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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, October 12, 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: 
Paul Fritz, Planning & Zoning Department, Director 
Kim Garner, Planning & Zoning Department, Assistant Director 
Ron Madison, Colliers Engineering & Design (CED) 
Kyle Miller, Assistant City Solictor 
Thomas Moore, City of Chester Chief of Staff 
 
Other Attendees: 
Shy Quan Davis, City of Chester Council 
Tameka Gibson-Williams, City of Chester Council 
Mysi Jones, Renue Home Services 
Rodney Roberson, Chester-Upland School District 
Veronica Woods, Daniel Woods Real Estate 
Michael Galante, MG Engineers 
 
 
1) Call to Order/Roll Call 

Chair Dennis called the meeting to order at 2:06 pm. Roll Call was taken by Mr. Fritz. 
 
2) Public Comment on Items Not on the Agenda. 

No comments. 
 
3) Approval of September 9, 2025 Meeting Minutes 

Chair Dennis asked for a motion to approve the September 9, 2025 meeting minutes. Vice Chair 
Williams made a motion to approve. Ms. Pyatt provided a second, and the motion carried 5-0.  

 
4) New Business 

Mr. Fritz requested that the order of agenda be switched. With no objection from the Planning 
Commission or the New Business Applicants, the agenda order was switched. 
 
a. Sketch Plan 

Plan Title: Proposed Athletic Complex 
Location: 1100 W. 10th Street (CN – Conservation Zoning District)  
Applicant: Chester Upland School District 
Proposal: The reconstruction and expansion of the existing sports stadium and the 
construction of an Athletic Training Facility, Entrance Gate, Concession Stand, and 
Restrooms.  
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Planning and Zoning Department Comments: 

Mr. Fritz presented existing site images to provide context and referenced the Planning & Zoning 
Department’s review letter dated September 30, 2025. Key points included: 

• The use is allowed in the CN-Conservation zoning district. 
• More information from the Applicant is needed to determine if the project complies with the 

maximum impervious surface coverage (20 percent limit). The applicant should clarify the 
size of the property, as it may affect impervious surface coverage. Current belief is that the 
parcel is approximately 30 acres. 

• The applicant should clarify if the proposed development will increase the total number of 
seats, impacting parking space requirements. 

• A land development plan must identify all ADA compliant parking spaces. The city 
recommends providing ADA spaces on the east side of Lamokin Street. 

• A fire truck-turning radius template is required on a land development plan. 
• Clarifications are requested on fire truck access and potential conflicts with parked vehicles. 
• Street trees are required and should be shown on a land development plan. 
• The location and type of enclosure for garbage dumpsters should be specified. 
• The city suggests installing a bike rack for stadium visitors. 
• Clarification is needed on whether a press box will be included in the grandstand design. 
• The Applicant should consider adding sidewalks to the baseball field for improved pedestrian 

access. 
• The Applicant should ensure new seating stands meet ADA accessibility requirements (e.g., 

ramps). 
• The city suggests using permeable pavers for the plaza area around the concession stand and 

entrance. 
• The city encourages planning for field events (jumping, throwing, etc.) within the facility. 

Mr. Fritz highlighted the comments from the October 3, 2025 memo from the Fire Marshal Office.  
Key points included: 

• Sprinkler systems may be required for new buildings, particularly if cooking equipment is 
present. 

• Clarifications needed on areas where fire truck access may conflict with parked vehicles; 
these areas should be designated no parking zones. 

• Additional fire hydrants may be necessary to ensure adequate water supply for fire 
suppression. 

• A land development plan should show how emergency service vehicles can navigate the 
stadium grounds for rapid response needs. 
 

