
  
Conditional Use Hearing  

922 A Franklin St. 
Wednesday, November 4, 2015 

5:00 p.m. 
 

The City of Reading is divided into zoning districts which regulate the use of property. Certain 
types of uses may impact surrounding properties or their neighborhoods. Each zone is 
designated with certain permitted, conditional and prohibited uses. A "conditional use permit" is 
provides special consideration of certain specified uses which may or may not be compatible 
with an area depending on the specifics of the particular project.  

The City uses the Conditional Use Public Hearing to evaluate whether a proposed use is 
appropriate for a particular property and neighborhood.  The property is located within an R3 
high density, multi-use zoning district.   

A Conditional Use application was denied in January 2015 for the addition of three (3) rental 
units because the units were smaller than the minimum square footage requirements and de-
conversion was ordered. The additional units were removed. The applicant is now seeking a 
permit to add two additional rental units to the existing single family rental. 

I. Testimony from Applicant (No more than 10 minutes) 

Mr. Ronnie Diaz, 1044 Fox Run, Reading, 19606 (applicant) 

During the hearing process, applicants are cautioned not to address the Administrative staff 
present but to make their presentation directly to City Council. The applicant may ask the 
President of Council or the Hearing Master to relay a question to Administrative staff.  

• Council’s Cross Examination 

II. Testimony from City Staff (No more than 10 minutes) 

 

CITY COUNCIL 
 
 

Evidentiary Hearing 



• Zoning Administrator 
• Planning Commission 
• Council’s Cross Examination 

III. Other Testimony and Evidence 

IV. Public Comment (No More than 3 minutes per speaker) 

V. Rebuttal by Applicant (No more than 5 minutes) 

VI. Announcement of expected date of decision 

City Council will render a decision within the required 45 day period by adopting 
a resolution at the November 23rd Regular Meeting of Council. 

VII. Adjourn 

 

CASE REPORT 

922 A Franklin St 
The applicant is seeking conditional use approval to add a second dwelling unit.  The zoning 
administrator granted approval for one dwelling unit and one commercial unit on November 5, 
2014. 
 
Zoning Ordinance: 
600-804(2)(c) Allowed Uses.  
Conversions are permitted by Conditional Use in compliance with Section 600-1203. 
 
600-1203(D) Conversions.  
This section applies to an existing building where it is allowed by the zoning district regulations to be converted into 
new dwelling units:  

1. A site plan, drawn to the scale, showing the location and dimensions of all off-street parking, private 
entrances, walkways and landscaping, shall be submitted, as well as, architectural plans showing the 
dimensions and square footage of all rooms and storage spaces and indicating the intended use of all rooms.  
2. The conversion shall have the minimum floor area as designated by the following schedule:  

 
Apartment Square Feet  

Efficiency or Studio     Not Allowed  
One Bedroom      550  
Two Bedroom      700  
Three or More Bedroom    850  

 
3. For each dwelling unit, there shall be a minimum 1.5 off-street parking spaces per unit.  
4. Documents indicating to the City Codes Staff’s satisfaction that all plumbing, heating and electrical 
equipment and facilities are adequate and appropriate for the proposed use. The entire building shall also be 
made available for a code inspection.. 



 
600-1204(D) Standards.  
Conditional uses shall meet the specific standards established for each use by this Chapter and all other applicable 
Zoning District requirements and General Regulations established by this Chapter. In addition, the following 
standards shall be met:  

1. The use shall be one which is specifically authorized as a conditional use in the Zoning District wherein 
the applicant is seeking a conditional use.  
2. Services and utilities shall be made available to adequately service the proposed use.  
3. The use will not generate traffic such that hazardous or unduly congested conditions will result.  
4. The use is appropriate to the site in question.  
5. The use shall not adversely affect the character of the general neighborhood, or the health and safety of 
residents or workers on adjacent properties and in the general neighborhood.  
6. The applicant shall demonstrate, as a condition to approval of his application, that the standards in 
Subsection D and those specified elsewhere in this Chapter for the use in question would be met.  
7. The City Council may impose such additional safeguards as are necessary to protect the public health, 
safety and welfare. 

 
§ 600-1602. Design and construction. 
H. The space between any parking area and the property line of the premises shall be landscaped with vegetative 
ground cover.  Plant screening may also be required under § 600-1402. 
M. All parking areas of five spaces or more shall be adequately illuminated for security purposes between the hours 
of sunset and sunrise. Lighting shall not spill onto adjacent properties and shall not shine into the eyes of motorists. 
 
 
600-2202 General Definitions.  
Conversion (Residential) – The alteration of existing building space to result in a change of building space from a 
principal non-residential use to one or more dwelling units, or to increase the number of dwelling units within the 
building. 
 
