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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, September 10, 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 
Annette Pyatt 
 
Chester City Personnel and Consultants Present: 
Thomas Moore, City of Chester Chief of Staff 
Nona Watson, City of Chester, License & Inspection Department, Director 
Candace Newsome, City of Chester Clerk 
Paul Fritz, Planning & Zoning Department, Director 
Kim Garner, Planning & Zoning Department, Assistant Director 
Ron Madison, Colliers Engineering & Design (CED) 
Kyle Miller, Esq., Kilkenny Law, Assistant City Solicitor 
 
Other Attendees: 
Jefferey Brown, Van Cleef Engineering Associates, LLC 
Scott Mill, Van Cleef Engineering Associates, LLC 
Nash Patel, M Property, LLC 
David M. Shafkowitz, Esq. 
  
1) Call to Order/Roll Call 

Chair Dennis called the meeting to order at 2:01 pm. Roll Call was taken by Ms. Garner. Shirlene 
Laws arrived after Roll Call at approximately 2:08 pm. 

 
2) Public Comment on Items Not the Agenda. 

No comments. 
 
3) Approval of August 13, 2025 Meeting Minutes 

Chair Dennis asked for a motion to approve the August 13, 2025 meeting minutes. Ms. Pyatt made a 
motion to approve. Chair Dennis provided a second, and the motion carried 2-0. Vice  
Chair Williams and Earth Banks abstained as they were not present at the meeting. Ms. Laws was not 
present for the vote. 

 
4) New Business 

Mr. Fritz requested that the order of the agenda be switched. With no objection from the Planning 
Commission or the New Business Applicants, the agenda order was switched. 
 
a. Preliminary/Final Land Development Plan (FIRST REVIEW) 

Plan Title: Proposed Restaurant with Drive-Thru  
Location: 0 E. 4th Street (C-2/R – General Commercial/Residential Zoning District)  
Applicant: M Property, LLC 
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Proposal: The development of a fast-food restaurant (4,157 SF) with a drive-thru, a parking 
lot with 30 parking spaces, and an outdoor eating area. 
 

Mr. Fritz presented existing site images to provide context and referenced the Planning & Zoning 
Department’s review letter dated September 3, 2025. Key points included: 

• The Planning Commission reviewed this project as a Sketch Plan on December 11, 2024. 

• The proposed plan appears to comply with applicable provisions of the Zoning Ordinance.  

• The following items should be addressed by the Applicant: 

o Provide clarification of the restaurant’s proposed hours of operation.  

o Include a Zoning Data Table on the submitted drawings.  

o Clarify the design of the façade along E. 4th Street, specifically whether window 
openings are proposed.  

o Specify the type and appearance of the exterior siding facing E. 4th Street. 

o Explain why a sidewalk along Hinkson Street and a direct pedestrian connection to the 
building is not proposed.  

o Submit footcandle readings and identify the proposed luminaire model for the light poles.  

o Confirm whether electrical service will be underground and indicate the location and 
screening method for utility meters.  

o State the stacking capacity of the drive-thru, including the number of vehicles it can 
accommodate.  

o Describe any proposed signage.  

o Provide a construction detail for the proposed dumpster enclosure.  

• Other miscellaneous items Mr. Fritz mentioned: 

o The address number for the parcel should be updated before recording the plans. The 
Applicant should coordinate the address number with the Planning and Zoning Director.  

o The Planning & Zoning Department recommends some kind of protective barrier around 
the outdoor seating area. 

o The Fire Marshal Office reviewed the drawings and had no comments as stated in a 
memo dated September 4, 2025. 

o The Shade Tree Commission review memo is forthcoming.   

Scott Mill, the Applicant’s landscape architect, was next to the podium. Mr. Mill indicated that the 
plan is similar to the sketch plan presented to the Planning Commission in December 2024.  
Modifications were made based on the feedback from the meeting, including:  

• The addition of an outdoor seating area. Mr. Mill indicated some kind of protection around 
the seating will be incorporated as recommended. 

