CHESTER CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, November 12, 2025 at 2:00 PM
City Hall, City of Chester, Delaware County, PA

Planning Commission Members Present:
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

Other Attendees:

Pastor Jose M. Perez

Zane Williams, Gordon L. Brown & Associates
Michael Galante, MG Engineers

1) Call to Order/Roll Call
Meeting called to order by Vice Chair Williams at 2:00 PM. Roll Call was taken by Ms. Garner.

2) Public Comment on Items Not on the Agenda.
No public comment.

3) Approval of October 8, 2025 Meeting Minutes
Vice Chair Williams asked for a motion to approve the October 8, 2025 meeting minutes. Ms. Laws
made a motion to approve. Ms. Pyatt provided a second, and the motion carried 4-0.

4) New Business

a. Sketch Plan

Plan Title: 115 E. 10 Street; Iglesia Cristiana

Location: 115 E. 10" Street (C-1/R—Neighborhood Commercial/Residential Zoning
District)

Applicant: Pastor Jose Perez

Proposal: The consolidation of eight parcels into one, the expansion of the existing church
building by approximately 1,250 square feet, and the development of a new off-street
parking lot with 18 parking spaces.

Planning and Zoning Department Comments:
Mr. Fritz presented existing site images to provide context and referenced the Planning & Zoning
Department’s review letter dated November 6, 2025. Key points included:

e The Use (a Place of Worship) is permitted by right in C-/R Zoning District.
e The 1,200 sq ft building addition will include a fellowship hall, warming kitchen, and
bathrooms.
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The Preliminary sketch suggests the building addition may not meet the 10 ft front yard
setback along Crosby Street. A variance may be required. The Applicant must confirm exact
setback distances.

The existing church currently has no off-street parking, which appears to be a pre-existing
nonconformity established prior to adoption of the City’s current Zoning Ordinance. The
proposed provision of 18 new off-street spaces would reduce the degree of nonconformity
and represent a substantial improvement toward compliance with current parking standards.
Mr. Fritz recommended the applicant pursue a Special Exception for parking reduction rather
than a Variance.

The Department encourages the inclusion of street trees or comparable plantings within the
required 8-foot planting strip along Avenue of the States and E. 10th Street.
A land development plan should show the proposed location of any garbage dumpsters.

Mr. Fritz highlighted the comments from the November 6, 2025 memo from the Fire Marshal Office.
Key points included:

Additional information is needed regarding the proposed appliances in the “warming kitchen”
to determine whether a fire-suppression system will be required.

A firetruck turning template should be included as part of the Land Development Plan to
verify adequate access and maneuverability for emergency vehicles.

Mr. Fritz highlighted the comments from the November 6, 2025 memo from the City Engineer. Key
points included:

A major land development application will be required because of the lot mergers and
proposed parking, impervious area changes, sidewalks, etc.

Applicant Presentation
Mr. Williams, the Applicant’s engineer, came to the podium with Pastor Perez and provided the
following overview of the project:

The Church has been at its location for 23 years.

The Church originally bought the three lots adjacent to Crosby from the city.

The other lots were acquired from private owners.

The expansion is intended to make the Church more welcoming and provide some additional
parking.

Existing parking is on-street along E. 10" Street near the Church. The parking occurs
between 11AM and 1PM on Sundays.

Pastor Perez and his wife are the only employees of the Church.

Questions/Comments from the Planning Commission and Applicant Responses

Trash Management: Applicant currently self-hauls trash. For land development, the plan will
show the dumpster location with the proper enclosure.

Tree Preservation: Several large mature trees noted. The Applicant appears willing to modify
parking layout to preserve existing trees if it is feasible.

Neighbors: Pastor Perez indicated neighbors were not yet notified of the proposed project.
Parking: There are currently 60 to 70 congregants. The off-street parking requirements are
based on the proposed seating count. Approximately 27 off-street parking spaces are
required. On-street parking is expected to continue. Cosby Street is not used for parking.

