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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, July 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 
Annette Pyatt 
 
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) 
Kyle Miller, Assistant City Solicitor 
 
Other Attendees: 
Anthony Caponigro, Kimley-Horn Associates, 742 W. Front Street’s project engineer 
 
 
1) Call to Order/Roll Call 

Chairperson Dennis called the meeting to order at 2:01 pm. Roll Call was taken by Ms. Garner. 
 
2) Public Comment/Concerns/Questions 

No comments. 
 
3) Approval of June 11, 2025 Meeting Minutes 

Chair Dennis indicated the approval of the minutes from the June 11 Planning Commission meeting 
will occur at the August 13, 2025 meeting. 

 
4) Old Business 

a. Preliminary/Final Land Development Plan—THIRD REVIEW  

Plan Title: 742 W. Front Street 
Location: 742 W. Front Street and remainder of block surrounded by Kerlin Street, Urlich Street, 
Cherry Street, and W. 2nd Street (LIC–Light Industrial/Commercial Zoning District)  
Applicant: 742 W. Front Street, LLC 
Proposal: The consolidation of 14 lots into a single lot of 3.03 acres, the demolition of existing 
buildings, and the construction of a 57,695 SF warehouse with a loading area, 7,000 square feet 
of office area, and parking on the eastern and western sides of the building (providing 63 spaces 
total, including 4 ADA spaces).  
 

Comments Summary 
Mr. Fritz highlighted the Planning & Zoning Department review letter dated June 27, 2025:  

• The Applicant has acknowledged they will pay a fee-in-lieu for seven trees on the project 
site. The fee will support a fund for planting trees elsewhere on city property. The number of 
required trees on the project site could not be met due to the wide easement dedicated to 
DELCORA along the property’s W. 2nd Street frontage. 



Chester City Planning Commission Meeting Minutes July 9, 2025 
 

Page 2 of 5 
 

• The Fire Marshall Office reviewed the third submission and approve the proposal, but would 
like the Applicant to ensure the fire suppression system hydraulic systems are submitted for 
the building permit application.  

• The Shade Tree Commission review memo was dated incorrectly. The date of the memo is 
June 27, 2025. The Shade Tree Commission acknowledged the Applicant’s response to the 
previous memo dated May 9, 2025, including proposed tree species. The Applicant also 
complied with the request additional trees on W. Front Street. 

• The Planning & Zoning Department acknowledged the Applicant’s response to the 
type/operation of the fence gates at the vehicle access points to the site. The Applicant should 
confirm that the gates, when open, will not block access/egress from the man doors located 
on the south sides of the building.   

• Overall, the Applicant has met the requests of the Planning & Zoning Department. 
 
Anthony Caponigro was next at the podium and first addressed the Planning & Zoning Department 
comments regarding the fence gates. Mr. Caponigro anticipates the gates will be cantilevered. As part of 
the final land development plan, the clearance and type of gate will be clarified to ensure the gates, when 
open, do not extend into the W. Front Street right-of-way (ROW) and do not block building exits. In 
regards to the fee-in-lieu of trees, Mr. Caponigro will work with the Planning & Zoning Department to 
determine the fee amount. 
 
Mr. Caponigro next provided an overview and update on the six waiver requests for the project: 
 

• Waiver Request 1: The applicant requests a waiver to allow the application to be 
reviewed/approved as a Preliminary/Final Land Development and Lot Consolidation Project in 
lieu of being considered a Preliminary Land Development Plan. 

• Waiver Request 2: The applicant is asking for a partial waiver to exclude new concrete curbing 
on the sides of the road that are not adjacent to the property frontage, new pavement (curb to 
curb) along all frontages and new sidewalk along Ulrich and Kerlin Street. Mr. Caponigro 
indicated the Applicant will revise the partial waiver request because they will comply with city 
ordinance requirements to mill and overlay the full width of Kerlin Street. The partial waiver 
request for the repaving of W. Front Street will remain.  

• Waiver Request 3: The applicant requests a waiver from dedicating additional ROW to widen 
West Front Street to meet the city’s 60 ft. ROW requirement. The project proposes to maintain 
the current W. Front Street right of way condition. In regards to Urlich Street, the street is no 
longer a public frontage so no waivers are required. The street was vacated by the city. The 
Applicant is actively working with the Chester Water Authority on establish appropriate access 
agreements. 

• Waiver Request 4: The applicant is asking for a partial waiver to only install new curb along the 
property’s frontage and not both sides of the roads. 

• Waiver Request 5: The applicant requests a partial waiver to not provide sidewalks along Kerlin 
Street. This waiver request will be removed because the Applicant will commit to installing new 
sidewalk along the Kerlin Street frontage. 

