CHESTER CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, April 9, 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

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)

1)

2)

3)

4)

Call to Order/Roll Call
Chairperson Dennis called the meeting to order at 2:09 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 March 12, 2025 Meeting Minutes

Chair Dennis brought forth the March 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. Chair Dennis seconded the motion,
and the motion carried 2-0. Vice Chair Williams abstained because she was not present at the March
meeting.

New Business
a. Preliminary/Final Subdivision Plan—FIRST REVIEW

Plan Title: Liza Morales, 1301 Honan Street

Location: 1301 Honan Street (R-3 Medium Density Residential Zoning District)

Applicant: Liza Morales (Owner)

Proposal: The consolidation of 1301 Honan Street and 0 Keystone Road into a single lot. A 2-
story attached dwelling exists at 1301 Honan Street and 0 Keystone Road is vacant.

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

e The existing use is allowed by right in the R-3 Zoning District.

e An existing non-conformity should be clarified on the plan.

e A zoning permit is required if the Applicant proposes a fence in the future.

e The Plan was shared with the Delaware County Planning Commission. Comments are

anticipated after the County Planning Commission meets on April 17, 2025.

Applicant Response
The Applicant was not present.
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City Engineer
Mr. Madison came to the podium and addressed CED’s review letter, dated April 4, 2025. Mr.

Madison indicated that most of the City Engineer comments related to drafting standards and
survey notes and did not have objections to the proposal.

Questions and comments
Chair Dennis asked for clarification of General Comment #7 in the City Engineer’s review letter.

Vice Chair Williams indicated her initial questions concerned ownership and fencing, which were
answered by the review letters. Ms. Garner indicated the owner realized they need to consolidate
the lots when the City stopped her from putting up a fence around the vacant lot.

Chair Dennis asked if there was more information about the future use of the vacant land. Mr.
Fritz indicated the Applicant planned to use the lot for gardens and play space for their home
schooled children.

Planning Commission Action

Vice Chair Williams made a motion to recommend approval to City Council for the Liza Morales
preliminary/final subdivision and land development application to consolidate 1301 Honan Street
and 0 Keystone Road into a single lot in the R-3 Medium Density Residential Zoning District
subject to the following condition: All comments of the Colliers Engineering & Design review
letter dated April 4, 2025 and the Planning & Zoning Department review letter dated March 31,
2025 are addressed to the satisfaction of the City’s Planning & Zoning Department.

Secretary Banks seconded the motion, and the motion carried 3-0.

b. Sketch Plan—PROJECT INTRODUCTION

Plan Title: 1200-1208 W. 3rd Street, Estrada Landscaping

Location: 1200-1208 W. 3rd Street

(C-1/R General Neighborhood Commercial/Residential Zoning District)

Applicant: Manuel Estrada (Owner)

Proposal: The consolidation of three lots (1200-1204, 1206, 1208 W. 3rd Street) into one lot and
the construction of a 3,000 square feet garage/office building and seven parking spaces.

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

e Per Chester Vision 2035, the City of Chester’s Comprehensive Plan, the project site is in
the 3" Street Significant Corridor Improvement Area. For this Improvement Area, the
Comprehensive Plan calls for design strategies in development and redevelopment
projects that reduce motor vehicle dependency, encourage public transportation, and
provide bicycle and pedestrian mobility.

o A “Construction Company or Tradesperson’s Headquarters (including but not limited to
landscaping, building trades or janitorial contractor)” is a permitted by right use in C-1/R
Neighborhood Commercial/Residential Zoning District. It is noted in the Zoning
Ordinance Use Table, that a maximum of 25% of the lot shall be used for outdoor storage
and there are limits on hours of operation (shall not be open to customers or patrons
between midnight and 6AM).

e It appears the proposal meets the dimensional requirements. The Applicant should clarify
the height of the proposed building.

e The Applicant will need a zoning permit for any proposed fence.
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The Applicant should clarify that the percent of exposed metal panels on the building
facade along W. 3 Street will comply with the Zoning Ordinance.

The Applicant should provide additional landscaping to buffer views of parking from the
W. 3" Street and Lamokin Street public right-of-way.

The Planning & Zoning Department strongly encourages the use of ornamental fence
types along the front yards of a corner lot.

The Applicant should confirm that maximum sound levels will not be exceeded on the
site during hours of operation.

