
City of Harrisburg 
Variance and Special Exception Application 

Note: The Planning Bureau will review all applications for completeness; incomplete 
applications may cause a delay in processing. 

Contact Ben Schmidt at 717-255-6408 or brschmidt@citvofhbg.com with any questions. 

Primary Property Address 

1 00 N 13th Street, 

Harrisburg, PA 17103 

Two or More Parcels? �Yes □No 
Please list the additional property addresses and 

parcel numbers: 
112 N 1 3th St. ( 08-025-049) 

Zoning District 

Residential Mid-Density 

Application Type:             
Special Exception 

□ Variance

Combo (Variance & Sp. Ex.)

Explain what you want to accomplish and the reason why the request for a special 
exception and/or variance should be granted (use additional sheets if necessary). Be 
specific. The following criteria must be addressed in detail and submitted with the application. 
The criteria for special exception requests are the basis of the Zoning Hearing Board's ruling and 
are taken from Section 7-323 .6 of the 2014 Zoning Code. The criteria for variance requests are 
the basis of the Zoning Hearing Board's ruling and are taken from Section 7-323.7 of the 2014 
Zoning Code and Section 912 (53 P.S. Section 10912) of the PA Municipalities Code. 

Criteria for Special Exception Requests 

1. What do you want to do and why? A SPECIAL EXCEPTION FOR CHANGE OF USE:

CHRIS DAWSON ARCHITECT IS WORKING W/ DEVELOPER GREG RADON ON THE 

REHABILITATION OF THIS VACANT 11,500 SF INDUSTRIAL WAREHOUSE BUILDING DATING TO 

1940 AT THE CORNER OF WALNUT & 13TH STREETS IN AN EFFORT TO ADD 12 AFFORDABLE 

HOUSING UNITS TO THE HARRISBURG HOUSING MARKET. 

2. What is the property's current use or, if vacant, what was it used as when it was occupied?

VACANT. FORMER INDUTRIAL WAREHOUSE BUILDING. 

City of Harrisburg, Department of Community & Economic Development 

10 North 2
nd 

Street, Suite 206, Harrisburg, PA 17101 - Phone: (717) 255-6419 
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 In addition, we are seeking variancs on the 

setback requirements and landscaping requirements for parking lots (per 7-307.12).

    
 

Special Exception to establish a Multifamily Dwelling.
Special Exception for  partial relief from the off-street parking requirement.
Varience for encroachment of the parking area into rear yard setback
Varience for encroachment of the parking area into front yard setback
Variance for relief from the landscaping requirements for parking lots outlined in Section 7-307.12
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You do not have any jobs in production at this time. SSeennd d oonnee nnooww!!

CC d d JJoobsbs
JJoo ee ((IDD)) SSeenntt TTooToTToT uuss VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588111177
 To Owner

 131 N Linden St
 Harrisburg PA 17103

VViieeww LL

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 125 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 123 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588114488
 To Owner

 121 N Linden St
 Harrisburg PA 17103

iil dd VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 130 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 128 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900 22998800 8888 88 99
 To Owner

 126 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 118 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 116 N Linden St
 Harrisbug PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 112 N Linden St
 Harrisburg PA 17103

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 

Help
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https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858148&r=45
https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643139&cache=6064c57d08513
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858155&r=30
https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858155&r=55
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https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643141&cache=6064c57d086a8
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858179&r=58
https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858179&r=37
https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643142&cache=6064c57d087ba
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858186&r=98
https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858186&r=26
https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643143&cache=6064c57d08885
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858193&r=62
https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858193&r=69
https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643144&cache=6064c57d08931
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858209&r=28
https://www.onlinecertifiedmail.com/joblist.php?trackingid=9214890142980458858209&r=75
https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643145&cache=6064c57d089fe
https://www.onlinecertifiedmail.com/joblist.php?jobid=4251145&trackingid=9214890142980458858216&r=44
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https://www.onlinecertifiedmail.com/trackletter.php?id=4251145&action=proof&record=89643146&cache=6064c57d08ac8
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114 N Linden St
Harrisburg PA 17103