• Waiver Request 6: The applicant is asking for a waiver from replacing the sidewalk along W. 2nd 
Street due to the future planned East Coast Greenway Trail project that will be redesigning the 
area from the Right-of-way to the curbline along much of the W. 2nd Street frontage in the city. 
Patch work for spot repairs will be coordinated with the City inspection office during 
construction. The Applicant will commit to extending the existing asphalt pavement strip along 
the W. 2nd Street frontage to widen the sidewalk in this area. Ron Madison indicated Waiver 6 
would be a partial waiver. Extending the asphalt strip is a temporary proposal to comply with city 
standards to have a 5’ wide sidewalk around tree pits. Eventually, when improvements are made 
to the W. 2nd Street frontage as part of the East Coast Greenway, the asphalt pavement will be 
removed and replaced with sidewalk that meets city standards. 
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Vice Chair Williams asked for clarification on the status of Ulrich Street. Mr. Caponigro indicated the 
road is gated where it meets W. 2nd Street and is no longer a public ROW. Mr. Caponigro indicated 
the Applicant did apply for a Highway Occupancy Permit with PennDOT for the Urlich Street access. 
The permit is under review of PennDOT. 

 
Mr. Madison next spoke in regards to CED’s June 27, 2025 review letter. He acknowledged the 
Applicant’s commitment to install sidewalk along the Kerlin Street frontage as well as mill and 
overlay the entire width of Kerlin Street. CED recommended that W. Front Street also be paved. The 
issues of ownership still need to be worked out as part of the lot consolidation. CED has also been in 
contact with CWA to ensure the water service and fire suppression system is designed appropriately 
with connections on W. Front Street. CED has also communicated with DELCORA about the 
project’s connection to the sewer lines within the W. Front Street right-of-way. The storm line is to 
connect to the combined 24” sewer flowing to the west. The sanitary line is to connect an existing 10” 
sanitary sewer flowing to the east. Ron indicated CED is satisfied with the Applicant’s 
acknowledgment they will comply with the comments in the review letter.  
 
After some clarification on Ron’s comments, the Planning Commission made the following motions. 

 
Planning Commission Action- Waiver Requests 

 
1) Vice Chair Williams made a motion that the Planning Commission recommend approval to City 

Council the Applicant’s request for a waiver from Section 1305.02 of the Subdivision and Land 
Development Ordinance, pertaining to the Application being reviewed/approved as a 
Preliminary/Final Land Development and Lot Consolidation Project in lieu of being considered a 
Preliminary Land Development Plan. The Planning Commission finds that the strict enforcement 
of this provision is not necessary to meet the intent of the ordinance.  
 
Ms. Pyatt seconded the motion, and the motion carried 4-0. 
 

2) Vice Chair Williams made a motion that the Planning Commission recommend approval to City 
Council the Applicant’s request for a partial waiver from Section 1310.04.l.3A. of the 
Subdivision and Land Development Ordinance, pertaining to the requirement to pave and 
improve West Front Street, Ulrich Street, West 2nd Street, and Kerlin Street to City Standards, the 
requirement to provide curbing on the sides of the streets not adjacent to the property frontage, 
and the requirement to provide new concrete sidewalk along the property frontage of Ulrich 
Street and Kerlin Street. The Planning Commission finds that the strict enforcement of this 
provision is not necessary to meet the intent of the ordinance. Approval is granted subject to the 
following conditions:  

a. That the plans be revised to provide paving the full width of Kerlin Street. 
b. That the plans be revised to also provide a concrete sidewalk along Kerlin Street. 

 
Secretary Banks seconded the motion, and the motion carried 4-0. 

 
3) Secretary Banks made a motion that the Planning Commission recommend approval to City 

Council the Applicant’s request for a waiver from Section 1310.04 of the Subdivision and Land 
Development Ordinance, pertaining to the requirement to dedicate additional right-of-way along 
West Front Street to meet the 50 feet right-of-way standard for local streets. The Planning 
Commission finds that that strict enforcement of this provision is not necessary to meet the intent 
of the ordinance and because the current West Front Street right-of-way condition will be 
maintained.  
 
Vice Chair Williams seconded the motion, and the motion carried 4-0. 
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4) Secretary Banks made a motion that the Planning Commission recommend approval to City 

Council the Applicant’s request for a partial waiver from Section 1310.14(a) of the Subdivision 
and Land Development Ordinance, pertaining to the requirement to provide new curbing along 
both sides of the streets surrounding the project site. The Planning Commission finds that the 
strict enforcement of this provision is not necessary to meet the intent of the ordinance and 
because the Applicant is proposing to install new curb along the property’s frontage.  
 
