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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, August 13, 2025 at 2:00 PM  
City Hall, City of Chester, Delaware County, PA  

 
 
Planning Commission Members Present: 
Susan Dennis, Chair 
Shirlene Laws 
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: 
JoAnn Ruar, Chester Economic Development Authority (CEDA) 
Lisa R. Gaffney, CEDA 
Lavanya Ramasubramanian, DELCORA 
Michael Galante, MGE 
Larry Douglas, CCIP 
Angel McNair, CCIP 
Ryeki Stewart 
Brahaem Farlow 
Jamiel Cottman 
 
 
1) Call to Order/Roll Call 

Chair 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 and July 9, 2025 Meeting Minutes 

Chair Dennis asked for a motion to approve the June 11, 2025 meeting minutes. Ms. Laws made a 
motion to approve. Chair Dennis provided a second, and the motion carried 2-0. Ms. Pyatt abstained 
as she was not present at the meeting. Chair Dennis asked for a motion to approve the July 9, 2025 
meeting minutes. Ms. Pyatt made a motion to approve. Chair Dennis provided a second, and the 
motion carried 2-0. Ms. Laws abstained as she was not present at the meeting.  

 
4) New Business 

a. Sketch Plan 

Plan Title: 0 W. 7th Street, Grace Manor Homes 
Location: 0 W. 7th Street on the vacant land previously occupied by the Pulaski School building 
(R-3 – Medium Density Residential Zoning District)  
Applicant: Chester Community Improvements Project (CCIP) 
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Proposal: Re-subdivision of 3 existing parcels into a 21 lot residential subdivision with the 
construction of 9 sets of single-family semi-detached dwellings (side-by-side twins) and 3 single-
family detached dwellings.  
 

Mr. Fritz presented existing site images to provide context and referenced the Planning & Zoning 
Department’s review memo dated July 29, 2025. Key points included: 

• “Single Family Detached Dwelling” and “Single Family Semi-Detached Dwelling (Side-by-
Side Twin)” are permitted by-right uses in the R-3 Zoning District. 

• The Applicant appears to meet the dimensional requirements of the R-3 District, including 
maximum impervious coverage. However, a zoning “Bulk Table” should be submitted for 
each proposed lot to confirm compliance. 

• The Applicant was commended for incorporating front porches into the site design, which 
aligns with the City’s design recommendations and enhances pedestrian engagement. 

• The alley shown on the sketch plan appears to provide adequate access to the proposed lots 
and is consistent with the intent of the City’s Zoning Ordinance. 

• The Shade Tree Commission reviewed the sketch plan and issued comments in a 
memorandum dated August 5, 2025:  

o Planting pits should be adequately sized to support healthy tree growth and minimize 
future root-related damage. 

o Consider planting trees in the rear yards of the homes, excluding those along West 
7th Street. 

o Diversify the plantings to include more than two species. 

o The planting details show trees placed too low; the shoulder of the root ball should be 
at ground level, not buried. 

• Given the scale of the proposed 21-lot residential subdivision, the Applicant is encouraged to 
incorporate common open space into the plan. 

• The proposed alignment of Harwick Street deviates significantly from the existing centerline, 
which may hinder efficient vehicular circulation and emergency access. It is recommended 
that the centerline be shifted westward to better align with the existing roadway. 

Ms. Annette Pyatt disclosed that she serves as Executive Director of CCIP. 

Mr. Michael Galante then addressed the Commission and provided additional details regarding the 
proposed development: 

• Project partners include CCIP, CEDA, and the City of Chester, which is the formal 
Applicant. 

• The ACCESS Center was constructed on the western portion of the former Pulaski School 
property. 

• The project is partially funded through Community Development Block Grant (CDBG), CPF 
funding, and other sources. 

• An environmental analysis has been completed. 

• The development will proceed in phases, with Phase 1 consisting of 10 dwelling units. 
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• The Pulaski School building was demolished between 2022 and 2023. 

• Homes will be constructed by a modular home company, with multiple models offered. 

