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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, December 11, 2024 at 2:00 PM  
City Hall, City of Chester, Delaware County, PA  

 
 
Planning Commission Members Present: 
Susan Dennis, Chair 
Leola Williams, Vice-Chair 
Eartha Banks, Member 
Shirlene Laws, Member 
 
Chester City Personnel and Consultants Present: 
Paul Fritz, Planning & Zoning Department, Director 
Kim Garner, Planning & Zoning Department, Assistant Director 
Ron Madison, Colliers Engineering & Design  
David Schwartz, Colliers Engineering & Design 
 
1) Call to Order/Roll Call 

Susan Dennis called the meeting to order at 2:03 pm. Roll Call was taken by Ms. Garner. 
 
2) Public Comment/Concerns/Questions 

No comments were made by the public.  
 
3) Approval of November 13, 2024 Meeting Minutes 

Chair Dennis brought forth the October 9 meeting minutes for consideration and asked if 
there were any corrections. Ms. Williams requested that on page one Mr. Laws should be 
changed to Ms. Laws. Ms. Williams also requested a correction on the last page be made to 
clarify her comments on the Deshong RFQ process, including the need to include community 
stakeholders in the process. Hearing no other corrections, Ms. Williams made a motion to 
approve the minutes with the requested corrections. Ms. Banks seconded the motion. The 
Planning Commission approved the motion with a vote of 3-0. Chair Dennis abstained. 

 
Post Meeting Note: On December 11, Mr. Fritz emailed a revised version of the October 9 
meeting minutes to the Planning Commission. 
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4) New Business 
 

a. Group Day Care Home Application Review 
 
Business Title: Cultivating Our Future 
Location: 806 Barclay Street (R-3 Medium Density Residential Zoning District) 
Applicant: Kemesha Prendergast 
 
Ms. Garner provided an overview of the project. The proposed use is non-conforming. A 
Group Day Care Home has existed on the property since 2011. The site is located on the 
800 block of Barclay Street, which is around the corner from Chester High School. The 
street is comprised of residential dwellings. The entire parcel will be utilized for the Day 
Care business. The applicant submitted an emergency and evacuation plan. The Planning 
& Zoning Department recommended to the Planning Commission that the proposal be 
approved. 

 
Questions and comments: 
 
The Applicant, Ms. Prendergast was present to take questions. Ms. Prendergast is a 
resident of the City.  
 
Ms. Williams asked to identify the number of children to be served. Ms. Prendergast 
indicated 9 to 10 children would be served. Up to 11 children may be served in a Group 
Day Care Home.  
 
Ms. Williams asked where children would play outside in the summer season. Ms. 
Prendergast indicated the backyard of the site is the designated play area for the children. 
Ms. Prendergast intends to replace the existing play equipment with new play equipment. 
 
Ms. Banks asked for clarification on when the previous Day Care closed. Ms. Prendergast 
indicated that the previous Day Care closed during the Covid pandemic. 
 
Ms. Banks asked Ms. Prendergast if she received support from the neighbors for the Day 
Care business. Ms. Prendergast indicated she had spoken to some of the neighbors and 
had them sign the submittal application indicating they were OK with the business.  
 
Ms. Laws expressed her concern about vehicle traffic in the area. She has seen double-
parking in this area that blocks traffic flow. She asked Ms. Prendergast if she had plans to 
deal with these traffic concerns. Ms. Prendergast indicated that the owner of the vacant 
parcel across the street gave her permission to use their on-street frontage for client drop-
off/pickup.  
 
Ms. Dennis asked Ms. Prendergast to clarify the evacuation plan. Ms. Prendergast 
indicated the clients would evacuate, in case of emergency, to the next door residence. 
Ms. Prendergast indicated she is also awaiting approval from Chester High School to use 
their facilities in case of major emergencies.    
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Planning Commission Action: 

 
Ms. Dennis asked for a motion to approve the Day Care. Ms. Williams made a motion to 
approve the Day Care. Ms. Laws seconded the motion. The Planning Commission 
approved the motion with a vote of 4-0.   

