
CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, February 12, 2025 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, Secretary 
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 (CED) 
 
1) Call to Order/Roll Call 

Chairperson Dennis called the meeting to order at 2:05 pm. Roll Call was taken by Ms. Garner. 
 
2) Public Comment/Concerns/Questions 

No comments were made by the public on items not on the agenda.  
 
3) Approval of January 8, 2025 Meeting Minutes 

Chair Dennis brought forth the January 8, 2025 meeting minutes for consideration and asked if there 
were any corrections. Hearing no corrections, Chair Dennis requested a motion to approve the 
minutes. Vice Chair Williams made a motion to approve the minutes. Secretary Banks seconded the 
motion. The Planning Commission approved the motion with a vote of 4-0.  

 
4) New Business 

Ms. Garner indicated that items “a.” and “b.” under “New Business” were pulled from the agenda by 
the Applicants. 
 
c. Preliminary/ Preliminary/Final Subdivision and Land Development Plan—FIRST REVIEW 

Plan Title: 3308 W. 2nd Street 
Location: 3308 W. 2nd Street (LIC–Light Industrial/Commercial Zoning District)  
Applicant: Roe Properties, LLC 
Proposal: The consolidation of three lots into a single lot, partial demolition of one 2-story 
building and one of the existing 1-story buildings, and the construction of a new larger building 
(7,550 SF) over these existing structures and site improvements. 

 

Ms. Garner provided an overview of the project.  
 
Planning & Zoning Department Comments 
Mr. Fritz highlighted the following from the Planning & Zoning Department’s review letter:  

• Going forward, a comment will be included in plan review letters on a project’s 
relationship to the City’s Comprehensive Plan. Mr. Fritz indicated the project is in the 
West End Priority Strategy Area. Recommended improvements in this area include blight 
removal and home repair assistance. 
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• The proposed use of manufacture of metal products is permitted by right in the LIC 
District. 

• The proposed consolidated lot is considered a Corner Lot, which is defined in Article 
1365 of the Zoning Ordinance. 

• The proposed building height should be listed in the Zoning Requirements Table. 
• The project is non-compliant with Article 1357.03(a)(4).  An 8 ft. wide planting strip is 

not shown between the parking lot and Clayton Street.  
• Per Zoning Ordinance Section 1361.04(d)(7), street trees are required when a new 

principal non-residential building is proposed. The proposal is non-compliant. 
• The proposed building includes large roof areas that may offer opportunities to improve 

the facility’s long-term sustainability and reduce its reliance on energy from the grid, 
such as designs that incorporate “green roofs,” “white roofs” and solar photovoltaic 
energy systems.  

Applicant Comments 
Mike Galante, a licensed engineer from MG Engineering Associates, presented the plans on 
behalf of the Applicant. Mr. Galante discussed the following: 

• The new 7,550 SF structure will be placed partially over existing structures and then 
demolition of the existing structures will occur within the new structure.   

• He described the immediate surroundings and indicated primary access to the site is off 
Clayton Street.  

• The site primarily consists of impervious surfaces. 
• An image of the current site conditions was presented. The image shows the two existing 

driveways that exist along Route 13. One driveway provides access to a garage and the 
other provides access to a loading dock. 

• New concrete sidewalk is proposed along Route 13. 
• The driveways connected to Route 13 will be reconstructed. 
• The parking area will be reconfigured to accommodate a handicapped accessible space. 

 
Brett Roe, the Owner of the property and the Applicant, provided an overview of his business and 
the proposed project. A summary of his comments follows: 

• His company has occupied the property since 1999 and employs 50 people.  
• The company has outgrown its current space. He needs the new space to continue 

operations. 
• The current buildings date back to the 1950s and are not conducive to growth. 
• A rendering of the proposed conditions was presented. This illustration shows how the 

building will occupy the same footprint of the existing buildings. The proposed building 
height is 28 feet. The height of the existing buildings is 26 feet. 

