CHESTER CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, March 12, 2025 at 2:00 PM
City Hall, City of Chester, Delaware County, PA

Planning Commission Members Present:
Susan Dennis, 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)

David Schwartz, Colliers Engineering & Design (CED)

)

2)

3)

4)

D)

Call to Order/Roll Call
Chairperson Dennis called the meeting to order at 2:02 pm. Roll Call was taken by Ms. Garner.

Public Comment/Concerns/Questions
No comments were made by the public on items not on the agenda.

Approval of February 12, 2025 Meeting Minutes

Chair Dennis brought forth the February 12, 2025 meeting minutes for consideration and asked if
there were any corrections. Hearing no corrections, Chair Dennis requested a motion to approve the
minutes. Secretary Banks made a motion to approve the minutes. Ms. Laws seconded the motion, and
the motion carried 3-0.

Review of Subdivision and Land Development Application Review Deadlines

Mr. Fritz explained that this new agenda item will continue to be on future agendas to provide an
update on the review period deadlines for projects. Per the Municipal Planning Code (MPC) the city
has 90-days to take action on a subdivision and/or land development application. A project may be
deemed approved if no decision is taken by the city council within 90 days. In most instances, land
development applicants will provide an extension to the review period at the city’s request. Mr. Fritz
reviewed the summary table provided to the Planning Commission at the meeting [See attachment].

Chair Dennis requested that the next iteration of the summary table be enlarged for easier readability.

New Business
a. Sketch Plan—PROJECT INTRODUCTION

Plan Title: 2600 W. 3™ Street

Location: 2600, 2602, 2604-2606 W. 3™ Street (C-2/R—General Commercial/Residential Zoning
District)

Applicant: Anthony Ifayomi Kabba (Owner)

Proposal: The consolidation of three lots (2600, 2602, 2604-2606 W. 3 Street); the use of the
existing two-story building at 2604-2606 W. 3rd Street as a banquet hall; and the construction of a
parking lot with 11 parking spaces on the vacant lots located at 2600 and 2602 W. 34 Street.

Ms. Garner provided an overview of the project.
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Applicant Introduction
Kenneth Johnson (43 E. Schoolhouse Lane, Philadelphia, PA 19144), the applicant’s architect,
introduced himself and presented on behalf of the applicant. Mr. Johnson briefly provided an
overview of the project:
e The project proposes a new paved parking lot with 11 diagonal parking spaces (including
2 handicap parking spaces). The parking access creates two new curb cuts. Vehicle flow
through the parking lot is one-way from W. 3™ Street to W. Union Street.
e The banquet hall will be designed to accommodate approximately 60 people.
Hours of operation of the banquet hall are to be determined, but the applicant will comply
with city provisions.

Planning & Zoning Department Comments
Mr. Fritz highlighted the following comments from the Planning & Zoning Department’s March

7, 2025 review letter:

e A banquet hall use is allowed by right in the C-2R Zoning District.

e The applicant will need to clarify the dimensional requirements of the proposal with a
zoning table on the plan. There may be dimensions that require zoning relief from the
Zoning Hearing Board. For instance, it appears the proposal exceeds the maximum
allowed impervious surface coverage, which is 90% in the C-2R Zoning District.

e A lighting plan needs to be submitted with a land development plan. Exterior lighting on
this property is a significant concern due to the location of the property at the intersection
of W. 3" Street and Wilson Street.

o The expected number of patrons at the proposed business should be clarified to determine
how the proposal meets zoning ordinance requirements. Off-street parking requirements
in the zoning ordinance requires 1 parking space per 5 seats for a restaurant/banquet hall
use, plus one parking space per 1.2 employees.

e Any new parking lot with four or more spaces needs to be separated from the public
street by a planting strip. The applicant will need to address this in a formal land
development submittal and there may be a need to obtain zoning relief from the Zoning
Hearing Board on this requirement.

e A minimum 10% of each lot shall be landscaped. The proposed areas of landscaping will
need to be shown on a formal land development submission.

e Garbage dumpsters, if not stored in a building, require screening. How the dumpster is
accessed by trash trucks should also be clarified on the plan.

Mr. Fritz indicated the applicant may need zoning relief on at least three items. Mr. Fritz
indicated the zoning relief should be sought by the applicant prior to making a formal
subdivision/land development submission.

Applicant Response
Mr. Johnson indicated the following:
e A dumpster will be placed in the rear yard behind the existing building.
e The building was previously used as a banquet hall and had no off-street parking. The
proposed parking will provide some relief for on-street parking.
e There may be a need for zoning relief on achieving the required 10% landscape coverage
on the combined lots.
The land development plan will address exterior lighting.
e There may be a need for zoning relief on achieving the required off-street parking spaces.

Mr. Fritz recommended that the applicant create a zoning table to show how the proposal meets
zoning requirements.
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Mr. Johnson asked the Planning Commission what the city requires for hours of operation for a
banquet hall use. Mr. Fritz indicated he would have to look at the zoning ordinance requirements
for a restaurant. Ms. Garner explained that the hours of operation would need to be indicated on
the zoning permit application.