The Applicant indicates a warehouse use for the purposes of the parking calculation.
The Applicant shows four points of vehicle access. The Planning & Zoning Department
recommends the removal of the access points on W. 3 Street to minimize potential
pedestrian and vehicle conflicts on the sidewalk along the north side of W. 3 Street.

A Land Development Plan should confirm the location of street trees.

From a planning perspective, there are compatibility concerns about the proposed
building. A pole barn type of building typically has a utilitarian design, which is not
compatible with the existing residential surroundings.

Applicant Introduction

Alex Rodriguez, from Catania Engineering, on behalf of the Applicant spoke first at the podium
and provided an overview of the project:

The use of landscaping is part of the proposal to make it more appealing to the
neighborhood.

A grass strip and 5° wide sidewalk is proposed to replace existing dilapidated sidewalks.
ADA compliant ramps are proposed at the street intersection.

The building is setback 11 feet from the W. 3" Street right-of-way.

Off-street parking includes an ADA parking space.

The building has two garage doors at the front and back to allow vehicles with trailers to
enter and exit the site without the need to reverse into the parking spaces inside the
building.

There is an office space in the building.

A front man door is proposed on the W. 3" Street side of the building.

The Applicant will be storing grass clipping related vehicles for his business.

No night-time activity is proposed.

The building is proposed to have a gable roof. The Applicant is willing to meet with the
Director of the Planning & Zoning Department to discuss how to make the building fit in
with the neighborhood.

Evergreen trees would be installed at a larger size than is typical. 12 feet high evergreen
trees are proposed versus 8 feet high evergreen trees, which is a typical size for new
installations.

The security fence would look decorative.

David Thompson, representing Estrada Landscaping, spoke next about the hours of operation.
Mr. Thompson indicated the use of the building would occur Monday through Friday by his
employees. His employees would pick up the vehicles in the morning and return in the afternoon.
His employees would use public transportation to get to the property. The vehicles stored are 18’
long trucks with trailers. Each truck carries 3 to 4 crew members. He indicated he is willing to
look at alternatives to make the building fit in with its surroundings.

The use of pervious pavers was brought up by Mr. Rodriguez to reduce the impervious surface
coverage on the site. Mr. Madison indicated that the existing soil underneath the pervious pavers
would need to meet drainage specifications, which is typically not the case in urban areas.
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Questions and comments

Vice Chair Williams indicated the Applicant should take into consideration the Pentecostal
Church to the north and the “cross” sign on their fagade. The landscaping should complement and
not hide the church building.

Vice Chair Williams asked about the type of signage proposed. Mr. Estrada indicated the signage
is yet to be determined, but it would be minimal in size.

Vice Chair Williams asked about the extent of the new sidewalk. Mr. Fritz indicated the
developer is responsible for sidewalk improvements adjacent to the project site. Eventually,
sidewalk improvements would occur as public funding becomes available, or new development
occurs along the W. 3" Street corridor.

Secretary Banks asked if the employees will park their own vehicles on the street. Mr. Rodriguez
indicating off-street parking will accommodate the employees.

Secretary Banks asked if noise from the business would impact adjacent residences. Mr.
Rodriguez indicated that the building is set back 10 feet from the adjacent dwelling to the west.
This would help minimize noise impacts.

Chair Dennis asked if the Fire Marshal office had reviewed the sketch plan. Mr. Fritz indicated
that the Fire Marshal office did not review the plan

Chair Dennis asked about the number of employees that would use the property. Mr. Thompson
indicated 8 to 12 employees total would use the property.

City Engineer
Mr. Madison came to the podium and addressed CED’s review memo, dated April 4, 2025. Mr.
Madison indicated:

e The fencing around the site should allow access for the neighboring property to the west
to gain access for maintenance and for the fire escape to function. An access easement
may be necessary, which is typical in urban areas.

e Zoning relief may be necessary to have three access/egress driveways on three streets.

e With 8 to 12 employees proposed to use the site, some employees may need to park on
the street.

e Multiple trucks with trailers may need to idle on the street until the garage doors on the
proposed building open, which may create a traffic hazard on W. 3" Street.

