
 

 

 

PLANNING COMMISSION AGENDA 
City Hall Council Chambers 

June 13, 2023 
6:30 PM 

 
1. Call to Order 

2. Roll Call 

3. New Business 
a. Any comments from the general public (2 minutes per speaker) 
b. Location:  Commodore Street / Sion Hill Drive  

Owner/Applicant:  Crosswinds Landing, LLC 
Permit No:  2023-0368  
Parcel No:  06-401621  
Description:   
To hear a request by the property owners of Sion Hill Estates to revise the lot 
widths of 33 lots recorded on plats 217-34 and 217-35 to add four new lots.  

 
c. Discussion of site plan and subdivision protocol 
 
 

4. Old Business 
• None 

5. Adjournment 
 

Comprehensive Plan Workshop to follow directly after the Planning Commission 
meeting.  Tentative end time of the workshop is 9 p.m. 

 
 
 
The public is invited to attend and observe the meeting and comprehensive plan 
workshop.  The meeting may be viewed live by visiting the City of Havre de Grace 
website at www.havredegracemd.com and click on the City YouTube Videos tab. The 
video will be available to view immediately following the meeting. 
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May 31, 2023 
 
DEPARTMENT OF PLANNING STAFF REPORT 
 
PERMIT NO.    
 
PROJECT: Sion Hill Estates – proposed four additional single-family lots in 

Phase 2 
 
OWNER/APPLICANT: Crosswinds Landing, LLC 
    9475 Deerco Road; Suite 206 
    Timonium, Maryland  21093 
 
SITE DESIGN:  Bay State Land Services, Inc. 
    Post Office Box 853 
    Bel Air, Maryland  21014-0853 
     
LOCATION: East side of Bulle Rock Parkway and end of Scenic Manor Drive 
    Tax Map: 44 Parcel: 237 
      
ACREAGE: 40.0+/- acres 
 
ZONING:   RB/Residential Business District 
 
DATE FILED:  May 11, 2023 
 
PUBLIC MEETING:  Planning Commission: 6/13/2023 
     
     
 
 
APPLICANTS’ REQUEST: 
 
The Applicants are requesting approval of a preliminary subdivision plan in accordance with 
Chapter 173 of the City Code for four additional single-family residential lots in Phase 2 of the 
already approved and recorded Sion Hill Estates.  A copy of a location map and the preliminary 
plan is attached to this report (Attachments 1 & 2). 
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Per the “supersedes note” on the attached plan:  “the purpose of this plan is to revise the size of 
existing recorded lots 72 to 87, & 102 to 118; adding 4 additional lots to the subdivision on 
Commodore Street; revise and relocate the 50’ right of way (formally known as the Patrone 
property) to a 50’ right of way to the Ball property; revise the walking path in Phase II.” 
 
When inquiring about the aforementioned “walking path” in Phase 2, the applicant stated there 
was a planned stone dust path behind lots 71-74 that was previously approved.  Since there are 
sidewalks connecting pedestrians from Sion Hill Drive and Commodore Street to the active open 
space parcel, the applicant is requesting elimination of that trail. 
 
DEVELOPMENT REVIEW HISTORY: 
 
Parcel 273 is one of nine (9) parcels that were annexed into the City of Havre de Grace in 2013 
under Annexation Resolution No. 277 (AR277).  AR277 contained several conditions regarding 
the future development of the annexed properties.  Most importantly, AR277 required that a 
“Single Concept Plan” (SCP) be submitted for all the properties that were annexed.  The property 
owners collectively agreed upon a conceptual plan that detailed the distribution of land uses and a 
proposed internal road network.  The parties then submitted a SCP to the City Council for review 
and approval in early 2020.  The City Council approved the SCP in November 2020, and the plan 
was signed by all property owners acknowledging the conditions of approval stated on the SCP.  
With the approval of the SCP, the individual property owners can seek approval of their projects 
subject to the conditions contained on the SCP and those requirements contained within AR277.  
A copy of the SCP is attached to this report (Attachment 3).  Certain requirements will be triggered 
upon the submission of plans for future phases, such as the Lower Susquehanna Heritage 
Greenway trail and the dedication of a 5-acre open space area. 
 
