
 
 

 

SUSSEX COUNTY COUNCIL 

A G E N D A 

MARCH 2, 2021 

1:30 P.M. 

PLEASE NOTE THAT THE MEETING WILL BE HELD AT THE FOLLOWING 
LOCATION:  ROOM 540, CARTER PARTNERSHIP CENTER AT DELAWARE 
TECHNICAL COMMUNITY COLLEGE, 21179 COLLEGE DRIVE, GEORGETOWN  

 
PLEASE REVIEW MEETING INSTRUCTIONS AND PARTICIPATION INSTRUCTIONS 

AT THE BOTTOM OF THE AGENDA 
 

Call to Order 

Approval of Agenda 

Approval of Minutes – February 16, 2021 

Reading of Correspondence 

Public Comments 

Todd Lawson, County Administrator 

1. Administrator’s Report 
 

Public Hearings 

“AN ORDINANCE TO AMEND THE FUTURE LAND USE MAP OF THE 
COMPREHENSIVE PLAN IN RELATION TO TAX PARCEL NO. 235-13.00-29.00, 
235-13.00-29.01 & 235-14.00-570.00” 
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Change of Zone No. 1923 filed on behalf of Reed Farms, LLC 
“AN ORDINANCE TO AMEND THE COMPREHENSIVE ZONING MAP OF 
SUSSEX COUNTY FROM AN AR-1 AGRICULTURAL RESIDENTIAL DISTRICT 
TO A HI-1 HEAVY INDUSTRIAL DISTRICT FOR A CERTAIN PARCEL OF LAND 
LYING AND BEING IN BROADKILL HUNDRED, SUSSEX COUNTY, 
CONTAINING 67.31 ACRES, MORE OR LESS” (property lying on the west side of 
Gravel Hill Road (Route 30) approximately 309 feet south of Milton-Ellendale Highway 
(Route 16) (Tax I.D. No. 235-13.00-29.00, 29.01 and 235-14.00-570.00) (911 Address:  
14888, 14866 & 14742 Gravel Hill Road, Milton) 
 
Conditional Use No. 2201 filed on behalf of Pine Acres, Inc. 
“AN ORDINANCE TO GRANT A CONDITIONAL USE OF LAND IN AN AR-1 
AGRICULTURAL RESIDENTIAL DISTRICT FOR  A CAMPGROUND TO BE 
LOCATED ON A CERTAIN PARCEL OF LAND LYING AND BEING IN INDIAN 
RIVER HUNDRED, SUSSEX COUNTY, CONTAINING 8.0 ACRES, MORE OR 
LESS” (property lying on the south side of Dogwood Lane approximately 305 feet south 
of Radie Kay Lane, approximately 0.29 mile northeast of Long Neck Road (Tax I.D. No. 
234-24.00-39.02 and 39.06) (911 Address:  25491 Dogwood Lane, Millsboro) 

Recess 
 

 Change of Zone No. 1891 filed on behalf of Chappell Farm, LLC 
 “AN ORDINANCE TO AMEND THE COMPREHENSIVE ZONING MAP OF 

SUSSEX COUNTY FROM AN AR-1 AGRICULTURAL RESIDENTIAL DISTRICT 
TO A MR MEDIUM DENSITY RESIDENTIAL DISTRICT FOR A CERTAIN 
PARCEL OF LAND LYING AND BEING IN BROADKILL HUNDRED, SUSSEX 
COUNTY, CONTAINING 6.4 ACRES, MORE OR LESS” (property lying on the 
northwest corner of Coastal Highway (Route 1) and Cave Neck Road) (Tax I.D. No. 235-
23.00-1.02 (portion of) (911 Address:  30511 Cave Neck Road, Milton) 

 
 Change of Zone No. 1892 filed on behalf of Chappell Farm, LLC 

“AN ORDINANCE TO AMEND THE COMPREHENSIVE ZONING MAP OF 
SUSSEX COUNTY FROM AN AR-1 AGRICULTURAL RESIDENTIAL DISTRICT 
TO A C-3 HEAVY COMMERCIAL DISTRICT FOR A CERTAIN PARCEL OF LAND 
LYING AND BEING IN BROADKILL HUNDRED, SUSSEX COUNTY, 
CONTAINING 8.53 ACRES, MORE OR LESS” (property lying on the northwest corner 
of Coastal Highway (Route 1) and Cave Neck Road) (Tax I.D. No. 235-23.00-1.02 (portion 
of) (911 Address:  30511 Cave Neck Road, Milton) 
 
Conditional Use No. 2193 filed on behalf of Chappell Farm, LLC 
“AN ORDINANCE TO GRANT A CONDITIONAL USE OF LAND IN A MR MEDIUM 
DENSITY RESIDENTIAL DISTRICT FOR MULTI-FAMILY (128 UNITS) TO BE 
LOCATED ON A CERTAIN PARCEL OF LAND LYING AND BEING IN 
BROADKILL HUNDRED, SUSSEX COUNTY, CONTAINING 6.4 ACRES, MORE OR 
LESS” (property lying on the northwest corner of Coastal Highway (Route 1) and Cave 
Neck Road) (Tax I.D. No. 235-23.00-1.02 (portion of) (911 Address:  30511 Cave Neck 
Road, Milton) 
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Council Members’ Comments 

Executive Session – Pending Litigation pursuant to 29 Del.C.§10004(b) 

Possible action on Executive Session items 

Adjourn 

 

 

In accordance with 29 Del.C. §10004(e)(2), this Agenda was posted on February 23, 2021 at 4:00 p.m. and at 
least seven (7) days in advance of the meeting. 

This Agenda was prepared by the County Administrator and is subject to change to include the addition or 
deletion of items, including Executive Sessions, which arise at the time of the meeting. 

Agenda items may be considered out of sequence. 

Further meeting access instructions are listed below. 
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-MEETING INSTRUCTIONS- 

 
The Sussex County Council is holding this meeting under the authority issued by Governor 
John C. Carney through Proclamation No. 17-3292.   
 
PLEASE NOTE:  The meeting is to be held at the following location:  Room 540, Carter 
Partnership Center at Delaware Technical Community College, 21179 College Drive, 
Georgetown. 
 
The public is encouraged to view the meeting on-line.  Any person attending in-person will 
be required to go through a wellness and security screening, including a no-touch 
temperature check.  The public will be required to wear a facial mask. 
 
Seating capacity is limited and seating assignments will be enforced. 
 
The meeting will streamed live at https://sussexcountyde.gov/council-chamber-
broadcast. 
 
The County is required to provide a dial-in telephone number for the public to comment 
during the appropriate time of the meeting.  Note, the on-line stream experiences a 30-second 
delay.  Any person who dials in should listen to the teleconference audio to avoid the on-line 
stream delay. 
 
To join the meeting via telephone, please dial:  
 

Conference Number: 1-302-394-5036 
Conference Code: 570176 

 
Members of the public joining the meeting on the telephone will be provided an opportunity 
to make comments under the Public Comment section of the meeting and during the 
respective Public Hearing. 
 
The Council meeting materials, including the “packet”, are electronically accessible on the 
County’s website at: https://sussexcountyde.gov/agendas-minutes/county-council. 
 
If any member of the public would like to submit comments electronically, please feel free 
to send them to rgriffith@sussexcountyde.gov.  All comments shall be submitted by 4:30 
P.M. on Monday, March 1, 2021. 
 

 

#  #  #  # 

 

https://sussexcountyde.gov/council-chamber-broadcast
https://sussexcountyde.gov/council-chamber-broadcast
https://sussexcountyde.gov/agendas-minutes/county-council
mailto:rgriffith@sussexcountyde.gov


ORDINANCE NO.  _______ 

AN ORDINANCE TO AMEND THE FUTURE LAND USE MAP OF THE 

COMPREHENSIVE PLAN IN RELATION TO TAX PARCEL NO. 235-

13.00-29.00, 235-13.00-29.01 & 235-14.00-570.00 

 WHEREAS,  on March 16th, 2020, the Sussex County Planning and Zoning 

Office received an application for Change of Zone No. 1923 

 WHEREAS, the Sussex County Council will consider Change of Zone No. 

1923 from an AR-1 Agricultural Residential District to a HI-1 Heavy Industrial 

District for certain parcels of land lying and being in Broad Kill Hundred, Sussex 

County, containing 67.31 acres, more or less (The entirety of Tax Parcel No. 235-

13.00-29.00, 235-13.00-29.01 & 235-14.00-570.00) (the “Property”); and 

 WHEREAS, the Property is designated as being within the Low Density                    

Area as set forth in the Future Land Use Map identified as Figure 4.5-1 in the Plan, 

and the Low Density does not permit such HI-1 Zoning; and 

 WHEREAS, Sussex County Council desires to adopt this Ordinance 

amending the Future Land Use Map of the Plan with minor amendments; and 

 WHEREAS, in accordance with the required process for public hearings on 

ordinances such as this one, both Sussex County Council and the Sussex County 

Planning & Zoning Commission will hold public hearings on this Ordinance, but 

limited in scope to this specific proposed amendment to the Future Land Use Map 

contained in the Plan.   

 NOW, THEREFORE, THE COUNTY OF SUSSEX HEREBY 

ORDAINS: 

Section 1. The Future Land Use Map identified as Figure 4.5-1 of the Sussex 

County Comprehensive Plan is hereby amended to change the Area designation of 

Sussex County Parcels. No. 235-13.00-29.00, 235-13.00-29.01 & 235-14.00-570.00 

from the Low Density Area to the Developing Area.  The Sussex County Parcels. 

No. 235-13.00-29.00, 235-13.00-29.01 & 235-14.00-570.00 so changed is identified 

in Exhibit A, attached hereto and incorporated herein.   

Section 2. This Ordinance shall also take effect following its adoption by majority 

vote of all members of the County Council of Sussex County, Delaware, and upon 

certification by the State of Delaware.  
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Future Land Use Map
Reed Farms, LLC Future Land Use Map Amendment
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Zoning Map
Reed Farms, LLC Future Land Use Map Amendment

235-13.00-29.00, 29.01 & 235-14.00-570.00 ¯

Tax Parcels

Subject Parcels

Zoning
Medium Residential - MR

General Residential - GR

High Density Residential - HR-1

Neighborhood Business - B-1

General Commercial - C-1

Heavy Industrial - HI-1
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January 17,2020

Jamie Whitehouse, AICP
Sussex County
Department of Planning andZoning
P.O. Box 589
Georgetown,DE 19947

RE: PLUS review 2020-12-05; Sussex County Comprehensive Plan Amendment

Dear Mr. Whitehouse:

Thank you for meeting with State agency planners on December 16,2020 to discuss the
proposed Comprehensive Plan Amendment for Sussex County. This amendment would change
the Future Land Use Map for several parcels from AR-1 to HI-1

Please note that additional changes to the plan could result in additional comments from the
State. Additionally, the comments below reflect only issues that are the responsibility of the
agencies that were represented at the meeting.

Office of State Plannins Coordinati - Contact Dorothv Morris 739-3090
The office has concerns with the plan amendment because is within a Level 4 area
according to the 2020 Strategies for State Policies and Spending. In Investment Level4
Areas, the State's investments and policies should retain the rural landscape, preserve
open spaces and farmlands, support farmland-related industries, and establish defined
edges to more concentrated development.

a

With that said, we understand that Investment Level 4 Areas may be the location for
certain uses that because of their specific requirements are not appropriate for location
elsewhere. Such uses, expected to be limited in number, could involve public safety or
other uses that require their location outside designated investment areas. Industrial
activity would be limited, except where specific requirements of major employers may
dictate an exception for a use, which, because of specific siting and potential conflicts
with neighboring uses, should not be placed elsewhere. We saw this site plan in August
and at that time expressed concerns about the storage space and stand-alone flex sites.

l22Martin Luther King Jr. Blvd. South - Haslet Armory . Third Floor . Dover, DE 19901
Phone (302)739-3090 Fax (302) 739-5661 . www. stateplanning.delaware.gov
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Because of its location in a Level 4 area but along the railway, the State would support
this as an Ag Industrial Site and we urge the county to consider a conditional use for the
balance of the site to ensure that the additional uses toward the front of the site relate to
agriculture. Allowing stand alone uses such as retail sales, veterinary offices, etc. would
be out of compliance with the Strategies for State Policies and Spending in a Level4
area. We again urge the County to consider an Agricultural Zone to be used in the future
to ensure that the land needed to move goods produced by farmer is available.

In addition, the state asks that the County consider creating a process to review
comprehensive plan amendments on a scheduled basis, possible once or twice ayear.
While the state understands that the counties will, from time to time, have amendments
that need to be considered we remind the County that this is a 10 year planning document
that was adopted after a much input from municipalities, business, developers, and
residents within the county. The plan that was ultimately adopted was intended to be a
guide book to show the developers and residents of Sussex County how and where the
County intends to grow. To amend the document sporadically can undermine that
process.

Department of rransportation - contact Bill Brockenbrough 760-2109
o DeIDOT has no comments on the subject comprehensive plan amendment. In August

2020, in response to a PLUS application pertaining to the rezoning that the subiect
amendment would enable, DeIDOT provided detailed comments. A copy of those
comments is attached. Then, as now, however, DeIDOT's comments are oriented
primarily to the site plans that would follow if the County approves the amendment and
rezoning.

Denartment of Na Resources and Environmental Control - Krumrine 735-3480
The parcels of interest are in Delaware State Strategies Level 4 lands, located directly
west of Milton on Route 16 (Milton Ellendale Highway). The application indicates
rezoning from Agricultural Residential (AR-1) ZoningDistrict to Heavy Industrial
Zoning District (HI-1). According to Sussex County Code $ 115-109, "The purpose of
this district is to provide for a variety of industrial operations but to restrict or prohibit
those industries which have characteristics likely to produce serious adverse effects
within or beyond the limits of the district. Certain potentially hazardous industries are
permitted only after public hearings and review to assure protection of the public interest
and surrounding property and persons. It is the intention of the district to preserve the
land in the district for industrial use and to exclude new residential or commercial
development, except for certain specified uses deemed appropriate adjuncts to industrial
operations."

o

The 2019 comprehensive plan did not propose industrial development in this area. The
rezoning to HI- I represents a significant departure from the land use proposed for this
area in the March 2019 Sussex County Comprehensive Development Plan. Heavy
Industrial uses will require infrastructure such as roads, transit, water, and wastewater.
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Rezoning should consider infrastructure development needs, which should also be
addressed in the comprehensive plan or master plan. Please consider further
collaboration and dialogue with other entities about the infrastructure investments that
would be necessary to support industrial activities in this area. This includes the potential
secondary effects of industrial development, as well as potential public transit needs, job
centers, and pike paths/trails.

Likewise, existing neighborhoods are located immediately to the southeast of the area of
interest. Local residents should be afforded opportunities to engage in designing the
future uses of these areas in a robust and meaningful way. For this reason, rezoning of
this area should be contemplated in the comprehensive development plan or a separate
master planning process.

In summary, DNREC reviewers feel that additional planning efforts are necessary before
proceeding with a rezoning of this area for the following reasons:

o Located in level4
o Need to address such changes in the comp plan
o Lack of transportation options for employees
o Existing neighborhoods nearby

Wastewater Permitting - Smatl Systems

Expired permits held with the DNREC Ground Water Discharges Section exist on the
site. These systems must be abandoned properly if no longer in use. Notify
DNREC Groundwater Discharges Section of any changes by reaching out to the Sussex
County Branch at (302) 856-4561

lwater/

For any future permitting of Small Wastewater Systems, site evaluations must be
performed by a Delaware licensed Class D Soil Scientist to determine the type of disposal
system allowed under curent regulations and site conditions. A list of licensed Class D
soil scientists can be found at the following website:

WD lis
tpdf

Expired permits:

a

a 235-13.00-29.00
o Gravity system permit (Small Systems) is expired, dated January 27,2001.
o A site evaluation completed by a licensed Class D Soil Scientist expired on

January 19,2005.
235-13.00-29.0ra
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a

o There is an active permit that will expire on January 24,2021for a capping
filled pressure dosed system (Small Systems).

o The site evaluation will expire on January 2"d,2023.
23s-14.00-570.00

o There are no existing permits or site evaluations under this tax parcel.