• The preservation of the row of London Plane trees closest to E. 4th Street. The Sketch Plan 
had shown both rows of trees removed. 

• The dumpster was moved to accommodate easier access by employees and trash trucks. 
• A sidewalk and crosswalk were added between the restaurant building and the existing E. 4th 

Street sidewalk.  
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Mr. Mill indicated a sidewalk was not added to the north side of Hinkson Street because a sidewalk 
exists on the south side of Hinkson Street, which would likely be used by pedestrians coming from 
the south. Pedestrians coming from the north would likely use the direct connection to the building or 
use the proposed sidewalk along the driveway connected to Harrah’s Boulevard. Mr. Mill also 
indicated that not having the sidewalk on the north side of Hinkson Street reduces the amount of new 
impervious surface coverage.  

Mr. Mill clarified that there is one customer entrance to the building on the lower right (southeast) 
corner of the building. An employee-only door is proposed on the west side of the building to 
accommodate trash removal and deliveries.  

Mr. Mill indicated that eliminating the proposed direct sidewalk connection to the building would 
eliminate the need for pedestrians to cross the drive-thru lanes. 

Mr. Mill indicated they would comply with most of the items requested in the City’s review letters. 
He indicated there does not appear to be a need to replace the existing sidewalk and curbing along E. 
4th Street because it is in good condition.  

Jeff Brown, the Applicant’s engineer, indicated the stormwater management comments will be 
addressed. He indicated that the plan will be submitted to the Delaware Conty Conservation District 
for their approval. 

Ms. Banks asked if Hinkson Street is a through street. Mr. Brown noted that the street does not carry 
through traffic, which makes the addition of a midblock crosswalk acceptable due to the low traffic 
volume. 

Ms. Pyatt asked what franchise is proposed for the new building. Mr. Brown indicated there will be 
two tenants in the building. One of the tenants is intended to be a Dunkin. The other tenant is to be 
determined. 

Ms. Pyatt asked if a traffic study was prepared. Mr. Brown indicated that the proposed access points 
and the drive-thru lanes would be able to accommodate typical traffic to a Dunkin. Mr. Brown 
referenced an exhibit showing the drive-thru accommodating the stacking of 11 cars. He also 
indicated a statement from a traffic engineer confirming that the project can accommodate anticipated 
traffic will be added in a revised submission as required by the subdivision and land development 
ordinance. 

Mr. Madison spoke regarding the City Engineer’s review letter date September 5, 2025. He indicated 
he is supportive of the project and the layout works well. He anticipates the Applicant’s traffic 
engineer will be able to confirm the proposed stacking design will accommodate visitor traffic. He 
also indicated any request for relief from the Subdivision and Land Development Ordinance needs to 
be in writing, in a letter format, stating justification for any partial or full relief. 

Mr. Madison indicated the following observations on the submission:  

• The site is located within the 100-year floodplain, which may affect the functionality of the 
proposed stormwater management basins during flood events. If the ground becomes 
saturated, infiltration may be compromised and fail to operate as intended. 

• Additionally, the proposed stormwater connection to the inlet on Hinkson Street may not be 
feasible due to DELCORA’s requirements. Further investigation by DELCORA regarding the 
inlet is necessary. The connection may need to occur on Harrah’s property near the railroad 
bridge. 

• The project is located on an Act 2 site, where existing soil conditions may limit infiltration. 
Soil test results should be reviewed more thoroughly by CED to assess feasibility. 
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Mr. Madison also indicated Harrah’s would remain as the owner of the parcel. The restaurant owner 
would have a long-term lease for the use of the land. He also indicated that CED would like to 
participate in the pre-application meeting with the Delaware County Conservation District. 

Mr. Shafkowitz, attorney for the Applicant, spoke next. He clarified that the Applicant is the tenant of 
the land and the lease agreement requires them to perform all the design and construction for the 
proposal. Harrah’s will sign the development agreements. He noted that the Harrah’s Casino has 
stormwater management on their site and there has not been any problems that he is aware of by 
being in the floodplain.  

