
 

 
PLANNING COMMISSION AGENDA 

City Hall Council Chambers 
March 21, 2024 

6:30 PM 
1. Call to Order 

 
2. Roll Call 

 
3. New Business 

 
a. Any comments from the general public (5 minutes per speaker) 

b. Location:   1621 Clark Road (Formerly 1601 Clark Road) 
Owner/Applicant:  CD Capital LLC 
Permit No:   2022-0280 
Parcel No:   06-401809 (14.29 acres) 
Description: 
2022-0280 – CD Capital LLC – 1621 Clark Road. To hear a request by the property owner for site 
plan approval extension. According to §155-25(C,) the Planning Commission may grant up to two 
(2) one-year extensions of the site plan. The final plat for the site plan approval was recorded on 
July 8, 2022. A one (1) year site plan extension was previously granted on May 9th, 2023 by the 
Planning Commission. 
 

c. Location:  1151 Pulaski Highway-US Route 40 (South Bound) 
Owner/Applicant:  Harbor Shops MD II, LLC  
Permit No:  2024-0340 
Parcel No:  2261 (3.75 Acres) 
Description:   
2024-0340 – Harbor Shops MD II – 1151 Pulaski Highway. To hear a request by the applicant of 
1151 Pulaski Highway (Harbor Shops II) for site plan review for constructing a Strip Mall style 
building (15,205 Square Feet) in the Commercial/C zoning district. Submission application 
includes Forest Stand Delineation, Landscape Plan, Lighting Plan, Site Plan, Concept Plan, 
Architectural Plan, Stormwater Management Plan, and Traffic Impact Analysis for review per 
§155-10: formal site plan application submission review. 
 

4. Old Business 

5. Adjournment 
 

The public is invited to attend and observe the meeting.  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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MEMORANDUM 

To: Planning Commission 
 
Cc:  CD Capital LLC. 

Torrence M. Pierce 
 Frederick Ward Associates, INC. 
  
From: Tim Bourcier, AICP - Director of Planning 

Eric Lawrence, MLA, MUDP - Associate City Planner 
 
Re: Site Plan Approval Extension Request  
 1601 & 1621 Clark Road 
 
Date: March 18, 2024 
 
Frederick Ward Associates, on behalf of the property owner of the above referenced address, has requested a 
second extension for their site plan approval (please see attached letter).  The site plan was initially approved on 
April 25, 2022. The applicant requires several State and Federal permits for constructing on environmentally 
sensitive features on the subject property prior to being able to begin construction.  Since May 2023, they have 
obtained Maryland Department of the Environment (MDE) approval for constructing in a “non-tidal wetland, buffer, 
or expanded buffer” in accordance with the plans submitted on September 5, 2023 (please see attached MDE 
letter). They have also submitted Stormwater Management plans to the City and have been deemed technically 
sufficient by the former City engineer on July 27, 2023 (please see attached letter). Forest Conservation Plans and 
Landscape plans have been previously reviewed and approved on June 1, 2022 (please see attached letter).  
 
Section 155-25 of the City Code allows the Planning Commission to provide two, one-year site plan approval 
extensions where work has not substantially commenced. An extension was previously granted for one-year on 
May 8, 2023 (Please see attached letter). Since then, necessary state and federal permits have been obtained. 
Please note that the Subdivision plans were finalized and the final plat was recorded on July 8, 2022.  The Applicant 
is not asking for an extension of the preliminary subdivision plan approval.  With the exception of Lighting Plans as 
required under Chapter 102, all of the requirements of Chapter 173 Subdivision Regulations have been met.  
 
The following items have not been provided to the Department of Planning for review and approval per Chapter 
155 Site Plan Approval at this time: 
 

• Article VII (Architecture)  
 
The Applicant has not been able to begin construction of the project since their previous extension approval in May 
2023 because they were still working on obtaining the necessary State and Federal permits in coordination with 
review and approval by the City’s Department of Public Works. Upon MDE approval, they have applied for a grading 
permit with the City; however, they have yet to commence work. 
 
