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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, November 13, 2024 at 2:00 PM  
City Hall, City of Chester, Delaware County, PA  

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

Vice-Chair Leola Williams called the meeting to order at 2:03 pm. Roll Call was taken by 
Mr. Fritz. 

 
2) Public Comment/Concerns/Questions 

No comments were made by the public.  
 
3) Approval of October 9, 2024 Meeting Minutes 

Vice-Chair Williams brought forth the October 9 meeting minutes for consideration and 
asked if there were any corrections. Hearing no substantive corrections, Ms. Banks made a 
motion to approve the minutes. Mr. Laws seconded the motion. The Planning Commission 
approved the motion with a vote of 4-0. 
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4) New Business 
 

1. Sketch Plan 
 
Plan Title: Silvercare Senior Housing 
Location: 2500 W 9th Street (C-2/R General Commercial/Residential)  
Applicant: Silvercare Senior Housing Limited Partnership 
Proposal: The conversion of an existing 6-floor vacant hospital building on the property 
to a multi-family apartment building for independent living residents aged 62 and older. 
The site alterations include repaving, sidewalk repair, street signs, retaining wall, water 
connection, sewer connection, electrical connection, porch overhang, and canopy 
reconstruction. The proposed plan includes 45 dwellings apartments/condos and 32 
parking spaces (including 9 ADA parking spaces). 
 
Mr. Fritz explained to the Planning Commission that the sketch plan is for informal 
review and provided a brief overview of the project. 

 
On behalf of the Applicant, Robyn Savacool from CBP Architects provided elevation 
drawings to the Planning Commission and clarified that the project will occur in two 
phases. The first phase includes 45 dwellings. The second phase will accommodate 
approximately 40 additional dwelling units in the vacant hospital building. This project is 
receiving tax credits through the Pennsylvania Housing Finance Agency that administers 
the Federal Low Income Housing Tax Credit Program (LIHTC). Per this program, the 
project will include a community room, property managers, and social services. The 
project will also include parking, landscaping improvements, one new stairwell, and the 
original main entrance will be converted into a library. Existing solar panels will be 
relocated on the building after a new roof is installed. 
 
On behalf of the Applicant, Jacob Tackett from T&M and Associates provided an 
overview of the proposed site work for Phase 1, which includes reduced pavement in the 
parking lot immediately adjacent to the north side of the building and new asphalt 
pavement near a reconstructed loading area. All deliveries will arrive from 9th Street. 
Limited emergency access will be accommodated off of 10th Street. Disturbance to the 
site will be limited and will include new curbing and trenching for new utilities.  Mr. 
Tackett indicated they have received review memos from the City Engineer, Planning & 
Zoning Department, and Fire Marshall and will take them under advisement in the Land 
Development Plan.  

 
Questions and comments: 
 
Ms. Williams requested clarification on the number off-street parking for full build-out. 
Mr. Tackett indicated there is existing significant parking to the northeast side of the 
building that will accommodate the required parking. 
 
Ms. Williams requested clarification on the anticipated residents and if it is income 
based. On behalf of the Applicant, Julia Blackett explained that the housing will be 
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affordable housing and restricted to residents that meet prescribed income thresholds per 
the LIHTC program. Housing vouchers from the Chester Housing Authority are 
anticipated. 

 
Ms. Williams requested clarification on the number of one bedroom and two bedroom 
apartments. Ms. Blackett indicated there are 5 two bedroom units in Phase 1.   
 
Ms. Williams asked if services for seniors will be included in the development. Ms. 
Blackett indicated there already exists some services on the campus like a full service 
restaurant, hair salon, gift shop, and adult day care center. An Urgent Care facility also 
exists on site and a medical supply store will be incorporated.  
 