• The company is a national manufacturer of custom signage for museums, retail 
establishments and other entities. 
 

Mr. Galante returned to the podium and added the following remark: 
• Gas and water utility lines are located where street trees would normally be proposed. 

This prohibits the planting of street trees. The Applicant is proposing green space in the 
front of the building to make up for the lack of street trees. The Applicant is open to 
contributing towards a fee in lieu of street trees, if the City decides this is the best 
approach to solving the lack of street trees in the proposal. 

 
Mr. Galante and Mr. Roe then proceeded to respond to the review letters. The following 
highlights their comments: 
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• Mr. Roe clarified that he is the owner of all the properties that are proposed to be 
consolidated.  

• A fire truck turning radius plan was prepared and will be included in the response to the 
City Engineer’s comments. 

• The Applicant will address the Shade Tree Commission comments. 
• The Applicant will comply with providing a cost estimate. 
• The Applicant will provide Will Serve Letters from the utilities and show all existing 

utilities on the plans as requested. 
• No new sewer connections or expansion of bathrooms are proposed. 
• The Applicant will coordinate with the City Engineer to define the limit of disturbance. 
• The Applicant will clarify the building dimensions on the plans. 
• The Applicant stores all trash in a small dumpster inside the building. The dumpster is 

wheeled out when trash pickup occurs. 
• As part of the PennDOT Highway Occupancy Permit (HOP), the Applicant will apply for 

will include ADA curb details for the proposed sidewalks in the public right-of-way. 
• The proposed building height will be identified on the plans. 
• The Applicant will ensure the steps at the Clayton Street building entrance are code 

compliant. 
• The relocation of the existing speed limit sign will be identified on the plan. 
• The existing vacant trailer on the north side of the project site will be removed and the 

site will be restored with grass cover. 
• The plan will be updated to identify W. Second Street as SR 0013 instead of SR 291. 
• The driveway on the west side of the Route 13 frontage area is used on a daily basis. 

PennDOT, as part of the HOP process, will review the driveways. The site is not viable 
without the driveways. 

• The Applicant seeks Planning Commission’s approval of the Preliminary/Final Plan 
submission. 

• A licensed surveyor will prepare the reverse subdivision plan. 
• The Applicant is prepared to do some pothole repair on Clayton Street and Cotton Street, 

but not entire street repair. 
• The Applicant will provide a more detailed lighting plan. 
• The building will comply with the maximum exposed metal panel requirement on the 

front facade. 
• The existing parking drive aisle is 20’. The Zoning Ordinance requires a 24’ wide drive 

aisle. The Applicant will adjust the plans to accommodate a more conforming aisle width. 
• The Applicant will comply with the required planting strip between the parking area and 

the street. 
• The Applicant is proposing a “Welcome to Chester” wall sign and will comply with City 

signage standards. 
• The Applicant will comply with the required shade tree quantity. 
• The Applicant will request a written statement of nonconformity from the Zoning Officer 

after providing sufficient evidence. 
• The Applicant will provide the location of roof leaders. 
• As part of the building permit process, a compliant egress plan will be provided. 

 
Questions and comments 
Secretary Banks asked for clarification on handicap accessibility to the building. Mr. Galante 
indicated there will be two universal accessible entrances. A ramp will be installed at the door on 
Clayton Street to accommodate ADA accessibility. The overhead garage door at the front of the 
building also provides ADA accessibility.  
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Ms. Laws requested clarification on how the parking lot drive aisle width will be addressed to 
meet zoning requirements. Mr. Galante indicated the drive aisle width will be expanded as much 
as possible. He also indicated that the parking lot is an existing non-conformity and should not be 
subject to the drive aisle width requirement. If it requires a variance, then the Applicant will 
comply. 
 
Chair Dennis suggested a mural instead of a welcome sign. The mural concept could come from a 
community design contest.   
 