The kitchen area will not have a stove. This area will not be for cooking food.
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5) Old Business

a. Preliminary/Final Subdivision and Land Development Plan (SECOND REVIEW)

Plan Title: 0 W. 7" Street, Grace Manor Homes

Location: 0 W. 7 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 referenced the Planning & Zoning Department’s review letter dated November 6, 2025. Key
remaining or advisory comments were highlighted:

Further coordination is needed with the City Engineer and Public Works Department on final
crosswalk and traffic-calming details consistent with County recommendations.
Remaining Fire Marshal Office comments need to be addressed:

o “No Parking on Both Sides of the Street” signage shall be added on James Street and
Grace Street to maintain unobstructed access for emergency vehicles.

o All alleyways within the subdivision must be officially named and labeled on the site
plan.

o The proposed relocation of the existing hydrant at the intersection of Harwick Street
and W. 7th Street should be shifted to the southeast, positioned between the guy wire
and the proposed “No Parking” sign to ensure accessibility and clearance from the
guy wire.

Verify that address assignments, signature blocks, and alleyway names are included on the
final record plan.

Address Shade Tree Commission comment regarding of street tree spacing.

On James Street, the proposed street trees appear too close to the curb and may interfere with
vehicular clearance. The landscape plan should be revised to provide greater setback distance
between trees and the cartway.

Individual zoning permits will be required for each dwelling unit prior to issuance of building
permits.

Mr. Fritz highlighted the comments from the November 6, 2025 memo from the City Engineer. Key
points included:

All streets” names should be labeled throughout the Plan Set.

Review of SALDO Waiver Requests

Mr. Fritz highlighted the waiver requests and indicated the Department’s recommendations and items
for discussion:

Preliminary/Final Submission Combined — Recommended for approval

Partial paving waiver (no resurfacing on Grey Street or W. 7th) — Recommended for
approval

Street offset waiver (Harwick Street) — Recommended for approval.

Recreation land/fee requirement waiver — Recommended for approval (site adjacent to
major public recreation facility).
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e Cartway width waiver (28 ft vs. 30 ft) - Recommended for discussion. The City Engineer
recommended that the waiver not be granted and that Harwick Street be designed to provide a
cartway width of 34 feet, equal to Grace Manor Street so that additional on-street parking can
be provided on the south side of Harwick Street. There was some discussion on this topic to
clarify the City Engineer’s recommendation.

Applicant Comments

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

e Regarding the cartway width waiver, parking around the site should be adequate as designed
and the widening would require relocation of utility poles and add impervious surface
coverage. Mr. Galante also referenced PennDOT’s Publication #13 and indicated Harwick
Street meets their roadway design width specifications.

Planning Commission Action

WAIVER REQUESTS:

1)

2)

3)

4)

Secretary Banks moved the Planning Commission recommend to City Council approval of the
Applicant’s request for a waiver from Section 1305.02.a.2.C of the Subdivision and Land
Development Ordinance, pertaining to the Application being reviewed/approved as a
Preliminary/Final Subdivision Land Development Project in licu of being considered a
Preliminary Land Development Plan. The Planning Commission finds that strict enforcement of
this provision is not necessary to meet the intent of the ordinance. Ms. Laws seconded the motion,
and the motion carried 3-0. Ms. Pyatt abstained.

Secretary Banks moved the Planning Commission recommend to City Council approval of the
Applicant’s request for a partial waiver from Section 1310.04.1.3.A of the Subdivision and Land
Development Ordinance requiring full paving of James Street alleyway, the vacated Harwick
Street ROW, Grace Street, and West 7th Street. The applicant is proposing to repave the James
Street alley from Harwick Street to Grace Street and not resurface or improve Grace Street or W.
7% Street. The Planning Commission finds that strict enforcement of this provision is not
necessary to meet the intent of the ordinance. Ms. Laws seconded the motion, and the motion
carried 3-0. Ms. Pyatt abstained.