The applicant, Anthony Kabba (Owner), came to the podium to emphasize that the project is not
intended to change the character of the surrounding neighborhood. In terms of safety, he proposed
a four-way stop sign at the intersection of W. 3™ Street and Wilson Street. Currently, it’s a two-
way stop intersection with stop signs on Wilson Street. Mr. Kabba, then asked for clarification on
what is blocking the project from going forward. Mr. Fritz explained that the project needs to
show how the project meets zoning requirements. Items that do no meet zoning requirements will
require a request for zoning relief from the Zoning Hearing Board. It’s an additional step in the
land development process.

City Engineer
Mr. Madison came to the podium and addressed CED’s review letter, dated March 7, 2025. Mr.

Madison indicated the lot consolidation of three lots into one lot is appropriate because the off-
street parking is accessory to the banquet hall. Regarding the proposed land development and the
SALDO requirements, the project will require improvements to curbing and sidewalks around the
perimeter of the project. In addition, a handicap ramp at the northwest corner of the W. 3 Street
and Wilson Street intersection will need to be provided to accommodate safe street crossings.
Also, the proposed off-street parking spaces will need to meet dimensional requirements. Mr.
Madison indicated these requested items are achievable. Mr. Madison indicated that the first step
is to coordinate with the Planning and Zoning Department in identifying what changes can be
made to the plan to bring it as close as possible to compliance with the zoning ordinance. Then
the applicant would be in a position to identify what items are non-conformities and what items
need zoning relief from the Zoning Hearing Board. Mr. Madison indicated it is best to ask for the
minimum relief necessary. For example, he said if the 8’ landscape buffer zoning provision
cannot be met, it is better to try and achieve some buffer than none at all to support the request for
zoning relief. After the Zoning Hearing Board process occurs, then the applicant is in a position
to submit the land development application. Mr. Madison recommended that the applicant acquire
legal counsel to help them through the legal Zoning Hearing Board hearing process.

Questions and comments

Secretary Banks asked about the fire escape plan and ADA accessibility for the building. Mr.
Kabba indicated the first floor, the location of the banquet hall, will be ADA accessible. No
business is planned for the second floor. There is no elevator in the building. The first floor will
be designed to meet ADA accessibility standards. The rear door is for exit only.

Secretary Banks asked if Mr. Kabba had spoken to neighboring property owners, including the
church on the north side of Union Street, to get their viewpoint on the banquet hall use and
parking impacts. Mr. Kabba clarified that the banquet hall will be used for parties. He has not
spoken with neighboring property owners. Mr. Kabba indicated that there is existing on-street
parking that is available.

Dr. Sylvia Kabba (23 S Woodlyn Avenue, Alden, PA) came to the podium. She is Mr. Kabba’s
spouse. She indicated she had spoken to neighbors about the project. The apartment residents
immediately adjacent to the banquet hall have access to off-street parking on the opposite side of
W. 3" Street. She also indicated the churches nearby have existing off-street parking. She
indicated that in addition to the existing off-street parking there is a lot of on-street parking
available.
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6)

7)

Ms. Laws asked how many employees would work at the banquet hall. Dr. Kabba indicated there
is parking located at 2603 W. 3™ Street, which is a property they also own. She intends to use this
parking area for employees.

Chair Dennis asked if there is a fire safety plan for the facility, including access by fire truck
apparatus. Mr. Fritz indicated to Mr. Johnson that the city’s Fire Marshal office reviews land
development applications. The Fire Marshal office did not look at the sketch plan application.

Chair Dennis asked if any signage will be installed. Dr, Kabba indicated a sign attached to the
building is proposed. Chair Dennis indicated a separate zoning permit application is required for
signs.

Ms. Laws asked for clarification on the planned use for the second floor of the building. Dr.
Kabba indicated a use is to be determined. She indicated the current focus is on making the
banquet hall on the first floor safe and ADA accessible. Restrooms are also planned on the first
floor.

Chair Dennis asked if a liquor license will be applied for the banquet hall. Dr. Kabba indicated a
no liquor will be served at the facility.

Chair Dennis asked how the dumpster will be accessed. Mr. Johnson said the dumpster will be
accessed via Union Street at the rear of the property. The dumpster will have rollers. Mr. Johnson
also indicated there will be no food cooking on the premises.

Secretary Banks asked for further clarification about the steps and exit at the rear side of the
building. Mr. Johnson indicated the door at the rear is a second point of egress.

Ms. Laws asked if the dumpster would impede fire truck access to the rear side of the property.
Mr. Johnson said there is ample space for the dumpster at the rear side of the property.

Chair Dennis, thanked the applicant for their presentation and requested that they work with the
Planning and Zoning Department to address the zoning items that were brought up at the meeting.

Planning & Zoning Department Director’s Report

Mr. Fritz asked the Planning Commission if there were any questions about the list of by-right
approvals that was included in the March packet. He also asked if the Planning Commission had any
questions about the list of planning resources he had emailed to them earlier in the week. Mr. Fritz
said he will share additional information on educational courses, as they become available.

The next scheduled Planning Commission meeting is April 9, 2025.

Adjournment

With no other business, Chair Dennis asked for a motion to adjourn. Ms. Laws made the motion to
Adjourn the meeting. Secretary Banks provided a second, and the motion carried 3-0.

Meeting adjourned at 2:43 pm.
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