 
 

b. Sketch Plan—PROJECT INTRODUCTION 
 

Plan Title: Sketch Plan for M Property, LLC 
Location: 0 E 4th Street. Referred to as 777 Harrah’s Boulevard by the Applicant (C-2/R 
General Commercial/ Residential Zoning District)  
Applicant: M Property, LLC 
Proposal: The development of a drive-through restaurant at 0 E 4th Street owned by 
Chester Downs and Marina, LLC. The site alterations include the construction of a 4,157 
square foot building, two access/egress driveways, 29 parking spaces (including 2 ADA 
parking spaces), and two drive-through lanes (one lane for vehicle bypass). 

 
Ms. Garner provided a brief overview of the project.  

 
Scott Mill, the landscape architect representing the applicant, followed up with an 
additional overview of the project.  The project area is approximately one and three 
quarter acres. The drive-through use is a permitted use in the C-2/R zoning district. No 
direct access/egress is proposed along 4th Street. The proposed development has 
impervious surface coverage that is well under the City’s zoning requirements. 
 
Mr. Fritz highlighted some of the items in the Planning & Zoning Department’s review 
letter, including:  

• The need to have an understanding of the proposed hours of operation of the new 
restaurant 

• Consideration of having all traffic exit on to Harrah’s Boulevard where there is an 
existing traffic signal on 4th Street. Turning left from Hinkson Street onto 4th 
Street would be unsafe.  

• Providing direct pedestrian access from sidewalks on 4th Street to the restaurant.   
• More information on signage is needed on the land development plan. 
• Screening of dumpsters. 
• Consideration of an outdoor dining area 

 
Ron Madison, the City’s Engineer from Colliers Engineering and Design, emphasized the 
importance of removing the egress from Hinkson Street. He also confirmed that the site is 
located within the 100-year floodplain, which would require the Applicant to follow the 
City’s Floodplain Regulations. 
 
Mr. Mill followed up and indicated the restaurant is, at this point in the planning and 
design process, a Dunkin Donuts. In terms of hours, the typical hours of operation for 
Dunkin Donuts restaurant would apply. 
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Questions and comments: 
 

Ms. Williams asked why Dunkin Donuts was selected as a possible tenant. Mr. Mill 
indicated the Applicant, Mr. Naresh Patel, who was in the audience, is a franchisee of 
several Dunkin Donuts. Mr. Patel came to the podium and explained that there is a 
secondary use in the plans for the building. Options for a second tenant are being 
evaluated. Mr. Patel also indicated that outdoor seating would be considered during the 
additional planning and design phases. 
 
Ms. Dennis emphasized the need to keep and maintain the existing street trees along 4th 
Street.  
 
Ms. Williams asked how the Applicant would deal with the 100-year floodplain 
regulations. Mr. Mill responded that the Applicant would work with the City Engineer to 
resolve any potential issues. The building floor elevation, for instance, may need to be 
raised above the 100-year floodplain elevation. Flood proofing the building and other 
options might be approaches used as well. 
 
Ms. Dennis asked for clarification that there is no direct access/egress from 4th Street. Mr. 
Mill indicated that is the case, but pedestrian access via sidewalks will be provided from 
sidewalks along 4th Street and Hinkson Street. Mr. Mill indicated crosswalks and signage 
will be provided to maximize the safety of pedestrians. 
 
Ms. Dennis asked if site lighting will be controlled so glare and other site lighting does 
not spill onto the public right-of-way and other adjacent properties. Mr. Mill indicated the 
land development plan will comply with the City’s provisions for site lighting. 
 
Ms. Banks asked about the potential need for a turning lane on 4th Street. Mr. Mill 
indicated that the proposed use and traffic demands would likely not warrant the need for 
a turning lane, but a traffic engineer will look into access and egress concerns as the land 
development plan is developed.  
 