Natural Area Located Within Near Vicinity

o The Broadkill River Natural Area exists immediately to the south of the parcels of
interest. Natural Areas contain lands of statewide significance identified by the
Natural Areas Advisory Council as the highest quality and most important natural
lands remaining in Delaware. Should the parcels ultimately be rezoned, site design
should reduce environmental impacts near Natural Areas by avoiding impacts to
sensitive areas such as wetlands and forest habitat.

Once a decision has been reached on this proposed comprehensive plan amendment, please
forward a copy of the plan amendment to the Office of State Planning Coordination for our
records. The plan amendment must include the adopting resolution or ordinance, a revised
version of any maps that were updated as well as any text that was approved in amending the
comprehensive plan. If the amendment is not approved by the town, please notifu the office so
we can update our records.

Thank you for the opportunity to review this Comprehensive Plan amendment. If you have any
questions, please contact me at 302-739-3090.

Sincerely,

Constance C. Holland, AICP
Director, Offrce of State Planning Coordination



 
 

 
 

STATE OF DELAWARE 

EXECUTIVE DEPARTMENT 

OFFICE OF STATE PLANNING COORDINATION 
 

January 17, 2020  February 4, 2021  

Jamie Whitehouse, AICP 

Sussex County 

Department of Planning and Zoning 

P.O. Box 589 

Georgetown, DE 19947 

 

RE: PLUS review 2020-12-05; Sussex County Comprehensive Plan Amendment   

 

RE: PENNONI’S RESPONSE TO PLUS REVIEW DATED JANUARY 17, 2021 (2020 

TYPO) 

 

Dear Mr. Whitehouse: 

Pennoni, on behalf of Reed Farms, LLC, the applicant for the rezoning application prompting the 

Sussex County Comprehensive Future Land Use Plan amendment responds to the comments made 

during the December 16, 2020 PLUS Meeting and the following comments generated from the 

above-referenced meeting. Thank you for allowing our comments to be made part of the record. 

 

Thank you for meeting with State agency planners on December 16, 2020 to discuss the 

proposed Comprehensive Plan Amendment for Sussex County. This amendment would change 

the Future Land Use Map for several parcels from AR-1 to HI-I 

 

Please note that additional changes to the plan could result in additional comments from the 

State. Additionally, the comments below reflect only issues that are the responsibility of the 

agencies that were represented at the meeting. 

 

Office of State Planning Coordination — Contact Dorothv Morris 739-3090 

• The office has concerns with the plan amendment because is within a Level 4 area 

according to the 2020 Strategies for State Policies and Spending. In Investment Level 4 

Areas, the State’s investments and policies should retain the rural landscape, preserve 

open spaces and farmlands, support farmland-related industries, and establish defined 

edges to more concentrated development. 
 

 

122 Martin Luther King Jr. Blvd. South — Haslet Armory- Third Floor - Dover, DE 19901 

Phone (302)739-3090 Fax (302) 739-5661- www.stateplanning.delaware.gov 

 

 



 
 

We are not certain of the State’s concern with this plan amendment as presented. The State’s 

Investment maps contained within the Strategies for State Policies and Spending document are not 

parcel-based, and, therefore, it is necessary to thoroughly investigate the constraints of particular 

land parcels for each application, even though they may be contained in one of the growth-oriented 

investment levels of the Strategies for State Policies and Spending. 

 

With that said, we understand that Investment Level 4 Areas may be the location for 

certain uses that because of their specific requirements are not appropriate for location 

elsewhere. Such uses, expected to be limited in number, could involve public safety or 

other uses that require their location outside designated investment areas. Industrial 

activity would be limited, except where specific requirements of major employers may 

dictate an exception for a use, which, because of specific siting and potential conflicts 

with neighboring uses, should not be placed elsewhere. We saw this site plan in August 

and at that time expressed concerns about the storage space and stand-alone flex sites. 

 
According to the Future Land Use Plan for Sussex County, Industrial Uses are almost always located 

on the verge of Developing Areas and near transportation resources such as arterial roadways or 

railroads.  This proposed project follows the same pattern, evidenced by a number of factors.  First, 

the properties are located next to existing Heavy Industrial zoned uses and a Developing Area.  The 

Developing Area located across Route 30 is zoned for High Density Residential and General 

Commercial uses according to the current Sussex County Zoning Map. In addition, the properties 

south of this parcel are currently zoned Heavy Industrial (HI-1) and are home to Baker Petroleum 

and Wyoming Millworks.  Furthermore, Iron Works, Inc., located north of the site at the intersection 

of Routes 30 and 16, is currently zoned General Commercial.  Second, transportation resources 

surround the property.  Route 30 is designated as a Truck Route (Alt Route 5) by existing DelDOT 

signage on Route 16. Route 16 is a major collector.  The existing Delmarva Central Railroad line is 

located between Baker Petroleum and Reed Farms.  Both the highways and the railroad serve as the 

transportation infrastructure necessary for the existing and proposed uses.  Finally, the proposed use 

will require a work force.  The project is located approximately 1 mile from the municipal town 

limits of Milton and within ½ mile of the Town Center on the 2019 Future Land Use Plan of Sussex 

County. The proximity of these areas could potentially serve as an important employment base for 

this site, resulting in a short commute time for those employees.   
 

Because of its location in a Level 4 area but along the railway, the State would support 

this as an Ag Industrial Site and we urge the county to consider a conditional use for the 

balance of the site to ensure that the additional uses toward the front of the site relate to 

agriculture. Allowing stand alone uses such as retail sales, veterinary offices, etc. would 

be out of compliance with the Strategies for State Policies and Spending in a Level 4 

area. We again urge the County to consider an Agricultural Zone to be used in the future 

to ensure that the land needed to move goods produced by farmer is available. 

What are some of the Ag Industrial uses the State would recommend putting within the property 

that would suggest the need for a Conditional Use? The State fails to make these recommendations. 

Pursuant to the Sussex County Zoning Code, the purpose of a Conditional Use is to provide for 

certain uses which cannot be well adjusted to their environment in particular locations with full 

protection offered to surrounding properties by rigid application of the district regulations. These 

uses are generally of a public or semipublic character and are essential and desirable for the 

general convenience and welfare but, because of the nature of the use, the importance of the 

relationship to the Comprehensive Plan and possible impact not only on neighboring properties 

but on a large section of the county, require the exercise of planning judgment on location and site 

plan.  



 
 

 

The Reed Farm property is within an area with existing HI-1, HR-1, C-1 and B-1 zoned parcels and 

existing commercial and industrial uses, with access to both Delaware Route 30, a major collector 

north-south roadway and Delaware Route 16, a major collector east-west roadway in Sussex 

County, and is adjacent to the Delmarva Central Railroad line, with existing spur connections to 

Baker Petroleum and Wyoming Mill Works making it an appropriate site for HI-1 zoning on its 

own merits and generally consistent with the Future Land Use Plan.   

 

The State’s response states that allowing certain uses such as, retail sales, veterinary offices, etc 

“would be out of compliance with the Strategies for State Policies and Spending in a Level 4 area.”  

However, Level 4 Areas are primarily Low Density and AR-1 Agricultural Residential lands within 

Sussex County.  First, permitted uses allowed on AR-1 land are Commercial Dog Kennels and 

Hospitals or Clinics for Large or Small Animals as well as retail sales of greenhouses, orchards, 

and nurseries that the State says it is trying to discourage. Second, the 2019 Comprehensive Plan 

contains Table 4-5-2, Zoning Districts Applicable to Future Land Use Categories, which the plan 

describes as “a tool for assisting with determining which zoning districts are applicable to each 

future land use category”. In the table it states that in a Low-Density area of the County, B-2 

Business Community District and C-2 Medium Commercial District are applicable zoning districts 

and therefore uses permitted within these districts, i.e., veterinary clinics (offices) and retail sales 

would be in compliance within a Low Density, Level 4 area of the County.   

In addition, the state asks that the County consider creating a process to review 

comprehensive plan amendments on a scheduled basis, possible once or twice a year. 

While the state understands that the counties will, from time to time, have amendments 

that need to be considered we remind the County that this is a 10 year planning document 

that was adopted after a much input from municipalities, business, developers, and 

residents within the county. The plan that was ultimately adopted was intended to be a 

guide book to show the developers and residents of Sussex County how and where the 

County intends to grow. To amend the document sporadically can undermine that 

process. 

We concur with the State noting that the Comprehensive Plan is a “guide book” and is referred to 

as a “tool” for assisting with determining which zoning districts are applicable to each future land 

use category and that future rezoning’s should also “generally” be consistent with the Future Land 

Use Plan. The Plan further states that each land use proposal the County receives should be reviewed 

on its own merit to determine if the proposal is consistent with the Future Land Use Map and does 

not have a negative impact on the surrounding area or the County in general. Sussex County contains 

approximately 938 square miles of real estate with approximately 168,500 tax parcels; therefore, 

every parcel was not reviewed on its individual constraints and benefits when considering growth-

oriented investment levels and areas for future development. 
 

Department of Transportation — Contact Bill Brockenbrough 760-2109 
• DelDOT has no comments on the subject comprehensive plan amendment. In August 

2020, in response to a PLUS application pertaining to the rezoning that the subject 

amendment would enable, DelDOT provided detailed comments. A copy of those 

comments is attached. Then, as now, however, De1DOT’s comments are oriented 

primarily to the site plans that would follow if the County approves the amendment and 

rezoning. 

We provided our responses to DelDOT’s comments in our October 30, 2020 PLUS response to 

comments received. We look forward to working with DelDOT on future planning of roadway 

improvements for the project. 



 
 

 

Department of Natural Resources and Environmental Control — Beth Krumrine 735-3480 

• The parcels of interest are in Delaware State Strategies Level 4 lands, located directly 

west of Milton on Route 16 (Milton Ellendale Highway). The application indicates 

rezoning from Agricultural Residential (AR-1) Zoning District to Heavy Industrial 

Zoning District (HI-1). According to Sussex County Code § 115-109, “The purpose of 

this district is to provide for a variety of industrial operations but to restrict or prohibit 

those industries which have characteristics likely to produce serious adverse effects 

within or beyond the limits of the district. Certain potentially hazardous industries are 

permitted only after public hearings and review to assure protection of the public interest 

and surrounding property and persons. It is the intention of the district to preserve the 

land in the district for industrial use and to exclude new residential or commercial 

development, except for certain specified uses deemed appropriate adjuncts to industrial 

operations.” 

 

This property is located in a Level 4 area and is immediately adjacent to Level 2 and Level 3 areas. 

In Sussex County there are areas where county growth areas can be expanded for applications that 

can demonstrate good logic and rationale for the County’s zoning. In some cases, they are in State 

Investment Level 4 areas. This property is located west of Milton (1 mile from the municipal town 

limits of Milton and within ½ mile of the Town Center), not only on Route 16 (Milton Ellendale 

Highway) but also on the west side of Delaware Route 30 (Gravel Hill Road) and adjacent to the 

existing Delmarva Central Railroad line.  For DNREC’s additional information, Route 30 is 

designated as a Truck Route (Alt Route 5). In addition, the properties south of this parcel are 

currently zoned Heavy Industrial (HI-1) and are home to Baker Petroleum and Wyoming Millworks.  

Furthermore, Iron Works, Inc. is located north of the site, at the intersection of Routes 30 and 16, 

and is currently zoned General Commercial. The existing Delmarva Central Railroad line is located 

between Baker Petroleum and Reed Farms. 

The 2019 comprehensive plan did not propose industrial development in this area. The 

rezoning to HI-1 represents a significant departure from the land use proposed for this 

area in the March 2019 Sussex County Comprehensive Development Plan. Heavy 

Industrial uses will require infrastructure such as roads, transit, water, and wastewater. 
 

 

The State is correct that the Comprehensive Plan did not propose industrial development in this Low-

Density, Level 4 area, which is why the applicant petitioned the County to update the Future Land 

Use Map as part of its rezoning application for this property. The application and supporting 

documentation and testimony submitted and presented before the County provides the logic and 

rationale for the County to determine the rezoning for this property. It is important to note that the 

land use classifications within the Future Land Use Plan are not zoning districts, and the 

classifications can include multiple zoning districts within them. The Plan outlines that multiple 

zoning districts can be appropriate in a given planning area, depending on a variety of circumstances 

that may be relevant to a particular parcel of land in that planning area. DNREC should understand 

that it is important to recognize that other factors come into play when determining which zoning 

districts are appropriate for each land use classification.  The following factors are described in the 

Comprehensive Plan as important for determining an area’s land use classification:  

Proximity to an incorporated municipality or a municipal annexation area.  

The property is 1 mile from the municipal town limits of Milton and within ½ mile of the Town Center 

 



 
 

Presence of existing public sewer and public water service nearby.  

The property is located within Tidewater Utilities CPCN and has availability to connect to 

an Artesian Force Main that is located within the property along the entire Delaware Route 

30 frontage of the of the property. Public water could easily be served by the Town of Milton, 

Tidewater Utilities or Artesian for both fire protection and domestic water. 

Plans by the County to provide public sewage service within five years.  

The property is located within Sussex County’s Tier 3 Coordinated CPCN Area and is located 

within Tidewater Utilities CPCN and has access to Artesian’s Public Sewer. 

Location on or near a major road or intersection.  

The property has access to both Delaware Route 30, a major collector north-south roadway 

and Delaware Route 16, a major collector east-west roadway in Sussex County.  

Character and intensity of surrounding development, including proposed development.  

The property is within an area with existing HI-1, HR-1, C-1 and B-1 zoned parcels and 

existing commercial and industrial uses and is adjacent to the Delmarva Central Railroad 

line. The Developing Area located across Route 30 is zoned for High Density Residential and 

General Commercial uses according to the current Sussex County Zoning Map. In addition, 

the properties south of this parcel are currently zoned Heavy Industrial (HI-1) and are home 

to Baker Petroleum and Wyoming Millworks.  Furthermore, Iron Works, Inc. is located 

north of the site, at the intersection of Routes 30 and 16, and is currently zoned General 

Commercial. 

Location relative to major preserved lands.  

The property is approximately 4,200-feet east of and across Delaware Route 16 from 

Agricultural Easements. As DNREC is aware, these parcels serve as the wastewater disposal 

area for the Artesian Wastewater Management, Inc. Regional Sewer Plant. 

Location of water bodies. 

 

The property is not located near any water bodies; however, the property is located 

approximately 1,500-feet north of Brittingham Branch and Pemberton Branch. 



 
 

Rezoning should consider infrastructure development needs, which should also be 

addressed in the comprehensive plan or master plan. Please consider further collaboration 

and dialogue with other entities about the infrastructure investments that would be 

necessary to support industrial activities in this area. This includes the potential secondary 

effects of industrial development, as well as potential public transit needs, job centers, and 

bike paths/trails. 

DNREC should refer to the OSPC PLUS comments dated September 24, 2020, to which Pennoni 

responded dated October 30, 2020 and which were made part of the County record through the 

public hearing process. 

Likewise, existing neighborhoods are located immediately to the southeast of the area of 

interest. Local residents should be afforded opportunities to engage in designing the 

future uses of these areas in a robust and meaningful way. For this reason, rezoning of 

this area should be contemplated in the comprehensive development plan or a separate 

master planning process. 

