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PLANNING BUREAU CASE REPORT 
 

Preliminary/Final 
 Lot Consolidation Plan & Land Development Plan Application 

1933 & 1951 Herr Street 
 
APPLICANT:  
Nirmal Singh & Mohinder Kaur Gill w/ M&N, Inc. 

SUBMISSION DATE: 
April 20, 2023 

APPLICANT STATUS:  
Owner  

HPC DATE:  
June 7, 2023 

ZONING:  
Commercial Neighborhood (CN) & Industrial (IND) 

POSTING DATE: 
June 1, 2023 

HISTORIC DISTRICT: 
N/A 

FLOODPLAIN: 
Zone X (No Floodplain) 

 
REQUEST: 
The Applicant is proposing to demolish the existing diner and gas station structures on-site, 
consolidate the lots, and construct a new gas station and convenience store on-site, along with 
associated site and access improvements. 
  
PROPERTY DESCRIPTION: 
The properties at 1933 & 1951 Herr Street total 0.69 acres: the former features a 1,552-square-
foot structure which was constructed in 1956 (per Dauphin County Tax Records), and the latter 
features a gas station canopy and small convenience store structure which was constructed in 
1991 (per Dauphin County Tax Records). The properties are bounded by Herr Street to the north, 
North 20th Street to the east, Kunkel Street to the south, and the property at 1927 Herr Street to 
the west. 
 
1933 Herr Street 
This detached structure is a diner (formerly called the “American Dream Diner”) that features 
elements of the Googie architectural style. Character-defining features include: the 1950’s era 
embellishments; the horizontal metal façade treatments above and below large windows that 
wrap around the front and sides of the building; a clock above the entrance vestibule; and a roof 
top sign which advertised former businesses on-site. The main entryway features full-view metal 
doors in a vestibule extended from the main building façade, with entrances on either side 
accessed by concrete steps and metal railings. Fenestration also includes fourteen (14) fixed-
pane windows around the perimeter of the diner, including two curved glass windows on the 
front corner. The structure appears to be topped with a rubber roof. The property is otherwise 
entirely paved for use as an accessory parking lot and traffic circulation areas. 
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1951 Herr Street 
This detached structure is a small convenience store incorporated into a larger gas station canopy 
and filling station islands. Character-defining features include: the wooden siding on the store; 
the gabled roof over the store; and the prominent blue band around the canopy awning. There are 
two main entrances into the store area, both featuring half-view metal doors. Fenestration also 
includes four plate-glass windows. The entire structure is topped with a metal roof. The property 
is otherwise entirely paved for use as an accessory parking lot and traffic circulation areas. 
 
Although the diner structure is a relatively unique expression of its architectural style in the city, 
it does not reflect the character of the residential neighborhood to the south and west or the 
industrial area to the east. The structures have little architectural or historic value and do not 
contribute to the historic and architectural character of the streetscape. 
 
ANALYSIS: 
1. General Location/Neighborhood Impact 
 
With respect to the purpose of the project, the Applicant has stated: 
“Desire to construct at 5,150 s.f. convenience store and new fuel island after demolition of 
existing diner and gas station building.” 
With respect to the impacts of the project on the neighborhood, the Applicant has stated: 
“The project will provide opportunities for local employees. Will upgrade the existing properties 
and provide a local convenience store for the neighborhood. By eliminating 2 driveway 
entrances and repairing/replacing sidewalks, pedestrian safety is improved.”  
With respect to proximity to an historic district, the Applicant has stated: 
“The property is located outside a historic district.” 
With respect to other considerations, the Applicant has stated: 
“The existing utilities will be extended/modified on the property, but no new services are 
required from Capital Region.” 
 
The Planning Bureau concurs with the Applicants that the project will represent an overall 
improvement to the neighborhood. Although the use will not be changing much, as the current 
project site primarily functions as a gas station with informal accessory parking areas, the 
development of a new building and gas station canopy on-site will enhance the aesthetics of the 
project site and furnish the neighborhood with better retail options. Additionally, the removal of 
curb cuts along Herr Street will improve the traffic safety for all users by better directing traffic 
circulation, removing vehicular/pedestrian conflict points, and creating more accessible 
sidewalks. The Bureau cannot confirm whether the project will result in new service 
requirements or development considerations from a water, sewer, or stormwater management 
perspective.  
 
