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Planning Commission Meeting Minutes 

July 1, 2019 

                

Members Present: Harriet Ruffin, Tim Mathews, George Ross, Bill Cook and Jerry Stern  

Staff Present – Chris Leswing, Director, Building and Planning Department, Colleen Hall, Planner-GIS 

Technician, Building and Planning Department, Jillian Dierks, Planner, Building and Planning Department 

Planning Commissioner Ruffin called the meeting to order at 7:00 p.m.  

JUNE 3, 2019 PLANNING COMMISSION MEETING MINUTES 

Planning Commissioner Ruffin made a motion to accept the minutes. 

 

Planning Commissioner Mathews seconded the motion.  

 

All members were in favor and the motion carried.  

 
JUNE 10, 2019 PLANNING COMMISSION MEETING MINUTES 

Planning Commissioner Ruffin made a motion to accept the minutes. 

 

Planning Commissioner Mathews seconded the motion.  

 

All members were in favor and the motion carried.  

 
ZONING UPDATE 

 

Mr. Leswing provided an overview of the revised public meeting schedule which includes the following: 

• 7/1 – Planning Commission Discussion (Review of Articles 1, 2, 6, 9 & 10) 

• 7/10 – Building & Planning Committee – Zoning Discussion (Review of Articles 1, 2, 6, 9 & 10) 

• 7/17 - Building & Planning Committee – Zoning Discussion  

• 7/22 – Planning Commission – Recommendation on Draft Zoning Code 

• 7/31 – Building & Planning Committee – Authorization to Advertise Draft Zoning Code 

• 8/1 – Planning Commission – (If necessary, Planning Commission recommendations on amendments 

made at 7/31 meeting – necessary to forward to County Planning Commission for review.) 

• 9/18 Board of Commissioners – Public Hearing, Draft Zoning Code 

Mr. Leswing introduced the articles to be reviewed. 

Article 2- Definitions 

Planning Commissioner Mathews suggested staff review the definition of Block: 

Block: A unit of land bounded by streets or combination of streets, railroad right-of-way, 

waterway, or any other barrier to the continuity of development. An area defined as both sides of 

an uninterrupted road segment between two intersections. 
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He noted that the two sentences are contradictory to one another.  

Planning Commissioner Mathews suggested that the definition of floor area exclude basement.  

Floor Area: The horizontal floor area within the inside perimeter of the outside walls of the 

building including, but not limited to hallways, stairs, closets, thickness of walls, columns and 

other features. 

Planning Commissioner Mathews suggested that the definition of channel lit should be added to 

illuminated sign.  

Illuminated Sign: A sign that is either internally illuminated through its sign face by a light source 

contained within the sign, or externally illuminated by a light source aimed at its surface. 

Article 6- Special Districts (City Avenue) 

Planning Commissioner Ruffin referenced the below provision and requested clarification on the use of the 

term ‘structural soil’. She suggested the provision reference amended soil instead.  

 

6.6.11.c.iii. Structural soil shall be provided underneath impermeable surfaces from the curbline 

to the edge of the pedestrianway where tree pits exist, unless otherwise directed by the Township 

Arborist.  
 

Mr. Leswing suggested that the Shade Tree Commission review this provision.  

 

Planning Commissioner Cook suggested that Table 6.7.1 be revised to grey out the area not referenced.  

 

Article 9- Signs. 

Planning Commissioner Mathews pointed out that signs should be further regulated in Institutional 

Districts.  

Mr. Leswing stated that staff would look at the provisions with the intention of addressing his concern. 

Planning Commissioner Ross pointed out that the draft language restricts the use of building wall signage 

that is integrated to the architecture of a building- he referenced the Seattle Art Museum.  

Planning Commissioner Stern asked about digital signage and how it is regulated.  

Mr. Leswing stated that sign restrictions are included in the prohibited sign section. 

 
Ben Meyer, resident, stated that he is not offended by electronic signs if they are not too bright and 

acknowledged that it is costly to business owners to change signs when staying competitive with changing 

prices. 

Article 10- Alternative Housing Options for the Elderly 

Planning Commissioner Ruffin pointed out that Section 10.2.3.a, which requires that all individuals living 

in the dwelling unit be related by blood, marriage or legal adoption, is restrictive and outdated as it doesn’t 

include unmarried couples. 

Discussion ensued regarding this provision. Staff stated that this would be looked at and alternatives would 

be considered.  
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Article 7- Conservation & Preservation Overlays. 

Planning Commissioner Matthews requested that the previously reviewed Article 7 be discussed.  

Discussion ensued regarding the intersection of the Open Space District and the Historic Resource Overlay 

District.  

Planning Commissioner Matthews expressed concern with the use of a historic resource as an artificial 

density increaser, which may inadvertently incentivize the institutionalization of residential 

neighborhoods by allowing additional density in residential districts.    

Planning Commissioner Matthews also expressed concern with the yield permitted. He suggested the 

following changes: 

• Density  

▪ Allow the same number of “dwelling units” allowed by a normal residential yield plan 

but allow a bonus of 25-45% additional “memory/nursing units.”   

▪ 50% of the dwelling units and all nursing/memory care units must be located in the 

Historic Resource.  

▪ Allow up to 25% expansion of the Historic Resource.   

▪ The footprint of any new structure(s) should be limited to the footprint of the existing 

historic structure (not including the permitted 25% expansion). 

▪ Height of new construction should be limited to the underlying district. This will 

preserve neighborhood character and prevent further nonconformities.  

• Setbacks – All setbacks should be equal to twice the underlying zoning or 50 feet, whichever 

is greater.  

• Screening - 25 feet is critical because CCFs are an intense use in a residential neighborhood.   

• Increase required preservation area to 60%.    

• Limit CCF on lots of 5+ acres to primary and secondary roads, as required by the 

Comprehensive Plan.   

Discussion ensued.  

Planning Commissioner Cook suggested that staff inventory the properties for which this provision could 

be applied.  

Ben Meyer, resident from Penn Wynne, supported Planning Commissioner Ruffin’s recommendation that 

the term of family be expanded in Article 10 to allow a greater view of family. He also supported additional 

setback burdens for commercial uses in Bryn Mawr and ensuring wildlife provisions do not include rats. 

He asked whether the definition of viewshed infringes on a property owners rights. He also supported the 

enclosure of porches.  

Planning Commissioner Ruffin suggested that Mr. Meyer reach out to staff with specific questions.  

The meeting adjourned at 9:42 p.m.  

Meeting minutes recorded by Jillian Dierks, Planner.  

 

 