Ms. Dennis asked if a wall or fence would be installed on the site. Mr. Mill indicated the 
need for a fence or wall had not yet been determined. 

 
Planning Commission Action: 
 
No action was taken by the Planning Commission because this was Sketch Plan proposal. 
 

c. Preliminary/Final Subdivision Plan—PROJECT INTRODUCTION 
 

Plan Title: Final Reverse Subdivision Plan for Dwayne Bryant  
Applicant: Dwayne Bryant 
Location: 601 and 603 Penn Street (CN- Conservation Zoning District) 
Proposal: Lot consolidation (reverse subdivision) of two parcels (1,200 square feet each) 
into one parcel (2,400 square feet total) and a fence around the consolidated lot. 
Ms. Garner provided a brief overview of the project.  
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Mr. Bryant, the Applicant, briefly reviewed his intended use of the property. Mr. Bryant 
is resident of Trainer. He is looking to consolidate his two properties and provide a fence 
around them.  
 
Questions and comments: 

 
Ms. Williams asked Mr. Bryant what type of fence he proposes to use. Mr. Bryant 
indicated he would install a wood fence.  
 
Ms. Laws asked Mr. Bryant if the use of property is for residential use only. Mr. Bryant 
indicated the existing residential use would not change.  
 
Mr. Fritz highlighted two items from the Planning & Zoning Department’s review letter: 
1) The proposed fence will require a zoning permit, and 2) proposed fence types and 
heights will need to follow City zoning provisions. 
 
Mr. Madison recommended that the Planning Commission approve the plan with the 
conditions that the plan address outstanding issues identified in the review letters 
prepared by the City Engineer and the Planning & Zoning Department. 
 
Planning Commission Action: 
 
Ms. Dennis asked for a motion to approve the lot consolidation plan. Ms. Williams made 
a motion for conditional approval of the preliminary/final lot consolidation plan for 601 
and 603 Penn Street with the conditions outlined by the City Engineer and Planning & 
Zoning Department review letters. Ms. Banks seconded the motion. The Planning 
Commission approved the motion with a vote of 4-0.   

 
 

d. Sketch Plan—PROJECT INTRODUCTION 
 

Plan Title: Public Works Facilities 
Location: 2nd Street and Pennell Street (LIC–Light Industrial/Commercial General)  
Applicant: City of Chester 
Proposal: The development of public works facilities on existing vacant land owned by 
Chester First Partnership, LLC. The site alterations include a 12,266 square foot garage 
and office, a 4,500 square foot salt shed, a 4,500 square foot covered maintenance 
facility, 32 paved off-street parking spaces (24 passenger vehicle spaces, 3 large vehicle 
spaces, 1 ADA parking space, 1 ADA EV parking space, and 2 EV parking spaces).  

 
Ms. Garner provided a brief overview of the project.  
 
Mr. Schwartz, from Colliers Engineering & Design and representing the City of Chester, 
presented additional details. Mr. Schwartz indicated the project is being funded by the 
American Rescue Plan Act of 2021 (ARPA). Site ownership is being passed to the City 
from DELCORA as part of a deal for DELCORA to take ownership of the current 
Department of Public Works Facilities on E. 2nd Street near Chester Creek. This will help 
DELCORA manage combined sewer overflows near Chester Creek. The main facility 
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will include 8 vehicle bays and an office for the Public Works headquarters. The 
employee parking will be accessed by an electronic gate. Landscaping will be included 
around the site to screen utilities, parking, and storage areas.  
 
Questions and comments: 

 
Ms. Dennis asked Mr. Schwartz where dumpsters will be located. Mr. Schwartz indicated 
dumpsters will located near the center of the site behind the garage/office building and 
near the salt shed.   
 