2. Zoning: Use and Development Standards 
 
With respect to the current/previous use of the property, the Applicant has stated: 
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“The existing diner on 1933 Herr Street is vacant. The gas dispensing station is in operation at 
1951 Herr Street. The proposed uses are permitted in their respective zoning districts.” 
With respect to whether the project meets applicable Zoning Code regulations, the Applicant has 
stated: 
“It does.”  
 
The Planning Bureau notes that the project site is unique in that it features a “split zoning,” as 
the property at 1933 Herr Street, which currently accommodates the vacant diner, is located in 
the Commercial Neighborhood (CN) zoning district while the property at 1951 Herr Street, 
which features the operating gas station, is located in the Industrial (IND) zoning district. 
Although “Convenience Stores with Gas Dispensing” uses are not permitted by right in the CN 
district, the development retains the filling station islands and canopy in the IND district, which 
such uses are permitted by right, while proposing the construction of a larger “Convenience 
Store” use in the CN district, in which such uses are also permitted by right. As such, the project 
is designed to be in confomance with the applicable regulations in Section 7-305.7 of the Zoning 
Code. 
 
With respect to the Development Standards in Section 7-307.3 of the Zoning Code, the Bureau 
notes that almost the entirety of the site is currently paved with impervious surfaces to the 
property line on all sides of the project site. This establishes existing non-conforming aspects 
with respect to the setbacks that the project will continue in the proposed design. Given the 
provision of unusable space around the proposed convenience store structure on which grass 
and/or other landscaped areas can be installed, the project will also be in conformance with the 
impervious surface requirements. 
 
With respect to conformance with the Specific Criteria for the proposed use, which are outlined 
in Section 7-309.2(r) of the Zoning Code, it appears that the project will be in conformance with 
the applicable regulations. Some aspects, such as the proximity of driveway curb cuts to 
intersections, represent existing non-conforming aspects of the property that would not be 
increased as part of the project and thus could be permitted. Other aspects, such as the provision 
of security cameras and trash receptables, should be fairly straightforward although they would 
not necessarily appear on a site plan. 
 
3. Zoning: Parking 
 
The Applicant has stated: 
“There are 32 parking spaces proposed mostly near the convenience store. That meets the 
requirements of one space per 75s.f. of retail space.” 
 
As noted in the proposed site plan, the “retail area” in the proposed convenience store building is 
2,400 square feet; as such, the 32 proposed off-street parking spaces will be in conformance with 
the application zoning regulations. Additionally, the two off-street ADA parking spaces included 
in the site plan will conform to the regulations in Chapter 7-327 of the Zoning Code. The 
Planning Bureau notes that the Applicants have not indicated that bike parking will be provided 
on-site, although such installations are required per Section 7-327.3(e)(1) of the Zoning Code. 
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4. Vehicular Access/Traffic Impact 
 
The Applicant has stated: 
“The depressed curbs for the diner access are to be removed and reinstalled, sidewalks to be 
repaired/replaced and connection to the existing PennDOT stormwater system will be submitted 
to PennDOT for approval.” 
 
The Planning Bureau notes that there are currently five driveway curb cuts onto the property: 
two providing access to 1933 Herr Street and three providing access to 1951 Herr Street. This 
creates an unsafe and uncertain traffic circulation pattern for all road users. Per the proposed site 
plan, the three curb cuts onto Herr Street will be consolidated into a single curb cut which can be 
accessed directly from Arsenal Boulevard. 
 