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 110 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 108 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588224477
 To Owner

 106 N Linden St
 Harrisburg PA 17103

MMaaiileedd VViieeww LLeetttteerr

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 104 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 43 N Linden St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588227788
 To Owner

 114 N 13th St
 Harrisburg PA 17103

MMaaiileedd VViieeww LLeetttteerr

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 116 N Linden St
 Harrisbug PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 120 N 13TH ST
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588330088
 To Owner

 122 N 13TH ST
 Harrisburg PA 17103

MMaaiileedd VViieeww LLeetttteerr

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 124 N 13TH ST
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 126 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588333399
 To Owner

 132 N 13th St
 Harrisburg PA 17103

MMaaiileedd VViieeww LLeetttteerr

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 134 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 70 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588336600
 To Owner

 

MMaaiileedd VViieeww LLeetttteerr
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68 N 13th St
Harrisburg PA 17103

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 62 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588338844
 To Owner

 63 N 13th St
 Harrisburg PA 17103

MM iil dd VViieeww LL tttt

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 59 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 57 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588441144
 To Owner

 103 N 13th St
 Harrisburg PA 17103

MM iil dd VViieeww LL tttt

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 105 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 107 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588444455
 To Owner

 109 N 13th St
 Harrisburg PA 17103

MM iil dd VViieeww LL tttt

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 111 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 113 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588447766
 To Owner

 115 N 13th St
 Harrisburg PA 17103

MM iil dd VViieeww LL tttt

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 121 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner

 123 N 13th St
 Harrisburg PA 17103

VViieeww

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144889900114422998800445588885588550066
 To Owner

 127 N 13th St
 Harrisburg PA 17103

MM iil dd VViieeww LL

3/30/21
 10:58 am

100 N 13th St
 Job# 4251145

99221144
 To Owner
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PPLLAANNNNIINNGG  BBUURREEAAUU  CCAASSEE  RREEPPOORRTT 

 
Variance & Special Exception Application: 

100 North 13th Street; 112 North 13th Street; and 
109-119½ Linden Street 

 
PROPERTY ADDRESS:  
100 North 13th Street; 112 North 
13th Street; 109-119½ Linden 
Street 

APPLICANT: 
Gregory Radon w/ Radon 
Construction 

APPLICANT STATUS: 
Owner 

PID:  
08-025-050; 08-025-049;  
08-025-036 through -029 

ZONING: 
Residential Medium-Density (RM) 

HPC DATE: 
January 6, 2021 

ZHB CASE #: 
2470  

ZHB DATE:  
January 25, 2021 

SITE VISIT DATE(S): 
April 1, 2021 

HISTORIC DISTRICT: 
Summit Terrace Architectural 
Conservation Overlay District 

FLOODPLAIN: 
Zone X (No Floodplain) 

SUBMISSION DATE: 
December 4, 2020 

 
REQUEST: 
The Applicant is proposing to establish a 12-unit, “Multifamily Dwelling” use with 
accompanying access and site improvements. The proposed use and the request for relief from 
the off-street parking requirements require Special Exception approvals, and the encroachment 
of the proposed parking area into the front and rear yard setbacks, as well as relief from the 
parking lot landscaping requirements, require Variance approvals per the regulations in Chapter 
7-307 of the Zoning Code. 
 
PROPERTY DESCRIPTION: 
The project site is comprised of ten parcels totaling 0.36 acres. Nine of the lots are vacant; the 
only property that features any existing development is at 100 North 13th Street, which is a 0.20-
acre lot with a two-story, 11,580-square-foot, brick structure which was constructed in 1922 (per 
the City’s Historic Preservation Specialist). The project site is generally bounded by 121 Linden 
Street and 114 North 13th Street to the north, North 13th Street to the east, Walnut Street to the 
south, and Linden Street to the west. 
 