Ms. Laws asked if the 9 ADA parking spaces was adequate. Dr. Wang, the current owner 
of the property, indicated there are 450 existing parking spaces on the campus. Mr. 
Tackett indicated the number of ADA parking spaces for Phase 1 is sufficient. To 
accommodate for Phase 2, the Applicant will consider expanding the count beyond the 
required number if projected needs indicate more ADA parking spaces are warranted. 
 
Ms. Laws asked for clarification on the limited emergency access from 10th Street. Mr. 
Tackett clarified that limited access for emergency use only will be provided. 
 
Ms. Banks asked for clarification if emergency care will remain for the public. Ms. 
Savacool indicated the Urgent Care Facility will remain open for the public in the South 
Building. 
 
Ms. Banks asked for clarification on the number of ADA accessible dwellings. Ms. 
Savacool indicated there are 9 ADA accessible enhanced dwellings proposed for people 
with significant mobility impairments. All dwellings will have ADA visitability features. 

 
Mr. Madison asked for clarification on the Phase 2 implementation. Ms. Blackett 
explained that funding for Phase 2 is being applied for in February 2025 via the LIHTC 
program in order to cover approximately 60% of the Phase 2 project costs. If funding is 
received as anticipated, Phase 2 implementation would occur approximately one year 
after Phase 1.  
 
Mr. Madison requested for the Land Development Plan that all properties in common 
ownership on the campus be shown along with existing and proposed condominium 
boundary lines. In terms of the Fire Marshall comments, Mr. Madison emphasized that 
fire emergency access will be needed on all sides of the building. Mr. Madison also 
indicated that the Land Development Plan should address how full frontage 
improvements will be addressed, whether by waiver or not, because the fencing and 
curbing and sidewalk are in poor condition.  
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2. Preliminary/Final Minor Subdivision and Land Development Plan—PROJECT 
INTRODUCTION 

 
Plan Title: 3rd and Kerlin Street 
Location: 601-629 W. 3rd Street (C-2/R General Commercial/Residential) 
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. 
 
Mr. Fritz provided a brief overview of the project.  
 
The Applicant’s architect Shawn Paul from Linn Architects briefly described the plan. 
The purpose of the project is to build a multi-use building for a “Tradesperson’s 
Headquarters” that will include garage space for work vehicles. Mr. Paul was able to 
respond the City Engineer’s comments in a letter, but there are some items that need to be 
worked out with the City. 
 
Greg Zyla, the Applicant, briefly reviewed his intended use of the property. He is looking 
to consolidate his equipment and materials from two other properties he owns in the City. 
The equipment is mostly landscaping equipment like skid steers. There will be no wood 
chipper, but there will be concrete bins to store materials like mulch and stone. 
 
Mr. Paul provided further information about the proposed parking, pedestrian access, and 
landscaping. There will be a buffer along the western edge of the property. An 8’ foot 
wide buffer is recommended by the City. The Applicant proposes a 3’ wide buffer. 
Impervious pavement is proposed. Stormwater is proposed to be collected in the 
southeast corner of the site. Stormwater will flow into the City’s combined sewer system. 
Infiltration testing will take place to test soils. The architectural plans will address 
building façade improvements. Fencing will be a chain link style fence for security 
purposes.  
 
Questions and comments: 

 
Ms. Williams asked how many blocks in the City will be occupied by the project. Mr. 
Paul indicated the project will take up less than one block of space. Ms. Williams asked 
about the appearance of the building from the public right-of-way. Mr. Zyla indicated 
there would be a stone veneer around the base of the building and landscaping and 
fencing would screen the building from adjacent streets. Ms. Williams also requested 
confirmation that all parking for the facility would occur off-street. Mr. Zyla confirmed 
that parking is off-street only. Access from the site will be from 3rd Street only. 
 
Ms. Laws asked about the equipment to be stored. Mr. Zyla indicated that the equipment 
would not be larger than a backhoe.  
 