On June 15, 2021, the previous owner and developer of the property met with the Planning 
Commission requesting site plan and preliminary subdivision approval for 140 units in two phases 
of development.  The Planning Commission approved of the site plan and preliminary subdivision 
plans with conditions.  The Department of Planning and Department of Public Works signed off 
on the final plat in February 2023.  The approval letter and final plat for the original approval is 
included as Attachment 4 with this report.   
 
The adjacent “Patrone” property, at 1715 Chapel Road (Map/Parcel No. 0044/0238), is required 
to have access through Sion Hill Estates.  At the time of recording the final plat, the owner of Sion 
Hill Estates and the Patrone property were negotiating where the access would be best located for 
both parties.  The property owners were able to come to an agreement on the location of the 
ingress/egress.  The new owner was able to remove other potential access roads to the Patrone 
property and reconfigure the lots, which has led to the subject request.  The addition of four lots, 
with the removal of previously shown pervious easements to the Patrone property, will result in 
the increase in impervious space by +/- 2,000 square feet. 
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ZONING & ADJACENT USES: 
 
Parcel 237 is zoned RB/Residential District as shown on the enclosed copy of the Zoning Map.  
The single-family dwellings within the Bulle Rock subdivision on the west side of the Bulle Rock 
Parkway are zoned R1/Urban Residential District.  The Scenic Manor single-family residential 
subdivision abuts the Patrone property to the south and is zoned R2.  Phase 1 of Sion Hill Estates 
abuts Phase 2 to the east and is also zoned RB.  Attached to this report is a copy of the zoning map 
showing the surrounding area (Attachment 5). 

 
EXISTING LAND USE & ENVIRONMENTAL FEATURES: 
 
Parcel 237 comprises 110.5+/- acres of the overall tract and is actively farmed with pastures and 
cropland.  There are no structures located within the 40 acres to be developed.  Attached to this 
report is a 2023 aerial photo of the Green Property (Attachment 6). 
 
There are environmentally sensitive areas located on Parcel 237 in the form of streams and 
associated non-tidal wetlands that are part of the Swan Creek Watershed.  The State of Maryland 
requires a 25-foot buffer along streams and non-tidal wetlands.  Any proposed disturbance to these 
areas may require the issuance of approvals and permits by the Maryland Department of the 
Environment (MDE) or the Army Corps of Engineers (ACOE).  No mapped 100-Year Floodplain 
is present on Parcel 237.  The topography of the Green Property ranges from gently to moderately 
sloping, which is typical in this area of the county.  It is important to note that 50 acres of Parcel 
237 are encumbered by a Maryland Environmental Trust (MET) easement.  No development is 
permitted in the MET easement.  Attached to this report is a topography map with tributaries shown 
(Attachment 7). 
 
A forest stand delineation, forest conservation plan and landscape plan were approved as part of 
the original subdivision approval.  The proposed revisions in this application do affect any of the 
previously approved plans.  The approved plans and approval letters are included as Attachment 
8. 

   
LAND USE & COMPREHENSIVE PLAN ANALYSIS: 
 
The subject parcel was annexed after the last update to the Comprehensive Plan (“Plan”).  In the 
2011 Comprehensive Plan, the parcels were discussed within the Municipal Growth Element 
section, which the state requires in all municipal comprehensive plans.  The proposed development 
is consistent with the Comprehensive Plan and the Municipal Growth Element. 
 
The parcels comprising the Concept Plan were identified as being within a Phased Growth Area 
in the Plan.  The Plan offered the following considerations regarding land use for the relevant 
parcels at the time of its writing in 2011: 

 
“Immediately east of the I-95 Interchange parcels (Barker/Abel Annexation, which is 
currently in City limits) are three parcels owned by the Green family which will abut Bulle 
Rock Parkway. It is recommended that these parcels be considered for employment uses, 
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if future annexation by the property owner is requested. It is desired that any future 
development at this location be of a scale and layout that is sensitive to the adjoining Sion 
Hill National Register Historic Landmark and the Maryland Environmental Trust (MET) 
conservation parcel. This site should be of a transitional nature between the proposed 
Employment/Industrial uses directly adjacent to the I-95 Interchange and Sion Hill. A new 
zoning classification may be necessary to ensure that an appropriate scale of development 
is achieved. Industrial and retail uses are not recommended at this location. Alignment of 
Bulle Rock Parkway with Lapidum Road is also desired.” 