Mr. Shafkowitz introduced Nash Patel, who would be the principal of the Dunkin and the tenant. Mr. 
Patel operates approximately 10 Dunkin sites in the region. Mr. Shafkowitz indicated the following:  

• The hours of operation would meet the City’s zoning ordinance requirements.  
• The project zoning data table is on page 2 of the plan set.  
• The front façade along E. 4th Street will have an appearance as shown on an exhibit he 

presented to the Planning Commission. There are no windows proposed on the front façade.  
• It’s possible a graphic sign that says something like “The City of Chester runs on Dunkin” 

could be placed on the façade if agreed upon by the City and the sign meets City regulations. 
This sign would be a way to tie the new building to the community and make the façade more 
interesting. 

• No metal panels are proposed on the front façade. 
• The revised drawings will identify the footcandles for the proposed exterior lighting. 
• The electric service would go underground on the site. 
• The drive-thru service is supposed to operate in 90 seconds or less, so Dunkin standards 

recommend a 6 to 8 car stacking allotment. The proposal has an 11-car stacking allotment. 
The Dunkin corporate offices monitor the drive-thru service times. 

• Only Dunkin will use the drive-thru. The other tenant will occupy approximately 1,500 
square feet as a sit-down and/or delivery only restaurant. The tenant for the second restaurant 
is to be determined. It could be a local establishment or one of the brands Dunkin is part of 
(Inspire Brands). Each business will have separate doors. 

Mr. Fritz indicated it would be beneficial to soften the building with shrubs at the foundation as 
shown in the rendering presented by the Applicant at the meeting.  

Mr. Madison recommended that the Planning Commission table the application until the Applicant 
addresses the items mentioned in CED’s review letter. 

Candace Newsome spoke next and said the traffic study will be important to review for this project. 
She stated she has safety concerns for pedestrians crossing Hinkson Street. She is also concerned 
about vehicle backups on Route 291 from cars turning onto Hinkson Street. She also asked if there is 
only one way in and one way out for the restaurant. Mr. Shafkowitz explained that there is one way 
traffic access to the site from Hinkson Street. Two-way traffic is proposed off Harrah’s Boulevard. 
Ms. Newsome expressed safety concerns for vehicles approaching from the north and needing to 
cross northbound traffic to access Hinkson Street. Mr. Shafkowitz explained that most southbound 
traffic would likely enter the site from Harrah’s Boulevard at the existing traffic light. 

Vice Chair Williams asked if E. 4th Street will undergo improvements and need to incorporate the 
East Coast Greenway. Mr. Fritz indicated it is possible that this project will need to accommodate for 
the East Coast Greenway. Further coordination with Applicant is needed on this topic.  

Secretary Banks asked for clarification on the sit-down aspects of the restaurant. Mr. Brown indicated 
there will be sit-down seating for visitors. 
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Ms. Laws asked for clarification of the parking lot use. Mr. Brown indicated it will be all shared 
parking. There will not be designated parking spaces for each restaurant. The parking calculations 
consider the square footage of the building and the anticipated number of employees. The two 
proposed ADA parking spaces meet zoning requirements.  

Chair Dennis asked for clarification about electric charging stations. Mr. Patel indicated that they will 
consider installing approximately two Level 2 charging stations, or at least conduit for Level 2 
charging stations. 

Planning Commission Action 
 

Chair Dennis asked for a motion. Ms. Pyatt made a motion to recommend that the Planning 
Commission table the preliminary/final land development application for 0 E. 4th Street, proposing 
the construction of a 4,157-square-foot restaurant with a drive-thru, a 30-space parking lot, and an 
outdoor dining area, based on the following findings: 

1. Outstanding items identified in the Planning & Zoning Department review letter dated 
September 3, 2025; the Colliers Engineering & Design review letter dated September 5, 
2025; and the Shade Tree Commission memo (to be distributed), require further resolution to 
the satisfaction of the City’s Planning & Zoning Department.” 