The former Center Printing Press (formerly the Church of God Central Publishing House) 
building was designed by Frank Fahnestock and constructed by Shoemaker & Son; the building 
is currently abandoned and has been so for several decades. This two-story, detached brick 
structure is an unusual early example of the Art Deco architectural style with Spanish Mission 
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style and gothic revival motifs. Character-defining features include: the original brick façade; a 
plain, symmetric, front facade featuring decorative motifs; decorative brick designs within the 
facade; a loading dock area on the Walnut Street elevation; and a roof line and geometrical 
design elements which are typical of the Art Deco style. The main entryway on North 13th Street 
projects out from the façade, is emphasized by buttresses and a semi-circular coping design, and 
features simple wooden double doors beneath a boarded-up, arched transom and a sign 
identifying it as the “Central Publishing House.” There is a secondary pedestrian entrance and a 
vehicular loading area accessed from Walnut Street. Although, many of the windows are boarded 
up, fenestration primarily consists of casement-type windows, that originally had metal-framed 
glass panels and metal frames which were lost to rust; the windows also feature decorative flat 
arches and a belt course above the second-story windows. The structure is topped with a flat 
rubber roof. The project site also includes adjacent vacant parcels to the north and west. The 
industrial/ institutional structure is unique in a neighborhood which primarily features single-
family attached rowhomes with scattered commercial and industrial uses. Although determined 
to be not eligible for listing on the National Register of Historic Places, the building is an 
important cultural resource for the neighborhood and contributes to the overall character of the 
streetscape and the neighborhood; the project will allow the building to be a contributing 
resource once again. 
 
SPECIAL EXCEPTION REQUIREMENTS 
PER CHAPTER 7-323 OF THE ZONING CODE: 
1. The Board shall determine that the minimum requirements of this Code as set forth in 

Section 7-323.6 have been met.  
 

The Zoning Hearing Board may grant Special Exception approval for the establishment of a 
“Multifamily Dwelling” in the Residential Medium-Density (RM) zoning district, per Section 7-
305.7 of the Zoning Code, subject to the criteria listed below. The Planning Bureau notes that the 
units will be all be one bedroom and will range in size from 504 square feet to 752 square feet. 
 
The Zoning Hearing Board may grant a Special Exception for relief from the off-street parking 
requirements, per 7-327.8 of the Zoning Code, if certain criteria can be met. Per Section 7-327.6 
of the Zoning Code, the twelve-unit, “Multifamily Dwelling” use would require thirteen (13) off-
street parking spaces. The Applicants are proposing to create twelve (12) parking spaces for the 
use; thus, they are requesting relief from one (1) off-street parking space. The Bureau notes that 
the proposed parking lot design does not feature the requisite landscaping screening; the Bureau 
is recommending that two of the proposed off-street spaces be removed to accommodate the 
required landscape screening around the parking area, which would result in a project that would 
need to request relief from three (3) off-street parking spaces. 
 
With respect to meeting the criteria in the Zoning Code, the Planning Bureau notes that the 
Applicant will be constructing an accessory surface parking lot to provide the majority of the 
required off-street parking. Additionally, the Bureau notes that the building in which the 
residential units will be created sits on a corner lot with a substantial amount of frontage on 
adjacent streets which could accommodate parking for some residents or visitors, and that 
removal of the curb cut providing access to a loading area from Walnut Street (this area will be 
converted to a pedestrian entrance, per the submitted plans) could introduce at least one new, 
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publicly-available, on-street parking space. Finally, there are three CAT bus routes that run 
nearby along either State Street or Walnut Street, with a significant number of routes running 
through the nearby Market Street/13th Street intersection. The Bureau also notes that since the 
units are intended to be “affordable” (although the application does not specify what the monthly 
rent would be), it may be the residents will be less likely to own a personal vehicle. In the 
interest of having a more visually attractive site, the Bureau would recommend that two of the 
off-street spaces be removed so that landscaping can enclose the parking area; this would result 
in the Applicant having to request relief from three (3) off-street parking spaces. 
 