Applicant Response

Mr. Rodriquez returned to the podium and explained that the employees would carpool to work.
The proposed off-street parking would also accommodate the employees. Fencing should allow
access to the neighboring properties. Access easement will be needed and will needed to be

c. Sketch Plan—PROJECT INTRODUCTION

Plan Title: 921-933 E. 21* Street

Location: 921-933 E. 21st Street (R-3 Medium Density Residential Zoning District)

Applicant: James Melasecca (Owner)

Proposal: The consolidation of six lots between 921 and 933 E. 21st Street into a single lot and
the construction of a 5-story multi-family apartment building (7,013 square feet footprint) with 35
dwelling units (11 one-bedroom units and 24 two-bedroom units) and 47 parking spaces.

Page 4 of 9



Chester City Planning Commission Meeting Minutes April 9, 2025

Planning & Zoning Department Comments

Mr. Fritz provided an overview of the project and reminded the Planning Commission they
previously reviewed a Preliminary/Final Plan, dated June 27, 2024 on August 14, 2024 and
October 9, 2024. The previous submission proposed a 5-story multifamily building with an 8,645
square feet footprint. At the October 9, 2024 meeting, the Planning Commission recommended to
City Council to deny the plan. On October 23, 2024, City Council denied the Preliminary/Final
Plan.

Mr. Fritz highlighted the following comments from the Planning & Zoning Department’s March
31, 2025 review letter:

e The proposed apartment use is allowed by right.

e Where there are retaining walls proposed, the Planning & Zoning Department
recommends landscaping at the base of retaining walls to soften their visual impacts.

e New utilities should be placed underground.

e A Land Development Plan will need to show the proposed slopes of the proposed
driveways. The slope of a driveway shall not exceed 10 percent within 20 feet of a street
right-of-way.

e The sketch plan was shared with Fire Department representatives for their review and
comment. A Land Development Plan should demonstrate that a 48 feet long fire truck
can adequately access/egress the site.

e  Street trees should be part of the Land Development Plan submittal.

e It appears the two parking spaces at the west side of the indoor parking area would
present a challenge for vehicles to maneuver out of and turn around to exit the indoor
parking area.

e |tis recommended that the Applicant provide evergreen landscaping along the west side
of the site to minimize the visual impact of the proposed building on the adjacent existing
single-family residences.

e A tree protection detail should be part of the Land Development Plan if any trees existing
on the site are to be preserved.

e 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 Introduction

The Applicant, James Melasecca at 319 W. Front Street, Media, PA, introduced himself. Alex
Rodriguez, from Catania Engineering, indicated the Applicant is returning with a revised sketch
plan to show how the comments on the preliminary/final plan were addressed. He provided the
following summary:

e The sketch plan accommodates full circulation by a fire truck around the building in a
forward motion.

e The garbage dumpster is outside at the rear of the property. A garbage truck can access
the dumpster with pull in and reverse maneuvering.

e The driveway on the west side is two-way. The driveway on the east is one-way in. It is
anticipated that users would typically enter the site from the west side driveway. Users of
the garage would likely enter via the west side driveway.

e A loading zone for deliveries is provided on the west side of the site.

e Inaddition to parking, the basement area will likely used by residents when moving in.

e The hatching on the drawing for the basement area depicts maneuvering areas for
parking.
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e The slope design for the driveways will comply with zoning requirements.

e There is space on the western side of the site to plant evergreen trees to help screen the
development from the adjacent dwellings on the west side of the site.

e A guide rail along the alley is proposed near the top of the retaining wall at the rear side
of the property. A fence on top of the retaining wall is also proposed and the fence will
meet fall protection code requirements.

e A Lighting Plan will be part of the Land Development Plan to demonstrate there is no
light spillover to adjacent properties.

o All utilities will be placed underground.

e The owner is considering the use of solar panels as part of the proposal.

Questions and comments

Vice Chair Williams asked the Applicant to explain the underground stormwater management
facilities shown on the plan. Mr. Rodriguez explained that the stormwater management proposal
is in the early design phase, but an infiltration system is intended. Testing of the site soils is
needed to complete the design. There is an existing stormwater inlet near the site, which indicates
there is opportunity to connect to the City’s stormwater system. If there is no infiltration from the
on-site testing, an MRC (managed released concept) design, which allows for underground
storage of stormwater, may be part of the design.

Vice Chair Williams asked about the intended clientele of the dwelling units. Mr. Melasecca
indicated the concept was originally intended for Widener University students. Mr. Melasecca is
also considering accommodating veterans and senior citizens.