• No driveways are proposed along West 7th Street to maintain consistency with existing 
homes in the area and promote pedestrian-friendly design. 

• The offset alignment of Harwick Street within the development is intended to avoid 
disturbing underground utilities and to discourage cut-through traffic during congestion on 
9th Street. 

• The open space west of Harwick Street is included in the project, though final ownership is 
yet to be determined. 

• Most comments from the City Engineer’s review memo will be addressed in the formal 
submission. Specific responses included:  

o The Applicant intends to dedicate new streets and alleys to the City. 

o There is flexibility to shift Harwick Street westward and explore additional traffic 
calming measures. 

• Mr. Galante requested clarification regarding ADA sidewalk ramp requirements. Mr. 
Madison confirmed that ADA ramps are required at intersections where new sidewalks are 
proposed. 

• Alleyways are designed for one-way traffic. 

• Mr. Galante also sought clarification on paving requirements for surrounding streets. Mr. 
Madison noted that, in addition to James Street, Grace Street may require repaving and 
potentially new curbing. He also stated that a fire-truck turning template must be included in 
the formal submission to demonstrate navigability of Harwick Street and other new 
roadways. 

• A traffic impact study is not anticipated due to the limited trip generation of the development. 

• The Applicant will likely request a SALDO waiver for recreation fees. 

• The Applicant will coordinate with the City regarding alley lighting. 

Mr. Madison spoke regarding the City Enigeer’s review memo dated August 5, 2025. He emphasized 
concerns about the alignment of Harwick Street and its offset from the existing roadway. The 
preferred solution is to eliminate the isolated 30-foot-wide open space west of the new Harwick Street 
and shift the road westward to create a 60-foot right-of-way adjacent to the ACCESS Center. 
Alternatively, the Applicant may consider donating the open space to the ACCESS Center so they 
would be responsible for its maintenance. In either case, a fire-truck turning template should be 
included in the formal submission to demonstrate emergency vehicle access at the intersection of 
Harwick Street and James Street. 

Ms. Pyatt clarified that Phase 1 of the project includes 10 dwelling units along West 7th Street, along 
with major infrastructure improvements. 

Ms. Gaffney provided clarification on land ownership and development arrangements. The site is 
currently owned by the City of Chester and will be transferred to the Chester Redevelopment 
Authority. The Authority will enter into a redevelopment agreement with CCIP. CEDA will oversee 
Phase 1 infrastructure improvements, and CCIP will oversee the construction of the homes. The 
homes will be sold to income-eligible buyers earning 80% or less of the area median income. 
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b. Sketch Plan 

Plan Title: Proposed Mixed-Use Building 
Location: 1724 W. 3rd Street (C-2/R – General Commercial/Residential Zoning District)  
Applicant: Ryeki Stewart 
Proposal: The consolidation of three lots into one lot and the construction of a new 3-story mixed-use 
building with one commercial space, 18 multi-family (apartment) dwellings (12 1-bedroom units; 6 2-
bedroom units), and 14 interior off-street parking spaces.  
 
Mr. Fritz presented the proposed project layout and existing site images to provide context and 
referenced the Planning & Zoning Department’s review memorandum dated July 29, 2025. Key 
points included: 

• “Multi-Family (Apartment) Dwellings” are permitted by-right in the C-2/R Zoning District, 
provided they are located within the same building as a principal commercial use on the street 
level. The sketch plan depicts a commercial space at the street level; however, the specific 
type of commercial use must be clarified to determine zoning compliance. 

• The proposal appears to fall short of several dimensional requirements, including density, 
rear yard setback, maximum building coverage, and impervious surface limits. 

• The sketch plan proposes 12 one-bedroom units and 6 two-bedroom units, which would 
require 21 off-street parking spaces. Only 14 spaces are shown. 

• The commercial use depicted on the sketch plan remains undefined. The number of parking 
spaces required will depend on the final use. 

• Parking stall dimensions appear to be 8’-6” wide. Per the zoning ordinance, each parking 
space must be a minimum of 9 feet wide and 18 feet long. 

• The proposed parking aisle width is 17’-10”, whereas the minimum required width for two-
way traffic is 24 feet. 