Ms. Banks asked if access will occur in front of the residences. Mr. Zyla indicated that 
the entrance is 3rd Street and not near existing residences. 
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As a member of the public, Ms. Candace Newsome indicated that her property on Kerlin 
Street has windows in the rear that can see into the project site from the second floor. 

 
Deputy Mayor, Portia West, asked for clarification on the location of the project and if 
any landscaping processing will occur on the site, like wood chipping. Mr. Zyla indicated 
that day to day movement of storage materials will occur. The Deputy Mayor emphasized 
the need to ensure that no environmental or logistical impacts on local residents occur as 
a result of this project. 
 
Mr. Fritz indicated there is a maximum percentage on the amount of metal on front 
building façades and that it should be noted on the zoning permit. Mr. Fritz asked for 
clarification on the location of the dumpster. Mr. Paul indicated it will be on the southeast 
side of the proposed building because of the need to keep it away from residential 
dwellings as required by the zoning ordinance.   
 
Ms. Laws asked Ms. Newsome if there would be disruption in her lifestyle with the 
addition of this facility. Ms. Newsome indicated she would hope any dumping that has 
occurred on the property, previous to Mr. Zyla’s ownership, would stop.  
 
Mr. Fritz asked if any noise from within the two proposed garage bays would occur. Mr. 
Zyla indicated the noise would be limited during normal business hours and no noise 
would occur after normal business hours. Light machine type work is anticipated 
infrequently and will not occur as frequently as an auto repair shop. 
 
The Deputy Mayor asked for the hours of operation. Mr. Zyla indicated the hours would 
occur approximately between 7am and 4pm. 
 
Ms. Newsome asked about fire emergency access around the site. Mr. Paul indicated a 
knox box type mechanism could be installed for emergency access. 
 
Mr. Madison asked for a response letter to the City Engineer comments. Mr. Madison 
also asked if there would be screening on the proposed chain link fence. Mr. Zyla 
indicated there would be slat type screening. In regards to the fire access, Mr. Madison 
indicated that a fire truck turning template should be used to illustrate access by the 
City’s largest fire truck at the driveway. For a non-residential property not all four sides 
need fire emergency access. Mr. Madison also asked that all frontage improvement 
requirements, such as curb and sidewalk repair be addressed in the plans. In terms of 
stormwater management, Mr. Madison asked that stormwater be addressed as part of the 
Land Development process and that the infiltration occur at the center of the property and 
tie into Delcora’s combined sewer off of 3rd Street.  
 
Mr. Madison recommended that the Application be tabled by the Planning Commission 
until comments in the City Engineer letter are adequately addressed. 
 
Ms. Newsome asked about the location of future tree plantings. Mr. Zyla indicated there 
would be some trees behind the residences. Ms. Newsome expressed concerns about tree 
roots encroaching into her property. Mr. Paul showed where street trees are located along 
Kerlin Street and 3rd Street. 
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Planning Commission Action: 
 
Based on the recommendation of Mr. Madison, Ms. Williams asked for a motion to table 
the proposal until outstanding comments by the City Engineer are addressed by the 
Applicant. Ms. Banks made the motion to table any decision. Ms. Laws seconded the 
motion.  

 
 

5) Planning & Zoning Director’s Report 
Mr. Fritz indicated he had attended a meeting with representatives from Delaware County, 
Widener University, and the City regarding the process to create a draft Request for 
Qualifications (RFQ) to develop a section of the Deshong property and other adjacent land 
owned by the City. The timeline for distributing the RFQ is to be determined and is 
dependent on creating a RFQ that all involved parties approve. Also, Mr. Fritz mentioned 
upcoming PMPEI continuing education classes available to Planning Commission members. 

 
With no other business, Ms. Williams asked for a motion to adjourn. Ms. Banks made the 
motion to adjourn. Ms. Laws seconded the motion. The Planning Commission approved the 
motion with a vote of 4-0. 
 
Next regular scheduled Planning Commission meeting is December 11, 2024. 

 
Meeting adjourned at 3:16pm. 