The Department of Planning recommends APPROVAL of the extension request to provide additional time for the 
applicant to commence substantial construction of the improvements covered by the site plan.  The conditions of 
that extension should include bonding of the landscaping, approval of Lighting Plans in addition to gaining approval 
of architecturals as stated above prior to receiving a building permit.  
 
Thank you, 















                      

                       
 

 

 

June 1, 2022 

 

Robert J. Brittain 

Frederick Ward Associates 

P.O. 727, 5 South Main Street 

Bel Air, MD 21014 

 

    Re: Forest Conservation Approval 

     1601 Clark Road 

     HDG Permit No. 20220282 

 

Dear Mr. Brittain: 

 

 I have reviewed the Forest Conservation Plan (FCP) for the recently approved project to construct a 

168,000 square foot warehouse at 1601 Clark Road.  The site is 24.99+/- acres in size and 10.74+/- acres, which 

are proposed as Lot 1, will be netted out of the gross tract area since that portion of the property was previously 

graded and developed prior to the Forest Conservation Act.  A total of 7.70 acres of clearing are proposed which 

will result in a reforestation requirement of 1.29 acres.  The FCP proposes 21,388 square feet of conventional 

reforestation on proposed Lot 1, with the remainder of the reforestation requirement being planted in the form of 

individual street trees.  It is important to note that a final landscaping plan shall also be prepared that meets the 

requirements of Chapter 102, Sustainable Landscaping. 

 

 A specimen tree waiver has also been submitted for 31 trees located within the project area.  A total of 

24 specimen trees are proposed to be removed.  The waiver to remove the trees is hereby granted. 

 

 Prior to the issuance of a grading permit, the reforestation and landscaping must be bonded in accordance 

with Section 81-12 and 102-11 of the City Code.  A cost estimate for the installation and maintenance of the 

plantings shall be submitted to the Department of Planning for review and approval prior to submission of the 

bond.  The forest conservation easements must be delineated on the final plats.  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.   

 

 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: Tim Bourcier, Department of Planning 

Marisa Willis, CFM, Planning Technician 

 Colleen Critzer, Permits Clerk  
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March 19, 2024 

 

DEPARTMENT OF PLANNING STAFF REPORT 

 

PLANNING COMMISSION 

 

PERMIT NO.    20240340 

 

PROJECT: Construction of a 15,205 square feet of strip commercial building 

 

OWNER/APPLICANT:  Harbor Shops MD II LLC 

1050 Industrial Drive Suite 100 

Middletown, Delaware  19079 

 

REPRESENTATIVE:  Karins and Associates 

    John Gonzales, P.E. 

4692 Millenium Drive; Suite 305 

Belcamp, Maryland  21071 

 

LOCATION: 1151 Pulaski Highway 

North side of Pulaski Highway adjacent to the Harbor Shops shopping plaza to 

the west 

    Tax Map: 605 / Parcel: 2261 

     

AREA: 3.478 +/- acres 

 

ZONING:   C/Commercial District 

 

DATE FILED:   January 11, 2024 

 

HEARING DATES:  March 21, 2024 – Planning Commission 

     

 

 

1. APPLICANT’S REQUEST: 

Improvements to a 3.47 +/- acre property and the development of a strip commercial complex.  The proposed 

building will be 15,205 square feet. 