2. The Board shall find that the use, structure, or action authorized by the special permit 

will not be contrary to the preservation of the general character of the neighborhood 
involved. 

 
With respect to the proposed use, the Applicant has stated: 
“A Special Exception for change of use: Chris Dawson Architect is working w/ developer Greg 
Radon on the rehabilitation of this vacant 11,500 SF industrial warehouse building dating to 
1940 at the corner of Walnut & 13th Streets in an effort to add 12 affordable housing units to the 
Harrisburg housing market.” 
With respect to the existing use, the Applicant has stated: 
“Vacant. Former indutrial warehouse building.” 
 
The Planning Bureau notes that the proprety has been unoccupied for approximately two 
decades, and that this vacancy has resulted in the significant deterioration of the property, which 
has  created an attractive nuisance that has resulted in some vandalism. Thus, the rehabilitation 
of this structure for most adaptive reuse proposals would be a benefit to the neighborhood. The 
project will ensure the continued integrity and maintenance of an architecturally- and 
historically-important structure. Additionally, the project will bring additional, quality residential 
units which are in demand both in the neighborhood specifically and the city generally; the 
Applicant has indicated that the units would be “affordable…to the Harrisburg housing market,” 
which would meet another need for residents (although they have not indicated how “affordable” 
is defined). Finally, the Bureau notes that while there are not many examples of “Multifamily 
Dwellings” in the neighborhood, there are a number of non-conforming industrial and 
commercial operations in the surrounding area, and this project will have significantly less 
impact than those uses. Given the above, the Bureau believes this project would bring significant 
benefits to the community. 
 
3. The Board shall duly consider the following factors, as appropriate: 
(A) ingress and egress to property and existing and proposed structures thereon, with 

particular attention paid to automotive and pedestrian safety and convenience; 
traffic generation, flow and control relative to existing and future vehicular capacity 
or nearby public rights of way; and access in case of fire, flood or other catastrophe; 
  

The Applicant has stated: 
“There is currently no vehicular access onto the property. Proposed plans include utilizing 
neighboring sites already owned to created off-site parking and vehicular access.” 
 



STAFF REPORT – 100 North 13th Street, Variance & Special Exception Request 
April 7, 2021 HPC Meeting 
Page 4 
 

 
 

The Planning Bureau notes that there is no parking on the site of the principal structure – 
although there is vehicular access to a loading area off of Walnut Street, which will be converted 
to a pedestrian entrance as part of the project – but that adjacent lots along Linden Street 
included in the overall development will accommodate twelve (12) proposed off-street parking 
spaces. These spaces will be accessed from Linden Street, which is a narrow, two-way street, 
and will have a pedestrian path to the proposed apartment building.  
 
Pedestrian access will be improved as part of the project, not just on the subject property, but in 
the surrounding rights-of-way as well. The project proposes the conversion of the existing 
loading area to a secondary building access for residents and visitors. Additionally, as part of the 
overall work on-site, the Applicant will be required to repair or replace missing or deteriorated 
sidewalks in areas fronting their property. 
 
(B) off-street parking and loading areas where required, with particular attention paid 

to the factors in paragraph (A) above and the noise, glare, odor, or traffic effects of 
the special exception on adjoining properties and properties generally in the 
neighborhood;  

 
The Applicant has stated: 
“There are currently no off-street parking spaces on the property. Proposed plans include 
utilizing neighboring site already owned to create 13 off-site parking spaces.” 
 
The Planning Bureau notes that Section 7-327.6 of the Zoning Code requires one (1) off-street 
parking space per unit and one (1) space for each five (5) units for guest parking; by this 
criterion, the Applicant would be required to have thirteen (13) off-street parking spaces. The 
Applicant is proposed to construct a twelve (12)-unit accessory parking lot, accessed from 
Linden Street, to accommodate the requirements. However, the Bureau notes that this design 
necessitates encroachment into required yard setbacks and does not leave room for the requisite 
vegetative screening that improves the appearance of the property and reduces glare from 
headlights into neighboring properties. As such, the Bureau is recommending that the Applicant 
remove two proposed spaces, which allows the installation of the required screening and 
obviates the three Variances the project otherwise requires. 
 
