
Swatara Exchange

http://www.sjpi.com


SWATARA EXCHANGE  |  2

About St. John Properties
We are a vertically-integrated real estate developer. Our in-house professionals manage everything from start to finish, including:

⊲  Property Management
⊲  Maintenance

⊲  Acquisitions
⊲  Land Development

⊲  Construction & Sustainable Building
⊲  Leasing & Marketing

⊲  Interior Design/Space Planning
⊲  Tenant Improvements

225+
Employees Across  

the Country

$5+ BILLION
Real Estate 

Investment Value

23+ MILLION
Square Footage  

Owned & Managed

2,500+ 
Clients Across  

the Country

100+
Green, LEED- 

Certified Buildings

UTAH

Pleasant Grove, UT
737,000 SF

COLORADO

Golden, CO
970,000 SF LOUISIANA

Gonzales, LA
441,000 SF

VIRGINIA

Northern Virginia
820,000 SF

MARYLAND

Baltimore, MD
16 Million SF

Frederick, MD
1.4 Million SF

WISCONSIN

Waukesha, WI
1.5 Million SF

NEVADA

Boomtown Casino
Reno, NV

388,000 SF

PENNSYLVANIA

Regional Shopping Mall,  
Harrisburg, PA
1 Million SF

TEXAS

Austin, TX

NORTH CAROLINA

Raleigh, NC

FLORIDA

Tampa, FL

http://www.sjpi.com
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Zoning Map
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Existing Conditions
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Friendship Road Development
Deed Reference 5673/323

63-024-057-0000000

N/F

C.S.P. Investment Inc.
Deed Reference 5880/493

63-024-293-0000000
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(Under Demolition)
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ZONING DISTRICT: GENERAL COMMERCIAL (C-G)

EXISTING USE: RETAIL SERVICES

EXISTING LOT AREA: 2,604,457 SF. (59.79 AC.)

MINIMUM LOT AREA: 20,000 SF

MINIMUM BUILDING SETBACKS: FRONT: 25 FT. , EXCEPT 50 FT. WHERE
OFF-STREET PARKING WILL EXIST
BETWEEN THE PRINCIPAL BUILDING
AND AN ARTERIAL STREET.

SIDE: 10 FT.
REAR: 25 FT.

MINIMUM LOT WIDTH: 80 FT., EXCEPT 200 FT FOR A NEW
LOT

MAX. IMPERVIOUS COVERAGE: 80%

EXISTING IMPERVIOUS COVERAGE: 2,378,720 SF. (91%)

MAX BUILDING COVERAGE: 60%

EXISTING BUILDING COVERAGE: 609,706 SF (23%)

MAXIMUM BUILDING HEIGHT: 120 FT.

EXISTING PARKING SPACES 4,109 PARKING SPACES
     77 ACCESSIBLE SPACES

TOTAL PARKING SPACES: 4,186 SPACES

ZONING DATA - OVERALL SITE

NOTES:
1. MINIMUM FRONT YARD SHALL BE INCREASED TO 80 FEET, AND THE MINIMUM SIDE

AND REAR YARD SHALL BE INCREASED TO 60 FEET FROM THE CENTER LINE OF
PAXTON STREET AND ROUTE 441.

1. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION DEPICTED ON THIS PLAN HAS BEEN
DERIVED FROM A FIELD SURVEY BY K & W ENGINEERS AND CONSULTANTS PERFORMED IN
MAY, 2012 AND BY SNYDER, SECARY & ASSOCIATES, LLC PERFORMED IN OCTOBER /
NOVEMBER, 2021

2. HORIZONTAL DATUM: NAD 83 (N.S.R.S. 2007 PA SOUTH ZONE GRID)

3. VERTICAL DATUM: NAVD 88

4. THE TOTAL AREA OF THE SUBJECT PROPERTY IS 59.78ACRES.

5. THERE ARE NO REGULATORY WETLANDS OR WATERWAYS ON THE SUBJECT PROPERTY.

6. THERE ARE NO REGULATORY FLOODPLAIN AREAS LOCATED ON THE SUBJECT PROPERTY PER
DAUPHIN COUNTY FLOOD INSURANCE RATE MAP NO. 42043C0339D DATED AUGUST 02, 2012.