 

2. LAND USE & COMPREHENSIVE PLAN ANALYSIS: 

The Applicant’s property consists of one vacant parcel located on the north side of Pulaski Highway (US 

Route 40) west of Harbor Shops shopping plaza.  A copy of the Applicant’s Site Plan is enclosed with this 

report (Attachment 1).  The proposed development is consistent with the plan’s stated desire to encourage, 

“High quality, visually appealing highway commercial development with appropriate design, landscaping, 

and parking patterns should be encouraged to physically integrate the Route 40 Corridor to the extent that it 

is possible.” 
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Harbor Shops II – 1151 Pulaski Highway 
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3. LAND USE – EXISTING: 

4. The subject property is currently vacant.  The southeast portion of the parcel is not in the City’s jurisdiction.  

The plans are for the owner to annex the entire property into the City.  The City has coordinated with the 

County on review of this project and they do not have any comments.  We are still waiting for traffic review 

from the County. 

 

This area of the City contains a mix of commercial and industrial uses typically found along the Pulaski 

Highway corridor; including automotive service uses, retail, personal services and medical offices.  

Residential uses are predominantly located to the north, with a mix of housing types found in the Bayview 

subdivision.  Attached to this report is an aerial photo of the subject property (Attachment 2). 

 

There are forested steep slopes on the property which are considered priority forest areas per State Forest 

Conservation Law.  A waiver to remove forests in this area is required.  Forest conservation will be discussed 

in a later section. 

 

5. ZONING: 

The subject property is zoned C/Commercial District as shown on the enclosed copy of the Zoning Map 

(Attachment 3).  The Pulaski Highway corridor within the City boundaries is zoned C/Commercial District 

and portions of the corridor within the County are zoned CI/Commercial Industrial District, which is similar 

to the City’s C/Commercial District zoning.  Residential zoning is found to the north of the CSX right-of-

way and south of the commercial corridor, with R2/Residential District zoning.  Parcels within the County 

located west of the subject property are zoned CI/Commercial Industrial District. 

 

6. UTILITIES 

The proposed development will be served by Havre de Grace water and sewer.  The City is working with EA 

Engineering to review infrastructure plans on its behalf.  The proposed development must meet sufficiency 

requirements for all utilities as approved by the City’s consulting engineer.  A Public Works Agreement will 

be required. 

 

7. REVIEW OF APPLICABLE CODE SECTIONS: 

Development of a strip commercial structure is a “permitted use” in accordance with Section 205-36(F) of 

the City Code.  Each user of the site will need to be evaluated individually to see if the proposed use is allowed 

as new tenants enter the site.  Chapter 155-6(A)(5) requires the Planning Commission to review changes in 

non-residential uses, when the new use changes the nature and character of the property.  The site plan has 

been reviewed by the Department of Planning and the analysis is provided below.   

 

Site Plan Review 
 

CHAPTER 155 – SITE PLAN APPROVAL 

§155-12 Impacts to Adjacent Properties 

A photometric study was not submitted.  The Applicant has stated that no lights on the property will project off 

of the property line.  After Planning Commission reviews the site plan and landscaping plan, the Applicant will 

locate the lighting to meet the City’s requirements and provide a photometric plan for review prior to receiving 

final site plan approval.  The City recommends outdoor/parking lot lighting to be at 3000 Kelvin or less.  Please 

include luminaire description, location, height, shielding, etc. 
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Article V – Adequate Public Facilities 

• The Applicant will need to indicate that adequate public facilities are available for the proposed 

development.  The City is completing the consulting engineer review protocols and hopes to have 

infrastructure reviews completed in the near future; 

• An access permit from SHA is required for the proposed improvements from Route 40.  A TIS was 

submitted to SHA and the County for review.  Revisions are underway and the plan has been 

resubmitted to SHA and the County for comment; 

Article VI – Site Design 

• §155-15(F) – no pedestrian circulation is provided in the parking area to get pedestrians to the main 

building.  Crosswalks should be provided.  The Applicant should further consider the installation of 

bicycle facilities (designated path, racks) for safe bicycle usage;  

Article VII – Architecture 

• Architectural elevations and a signage plan were not submitted.  The Applicant has not finalized their 

tenants at this time and will not have this information until a later date.  The proposed development 

must meet the provisions of this article prior to receiving final site plan approval. 