Chair Dennis asked if the Fire Department representatives in the audience had any comments.  
Captain Mike Bernath came to the podium and indicated the parking lot will not be an issue as far 
as firefighting access. Access on Cotton Street could be possible with a fire truck, but it is not 
required. Firefighting apparatus would primarily use Clayton Street or Route 291 [W. Second 
Street] for access. 
 
Secretary Banks asked if the construction process involving the “enveloping” of the existing 
buildings would cause disturbance to nearby residences. Mr. Roe indicated it would cause less 
disturbance than a complete rebuild would because the building demolition will occur inside the 
new structure. The building process will also allow the business to operate during the 
construction.   

 
City Engineer  
Mr. Madison came to podium and highlighted comments from CED’s review letter dated 
February 5, 2025. Mr. Madison indicated that from the City Engineer’s perspective this is a good 
project and they support it. Major concerns include the potential need for zoning relief from the 
Zoning Hearing Board and PennDOT’s approval of the HOP. Mr. Madison recommended that the 
Application be tabled by the Planning Commission until all zoning issues are resolved and 
PennDOT signs off on the driveways. Mr. Madison recommended that the Applicant revise the 
plan to address the comments from the review letters and also set up a pre-scoping meeting with 
PennDOT for the HOP. 
 
Planning Commission Action: 
Chair Dennis asked for a motion to table the Application per Mr. Madison’s recommended 
conditions. Vice Chair Williams made a motion to table the project per Mr. Madison’s 
recommended conditions. Secretary Banks seconded the motion. The Planning Commission 
approved the motion with a vote of 4-0.   
 

5) Old Business: 
a. Minor Land Development Plan—REVISED FINAL PLAN, FIRST REVIEW 

Plan Title: 4th and Booth – Distribution Center Stage 2 Revision 
Location: 3000 4th Street (LIC–Light Industrial/Commercial Zoning District)  
Applicant: Alliance 436 Highland, LLC c/o Alliance HP Management, LLC 
Proposal: Construction of a one story 9,600 SF building for tractor trailer/bus repair garage use, 
two parking lots (one to specifically serve the repair building), and fencing. The Stage 2 area was 
originally reserved for future development accessory to the 100,000 SF distribution center that 
was constructed as part of Stage 1. 
 
Ms. Garner provided an overview of the project.  
 
Planning & Zoning Department Comments 
Mr. Fritz highlighted the following from the Planning & Zoning Department’s January 31, 2025 
review letter:  
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• The Applicant received a zoning permit for the proposed building on July 2, 2024. 
• There are minor edits in the zoning table that are needed. 
• Clarification on the amount of metal siding on the front façade is needed on the drawings. 
• The proposed building includes large roof areas that may offer opportunities to improve 

the facility’s long-term sustainability and reduce its reliance on energy from the grid, 
such as designs that incorporate “green roofs,” “white roofs” and solar photovoltaic 
energy systems.  

 
Vice Chair Williams asked for clarification about comment #3 in the review letter in regards to 
the storage of “junk vehicles”. Mr. Fritz explained that this section of the Zoning Ordinance 
relates to environmental standards (noise, fumes, light pollution, visual nuisances, etc.) and that 
the Applicant needs to indicate on their drawings that they will comply with all the standards.  
 
Applicant Comments 
Bob Scott, the Applicant’s attorney, came to the podium. Mr. Scott discussed the following: 

• This project had two prior City approvals. The original approval by City Council was for 
the 100,000 SF warehouse building. The second approval by City Council was for tractor 
trailer parking on the east side of the site. A majority of the construction work was 
completed after those approvals, including the public improvements and the stormwater 
improvements.  

• By constructing the garage building, the impervious coverage will remain the same or 
slightly less.  

 
Shawn Paul, the Applicant’s engineer, came to the podium next. Mr. Paul discussed the 
following: 

• The amount of impervious surface coverage is reduced in the new plan in comparison to 
the 2023 original plan by 500 SF. 

• The Applicant will submit to PADEP a revised stormwater report. PADEP will be 
accepting the revisions to the stormwater management facilities as “field changes.”  The 
volume of stormwater will remain the same. 