 
Ms. Laws seconded the motion, and the motion carried 5-0. 

 
b. Preliminary/Final Subdivision Plan (FIRST REVIEW) 

Plan Title: 0 W. 2nd Street Subdivision & Lot Consolidation 
Location: 0 W. 2nd Street (MIC – Medium Industrial/Commercial; CN – Conservation; and 
Floodplain Overlay Zoning Districts)  
Applicant: City of Chester 
Proposal: The subdivision of land owned by the City of Chester. A portion of the subdivided 
property will be transferred to Delaware County Regional Water Quality Control 
Authority (DELCORA). The existing DELCORA property will be consolidated with the 
transferred City of Chester property.  

 
Mr. Fritz presented the proposed project layout and existing site images to provide context and 
referenced the Planning & Zoning Department’s review letter dated September 2, 2025. Key points 
included: 

• DELCORA operates a pump station facility on the property they currently own adjacent to 
Chester Creek. The City of Chester currently operates their Public Works on the Premises B 
section of the property they currently own. Penn’s Landing Park occupies Premises C and 
Premises D on the land currently owned by the City.  

• Approved by City Council in January 2025, the City will construct a new Public Works 
facility on the 1000 block of W. 2nd Street. This relocation frees the existing site for transfer 
to DELCORA, enabling the Authority to expand and upgrade its pump station facilities. 

• The size of William Penn Landing Park will remain the same. 

• The proposed subdivision does not alter any existing lawful uses on the properties. All 
resulting lots comply with the district’s minimum lot area, setback, and bulk standards, and 
no zoning relief is required.  

• The Planning & Zoning Department recommends assigning Penn’s Landing Park the address 
of 199 W. 2nd Street, consistent with existing Delaware County data. The address number 
should be determined prior to plan recording so the new address is included on the final 
record plans.  
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Mr. Madison spoke next at the podium. He indicated that CED is under contract with DELCORA to 
serve as the surveyor and engineer on the City of Chester and DELCORA’s behalf for this project. 
The City and DELCORA are the property owners and applicants on this project. Mr. Madison’s 
provided the following information: 

• This project is to finalize an agreed upon land swap occurring between DELCORA and the 
City. The City is obtaining the land for the new public works facility on the south side of W. 
2nd Street between Pennell and Lloyd Streets in exchange for the land occupied by the City’s 
current public works facility. 

• The existing sewage pumping station next to Chester Creek is great need of renovation. 
DELCORA is planning to replace the existing pump station and will construct a new pump 
station next the existing one. The existing pump station will remain operating until the new 
station is constructed. Once the new station is operating, the existing pump station will be 
demolished. The new pump station development plan will be submitted for review at a later 
date. 

• After several alternatives were reviewed by the City and DELCORA, it was determined that 
it would be best to use the existing lot line between Penn’s Landing Park to minimize any 
legal changes to the designated park land boundary. The two properties east of Penn’s 
Landing Park will then be consolidated for DELCORA’s use. 

• Per the Planning & Zoning Department’s review letter, the final plan for recording will be 
certified by a land surveyor to confirm monumentation and iron pins have been set. 

• Per the Planning & Zoning Department’s review letter, the final plan for recording will 
include the new addresses for each property and a revision date. 

• Special City Solicitor, Carl Ewald will draw up the sale agreement between the City and 
DELCORA. 

• CED’s surveyor is preparing deed descriptions for the two proposed lots. 
• No improvements are proposed on this plan. 

 

Vice Chair Williams inquired whether a sale price would be included as part of the land transfer 
agreement. Chief of Staff Thomas Moore approached the podium to respond. Mr. Moore explained 
that the City had previously purchased the land designated for the new Public Works facility from a 
third party. As part of that transaction, a gentleman’s agreement was established whereby DELCORA 
would reimburse the City for the purchase—contingent upon the finalization of the current land swap 
near Penn’s Landing Park. 