Article VIII – Infrastructure 

• §155-18(E) – The conceptual stormwater management plans were deemed to be technically proficient 

by former City Engineer, Tim Whittie, on November 1, 2023 (Attachment 4).  However, SHA must 

approve of the two discharge points into Route 40 prior to receiving final site plan approval. 

Chapter 102 - LANDSCAPING AND LIGHTING 
 

§102-4.1 Landscape Plan Requirements 

• 4.1(A)(1): please specify the scale of the landscape plan in the bottom right legend. “Scale as 

shown is possibly 1” = 20’. Please confirm. 

• Planting plan indicates 6 - SJA, please confirm this is 6 SAJ as specified on plant schedule.  

§102-5 Topsoil  

• Please note section ‘A’ through ‘C’ on the Landscape notes section of the landscape plan. 

§102-7 Plant Material 

• 7(M) A variety of plant species are encouraged to avoid monocultures. Of the required tree 

plantings and of the shrub plantings, no more than 33% may be of one species. 

o Please adjust small tree and shrub species amounts to comply with the 33% rule.  
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§102-8 Plant Material: 

• 8(6) Please make sure the small street trees are set back from the roadway a minimum of 10 feet in 

relation to the access road from Pulaski Highway (US40). 

Chapter 81 - FOREST CONSERVATION PLAN 
 

§81-6(A)(2) Priority Forests 

 

• Subsection (b) states forest in steep slopes (25% or greater) shall have priority for retention.  It appears 

forested areas will be removed on the southern and western parts of the site on steep slopes.  Please 

provide information on why these priority forests cannot be left undisturbed. 

• Subsection (c) further states a variance is required if forests in steep slopes are to be removed.  The 

variance procedure is listed under §81-14 of the City Code.  The Forest Conservation Plan cannot be 

approved until the variance is approved. 

• Please indicate in the legend of the Forest Conservation Plan the key for steep slopes.  For steep slopes 

between 15% and 25%, the soil types with k-values must be indicated.  Areas with k-values at 0.35 or 

greater, on steep slopes between 15%-25%, should be priority for afforestation and reforestation. 

 

RECOMMENDATIONS: 
 

Chapter 155 does not discuss “conditional approval”.  However, the law is set up to allow for approval with 

conditions or for a project to be tabled.  If a project is given approval with conditions, then all conditions must be 

met prior to receiving final site plan approval.  The Applicant is looking for some assurances on the provided 

plans so they can begin investing in further engineering and architecture.  Moreover, the Applicant’s potential 

tenants require some sort of approval before committing to becoming tenants.  The Applicant has stated that 

having committed tenants will influence the final architectural design. 

 

In order to provide those assurances to the Applicant, and to balance the Planning Commission review of the 

project, the Department of Planning recommends APPROVAL, WITH CONDITIONS of the site plan for 15,205 

square feet of strip commercial.  Should the Planning Commission approve this project, the Applicant will be 

required to comply with the conditions listed below. 

 

General Conditions 

 

1. The Applicant will return to the Planning Commission for a final site plan approval vote on the following 

items: 

• Approved Traffic Impact Statement with all required mitigation as discussed by SHA and the 

County.  LOS standards must meet the requirements in Chapter 2 of the City Code; 

• Approved Forest Conservation Plan waiver, and subsequent Forest Conservation Plan approval, 

from the Department of Planning; 

• Approved infrastructure plans by the City’s consulting engineer; 

• A photometric study indicating no light reflects from the building to the property line; 

• Architectural elevations for review that meet the requirements of Chapter 155.  The Planning 

Commission will provide comments on the proposed design; 
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The following items can be conditions of approval that the Department of Planning and Department of 

Public Works can determine the standards are met: 

 

2. The Applicant needs to work with the City’s consulting engineer to make sure water, sewer, parking 

areas, access roads, stormwater and other infrastructure meets City standards.  A signed reimbursement 

agreement is required and the Applicant shall reimburse the City for all associated consulting review fees. 