• Since the project is occurring on an ACT 2 site, there is no infiltration stormwater 
controls. 

• The zoning permit allows for tractor trailer parking at the rear-side of the site. 
• The landscaping was previously approved by the Shade Tree Commission. No 

landscaping revisions are proposed, except for minor adjustments in the parking areas. 
Most landscaping has already been installed. 

• The Applicant will revise the graphical errors on the plans. 
• An illustration of the proposed building was presented. Approximately 46% of the front 

façade will include metal panels. 
• PennDOT has previously approved the existing W. 4th Street access/egress. 
• The vehicle repairs will occur inside the proposed garage. No junk vehicles will be stored 

on site. 
• ADA accessible parking will be clarified on the drawings and will meet slope 

requirements. 
• New disturbance (500 SF) qualifies as a minor improvement. 
• A fire truck turning radius plan was prepared. Access by a 42’ long fire truck is able to 

maneuver through the parking lot and meet the access requirements. Access can be from 
W. 4th Street, Grace Street, and the adjacent parking areas. 

• No signage is proposed at this time. 
• The Applicant is waiting for comments from the Delaware County Planning Commission. 
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Chair Dennis asked if the Fire Department representatives in the audience had any comments.  
Captain Mike Bernath came to the podium and recommended a knox box be provided at the gate 
at W. 4th Street. He clarified that the fire truck turning radius template should reference a 48’ fire 
truck. 

 
City Engineer Comments 
Mr. Madison came to podium and highlighted comments from CED’s review letter dated 
February 6, 2025. Mr. Madison indicated that, from the City Engineer’s perspective, there are no 
major concerns with the plan and that coordination with the Applicant should resolve any issues 
identified in the review letter. There may need to be a minor amendment to HOP because it was 
closed out and there remains a need for new utility access to the proposed building.  
 
Mr. Carlson, the Owner/Applicant, stood up at the podium and explained the background with 
PennDOT and the HOP. Based on information from the Applicant’s traffic engineer, PennDOT 
has been notified about the proposed changes. Mr. Carlson is anticipating that the utility providers 
will seek the needed permits from PennDOT.    
 
While there are minor issues to correct and coordinate on with the plan, Mr. Madison 
recommended that the Planning Commission recommend conditional approval of the plan subject 
to the Planning and Zoning Department’s and City Engineer’s review letters, and amendments to 
permits with PADEP, DCCD, and PennDOT.  
 
Planning Commission Action: 
Chair Dennis asked for a motion to recommend conditional approval of the plan per Mr. 
Madison’s recommended conditions. Secretary Banks made a motion to recommend conditional 
approval of the plan per Mr. Madison’s recommendation. Ms. Laws seconded the motion. The 
Planning Commission approved the motion with a vote of 4-0.   

 
 

b. Preliminary/Final Subdivision and Land Development Plan—SECOND REVIEW; LAST 
REVIEWED ON NOVEMBER 13, 2024. 

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 lots into a single 31,972 SF lot and the construction of a 6,000 
SF office building and site improvements. 

 

Ms. Garner provided an overview of the project.  
 
Planning & Zoning Department Comments 
Mr. Fritz highlighted the following from the Planning & Zoning Department’s January 31, 2025 
review letter:  

• The Applicant has addressed the zoning requirements. 
• The Applicant should clarify the square footage of the accessory outdoor storage area. 
• The Applicant did provide additional landscaping, as requested, at the corner of W. 3rd 

Street and Kerlin Street. 
 

Applicant Comments 
Shawn Paul, the Applicant’s engineer, came to the podium next. Mr. Paul gave an overview of 
the project and described the following plan updates since the last submission: 

• The ADA parking space was updated to meet ADA requirements. 
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• The stormwater management facility design was updated to improve drainage at the 
control system. 

• The stormwater piping will connect with DELCORA’s combined sewer system under W. 
3rd Street. 