Mr. Fritz asked Mr. Rodriguez to explain the dead end feature at the east end of E. 21% Street. Mr.
Rodriguez explained that a “hammer head” at the dead end of the street would be added to
facilitate turn-around capabilities for automobiles. There is not enough space for a cul-de-sac.

City Engineer
Mr. Madison came to the podium and addressed CED’s review memo, dated April 4, 2025. Mr.

Madison indicated that the proposed layout is a better plan than the plan that was denied,
especially because it appears to allow fire truck circulation around the building. Mr. Madison
also indicated the following:

e The city prefers both entrances be two-way. Students or other occupants of the apartment
will likely use the quickest way in and out. Two-way traffic lanes will also help with fire
truck turning.

e A sprinkler system should be part of the proposal.

e A new fire hydrant should be near the new apartment. This will require an extension of
the water main.

e The retaining wall on the rear side of the site will have to be designed without tiebacks.

e The city encourages infiltration for stormwater management, but cautions having
infiltration upgrade from the proposed apartment building so the foundation is not
compromised.

e Signage and striping for the street turnaround is necessary to prevent on-street parking in
this area.

e Stormwater management should be designed to prevent any erosion from occurring near
the east end of E. 21 Street.
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d. Preliminary/Final Land Development Plan—FIRST REVIEW

Plan Title: Silvercare Senior Housing

Location: 2600 W. 9th Street (C-2/R Medium Density Residential Zoning District)

Applicant: Silvercare Real Estate, LLC

Proposal: The conversion of an existing vacant hospital building to a 94 unit multi-family
apartment building for residents aged 62 and older. The conversion will occur in two phases. To
support the interior renovations, site upgrades are proposed to provide ADA access by way of
redefined parking areas and walking paths. Also included in the proposed site improvements are
new utility connections and improvements along the W. 10th street right-of-way, and repaving of
existing dilapidated pavement areas.

Planning & Zoning Department Comments

Mr. Fritz provided an overview of the project and indicated a sketch plan review for this project
occurred at the November 13, 2024 Planning Commission meeting. Mr. Fritz highlighted the
following comments from the Planning & Zoning Department’s March 31, 2025 review letter:

e The Applicant received a Zoning Permit on November 14, 2023 for the proposed Multi-
family (Apartment) Dwelling use.

e The applicant should clarify the type and height of fence when the plan is revised.

e The Applicant should consider additional landscaping and/or low walls to screen the off-
street parking from the W. 10" Street public right-of-way (specifically, the east side of
the project side where existing parking exists).

e Any proposed areas for loading should be clearly indicated on the Plan and striping
and/or signage should be provided to clearly designate the loading areas.

e The Fire Marshal Office provided comments. The Planning Commission and the
Applicant received the comments on 4/9/2025.

e The Shade Tree Commission reviewed the plan and requested more clarity on the
proposed landscaping.

e There is a zoning relief request for meeting the street tree requirement. The Planning &
Zoning Department recommends the Applicant consider planting the required number of
trees elsewhere on the project site and/or submitting a fee-in-lieu for the cost of the trees
to the City to fund the planting of trees on City-owned land.

e The location of the dumpster serving the project needs clarification.

e The Delaware County Planning Department will provide comments later in April.

e The intent of the hatch pattern on Sheet 12 should be clarified with more detail about the
proposed landscaping.

Applicant Introduction
Jakob Tackett from T & M Associates (2000 Market Street, Philadelphia) spoke first at the
podium. Mr. Tackett reviewed the project and indicated the following:

e The Plan depicts both project phases. The first phase will have 44 independent senior
living dwelling units. The second phase will have 45 units. The Application is seeking
approval for both phases.

e The project will occur in a single building. The existing pedestrian bridges will not be
active.

e Existing utilities serving the project building come through the urgent care facility. As
part of the project, utilities will be separated from the urgent care facility, so the project
has separate utility service.

e The parking plan confirms existing and proposed parking is accommodating the existing
and proposed parking count requirements on the property.

Page 7 of 9



Chester City Planning Commission Meeting Minutes April 9, 2025

e Funding is available for the first phase. Funding is currently being sought for the second
phase of the project.

e The site is intended to be accessed from W. 9™ Street. Egress points will occur at W. 10"
Street. The driveway at W. 10" Street is not intended to be two-way and the current width
of the driveway is not wide enough for two-way traffic.

e The existing driveway on the west side of the site will also remain open for one way
traffic into the site. The west side of the site will be open for emergency and delivery
vehicles.

e The convent building is not part of the project.

e The pedestrian bridge height to the convent building will not impede fire truck access.
Fire trucks will not travel under the bridge, but rather use the two driveways at W 10"
Street to access the east or west sides of the project site.