(C) refuse and service areas;  
 
The Planning Bureau notes that the Applicant did not mention refuse concerns in their 
application, but that the Department of Public Works (DPW) does issue refuse bins by the 
number of units on-site. Thus, if the Applicant is granted approval of the request by the Zoning 
Hearing Board, they will need to work with DPW to determine the appropriate refuse needs for 
the structure. It is presumed that a dumpster would be located within the accessory parking lot to 
be constructed along Linden Street, although it may be the case that a dumpster and/or refuse 
bins could be stored along the Walnut Street side of the property. In either case, the Applicant 
should consider a location that enables the most efficient storage and collection of refuse. 
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(D) utilities, with reference to locations, availability, and compatibility;  
 
The Planning Bureau notes that the Applicant has not addressed this aspect of the project; 
however, should the Applicant receive approval, it is likely they will ensure that all necessary 
utilities – water, sewer, gas, electrical, and telecommunications – would be connected to the 
building in a satisfactory manner. The Bureau notes that should this project receive the requisite 
zoning relief, a Lot Consolidation & Land Development Plan would still be required, through 
which a more comprehensive consideration of utilities will be undertaken. 
 
(E) screening and other buffering with reference to type, dimensions and character;  
 
The Applicant has stated: 
“Yes – proposed fencing for new off-street parking area.” 
 
The Planning Bureau notes that the Applicant has referenced proposed fencing to enclose the 
off-street parking lot on Linden Street; however, the Applicant has not provided specific 
information related to the height or material of the proposed fencing, so the Bureau is unsure of 
whether the fencing will be in conformance with the Zoning Code. Additionally, the Bureau 
notes that the landscaping requirements in Section 7-307.11(c) of the Zoning Code indicate that 
“any fencing shall be placed on the inside of any landscaped or plant screen area;” thus, the 
Applicant will still be required to provide vegetative screening around the perimeter of the fence. 
The Applicant has filed a Variance to request relief from the parking lot screening requirements, 
but this aspect of the proposal is not being supported by the Bureau. Additionally, the Bureau 
notes that the accessory parking lot will be slightly more than 3,000 square feet, and will thus be 
required to plant a tree on-site or in the surrounding public rights-of-way. 
 
(F) signs, if any, and existing and proposed exterior lighting with reference to glare, 

traffic safety and compatibility and harmony with properties in the neighborhood; 
 
The Planning Bureau notes that the Applicant has not addressed this aspect of the project; 
however, because the project is entirely residential in nature, it is unlikely that there would be 
significant signage outside of address numbers and perhaps a project nameplate. The Bureau 
notes that any signage on the primary property (100 North 13th Street) would not require HARB 
review, as other aspects of the project required, because that property is not located in the 
Summit Terrace ACOD. 
 
(G) required yards, setbacks and other open space;  
 
The Applicant has stated: 
“N/A.” 
 
The Planning Bureau notes that this project does, in fact, need to meet the applicable 
Development Standards for the RM district, given that all the parcels that comprise the project 
site are located in that district, and because the project will involve the construction of a new 
parking area and screening along Linden Street. The proposed parking area along Linden Street 
will be constructed in both the front yard setback (technically, behind the buildings fronting 
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North 13th Street) and the rear yard setback (along Linden Street); thus, Variance approvals are 
required for relief from both aspects of the Zoning Code. 
 
(H) size, bulk, use, and general character of a proposed building, structure, expansion, 

or enlargement in relation to adjacent properties and the neighborhood generally; 
 
The Planning Bureau notes that the request primarily addresses the fully-interior conversion of 
an existing structure, although an accessory parking lot to accommodate the required off-street 
parking will be constructed as part of the proposal. The proposed parking area does require some 
additional zoning relief – although the recommendation of the Bureau to remove to spaces will 
obviate the Variance requests associated with that aspect. Additionally, the existing structure is 
fully detached and will rehabilitate an historic, deteriorated building that has become an eyesore 
and an attractive nuisance, so there should be minimal adverse impacts on adjacent properties.  
 