 
The parcels were subsequently zoned RB/Residential Business District upon annexation into the 
City.   
 
ADEQUATE PUBLIC FACILITIES (APF) REVIEW: 
 
The Department of Planning has reviewed the preliminary plan with respect to APF as specified 
in Chapter 2 of the City Code.  The Departments of Planning and Public Works have reviewed the 
impacts of the proposed development on schools, road intersections and water and sewer 
infrastructure. 
 
Schools: 
The development of the subject properties for residential uses will generate pupils that will attend 
Meadowvale Elementary School and the new Havre de Grace Middle-High School based on the 
Board of Education’s current school districts.  These schools and those in abutting districts are 
currently under 110% capacity as identified in the County’s Annual Growth Report.  The addition 
of four units will not affect school capacity for APF review purposes. 
 
Water & Sewer: 
The Department of Public Works has reviewed the previously approved plan in accordance with 
Chapter 2 and determined that there is adequate capacity in the water and sewer system to 
accommodate the first phase of this development. 
 
Road Intersections: 
The developer prepared and submitted a Traffic Impact Analysis (TIA) to the Departments of 
Planning and Public Works for review.  The TIA was submitted to the State Highway 
Administration (SHA) and the Harford County Department of Planning and Zoning for review and 
comment.  The TIA was found to be accurate and complete.  The study concluded that one of the 
analyzed intersections did not meet acceptable levels of service.  Therefore, the following 
improvement will be required to be completed by the developer: 
 

MD Route 155 at Bulle Rock Parkway:  Based on the results of the queuing analysis, the 
City of Havre de Grace will require the developer to extend the northbound Bulle Rock 
Parkway left turn lane to provide an additional 50-feet of storage.  The design and 
engineering for the extension of the turn lane must be approved by the Director of Public 
Works.  The improvement must be bonded, and a Public Works Agreement (PWA) 
executed prior to the issuance of a grading permit. 
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The Traffic Engineer has provided an updated TIA including the four additional units and found 
there was no additional impact to the LOS for studied intersections (Attachment 9). 
 
RECOMMENDATION: 
 
The Department of Planning recommends APPROVAL of the preliminary plan subject to the 
comments and conditions found below.  Additional comments and conditions from reviewing 
agencies will be forwarded to the developer’s consultant upon review of subsequent submissions. 
 
Department of Planning 
 

1. The final plats shall be prepared in accordance with Section 173-16 of the City Code.  The 
final plats shall be recorded prior to the issuance of a grading permit. 

 
2. Addresses for all lots shall be annotated on the final plats.  The Department of Planning 

will provide the developer’s consultant with an addressing plan approved by Harford 
County Division of Emergency Operations (EOC).  All changes in road names shall be 
approved by EOC. 

 
3. A Homeowner’s Association (HOA) shall be formed, and covenants and restrictions 

prepared that detail the ownership and maintenance of all open spaces and stormwater 
management facilities.  The covenants and restrictions shall be submitted for review and 
approval by the City Attorney prior to recordation of the final plats.  The executed 
covenants and restrictions shall be recorded concurrently with the final plats. 
 

4. Forest conservation easements and any State wetland buffers shall not be located within 
any residential lots. 
 

5. The Department of Planning recommends that the developer retain as many trees as 
practical that are immediately adjacent to the Scenic Manor subdivision. 
 

6. All streetlighting within each phase shall be coordinated and consistent.  Light poles shall 
utilize designs that are attractive and complimentary to the historic structures.  All internal 
lighting within a project shall be designed so that lighting is shielded and directed down 
and away from adjacent properties.  Dark-sky friendly lighting practices will be required 
in all projects. 