5. Pedestrian Access 
 
As shown in the site photos taken by Planning Bureau, the existing pedestrian infrastructure 
around and through the site is either non-existent or in significant deterioration and not ADA-
compliant in many areas. There are no direct pedestrian connections from surrounding sidewalks 
to the buildings on-site; people walking must cross through unmarked parking areas. As noted 
elsewhere in this case report, the project will improve pedestrian access and safety, by having the 
convenience store portion of the project located directly adjacent to a sidewalk and by removing/ 
consolidating curb cuts to reduce the overall number of vehicular/pedestrian conflict points. One 
issue that the Bureau recommends be addressed by the Applicants is that the proposed crosswalk 
from project site to the north side of Herr Street be redesigned as a straight crosswalk (the 
current crosswalk is angled), to reduce the time pedestrians might be exposed to vehicular traffic, 
although it is acknowledged that this may have to be discussed with PennDOT through the HOP 
process. Given the above, the project will be a significant improvement in regards to pedestrian 
access. 
 
6. Floodplain Issues 
 
The Applicant has stated: 
“No, the property is above the 100-year flood plain.” 
 
The Planning Bureau notes that the property is located in the Zone X (No Floodplain) area per 
the current Flood Insurance Rate Maps (FIRM) dated August 12, 2012.   
 
7. Utilities 
 
The Applicants have stated: 
“The existing utilities will be extended/modified on the property, but no new services are 
required from Capital Region.” 
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The Applicants have not submitted a formal Utilities Plan which addresses aspects such as 
sewer, water, and electrical connections to mains running through nearby rights-of-way. The 
Applicants have indicated that no new services are required from CRW, but that has not been 
confirmed by the Authority. It is reasonable to assume the Applicant will ensure that required 
utilities will be sufficient to meet the requirements of the utility providers and the building code 
regulations.  

 
8. Landscaping 
 
The Applicants have not submitted a Landscaping Plan as part of the overall plan set. Currently, 
there is some “natural” vegetation in the southwestern corner of the property, some of which will 
be removed for a new retaining wall along the southern boundary of the property. The Planning 
Bureau also notes that no landscaping or screening is proposed for the northern and eastern 
portions of the project site, although this will merely retain the existing configuration of the site 
and not result in a new deviation from the Zoning Code which requires zoning relief. The Bureau 
recommends that the Applicants provided a proposed landscaping plan for the area around the 
convenience store building. 
 
9. Lighting 
 
The Applicant has submitted an Illumination Plan (Sheet 8 of 8 in the Plan Set) which indicates 
that there will be four external lights around the perimeter of the building, as well as three new 
sixteen-foot-high LED light posts installed; however, the Applicants have not provided a 
photometric plan which indicates whether there will be any light spillover into adjacent 
properties. The Planning Bureau notes that a photometric plan is required to affirm whether the 
light generated by the project will conform to the Environmental Performance Standards 
regulations in Section 7-333.9 of the Zoning Code, or whether relief from those regulations is 
necessary. 
 
10. Stormwater Management 

 
The Applicant has submitted a Post-Construction Stormwater Management Plan, as well as 
details of the proposed stormwater management infrastructure, although the Planning Bureau is 
unsure of whether information provided is sufficient for CRW to make a formal recommendation 
on the project. The Bureau notes that CRW has not provided a formal response to the plan 
submission with respect to stormwater management, but that approvals from that entity will be 
required before the Applicant can move forward with the project 
 
11. Property Address(es) 
 
The Lot Consolidation & Land Development Plan application indicates that the address of the 
primary parcel is 1951 Herr Street, although they do not indicate in either the application or the 
plan set what the final address will be. The Planning Bureau is unsure of what property address 
the Applicant intends on submitting that address to the County. 
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12. Economic Development 
 
The Applicant has stated the following: 
Construction Value of Project: $1.5 million 
Total Value of Project: $2.0 million 
Number of construction jobs: 16 
Number of new, permanent, full-time living wage jobs: 8  
Number of new, permanent, full-time and part-time jobs: 2 
 
The Planning Bureau also notes that the Applicants have indicated that the real estate tax figures 
will not change as part of this project.  
 
With respect to MBE/WBE participation, the Applicants have not provided information on this 
aspect of the project. 
 
CITY DEPARTMENT COMMENTS: 
 City Engineer: Included as an attachment 
 Capital Region Water: Currently under review 
 Fire Bureau: No issues; recommendation for approval 
 Police Bureau: No issues; recommendation for approval 
 Codes Bureau: No issues; recommendation for approval 
 Law Bureau: Currently under review 
 
DAUPHIN COUNTY PLANNING COMMISSION RECOMMENDATION: 
 
The Dauphin County Planning Commission are included as an attachment.  
 