(I) other factors, if any, which have a bearing on the compatibility of the special 

exception with adjacent properties and the neighborhood generally. 
 
With respect to whether the proposal involves a public safety hazard, the Applicant has stated: 
“No.” 
With respect to whether the proposal will comply with the Environmental Performance 
Standards in Chapter 7-331, the Applicant has stated: 
“Yes” 
With respect to the establishment of a business, the Applicant has stated: 
“N/A” 
With respect to the impact on the character of the neighborhood, the Applicant has stated: 
“No.” 
 
The Planning Bureau notes that the request primarily addresses the fully-interior conversion of 
an existing structure into a “Multifamily Dwelling,” although there will be additional 
developmental aspects of the project. The primary focus – the rehabilitation of a deteriorating 
historic building – will be a significant benefit to the community be removing an eyesore and 
providing twelve housing units, which the Applicant has stated will be “affordable.” 
Additionally, the project will mitigate concerns about the impact on on-street parking by 
providing an off-street parking lot accessed from Linden Street and, potentially, creating more 
on-street spaces through the removal of a loading dock curb cut. 
 
If any exterior lighting is proposed as part of this project (if approval is granted), the Planning 
Bureau notes that such lighting would have to conform to the Environmental Performance 
Standards. 
 
VARIANCE REQUIREMENTS PER SECTION 7-323.7 
OF THE PA MUNICIPALITIES PLANNING CODE: 
1. There are unique physical circumstances or conditions, including irregularity, 

narrowness, or shallowness of lot size or shape, or exceptional topographical or other 
physical conditions peculiar to the particular property and that the unnecessary 
hardship is due to such conditions and not the circumstances or conditions generally 
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created by the provisions of the zoning ordinance in the neighborhood or district in 
which the property is located. 

 
The Applicant has stated: 
“Variance for encroachment of the parking area into rear and front yard setbacks. Variance from 
relief from the landscaping requirements for parking lots outlined in Section 7-307.12” 
 
The Planning Bureau notes that the Applicant has only outlined the Variances they are 
requesting and not actually identifying any conditions that necessitate or justify these requests. 
As outlined elsewhere in this case report, the Bureau notes that the Applicant could obviate all 
three Variance requests if they removed two off-street parking spaces (resulting in ten of the 
required thirteen off-street parking spaces), and used the resulting space to relocate the parking 
lot footprint out of the setback areas and to install the requisite plant screening around the lot. 
 
While this would increase the intensity of the Special Exception request for relief from the off-
street parking requirements, the Bureau notes that the removal of the curb cut for the loading 
zone off Walnut Street will provide at least one additional on-street spot. The Bureau likewise 
notes that the primary parcel on the project site fronts two streets on which residents or visitors 
can park for easy access to the building entrances. Finally, the Bureau notes that the property is 
within a couple blocks of three CAT routes, and is fairly close to a significant number of 
additional routes that run along Market Street nearby. The Bureau believes that the additional 
two spaces would not impose a hardship on the existing community residents or businesses. 
 
Given the above, the Bureau feels that the Applicant should remove two spaces from the 
proposed off-street parking area to obviate the Variance requests and include a plant screening 
around the perimeter of the lot. 
 
2. That because of such physical circumstances or conditions, there is no possibility that 

the property can be developed in strict conformity with the provisions of the zoning 
ordinance and that the authorization of a variance is therefore necessary to enable the 
reasonable reuse of the property.  

 
The Applicant has stated: 
“Yes, at the expense of the off street parking count.” 
 