Questions and Comments from the Planning Commission: 
• There was a question about the total acreage of the property. 
• Clarification was requested on whether the property is part of the STEM Academy at 

Showalter. It was confirmed that the site is on Chester Upland School District property. 
• There was an emphasis on the importance of shade trees for the athletic complex but caution 

about potentially limiting usable land for athletic activities due to tree placement. Mr. Fritz 
responded and indicated the Shade Tree Commission did not review the sketch plan because 
no planting was proposed in the submission. Future formal land development plans will 
require input from the Shade Tree Commission regarding location and species of trees. Street 
trees will be required as part of the formal land development process, likely at the front edge 
of the stadium along Lamokin Street and possibly along Concord Avenue. 
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Applicant Presentation 
Mike Galante, Owner of MG Engineering Associates and the Chester Upland School District 
Engineer, came to the podium and was accompanied by Rodney Robertson.  Mr. Galante provided the 
following overview of the project:  

• Current Conditions: 
o The existing athletic field (referred to as ‘A’ field) is in poor condition. 
o Grandstands are non-compliant, and the track is limited to six lanes, preventing larger 

events. 
o Need for an athletic training facility. 

• Project Goals: 
o Upgrade facilities to enhance support for student athletics, particularly for the football 

team. 
o Plans for an eight-lane track to accommodate larger events. 
o Increase seating capacity in grandstands, ensuring compliance with ADA standards. 
o Placement of grandstands to allow ambulance access. 

• Proposed Features: 
o Installation of an artificial turf athletic field for multi-sport use. (Mr. Galante noted that 

clarification from the City Engineer is needed on whether artificial turf counts towards 
impervious coverage.) 

o Addition of men's and women's restroom facilities to replace current port-a-potties. 
o Entry gate and upgraded fencing to enhance aesthetics. 
o New curb and sidewalk installation. 
o Shade trees to be included along the street frontage and placed strategically to avoid 

interference with athletic activities. 
o Construction of an Athletic Training Facility featuring a bus drop-off area for teams, a 

physio room, video room, and weight training area, and locker rooms for various sports, 
not just limited to football. 

• Future Steps: 
o A full survey of the property is completed. 
o Feedback from the meeting will be incorporated into the design process. 
o Compliance with comments from the engineer, planner, and fire marshal will be ensured 

in the land development submission. 
 

 Additional Comments from the Applicant 
• Mr. Galante expressed excitement about the project and its benefits for the community. He 

Introduced Rodney Robertson to share additional thoughts. Mr. Robertson emphasized 
enthusiasm for the project and its potential impact on the community. 

 Additional Project Features Discussed 
• The plan will include sports lighting for the facility, which will be operational during game days.  
• Lighting levels around the facility will be reduced to security-style lighting when no events are 

occurring. 
• Additional lighting is anticipated in the parking areas. 
• Directional signage will be installed around the facility. 
• A scoreboard will be included. 
• Naming of the athletic field. No current intention to change the name associated with the track 

(named after Benny “Jet” Wright Jr.). 
• The project intends to comply with the signage ordinance. 
• It is likely the plaza area will be enhanced with landscaping features and possibly permeable 

brick pavers. 
• There may be a "Hall of Fame" area to honor past athletic champions and notable alumni. 
• Waste management procedures will be established for the stadium. 
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City Engineer Review 
• Mr. Madison, from CED, expressed enthusiasm for the project, noting the positive community 

use of the facility. He highlighted from his review letter dated October 6, 2025 that there will be a 
need for careful consideration of stormwater management due to the impervious nature of 
synthetic fields. He also mentioned the requirement for infiltration testing and an NPDS permit 
for stormwater management. 

Public Comment 
• Mysi Jones (340 West 22nd Street, Chester) expressed excitement about the new sports complex, 

emphasizing its importance for Chester students who currently lack access to adequate facilities. 

• Shaquan Davis (1 East 4th Street, Chester) commended the school district for upgrading facilities 
and expressed excitement as a Chester football and track alumnus. He highlighted the importance 
of hosting night games for increased exposure and potential revenue for the school district. He 
also emphasized the positive impact these developments could have on community pride and 
student retention. Mr. Davis also emphasized that adequate lighting for safety, particularly along 
Concord Avenue, is planned for to ensure community safety during events.  

 
b. Preliminary/Final Subdivision and Land Development Plan (FIRST REVIEW) 

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: City of Chester/Chester Community Improvement Project (CCIP) 
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.  
 
Planning and Zoning Department Comments: 
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 30, 2025. Key points 
included: 

• The proposed dwellings are allowed by right and comply with zoning dimensions and parking 
requirements. 