Ms. Laws moved the Planning Commission recommend to City Council approval of the
Applicant’s request for a partial waiver from Section 1310.04(d)(2). B-C. of the Subdivision and
Land Development Ordinance, pertaining to the requirement to offset by a minimum distance of
400 feet from the nearest intersection along a collector street if a proposed street cannot intersect
at the same location as a street on the other side of the cross street. The Planning Commission
finds that strict enforcement of this provision is not necessary to meet the intent of the ordinance.
Secretary Banks seconded the motion, and the motion carried 3-0. Ms. Pyatt abstained.

Ms. Laws moved the Planning Commission recommend to City Council approval of the
Applicant’s request for a waiver from the requirement to dedicate on-site recreation land or pay
recreation fees under Section 1310.07.d. The Planning Commission finds that the subject property
is in proximity to the Access Community Center, which already provides accessible, well
maintained recreational amenities and open space to serve residents of this development and that
strict enforcement of this provision is not necessary to meet the intent of the ordinance. Secretary
Banks seconded the motion, and the motion carried 3-0. Ms. Pyatt abstained.
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5) Ms. Laws moved the Planning Commission recommend to City Council approval of the

Applicant’s request for a waiver from the requirement under Section 1310.04, Table 1310.04 of
the Subdivision and Land Development Ordinance, which requires a 30-foot cartway width where
parking is permitted on one side of the street. The Planning Commission finds that the proposed
28-foot cartway width for Harwick Street is adequate to safely accommodate two-way traffic and
parallel parking on one side, and that strict compliance with the 30-foot standard is not necessary
to meet the intent and purpose of the ordinance. Secretary Banks seconded the motion, and the
motion carried 3-0. Ms. Pyatt abstained.

APPLICATION:

Ms. Laws moved the Planning Commission recommend to City Council approval, with conditions, of
the Grace Manor Homes preliminary/final subdivision and land development application for the re-
subdivision of three existing parcels into a 21-lot residential subdivision, including the construction of
nine sets of single-family semi-detached dwellings (side-by-side twins) and three single-family detached
dwellings, subject to the following conditions:

1.

All items identified in the Planning & Zoning Department review letter dated November 6, 2025;
the Colliers Engineering & Design review letter dated November 6, 2025; the Shade Tree
Commission review memo dated November 6, 2025; and the Fire Marshal Office memo dated
November 6, 2025 shall be satisfactorily addressed to the satisfaction of the City’s Planning &
Zoning Department.

Prior to plan recording, the Applicant shall secure the conveyance of the property located on the
west side of the proposed Harwick Street to the owner of the Community ACCESS Center.

The Development Improvement and Maintenance Agreement and Financial Security
Agreement(s) shall be reviewed and deemed satisfactory by the City Solicitor.”

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

6) Planning & Zoning Department Director’s Report

Mr. Fritz reviewed the “Deadlines for Reviews of Subdivisions and Land Development
Applications” summary table. Extensions have been granted for: 611 to 619 W. 7% Street, 3308
W. 2" Street, and 0 E. 4™ Street.

Updates and discussion on draft ordinance amendments:

o The First Reading of the Tradesmen and Construction Headquarters Zoning Ordinance
Amendment occurred at the November 12 Council Meeting.

o Proposed Subdivision and Land Development Ordinance Amendment — Administrative
Exemption for Lot Consolidation (Lot Merger / Reverse Subdivision). Mr. Fritz reviewed
the proposed SALDO amendment and referenced his memo to the Planning Commission
dated November 4, 2025. After some discussion, Secretary Banks made a motion for the
Planning Commission to recommend to City Council the approval of the proposed
amendment to the Subdivision and Land Development Ordinance establishing an
Administrative Exemption for Lot Consolidation, as presented in the Planning
Commission Review Draft dated November 4, 2025, subject to review and concurrence
by the City Solicitor and Delaware County Planning Department. Ms. Pyatt seconded the
motion, and the motion carried 4-0.

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

7) Adjournment
With no other business, Vice Chair Williams asked for a motion to adjourn. Ms. Pyatt made a motion
to adjourn the meeting. Ms. Laws seconded the motion, and the motion carried 4-0.

Meeting adjourned at 3:37 pm.
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