• The Applicant should clarify how loading and unloading will be accommodated for both 
residential and commercial uses. 

• A minimum of 10% of each lot must be landscaped with trees, shrubs, and vegetative ground 
cover. 

• One deciduous shade tree must be planted for every 10 new off-street parking spaces. 

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

• A Land Development Plan should also confirm the location and type of enclosure for the 
proposed dumpster. 

• Overall, the proposal does not conform to several dimensional and use-related requirements 
of the City’s Zoning Ordinance. Significant zoning relief would be required from the Zoning 
Hearing Board to proceed as currently designed. Mr. Fritz recommended that the Applicant 
re-evaluate the design to reduce the number and extent of required variances. 

• Mr. Fritz also encouraged the Applicant to explore the feasibility of acquiring adjacent 
parcels to expand the development footprint. Doing so may provide greater flexibility in site 
planning, improve compliance with zoning requirements, and reduce the need for zoning 
relief. 

Ms. Pyatt asked for clarification regarding land ownership. Mr. Fritz confirmed that the proposed 
development is located on land currently owned by the Applicant. 
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Mr. Stewart, a local resident, then addressed the Commission. He stated his intent to close his tire 
business and redevelop the site. He has submitted an application to the City to acquire adjacent 
municipal land, which may help reduce the zoning relief needed for the project. 

Ms. Pyatt asked Mr. Stewart to clarify the proposed commercial use. Mr. Stewart responded that the 
commercial use is still to be determined. 

Mr. Stewart also indicated he may reduce the square footage of the residential units to target 
occupancy by seniors aged 62 and older. 

Chair Dennis asked how many ADA-compliant parking spaces were proposed. Mr. Stewart 
responded that the correct number would be included in the formal submission. 

Chair Dennis also requested clarification on building signage and dumpster placement. Mr. Stewart 
indicated that signage would be installed on the building and that the dumpster location is still to be 
determined. 

Mr. Madison spoke next, referencing the CED’s review dated August 5, 2025. He noted several 
Subdivision and Land Development Ordinance (SALDO) challenges that must be addressed for the 
project to proceed. He recommended that, if additional adjacent land is acquired, the Applicant return 
with a revised sketch plan. Mr. Madison also stated that West Union Street would require substantial 
improvements and that Flower Street, being a PennDOT roadway, would require a Highway 
Occupancy Permit for any modifications. Regarding fire safety, he emphasized that multi-family 
apartment buildings must provide fire truck access on all four sides. 

Mr. Farlow, a partner in the proposed development, asked for clarification on fire truck access 
requirements along Union Street. Mr. Madison recommended that the Applicant engage a civil 
engineer experienced in land development to design the site in compliance with fire access and 
SALDO standards. 

Ms. Pyatt asked for clarification on the intended occupancy of the building. Mr. Stewart explained 
that the original intent was to make the units available to all, but he is now considering limiting some 
units to residents aged 62 and older to allow for smaller unit sizes. 

 
c. Sketch Plan 

Plan Title: Proposed Maintenance, Storage, and Control Building Improvements 
Location: 3201 W. Front Street (HIC – Heavy Industrial/Commercial Zoning District)  
Applicant: DELCORA 
Proposal: Demolition of an existing control building and construction of a new 15,900 square feet 
two-story addition to an existing maintenance and storage building. Site improvements include 
expanded vehicle parking areas with landscaped islands and ADA accessibility. 
 
Mr. Fritz presented existing site images to provide context and referenced the Planning & Zoning 
Department’s review memorandum dated July 29, 2025. Key points included: 

• “Office” and “Warehouse” uses are permitted by-right in the HIC Zoning District. 

• The proposal appears to meet the dimensional requirements of the HIC District. 

• The Applicant should clarify how the proposed parking layout addresses zoning requirements 
for the anticipated number of employees and visitors. 

• Based on the proposed 97 parking spaces, a Land Development Plan should confirm that at 
least 10 new shade trees will be planted on site. 

