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CHESTER CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, August 12, 2026 at 2:00 PM  
City Hall, City of Chester, Delaware County, PA  

 
 
Planning Commission Members Present: 
Susan Dennis, Chair 
Leola Williams, Vice-Chair 
Annette Pyatt 
David Collins, Alternate – seated as voting member 
 
Chester City Personnel and Consultants Present: 
Kim Garner, Planning & Zoning Department 
Ronald Madison, P.E., City Engineer (Colliers Engineering & Design) 
Stefan Roots, Mayor 
Thomas Moore, Chief of Staff 
Kyle Miller, Assistant City Solicitor 
Kaitlyn Funk, Legal Department Intern 
 
Public Present: 
Philip Neil, Applicant Representative for 810 McIlvain Street / 623 Green Street 
David Damon, H. Gilroy Damon Associates, Engineer for Tri-State Islamic Burials 
Corey Lewis 
 
1) Call to Order/Roll Call 

Chair Dennis called the meeting to order at 2:02 PM. Roll call was conducted and a quorum was 
present. 

 
2) Public Comment on Items Not on the Agenda 

Mr. Corey Lewis provided public comment regarding the need for a coordinated transportation and 
land use planning effort centered on the Chester Transit Center. Mr. Lewis stated that he had recently 
met with SEPTA representatives, including staff involved with SEPTA’s transit-oriented 
communities work, and discussed issues such as bus circulation around the transit terminal, pedestrian 
connections, surrounding development opportunities, housing and mixed-use development, transit-
oriented development, parking, and connections between downtown Chester and the waterfront. 
 
Mr. Lewis stated that the Chester Transit Center is an important transportation and development 
anchor for downtown Chester and suggested that the City, SEPTA, Delaware County, and potentially 
other transportation partners consider a renewed station-area planning process. He offered to provide 
contact information and assist with introductions to SEPTA staff. Planning Commission members 
thanked Mr. Lewis for the information and noted the importance of station planning, parking, and 
coordination. 
 

3) Approval of July 8, 2026 Meeting Minutes 
Approval of the July 8, 2026 meeting minutes was tabled until the next meeting because there was not 
a quorum of members eligible to act on those minutes. 
 

4) New Business 
a. Final Subdivision and Lot Line Adjustment Plan Land Development Plan — 810 McIlvain Street 

/ 623 Green Street (1st SUBMISSION) – Discussion/Action 
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Plan Title: Final Subdivision and Lot Line Adjustment Plan 
Location: 810 McIlvain Street and 623 Green Street 
Zoning District: C-1/R — Neighborhood Commercial/Residential District 
Applicant: Rosanna S. Carter 
Proposal: Lot line adjustment between 810 McIlvain Street and vacant land at 623 Green Street. 

 
Ms. Garner introduced the application and summarized the Planning & Zoning Department’s 
review. She explained that the plan proposes a lot line adjustment between the privately owned 
parcel at 810 McIlvain Street and vacant land at 623 Green Street, which is owned by the Chester 
Redevelopment Authority. The plan would extend the rear of the 810 McIlvain Street parcel. No 
new construction, water service, sewer service, or similar development improvements are 
proposed as part of the application. 
 
Ms. Garner stated that the project appears to improve the existing condition at 810 McIlvain 
Street by increasing the rear yard and better aligning the lot configuration with existing 
conditions. The main Planning & Zoning issue identified was the proposed remaining lot area for 
623 Green Street. As originally shown, the adjustment appeared to reduce 623 Green Street below 
the minimum lot area required in the C-1/R District. Ms. Garner stated that the applicant should 
either revise the plan so both resulting lots comply with dimensional requirements or obtain any 
required zoning relief before the plan is recorded. 
 