7. THE PLAN WAS COMPLETED WITHOUT THE BENEFIT OF A TITLE REPORT AND AS SUCH MAY BE
SUBJECT TO UNKNOWN EASEMENTS, RIGHTS-OF-WAY, COVENANTS AND OTHER
ENCUMBRANCES EITHER RECORDED OR UNRECORDED.

GENERAL NOTES

Harrisburg Mall – Existing Conditions
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ZONING DISTRICT: GENERAL COMMERCIAL (C-G)

EXISTING USE: RETAIL SERVICES

EXISTING LOT AREA: 2,604,457 SF. (59.79 AC.)

MINIMUM LOT AREA: 20,000 SF

MINIMUM BUILDING SETBACKS: FRONT: 25 FT. , EXCEPT 50 FT. WHERE
OFF-STREET PARKING WILL EXIST
BETWEEN THE PRINCIPAL BUILDING
AND AN ARTERIAL STREET.

SIDE: 10 FT.
REAR: 25 FT.

MINIMUM LOT WIDTH: 80 FT., EXCEPT 200 FT FOR A NEW
LOT

MAX. IMPERVIOUS COVERAGE: 80%

EXISTING IMPERVIOUS COVERAGE: 2,378,720 SF. (91%)

MAX BUILDING COVERAGE: 60%

EXISTING BUILDING COVERAGE: 609,706 SF (23%)

MAXIMUM BUILDING HEIGHT: 120 FT.

EXISTING PARKING SPACES 4,109 PARKING SPACES
     77 ACCESSIBLE SPACES

TOTAL PARKING SPACES: 4,186 SPACES

ZONING DATA - OVERALL SITE

NOTES:
1. MINIMUM FRONT YARD SHALL BE INCREASED TO 80 FEET, AND THE MINIMUM SIDE

AND REAR YARD SHALL BE INCREASED TO 60 FEET FROM THE CENTER LINE OF
PAXTON STREET AND ROUTE 441.

1. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION DEPICTED ON THIS PLAN HAS BEEN
DERIVED FROM A FIELD SURVEY BY K & W ENGINEERS AND CONSULTANTS PERFORMED IN
MAY, 2012 AND BY SNYDER, SECARY & ASSOCIATES, LLC PERFORMED IN OCTOBER /
NOVEMBER, 2021

2. HORIZONTAL DATUM: NAD 83 (N.S.R.S. 2007 PA SOUTH ZONE GRID)

3. VERTICAL DATUM: NAVD 88

4. THE TOTAL AREA OF THE SUBJECT PROPERTY IS 59.78ACRES.

5. THERE ARE NO REGULATORY WETLANDS OR WATERWAYS ON THE SUBJECT PROPERTY.

6. THERE ARE NO REGULATORY FLOODPLAIN AREAS LOCATED ON THE SUBJECT PROPERTY PER
DAUPHIN COUNTY FLOOD INSURANCE RATE MAP NO. 42043C0339D DATED AUGUST 02, 2012.

7. THE PLAN WAS COMPLETED WITHOUT THE BENEFIT OF A TITLE REPORT AND AS SUCH MAY BE
SUBJECT TO UNKNOWN EASEMENTS, RIGHTS-OF-WAY, COVENANTS AND OTHER
ENCUMBRANCES EITHER RECORDED OR UNRECORDED.

GENERAL NOTES
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Proposed Redevelopment Concept Plan
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PAXTON STREET
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HARRISBURG STREET (PA ROUTE 441)

FRIENDSHIP ROAD

EXISTING 

BUILDING

(FORMER TOYS-R-US)

NORFOLK SOUTHERN RAILROAD
83

PRODUCT LEGEND & 
DEVELOPMENT TOTALS

TYPE AMOUNT

Multi-Use Business 218,240 SF

Inline Retail 29,900 SF

Pad Sites 15,887 SF

Single-Story Office 13,600 SF

Bass Pro Shops 219,269 SF

Former Toys R Us 54,750 SF

Total Development 551,646 SF

ECONOMIC BENEFITS:
Our redevelopment plan is 
projected to contribute:

⊲   Approximately 1,000  
      new permanent jobs

⊲   Approximately $1 million per  
      year increase in property  
      tax revenue

http://www.sjpi.com
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Unique Multi-Use Business Product Features

⊲ High-quality articulated brick buildings with significant glass lines

⊲ 80'–100' building depths

⊲ Numerous skylights maximizing natural light

⊲ 16'–18' clear heights suitable for tech build-outs and discourage  
 warehouse/distribution/logistics uses

⊲ Abundant vehicle parking in the front for pedestrian entry

⊲ Rear service courts for truck loading, additional parking, and  
 accessory uses such as emergency generators, fenced areas, etc.

⊲ Brick screen walls to screen rear service courts

⊲ Split into bays (tenants may occupy a single bay, multiple bays  
 or an entire building)

⊲ Enhanced landscaping to create a professional environment for  
 attracting and retaining top talent

30 FT. WIDE
COLUMN SPACING

16-18 FT. CLEAR
CEILING HEIGHTS

EXPANSIVE GLASS
ALONG FRONT OF BUILDING

AMENITY PAVILION
WITH SEATING

CAMPUS 
ENVIRONMENT

WITH ABUNDANT 
LANDSCAPING

REAR SERVICE AREA
DOCK AND DRIVE-IN

DOORS CONVERT TO WINDOWS
FOR MIXED-USE TENANTS

Versus traditional bulk/industrial buildings

http://www.sjpi.com
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Multi-Use Business Product Examples

http://www.sjpi.com
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Multi-Use Business Product Uses

Multi-Use Business Uses:
The range of uses found with Multi-Use Business is 
only limited by the property’s zoning. The following list 
demonstrates the diverse mix of uses found in our Multi-
Use Business

⊲ General office

⊲ Medical offices  
 (ie: surgery centers  
 and veterinarians)

⊲ Retail establishments

⊲ Wholesale  
 establishments

⊲  Carry-out delis with  
 limited seating

⊲ Assembly uses  
 (ie: churches and  
 schools)

⊲ Day care centers

⊲ Recreation centers

⊲ Warehousing

⊲ Manufacturing

⊲ Light industrial

⊲ Scientific research  
 facilities

*Not an exhaustive list

http://www.sjpi.com
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Proposed Zoning

17 

the C-G District also are permitted in the M-L District. The main difference between the two 
districts is that the C-G District permits a range of residential uses and no light manufacturing 
uses, while the M-L District permits light manufacturing type uses and generally does not 
permit residential uses.   

Due to several factors, primarily relating to its location, Applicant does not seek to 
construct or establish any residential use as part of its Business Park redevelopment concept 
of the Property.  Rather, Applicant's researched and proven Business Park redevelopment 
concept for the Property, which includes a series of commercial, retail, and MUB Buildings, 
requires rezoning the Property from the C-G District to the M-L District, as proposed by the 
zoning amendment submitted with the Application.  Section IV of this Narrative sets forth the 
planning and zoning support and justification for the requested amendment.  Figure III-1 
below depicts the existing zoning designation of the Property (i.e., C-G District) and the 
proposed zoning designation of the Property (i.e., M-L District), as well as the zoning districts 
for the surrounding area.   

Figure III-1 – Current Zoning Districts (left) and Proposed Zoning Districts (right) 
(Property generally depicted with yellow dashed outline,

C-G District depicted with red shading and  
M-L District depicted with lavender shading.) 

IV. PLANNING AND ZONING SUPPORT AND JUSTIFICATION 

The requested amendment is supported and justified as described below.

A.    The proposed amendment encourages and supports redevelopment of 
vacant or underutilized shopping mall sites, which is contemplated by the 
County Plan.

First, the County Plan acknowledges the issues facing large shopping centers such 
as the Mall: 

Technology is also changing how we shop, with many now 
relying much more strongly on online purchases and home 
delivery of goods. Large-scale commercial development is 
changing, with many of our shopping malls and big box retail 
facilities struggling. 

http://www.sjpi.com

