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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, June 10, 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 
 
Public Present: 
Michael Lewis 
 
1) Call to Order/Roll Call 

Meeting called to order by Chair Dennis at 2:02 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 May 13, 2026 Meeting Minutes 

Annette Pyatt moved to approve the May 13, 2026 meeting minutes. The motion was seconded by 
Vice Chair Williams. 
 
A roll call vote was taken. Chair Dennis, Vice Chair Williams, Secretary Banks, Ms. Laws, and Ms. 
Pyatt voted in favor. The motion carried unanimously. Mr. Collins, serving as alternate, was initially 
called during the vote but was not counted as a voting member.  

 
4) Discussion and Information Items 
 

a. Status of Subdivision and Land Development Application Review Deadlines 
 
Mr. Fritz provided an update regarding active subdivision and land development application 
review deadlines. He reported that written extensions had been received for the 611–619 W. 7th 
Street project and the 3308 W. 2nd Street project, extending those review deadlines to the end of 
September 2026. Chair Dennis was asked to sign the extension documents following the meeting. 
 
Mr. Fritz also noted that if the 0 Keystone Road / David Dodge Chrysler Jeep application does 
not return to the Planning Commission in July, an extension may be needed because the current 
deadline falls just before the August Planning Commission meeting. Discussion occurred 
regarding the review timeline, the purpose of extensions, and the Pennsylvania Municipalities 
Planning Code requirement for municipal action within the applicable review period. 
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Mr. Fritz also reviewed the list of zoning permits issued between January 1 and early June 2026. 
He explained that the Department intends to continue providing zoning permit reports to the 
Planning Commission on a periodic basis, potentially quarterly. He also noted that the 
Department is working toward an interactive public map showing issued zoning permits by year 
and location. 
 
Commission members asked questions regarding permit categories, including permits listed as 
“Other.” Mr. Fritz and Ms. Garner explained that some permits, such as group home permits, do 
not currently fit neatly into the standard permit-type categories on the zoning permit application. 
 

b. Planning Commission By-Laws Follow-Up 
Mr. Fritz noted that members had received the signed copy of the updated Planning Commission 
by-laws that were approved at the prior meeting. Commission members asked several 
clarification questions regarding the adopted by-laws. Discussion included: 

• The provision stating that membership consists of five members unless otherwise 
established by ordinance. 

• The process by which City Council could amend the applicable ordinance to change the 
number of Planning Commission members. 

• The Chair’s authority to call special meetings and appoint committees as needed. 
• The role of the Secretary or designated staff in preparing and maintaining minutes and 

records. 
• The by-law provision requiring votes to be taken by roll call. 

 
Mr. Fritz explained that the revised by-laws were intended to align with the City’s ordinance and 
current Planning Commission practice, while allowing flexibility for special meetings or 
committees if needed in the future. 
 

c. Overview and Discussion of Proposed Draft Zoning Amendments 
Mr. Fritz presented an overview of a narrowed zoning amendment package focused on reducing 
zoning barriers to housing. He explained that the Planning & Zoning Department had previously 
introduced a broader set of possible zoning amendments, but that this first package had been 
narrowed to focus primarily on housing-related barriers. Other topics, such as definitions, short-
term rentals, hotels, bed and breakfast inns, and related use classifications, are expected to be 
addressed in later amendment packages. 
 
Mr. Fritz explained that the proposed housing-related amendments are intended to implement 
recommendations from Chester Vision 2035, the City’s Comprehensive Plan. He stated that the 
Comprehensive Plan calls for modernization of the zoning ordinance, review of parking 
requirements, neighborhood reinvestment, and expanded housing opportunities. 
 
Mr. Fritz emphasized that Chester has capacity for additional residents and housing growth, 
noting that the City’s population is significantly lower than its historic peak. He stated that 
additional residents can support economic growth, strengthen commercial corridors, and help 
reactivate vacant or underutilized properties. 
 
The discussion focused primarily on the C-1/R and C-2/R mixed-use zoning districts, which are 
located along major corridors such as West 3rd Street, Morton Avenue, Edgmont Avenue, 
Providence Avenue, Concord Avenue, and related corridor areas. Mr. Fritz explained that these 
districts include many small, narrow, vacant, or underutilized lots where existing zoning 
requirements can make housing redevelopment difficult. 
 
The proposed zoning amendment topics discussed included: 
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• Ground-Floor Residential Flexibility in C-1/R and C-2/R 

Mr. Fritz explained that the current zoning ordinance requires multifamily development 
in the C-1/R and C-2/R districts to include commercial use on the first floor. He stated 
that this requirement has been difficult to satisfy in practice because the market does not 
always support small ground-floor commercial spaces along every corridor. The 
proposed amendment would remove the mandatory first-floor commercial requirement 
for multifamily development in C-1/R and C-2/R, while still allowing developers to 
provide commercial space if desired. 
 
Commission members discussed concerns that removing the requirement could reduce 
future commercial opportunities or amenities for residents. Mr. Fritz explained that the 
amendment would provide flexibility rather than prohibit commercial space. 
 