 
7. Construction traffic shall not utilize Scenic Manor Drive at any time during construction. 

 
8. It is likely that rock blasting will be necessary for the development of these properties.  If 

rock blasting is necessary, the developer shall only contract with a licensed blasting 
contractor.  At least 24 hours prior to blasting, the developer or contractor shall notify the 
City and the HOA’s of all adjacent communities. 
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9. The developer shall ensure that Bulle Rock Parkway remains free and clear of dirt, dust, 
and debris during construction.  Routine sweeping of the road shall occur throughout the 
construction phase.  The developer shall immediately address any dirt, dust, and debris in 
the road upon notification by the City. 
 

Harford County Health Department 
 

1. The final plats must bear the standard Owner’s Statement and the Master Plan 
Conformance Statement, in addition to the following note: 
 

“Condition of Approval:  No building permit shall be issued for any lot whereby the 
anticipated flow at the time of building permit application would cause the City’s 
system (water and/or sewer) to exceed its rated capacity.” 

 
2. A statement signed by the owner must appear on the final plat declaring that a community 

water supply and a community sewerage system will be available to all lots offered for 
sale. 

 
3. Measures must be implemented to prevent the generation of dust until a permanent 

vegetative cover is established and all paving is completed, particularly when soil moisture 
conditions are low. 

 
Department of Public Works 
 

1. A revised stormwater management plan indicating the increase of impervious space and 
revised computations must be submitted for review and approval. 

 
2. A sediment and erosion control plan must be submitted to DPW and the Harford Soil 

Conservation District for review and approval. 
 

3. Road and storm drain plans must be submitted to DPW for review and approval.  Plans 
shall be prepared in accordance with the Harford County Road Code and Standard 
Specifications. 
 

4. Water and sewer plans shall be submitted to DPW for review and approval.  The plans shall 
be prepared in accordance with the Harford County Water and Sewer Code and Standard 
Specifications. 
 

5. Public Works Agreements for stormwater management, roads and stormdrains must be 
executed and bonds posted for 100% of the engineer’s construction estimate prior to the 
issuance of a grading permit. 
 

6. As-built drawings will be required for all stormwater management, stormdrains, roads, 
utilities, and grading.  Bonds will not be returned until the as-built drawings are submitted 
to the City.  The drawings shall be delivered in paper and digital format. 
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7. The proposed temporary utility easement should include the sanitary sewer main on Scenic 

Manor Drive. 
 

8. The proposed traffic calming practice shall be designed in accordance with the Harford 
County Neighborhood Traffic Calming Guidelines. 
 

9. A signage and lighting plan shall be submitted to DPW for review and approval 
concurrently with the submission of the road plans. 
 

10. Intersection spacing shall be in accordance with the Harford County Road Code and 
Standard Specifications. 
 

 
 
 
              
Tim Bourcier, AICP   
Director 
Department of Planning 
 

 
 
 
 
 
 
cc: Stephen Gamatoria, Director of Administration 

April Ishak, City Attorney 
 Timothy Whittie P.E., City Engineer 
 EJ Millisor, Director of Public Works 
 Joe Conaway, DPW 
 Jeff Keithley, DPW 
 Marisa Willis, CFM, Planner 
 Colleen Critzer, Permits’ Clerk 
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SINGLE CONCEPT PLAN - REVISION 5
AS APPROVED BY THE CITY COUNCIL ON 8/3/20 AND AS AMENDED ON 11/2/20

CITY OF HAVRE DE GRACE, MD.
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 PROPERTIES

PATRONEGREEN IANNIELLO JOHNSON

NOTE 1

LINE TABLE

CONCEPT PLAN CONDITIONS
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August 17, 2021 
 

Mitch Ensor 
Bay State Land Services 
2012 Rock Spring Road, Suite D 
Forest Hill, MD 21050 
Via email:  mitch@baystatelandservices.com 
 
    Re: Sion Hill Estates 
     Forest Conservation Plan 
     Permit No. 20210419 
 
Mr. Ensor: 
 
 I am in receipt of the Forest Conservation Plan (FCP) and Landscaping Plan for Sion Hill Estates, which 
constitutes the first phase of development of the overall Green Property tract.  The first phase contains 40.0+/- 
acres with a total of 1.4 acres of existing forest within the net tract area.  A total of 0.98+/- acres of clearing are 
proposed which will result in a reforestation requirement of 6.8 acres.  The FCP proposes to meet the requirement 
through the planting of 4.14 acres of traditional reforestation in an area adjacent to Phase I, and individual tree 
and street tree plantings throughout Phase I.  The Department of Planning acknowledges that the development of 
the remaining lands of the Green Property will require revisions to the FCP that may change the reforestation 
requirements.  The FCP and landscaping plan were found to be accurate and complete and the plans are hereby 
approved. 
 