• The outdoor storage area was labelled and the location was identified on the plans. The 
type of outdoor equipment storage will vary by season and will not impact fire apparatus 
access. 

• Landscaping was expanded on W. 3rd Street and Kerlin Street.  
• The Applicant will install vinyl coated chain link fence with vinyl slates around the 

perimeter of the site. 
• The Applicant proposes to use an 8” PVC sewer line to allow a trap and backflow 

preventer. 
 

Mr. Paul asked if the Fire Department representatives in the audience had any comments.  Ed 
Reilly came to the podium and indicated that a knox box should be provided at the gate at W. 3rd 
Street. He also indicated fire truck access is adequate. 
 
City Engineer Comments 
Mr. Madison came to podium and highlighted comments from CED’s review letter dated 
February 6, 2025. Mr. Madison indicated that the revised plans address a majority of previous 
plan comments and the Applicant has satisfied the access requirements along the rear sides of the 
residences located on Kerlin Street. An access easement will need to be prepared as part of the 
final record plans. 
 
While there are minor issues to correct and coordinate on with the plan, Mr. Madison 
recommended that the Planning Commission recommend conditional approval of the plan subject 
to the Planning and Zoning Department’s and City Engineer’s review letters.  
 
Chair Dennis invited the Owner/Applicant to the podium. Greg Zyla, the Owner/Applicant came 
to the podium and asked if there were any questions.  
 
Secretary Banks asked about the new sewer lines being installed and if they would impact the 
adjacent residences. Mr. Paul indicated there would be no disruption to existing services from the 
construction, but there is no guarantee on the backups from the existing sewer in the street, which 
is DELCORA’s responsibility. Mr. Paul indicated the sewer use from the proposed building will 
be less than a single-family dwelling unit, which should be less than what was previously located 
on the site. 
 
Ms. Laws asked if there has been coordination with adjacent land owners regarding the proposed 
fencing.  Mr. Zyla indicated he has had discussions with adjacent land owners and is not 
anticipating any problems. 
 
Chair Dennis asked about tying into the combined sewer system. Mr. Madison indicated separate 
laterals for sanitary waste and stormwater will run into the combined sewer. This will allow for 
separation when the combined sewer is replaced by DELCORA. 
 
Chair Dennis asked for clarification about the extent of the outdoor storage area. Mr. Paul will 
provide the amount of square footage of the storage area on the plans to ensure it falls at or under 
25% of the total site coverage. 
 
Secretary Banks asked about the dumpster on the site. Mr. Paul indicated a small dumpster is 
proposed and will be located at the rear side of the proposed building. 
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Planning Commission Action: 
Chair Dennis asked for a motion to recommend conditional approval of the plan per Mr. 
Madison’s recommended conditions. Vice Chair Williams made a motion to recommend 
conditional approval of the plan per Mr. Madison’s recommendation. Secretary Banks seconded 
the motion. The Planning Commission approved the motion with a vote of 4-0.   

 
6) Planning & Zoning Director’s Report 

Mr. Fritz discussed the following items: 
• The annual report included in the Planning Commission’s February packet is required by the 

MPC to be distributed by March 1 of every year. The Planning and Zoning Department will 
look into making improvements to the presentation of next year’s annual report.  

• Mr.  Fritz indicated the zoning amendment for Smoke Shops and Tobacco Stores will be 
reviewed by the Council’s standing Economic Development and Housing standing 
committee. 

• Mr. Fritz will email education materials to the Planning Commission over the next few 
months. 

 
Vice Chair Williams emphasized that Deshong Park redevelopment proposals should include 
community representation. 
 
With no other business, Chair Dennis asked for a motion to adjourn. Ms. Laws made the motion to 
adjourn. Secretary Banks seconded the motion. The Planning Commission approved the motion with 
a vote of 4-0. 

 
Meeting adjourned at 3:45 pm. 
 
The next scheduled Planning Commission meeting is March 12, 2025. 

 