Ms. Garner also noted that the applicant should address any existing fence, gravel area, walkway, 
or other encroachments onto adjoining property, subject to City Engineer and City Solicitor 
review. She further noted that the Chester Redevelopment Authority provided a memorandum 
confirming its intent to sell a portion of 623 Green Street to Bion and Rosanna Carter, subject to 
completion of the subdivision, agreement of sale, and related conveyance requirements. The plan 
was forwarded to the Delaware County Planning Commission for Act 247 review, with County 
comments anticipated later in August. 
 
Mr. Philip Neil, on behalf of the applicant, stated that the plan had been revised to address the lot-
area issue by adjusting the proposed lot line so that 623 Green Street would retain at least 1,500 
square feet. He explained that the revised layout would allow 623 Green Street to retain a strip of 
land extending toward the alley, which may improve the future usability of the lot. Mr. Neil 
stated that the revised plan had been submitted to the Planning & Zoning Department but had not 
yet completed review. 
 
Mr. Neil also discussed the existing three-foot-wide private alley and related improvements, 
including a fence and concrete walkway. He stated that the alley appears to serve adjoining lots 
and that removal of existing improvements may not be beneficial if the alley is intended to 
function as a shared pedestrian access area. He stated that the applicant was open to further 
review and direction from the City. 
 
The Planning Commission discussed the existing property configuration, the purpose of the lot 
line adjustment, the location of the rear of the house, existing fencing, potential encroachments, 
and the ability of the remaining 623 Green Street parcel to meet dimensional requirements and be 
usable in the future. 
 
Mr. Madison summarized the City Engineer’s review. He stated that the engineering review letter 
had been issued and that the revised plan presented at the meeting had not yet been reviewed by 
the Planning & Zoning Department or the City Engineer. Mr. Madison stated that the City 
Engineer had no objection to the lot line adjustment and understood that the purpose was to 
resolve existing encroachment conditions. He stated that additional information regarding the 
pedestrian alley would need to be reviewed after the meeting. Mr. Madison indicated that the City 
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Engineer had no objection to conditional final approval, subject to resolution of Planning & 
Zoning comments, City Engineer comments, the minimum lot area issue, and any required zoning 
relief or plan revision. 
 
Mr. Madison and the applicant also discussed whether the existing concrete walkway and gate 
within the alley would need to be removed. Mr. Madison stated that the applicant’s surveyor had 
provided additional mapping suggesting the area may be part of an older pedestrian access 
easement or common-use area rather than fee simple property owned by the surrounding lots. Mr. 
Madison stated that if that can be confirmed, the concrete walkway and gate may not need to be 
removed, but the issue must be resolved through additional information and plan revisions. 
 
Recommendation 
Ms. Pyatt moved that the Planning Commission recommend conditional approval to City Council 
of the Final Subdivision and Lot Line Adjustment Plan for 810 McIlvain Street and 623 Green 
Street, proposing a lot line adjustment between the parcels at 810 McIlvain Street and the vacant 
lot at 623 Green Street, subject to satisfactory resolution of City Engineer comments, Planning & 
Zoning Department comments, including revision to the plan to confirm dimensional compliance 
for both resulting lots or obtaining any required zoning relief prior to plan recording, completion 
of the Chester Redevelopment Authority conveyance requirements, consideration of Delaware 
County Planning Commission advisory comments when received, and all other applicable City or 
agency requirements. 
 
The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams 
— yes; Ms. Pyatt — yes; Mr. Collins — recused. The motion carried 3-0, with one recusal. 
 

b. Preliminary/Final Lot Consolidation and Land Development Plan — Tri-State Islamic Burials (1st 
SUBMISSION) – Discussion/Action 
Plan Title: Preliminary/Final Lot Consolidation and Land Development Plan 
Location: 716–718 W. 2nd Street and 715–719 Mary Street 
Zoning District: LIC — Light Industrial/Commercial District 
Applicant: Tri-State Islamic Burials 
Proposal: Consolidation of five parcels into one lot, renovation of an existing building for use as 
an Islamic washing and preparation facility, construction of an off-street parking area, and related 
site improvements. 
 