 Prior to the issuance of a grading permit for Phase I, the reforestation and landscaping must be bonded in 
accordance with Section 81-12 and 102-11 of the City Code.  The forest conservation easements must be 
delineated on the final plats for Phase I.  Covenants and restrictions that address the maintenance and protection 
of the forest conservation easements must be submitted to the Department of Planning for review by the City 
Attorney prior to execution.  The covenants and restrictions must be recorded simultaneously with the final plats.  
During construction, the existing forest must be protected with signage and blaze orange fencing. 
 
 If you have any questions concerning this letter, please contact me at your earliest convenience at 410-
939-1800 or via email at shaneg@havredegracemd.com. 
 
     Sincerely, 
 
 
 
     Shane P. Grimm, AICP 
     Director of Planning 
 
cc: Marisa Willis, CFM, Planning Technician 
 Colleen Critzer, Permits Clerk 
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March 15, 2022 
 

Jonathan Green 
Delivered via email 
jgreenproerpty@gmail.com 
 
    Re: Forest Stand Delineation 
     Green Property 
     City Permit No. 20210324 
 
Dear Mr. Green: 
 
 I am writing you as a follow up to our previous conversation regarding the approved Forest Stand 
Delineation (FSD) for the Green Properties located between Bulle Rock Parkway and MD Route 155 (Level 
Road).  Enclosed with this letter, please find the FSD approval letter.  The FSD was approved on March 24, 2021 
and covers the entire 205.2+/- acres of the Green Property as described in the narrative associated with the FSD.  
The FSD remains valid for the remaining acreage outside of the recently approved Phase I, known as Sion Hill 
Estates.  The approved Forest Conservation Plan (FCP) for Phase I must be updated with the development of 
subsequent phases of the Green Property, or a new FCP covering subsequent phases must be submitted. 
 
 If you have any questions concerning this letter, please contact me at 410-939-1800 or via email at 
shaneg@havredegracemd.com. 
 
     Sincerely, 
 
 
 
     Shane P. Grimm, AICP 
     Director of Planning 
 
cc: Marisa Willis, CFM, Planning Technician 
 Colleen Critzer, Permits Clerk 
 FSD File – Permit No. 20210324 

 

 

711 PENNINGTON AVENUE, HAVRE DE GRACE, MARYLAND 21078 

                 WWW.HAVREDEGRACEMD.COM 

  

410- 939-1800 

 

City of Havre de Grace 

mailto:jgreenproerpty@gmail.com
mailto:shaneg@havredegracemd.com

















	Sion Hill_ Agenda Packet_06.01.23
	PC Agenda 06.13.23.pdf

	_ 053123 Sion Hill Estates Staff Report.pdf
	Attachment 1.pdf
	Sion Hill Estate_ 4 Lot Amendment.pdf
	Attachment 4.pdf
	Attachment 5
	Attachment 6 (1).pdf
	Attachment 7 - Topography Map.pdf
	Attachment 8.pdf
	Attachment 8 - FSD and landscape plan approval letter.pdf
	Sion Hill Estates - Phase 2 Revision Open Space Calculations 6.7.2023 (1).pdf
	Sion Hill_ Agenda Packet_06.01.23
	Sion Hill_ Agenda Packet_06.01.23.pdf
	Sion Hill Estate_DPW Plan Commetns Letter.pdf


	Letter to Green FSD Approval 03152022 (1).pdf
	Sion Hill_ Agenda Packet_06.01.23
	Sion Hill_ Agenda Packet_06.01.23.pdf
	Sion Hill Estate_Shrink.pdf
	Sion Hill Estate_Recorded subdivision - partial phase I 217-34 thru 217-37_Shrink.pdf


	053123 Whittie W-S-storm drain letter



