CHESTER CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, May 13, 2026 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

David Collins, Alternate

Chester City Personnel and Consultants Present:

Paul Fritz, Planning & Zoning Department, Director

Kim Garner, Planning & Zoning Department, Assistant Director
Ronald Madison, P.E., City Engineer (Colliers Engineering & Design)
Thomas Moore, Chief of Staff

Nona Watson, Community and Economic Development Director

Public Present:

David Shafkowitz, Esq., Counsel for Chester Donuts LLC

Dave Horner, Van Cleef Engineering Associates, Traffic Engineer for Chester Donuts LLC
Jeff Brown, Van Cleef Engineering Associates, Engineer for Chester Donuts LLC

Robert W. Scott, Esq., Counsel for 322 Keystone LLC (David Dodge Chrysler Jeep)

David Kelleher, 322 Keystone LLC (David Dodge Chrysler Jeep, President) Applicant
Ted Pagaro, David Dodge Chrysler Jeep

Leah Kordeck, David Dodge Chrysler Jeep

Bob Linn, Linn Architects, Architect for 322 Keystone LLC (David Dodge Chrysler Jeep)
Steve Linn, Linn Architects, Architect for 322 Keystone LLC (David Dodge Chrysler Jeep)
Da’ee Cassell, 427 Rose LLC, Applicant

Rachel DiDominicis, RAD Environmental, Engineer for 427 Rose LLC

1) Call to Order/Roll Call
Meeting called to order by Chair Dennis at 2:00 PM. Roll call was conducted and a quorum was
present.

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

3) Approval of April 8, 2026 Meeting Minutes
Vice Chair Williams moved to approve the April 8, 2026 meeting minutes. The motion was seconded
by Secretary Banks and approved unanimously.

During discussion, Vice Chair Williams commented on the importance of maintaining a respectful
tone when speaking with applicants and members of the public during meetings.

4) Old Business
a. Preliminary/Final Land Development — 0 East 4th Street (Chester Donuts LLC)
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Applicant: Chester Donuts, LLC

Proposal: Construction of two fast-food restaurants, one with drive-through service, together
with a 30-space parking lot and associated site improvements.

Zoning District: C-2/R — General Commercial/Residential District

Mr. Fritz presented the application and reviewed the site context, zoning district, acrial photographs,
architectural renderings, landscaping plan, lighting plan, grading plan, and truck turning exhibits. He
noted that the proposal consisted of a single building divided into two restaurant spaces, including a
Dunkin’ with drive-through service and a second quick-service restaurant tenant space. Existing
London plane trees along Route 291 were proposed to remain.

Mr. Fritz stated that prior Planning & Zoning review comments were generally technical in nature
and primarily related to engineering review items.

Applicant Presentation
Attorney David Shafkowitz presented the application on behalf of Chester Donuts LLC. He
explained:
o The site contains approximately 1.75 acres
e The proposed building is approximately 4,100 square feet
e One tenant will be Dunkin’ and the second tenant is anticipated to be a quick-service
restaurant without drive-through service
e The site includes compliant off-street parking and internal circulation
e The Dunkin’ drive-through includes an approximately 11-car stacking lane with a bypass lane
e Pedestrian connections are proposed to existing sidewalks along Hinkson Street and Harrah’s
Boulevard
e The applicant agreed to mill and overlay Hinkson Street and portions of Harrah’s Boulevard
associated with the project frontage

Mr. Shafkowitz also introduced traffic engineer Dave Horner to discuss the submitted traffic impact
assessment.

Traffic Engineer Presentation
Mr. Horner summarized the traffic analysis and stated that:
e A significant percentage of traffic would consist of “pass-by” trips already traveling along
Route 291
e The development is expected to generate approximately 60 new peak-hour trips during the
morning peak period
e Access to the site from Harrah’s Boulevard provides direct access to the existing traffic signal
e The drive-through stacking analysis demonstrated adequate on-site capacity
e Traffic generated by the project is not expected to create operational deficiencies requiring
roadway improvements along Route 291
e The traffic study considered both proposed restaurants

Mr. Horner stated that the site design allows additional internal stacking if needed and that Dunkin’
operational standards target approximately 90-second drive-through service times.

Planning Commission Discussion

The Planning Commission discussed:
e Drive-through stacking and queuing
e Potential impacts associated with the left-turn lane at Harrah’s Boulevard
e Pedestrian access and pedestrian safety near Route 291
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e Parking supply and circulation
o Existing traffic conditions in the corridor

City Engineer Comments
Mr. Madison summarized Colliers Engineering & Design’s review letter dated May 7, 2026. He
stated that:

e Most stormwater management comments had been addressed

e Remaining engineering comments were relatively minor technical items

o The traffic study review comments requested supplemental information regarding queuing

and traffic operations at the Harrah’s Boulevard intersection
e Long internal driveway lengths would provide substantial on-site vehicle stacking capacity

Mr. Madison explained that vehicles queuing in the existing left-turn lane at the Route 291 signal
could temporarily block outbound access from the site during peak conditions, although vehicles
would remain queued internally on-site rather than extending onto public streets.