The property is located across Delaware Route 30 from one (1) existing neighborhood, known as 

Pemberton, and a few larger residential strip lots. 

In summary, DNREC reviewers feel that additional planning efforts are necessary before 

proceeding with a rezoning of this area for the following reasons: 

•  Located in level 4 

• Need to address such changes in the comp plan 

• Lack of transportation options for employees 

• Existing neighborhoods nearby 

 

The particular facts of this application (location, existing zoning and uses, proximity to two major 

collector roads and the railroad line and the ability to connect to public sewer and water), as well as 

the above responses and prior October 30, 2020 responses, support the requested HI-1 rezoning.  

This information and the responses establish that the rezoning would be, at a minimum, “generally” 

consistent with the Future Land Use Plan, particularly since the purpose of the plan is to serve as a 

guide for future development and is only identified as a “tool” to assist in making such determination. 

 

Wastewater Permitting — Small Systems 

 
• Expired permits held with the DNREC Ground Water Discharges Section exist on the 

site. These systems must be abandoned properly if no longer in use. Notify 

DNREC Groundwater Discharges Section of any changes by reaching out to the Sussex 

County Branch at (302) 856-4561 

(https://dnrec.alpha.delaware.gov/water/groundwater/septic-systems/). 

 

For any future permitting of Small Wastewater Systems, site evaluations must be 

performed by a Delaware licensed Class D Soil Scientist to determine the type of disposal 

system allowed under current regulations and site conditions. A list of licensed Class D 

soil scientists can be found at the following website: 

https://www.dnrec.delaware.gov/wr/Information/GWDInfo/Documents/Class%20D%201is 

t.pdf 

 

Expired permits: 

 



 
 

• 235-13.00-29.00 

o Gravity system permit (Small Systems) is expired, dated January 27, 2001. 

o A site evaluation completed by a licensed Class D Soil Scientist expired on 

January 19, 2005. 

• 235-13.00-29.01 

o There is an active permit that will expire on January 24, 2021 for a capping 

filled pressure dosed system (Small Systems). 
o The site evaluation will expire on January 2", 2023. 

• 235-14.00-570.00 

o There are no existing permits or site evaluations under this tax parcel. 

 

Natural Area Located Within Near Vicinity 

• The Broadkill River Natural Area exists immediately to the south of the parcels of 

interest. Natural Areas contain lands of statewide significance identified by the 

Natural Areas Advisory Council as the highest quality and most important natural 

lands remaining in Delaware. Should the parcels ultimately be rezoned, site design 

should reduce environmental impacts near Natural Areas by avoiding impacts to 

sensitive areas such as wetlands and forest habitat. 

 

We are NOT “immediately” next to the Broadkill River Natural Area, “immediately”, referring to 

adjacent. We are located approximately 1,500-feet north of this area and have no direct surface 

connection to the branches located within this Natural Area. Also, two (2) existing Industrial uses 

are located between our property and the Broadkill River Natural Area as well as the States 

Emergency Operation Tower. Stormwater for this property will primarily be infiltration Green 

Technology-type stormwater Best Management Practices which will help with groundwater recharge 

as well as not impact sensitive wetland and forest habitat that is not located within this property but 

further south from this property. 

  

Once a decision has been reached on this proposed comprehensive plan amendment, please 

forward a copy of the plan amendment to the Office of State Planning Coordination for our 

records. The plan amendment must include the adopting resolution or ordinance, a revised 

version of any maps that were updated as well as any text that was approved in amending the 

comprehensive plan. If the amendment is not approved by the town, please notify the office so 

we can update our records. 

 

Thank you for the opportunity to review this Comprehensive Plan amendment. If you have any 
questions, please contact me at 302-739-3090. 

 

Sincerely, 

 
 

Constance C. Holland, AICP    Mark H. Davidson, VP 

Director, Office of State Planning Coordination  Principal Land Planner - Pennoni 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 17, 2020 

 

Application: CZ 1923 Reed Farms, LLC 

 

Applicant:  Reed Farms, LLC 

   12270 Rock Switch Road  

   Milton, DE 19968 

 

Owner:  Reed Farms, LLC 

   12270 Rock Switch Road  

   Milton, DE 19968   

 

Site Location:  The west side of Gravel Hill Rd. (Rt. 30) approximately 309 ft. south of 

Milton Ellendale Hwy. (Rt. 16), on the south side of Milton Ellendale 

Hwy. (Rt. 16) approximately 313 ft. west of Gravel Hill Rd. (Rt. 30), and 

on the west side of Gravel Hill Rd. (Rt. 30) approximately 1,596 ft. south 

of Milton Ellendale Hwy. (Rt. 16) 

 

Current Zoning: AR-1 (Agricultural Residential Zoning District)  

 

Proposed Zoning:  HI-1 (Heavy Industrial Zoning District)  

 

Comprehensive Land  

Use Plan Reference:   Low Density 

 

Councilmanic 

District:  Mr. Burton  

 

School District: Cape Henlopen School District 

 

Fire District:  Milton Fire Department  

 

Sewer:   Private 

 

Water:    Private  

 

Site Area:   67.31 acres +/- 

 

Tax Map ID.:   235-13.00-29.00, 235-13.00-29.01, & 235-14.00-570.00 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Jamie Whitehouse, AICP, Planning & Zoning Director 
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: December 8, 2020 
RE: Staff Analysis for CZ 1923 Reed Farms, LLC 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1923 Reed Farms, LLC to be reviewed during the December 17, 2020 
Planning Commission Meeting. This analysis should be included in the record of this application 
and is subject to comments and information that may be presented during the public hearing.  
 
The request is for a Change of Zone for Tax Parcels 235-13.00-29.00, 235-13.00-29.01 and 235-
14.00-570.00 to allow for a change of zone from an Agricultural Residential (AR-1) Zoning District 
to a Heavy Industrial (HI-1) District. The properties are lying on the west side of Gravel Hill Rd. 
(Rt. 30) and south side of Milton-Ellendale Hwy. (Rt. 16) in Milton DE. The size of the properties 
are approximately 63.25 acres +/-, 2.99 acres +/- and 1.06 acres +/- respectively.  
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use map in the plan indicates that the subject properties 235-13.00-29.00, 235-
13.00-29.01 & 235-14.00-570.00 have the land use designation of “Low Density.” Each property 
to the north and west also has the “Low Density” designation. Properties to the east are designated 
“Developing Area”. Properties to the south are designated “Industrial”. The uses that the Low-
Density Area land use designation recognizes are primarily agricultural activities and homes. 
Business development should be largely confined to businesses addressing the needs of these two 
uses. Industrial and agribusiness uses that support or depend on agriculture should be permitted. 
The focus of retail and office uses in Low Density should be providing convenience goods and 
services to nearby residents. Commercial uses in these residential areas should be limited in their 
location, size and hours of operation. More intense commercial uses should be avoided in these 
areas.  
 
The 2018 Sussex County Comprehensive Plan outlines Zoning Districts by their applicability to 
each Future Land Use category. Under Table 4.5-2 “Zoning Districts Applicable to Future Land 
Use Categories”, the Heavy Industrial (HI-1) Zoning District is not listed as an applicable zoning 
district the “Low Density” area.   
 
Additionally, the subject property is currently within an Agricultural Residential (AR-1) Zoning 
District. Parcels to the north and west are also located within an Agricultural Residential (AR-1) 
Zoning District. Parcels to the north and east are located in a Commercial (C-1) Zoning District 
and High Density (HR-1) Residential Zoning District. Properties to the south are located in a Light 
Industrial (LI-2) Zoning District.  
 



 
 

 

 

Since 2011, there have been no Change of Zone applications within a one-mile radius of the 
application site.  
 
Based on the analysis of the surrounding zoning and uses, a Change of Zone to a Heavy Industrial 
(HI-1) Zoning District could be considered as having a degree of consistency with the land use, 
area zoning and surrounding uses.   
 
However, as the Heavy Industrial Zoning District was not envisaged within areas designated as 
Low-Density on the Future Land Use Map of Sussex County, the Change of Zone application is 
accompanied by a separate request to amend the Future Land Use Map designation from Low-
Density to the Developing Area.  
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September 24,2020

Mark Davidson
PENNONI
18072 Davidson Drive
Milton, DE 19968

RE: PLUS review 2020-08-06; Reed Farms, LLC

Dear Mr. Davidson:

Thank you for meeting with State agency planners on August 26,2020 to discuss the Reed
Farms project. According to the information received you are seeking review of a proposed
rezoning of 67.31 acres from AR-1 to HI-1 along Gravel Hill Road in Level 4 in Sussex County

Please note that changes to the plan, other than those suggested in this letter, could result in
additional comments from the State. The developers will also need to comply with any
Federal, State, and local regulations regarding this property. We also note that as Sussex
County is the governing authority over this land, the developers will need to comply with
any and all regulations/restrictions set forth by the County.

Stratesies for State Policies and Spendins

This parcel is designed as Low Density according to the 2018 Sussex County plan Future Land
Use Map; therefore, it would require a comprehensive plan amendment rezoning could be
approved.

This is within a Level 4 area according to the 2020 Strategies for State Policies and Spending. In
Investment Level 4 Areas, the State's investments and policies should retain the rural landscape,
preserve open spaces and farmlands, support farmland-related industries, and establish defined
edges to more concentrated development.

With that said, we understand that Investment Level 4 Areas may be the location for certain uses
that because of their specific requirements are not appropriate for location elsewhere. Such uses,
expected to be limited in number, could involve public safety or other uses that require their
location outside designated investment areas. Industrial activity would be limited, except where

L22 Martin Luther King Jr. Blvd. South - Haslet Armory .Third Floor . Dover, DE 19901
Phone (302)739-3090 . Fax (302) 739-5661.. www. stateplanning.delaware.gov
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specific requirements of major employers may dictate an exception for a use, which, because of
specific siting and potential conflicts with neighboring uses, should not be placed elsewhere.

Regarding the site plan submitted, If the County approves a comprehensive plan amendment and
moves this site plan forward, we encourage the applicant to keep the entire site as an Ag
industrial site along the railway. As presented, there is Ag Industrial along the railroad and then
several pad sites marked for general warehousing and flex space. The state would support this
rezoning as an Ag industrial site; however we would not support storage units, restaurants,
professional office complexes, or other similar uses that are allowed within an HI zone but
would be better suited closer to municipalities in Level \,2, or 3.

Code Reo uirements/Asencv Permittins Requirements

Site plan comments presented by State agencies below refer to the site plan for the project as
presented at the PLUS meeting. All comments are contingent upon the County reviewing and
approving a comprehensive plan amendment to change the Future Land Use Map designation
from Low Density to Industrial and allowing the site plan to move forward. If the rezoning is
approved and the site plan changes in a way, other than suggested in this letter, the plan may be
required to go back through the PLUS process.

Department of Transportation - Contact Bill Brockenbrough 760-2109
o The site access, whether on Delaware Route 16 or Delaware Route 30, must be designed

in accordance with DeIDOT's Development Coordination Manual, which is available at
/lv'rvrrw shtml

Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required before plans
are submitted for review. The form needed to request the meeting and guidance on what
will be covered there and how to prepare for it is located at

Form 80220
t7

o Section P.5 of the Manual addresses fees that are assessed for the review of development
proposals. DeIDOT anticipates collecting the Initial Stage Fee when the record plan is
submitted for review and the Construction Stage Fee when construction plans are
submitted for review.

a Per Section 2.2.2.1 of the Manual, Traffic Impact Studies (TIS) are warranted for
developments generating more than 500 vehicle trip ends per day or 50 vehicle trip ends
per hour in any hour of the day. Precisely estimating the trip generation of the proposed
development based on the information presented in the PLUS application is difficult due
to the lack of specificity regarding the land uses and their sizes. Industrial uses vary
significantly with regard to the amount of traffic they generate.

a
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a

a

However, the 9th edition of the Institute of Transportation Engineers' (ITE) Trip
Generation Manual provides rates and equations for the trip generation of Industrial Parks
on the basis of acreage. On that basis, DeIDOT estimates that the site would generate
3,739 vehicle trip ends per day and 442 vehicle trip ends per hour during the weekday
evening peak hour. If the County approves this rezoning, DeIDOT will revisit the need
for a TIS when a site plan is presented. Presently, however, DelDoT anticipates
requiring a TIS.

The purpose of a TIS is to identifu offsite improvements that the developer should build
or contribute toward. Even without the benefit of the TIS, DeIDOT anticipates requiring
the developer to improve Delaware Routes 16 and 30 to meet Collector Road standards,
including two 11-foot travel lanes and two 8-foot shoulders, within the limits of their
frontage. This requirement may include a bituminous concrete overlay to the existing
travel lanes, at DeIDOT's discretion, will likely include the addition of turning lanes at
the site entrances and atthe intersection of Routes 16 and 30, and could include a median
island on Route 16 to prohibit left turns in and out of the access proposed there. If
DeIDOT requires an overlay, they will analyze the existing travel lanes'pavement
section specifr the overlay thickness.

As necessary, in accordance with Section3.2.5 and Figure 3.2.5-aof the Manual,
DeIDOT will require dedication of righrof-way along the site's frontage on Delaware
Routes 16 and 30. By this regulation, this dedication is to provide a minimum of 40 feet
of righrof-way from the physical centerline along both roads. The following right-of-way
dedication note is required, "An X-foot wide right-of-way is hereby dedicated to the
State of Delawareo as per this plat."

In accordance with Section 3.2.5.r.2 of the Manual, DelDor will require the
establishment of a 1S-foot wide permanent easement across the property frontage on
Delaware Routes 16 and 30. The location of the easement shall be outside the limits of
the ultimate right-of-way. The easement areaaanbe used as part of the open space
calculation for the site. The following note is required, "A l5-foot wide permanent
easement is hereby established for the State of Delaware, as per this plat."

Referring to Section 3.4.2.1of the Manual, the following items, among other things, are
required on the Record Plan:

o A Traffic Generation Diagram. See Figure 3.4.2-a for the required format and
content.

o Depiction of all existing entrances within 600 feet of any entrance(s) proposed on
Delaware Route 16 or Delaware Route 30.

Notes identifying the type of off-site improvements, agreements (signal, letter)
contributions and when the off-site improvements are warranted.

o
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a

a

o

a

a

a

Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and sidewalks
For projects in Level 3 and 4 Investment Areas, the requirement for installation of paths
or sidewalks along the frontage on State-maintained roads is at DeIDOT's discretion. As
discussed below with regard to transit, DeIDOT anticipates requiring the developer to
build a Shared Use Paths along their frontage on Delaware Routes 16 and 30.

Per Section 3.5.5 of the Manual, existing and proposed transit stops and associated
facilities as required by the Delaware Transit Corporation (DTC) or DeIDOT shall be
shown on the Record Plan. DART Bus Route 303, the intercounty route from Dover to
Milford to Georgetown, passes the site on Delaware Route 16 and DTC has advised
DeIDOT thataType2,5-foot by 8-foot, bus stop pad will be needed on the near side of
the intersection of Delaware Routes 16 and 30, including a companion stop heading
westbound on SR 16. They consider paths into the site from the stop, and intersection
improvements are needed for safe pedestrian connections between bus stops, to be
associated facilities.

The developer's engineer may contact Mr. Bill Williamson, a Facilities Coordinator for
DTC, for specific information on the design details. Mr. Williamson can be reached at
(302) 57 6-6132 or William.Wi I I i am ware.sov

In accordance with Section 3.8 of the Manual, storm water facilities, excluding filter
strips and bioswales, shall be located a minimum of 20 feet from the ultimate State right-
of-way along Delaware Routes 16 and 30.

In accordance with Section 5.2.9 of the Manual, the Auxiliary Lane Worksheet should be
used to determine whether auxiliary lanes are warranted at the site entrances and how
long those lanes should be. The worksheet can be found at
http ://www. deldot. gov/Business/subdivisions/index. shtml.

