
 
PLANNING COMMISSION MEETING MINUTES 

March 19, 2009  
 
The regular meeting of the Planning Commission of the Township of Upper St. Clair, duly 
advertised and posted in accordance with law, was called to order by the Chairman at 7:30 P.M., 
Thursday, March 19, 2009, in the Board of Commissioners Meeting Room, 1820 McLaughlin 
Run Road. 
 
 PRESENT: Philip J. Tanner, Chairman  

Robert W. Stevenson, Vice Chairman 
Marvin Haddox  
James E. Sekela   
Scott Slagle 
David Wade 

  Ruthann L. Omer, Township Engineer 
  Christopher W. Cahillane, representing the Township Attorney  
 Scott Brilhart, Director of Community Development   
  Kathleen R. Oberle, Recording Secretary  
  
ABSENT: Joel Helmrich, Secretary  
 
PUBLIC: Six (6) persons.   
 
CONSIDERATION OF MINUTES OF THE REGULAR MEETING OF  
JANUARY 15, 2009    
 
On motion by Mr. Wade, seconded by Mr. Sekela, carried by voice vote 6-0, the minutes were 
approved for filing as written.      
 
Chairman Tanner explained that the Commission would hear the preapplication conference first. 
 
 

PREAPPLICATION CONFERENCE  
 
1406 LATTIDOME DRIVE PROPOSED SUBDIVISION – AJ LIBERATORE 
 
Mr. Liberatore was present to explain his desire to subdivide this property to create one new 
building lot.  He previously extended the sewer line to serve the new dwelling on proposed Lot A 
and the improvement has been accepted by the Township.   Ms. Omer explained that staff is 
willing to consider recommending that a modification be granted from the requirement of 
Section 114.41.3. that side lot lines be substantially at right angles or radial to streets so that 
proposed Lot B could access the sewer without crossing over proposed Lot A.  Mr. Liberatore 
noted that he would request this modification.   
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NEW BUSINESS 
 
PLC09-0002 – FORT COUCH MIDDLE SCHOOL, ADDITIONS AND RENOVATIONS 
UNIFIED CONDITIONAL USE/PRELIMINARY AND FINAL LAND DEVELOPMENT 
 
David McLean of Graves and McLean Architects was present along with Landy Dowler, 
landscape architect, and Dr. John Bornyas, Director of Middle Level Education.  Mr. McLean 
reviewed the plans and explained that the bus garage will be relocated off site.  Dr. Bornyas 
noted that the School District has located a site in South Park to rent on a temporary basis.   
 
The project will consist of three phases with a new academic wing and gymnasium additions at 
on the sides of the building and renovation of the center portion.  Temporary classrooms will not 
be needed.  The main entrance will be relocated to the rear of the building facing the ball fields.  
The middle curb cut along Fort Couch Road will be eliminated and the main entrance to the 
school will be from Miranda Drive.  Parent pickup/drop off will be in the rear of the building 
near the new entrance.  Buses will queue along the driveway adjacent to Fort Couch Road.  The 
building will be two stories facing Fort Couch Road and three stories facing the ball field.  There 
will be two-way circulation around the entire building.    
 
Mr. McLean noted that the Township’s request for a sidewalk along Miranda Drive to connect to 
the new Fort Couch Road sidewalk is reasonable but may be a budget concern.  A modification 
will be requested from the maximum 15 feet height allowed for light poles to 20 feet.  The extra 
height permits reduction in the number of poles.   
 
Mr. McLean understood the staff’s recommendation that the public hearing be scheduled and 
that they would file revised plans for consideration by the Planning Commission at the April 16, 
2009 regular meeting.   
 
MOTION: THAT the Planning Commission recommend that the Board of Commissioners 

schedule the public hearing for May 4, 2009 subject to submission of seventeen 
(17) sets of revised plans and related materials by Thursday, April 2, 2009 
addressing the comments referenced in the Staff Report dated March 17, 2009 as 
well as those in the reviews referenced in the Staff Report dated March 18, 2009.  
The application will then be considered by the Planning Commission for 
recommendation at its April 16, 2009 regular meeting.   

 
Motion by Mr. Sekela, seconded by Mr. Wade, carried by unanimous voice vote, 6-0.                 
 