Discussion also occurred regarding:
e Monitoring wells associated with prior environmental remediation activities on the property
e Potential decommissioning or continued monitoring requirements subject to Pennsylvania
Department of Environmental Protection review
e FEasements associated with the East Coast Greenway trail corridor and railroad retaining wall
access

Waiver Requests
The Planning Commission considered the following waiver requests:

e Combined Preliminary/Final Plan Waiver
Vice Chair Williams moved to recommend approval to City Council of the applicant’s request for
a waiver from SALDO Section 502.A to permit the application to be reviewed as a combined
preliminary/final land development plan rather than separate preliminary and final submissions.

The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams —
yes; Secretary Banks — yes; Ms. Laws — yes; Ms. Pyatt — yes. The motion carried 5-0.

e Sidewalk Waiver
Vice Chair Williams moved to recommend approval to City Council of the applicant’s request for
a waiver from SALDO Section 1015.A regarding replacement of existing sidewalks along the
frontage of the property, with improvements limited to impacted areas including driveway
entrances and ADA access improvements.

The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams —
yes; Secretary Banks — yes; Ms. Laws — yes; Ms. Pyatt — yes. The motion carried 5-0.

The previously requested street milling and overlay waiver was withdrawn by the applicant based
on representations made during the meeting.

Recommendation on Preliminary/Final Land Development Application
Vice Chair Williams moved to recommend approval to City Council of the preliminary/final land
development application for 701 East 4th Street (formerly 0 East 4th Street), subject to conditions
including:
e Compliance with the Colliers Engineering & Design review letter and Planning & Zoning
review comments
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)

e Review and approval of all easements and legal agreements by the City Solicitor
e Review and approval of all development agreements and financial security agreements by the
City Solicitor

The condition requiring supplemental revisions to the traffic impact study was removed during
discussion.

The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams — yes;
Secretary Banks — yes; Ms. Laws — yes; Ms. Pyatt — yes. The motion carried 5-0.

New Business

a. Preliminary/Final Land Development — David Dodge Chrysler Jeep — 0 Keystone Road
Applicant: 322 Keystone LLC
Proposal: Redevelopment of the site into a vehicle storage and repair facility, including
construction of an approximately 16,800 square-foot garage building.
Zoning District: LIC Light Industrial Commercial District

Mr. Fritz introduced the application and reviewed the site location, aerial photographs, existing
conditions, site plan, grading plans, lighting plans, truck turning exhibits, and architectural
renderings. He explained that the proposal involved redevelopment of a largely vacant and partially
utilized industrial-style property located adjacent to Interstate 95 and Upper Chichester Township.

Mr. Fritz summarized Planning & Zoning Department comments, including:
o Confirmation that vehicle storage would remain temporary and accessory to repair operations
Clarification that no vehicle sales would occur on the property
Minor dimensional verification requests regarding driveway widths and planting strips
Fire access review and maneuverability requirements
Clarification of existing parcel and ownership configurations
Clarification of anticipated operations, employee counts, and vehicle activity
Future assignment of a formal site address
Landscaping comments from the Shade Tree Commission

Mr. Fritz also reviewed comments from the Fire Marshal, including:
e Installation of an automatic fire suppression system
e Confirmation of hydrant proximity
e Installation of a Knox Box at the gated entrance
e Demonstration of fire apparatus access around the building

Applicant Presentation
Attorney Robert W. Scott introduced the applicant team and invited David Kelleher, President of
David Dodge Chrysler Jeep, to present the project.

Mr. Kelleher explained that:

e The facility would support overflow service and vehicle preparation operations from the
Glenn Mills dealership
No retail sales or customer-facing dealership operations would occur on the site
Vehicle storage would be temporary and related to repair and preparation activities
Approximately 8—10 vehicles (used) would be transferred to the facility on daily basis
Approximately 25-35 employees are anticipated
The project would support workforce training opportunities and partnerships with local
organizations
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e The project is intended to improve operational efficiency while creating employment
opportunities for Delaware County residents
Planning Commission Discussion
The Planning Commission discussed:
Existing site conditions and the industrial nature of the surrounding area
Vehicle storage operations
Employee traffic and circulation
Workforce development opportunities
Potential partnerships with local schools and training programs
Landscaping, screening, and overall improvement of the currently underutilized property
Applicant representatives confirmed that the project parcels are owned by the Applicant

City Engineer Comments

Mr. Madison summarized the City Engineer review comments and stated that:

Most engineering comments were relatively minor and manageable

Clarification is still needed regarding parcel consolidation and easement arrangements
Fire truck maneuverability around the building must be demonstrated

Landscaping revisions requested by the Shade Tree Commission appear manageable
Delaware County Planning Commission review comments were still pending

Mr. Madison also discussed the existing industrial character and current storage conditions of the
site and noted that the proposal represented a significant visual and operational improvement to the
property. He stated that the application generally appeared capable of satisfying the remaining
engineering review comments.