As noted above, the proposed off-street parking area can be developed without the need for 
Variance relief from aspects of the Development Standards, although it would increase the 
intensity of the Special Exception request for relief from the off-street parking requirements. The 
Planning Bureau also notes that the Applicant owns parcels to the north of where the proposed 
parking lot ends, and that it might be possible to install additional parking in this area as well 
(which would allow the property to be in conformance with all aspects of the Zoning Code 
except the use), although the Bureau would prefer that these parcels be utilized for a better 
purpose, such as housing, a community garden, or stormwater management. 
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3. That such unnecessary hardship has not been created by the appellant. 
 
The Applicant has stated: 
“No, the Applicant is working hard towards the best outcome (renovating a blighted building to 
create affordable housing & associated parking).” 
 
As noted above, the Applicant could redesign the parking lot footprint to obviate the Variance 
relief requests (although it would exacerbate the Special Exception relief request), or could 
expand the parking lot to the north. The Planning Bureau supports the former approach for 
reasons previously mentioned, and notes that the latter approach may preclude the Applicant 
from developing the land to the north in the future for a higher and better use, such as housing or 
a community benefit. 
 
4. The variance, if authorized, will not alter the essential character of the neighborhood or 

district in which the property is located, nor substantially or permanently impair the 
appropriate use or development of adjacent property, nor be detrimental to the public 
welfare. 

 
The Applicant has stated: 
“NO” 
 
The Planning Bureau notes that the Variance requests are related to relatively minor issues, 
including encroachment of development into front and rear setback areas on a block that is 
current vacant land, as well as a proposal to not install required landscape screening. In the 
Bureau’s opinion, none of the Variance requests, if approved, would significantly impair the use 
of adjacent properties or the overall general public welfare. The Bureau does note that the 
location of the proposed off-street parking area and proximity to surrounding residential 
buildings may result in headlight spillover into adjacent properties; while the Applicant is 
proposing the installation of a fence which would address this issue, the Bureau feels that 
requiring the vegetative landscaping is important to having the project improve the overall 
appearance of the neighborhood. 
 
5. The variance, if authorized, will represent the minimum variance that will afford relief 

and will represent the least modification possible of the regulation in issue.  
 
The Applicant has stated: 
“YES” 
 
The Planning Bureau notes that the current design envisions the parking lot encroaching into 
most of the front yard setback (behind the buildings fronting North 13th Street) and the rear yard 
setback (along Linden Street); this design provides nearly the required off-street parking. In this 
sense, the Variance requests related to the Development Standards in Section 7-307.3 represent 
the minimum needed to afford relief. This design also means that it is difficult to provide space 
for the required landscape screening around the perimeter of the parking area, whether the 
project includes a fence or not. However, even if approval of the setback encroachment is 
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approved, there is still space to install plant screening to the north and south of the parking lot, 
and the Bureau believes that should be required at a minimum. 
 
PLANNING BUREAU RECOMMENDATION: 
 
Planning Bureau staff recommends the request be Approved with the following condition(s): 
 
1. If granted approval for the requested zoning relief, the Applicant will subsequently file a Lot 

Consolidation & Land Development Plan and receive approval from the Planning 
Commission and City Council. 

2. The Applicant will submit a Certificate of Appropriateness (COA) application and receive 
approval from HARB for the proposed parking area and fencing, which is located in the 
Summit Terrace Architectural Conservation Overlay District (ACOD). 

3. The Applicant will coordinate with the Department of Public Works to confirm the 
appropriate size and location of refuse collection on-site, and update the billing accounts to 
reflect the new use. 

4. The Planning Bureau recommends that the proposed parking area be reduced by two spaces 
to create room for the required vegetative screening, and potentially handle stormwater 
management on-site; while the Applicant has indicated that a fence will screen the parking 
lot, the Zoning Code requires vegetative screening be installed on the outside of the fence. 
The Bureau also notes that if the required tree is not planted on-site, it can be planted in a 
tree pit in the surrounding rights-of-way. 