Mr. Moore noted that approximately $1.4 million is involved in this transaction, which will be 
allocated toward the construction of the new Public Works facility. 

Vice Chair Williams expressed concern regarding the current condition of Penn’s Landing Park, 
stating that it is not being adequately maintained. She emphasized her hope that future improvements 
will be made to the park as funding becomes available. 

Mr. Fritz added that he believes DELCORA intends to improve the existing wall or fence as part of 
the new pump station development. Mr. Moore affirmed that DELCORA has been a cooperative and 
reliable partner throughout the land agreement process. 

Vice Chair Williams then requested clarification on DELCORA’s plans for the land near Chester 
Creek. Mr. Madison explained that DELCORA is operating under a consent order from the U.S. 
Environmental Protection Agency (EPA) and the Pennsylvania Department of Environmental 
Protection (PA DEP) to upgrade its wastewater system. As part of this mandate, DELCORA plans to 
expand capacity at the pump station located on the subject property. 
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Mr. Madison emphasized that the existing pump station must remain fully operational throughout the 
construction of the new facility, as sewage flows cannot be interrupted. The new pump station is 
being designed to more effectively accommodate current wastewater volumes. 

He noted that the forthcoming land development plan will provide further detail regarding any 
potential expansion of the service area. At that stage, DELCORA’s wastewater engineer will be 
available to address any related questions or concerns. 

Vice Chair Williams expressed concern that the expanded facilities may serve areas beyond the city, 
stating that she does not want the City of Chester to become a dumping ground for wastewater from 
other communities. 

Chair Dennis inquired about the timeline for finalizing the addresses of the two properties. Mr. Fritz 
responded that the address assignments will be determined prior to the recording of the subdivision 
plan. Once finalized, the Planning & Zoning Department will notify relevant City departments of the 
changes, including the Fire and Police Departments.  

Planning Commission Action- Recommendation to City Council 
 

Ms. Pyatt made a motion to recommend that the Planning Commission recommend approval, with 
conditions, to City Council for the preliminary/final subdivision application for 0 W. 2nd Street, 
involving the subdivision of land owned by the City of Chester. A portion of the subdivided land will 
be transferred to the Delaware County Regional Water Quality Control Authority (DELCORA) and 
consolidated with DELCORA’s existing property, subject to the following condition: 

1. All comments outlined in the Planning & Zoning Department review letter dated September 
2, 2025, shall be addressed to the satisfaction of the City’s Planning & Zoning Department. 

 
Ms. Laws seconded the motion, and the motion carried 5-0. 

 
5) Planning & Zoning Department Director’s Report 

Mr. Fritz reviewed the “Deadlines for Reviews of Subdivisions and Land Development Applications” 
summary table. No changes have been made over the past month. Extensions remain for two projects: 
611 to 619 W. 7th Street and 3308 W. 2nd Street. Their extension periods end on November 12, 2025. 

 
Mr. Fritz provided an update on the status of the proposed zoning ordinance amendment related to 
Tradesperson/Construction Headquarters. He noted that before the Planning Commission can make a 
formal recommendation to City Council, the City must first receive the county’s review letter. This 
letter is expected following the County Planning Commission’s meeting on September 18. 

Mr. Fritz recommended that the Planning Commission consider making a motion to advance the 
amendment at its October 8 meeting. He also reported that he met with the City Council’s 
Community and Economic Development Committee on September 8 to present and explain the 
proposed amendment. 

Additionally, Mr. Fritz shared that he has been in contact with the County Planning Department, 
which has expressed interest in co-sponsoring classroom sessions focused on zoning and planning. He 
will continue working with the county to explore scheduling options for the course. 

 
The next scheduled Planning Commission meeting is October 8, 2025. 

6) 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 5-0. 

 
Meeting adjourned at 3:37 pm. 