In accordance with Section 5.14 of the Manual, all existing utilities must be shown on the
plan and a utility relocation plan will be required for any utilities that need to be
relocated.

The applicant should expect a requirement that any substation and/or wastewater
facilities will be required to have access from an intemal driveway with no direct access
to Delaware Route 16 or Delaware Route 30.

The applicant should expect a requirement that all PLUS and Technical Advisory
Committee (TAC) comments be addressed prior to submitting plans for review.

Please be advised that the Standard General Notes have been updated and posted to the
DeIDOT website. Please begin using the new versions and look for the revision dates of

a

a
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March 21,2019 and March 25,2019. The notes can be found at
https ://www. deldot. gov/Business/subdivisions/.

Denartment of Natu Resources and Environmental Control - Krumrine 735-3480
Concerns Identified Within the Development Footprint

Stormwater Management

o If rezoning is approved and the site is developed, projects disturbing greater than 5,000
square feet require the development and approval of a Sediment and Stormwater Plan
prior to any land disturbing activity taking place on the site.

o The plan must be approved by the appropriate agency. This agency will vary depending
on the location of the project, or whether is operated by a state agency or school district.
The appropriate agency for this project is identified below.

Additionally, construction activities that exceed 1.0 acre of land disturbance
require Construction General Permit coverage through submittal of an electronic Notice
of Intent for Stormwater Discharges Associated with Construction Activity. This form
must be submitted electronically (https://apps.dnrec.state.de.us/eNOl/default.aspx) to the
DNREC Division of Watershed Stewardship, along with the $195 fee.

a

a Appropriate plan review agency contact: Sussex Conservation District at (302) 856-
2105. Website: httos://www. .ors.l

General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-
9921 . E-mail : DNREC. Stormwater@delaware. gov.
Website: http://www.dnrec.delaware.gov/swc/Pages/SedimentStormwater.aspx.

Wastewater

Tax parcel 235-13.00-29.00 has an existing gravity system permit with the DNREC
Ground Water Discharges Section Small Systems Branch, and tax parcel 235-13.00-
29.01 has an existing Pressure Dose (Capping Fill) system permit.

a These systems must be abandoned properly if no longer in use. Notify the Department of
any changes.

o Contact: DNREC Ground Water Discharges Section Small Systems Branch at (302) 739-
9947.

Industrial Stormwater

o This site is proposed to be developed into an industrial park.

O
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A Notice of Intent for Industrial Stormwater under National Pollutant Discharge
Elimination System may be required for this site if rezoning is approved and the site is
developed for industrial use. The applicant should contact the DNREC Surface Water
Discharges Section for more information.

Contact: DNREC Surface Water Discharges Section at (302) 739-9946.
Website: https://dnrec.alpha.delaware.gov/water/surface-water/npdes/industrial-
stormwater-runoff/

Outside of the

Water Quality

If developed into an industrial area, this site drains directly into the headwaters of the
Broadkill River. To support the State's water quality efforts, reduce the amount of
pollutants that enter local waterways.

Contact: DNREC Surface Water Discharges Section at (302) 739-9946.
Website: https://dnrec.alpha.delaware.gov/water/surface-water/npdes/industrial-
stormwater-runoff/

a

a

a

a

o

a

State Historic Preservation Office - Contact Carlton Hall 736-7400
o The Delaware SHPO does not support development in Level 4 areas.

Prehistoric archaeological potential is low to moderate. Well-drained soils make up the
entire area, but there are no comparable sites nearby and the nearest water source is over
600m away, with no evidence of relic water sources.

Historic potential is moderate. It appears to be the property owned by William C.
Prettyman in 1868, which has a house on the property (basing it on its location midway
between the Donovan House and Milton). This could be the same house that is on the
property currently, though a formal survey hasn't been completed in almost 40 years.
There may be historic archaeological remains related to the house. The Milton 1944,
1955 topos show a white square, which could either indicate a building or a cemetery
depending on the USGS maps (Historical Topographic Map Symbols document).
Delaware SHPO advise caution.

If any project or development proceeds, the developer should be aware of the Unmarked
Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch. 54).

Delaware Transit Cornoration - Contact: Jared Kauffman 576-6062
DTC recommends the following:

o A type 2 5'x8'bus stop on the near side of SR 16lSR 30 intersection.

a
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o contact Bill williamson of DART Facilities for design details on needed
companion stop heading westbound on SR 16. Intersection improvements are
needed for safe pedestrian connections between bus stops. Bill's contact is
William. Williamson@delaware. gov, 3 02- 57 6-6132.

Denartment of culture - Contact: Milton Melendez 698-4534
The proposed project is adjacent to a property protected through the State's Agricultural
Lands Preservation Program (Isaacs #2 Orchards District 5-97-01-155 Parcels 235-13.00-
6.06,235-13.00-6.05). Therefore, the activities conducted on this preserved property are
protected by the agricultural use protections outlined in Title 3, Del. C., Chapter 9. These
protections effect adjoining developing properties. The 300-foot notification requirement
affects all new deeds in a subdivision located in whole or part within 300 feet of an
Agricultural District/Easement. Please take note of these restrictions as follows:

$ 910. Agricultural use protections.

(a) Normal agricultural uses and activities conducted in a lawful manner are
preferred and priority uses and activities in Agricultural Preservation Districts. In
order to establish and maintain a preference and priority for such normal
agricultural uses and activities and avert and negate complaints arising from
normal noise, dust, manure and other odors, the use of agricultural chemicals and
nighttime farm operations, land use adjacent to Agricultural Preservation Districts
shall be subject to the following restrictions:

(1) For any new subdivision development located in whole or in part
within 300 feet of the boundary of an Agricultural Preservation District,
the owner of the development shall provide in the deed restrictions and
any leases or agreements of sale for any residential lot or dwelling unit the
following notice:

This property is located in the vicinity of an established Agricultural
Preservation District in which normal agricultural uses and activities have
been afforded the highest priority use status. It can be anticipated that such
agricultural uses and activities may now or in the future involve noise,
dust, manure and other odors, the use of agricultural chemicals and
nighttime farm operations. The use and enjoyment of this property is
expressly conditioned on acceptance ofany annoyance or inconvenience
which may result from such normal agricultural uses and activities."

(2) For any new subdivision development located in whole or in part
within 50 feet of the boundary of an Agricultural Preservation District, no
improvement requiring an occupancy approval shall be constructed within
50 feet of the boundary of the Agricultural Preservation District.

a
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(b) Normal agricultural uses and activities conducted in accordance with good
husbandry and best management practices in Agricultural Preservation Districts
shall be deemed protected actions and not subject to any claim or complaint of
nuisance, including any such claims under any existing or future county or
municipal code or ordinance. In the event a formal complaint alleging nuisance
related to normal agricultural uses and activities is filed against an owner of lands
located in an Agricultural Preservation District, such owner, upon prevailing in
any such action, shall be entitled to recover reasonably incurred costs and
expenses related to the defense of any such action, including reasonable attomey's
fees (68 Del. Laws, c. I 18, $ 2.).

In addition, if any wells are to be installed, Section 4I1(A)(2) of the Delaware
Regulations Goveming the Construction and Use of Wells will apply. This regulation
states:

(2) For any parcel, lot, or subdivision created or recorded within fifty (50) feet of,
or within the boundaries of, an Agricultural Lands Preservation District (as
defined in Title 3, Del. C., Chapter 9); all wells constructed on such parcels shall
be located a minimum of fifty (50) feet from any boundary of the Agricultural
Lands Preservation District. This requirement does not apply to parcels recorded
prior to the implementation date of these Regulations. However, it is
recommended that all wells be placed the maximum distance possible from lands
which are or have been used for the production of crops which have been
subjected to the application of land applied federally regulated chemicals.

Following receipt of this letter and upon filing of an application with the local jurisdiction,
the applicant shall provide to the local jurisdiction and the Office of State Planning
Coordination a written response to comments received as a result of the pre-application
process, noting whether comments were incorporated into the project design or not and the
reason therefore. Thank you for the opportunity to review this project. If you have any
questions, please contact me at 302-739-3090.

Sincerely,

fl'-/={,JL*L--
Constance C. Holland, AICP
Director, Offrce of State Planning Coordination

CC: Sussex County
Town of Milton



 
 

 
 

STATE OF DELAWARE 

EXECUTIVE DEPARTMENT 

OFFICE OF STATE PLANNING COORDINATION 
 

January 17, 2020  February 4, 2021  

Jamie Whitehouse, AICP 

Sussex County 

Department of Planning and Zoning 

P.O. Box 589 

Georgetown, DE 19947 

 

RE: PLUS review 2020-12-05; Sussex County Comprehensive Plan Amendment   

 

RE: PENNONI’S RESPONSE TO PLUS REVIEW DATED JANUARY 17, 2021 (2020 

TYPO) 

 

Dear Mr. Whitehouse: 

Pennoni, on behalf of Reed Farms, LLC, the applicant for the rezoning application prompting the 

Sussex County Comprehensive Future Land Use Plan amendment responds to the comments made 

during the December 16, 2020 PLUS Meeting and the following comments generated from the 

above-referenced meeting. Thank you for allowing our comments to be made part of the record. 

 

Thank you for meeting with State agency planners on December 16, 2020 to discuss the 

proposed Comprehensive Plan Amendment for Sussex County. This amendment would change 

the Future Land Use Map for several parcels from AR-1 to HI-I 

 

Please note that additional changes to the plan could result in additional comments from the 

State. Additionally, the comments below reflect only issues that are the responsibility of the 

agencies that were represented at the meeting. 

 

Office of State Planning Coordination — Contact Dorothv Morris 739-3090 

• The office has concerns with the plan amendment because is within a Level 4 area 

according to the 2020 Strategies for State Policies and Spending. In Investment Level 4 

Areas, the State’s investments and policies should retain the rural landscape, preserve 

open spaces and farmlands, support farmland-related industries, and establish defined 

edges to more concentrated development. 
 

 

122 Martin Luther King Jr. Blvd. South — Haslet Armory- Third Floor - Dover, DE 19901 

Phone (302)739-3090 Fax (302) 739-5661- www.stateplanning.delaware.gov 

 

 



 
 

We are not certain of the State’s concern with this plan amendment as presented. The State’s 

Investment maps contained within the Strategies for State Policies and Spending document are not 

parcel-based, and, therefore, it is necessary to thoroughly investigate the constraints of particular 

land parcels for each application, even though they may be contained in one of the growth-oriented 

investment levels of the Strategies for State Policies and Spending. 

 

With that said, we understand that Investment Level 4 Areas may be the location for 

certain uses that because of their specific requirements are not appropriate for location 

elsewhere. Such uses, expected to be limited in number, could involve public safety or 

other uses that require their location outside designated investment areas. Industrial 

activity would be limited, except where specific requirements of major employers may 

dictate an exception for a use, which, because of specific siting and potential conflicts 

with neighboring uses, should not be placed elsewhere. We saw this site plan in August 

and at that time expressed concerns about the storage space and stand-alone flex sites. 

 
According to the Future Land Use Plan for Sussex County, Industrial Uses are almost always located 

on the verge of Developing Areas and near transportation resources such as arterial roadways or 

railroads.  This proposed project follows the same pattern, evidenced by a number of factors.  First, 

the properties are located next to existing Heavy Industrial zoned uses and a Developing Area.  The 

Developing Area located across Route 30 is zoned for High Density Residential and General 

Commercial uses according to the current Sussex County Zoning Map. In addition, the properties 

south of this parcel are currently zoned Heavy Industrial (HI-1) and are home to Baker Petroleum 

and Wyoming Millworks.  Furthermore, Iron Works, Inc., located north of the site at the intersection 

of Routes 30 and 16, is currently zoned General Commercial.  Second, transportation resources 

surround the property.  Route 30 is designated as a Truck Route (Alt Route 5) by existing DelDOT 

signage on Route 16. Route 16 is a major collector.  The existing Delmarva Central Railroad line is 

located between Baker Petroleum and Reed Farms.  Both the highways and the railroad serve as the 

transportation infrastructure necessary for the existing and proposed uses.  Finally, the proposed use 

will require a work force.  The project is located approximately 1 mile from the municipal town 

limits of Milton and within ½ mile of the Town Center on the 2019 Future Land Use Plan of Sussex 

County. The proximity of these areas could potentially serve as an important employment base for 

this site, resulting in a short commute time for those employees.   
 

Because of its location in a Level 4 area but along the railway, the State would support 

this as an Ag Industrial Site and we urge the county to consider a conditional use for the 

balance of the site to ensure that the additional uses toward the front of the site relate to 

agriculture. Allowing stand alone uses such as retail sales, veterinary offices, etc. would 

be out of compliance with the Strategies for State Policies and Spending in a Level 4 

area. We again urge the County to consider an Agricultural Zone to be used in the future 

to ensure that the land needed to move goods produced by farmer is available. 

What are some of the Ag Industrial uses the State would recommend putting within the property 

that would suggest the need for a Conditional Use? The State fails to make these recommendations. 

Pursuant to the Sussex County Zoning Code, the purpose of a Conditional Use is to provide for 

certain uses which cannot be well adjusted to their environment in particular locations with full 

protection offered to surrounding properties by rigid application of the district regulations. These 

uses are generally of a public or semipublic character and are essential and desirable for the 

general convenience and welfare but, because of the nature of the use, the importance of the 

relationship to the Comprehensive Plan and possible impact not only on neighboring properties 

but on a large section of the county, require the exercise of planning judgment on location and site 

plan.  



 
 

 

The Reed Farm property is within an area with existing HI-1, HR-1, C-1 and B-1 zoned parcels and 

existing commercial and industrial uses, with access to both Delaware Route 30, a major collector 

north-south roadway and Delaware Route 16, a major collector east-west roadway in Sussex 

County, and is adjacent to the Delmarva Central Railroad line, with existing spur connections to 

Baker Petroleum and Wyoming Mill Works making it an appropriate site for HI-1 zoning on its 

own merits and generally consistent with the Future Land Use Plan.   

 

The State’s response states that allowing certain uses such as, retail sales, veterinary offices, etc 

“would be out of compliance with the Strategies for State Policies and Spending in a Level 4 area.”  

However, Level 4 Areas are primarily Low Density and AR-1 Agricultural Residential lands within 

Sussex County.  First, permitted uses allowed on AR-1 land are Commercial Dog Kennels and 

Hospitals or Clinics for Large or Small Animals as well as retail sales of greenhouses, orchards, 

and nurseries that the State says it is trying to discourage. Second, the 2019 Comprehensive Plan 

contains Table 4-5-2, Zoning Districts Applicable to Future Land Use Categories, which the plan 

describes as “a tool for assisting with determining which zoning districts are applicable to each 

future land use category”. In the table it states that in a Low-Density area of the County, B-2 

Business Community District and C-2 Medium Commercial District are applicable zoning districts 

and therefore uses permitted within these districts, i.e., veterinary clinics (offices) and retail sales 

would be in compliance within a Low Density, Level 4 area of the County.   

In addition, the state asks that the County consider creating a process to review 

comprehensive plan amendments on a scheduled basis, possible once or twice a year. 

While the state understands that the counties will, from time to time, have amendments 

that need to be considered we remind the County that this is a 10 year planning document 

that was adopted after a much input from municipalities, business, developers, and 

residents within the county. The plan that was ultimately adopted was intended to be a 

guide book to show the developers and residents of Sussex County how and where the 

County intends to grow. To amend the document sporadically can undermine that 

process. 

