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Variance Application: 

416 & 418 Forster Street 
 

PROPERTY ADDRESS:  
416 & 418 Forster Street 

APPLICANT: 
LeslieAnn Musgrave w/ 
Zomelle Properties LLC 

APPLICANT STATUS: 
Contract Purchaser  

PID:  
05-034-045     

ZONING: 
Commercial Neighborhood (CN) 

HPC DATE: 
October 5, 2022 
 

ZHB CASE #: 
2536 

ZHB DATE:  
October 17, 2022 

SITE VISIT DATE(S): 
September 28, 2021 

HISTORIC DISTRICT: 
Fox Ridge Municipal Historic 
District 

FLOODPLAIN: 
Zone X (No Floodplain) 

SUBMISSION DATE: 
September 2, 2022 

 
REQUEST: 
The Applicant is proposing to convert the existing commercial building into an eight-unit 
“Multifamily Dwelling” which requires a Variance to exceed the allowable density on-site, per 
Section 7-307.3 of the Zoning Code.  
 
PROPERTY DESCRIPTION: 
The property 416 & 418 Forster Street is a 0.09-acre site comprised of two deed consolidated 
parcels featuring two connected buildings, one a two-story brick structure the other a two and a 
half story masonry structure, totaling 3,728 square feet, which were constructed some time prior 
to 1900 (per Dauphin County tax records). The property is bounded by Pear Street to the north, 
the property at 420 Forster Street to the east, Forster Street to the south, and Plum Street to the 
west.  
 
Both structures were originally comprised of two separate buildings being combined via internal 
connections while maintaining two front façades. The two-story, semi-detached structure 
features elements of an eclectic architectural style which has been heavily altered or 
reconstructed. Character-defining features include: Gable roof comprised of asphalt shingles; 
simple second story cornice; brick façades; second story porch along the side elevation; primary 
access via concrete stoop topped with a gable roof; first floor globe porch light. Fenestration is 
comprised of six-over-one windows with vinyl shutters and two-over-two wood windows along 
the side elevation. The two and a half story semi-detached masonry structure features elements 
of an eclectic architectural style. Character-defining features include: Gable roof comprised of 
asphalt shingles; gabled third floor dormer; stucco façade with a Formstone base. Fenestration is 
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comprised of six-over-one windows with vinyl shutters and two four-over-four windows. The 
subject property is comprised impervious pavement to the rear which includes eight off-street 
parking spaces; brick and masonry walls; wood fence along the eastern property line. The 
structures contain some of their original integrity and contributes to the architectural character of 
the street.      
 
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 
created by the provisions of the zoning ordinance in the neighborhood or district in 
which the property is located. 

 
The Applicant has stated: 
“Yes, the lots at 416 and 418 Forster Street need to be formally consolidated to a combined total 
of 4000 sqft.”  
 
The Planning Bureau notes that the Applicant is proposing to establish eight dwelling units 
within an existing commercial structure as “micro-apartments”. Under previous ownership both 
structures were internally combined and placed under the same deed without formally 
consolidating both parcels into one lot. Currently, the project site is comprised of two separate 
2,000 square foot parcels which require a lot consolidation to create a combined lot area of 4000 
square feet. The subject property was most recently used as a coffeeshop and offices. The Bureau 
believes that given the property’s current configuration, some level of hardship and unique 
physical conditions likely exist. A formal lot consolidation (which is an administrative process) 
would address some of the unique conditions of the property related to the lot configuration. The 
subject property could either be reestablished as two individual structures or continue to function 
as a single structure. The Bureau is unsure if utilities (HVAC system, electrical, plumbing, etc.) 
have been integrated between both structures which could facilitate additional challenges in 
dividing the property back into two additional structures.    
 
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:  
“No, to complete this 8-unit multi-family property, the project can not be developed in the strict 
conformity of the zoning code provisions.”  
 