5. The Planning Bureau recommends that the Applicant install the requisite bike racks near the 
proposed entrance from Walnut Street; if possible, the Bureau would recommend that the 
Applicant consider a secure, indoor bike storage area, since the building will not be equipped 
with elevators. 

 
Planning Bureau staff recommends the request be Approved for the following reason(s): 
 
1. The subject property is a unique industrial structure which has been vacant for a couple 

decades and experienced significant blight over that time, as well as small lots which have 
been vacant for at least a decade; any project that can productively reuse the property will 
provide a significant aesthetic improvement for the neighborhood. 

2. The Applicant has expressed an intention to provide twelve affordable apartment units; more 
quality, affordable housing options are a pressing need not only in the neighborhood but 
throughout the city in general, and the provision of more housing units will help to combat 
rising housing costs. 

3. If the recommendations of the Planning Bureau are adopted, the three Variance requests 
necessitated by the project design can be obviated while providing a more attractive 
development for residents of the surrounding community. 

 
REVIEW PROCESS: 
1. Planning Bureau review of application and development of case report with recommendation 

to Harrisburg Planning Commission (HPC). 
2. Harrisburg Planning Commission review of application and recommendation to Zoning 

Hearing Board (ZHB). 

Approval with Conditions 



STAFF REPORT – 100 North 13th Street, Variance & Special Exception Request 
April 7, 2021 HPC Meeting 
Page 10 
 

 
 

3. Harrisburg Zoning Hearing Board review of application and final decision. 
4. Applicant submission of Lot Consolidation & Land Development Plan (LC & LDP) and 

Planning Bureau review of application and development of case report with recommendation 
to Harrisburg Planning Commission (HPC). 

5. Harrisburg Planning Commission review of LC & LDP application and recommendation to 
the City Council. 

6. City Council review of LC & LDP application and final decision. 
7. Submittal of Building Permit application to the Codes Bureau for any proposed work. 
8. Codes Bureau inspections of work being performed. 
 
ATTACHMENTS:  
1. Zoning & Location Map 
2. Variance & Special Exception Application  
3. Project Plan Set: 

a. Cover Sheet 
b. Code Review Requirements 
c. Floor & Elevation Demo Plans 
d. Site Plan 
e. Proposed Floor & Elevation Plans 
f. Project Details 

4. Notification Letter (dated March 24, 2021) & Proof of Mailing 
5. Property Deeds 
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HEARING NOTICE 
 

The Harrisburg Zoning Hearing Board will hold a hearing at  
6:00 PM via Zoom (public access instructions posted below) on: 

 

April 19, 2021 
 

In reference to Case No. 2470 a request for: 
 
Variance & Special Exception Applications for 100-112 North 

13th Street & 109-119½ Linden Street, zoned Residential 
Medium-Density (RM), filed by Gregory Radon with Radon 

Construction, to establish a 12-unit, “Multifamily Dwelling” 
use on-site, to request relief from the off-street parking 

requirements, and to request relief from several aspects of the 
Development Standards relating to the accessory off-street 

parking area. 
 
Interested parties are invited to join the hearing by telephone by dialing +1 301 715 8592; 
when/if prompted, enter the following information: Meeting ID: 818 2933 3632; Password: 

20214321. The public may also join via Zoom by going to 
https://us02web.zoom.us/j/81829333632; when/if prompted, enter the following 

information: Password: 20214321. Related information may be obtained by contacting the 
Planning Bureau at 717-255-6637. 

 
The Harrisburg Planning Commission will also review the application on April 7, 2021 at 
6:30 PM via Zoom. Interested parties are invited to join the HPC meeting by telephone and 

express their views by dialing +1 301 715 8592; when/if prompted, enter the following 
information: Meeting ID: 818 2933 3632; Password: 2021. The public may also join via 

Zoom by going to https://us02web.zoom.us/j/86419428588; when/if prompted, enter the 
following information: Password: 20214321. 

 
Eric Papenfuse            Harrisburg City Council 

        Mayor 
 
  

Posted On: April 1, 2021 