We concur with the State noting that the Comprehensive Plan is a “guide book” and is referred to 

as a “tool” for assisting with determining which zoning districts are applicable to each future land 

use category and that future rezoning’s should also “generally” be consistent with the Future Land 

Use Plan. The Plan further states that each land use proposal the County receives should be reviewed 

on its own merit to determine if the proposal is consistent with the Future Land Use Map and does 

not have a negative impact on the surrounding area or the County in general. Sussex County contains 

approximately 938 square miles of real estate with approximately 168,500 tax parcels; therefore, 

every parcel was not reviewed on its individual constraints and benefits when considering growth-

oriented investment levels and areas for future development. 
 

Department of Transportation — Contact Bill Brockenbrough 760-2109 
• DelDOT has no comments on the subject comprehensive plan amendment. In August 

2020, in response to a PLUS application pertaining to the rezoning that the subject 

amendment would enable, DelDOT provided detailed comments. A copy of those 

comments is attached. Then, as now, however, De1DOT’s comments are oriented 

primarily to the site plans that would follow if the County approves the amendment and 

rezoning. 

We provided our responses to DelDOT’s comments in our October 30, 2020 PLUS response to 

comments received. We look forward to working with DelDOT on future planning of roadway 

improvements for the project. 



 
 

 

Department of Natural Resources and Environmental Control — Beth Krumrine 735-3480 

• The parcels of interest are in Delaware State Strategies Level 4 lands, located directly 

west of Milton on Route 16 (Milton Ellendale Highway). The application indicates 

rezoning from Agricultural Residential (AR-1) Zoning District to Heavy Industrial 

Zoning District (HI-1). According to Sussex County Code § 115-109, “The purpose of 

this district is to provide for a variety of industrial operations but to restrict or prohibit 

those industries which have characteristics likely to produce serious adverse effects 

within or beyond the limits of the district. Certain potentially hazardous industries are 

permitted only after public hearings and review to assure protection of the public interest 

and surrounding property and persons. It is the intention of the district to preserve the 

land in the district for industrial use and to exclude new residential or commercial 

development, except for certain specified uses deemed appropriate adjuncts to industrial 

operations.” 

 

This property is located in a Level 4 area and is immediately adjacent to Level 2 and Level 3 areas. 

In Sussex County there are areas where county growth areas can be expanded for applications that 

can demonstrate good logic and rationale for the County’s zoning. In some cases, they are in State 

Investment Level 4 areas. This property is located west of Milton (1 mile from the municipal town 

limits of Milton and within ½ mile of the Town Center), not only on Route 16 (Milton Ellendale 

Highway) but also on the west side of Delaware Route 30 (Gravel Hill Road) and adjacent to the 

existing Delmarva Central Railroad line.  For DNREC’s additional information, Route 30 is 

designated as a Truck Route (Alt Route 5). In addition, the properties south of this parcel are 

currently zoned Heavy Industrial (HI-1) and are home to Baker Petroleum and Wyoming Millworks.  

Furthermore, Iron Works, Inc. is located north of the site, at the intersection of Routes 30 and 16, 

and is currently zoned General Commercial. The existing Delmarva Central Railroad line is located 

between Baker Petroleum and Reed Farms. 

The 2019 comprehensive plan did not propose industrial development in this area. The 

rezoning to HI-1 represents a significant departure from the land use proposed for this 

area in the March 2019 Sussex County Comprehensive Development Plan. Heavy 

Industrial uses will require infrastructure such as roads, transit, water, and wastewater. 
 

 

The State is correct that the Comprehensive Plan did not propose industrial development in this Low-

Density, Level 4 area, which is why the applicant petitioned the County to update the Future Land 

Use Map as part of its rezoning application for this property. The application and supporting 

documentation and testimony submitted and presented before the County provides the logic and 

rationale for the County to determine the rezoning for this property. It is important to note that the 

land use classifications within the Future Land Use Plan are not zoning districts, and the 

classifications can include multiple zoning districts within them. The Plan outlines that multiple 

zoning districts can be appropriate in a given planning area, depending on a variety of circumstances 

that may be relevant to a particular parcel of land in that planning area. DNREC should understand 

that it is important to recognize that other factors come into play when determining which zoning 

districts are appropriate for each land use classification.  The following factors are described in the 

Comprehensive Plan as important for determining an area’s land use classification:  

Proximity to an incorporated municipality or a municipal annexation area.  

The property is 1 mile from the municipal town limits of Milton and within ½ mile of the Town Center 

 



 
 

Presence of existing public sewer and public water service nearby.  

The property is located within Tidewater Utilities CPCN and has availability to connect to 

an Artesian Force Main that is located within the property along the entire Delaware Route 

30 frontage of the of the property. Public water could easily be served by the Town of Milton, 

Tidewater Utilities or Artesian for both fire protection and domestic water. 

Plans by the County to provide public sewage service within five years.  

The property is located within Sussex County’s Tier 3 Coordinated CPCN Area and is located 

within Tidewater Utilities CPCN and has access to Artesian’s Public Sewer. 

Location on or near a major road or intersection.  

The property has access to both Delaware Route 30, a major collector north-south roadway 

and Delaware Route 16, a major collector east-west roadway in Sussex County.  

Character and intensity of surrounding development, including proposed development.  

The property is within an area with existing HI-1, HR-1, C-1 and B-1 zoned parcels and 

existing commercial and industrial uses and is adjacent to the Delmarva Central Railroad 

line. The Developing Area located across Route 30 is zoned for High Density Residential and 

General Commercial uses according to the current Sussex County Zoning Map. In addition, 

the properties south of this parcel are currently zoned Heavy Industrial (HI-1) and are home 

to Baker Petroleum and Wyoming Millworks.  Furthermore, Iron Works, Inc. is located 

north of the site, at the intersection of Routes 30 and 16, and is currently zoned General 

Commercial. 

Location relative to major preserved lands.  

The property is approximately 4,200-feet east of and across Delaware Route 16 from 

Agricultural Easements. As DNREC is aware, these parcels serve as the wastewater disposal 

area for the Artesian Wastewater Management, Inc. Regional Sewer Plant. 

Location of water bodies. 

 

The property is not located near any water bodies; however, the property is located 

approximately 1,500-feet north of Brittingham Branch and Pemberton Branch. 



 
 

Rezoning should consider infrastructure development needs, which should also be 

addressed in the comprehensive plan or master plan. Please consider further collaboration 

and dialogue with other entities about the infrastructure investments that would be 

necessary to support industrial activities in this area. This includes the potential secondary 

effects of industrial development, as well as potential public transit needs, job centers, and 

bike paths/trails. 

DNREC should refer to the OSPC PLUS comments dated September 24, 2020, to which Pennoni 

responded dated October 30, 2020 and which were made part of the County record through the 

public hearing process. 

Likewise, existing neighborhoods are located immediately to the southeast of the area of 

interest. Local residents should be afforded opportunities to engage in designing the 

future uses of these areas in a robust and meaningful way. For this reason, rezoning of 

this area should be contemplated in the comprehensive development plan or a separate 

master planning process. 

The property is located across Delaware Route 30 from one (1) existing neighborhood, known as 

Pemberton, and a few larger residential strip lots. 

In summary, DNREC reviewers feel that additional planning efforts are necessary before 

proceeding with a rezoning of this area for the following reasons: 

•  Located in level 4 

• Need to address such changes in the comp plan 

• Lack of transportation options for employees 

• Existing neighborhoods nearby 

 

The particular facts of this application (location, existing zoning and uses, proximity to two major 

collector roads and the railroad line and the ability to connect to public sewer and water), as well as 

the above responses and prior October 30, 2020 responses, support the requested HI-1 rezoning.  

This information and the responses establish that the rezoning would be, at a minimum, “generally” 

consistent with the Future Land Use Plan, particularly since the purpose of the plan is to serve as a 

guide for future development and is only identified as a “tool” to assist in making such determination. 

 

Wastewater Permitting — Small Systems 

 
• Expired permits held with the DNREC Ground Water Discharges Section exist on the 

site. These systems must be abandoned properly if no longer in use. Notify 

DNREC Groundwater Discharges Section of any changes by reaching out to the Sussex 

County Branch at (302) 856-4561 

(https://dnrec.alpha.delaware.gov/water/groundwater/septic-systems/). 

 

For any future permitting of Small Wastewater Systems, site evaluations must be 

performed by a Delaware licensed Class D Soil Scientist to determine the type of disposal 

system allowed under current regulations and site conditions. A list of licensed Class D 

soil scientists can be found at the following website: 

https://www.dnrec.delaware.gov/wr/Information/GWDInfo/Documents/Class%20D%201is 

t.pdf 

 

Expired permits: 

 



 
 

• 235-13.00-29.00 

o Gravity system permit (Small Systems) is expired, dated January 27, 2001. 

o A site evaluation completed by a licensed Class D Soil Scientist expired on 

January 19, 2005. 

• 235-13.00-29.01 

o There is an active permit that will expire on January 24, 2021 for a capping 

filled pressure dosed system (Small Systems). 
o The site evaluation will expire on January 2", 2023. 

• 235-14.00-570.00 

o There are no existing permits or site evaluations under this tax parcel. 

 

Natural Area Located Within Near Vicinity 

• The Broadkill River Natural Area exists immediately to the south of the parcels of 

interest. Natural Areas contain lands of statewide significance identified by the 

Natural Areas Advisory Council as the highest quality and most important natural 

lands remaining in Delaware. Should the parcels ultimately be rezoned, site design 

should reduce environmental impacts near Natural Areas by avoiding impacts to 

sensitive areas such as wetlands and forest habitat. 

 

We are NOT “immediately” next to the Broadkill River Natural Area, “immediately”, referring to 

adjacent. We are located approximately 1,500-feet north of this area and have no direct surface 

connection to the branches located within this Natural Area. Also, two (2) existing Industrial uses 

are located between our property and the Broadkill River Natural Area as well as the States 

Emergency Operation Tower. Stormwater for this property will primarily be infiltration Green 

Technology-type stormwater Best Management Practices which will help with groundwater recharge 

as well as not impact sensitive wetland and forest habitat that is not located within this property but 

further south from this property. 

  

Once a decision has been reached on this proposed comprehensive plan amendment, please 

forward a copy of the plan amendment to the Office of State Planning Coordination for our 

records. The plan amendment must include the adopting resolution or ordinance, a revised 

version of any maps that were updated as well as any text that was approved in amending the 

comprehensive plan. If the amendment is not approved by the town, please notify the office so 

we can update our records. 

 

Thank you for the opportunity to review this Comprehensive Plan amendment. If you have any 
questions, please contact me at 302-739-3090. 

 

Sincerely, 

 
 

Constance C. Holland, AICP    Mark H. Davidson, VP 

Director, Office of State Planning Coordination  Principal Land Planner - Pennoni 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: January 21st, 2021 

 

Application: CU 2201 Sun Leisure Point Resort, LLC (Pine Acres, Inc.) 

 

Applicant:  Pine Acres, Inc. 

   25491 Dogwood Lane 

   Millsboro, DE 19966 

 

Owner:  Sun Leisure Point Resort, LLC (Pine Acres, Inc.) 

   27777 Franklin Road 

   Suite 200 

   Southfield, MI 48034 

 

Site Location:  25491 Dogwood Lane, Millsboro, DE. The property is on the south side 

of Dogwood Lane, approximately 305 feet south of Radie Kay Lane. 

 

Current Zoning: AR-1 - Agricultural Residential Zoning District  

 

Proposed Use:  Conditional Use for expansion of existing Leisure Point Campground. 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Indian River Fire Department  

 

Sewer:   Sussex County Sewer 

 

Water:    Long Neck Water Company 

 

Site Area:   8.0 acres +/- (two parcels, 4.0 acres each) 

 

Tax Map IDs:   234-24.00-39.02 & 234-24.00-39.06 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Lauren DeVore, Planner III    
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: January 13, 2021 
RE: Staff Analysis for CU 2201 Sun Leisure Point Resort, LLC (Pine Acres, Inc.) 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CU 2201 Sun Leisure Point Resort, LLC (Pine Acres, Inc.) to be reviewed during 
the January 21, 2021 Planning Commission Meeting. This analysis should be included in the record 
of this application and is subject to comments and information that may be presented during the 
public hearing.  
 
The request is for a Conditional Use for Tax Parcels 234-24.00-39.02 and 234-24.00-39.06 to allow 
for the expansion of the existing, non-conforming Leisure Point campground to be located at 
25491 Dogwood Lane in Millsboro, Delaware. The expansion includes adding 58 campsites to the 
community. The Sun Leisure Point Resort community is a community consisting of manufactured 
homes, recreational vehicles (RVs), and a marina located off Long Neck Road. The parcels are 
located on the south side of Dogwood Lane, approximately 350 feet south of Radie Kay Lane and 
approximately 0.29-mile northeast of Long Neck Road. Each parcel is comprised of 4.0 acres, for 
a combined total acreage of 8.0 acres +/-. 
 
There was a related Board of Adjustment Application for the parcels, BOA Case No. 12428. The 
application was for a variance from the separation distance requirement that campers be at least 
400 feet from existing dwellings on properties of other ownership, which was granted by the Board 
and of which, the Findings of Fact were approved on August 17, 2020. The variance only applies 
in relation to the Niblett Property (which consists of Tax Parcels 234-24.00-39.08 & 39.07.) 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use map in the plan indicates that the parcels have a designation of “Coastal 
Area.” The surrounding and adjacent properties located to the north, south, east and west of the 
subject properties also lie within the “Coastal Area” Future Land Use Map designation. 
 
As outlined within the 2018 Sussex County Comprehensive Plan, Coastal Areas are areas that can 
accommodate development provided that special environmental concerns are addressed. A range 
of housing types should be permitted in Coastal Areas, including single-family homes, townhomes, 
and multi-family units. Retail and office uses are appropriate, but larger shopping centers and office 
parks should be confined to selected locations with access along arterial roads. Appropriate mixed-
use development should also be allowed.  
 



 
 

Staff Analysis 
CU 2201 Sun Leisure Point Resort, LLC (Pine Acres, Inc.) 
Planning and Zoning Commission for January 21, 2021 
 

 

The subject properties are zoned Agricultural Residential (AR-1). The adjoining parcels to the 
north, south, east and west are all zoned Agricultural Residential (AR-1). The properties to the 
southeast along Long Neck Road (Route 23) are zoned General Commercial (C-1). 
 
Since 2011, there have been two Conditional Use applications within a 2-mile radius of the 
application site. The first application was Conditional Use No. 1984 to allow for a landscaping 
business and supply area in a Neighborhood Business (B-1) Zoning District. This application was 
subsequently withdrawn on March 27, 2014. The second application was Conditional Use No. 2167 
to allow for open outdoor sales (yard sale) to be located in an Agricultural Residential (AR-1) 
Zoning District. This application was denied by the Planning and Zoning Commission on April 
25, 2019 and was denied by the Sussex County Council on May 14, 2019. 
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional use to allow 
for an 8.0 acre expansion of the existing, non-conforming Leisure Point campground, subject to 
considerations of scale and impact, could be considered as being consistent with the land use, area 
zoning and surrounding uses.  







 

                                                                                                                                      

  
 
 
 
 
 
 
 

January 10, 2019 
 
Ms. Janelle Cornwell, Director 
Sussex County Planning & Zoning 
P.O. Box 417 
Georgetown, DE  19947 
 
Dear Ms. Cornwell:  
 

The Department has completed its review of a Service Level Evaluation Request 
for the Pink Acres, Inc. / Agent David Tidwell conditional use application, which we 
received on December 10, 2018.  This application is for an 8.00-acre assemblage of parcels 
(Tax Parcels: 234-24.00-39.02 & 39.06).  The subject land is located on the north side of 
Long Neck Road (Sussex Road 22), approximately 1,200 feet northwest of the intersection 
of Long Neck Road and Pot Nets Road (Sussex Road 22C). The subject land is currently 
zoned AR-1 (Agricultural Residential), and the applicant is seeking a conditional use 
approval to expand the existing Manufactured Home Park by adding approximately 48 
campsites.  