• A waiver is requested for open space, as the applicant considers the nearby Community ACCESS 
Center to fulfill this requirement. 

• A Planning Commission member asked about the purpose of open space in the ordinance, 
emphasizing the need for playgrounds or shared spaces. Mr. Fritz clarified that open space does 
not exclusively mean playgrounds but can include any common area for recreation, with the 
Community ACCESS Center serving this role. 

• The Shade Tree Commission has not provided formal comments yet because it requires more 
detail on the planting plan from the applicant to develop concrete feedback.  

• A Planning Commission member posed a question regarding the maintenance responsibility for 
newly planted shade trees. After some discussion, it was clarified by the Planning and Zoning 
Department that the City of Chester owns the right-of-way and streets, but homeowners are 
responsible for maintaining sidewalks and street trees in front of their properties.  
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• A Planning Commission member raised concerns regarding potential liability if trees or sidewalks 
become hazards. There needs to be clear guidelines on tree maintenance responsibilities to 
prevent legal liabilities for homeowners. 

• Mr. Fritz explained that the Shade Tree Commission promotes using appropriate tree species to 
avoid future issues with maintenance and hazards. 

• The county's comments are pending following the Delaware County Planning Commission's 
meeting on October 16th. 

Mr. Fritz highlighted the comments from the October 3, 2025 memo from the Fire Marshal Office.  
Key points included: 

• “No Parking” signage is needed on Harwick Street and Grace Manor Street to accommodate fire 
truck turning radii. 

• Naming unnamed alleyways to assist with navigation and emergency response. 

• “No Parking” signage requested for the proposed alleys and on Grace Street and James Street. 

• Request for a fire truck turning template to indicate no parking zones where parked vehicles may 
obstruct access. 

• Improvement of fire hydrant coverage by placing fire hydrants near the following intersections: 
Grace Street and James Street, Grace Manor Street and W. 7th Street, and Harwick Street and W. 
7th Street.  

• The Planning Commission inquired about the quantity and configuration of trees planned in front 
of the new homes. Specifically, they requested clarification on whether the trees along Harwick 
Street would be planted in a single row or multiple rows. Mr. Fritz explained that the trees located 
on the west side, not adjacent to Harwick Street, are intended as buffer plantings between the 
ACCESS Center and the new development. 

Applicant Presentation 

Mike Galante, Owner of MG Engineering Associates and CCIP’s Engineer, came to the podium and 
provided the following comments and overview of the project:  

• The applicant will add individual labels to each tree species and include additional species 
recommended by the Shade Tree Commission in the resubmission. 

• The design, since the sketch plan submittal, now includes rear parking off Grace Street, reducing 
curb cuts along Grace Manor Street and providing more on-street parking opportunities. 

• The project proposes new sanitary sewer lines, stormwater lines, and a looped water service to 
meet Chester Water Authority requirements. 

• The project proposes using an existing sanitary line on Harwick Street. A meeting is scheduled 
with DELCORA to resolve any issues. There may be potential adjustments to the sanitary line 
based on findings from the upcoming meeting with DELCORA. 

• The applicant intends to comply with all comments from the engineering review letter, including 
those related to the Fire Marshal, shade trees, and sewer planning modules. 

• Will provide a cost estimate and a will-serve letter from PECO for electric service (noting that the 
project will be all-electric). 

• The applicant recommends trash pickup at the front of the homes rather than in the rear alleys due 
to potential disruption from trash trucks in narrow alleyways. 
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• Harwick Street to Grace Street will be one-way, with a larger alley between Grace and Harwick 
Streets being two-way. The applicant will address any required signage for these configurations. 

• The applicant will request a waiver for preliminary final submission for land development and 
ensure that all necessary documentation is included in the updated submission. 

• The applicant requests a waiver from SALDO Section 1310.04(d)(2)B-C regarding street 
alignment due to the jog caused by adjacent open space at the ACCESS Center. 

• Fire trucks and trash trucks can navigate the turning radii on the Harwick Street offset. 

• The jog in the Harwick Street alignment serves as a traffic calming measure. 

