Ms. Onopa seconded.
All in favor.
Meeting adjourned 9:41 P.M.
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