 
Per the 2017 Delaware Vehicle Volume Summary, the annual average and summer 

average daily traffic volumes along the segment of Long Neck Road where the subject land 
is located, which is from Masseys Landing to Delaware Route 24, are 11,478 and 14,759 
vehicles per day, respectively.  

 
Based on our review, we estimate that the proposed land use will generate fewer 

than 50 vehicle trips in any hour and fewer than 500 vehicle trips per day.  These numbers 
of trips are DelDOT’s minimum warrants for determining that a Traffic Impact Study (TIS) 
should be required for a particular development.  Because the proposed land use would not 
meet these warrants, we consider the development’s traffic impact to be negligible and we 
do not recommend that the applicant be required to perform a TIS for the subject 
application. DelDOT’s description of this application as negligible with regard to 
warranting a TIS does not mean that it is negligible in other respects. We recommend that 
the applicant not be required to perform a TIS for the subject application.  

 
 
 
 
 



Ms. Janelle M. Cornwell 
Page 2 of 2 
January 10, 2019 

 
Please contact Mr. Claudy Joinville, at (302) 760-2124, if you have questions 

concerning this correspondence. 
 

 
Sincerely, 

 
T. William Brockenbrough, Jr. 
County Coordinator 
Development Coordination 
 

TWB:cjm 
cc:  Constance C. Holland, Coordinator, Cabinet Committee on State Planning Issues 
 Pink Acres, Inc. / Agent David Tidwell, Applicant  
 J. Marc Coté, Assistant Director, Development Coordination 
 Gemez Norwood, South District Public Works Manager, Maintenance and 

Operations 
 Steven Sisson, Sussex County Subdivision Coordinator, Development Coordination 

Derek Sapp, Subdivision Manager, Development Coordination 
Brian Yates, Subdivision Manager, Development Coordination 
Troy Brestel, Project Engineer, Development Coordination 
Claudy Joinville, Project Engineer, Development Coordination 
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ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER
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OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATE; AND OWNER SHALL
INDEMNIFY AND HOLD HARMLESS PENNONI ASSOCIATES
FROM ALL CLAIMS, DAMAGES, LOSSES AND EXPENSES

ARISING OUT OF OR RESULTING THEREFROM.
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PREPARED FOR:
OWNER

SUN LEISURE POINT RESORT, LLC
27777 FRANKLIN ROAD, SUITE 200

SOUTHFIELD, MI 48034
(248) 447-2099

LEISURE POINT RECREATION
CAMPGROUND

DOGWOOD LANE
MILLSBORO, DE 10966

CONDITIONAL USE SITE PLAN
INDIAN RIVER SUSSEX COUNTY DELAWARE

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

 
 

 CALL BEFORE YOU DIG
Call Miss Utility of Delmarva

800-282-8555
Ticket Number(s):  
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PENNONI ASSOCIATES INC.
18072 Davidson Drive
Milton, DE 19968
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ENGINEER CERTIFICATION:
IT IS HEREBY CERTIFIED THAT I AM A PROFESSIONAL ENGINEER IN THE STATE OF DELAWARE,
THAT THE INFORMATION SHOWN HEREON HAS BEEN PREPARED UNDER MY SUPERVISION, AND
TO MY BEST KNOWLEDGE AND BELIEF REPRESENTS GOOD SURVEYING PRACTICES AS
REQUIRED BY THE APPLICABLE LAWS OF THE STATE OF DELAWARE.

________________________________________________________________________________
SIGNATURE DATE

ALAN M. DECKTOR, PE   (DE PE #17771)  (302) 684-8030
PENNONI ASSOCIATES, INC
18072 DAVIDSON DRIVE MILTON, DE 19968

OWNER'S CERTIFICATION:
IT IS HEREBY CERTIFIED THAT I AM THE OWNER/DEVELOPER OF THE PROPERTY DESCRIBED AND
SHOWN ON THIS PLAN.  THE PLAN WAS MADE AT MY DIRECTION, THAT I ACKNOWLEDGE THE SAME
TO BE MY ACT.  IT IS MY DESIRE TO HAVE THE PLAN RECORDED AS SHOWN AND IN ACCORDANCE
WITH ALL APPLICABLE LAWS AND REGULATIONS.

___________________________________________________________________ ____________________
SUN LEISURE POINT RESORT, LLC  DATE
27777 FRANKLIN ROAD, SUITE 200
SOUTHFIELD, MI 48034

OWNER- PARCELS 39.02 & 39.06 & 38.00
SUN LEISURE POINT RESORT, LLC
27777 FRANKLIN ROAD, SUITE 200
SOUTHFIELD, MI 48034
(248) 447-2099

DEVELOPER
ATWELL, LLC
TWO TOWN SQUARE, SUITR 700
SOUTHFIELD, MI 48076
(248) 447-2099

ENGINEER/SITE DESIGNER
PENNONI ASSOCIATES INC.
18072 DAVIDSON DRIVE
MILTON, DE 19968
(302) 684-8030

SURVEYOR
PENNONI ASSOCIATES INC.
18072 DAVIDSON DRIVE
MILTON, DE 19968
(302) 684-8030

SCHOOL DISTRICT
INDIAN RIVER

FIRE DISTRICT
INDIAN RIVER FIRE DEPARTMENT

WATER UTILITY
LONG NECK WATER COMPANY

SEWER UTILITY
SUSSEX COUNTY

ELECTRIC
DELMARVA POWER

TELECOMMUNICATION
VERIZON

CATV
MEDIACOM

POSTAL DISTRICT
MILLSBORO

SITE DATA: CONDITIONAL USE

1. TAX MAP NUMBER: 234-24.00-39.02 DEED BOOK 5116, PG 192
234-24.00-39.06 DEED BOOK 5116, PG 192

2. OWNER NAME:                                  SUN LEISURE POINT RESORT, LLC

3. OWNERS ADDRESS: 27777 FRANKLIN ROAD, SUITE 200
     SOUTHFIELD, MI 48034

4. DEVELOPER NAME: ATWELL, LLC, c/o KURT BELECK

5. DEVELOPER ADDRESS: TWO TOWN SQUARE, SUITE 700
SOUTHFIELD, MI 48076

6. SITE ADDRESS: DOGWOOD LANE
     MILLSBORO, DE 10966

7. CURRENT ZONING: AR-1 (AGRICULTURAL / RESIDENTIAL)

8. PROPOSED ZONING: AR-1 (CONDITIONAL USE) -P:39.02-39.06 ONLY

9. PRESENT USE: AGRICULTURAL, VACANT LOTS

10. HUNDRED: INDIAN RIVER

11. PROPOSED USE: §115-22 CAMP GROUND FOR MOBILE CAMPERS,
TENTS, CAMP TRAILERS, TOURING VANS AND THE
LIKE.

12. PROPOSED UNITS: 58 CAMPSITES

13. BUILDING HEIGHT: 42' ALLOWED

14. PARKING (ARTICLE XXII: OFF-STREET PARKING, CODE SECTION 115-162):

NO SPECIFIC CODE REQUIREMENT,  PARKING SHOWN ON SITE PLAN

15. WATER SUPPLY: LONG NECK WATER COMPANY

16. SEWER SUPPLY: SUSSEX COUNTY

17. LATITUDE AND LONGITUDE STATE PLAN COORDINATES:
       LATITUDE: N038°37'53.5536" LONGITUDE: W-075° 09' 44.9664"

18. LEISURE POINT AREA:
        CONDITIONAL USE AREA:      8.00± ACRES

TOTAL AREA:

19. NET DEVELOPMENT AREA: 5.51± AC.

20. WETLAND AREA: 0.00± AC. (DNREC NAVMAP) & SITE VISIT

21. WATERSHED: REHOBOTH BAY

22. PROPOSED DISCHARGE LOCATION: TO BE DETERMINED DURING DESIGN
 

23. LIMIT OF DISTURBANCE: 7.50± AC.

24. 2019 FUTURE LAND USE MAP (SUSSEX PLAN) DEVELOPMENT AREA

25. 2015 STATE STRATEGIES &
        INVESTMENT LEVELS:      LEVEL 2/3

26. SITE LIMIT OF DISTURBANCE CALCULATIONS:
EXISTING:

          BUILDING AREA: EX. = 00.00SF   (00.00 AC.)
          OPEN SPACE / PERVIOUS AREA: EX. = 321,318.00 SF    (7.38 AC.)
          PAVEMENT/STONE AREA:      EX. = 5,382.00 SF          (00.12 AC.)
          WOODED AREA:      EX. = 00.00 SF          (00.00)
          TOTAL        EX. = 326,700.00 SF       (7.50 AC.)

PROPOSED:
  BUILDING AREA: PR. = 3,300.00 SF  (00.08 AC.)

          OPEN SPACE / PERVIOUS AREA: PR. = 217,364.00 SF  (4.99 AC.)
          PAVEMENT/STONE AREA:      PR. = 72,745.00 SF  (1.67 AC.)
          WOODED AREA, 20' WIDE -
          LANDSCAPE AREA: PR. = 33,281.00 SF (00.76 AC.)
          TOTAL        PR = 326,700.00 SF  (7.50AC.)

27. DELDOT
27.1. ROAD NAME - LONG NECK ROAD (SCR23)

27.1.1. FUNCTIONAL CLASSIFICATION  - MAJOR COLLECTOR
27.1.2. AADT = 11,726 (2019)

27.2. SPEED LIMIT = 40 MPH
27.3. PROXIMITY TO TRANSPORTATION DISTRICTS: NONE KNOWN
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EXISTING BUILDING

EXISTING BUILDING
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BENEFIT PARCEL 39.03
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234-24.00-38.00 DEED BOOK 5116, PG 192

EXISTING

62.34± ACRES   

(EX. LEISURE POINT  IS AR-1 /NON-CONFORMING

(COMBINATION 70.34± ACRES)

DEVELOPER'S CERTIFICATION:
IT IS HEREBY CERTIFIED THAT I AM THE OWNER/DEVELOPER OF THE PROPERTY DESCRIBED AND
SHOWN ON THIS PLAN.  THE PLAN WAS MADE AT MY DIRECTION, THAT I ACKNOWLEDGE THE SAME
TO BE MY ACT.  IT IS MY DESIRE TO HAVE THE PLAN RECORDED AS SHOWN AND IN ACCORDANCE
WITH ALL APPLICABLE LAWS AND REGULATIONS.

___________________________________________________________________ ____________________
ATWELL, LLC  DATE
ATTN: KURT BELECK
TWO TOWN SQUARE, SUITE 700
SOUTHFIELD, MI 48076
(248) 447-2099

SUSSEX COUNTY

INDEX OF SHEETS
SHEET NUMBER SHEET DESCRIPTION SHEET TITLE

1 CS0001 COVER SHEET

2 CS0002 CONDITIONAL USE PLAN

3 CS0201 EXISTING CONDITIONS PLAN

4 CS1001 PROPOSED CONDITIONS PLAN

5 CS2001 LANDSCAPE PLAN

6 CS2002 LANDSCAPE DETAILS
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IN FAVOR OF

RADIE K. MOORE AND CHESTER L. MOORE, GEORGE K. NIBLETT, SR., FRANCIS O NIBLETT, SR.,

RADIE K. MOORE, LEISURE POINT | PINE ACRES, INC, OTHER LANDS OF PINE ACRES, INC.

THEIR RESPECTIVE HEIRS, EXECUTORS, ADMINISTRATORS, SUCCESSORS AND ASSIGNS

PB 1115 PP 286-290 | DATED MAY 1, 1982

50-FOOT WIDE EXISTING OR PROPOSED PRIVATE DRIVE OR RIGHT-OF-WAY

BURDENING RADIE K. MOORE (P. 39.00 & 39.06), CHESTER L. MOORE (P.39.00)

AND GEORGE KENNETH AND ALDA O. NIBLETT, SR (P.39.02).

IN FAVOR OF

FRANCIS O. NIBLETT (P.39.03) AND GEORGE KENNETH NIBLETT, SR (P.39.02).,

THEIR HEIRS AND ASSIGNS, TENANTS, SERVANTS AND LICENSEES

PER DEED BOOK 743 PAGE 605 | FEBRUARY 21, 1975

50-FOOT WIDE EASEMENT ROAD PER PLOT BOOK 26 PAGE 59 | APRIL 16, 1982

"PARCEL FROM LANDS OF: FRANCIS W. MOORE, ESTATE"
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VARYING WIDTH EASEMENT| EXHIBIT A - PB 1115 PG 288
IN FAVOR OF

RADIE K. MOORE AND CHESTER L. MOORE, GEORGE K. NIBLETT, SR., FRANCIS O NIBLETT, SR.,
RADIE K. MOORE, LEISURE POINT | PINE ACRES, INC, OTHER LANDS OF PINE ACRES, INC.
THEIR RESPECTIVE HEIRS, EXECUTORS, ADMINISTRATORS, SUCCESSORS AND ASSIGNS

PB 1115 PP 286-290 | DATED MAY 1, 1982

50-FOOT WIDE EXISTING OR PROPOSED PRIVATE DRIVE OR RIGHT-OF-WAY
BURDENING RADIE K. MOORE (P. 39.00 & 39.06), CHESTER L. MOORE (P.39.00)

AND GEORGE KENNETH AND ALDA O. NIBLETT, SR (P.39.02).
IN FAVOR OF

FRANCIS O. NIBLETT (P.39.03) AND GEORGE KENNETH NIBLETT, SR (P.39.02).,
THEIR HEIRS AND ASSIGNS, TENANTS, SERVANTS AND LICENSEES

PER DEED BOOK 743 PAGE 605 | FEBRUARY 21, 1975

50-FOOT WIDE EASEMENT ROAD PER PLOT BOOK 26 PAGE 59 | APRIL 16, 1982
"PARCEL FROM LANDS OF: FRANCIS W. MOORE, ESTATE"

A

B

PARCEL DATA
TAX MAP ID SQUARE FEET ACRES

234-24.00-39.02 174,216.34 4.00

234-24.00-39.06 174,242.80 4.00

234-24.00-38.00 2,715,446.66 62.34

COMBINED PARCEL 3,063,905.80 70.34
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ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
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GENERAL NOTES :
1. THE BOUNDARY INFORMATION SHOWN ON THIS PLAT WAS TAKEN FROM DEED

BOOK 5116, PAGE 192 AND IS THE RESULT OF AN ACTUAL FIELD SURVEY BY
PENNONI ASSOCIATES, INC.  DATE OF SURVEY: DECEMBER 30, 2019.  BEARING
SYSTEM HAS BEEN ADJUSTED TO DELAWARE STATE PLANE, NAD83.

2. THE ENTRANCE AGREEMENT INFORMATION SHOWN ON THIS PLAT WAS TAKEN
FROM DEED BOOK 1115, PAGE 286. BEARING SYSTEM HAS BEEN ADJUSTED TO
DELAWARE STATE PLANE, NAD83.

3. THE 50' ACCESS AGREEMENT EASEMENT INFORMATION SHOWN ON THIS PLAT
WAS TAKEN FROM DEED BOOK 743, PAGE 605. BEARING SYSTEM HAS BEEN
ADJUSTED TO DELAWARE STATE PLANE, NAD83

4. THIS SURVEY DOES NOT VERIFY TO THE LOCATION AND/OR EXISTENCE OF
EASEMENTS OR RIGHTS OF WAY CROSSING SUBJECT PROPERTY AS NO TITLE
SEARCH WAS REQUESTED OR PROVIDED.