 

3. All required easements for stormwater management, utilities and forest retention shall be delineated on 

the final plat. 

 

4. All fees (not including reimbursable consulting engineer fees) shall be paid at the time of building permit 

application.  The City will provide the total amount of fees (such as cost recovery fees, impact fees and 

sewer recoupment fees) owed to the applicant after review and approval of all plans needed to determine 

total costs. 

 

5. Landscape Plans must be approved by the Department of Planning and a landscaping bond must be posted 

prior to receiving a building permit.  Final plans must be submitted that provide the required revisions. 

 

6. Building entrances, sidewalks and clearly marked pedestrian paths from the parking lot to the building 

must be provided and approved by the Department of Planning prior to issuing a building permit.  

 

7. The site plan shall remain valid for one-year from the time of Planning Commission approval.  The 

owner/applicant may request up to two (2) one-year extensions if the project has not commenced at the 

time of expiration. 

 

8. Additional conditions may be set at a future Planning Commission prior to receiving final site plan 

approval. 

 

Department of Public Works 

 

9. SWM comments are provided as Attachment 4 to this report.  The Department of Public Works does not 

have any additional comments at this time and reserves the opportunity to provide conditions at a later 

date based on discussions with the City’s consulting engineer. 

 

10. A signed Public Works Agreement is required prior to receiving a building permit. 

 

Volunteer Fire & EMS 

 

11. The commercial building will require the installation of a Knox Box.  They shall be keyed for the Harford 

County Fire Service.  Mr. Bill Snyder must be contacted at 3094@bavfc.org to obtain the Knox Boxes. 

 

12. Drive aisles shall be designed to accommodate emergency equipment.  A plan has submitted indicating 

a fire truck is able to circulate throughout the property.  However, the size of the fire truck is not indicated 

on the plans—the Department needs this information to provide an adequate review.  Also, the SHCO 

needs to review and approve of these plans. 
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Harford County Health Department 

 

13. The City has not received County Health Department review at this time.  We are waiting their response.  

The Applicant is required to receive approval from the Health Department prior to receiving a building 

permit. 

 

Erosion & Sediment Control/Stormwater Management 

 

14. An Erosion and Sediment Control Plan shall be submitted to the Department of Public Works.  The plan 

will be forwarded to the Soil Conservation District (SCD) for review and approval.  A copy of the 

approval letter and the stamped plans shall be received by the Department of Planning prior to the release 

of the grading permit. 

 

15. A grading permit shall be obtained from the City prior to beginning any grading activities. 

 

16. During grading and construction, the developer shall ensure that public streets remain free of dirt, dust 

and debris to the maximum extent practicable.  

 

17. A final Stormwater Management Plan must be approved prior to the signature of the final plat by the 

Director of Public Works.  The City must also receive the approval for the SWM discharge locations by 

SHA into their right-of-way.  A Public Works Maintenance Agreement and bond will be required to be 

submitted prior to the issuance of a grading permit.  A cost estimate for the construction of the stormwater 

facilities shall be submitted to DPW for review and approval prior to submission of the bond. 

 

Roads and Utilities 

 

18. State Highway Administration (SHA) provided an initial review of the Applicant’s Traffic Impact 

Statement and it was not adequate.  A revised TIS is being put together at this time and is required to be 

resubmitted to SHA and the County for review and approval.  The Applicant will need to meet the LOS 

standards discussed in Chapter 2 of the City Code prior to receiving final site plan approval. 

 

 

 

 

 

 

      

Tim Bourcier   Date 

Director 

Department of Planning 

 

 

 

 

cc: Marisa Willis, CFM - Planner 

 Eric Lawrence, Associate Planner 

 Colleen Critzer, Permit Technician  

 Shane Malek, Owner 

 John Gonzales, P.E. – Project Engineer 
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