Recommendation on Preliminary/Final Land Development Application
Ms. Laws made a motion to table the Preliminary/Final Land Development application for 0
Keystone Road, based on the following findings:

1. Outstanding items identified in the Colliers Engineering & Design review letter dated May 7,
2026, including but not limited to fire access, stormwater design, utility coordination, and site
layout details, require further resolution.

2. Required materials and approvals, including Fire Marshal review, NPDES permitting, and
supporting utility and sewage planning documentation, have not yet been provided.

3. Additional revisions are needed to demonstrate compliance with the Subdivision and Land
Development Ordinance prior to consideration of approval.

The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams —
yes; Secretary Banks — yes; Ms. Laws — yes; Ms. Pyatt — abstained. The motion carried 4-0, with one
abstention.

b. Sketch Plan — Proposed Townhouses — 413—423 Rose Street
Applicant: 427 Rose LLC
Proposal: Consolidation and re-subdivision of seven existing parcels into six new parcels and
construction of townhouse dwellings with rear parking accessed from Doran Street
Zoning District: R-3 Medium Density Residential

Mr. Fritz introduced the sketch plan as an informal discussion item. He reviewed the site location,

surrounding neighborhood context, proposed lot layout, townhouse arrangement, and proposed
rear parking access.
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Discussion occurred regarding:

Parking access from Doran Street

Compeatibility with surrounding residential development
Lot dimensions and townhouse interior room configuration
Fire access considerations

Potential streetscape improvements

City Engineer Comments

Mr. Madison summarized the City Engineer's review of the sketch plan. He noted that the
proposal would constitute a future land development application due to the proposed parking,
curbing, sidewalks, and other site improvements. He identified several items that would need to
be addressed with any formal submission, including review and approval by the Fire Marshal,
Shade Tree Commission, and DELCORA. He also noted that fire truck turning templates and
vehicle maneuvering information should be provided to demonstrate adequate access for
emergency vehicles and residents. Additional review will be needed regarding existing
easements, utility constraints, site layout details, and access along Doran Street. Mr. Madison
further noted that parking restrictions along portions of Doran Street and Upland Street may need
to be evaluated to maintain safe access and sight distances.

No formal action was taken, as the item was presented for discussion purposes only. Planning
Commission members generally expressed support for continued refinement of the concept and
encouraged the applicant to continue coordination with staff regarding parking, access, and site
layout considerations.

6) Discussion and Information Items

a.

Status of Subdivision and Land Development Application Review Deadlines

Mr. Fritz briefly updated the Planning Commission regarding the status of active subdivision and
land development applications and review deadlines.

Discussion on Planning Commission By-Laws

Mr. Fritz provided an update on the proposed revisions to the Planning Commission by-laws. He
explained that the draft had been reviewed by Assistant City Solicitor Kyle Miller and that
several final edits were incorporated based on that review.

The final revisions included:

e Replacing references to “governing body” with “City Council” for clarity.

Adding language regarding the appointment of alternate members.

Deleting a redundant sentence regarding meeting minutes.

Updating outdated provisions and terminology.

Clarifying roles and procedures consistent with current Planning Commission practice and
the Pennsylvania Municipalities Planning Code.

The Commission briefly discussed the number of Planning Commission members, the role of
alternates, and the need to keep the by-laws current. Mr. Fritz noted that the prior by-laws were
outdated and did not reference the Municipalities Planning Code as clearly as they should.

There being no further questions, a motion was made by Ms. Laws to accept the revised by-laws
of the Chester City Planning Commission. Ms. Pyatt seconded the motion. A roll call vote was
taken: Chair Dennis — yes; Vice Chair Williams — yes; Secretary Banks — yes; Ms. Laws — yes;
Ms. Pyatt — yes. The motion carried 5-0.
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c¢. Next Meeting
The next scheduled Planning Commission meeting is June 10, 2026.

7) Adjournment
There being no further business, a motion to adjourn was made and seconded. Motion carried

unanimously. The meeting adjourned at 4:05 PM.

Page 7 of 7