PLC09-0003 – BOYCE MIDDLE SCHOOL, ADDITIONS AND ALTERATIONS  
UNIFIED CONDITIONAL USE/PRELIMINARY AND FINAL LAND DEVELOPMENT  
 
Also present for this application were David McLean of Graves and McLean Architects, Landy 
Dowler, landscape architect, and Dr. John Bornyas, Director of Middle Level Education.   
Mr. McLean explained that this school was originally well designed and basically the proposed 
additions will fill in the “rectangle” of the building.  There are several bid alternates in this 
proposal:  #1, a classroom at the right rear of the building; #2, the indoor theater; #3, the ball 
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field parking area and #4, the rear roadway which will provide full circulation around the 
building.  If the indoor theater is not built, that space will become a courtyard which can 
basically act as an outdoor theater.  Ball field parking will be pervious gravel pavers.  Sufficient 
parking exists to meet Township requirements without this ball field parking, however additional 
parking is always needed for school functions.   
 
Three temporary trailers will be required each containing two classrooms.  They will be located 
in front of the building and will be stationary throughout the duration of construction, which is 
expected to take two years.   
 
Concerning installation of a sidewalk the length of the site along Boyce Road and Morton Road, 
Mr. McLean felt that this may not be feasible given the topography.  He felt that enhancing the 
crosswalk near Fairgreen Drive with signage is a good idea.  The suggested improvements to the 
emergency road which exits onto Morton Road may be a budget concern.   
 
Mr. McLean noted that construction trailers are proposed to be located along the school district 
side of Boyce School Road.  He added that this parking along Boyce School Road was granted 
many years ago and is solely at the discretion of the Township.  The Township Code requires 
117 parking spaces and they propose 310 spaces.  Forty spaces are planned along the proposed 
rear roadway.   
 
Given the number of children living in the Deerfield Manor Plan, Mr. Slagle suggested that the 
Township and the School District work together to make pedestrian access to the school, the ball 
fields and Boyce Mayview Park safe and viable.  He suggested that consideration be given to 
flashing yellow lights similar to those along South Park Road at Ruthfred Shopping Center.   
 
A modification will be requested from the maximum height of 15 feet allowed for light poles to 
20 feet, similar to Fort Couch School. 
 
Lucian Caste, 1616 Boyce Road, was present and read into the record a prepared statement 
addressed to both the Upper St. Clair School District and the Planning Commission dated March 
16, 2009 and March 19, 2009 respectively.  A copy of the statement is attachment 1 to these 
minutes.   The Planning Commission thanked Mr. Caste for his comments. 
 
Mr. McLean noted that he was prepared to submit revised plans for consideration by the 
Planning Commission at the April meeting.   
 
MOTION: THAT the Planning Commission recommend that the Board of Commissioners 

schedule the public hearing for May 4, 2009 subject to submission of seventeen 
(17) sets of revised plans and related materials by Thursday, April 2, 2009 
addressing the comments referenced in the Staff Report dated March 17, 2009 as 
well as those in the reviews referenced in the Staff Report dated March 18, 2009.  
The application will then be considered by the Planning Commission for 
recommendation at its April 16, 2009 regular meeting.   

 
Motion by Mr. Wade, seconded by Mr. Slagle, carried by unanimous voice vote, 6-0.             
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PLC08-1301 – AMENDMENT TO CHAPTER 130, “ZONING” RE. MASSAGE 
THERAPY ESTABLISHMENTS 
 
Mr. Brilhart explained that the Zoning Code does not provide for massage therapy 
establishments as a separate use.  Currently, the Code permits massage therapy only in 
conjunction with a health club, and it specifically excludes this profession under the definition of 
Personal Services.  This is a service that is typically performed in day spas and salons as well as 
in health clubs.   On October 9, 2008, the State passed the Massage Therapy Law, Act 118, 
which establishes a Massage Therapy Board and licensing requirements for the profession.  The 
law becomes effective in October 2010.   
 
Mr. Brilhart noted that the draft amendment allows this use as a conditional use in certain 
districts and references the state licensing requirements when they become effective.     
 
Discussion ensued concerning requiring compliance with regulations that have not yet been 
enacted by the State.  Mr. Cahillane and Mr. Brilhart agreed that the amendment could be 
reworded to better address this issue.   A revised draft will be prepared for consideration in April.    
 
MOTION: THAT the Planning Commission table consideration of this Amendment to its  

next regular meeting on April 16, 2009. 
 

Motion by Mr. Wade, seconded by Mr. Stevenson, carried by unanimous voice vote, 6-0. 
 
ADJOURNMENT 
 
There being no further business, it was moved, seconded and carried unanimously that the 
meeting be adjourned at approximately 9:00 PM.   
 
Respectfully submitted, 
Kathleen R. Oberle, Recording Secretary  
 
 
Attachment:  Statement submitted by Lucian Caste on March 19, 2009  
 
 
 






