5. THIS PROPERTY APPEARS ON SUSSEX COUNTY TAX MAP 234-24.00 AS PARCELS
39.02 & 39.06 & 38.00

6. CLASS OF SURVEY: SUBURBAN

7. THE SUBJECT PROPERTIES ARE LOCATED IN ZONE 'X' ACCORDING TO FEMA
FLOODPLAIN MAP #10005C0343K, EFFECTIVE DATE 3/16/2015.  ZONE 'X' IS
DETERMINED TO BE OUTSIDE THE 500-YEAR FLOODPLAIN.

8. THERE ARE NO WETLANDS ON THE SITE ACCORDING TO THE DNREC
ENVIRONMENTAL NAVIGATOR WEBSITE (NAVMAP).

9.     EXISTING ZONING IS AR-1 (AGRICULTURAL RESIDENTIAL).

10.     PROPERTY OWNER: SUN LEISURE POINT RESORT, LLC.
                                                 27777 FRANKLIN ROAD, SUITE 200

SOUTHFIELD, MI 48034
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SECTION 115-172 H.
PARK OR CAMPGROUND FOR MOBILE CAMPERS, TENTS, CAMP TRAILERS, TOURING VANS AND THE LIKE, PROVIDED THAT:

1. ACCESS SHALL BE FROM A PUBLIC HIGHWAY HAVING A WIDTH OF AT LEAST 50 FEET, THAT THE      NUMBER AND LOCATION OF ACCESS
DRIVESSHALL BE CONTROLLED FOR TRAFFIC SAFETY AND PROTECTION OF SURROUNDING PROPERTIES, THAT NO CAMPING OR TRAILER SPACE
SHALL BE DESIGNED FOR DIRECT ACCESS TO A STREET OUTSIDE THE BOUNDARIES OF THE PARK AND THAT THE PRINCIPAL INTERIOR ACCESS
DRIVES SHALL BE AT LEAST 30 FEET IN WIDTH AND MAINTAINED AT LEAST 20 FEET IN WIDTH.

2. THE TOPOGRAPHY OF THE SITE SHALL BE SUCH AS TO FACILITATE RAPID DRAINAGE AND THAT ADEQUATE DRAINING FACILITIES SHALL BE
PROVIDED.

3. EVERY SUCH AREA SHALL BE AT LEAST 400 FEET FROM ANY EXISTING DWELLING ON PROPERTY OF OTHER OWNERSHIP AND SHALL BE AT
LEAST 100 FEET FROM ANY PUBLIC ROAD.

4. EACH CAMPSITE SHALL HAVE AN AREA OF AT LEAST 2,000 SQUARE FEET AND A WIDTH OF NOT LESS THAN 40 FEET. THE PARK WILL BE
SURROUNDED BY A LANDSCAPED SPACE 50 FEET WIDE ALONG ALL BOUNDARIES. THE BUFFER STRIP SHALL REMAIN FREE OF ANY BUILDINGS
OR STREETS. NO SITE SHALL BE OFFERED FOR SALE OR BE SOLD.

5. PROPER PROVISIONS SHALL BE MADE FOR PUBLIC WATER SUPPLY, TOILETS AND BATHING FACILITIES AND ELECTRIC CONNECTIONS.

6. SMALL RETAIL BUSINESSES INTENDED PRIMARILY FOR OCCUPANTS OF THE PARK AREA SHALL BE PERMITTED WITHIN THE PARK AREA.
GROCERY STORES, AUTOMATIC LAUNDRIES, BEAUTY SHOPS AND SIMILAR USES ARE APPROPRIATE.

7. PROPER PROVISION SHALL BE MADE FOR REFUSE STORAGE AND COLLECTION, SUBJECT AT ALL TIMES TO COUNTY REGULATIONS.

8. EACH CAMPGROUND OWNER MAY PROVIDE ONE ACCESSORY BUILDING ON EACH CAMPSITE TO BE USED FOR STORAGE PURPOSES ONLY AND
WHICH SHALL NOT BE USED FOR ANY PURPOSE OF HUMAN HABITATION. EACH STRUCTURE SHALL BE NO MORE THAN 64 FEET IN AREA AND
SHALL BE NO HIGHER THAN 10 FEET. FOR EACH CAMPGROUND WHERE THESE STRUCTURES ARE APPROVED, THEY SHALL BE OF UNIFORM
DESIGN AND SIZE AND SHALL BE UNIFORMLY PLACED ON EACH CAMPSITE. THE PLACEMENT OF THE AFORESAID STRUCTURES AND THEIR
DESIGN CHARACTERISTICS MUST BE APPROVED BY THE COMMISSION PRIOR TO ERECTION IN ANY CAMPGROUND. THIS SUBSECTION SHALL BE
APPLICABLE TO ALL CONFORMING AND NONCONFORMING CAMPGROUNDS.

 [AMENDED 5-26-1992 BY ORD. NO. 831]

9. WITH THE EXCEPTIONS OF STRUCTURES MENTIONED IN SUBSECTION H(8) ABOVE, THERE SHALL BE NO OTHER STRUCTURE OR MANUFACTURED
HOME LOCATED ON ANY CAMPSITE WITHIN A CAMPGROUND. ALL UNITS TO BE USED FOR THE PURPOSE OF HUMAN HABITATION SHALL BE
TENTS, TRAVEL TRAILERS, RECREATIONAL VEHICLES AND EQUIPMENT MANUFACTURED SPECIFICALLY FOR CAMPING PURPOSES. FOR THE
PURPOSE OF A RESIDENCE AND/OR OFFICE FOR THE PARK MANAGER, THERE MAY BE ONE STRUCTURE OR MANUFACTURED HOME WITHIN THE
CAMPGROUND AREA.

       [AMENDED 10-12-2010 BY ORD. NO. 2152; 10-12-2010 BY ORD. NO. 2152]

EXISTING CONDITIONS SHEET: CS1001

PROPOSED CONDITIONS SHEET: CS1002

EXISTING INGRESS &
EGRESS EASEMENT

PROPERTY LINE
ADJACENT PROPERTY LINE

BUILDING RESTRICTION LINE

IRON ROD FOUND
EXISTING SPOT ELEVATION25.00

EXISTING FENCE LINE

IRON PIPE FOUND
CONCRETE MONUMENT FOUND

LEGEND
EXISTING BUILDING

EXISTING 50' PRIVATE DRIVE RIGHT OF WAY TO
BENEFIT PARCEL 39.03

EXISTING EDGE OF ROADWAY

EXISTING TREELINE

EXISTING DRIVEWAY

EXISTING EDGE OF WATER
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DWELLING

EXISTING
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TM 234-24.00-39.03
N/F FRANCIS O. NIBLETT, SR. HRS.

ZONING: AR-1

TM 234-24.00-39.05
N/F ANTHONY P. DEGIRLOANO
DEED REF.: D.B. 2314, PG. 218

ZONING: AR-1

TM 234-24.00-39.04
N/F CHARLES H. MOORE, JR.
DEED REF.: D.B. 534, PG. 248

ZONING: AR-1

TM 234-24.00-39.01
N/F NANCY C. DEGIROLANO

DEED REF.: D.B. 2193, PG. 309
ZONING: AR-1

50.00'

TM 234-24.00-39.07
N/F FRANCIS O. NIBLETT, SR. HRS.

DEED REF.: D.B.742, PG. 995
ZONING: AR-1

TM 234-24.00-39.08
N/F FRANCIS O. NIBLETT, SR. HRS.

DEED REF.: D.B.742, PG. 995
ZONING: AR-1
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 PROPERTY LINE TO BE ABANDONED

40.00'

30.00'
20.00'

30.00'
20.00'

17.06'

50.00'

50.00'

50'-FOOT WIDE EXISTING OR PROPOSED PRIVATE
DRIVE OR RIGHT OF WAY BURDENING RADIE K.
MOORE (P. 39.00 & 39.06), CHESTER L. MOORE
(P.39.00) AND GEORGE KENNETH AND ALDA O.
NIBLETT, SR (39.02).
IN FAVOR OF FRANCIS O. NIBLETT (P.39.03) AND
GEORGE KENNETH NIBLETT, SR. (P.39.02).,  THEIR
HEIRS AND ASSIGNS, TENNENTS, SERVANTS AND
LICENSEES PER DEED BOOK 743 PAGE 605 /
FEBRUARY 21, 1975
50' FOOT WIDE EASEMENT ROAD PER PLOT BOOK
26 PAGE 59 / APRIL 16,1982 "PARCEL FROM LANDS
OF FRANCIS W. MOORE ESTATE"

VARYING WIDTH EASEMENT EXHIBIT A - PB 1115-
PG 288.  IN FAVOR OF, RADIE K. MOORE AND
CHESTER L. MOORE, GEORGE K. NIBLETT, SR.,
FRANCIS O. NIBLETT, SR., RADIE K. MOORE,
LEISURE POINT / PINE ACRES, INC. OTHER
LANDS OF PINE ACRES, INC.  THEIR RESPECTIVE
HEIRS, EXECUTIVES, ADMINISTRATORS,
SUCCESSORS AND ASSIGNS PB115,PG286-290 /
DATED MAY 1, 1982

VARYING WIDTH EASEMENT EXHIBIT A - PB 1115- PG 288
IN FAVOR OF, RADIE K. MOORE AND CHESTER L. MOORE,

GEORGE K. NIBLETT, SR., FRANCIS O. NIBLETT, SR., RADIE K.
MOORE, LEISURE POINT / PINE ACRES, INC. OTHER LANDS

OF PINE ACRES, INC.  THEIR RESPECTIVE HEIRS,
EXECUTIVES, ADMINISTRATORS,  SUCCESSORS AND

ASSIGNS PB115,PG286-290 / DATED MAY 1, 1982

TM 234-24.00-39.00
N/F CHARLES H. MOORE, JR. & NANCY MOORE

DEED REF.: D.B. 534, PG. 248
ZONING: AR-1

50.00'

50.00'
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22.94'

EXISTING

DEBRIS

M
OUNDS

50'-FOOT WIDE EXISTING OR PROPOSED PRIVATE
DRIVE OR RIGHT OF WAY BURDENING RADIE K.
MOORE (P. 39.00 & 39.06), CHESTER L. MOORE
(P.39.00) AND GEORGE KENNETH AND ALDA O.
NIBLETT, SR (39.02).
IN FAVOR OF FRANCIS O. NIBLETT (P.39.03) AND
GEORGE KENNETH NIBLETT, SR. (P.39.02).,  THEIR
HEIRS AND ASSIGNS, TENNENTS, SERVANTS AND
LICENSEES PER DEED BOOK 743 PAGE 605 /
FEBRUARY 21, 1975
50' FOOT WIDE EASEMENT ROAD PER PLOT BOOK
26 PAGE 59 / APRIL 16,1982 "PARCEL FROM LANDS
OF FRANCIS W. MOORE ESTATE"
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N: 230094.9793
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TM 234-24.00-38.00
N/F SUN LEISURE POINT RESORT, LLC

DEED REF.: D.B. 5116, PG. 192
ZONING: AR-1

AREA: 2,715,446.66 SF± (62.34 AC.±)
(TOTAL AREA INCLUSIVE OF

PARCELS 39.02 & 39.06 = 70.34± ACRES)

TM 234-24.00-39.02
N/F SUN LEISURE POINT, LLC
DEED REF.: D.B. 5116, PG. 192

ZONING: AR-1
AREA: 174,216.34 SF± (4.00 AC.±)

TO BE CONVEYED AS AN
EXTENSION OF PARCEL 38.00
(TOTAL AREA:  70.34± ACRES)

TM 234-24.00-39.06
N/F SUN LEISURE POINT, LLC
DEED REF.: D.B. 5116, PG. 192

ZONING: AR-1
AREA: 174,242.80 SF± (4.00 AC.±

TO BE CONVEYED AS AN
EXTENSION OF PARCEL 38.00
(TOTAL AREA 70.34± ACRES)
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DRAWING SCALE

DATE

PROJECT

ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATES; AND OWNER
SHALL INDEMNIFY AND HOLD HARMLESS PENNONI

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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EXISTING INGRESS &
EGRESS EASEMENT

PROPERTY LINE
ADJACENT PROPERTY LINE

BUILDING RESTRICTION LINE

IRON ROD FOUND
EXISTING SPOT ELEVATION25.00

EXISTING FENCE LINE

IRON PIPE FOUND
CONCRETE MONUMENT FOUND

LEGEND
EXISTING BUILDING

EXISTING 50' PRIVATE DRIVE RIGHT OF WAY TO
BENEFIT PARCEL 39.03

EXISTING DRIVEWAY



TM 234-24.00-39.03
N/F FRANCIS O. NIBLETT, SR. HRS.

ZONING: AR-1

TM 234-24.00-39.05
N/F ANTHONY P. DEGIRLOANO
DEED REF.: D.B. 2314, PG. 218

ZONING: AR-1

TM 234-24.00-39.04
N/F CHARLES H. MOORE, JR.
DEED REF.: D.B. 534, PG. 248

ZONING: AR-1

TM 234-24.00-39.01
N/F NANCY C. DEGIROLANO

DEED REF.: D.B. 2193, PG. 309
ZONING: AR-1

TM 234-24.00-39.07
N/F FRANCIS O. NIBLETT, SR. HRS.

DEED REF.: D.B.742, PG. 995
ZONING: AR-1

TM 234-24.00-39.08
N/F FRANCIS O. NIBLETT, SR. HRS.

DEED REF.: D.B.742, PG. 995
ZONING: AR-1
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17.06'

50.00'

50.00'

50'-FOOT WIDE EXISTING OR PROPOSED PRIVATE
DRIVE OR RIGHT OF WAY BURDENING RADIE K.
MOORE (P. 39.00 & 39.06), CHESTER L. MOORE
(P.39.00) AND GEORGE KENNETH AND ALDA O.
NIBLETT, SR (39.02).
IN FAVOR OF FRANCIS O. NIBLETT (P.39.03) AND
GEORGE KENNETH NIBLETT, SR. (P.39.02).,  THEIR
HEIRS AND ASSIGNS, TENNENTS, SERVANTS AND
LICENSEES PER DEED BOOK 743 PAGE 605 /
FEBRUARY 21, 1975
50' FOOT WIDE EASEMENT ROAD PER PLOT BOOK
26 PAGE 59 / APRIL 16,1982 "PARCEL FROM LANDS
OF FRANCIS W. MOORE ESTATE"

VARYING WIDTH EASEMENT EXHIBIT A - PB 1115-
PG 288.  IN FAVOR OF, RADIE K. MOORE AND
CHESTER L. MOORE, GEORGE K. NIBLETT, SR.,
FRANCIS O. NIBLETT, SR., RADIE K. MOORE,
LEISURE POINT / PINE ACRES, INC. OTHER
LANDS OF PINE ACRES, INC.  THEIR RESPECTIVE
HEIRS, EXECUTIVES, ADMINISTRATORS,
SUCCESSORS AND ASSIGNS PB115,PG286-290 /
DATED MAY 1, 1982

VARYING WIDTH EASEMENT EXHIBIT A - PB 1115- PG 288
IN FAVOR OF, RADIE K. MOORE AND CHESTER L. MOORE,

GEORGE K. NIBLETT, SR., FRANCIS O. NIBLETT, SR., RADIE K.
MOORE, LEISURE POINT / PINE ACRES, INC. OTHER LANDS

OF PINE ACRES, INC.  THEIR RESPECTIVE HEIRS,
EXECUTIVES, ADMINISTRATORS,  SUCCESSORS AND

ASSIGNS PB115,PG286-290 / DATED MAY 1, 1982

TM 234-24.00-39.00
N/F CHARLES H. MOORE, JR. & NANCY MOORE

DEED REF.: D.B. 534, PG. 248
ZONING: AR-1
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DRIVE OR RIGHT OF WAY BURDENING RADIE K.
MOORE (P. 39.00 & 39.06), CHESTER L. MOORE
(P.39.00) AND GEORGE KENNETH AND ALDA O.
NIBLETT, SR (39.02).
IN FAVOR OF FRANCIS O. NIBLETT (P.39.03) AND
GEORGE KENNETH NIBLETT, SR. (P.39.02).,  THEIR
HEIRS AND ASSIGNS, TENNENTS, SERVANTS AND
LICENSEES PER DEED BOOK 743 PAGE 605 /
FEBRUARY 21, 1975
50' FOOT WIDE EASEMENT ROAD PER PLOT BOOK
26 PAGE 59 / APRIL 16,1982 "PARCEL FROM LANDS
OF FRANCIS W. MOORE ESTATE"
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EXISTING INGRESS &
EGRESS EASEMENT

EVERY SUCH AREA = CAMPSITE
= § 115-172 H (3) "EVERY SUCH AREA SHALL BE AT LEAST 400

FEET FROM AN EXISTING DWELLING ON PROPERTY OF OTHER
OWNERSHIP ..."