PLANNING BUREAU RECOMMENDATION: 
 
Planning Bureau staff recommends the request be Approved with the following condition(s): 
 
1. The Applicants must address the comments from the City Engineer’s Office prior to the 

application being heard by City Council; this includes aspects such as the proposed retaining 
wall; truck circulation on-site; PennDOT approval of a Highway Occupancy Permit (HOP); 
and approval from Capital Region Water (CRW). This also includes the provision of a 
photometric plan to confirm that the site lighting will be in conformance with the 
Environmental Performance Standards in Chapter 7-331 of the Zoning Code. 

2. The Applicant will reconstruct or install new, ADA-compliant sidewalks along the northern, 
and eastern frontages of the project site, as well as appropriate curb face reveals, and the 
vehicular access will be treated as a driveway curb cut, in which the driveway elevates to the 
height of the sidewalk. The Applicants should provide a direct pedestrian connection to the 
sidewalk along Herr Street. 

Approval with Conditions 
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3. The Applicant must provide bike racks on-site; the Bureau recommends that these be 
installed near the entrance to the convenience store and accessible from the Herr Street 
sidewalk. 

4. Any new signage on-site will be in conformance with the applicable regulations of the 
Zoning Code or, if not, will receive approval for a zoning relief request, as necessary, from 
the Zoning Hearing Board.  

5. The Applicant should provide a landscaping plan indicating whether any landscaping will be 
installed in the areas around the proposed convenience store building.  

6. The Applicants should consider the inclusion of publicly-accessible EV chargers on-site, to 
accommodate the growing number of electric vehicles, and also in consideration of the 
property’s proximity to Interstate 81. 

 
Planning Bureau staff recommends the request be Approved for the following reason(s): 
 
1. The proposed development will replace two deteriorated and underutilized structures that 

have had a blighting influence on the streetscape and will construct a new “Convenience 
Store” use that will enhance retail options for surrounding residents and workers.   

2. Approval of the proposal will not alter the essential character of the neighborhood and will 
provide benefits such as increased permanent job opportunities and temporary construction 
jobs. 

3. The project will result in the removal of several unnecessary curb cuts along Herr Street, 
clarifying vehicular access to the site, removing vehicular/pedestrian conflict points, and 
making access and circulation safer for all road users.  

 
REVIEW PROCESS: 
1. Planning Bureau review of application and development of case report with recommendation 

to Harrisburg Planning Commission (HPC). 
2. Dauphin County review of application and submittal of comments to Planning Bureau. 
3. Harrisburg Planning Commission review of application and recommendation to Harrisburg 

City Council. 
4. Harrisburg City Council review of application and final decision. 
5. Submittal of Building Permit application to the Codes Bureau for proposed work. 
6. Ongoing Codes Bureau/Health Officer/Planning inspections of work being performed. 
 
ATTACHMENTS:  
1. Site Photos taken by Planning Bureau staff 
2. Zoning & Location Map 
3. Preliminary/Final Lot Consolidation & Land Development Plan Application 
4. Lot Consolidation & Land Development Plan Set 
5. DCPC review, dated May 30, 2023 
6. City Engineer’s review, dated May 25, 2023 
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PROPERTY PHOTOS: 1933 Herr Street 
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PROPERTY PHOTOS: 1951 Herr Street 
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 When applicable, streets, sewer, water, storm drainage, and other infrastructure elements to be 

verified as adequate by municipal staff/engineer.  Any improvement guarantees shall be posted 

prior to final plat approval. 

 Registered PA Land Surveyor is required to certify all lot/tract boundary descriptions. 

 When applicable, zoning compliance to be verified by Municipal Zoning Officer. 

 Appropriate sewage module component should be processed prior to final plat approval. 

 Final plats must be recorded within 90 days of approval. 

 

No: 23-060 
Dauphin County Subdivision/Land Development Review Report 

Municipality  City of Harrisburg Surveyor Burch and Assoc. Engineer Glace Assoc. 