Mr. Fritz highlighted some of the items mentioned in the Planning & Zoning 
Department’s review letter, including that the proposed use is allowed in the LIC zoning 
district and the layout meets City dimensional provisions. He has also highlighted the 
requirement that a maximum of 60 percent of the front façade of a new building that 
faces onto a public street shall be comprised of exposed metal panels. Mr. Fritz also 
indicated that the review letter recommend curb improvements on Pennell and Lloyd 
Streets and full pavement replacement, where needed, on Pennell Street. 
 
Ms. Banks asked if there are any impacts on residents that live directly across from this 
site. Mr. Schwartz indicated the site will be open only during normal business hours, 
unless there is an emergency or weather related type of event. Noise and odor will be 
normal for a storage facility and will abide by zoning provisions. Light maintenance 
activities will occur on site, but these activities should not be disruptive to neighbors. The 
fence will be ornamental. 
 
Ms. Dennis asked where the East Coast Greenway will be located on the site. Mr. 
Schwartz indicated that the East Coast Greenway will be along the site’s frontage area, 
parallel with 2nd Street (State Route 13). 
 
Ms. Banks asked that neighbors to this project be notified. Mr. Schwartz indicated they 
could reach out to neighbors. Mr. Madison indicated that the Planning Commission 
meetings are open to the public and that neighbors could be notified once the plan is 
formally submitted to the Planning Commission for review. 
 
Ms. Williams indicated that she appreciates that the City is making efforts to make a 
good development proposal, which can make it a model for other development in the 
City. 

 
Planning Commission Action: 
 
No action was taken by the Planning Commission because this was Sketch Plan proposal. 
 

 
5) Old Business 

a. Preliminary/Final Subdivision and Land Development Plan—LAST REVIEWED ON 
NOVEMBER 13, 2024. 
Plan Title: 3rd and Kerlin Street 
Location: 601-629 W. 3rd Street (C-2/R General Commercial/Residential) 
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Applicant: Greg Zyla 
Proposal: The consolidation of ten existing lots into one 31,972 SF parcel. On the 
consolidated lot, the Applicant proposes to construct a 6,000 SF office building, 
driveway, parking lot, and stormwater improvements. 
Ms. Rachel Mercurio, the Mr. Zyla’s attorney was first to speak. She indicated, based on 
discussion with Mr. Madison before the meeting, that additional discussions need to take 
place about the development in order to address the City’s comments. Ms. Mercurio 
asked the Planning Commission to table the proposal until a later public meeting to 
resolve any outstanding issues. 
 
Mr. Madison spoke next to request that Mr. Zyla allow for an extension for the Planning 
Commission’s review. Ms Mercurio indicated that an extension would be allowed to 
March 12. 

 
Planning Commission Action: 
 
Ms. Dennis asked for a motion. Ms. Banks made a motion to table the proposal until 
outstanding comments by the City Engineer are addressed by the Applicant and to accept 
the review time extension allowed by the Applicant to March 12, 2025. Ms. Laws 
seconded the motion. The Planning Commission approved the motion with a vote of 4-0.   

 
 
6) Planning & Zoning Director’s Report 

Mr. Fritz indicated an interactive zoning map is now available on the City’s website. The 
interactive map allows a user to see the zoning districts overlaid aerial photography. 
 
Mr. Fritz indicated a rough first draft of a zoning amendment addressing smoke shops is 
nearly complete and should be ready for an initial review by the Planning Commission by the 
January 8, 2025 Planning Commission meeting. 
 
Mr. Fritz shared a hard copy of 2025’s Planning Commission meeting schedule to Planning 
Commission members. 
 
Ms. Dennis asked if the Planning Commission is a member of the Pennsylvania State 
Association of Boroughs (PSAB). Mr. Fritz indicated he and Kim will look into the 
possibility of joining this association as a full member.  

 
With no other business, Ms. Dennis asked for a motion to adjourn. Ms. Williams made the 
motion to adjourn. Ms. Banks seconded the motion. The Planning Commission approved the 
motion with a vote of 4-0. 
 
Next regular scheduled Planning Commission meeting is January 8, 2025. 

 
Meeting adjourned at 3:04 pm. 