The Planning Bureau notes the property is located in the Commercial Neighborhood (CN) 
zoning district; per Section 7-305.7 of the Zoning Code, a “Multifamily Dwelling” use is 
permitted by right in the CN district. As such, the use itself is permitted by right on-site; 
however, such uses are also subject to the density regulations outlined in Section 7-307.3 of the 
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Zoning Code, which require 1,200 square feet of lot area per dwelling unit. With a combined lot 
area of 4,000 square feet (with the approval of a lot consolidation plan), the property could 
accommodate three units by right and a commercial use. The proposed eight units would require 
a lot area of 9,600 square feet thus requiring a variance for exceeding the density regulations. 
The Bureau believes that given the property can accommodate at least three dwelling units by 
right with a commercial use, it is possible to use the site within strict conformity of the Zoning 
Code that would enable a reasonable reuse of the property. As previously noted, the property’s 
configuration as two combined structures may present some challenges to redevelop the property 
due to a unique configuration. The property’s zoning as CN and overall combined lot size if 
consolidated does however offer flexibility to reasonably reusing the property without the need 
of receiving zoning relief. The Applicant has not demonstrated sufficient evidence that 
substantiates the need for the above zoning relief to adaptively reuse the property within 
conformance of the Zoning Code.  
 
3. That such unnecessary hardship has not been created by the appellant. 
 
The Applicant has stated:  
“We believe we have not created any unnecessary hardships for this project.”  
 
The Planning Bureau notes that the Applicant currently has a pending sales agreement to 
purchase the property with a settlement date of October 7th. Given the Applicant has yet to 
purchase the property any hardship that may exist at the property has not been created by the 
Applicant.   
 
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:  
“If granted, the proposed project will not negatively alter the character of the neighborhood.”  
 
The Planning Bureau notes that with an overall building size of approximately 3,728 square feet 
each of the eight units will have to be smaller than 450 square feet. The Applicant indicated 
within their proposed sketch plan that each unit will be a studio apartment with an ensuite 
bathroom and kitchen facility. The Bureau notes that according to the Applicant’s website, 
associated with Zomelle Properties, LLC, that the company’s properties offer leases as short as 
30 days and includes furnished rooms. The Bureau assesses given the units size and 30 day lease 
options the property proposes to offer shorter term housing that will likely cater towards short 
term tenets. Regarding impacts on the surrounding neighborhoods the Bureau notes that the 
subject property is within close proximity to mostly single family attached row homes, three-
story mixed-use properties, and institutional uses. The location is appropriate for multifamily or 
mixed-use properties of similar nature and intensity of adjacent properties. The Bureau does note 
that the short-term housing model associated with the above factors would likely have a greater 
impact on the surrounding neighborhood which is comprised of more long-term residents (owner 
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occupied or traditional yearly leases) located within the single-family homes. The Bureau also 
notes that the City currently has a shortage of much needed multibedroom housing to 
accommodate families or more affordable roommate arrangements (up to two unrelated 
individuals) that can be established within multi-bedroom housing.  
 
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, if granted, the density, lot consolidation, and per unit square footage (if applicable) would 
be the minimum relief needed to complete this project.”  
 
As previously noted, the subject property could establish a three-unit multifamily use by right at 
the subject property if both parcels were consolidated into one. Given a building size of 3,728 
square feet the Applicant could provide reasonably sized units either with a commercial space as 
a mixed-use building or larger multi-bedroom units without a commercial space. The Planning 
Bureau believes that given the above, the request to have eight units within the subject structure 
is not the minimum variance and least modification possible to reasonably reuse the property.  
 
PLANNING BUREAU RECOMMENDATION: 
 
 
Planning Bureau staff recommends the request be Denied for the following reason(s): 
 
1. The subject property could be reasonably reused within conformity of the Zoning Code 

without the granting of a Variance to exceed the allowable lot density per dwelling unit and 
is not the minimum variance to afford relief.  

2. The Applicant has not provided sufficient justification, such as a pro forma, indicating that 
the requested relief is needed to reuse the property.   

3. The proposed intensity related to the number of units within the subject structure is 
inconsistent with the context of the surrounding community. The Applicant should consider 
providing a configuration that includes a variety of units and layouts that offer some much 
multibedroom units.   

 
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). 
3. Harrisburg Zoning Hearing Board review of application and final decision. 
4. Submittal of Building Permit application and Residential Rental Inspection to the Codes 

Bureau for any proposed work. 
5. Codes Bureau/Health Officer inspections of work being performed. 
 
ATTACHMENTS:  
1. Zoning & Location Map 

Denial 
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2. Variance Application 
3. Supplemental Narrative 
4. Existing Conditions Photos 
5. Proposed Floor Plans and Renderings  
6. Notification Letter & Proof of Mailing 
7. Sales Agreement 
8. Deed 
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