Ms. Garner introduced the application and summarized the Planning & Zoning Department’s 
review. She stated that the plan, prepared by H. Gilroy Damon Associates and last revised June 
23, 2026, proposes to consolidate five parcels into one lot, renovate the existing building for use 
as an Islamic washing and preparation facility, construct an off-street parking area, and install 
related site improvements. 
 
Ms. Garner explained that the project had previously been reviewed as a sketch plan and later 
received zoning relief from the Zoning Hearing Board. The Zoning Hearing Board granted 
dimensional relief to permit a lot area of 7,958 square feet where 12,000 square feet is required 
and a lot width of 45.32 feet where 80 feet is required. She stated that the property is located in 
the LIC District and that the proposed use was described during the Zoning Hearing Board 
proceedings as operating similarly to a funeral home, but limited to washing and preparing bodies 
before transport to a mosque. 
 
Ms. Garner stated that funeral home use is permitted in the LIC District. She recommended that 
the final plan include a brief operations note confirming that the facility will be limited to body 
washing and preparation, with no more than three bodies processed in one day and no burial 
activity on the site. 
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Ms. Garner stated that the plan proposes six off-street parking spaces. Based on the prior sketch 
plan review and the applicant’s stated operations, the proposed parking supply appears consistent 
with the minimum zoning requirements. She noted that Planning & Zoning defers to the City 
Engineer regarding parking access, driveway design, maneuvering, ADA parking design, 
pavement design, and sight distance. Fire apparatus access and emergency access remain subject 
to Fire Marshal Office and City Engineer review. 
 
Ms. Garner also noted that the plan includes a landscape plan with proposed planting areas, street 
trees, and a planting schedule. The applicant should address any Shade Tree Commission or City-
designated comments regarding plant species, street trees, planting details, and long-term 
maintenance. Ms. Garner stated that the plan includes a trash enclosure detail and that the 
applicant should confirm that refuse, medical or hazardous waste, and any materials associated 
with body preparation processes will be stored, handled, and disposed of in compliance with 
applicable City, County, State, and Federal requirements. The Planning & Zoning Department 
recommended assigning the consolidated parcel the address 718 W. 2nd Street, subject to final 
coordination before plan recording. Delaware County Planning Commission advisory comments 
were anticipated later in August. 
 
Mr. David Damon, President of H. Gilroy Damon Associates, appeared on behalf of the 
applicant. He stated that the proposed layout is the same general layout previously reviewed 
during the sketch plan and zoning process. He explained that the project would consolidate five 
lots into one 7,958-square-foot lot and renovate the existing 930-square-foot building into an 
Islamic washing station. 
 
Mr. Damon explained that the facility would be used for traditional washing and preparation of 
bodies before transport to a mosque for funeral services. He stated that the facility would 
generally involve a small number of family members, approximately ten seats within the 
building, and two employees. Based on the anticipated operations, five parking spaces would be 
required and six spaces are proposed. 
 
Mr. Damon explained that the parking area would be located behind the building with access 
from Mary Street. The ADA parking space would be located closest to the building, with an 
accessible route provided to the side building entrance. The rear of the building would be used for 
bringing bodies into the facility. He stated that trash would be handled in a residential-style 
container stored within the trash enclosure and rolled to Mary Street for pickup, rather than 
having a trash truck enter the parking area. Mr. Damon stated that the applicant would add notes 
to the plan regarding waste handling and the operational limitations requested by the City. 
 
Mr. Damon reviewed the Fire Marshal comments. He stated that existing fire hydrants appear to 
provide adequate coverage and that fire apparatus access appears adequate from W. 2nd Street 
and Rainey’s Lane. He noted that, because of the existing width of Rainey’s Lane, on-street 
parking should not be permitted to maintain clear and unobstructed emergency access. He stated 
that the applicant would revise the truck turning plan to confirm that the turning movement is 
based on the City’s 48-foot fire truck and demonstrates access from W. 2nd Street onto Rainey’s 
Lane. 
 