• The proposed 55 ft right-of-way on Harwick Street, instead of the required 50 feet, allows for 
more planting area and better design. The applicant is unsure if this requires a waiver but is 
willing to request one. 

• Requesting a partial waiver for resurfacing Grace and West 7th Streets. 

• Discussion is needed about paving along Harwick Street and James Street, especially since water 
lines will be installed. 

• A traffic impact study indicated that no further study was required based on projected trips. 

• Most comments in the engineering review letter indicate a will comply status, including 
stormwater management comments. 

Planning Commission Concerns  

• Questions regarding the aesthetics of trash collection, particularly the visibility of trash cans left 
in front of homes versus those collected from alleys. 

• Discussion on the importance of maintaining the appearance of the neighborhood and ensuring 
that service areas are utilized correctly. 

City Engineer Review 
• Mr. Madison, from CED, indicated his support for the project and referenced his review letter 

dated October 6, 2025 and noted:. 

o The project does not increase impervious coverage to the point that on-site stormwater 
management is required. 

o Focus on stormwater conveyance with additional comments to assist the applicant in 
coordination with DELCORA. 

• A Planning Commission member inquired about the city's efforts to separate combined sewers 
and the implications for new construction. Mr. Madison indicated DELCORA has a policy to 
separate existing combined sewers for residential subdivisions, aiming for dedicated sanitary 
sewer and stormwater extensions. Mr. Madison indicated discussion will continue with 
DELCORA regarding connection points and stormwater management. 

Public Comment 
• Veronica Woods (400 Welsh Street, Chester) inquired about the lack of gas service for the new 

homes and whether future homeowners would have the option to add gas infrastructure. Mr. 
Galante indicated the project will be all-electric, and adding gas would require a new gas main, 
which is not included in the current project scope. Homebuyers will be informed about this. 

 



Chester City Planning Commission Meeting Minutes October 12, 2025 
 

Page 7 of 7 
 

Planning Commission Action 
Mr. Fritz recommended that the Planning Commission table the application due to the following; 
incomplete waiver requests that need to be submitted in writing; significant coordination needed with 
DELCORA; comments from the City Engineer and Fire Marshal Office need to be addressed; and 
formal comments from the Shade Tree Commission and County Planning Commission are needed. 

Secretary Banks made a motion to table the Grace Manor Homes preliminary/final subdivision and 
land development application based on the recommended findings Mr. Fritz provided. Ms. Laws 
seconded the motion, and the motion carried 4-0. Ms. Pyatt abstained. 

 
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.  

• An Extension request was received for the 611-619 West 7th Street project, which will extend the 
review period to the end of February next year. 

• No extension request was received for the 3308 West Second Street project; the deadline is 
November 12, which coincides with the next planning commission meeting. A motion is needed 
to deny this project unless an extension is submitted before November 4. 

• Ms. Laws made a motion for the planning commission to recommend to city council the denial of 
the subdivision and land development application for 3308 West Second Street unless the 
applicant submits a written extension of the 90-day review period by November 4, 2025. If no 
extensions are received by that date, the Planning Commission recommends that denial of the 
application be placed on the City Council agenda for its November 12, 2025 meeting, in 
accordance with the Pennsylvania Municipalities Planning Code. Vice Chair Williams seconded 
the motion, and the motion carried 5-0.  
 

• Mr. Fritz provided an update on the status of the proposed zoning ordinance amendment related 
to Tradesperson/Construction Headquarters. He noted that Planning Commission should make a 
formal recommendation to City Council. The amendment proposes to regulate construction and 
tradesman headquarters in mixed-use districts. The amendment will allow such operations in the 
City’s three industrial districts. 
 

• A public hearing on the amendment is scheduled for October 20th, which is part of the approval 
process before presenting it to the council for a first reading. 
 

• Vice Chair Williams moved that the planning commission recommend to city council the 
approval of the proposed zoning amendment regulating construction company and tradesperson 
headquarters as outlined in the staff report dated July 17. Ms. Pyatt seconded the motion, and the 
motion carried 5-0.  

• The next scheduled Planning Commission meeting is November 12, 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. Ms. Pyatt seconded the motion, and the motion carried 5-0. 

 
Meeting adjourned at 3:37 pm. 