Plat Title 1933 -1951 Herr Street Subdivision and Land Development  

Zoning District CN – Commercial Neighborhood; IND - Industrial Proposed Land Use 
Convenience Store with Gas 
Pumps 

Plat Status:  Preliminary Plat Type:  Subdivision Regulations:  County 
  Final   Land Development  x Municipal 
 x P/F  x Combined  x Zoning 
  Minor     x S&LD 

# of Lots  2 # of New Lots  1 
# of New 
D.U.s 0 Acreage Subdivided/Developed .70 Total Acreage .70 

Date Received 5/23/2023 Staff Review 5/30/2023 Official County Review 5/30/2023 
   Reviewed by      GD              Checked by            Parcel No.      _15-006-007 /008___________         
 
 
 
 
              
 
 

 

 

 

 

 

 

Review comment with cited ordinance provisions are based on municipal regulations on file with the County Planning 

Commission. 

 

1. The Dauphin County Planning Commission staff has reviewed this plan at the request of the Harrisburg 
City Planning Department, as a requirement of State Code. The review is based on the current Subdivision 
& Land Development Ordinance, Chapter 7-5. By Pennsylvania Municipal Planning Code definition, the 
proposed development does qualify as a Subdivision/Land Development and was reviewed against those 
City requirements. The review recognizes the type of development being proposed but given no other 
options, the review was performed against the current ordinance. In an effort to reduce the duplication of 
producing the review comments, the staff has highlighted, on the City’s own checklist, the development 
requirements missing and most pertinent to this review and attached that checklist to this cover page.  

Project Description: To consolidate two (2) existing lots, demolish existing structures and construct 
5,150 sq ft convenience store with gas pumps 



















Wesley Heisley
Typewriter
X

Wesley Heisley
Typewriter
The primary points-of-concern are the proposed retaining wall and maneuvering of delivery trucks within the site.I recommend a resubmission to address the comments listed in ourcomment letter dated 5/24/2023.

Wesley Heisley
Typewriter
5/31/2023
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MEMORANDUM

TO: Geoffrey Knight, Planning Deputy Director
Bureau of Planning

FROM: Wesley Heisley, PE, Senior Project Manager
Temporary City Engineer

DATE: May 25, 2023

RE: Nirmal Singh & Mohinder Kaur Gill, 1933-1951 Herr Street
Preliminary / Final Subdivision and Land Development Plan
DEI Project No.: 2100390.00 – Task 004.0019

BACKGROUND

At the request of Geoffrey Knight, Planning Deputy Director, for the Bureau of Planning,
Dawood reviewed the documents provided by Glace Associates in support of the above
referenced plan submission. Dawood assumes that CRW will be addressing PCSM, E&SPC,
Sanitary Sewer, & Potable Water, the City Planner will be addressing Flood Plain Management
& Zoning Standard/Requirements and City Building Codes Administrator will be addressing
building design.

The following information was included with the request:

a) An 18-sheet plan set entitled final subdivision and land development plan dated
1/16/2023;

b) A 1-sheet plan set entitled Existing Condition Plan for Nirmal Singh & Mohinder Kaur
Gill dated 6/29/2023;

c) A 1-sheet plan set entitled Site Plan for Nirmal Singh & Mohinder Kaur Gill dated
6/29/2023;

d) A 1-sheet plan set entitled Existing Condition Plan for Nirmal Singh & Mohinder Kaur
Gill dated 6/29/2023;

e) 1933-1951 Herr Street PNDI dated 1/3/2023;
f) A 10-sheet plan set entitled Building Proposal dated 2/1/2023; and
g) The City of Harrisburg Subdivision and/or Land Development Application dated

4/20/2023.

COMMENTS

Regarding Lot Consolidation and Preliminary / Final Land Development Plan, we offer the
following comments:
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Waivers

The applicant is not requesting any waivers.