• Central Business District Ground-Floor Commercial Requirement 
Mr. Fritz explained that the Central Business District would be treated differently. He 
proposed retaining a first-floor commercial requirement in the core downtown “triangle” 
area, but with more flexibility. Under the concept discussed, only a portion of the ground-
floor frontage would be required to remain or be designed for commercial use in that 
central core area. The intent is to support pedestrian activity and future downtown vitality 
while still allowing housing development. 
 
Commission members discussed the downtown triangle, existing vacant buildings, upper-
floor residential potential, and how future redevelopment could support the train station 
area and downtown activity. 
 

• Removal of Interstate Separation Restriction 
Mr. Fritz explained that the current zoning ordinance includes a restriction on new 
residential development within 800 feet of an interstate. He stated that this provision is 
overly restrictive in Chester and may prevent housing development in areas where 
housing could otherwise be appropriate, such as near Deshong Park. The proposed 
amendment would remove that restriction. 
 
Commission members discussed existing housing near highways and rail corridors, noise 
barriers, and neighborhood impacts. 

 
• C-1/R and C-2/R Density and Height Revisions 

Mr. Fritz explained that the current density rule in the C-1/R and C-2/R districts limits the 
number of dwelling units based on lot area, generally one dwelling unit per 1,000 square 
feet of lot area. He stated that this density requirement duplicates other dimensional 
controls and can prevent otherwise reasonable housing development on small lots. 
 
The proposed amendment would remove the minimum lot area per dwelling unit density 
control in the C-1/R and C-2/R districts and instead rely on other controls, including 
maximum building height, building coverage, impervious coverage, setbacks, and the 
500-square-foot minimum dwelling unit size. 
 
Mr. Fritz also discussed reducing the permitted building height in the C-1/R and C-2/R 
districts to better reflect the existing scale of Chester’s mixed-use corridors. He explained 
that the current height limits allow buildings taller than what generally exists or fits along 
those corridors. The proposed amendment would reduce the C-1/R height limit to three 
stories and the C-2/R height limit to four stories. 
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Commission members discussed examples of existing buildings, including buildings 
along West 3rd Street and downtown, and the relationship between building height, street 
width, and neighborhood character. 

 
• Parking Reform / Small Lot Parking Exemption 

Mr. Fritz discussed proposed parking reforms for housing development in the C-1/R and 
C-2/R districts. He explained that the Central Business District currently has no minimum 
off-street parking requirement, although any voluntarily provided parking must still meet 
City design standards. 
 

• Mr. Fritz initially discussed reducing or eliminating minimum parking requirements for 
qualifying housing and mixed-use projects in the C-1/R and C-2/R districts, particularly 
where residential use would make up at least 50 percent of the floor area. Commission 
members raised concerns regarding neighborhood parking pressure, especially in areas 
where residents already rely heavily on on-street parking. Members expressed that a 
complete elimination of parking requirements could create parking conflicts for existing 
residents. 
 

• Following discussion, there was general agreement that the draft amendments should be 
revised to require one off-street parking space per dwelling unit, rather than eliminating 
the parking requirement entirely. The Commission also discussed allowing on-street 
parking along a property’s frontage to count toward the parking requirement in 
appropriate circumstances and clarifying how tandem parking would be treated. Mr. Fritz 
stated that he would revise the draft amendments to reflect the discussion and provide an 
updated draft for further review. 
 

• Conversion of Existing Nonresidential Buildings 
Mr. Fritz also discussed possible relief for conversion of existing nonresidential buildings 
into dwelling units, particularly where reuse occurs within the existing building envelope 
and where strict parking requirements could make adaptive reuse difficult. Commission 
members discussed the relationship between parking, redevelopment feasibility, and 
reuse of vacant or underutilized buildings. 
 

• Loading and Related Parking Updates 
Mr. Fritz also discussed related amendments to loading and parking provisions, including 
clarifying when loading requirements apply and ensuring that voluntary parking in the 
Central Business District is designed in accordance with City standards. 
 

Planning Commission Discussion and Public Input 
The Planning Commission discussed the overall intent of the amendment package, including the 
need to encourage housing, support reinvestment, reduce unnecessary barriers, and avoid 
regulations that make small infill development infeasible. Members also raised concerns about 
parking impacts, excessive rental housing, the need for homeownership opportunities, and 
ensuring new development benefits existing residents. 
 
Mr. Michael Lewis, a member of the public, participated in the discussion. He commented on the 
importance of balancing future development with the needs of current residents, considering 
different household types, and ensuring that residents remain informed about planning, zoning, 
and development activity in the City. 
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Mr. Fritz explained that zoning is only one tool and that other issues, including financing, 
infrastructure, building code requirements, fire safety, taxes, and market conditions, also affect 
whether housing can be built or rehabilitated. He stated that the purpose of the proposed 
amendments is to remove or reduce zoning barriers where appropriate. 

 
Mr. Fritz noted that the next step would be to present the proposed amendments to City Council 
at a future committee meeting, followed by the formal public hearing and ordinance adoption 
process. He explained that the Planning Commission’s role is to help review and vet the proposed 
amendments and eventually make a recommendation to City Council. 
 
No formal action was taken on the proposed zoning amendments at this meeting. 

 
d. Next Meeting 

The next scheduled Planning Commission meeting is July 8, 2026. 
 

5) Adjournment 
There being no further business, a motion to adjourn was made and seconded. Motion carried 
unanimously. The meeting adjourned at 3:36 PM. 