§ 600-1502. Private parking areas. 
C. All private parking areas, including all required landscaping and/or buffering, shall be properly maintained. 
E. Any new, relocated or expanded driveway or parking lot entrance or exit onto a public street shall need review 
and approval by the City Department of Public Works or their designee. Such entrances and exits shall comply with 
Parts 15 and 16 of this chapter. 
 
§ 600-1503. Private driveways. 
All private driveways shall have clear sight triangles as determined in § 515-502F(7) of Chapter 515, Subdivision and 
Land Development. 
B. Driveways in residential districts and/or for residential uses shall not be less than 40 feet from any street 
intersection, measured from the point of intersection of the respective curblines, nor less than 15 feet from any 
intersection of a street and an alley. 
(1) Residential driveways shall not be less than eight feet or more than 14 feet in width, unless specifically approved 
otherwise by the City or PennDOT. 
 
600-1603(A) (31) (a) Off-Street Parking Standards. 

Residential uses:  Conversions: 1.5 spaces for each dwelling unit. 
 
Property Information: 
The property is bounded on the north by Franklin Street, on the east by Orange Street, on the 
south by parcel 112 Orange Street and on the west by parcels, 918 and 922 Franklin Street.  The 
subject property is an irregular shaped parcel.  The applicant combined the three separate and 
attached properties, 922 A Franklin Street, 108 and 110 Orange Street into one parcel and 



recorded a new deed on March 11, 2015. The subject property is located in an R-3 Residential 
Zone; it is not located in an historic district, overlay district or the floodway or flood hazard area. 
 
The property deed is recorded as 922 A Franklin Street; however, it is commonly referred to by 
the mailing address of 924 Franklin Street.  According to the deed description, the building was 
used as a storeroom and warehouse.  The commercial space was formerly occupied as Scholl & 
Son Pet Store.  Since 1994, the commercial space has been utilized as a neighborhood grocery 
store.  
 
On December 22, 2010, the applicant submitted a City of Reading Housing Packet requesting 
three dwelling units and one commercial store for the existing conditions of the building.  On 
November 5, 2014, the zoning administrator granted approval for one dwelling unit and one 
commercial unit.  The applicant sought to appeal the zoning administrator’s decision and applied 
for a Conditional Use Hearing on January 5, 2015.  The request was denied on January 26, 2015, 
because the existing units did not meet the minimum square footage requirements for the 
conversions and lack required off-street parking.  Council ordered a deconversion of the subject 
property back to the approved zoning of one residential unit and one commercial unit.  On August 
6, 2015, a site inspection confirmed the deconversion. (Refer to attached Resolution 14-2015) 
 
Analysis: 
On September 21, 2015, the zoning administrator met with the applicant’s design professional, 
who submitted an updated Conditional Use Application on behalf of the applicant. 
 
The proposed new configuration would combine the second floor front and the third floor to form 
Unit One, a three bedroom dwelling.  Unit One has a total of 1,092 square feet which is above the 
required minimum 850 square footage for a three bedroom unit. 
 
Unit Two is located on the second floor rear, which would be expanded to include a 12’11” x 
21’10” addition over the existing first floor garage.  Unit Two has a total of 691 square feet which 
is above the required minimum 550 square footage for a one bedroom unit. 
 
For each dwelling unit, there shall be a minimum of 1.5 off-street parking spaces per unit for a 
total of three parking spaces.  To accommodate the required residential parking, the applicant 
proposes to construct a surface parking area in the rear of the subject property, formerly 108-110 
Orange Street.  The driveway is located approximately 71 feet from the intersection of Franklin 
and Orange Streets.  
 
According to the submitted plans, the new surface parking area will accommodate four parking 
spaces and a wood frame trash enclosure with a chain link double gate.  Buffer strips have been 
provided abutting the adjacent residential parcels, 112 Orange Street and 918 Franklin Street and 
along Orange Street.  A landscaping plan shows that two white pine trees, twelve arborvitae and 
several minimum height arborvitaes to be planted in the buffer strips.  The applicant will supply 
two pole mounted electric lights at a height of fourteen feet with a .2 candle foot luminance for the 
parking area as required by Section 600-1602(M).   
 
The residential entry is via a stairway located in the building off-set at the rear of the commercial 
space along Orange Street.  A chain link fence and gate lock with a push device to open from the 
inside of the gate will provide a secure access for the residential units. 
 
Recommendation: 



The zoning administrator recommends the request be approved with the following conditions: 
1. The applicant shall attend a One Stop meeting with the Building & Fire Inspectors to ensure all 

applicable Building & Fire Code requirements are met. 
2. The applicant shall apply for all required building, trades and fire permits and submit to all required 

inspections deemed necessary. 
3. The applicant shall submit the parking lot and driveway plan for a review by the City Department of 

Public Works and obtain all required driveway and curb cut permits.  
4. The applicant shall define parking stalls using painted lines and/or wheel blocks and designate 

two spaces for each unit.  
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