Mr. Damon also discussed existing obstructions in Rainey’s Lane, including a neighboring 
dumpster and oil recycling equipment located within the cartway. He stated that the applicant 
would coordinate with the City regarding notification to the neighboring property owner so that 
the obstruction can be removed or otherwise addressed. The Planning Commission also discussed 
trailers and vehicles located on or near adjacent property and confirmed that those items are not 
part of the applicant’s site. 
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Mr. Damon stated that the applicant would comply with the City Engineer’s comments. He also 
discussed stormwater management for the proposed impervious improvements, including an 
underground infiltration bed. He stated that the applicant would revise the plan so the stormwater 
overflow discharges toward Rainey’s Lane rather than across the sidewalk or parking area. Mr. 
Damon also stated that the applicant would review and adjust the landscape plan in response to 
Shade Tree Commission comments. 
 
Commission members asked questions regarding nearby trailers, adjacent property access, 
whether the building renovation included a second-story addition, and ownership of the parcels. 
Mr. Damon stated that no building addition was proposed and that the project involves renovating 
the existing building. He also stated that ownership and equitable ownership issues would be 
addressed on the lot consolidation plan and through the required legal documentation. 
 
Mr. Madison summarized the City Engineer’s review. He stated that although the engineering 
review letter contained several comments, none appeared to be insurmountable. He noted that the 
applicant indicated a willingness to comply with the City Engineer, Planning & Zoning 
Department, Fire Marshal Office, and Shade Tree Commission comments. Mr. Madison stated 
that the City Engineer had no objection to preliminary/final conditional approval, subject to 
satisfactory resolution of applicable review comments and confirmation, to the satisfaction of the 
City Solicitor, that the applicant has appropriate ownership or equitable ownership of all lots 
involved in the consolidation. 

 
Waiver Request 
A motion was made to recommend approval to City Council of the applicant’s request to allow 
the application to be reviewed as a combined Preliminary/Final Lot Consolidation and Land 
Development Plan, in lieu of separate preliminary and final submissions. 
 
The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams 
— yes; Ms. Pyatt — yes; Mr. Collins — yes. The motion carried 4-0. 
 
 
Recommendation 
A motion was made to recommend conditional approval to City Council of the Preliminary/Final 
Lot Consolidation and Land Development Plan for Tri-State Islamic Burials at 716–718 W. 2nd 
Street and 715–719 Mary Street, proposing consolidation of five existing parcels into one lot, 
renovation of the existing building for use as an Islamic washing and preparation facility, 
construction of an off-street parking area, and related improvements, subject to satisfactory 
resolution of City Engineer comments, Planning & Zoning Department comments, Fire Marshal 
Office comments, Shade Tree Commission comments, consistency with the Zoning Hearing 
Board Decision and Order dated April 3, 2026, consideration of Delaware County Planning 
Commission advisory comments when received, and all other applicable City or agency 
requirements. 
 
The motion was seconded. A roll call vote was taken: Chair Dennis — yes; Vice Chair Williams 
— yes; Ms. Pyatt — yes; Mr. Collins — yes. The motion carried 4-0. 
 

5) Discussion and Information Items 
 

a. Status of Subdivision and Land Development Application Review Deadlines 
Ms. Garner stated that the updated subdivision and land development application deadline table 
was not available at the meeting and would be provided later. She reminded Planning 
Commission members that the next meeting is scheduled for September 9, 2026 and asked 
members to advise whether they would be available so that a quorum can be confirmed. 
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b. Chester Transit Center / SEPTA Follow-Up 
A Planning Commission member reminded staff to follow up regarding the information provided 
during public comment about potential SEPTA and station-area planning coordination for the 
Chester Transit Center. 
 

c. Next Meeting 
The next scheduled Planning Commission meeting is September 9, 2026. 
 

6) Adjournment 
There being no further business, the meeting was adjourned by voice vote. The meeting adjourned at 
2:51 PM. 