Questions and comments

Secretary Banks asked if the parking spaces on W. 10" Street would be removed. Part of these
parking spaces are in the public right-of-way. The city has requested that the parking spaces be
eliminated and converted to sidewalk to improve pedestrian mobility. The Applicant is proposing
to defer the removal of the parking spaces until funding for the second phase of the project is
secured. Chair Dennis indicated that the neighbors on the north side of W. 10" Street will likely
miss having those parking spaces. The Applicant would like the city to help engage the residents
to make them aware of the change.

Secretary Banks asked if the chain link fence will be removed along W. 10" Street. The Applicant
indicated some chain link fence would be removed, specifically section crossing the entrance at
the east side driveway. No gate is proposed at this entrance.

Secretary Banks recommended that the existing parking on the project site be part of the solution
to accommodate the removal of the parking spaces on W. 10" Street. Mr. Tackett said he would
take the recommendation under consideration.

Vice Chair Williams asked if the amenity spaces would be part of the second phase, such as the
restaurant. Mr. Tackett indicated the existing amenity spaces would remain, but proposed new
ones would likely occur during after the second phase of the project. At the next review of this
project, the Applicant will address this question with the Planning Commission.

Chair Dennis asked about the dumpster area. Mr. Tackett indicated refuse containers will be
inside the building and rolled out on during trash pickup times.

Vice Chair Williams asked if there is signage proposed. Mr. Tackett indicated name and address
signage is intended to be attached to the building. No monument signage is proposed. There may
be directional signage added to the site.

Chair Dennis asked how soon the second phase of the project would begin. Mr. Tackett indicated
the timing is dependent on the timing of the funding. The second phase is intended to start as
soon as the funding becomes available. Applications for funding the second phase are currently in
progress. Notice of approval of the applications is at least 8 to 10 months out.

Chair Dennis asked about the need to clarify the proposed landscaping. Mr. Tackett indicated the
landscape plan is in progress. The hatching reflects lawn. Mr. Tackett indicated the Applicant is
interested in working with the city to accommodate the required number of street trees elsewhere
per the comment in the Planning & Zoning review letter.
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5)

6)

City Engineer
Mr. Madison came to the podium and addressed the City Engineer’s review memo, dated April 4,

2025. Mr. Madison recommended the Applicant revise and resubmit the plans to address the
comments in the letter and recommended the Planning Commission table a decision on the plan.

Chair Dennis asked for clarification on deferment requests from the Applicant. Mr. Tackett
indicated that the Applicant is willing to comply with the requirements, but needs to defer on the
public improvements on W. 10" Street until funding available through Phase 2.

Chair Dennis asked if the Applicant had received Will Serve letter from the utilities. Mr. Tacektt
indicated DELCORA has acknowledged that capacity exists for the development, but the Will
Serve letter has not been received yet. The Applicant does have a Will Serve letter from the
Chester Water Authority (CWA).

Planning Commission Action

Vice Chair Williams made a motion to table the Silvercare Real Estate, LLC preliminary/final
land development application for the conversion of an existing vacant hospital building to a 94
unit multi-family apartment building and related site improvements in the C-2/R Medium Density
Residential Zoning District in order for the Applicant to fully address the comments in the City
Engineer’s and Planning & Zoning Department’s review letters. Secretary Banks seconded the
motion, and the motion carried 3-0.

Planning & Zoning Department Director’s Report

Mr. Fritz reviewed the “Deadlines for Reviews of Subdivisions and Land Development Applications”
summary table. Extensions exist for 1110-1130 Morton, 611 to 619 W. 7" Street, and 742 W. Front
Street. An extension for 3308 W. 2" Street is anticipated in the next few days.

Mr. Fritz indicated there are some edits in the works for the Zoning Ordinance. Mr. Fritz intends to
have a first draft for the Planning Commission to review in a month or two. Review of the edits may
occur during a workshop at a date to be determined. The zoning amendment addressing Smokeshop
and Tobacco Stores is undergoing review by the County and City Solicitor and will be scheduled for
review at a public hearing and adoption in the near future.

The next scheduled Planning Commission meeting is May 14, 2025.

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

Meeting adjourned at 3:53 pm.
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