• The method of on-site garbage management should be clarified. 
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• The proposed building includes large roof areas, which may present opportunities to enhance 
long-term sustainability and reduce reliance on grid energy. Design options such as green 
roofs, white roofs, and solar photovoltaic systems are encouraged. 

Mr. Michael Galante then addressed the Commission and provided additional details regarding the 
proposed development: 

• The project aims to upgrade DELCORA’s existing administrative and operational facilities, 
including its testing laboratory. The water treatment portion of the campus is not part of this 
proposal. 

• Planned upgrades include ADA accessibility improvements and updated mechanical systems. 

• The building addition is anticipated to be three stories; however, it may initially be 
constructed as two stories depending on available funding. 

• The proposed parking layout includes more spaces than currently exist, to meet both current 
and future demand. 

• A green roof system may be incorporated if funding allows; otherwise, a white roof is the 
likely alternative. 

Ms. Ramasubramanian, a process engineer for DELCORA, clarified that the campus currently 
includes two separate buildings for administration and operations. The intent of the project is to 
consolidate these functions into a single building to improve operational efficiency. 

Chair Dennis asked for clarification regarding the location of dumpsters. Ms. Ramasubramanian 
indicated that dumpsters would be located on the east side of the proposed building. 

Ms. Pyatt asked how DELCORA would maintain operations during construction. Ms. 
Ramasubramanian confirmed that the proposed construction plan would allow operations to continue 
without disruption. 

Mr. Madison then spoke, referencing CED’s review memorandum dated August 5, 2025. He asked 
whether the project would result in an increase in staffing. Ms. Ramasubramanian responded that the 
number of employees is expected to grow, and the new building is designed to accommodate that 
increase. She noted that DELCORA anticipates hiring more women, including engineers, which 
necessitates an expansion of the women’s locker room. 

Mr. Madison stated that the project may have minimal community impact. As an essential utility, 
DELCORA may petition the Planning Commission and City Council to waive the SALDO review 
requirement. However, if a formal Land Development Plan is submitted, Mr. Madison requested that 
it include a notation indicating the number of existing parking spaces and the anticipated number of 
new employees. 

 
5) Planning & Zoning Department Director’s Report 

Mr. Fritz reviewed the “Deadlines for Reviews of Subdivisions and Land Development Applications” 
summary table. Extensions were provided for two projects: 611 to 619 W. 7th Street and 3308 W. 2nd 
Street. Their extension periods now end on November 12, 2025. 

 
Mr. Fritz then provided a brief overview of a proposed zoning ordinance amendment concerning 
Tradesperson/Construction Headquarters. He noted a recent increase in interest from construction 
companies and tradesperson operations seeking to establish headquarters within the city—often 
involving the installation of pole barns and outdoor storage yards. While these uses are currently 
permitted by-right in the C-1/R, C-2/R, CBD, and W-1 zoning districts, they raise concerns about 
compatibility with the long-term vision for those mixed-use areas. 
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To address these concerns and better align zoning regulations with the City’s Comprehensive Plan, 
the proposed amendment would restrict the development of construction company and tradesperson 
headquarters—including those associated with landscaping operations, pole barns, and outdoor 
storage—to the LIC, MIC, and HIC zoning districts. These districts are better suited to accommodate 
high-impact, equipment-heavy uses without compromising the character of residential and 
commercial corridors. 

Mr. Fritz requested that the Planning Commission formally review the proposed amendment and, if 
appropriate, recommend approval to City Council at the next Planning Commission meeting. 

Ms. Garner then referenced the current by-right use list. Ms. Pyatt inquired about the demolition 
activities noted on the list. Ms. Garner clarified that the demolition applications were submitted by 
CEDA, and that demolitions of principal buildings require zoning permits. 

 
The next scheduled Planning Commission meeting is September 10, 2025. 

 

6) Adjournment 
With no other business, Chair Dennis asked for a motion to adjourn. Ms. Laws made a motion to 
adjourn the meeting. Ms. Pyatt provided a second, and the motion carried 3-0. 

 
Meeting adjourned at 3:29 pm. 
 

 
 