Required Permits and Approvals – The following permits are required by Ordinance:

1. An approved Highway Occupancy Permit for the proposed work within the
Commonwealths Legal Right-of-Way.

2. An approval of the Erosion and Sedimentation Pollution Control Plan from Capital
Region Water (CRW) is required.

3. If the area of disturbance exceeds 1 acre, a NPDES Permit will be required from
CRW.

Subdivision/Land Development Plan comments

4. [§ 7-327.12.B] - The applicant shall certify that the proposed lighting meets the
illumination standards established by the Illuminating Engineering Society (IES).

5. [§ 7-505.4.J. & 7-505.1.C] - Provide a more detailed location map on the cover
sheet that is more legible and useful when attempting to find the site.

6. [§ 7-505.1.E] - Sheet LD2 does not have a written and graphic scale.
7. [§ 7-505.1.H] - Add proposed topography for all areas proposed for disturbance.

Include spot elevations at critical locations where contours may not adequately
describe the proposed surface (LD5).

8. [§ 7-505.3.A] - The plan should be drawn at a scale of 30 ft to the inch.  However,
other scales may be used if appropriate with an approved waiver.

9. [§ 7-505.3.E] - On sheet LD2 the contours are labeled, but the labels are not
legible. On sheet PC1 the southwest end of the site near the dumpster and electric
vehicle charging stations several items are illegible due to overlapping text.

10. [§ 7-505.4.H] - Zoning district and density requirements should be provided.
11. [§ 7-505.6.K(2)] - Calculations, assumptions, criteria and references used in the

stormwater management facilities are required.
12. [§ 7-505.7.C (3)] - Provide profiles and sections for the retaining wall on the

southwest end of the site.
13. [§ 7-505.7.C (3)] - Provide construction details for paving, sidewalks, curbs, etc.
14. [§ 7-507.3.A.1.] - A minimum easement width of 20-feet is required for sewer,

water and Stormwater facilities within the property.
15. [§ 7-509.3.F.2 & 505.6.K(1).] - Include soil types and boundaries as well as the soil

characteristics to the plans and / or report of the site.
16. [§ 7-511.3.F] - ADA ramps will be required at all intersections and at the

approaches to each entrances.
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17. [§ 7-511.7.A] - Existing sidewalks along Herr street and twentieth street shall
remain in place or be replaced in kind.

Summary of Vehicle Parking/Use Policies

18. [§ 7-327.16.A] - Demonstrate that fuel delivery trucks, garbage trucks, and
emergency vehicles can access and circulate adequately within the site assuming
all parking spaces are occupied.

19. [§ 7-327.3.E.] - A minimum of ten (10) parking spaces for Bicycles must be provide.
20. [§ 7-327.9.B] - For a 2-way aisle with a 90 degree parking angle the width of the

aisle shall be at 24ft.
21. [§ 7-327.10.A] - The width of the 2-way driveway entrance to the site shall either

meet PennDOT standards or be 24 ft.
22. [§ 7-327.10 (B)] - A minimum of 50 ft shall be provided between entrances.  Only

one access should be provided on 20th street.  because of the potential for traffic
conflicts, it is recommended that the entrance be located away from the
intersection with Herr Street.

23. [§ 7-329.9.A (4)] - Parking spaces cannot be located within the building setback
limits.

Highway Occupancy Permit comments

24. [§ 7-513.2.B (1)] - Traffic impact study should be prepared.
25. Provide 24” white Stop bars and stop signs at all the sites exits.
26. Add ‘No pedestrian’ signs (R9-3) along Herr Street to prevent pedestrians from

crossing at the intersection of Herr and 20th Street.
27. W1-7 sign (indicating only turning) for vehicles exiting the parking lot from the exit

along Herr Street.
28. Providing ADA accessible ramps for all sidewalks/curbs

Exclusions:

To prevent the duplication of effort and to improve plan review accuracy, Dawood assumed
the following:

 Ordinances regarding the building design would be reviewed by the City Building
Codes Administrator.

 Ordinances regarding access and use of Potable water, stormwater management,
sanitary sewers, and erosion and sediment controls would be review by Capital
Region Water.

 Zoning Ordinance requirements for lot usage and changes of lot usage would be
reviewed by the City’s zoning authority.
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Please do not hesitate to contact me or Alex Issis at alex.issis@dawood.net with any
questions.
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