Vice Chair Williams seconded the motion, and the motion carried 4-0. 

 
5) Ms. Pyatt made a motion that the Planning Commission recommend approval to City Council 

the Applicant’s request for a partial waiver from Section 1310.15(c)(1) of the Subdivision and 
Land Development Ordinance, pertaining to the requirement to widen the sidewalk and 
landscaping along West 2nd Street. The Planning Commission finds that the strict enforcement of 
this provision is not necessary to meet the intent of the ordinance and because the future planned 
East Coast Greenway Trail project will entail a redesign of the area from the right-of-way to the 
curb line along the project’s entire West 2nd Street frontage. Additionally, the Applicant proposes 
repairs to the existing sidewalk, which will be coordinated with the City during construction. 
Approval is granted subject to the following conditions: 

a. That the plans be revised to indicate a 3 feet of bituminous pavement for widening of the 
sidewalk to provide additional width until the East Coast Greenway Project is completed. 
 

Vice Chair Williams seconded the motion, and the motion carried 4-0. 
 

Planning Commission Action- Recommendation to City Council 
 

Secretary Banks made a motion to recommend approval with conditions to City Council the 742 W. 
Front Street preliminary/final subdivision and land development application for the consolidation of 
14 lots into a single lot and the construction of a new 57,695 square feet warehouse with a loading 
area, 7,000 square feet of office area, and parking on the eastern and western sides of the building 
subject to the following conditions:  

1) All comments of the Colliers Engineering & Design review letter dated June 27, 2025 and the 
Planning & Zoning Department review letter dated June 27, 2025 are addressed to the 
satisfaction of the City’s Planning & Zoning Department. 

2) The Applicant coordinates with PennDOT on proposed W. 2nd Street accesses and possible 
improvements.  

3) The Applicant secures equitable ownership of all required properties to be developed 
(specifically the Urlich Street right-of-way property) and resolution of the DELCORA 54” 
force main easement.  

4) The provisions of the Development Improvement and Maintenance Agreement and Financial 
Security Agreement(s) have been deemed satisfactory by the City Solicitor. 

 
Ms. Pyatt seconded the motion, and the motion carried 4-0. 

 
5) Planning & Zoning Department Director’s Report 

Mr. Fritz reviewed the “Deadlines for Reviews of Subdivisions and Land Development Applications” 
summary table. Extensions are needed for two projects: 611 to 619 W. 7th Street and 3308 W. 2nd 
Street. Mr. Madison recommended that motions be made, as a precautionary measure, to deny these 
SALDO applications, unless a time extension is granted. These motions would allow City Council to 
deny the plan and prevent a deemed approval.  
 
Chair Dennis, therefore, asked for a motion to recommend to City Council the denial of the 611 to 
619 W. 7th Street SALDO application due to non-compliance with the comments from CED’s and the 
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Planning & Zoning Department’s most recent review letters unless a SALDO time extension is 
granted by the Applicant on or before the July 23, 2025 City Council meeting. Ms. Pyatt made the 
motion. Secretary Banks seconded the motion, and the motion carried 4-0. 
 
Chair Dennis then asked for a motion to recommend to City Council the denial of the 3308 W. 2nd 
Street SALDO application due to non-compliance with the comments from CED’s and the Planning 
& Zoning Department’s most recent review letters unless a SALDO time extension is granted by the 
Applicant on or before the July 23, 2025 City Council meeting. Ms. Pyatt made the motion. Secretary 
Banks seconded the motion, and the motion carried 4-0. 

 
Mr. Fritz indicated he will reach out to the two Applicants before the next City Council meeting and 
request time extensions.  
 
Mr. Fritz indicated the zoning ordinance amendment addressing Smoke Shops and Tobacco Stores 
was adopted by City Council at their July 9 meeting. Mr. Fritz explained that the Central Business 
District and the Medium Industrial/Commercial Districts were deemed the most appropriate places to 
allow the uses by conditional use. Mr. Fritz further explained that there are stipulations on the 
location of Smoke Shops and Tobacco Stores in regards to distance separation from institutions, 
parks, schools, and daycares. There is also a stipulation that these businesses cannot be located within 
1,000 feet of each other. 
 
Mr. Fritz indicated a separate public meeting with the Planning Commission and others will be 
scheduled to discuss the proposed zoning amendments provided to the Planning Commission in June.  

 
The next scheduled Planning Commission meeting is August 13, 2025. 

6) Adjournment 
With no other business, Chair Dennis asked for a motion to adjourn. Ms. Pyatt made a motion to 
adjourn the meeting. Secretary Banks provided a second, and the motion carried 4-0. 

 
Meeting adjourned at 3:12 pm. 
 

 
 