PROPERTY LINE

ADJACENT PROPERTY LINE

BUILDING RESTRICTION LINE

IRON ROD FOUND
EXISTING SPOT ELEVATION25.00

EXISTING FENCE LINE

IRON PIPE FOUND
CONCRETE MONUMENT FOUND

PROPOSED CENTERLINE ROAD

PROPOSED ASPHALT PAVEMENT

PROPOSED CONCRETE

LEGEND

PROPOSED LANDSCAPE BUFFER

E
PROPOSED SANITARY SEWER SERVICE

PROPOSED ELECTRIC SERVICE

PROPOSED WATER SERVICE

EXISTING BUILDING

EXISTING BUILDING

PROPOSED GRAVEL

PROPOSED FENCE LINE

EXISTING 50' PRIVATE DRIVE RIGHT
OF WAY TO BENEFIT PARCEL 39.03

BOARD OF ADJUSTMENT
BOARD OF ADJUSTMENT CASE NUMBER: 12428
THE BOARD GRANTED A VARIANCE OF 266' FROM THE 400' SEPARATION
DISTANCE REQUIRED PURSUANT TO SUSSEX COUNTY CODE §115-172H(3).

PROPOSED 400 FOOT SET BACK. § 115-172 H (3)
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PROPOSED

LARGE DECIDUOUS SHADE TREE (QP)

DESCRIPTION

LANDSCAPE LEGEND

MEDIUM/LARGE CONIFEROUS TREE (PA)

MEDIUM DECIDUOUS TREE (CF)

LARGE DECIDUOUS SHADE TREE (AR)

MEDIUM/LARGE CONIFEROUS TREE (PS)

MEDIUM DECIDUOUS TREE (CC)

LARGE DECIDUOUS SHADE TREE (QB)

LANDSCAPE CERTIFICATION:
I HEREBY CERTIFY THAT THIS PLAN HAS BEEN PREPARED UNDER MY
SUPERVISION AND TO THE BEST OF MY KNOWLEDGE COMPLIES WITH
THE APPLICABLE REGULATIONS AND LAWS OF THE STATE OF
DELAWARE.

_________________________________________________________________
ERIC W. WAHL, RLA (DE# S1-0000409) DATE
PENNONI ASSOCIATES INC.
18072 DAVIDSON DRIVE MILTON, DE 19968

20' LANDSCAPE BUFFER

20' LANDSCAPE BUFFER

20' LANDSCAPE BUFFER

1"=40'

PROPOSED 6 FOOT HIGH
VINYL PRIVACY FENCE

EXISTING WOODS

EXISTING WOODS

EXISTING
WOODS

EXISTING INGRESS &
EGRESS EASEMENT

PROPERTY LINE
ADJACENT PROPERTY LINE

BUILDING RESTRICTION LINE

IRON ROD FOUND
EXISTING SPOT ELEVATION25.00

EXISTING FENCE LINE

IRON PIPE FOUND
CONCRETE MONUMENT FOUND

PROPOSED CENTERLINE ROAD

PROPOSED ASPHALT PAVEMENT

PROPOSED CONCRETE

LEGEND

PROPOSED LANDSCAPE BUFFER

E
PROPOSED SANITARY SEWER SERVICE

PROPOSED ELECTRIC SERVICE

PROPOSED WATER SERVICE

EXISTING BUILDING

EXISTING BUILDING

PROPOSED GRAVEL

PROPOSED FENCE LINE

EXISTING 50' PRIVATE DRIVE RIGHT OF
WAY TO BENEFIT PARCEL 39.03

PROPOSED 400 FOOT SET BACK. § 115-172 H (3)

PROPOSED 6 FOOT HIGH
VINYL PRIVACY FENCE

PROPOSED 6 FOOT HIGH
VINYL PRIVACY FENCE
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DRAWING SCALE

DATE

PROJECT

ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATES; AND OWNER
SHALL INDEMNIFY AND HOLD HARMLESS PENNONI

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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OUTSIDE EDGE OF ROOTBALL

MULCHED INTERIOR OF SAUCER RING.

NOTE: SUFFICIENT CLEARANCE SHALL BE MAINTAINED BETWEEN TREES AND
UTILITY FACILITIES SO AS TO NOT HINDER USE OR ACCESS TO SAID FACILITIES.
CONTRACTOR SHALL LOCATE ALL UNDERGROUND UTILITES PRIOR TO DIGGING.

2"X2"X24" CEDAR WOOD STAKE (TYP.). REMOVE AFTER TWO
COMPLETE GROWING SEASONS.

1.25" WIDE NYLON STRAP OR RUBBER CHAFING GUARD.

EARTHEN SAUCER RING SET 6" MIN. FROM OUTSIDE EDGE OF
ROOTBALL.

GALVANIZED TENSION GUY WIRE (TYP.).  PROVIDE BID
ADD ALTERNATE FOR TURNBUCKLES OR OTHER
METHODS TO MAINTAIN WIRE TENSION.

FINISHED GRADE.

PIT SUMP AS NEEDED PER SOIL PERK TEST.  INSTALL 6" DIA. PVC PERF.
PIPE FILLED W/ 3/4" GRAVEL.

UNDISTURBED EARTH

PLANT PIT HOLE WALLS TO BE SCARIFIED. DEPTH AS NEEDED TO SET TOP OF
ROOTBALL FLUSH WITH FINISH GRADE.

PIT BACKFILL MIX PER SPECIFICATIONS AND/OR NOTES.  APPLY FERTILIZERS
CLEAR OF TREE ROOTBALL.

SAUCER RING 6" MIN. FROM OUTSIDE EDGE OF ROOTBALL.  WATER
INSIDE OF RING TWICE TO SETTLE PIT BACKFILL.

TOP OF ROOT BALL SET TO MEET FINISHED GRADE.  REMOVE
BURLAP, BURLAP TIES, AND WIRE BASKET FROM THE TOP 1/3 OF
THE ROOTBALL.  REMOVE ALL NYLON STRING, PLASTIC LINERS
AND OTHER SYNTHETIC MATERIALS.

4-5" DEPTH MULCH INSIDE SAUCER RING.

12" HEIGHT TRUNK BASE SHIELD OF 6" CORRUGATED PIPE OR
APPROVED EQUAL.

(3) 8' LONG GREEN METAL "T" OR 3"Ø PINE STAKES.  REMOVE
STAKES AFTER 2 FULL GROWING SEASONS.

GALVANIZED TENSION WIRE SET LEVEL W/ WARNING FLAGS
ON EACH WIRE.  PROVIDE BID ALTERNATE FOR TUNBUCKLES
OR OTHER MEANS TO MAINTAIN WIRE TENSION.

1" X 16" NYLON TIE STRAP OR RUBBERIZED CHAFING GUARD.

PRUNE TREE CANOPY AT TIME OF STAKE REMOVAL.

6" MIN.

2'
 m

in
.

120°
120°

PLAN

SECTION

6'
 M

AX
.

2.5 TO 3 TIMES ROOT
BALL WIDTH

6" MAX.

5" MIN.

12"

6" MIN.

120°

REMOVE ALL TAGS AND LABELS

2.5 TO 3 X ROOT BALL WIDTH

PLANTING PIT W/ SCARIFIED SIDES AND
BOTTOM. SEE PIT SIZE CHART BELOW
FOR MINIMUM WIDTH

PIT BACKFILL MIX PER NOTES AND/OR
SPECIFICATIONS

3-4" SOIL SAUCER RING FOR #5 GAL
SHRUBS AND LARGER. WATER RING
TWICE PRIOR TO MULCHING IN ORCER
TO SETTLE ROOT BALL INTO SOIL MIX.

2-3" DEPTH MULCH INSIDE SAUCER RING
OR CONTINUOUS MULCHING FOR MASS
PLANTINGS

TOP OF ROOT BALL SET TO MATCH
FINISHED GRADE.  APPLY FERTILIZER
CLEAR OF SHRUB TRUNK PER
MANUFACTURER SPECIFICATIONS.

C

SHRUB SIZE

#1 GALLON
#3 GALLON
#5 GALLON

MIN. PIT WIDTH

18"
30"
42"

4" MIN.

SHRUB PLANTING

N.T.S.

60° MAX.
45° MIN.

FINISHED GRADE WITH ADJACENT PLANTING TREATMENT.

GALVANIZED TENSION STAKE WIRE.  PROVIDE BID ADD ALTERNATE OF
TURNBUCKLES OR OTHER METHOD TO MAINTAIN WIRE TENSION.

TOP OF ROOT BALL SET FLUSH WITH FINISHED GRADE.  REMOVE
BURLAP, BURLAP TIES, AND WIRE BASKET FROM THE TOP 1/3 OF THE
ROOTBALL.  REMOVE ALL NYLON STRING, PLASTIC LINERS AND OTHER
SYNTHETIC MATERIALS.

1.25" WIDE NYLON STRAP OR RUBBER CHAFING GUARD.

GALVANIZED TENSION GUY WIRE.  PROVIDE BID ADD ALTERNATE OF
TURNBUCKLES TO MAINTAIN WIRE TENSION.

1/2" X 18" WHITE PVC WARNING COVER OR WARNING FLAGS.

4-5" DEPTH MULCH PER NOTES AND/OR SPECIFICATIONS.  BID ADD
ALTERNATE OF 1" DEPTH COMPOST BELOW 3-4" DEPTH MULCH.

2"X2"X24" CEDAR WOOD STAKE, SET 12" MIN. INTO UNDISTURBED
EARTH.

5"-6"  SOIL SAUCER RING.

PIT SUMP AS NEEDED PER SOIL PERK TEST.  INSTALL 6" DIA. PVC PERF.
PIPE FILLED W/ 3/4" GRAVEL.

B

ROOT BALL SET ATOP UNDISTURBED EARTH.

PIT WALLS SCARIFIED. PIT DEPTH AS NEED SO THAT TRUNK WET
COLLAR MATCHES SURROUNDING FINISHED GRADE.

PIT BACKFILL PER NOTES AND/OR SPECIFICATIONS.

EVERGREEN TREE PLANTING AND STAKING
N.T.S.

SECTION

6" MAX.

5" MIN.

1.25" WIDE NYLON STRAP OR RUBBER CHAFING GUARD.

5"-6"  SOIL WATERING SAUCER RING.

(3) 2"X2"X24" CEDAR WOOD STAKES, SPACED EQUALLY ABOUT TREE.
REMOVE AFTER TWO COMPLETED GROWING SEASONS.

PLAN

120°

120°

120°

2.5 TO 3 TIMES ROOT BALL WIDTH

12"

CANOPY TREE PLANTING AND GUYINGA N.T.S.

1. ALL PLANTS TO BE TRUE TO SPECIES, IN A RIGOROUS STATE OF GROWTH, MEET WITH THE LATEST STANDARDS
PUBLISHED BY THE AMERICAN ASSOCIATION OF NURSERYMEN, AND BE FREE OF INSECTS, PESTS AND DISEASES.  NO
MATERIAL SUBSTITUTIONS ARE PERMITTED WITHOUT THE WRITTEN APPROVAL  OF THE LANDSCAPE ARCHITECT

2. CONTRACTOR SHALL OBTAIN A DIGITAL FILE FROM LANDSCAPE ARCHITECT AS NEEDED TO PROPERLY STAKE OUT
PROPOSED TREE LOCATIONS

3. REFER TO PROJECT SPECIFICATIONS FOR ALL REQUIREMENTS AND SUBMITTALS NOT COVERED IN THESE NOTES,
DETAILS, AND DRAWINGS.

4. CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES BETWEEN THE PLANS, NOTES, AND
SPECIFICATIONS.

5. MULCH:
5.1. NATIVE SHREDDED HARDWOOD MIXED WITH NATIVE LEAF LITTER.  SUBMIT SAMPLE TO LANDSCAPE ARCHITECT FOR

APPROVAL.
5.2. APPLY 1-2" DEPTH OF FINELY SHREDDED MULCH OVER GROUNDCOVER AND PERENNIAL BEDS.
5.3. APPLY 2-3" DEPTH MULCH OVER SHRUB BEDS AND INSIDE SHRUB SAUCER RINGS.
5.4. APPLY 4-5" DEPTH MULCH INSIDE TREE SAUCER RINGS.

6. FINE GRADING:
FINE GRADE ALL GROUNDCOVER AND SHRUB BED PRIOR TO PLANTING. HAND GRADE ALL PROPOSED LAWN AREAS
PRIOR TO HYDRO SEEDING OR LAYING SOD. REMOVE ALL ROCKS, CLUMPS, AND FOREIGN DEBRIS GREATER THAN 1

2"
DIAMETER.

7. TOPSOIL:
  CONTRACTOR SHALL OBTAIN SOILS TESTS FROM THE DELAWARE DEPARTMENT OF AGRICULTURE EXTENSION OFFICE

(OR EQUAL) AND FURNISH A COPY OF SAID REPORT TO LANDSCAPE ARCHITECT. PRE COUNTY REQUIREMENTS. 6"
MINIMUM TOPSOIL SHALL BE PROVIDED THROUGHOUT THE SITE. PROVIDE 12" DEPTH TOP SOIL FOR ALL
GROUNDCOVER PERENNIAL  AND SEASONAL PLANTING BEDS. PROVIDE 18" DEPTH TOP SOIL FOR ALL TREE AND SHRUB
BEDS.

8. PLANT PITS AND BACKFILL:
8.1. ALL TREE PITS TO BE A MINIMUM OF 2.5 TIMES THE WIDTH OF THE ROOT BALL AND SHRUB PITS TO BE A MINIMUM OF

2 TIMES THE WIDTH OF THE CONTAINER OR ROOT BALL
8.2. CONTRACTOR SHALL PERFORM A 24 HOUR PERK TEST ON TREE PITS. WATER SHOULD DRAIN FREELY FROM THE

HOLE WITHIN A 24 HOUR PERIOD.
8.3. SET TREE AND PIT DEPTH SUCH THAT THE TRUNK COLLAR OR WET LINE MATCHES THAT OF THE PROPOSED FINISH

GRADE. IN POOR DRAINING SOILS CONDITIONS, SET TOPS OF ROOT BALLS APPROXIMATELY 2" ABOVE PROPOSED
FINISH GRADE.

8.4. FOR BALLED AND BURLAPPED TREES, REMOVE THE TOP 1
3 OF THE ROOT BALL CAGE PRIOR TO BACKFILL. REMOVE

ALL TWINE AND TIES FROM THE TRUNK OF THE TREE.
8.5. STANDARD PIT BACKFILL SHALL CONSIST OF 1

2 NATIVE SOIL, 1
4 COMPOST, AND 1

4 SPHAGNUM PEAT MOSS MIXED
LIBERALLY TOGETHER. FOR POORLY DRAINING NATIVE SOIL CONDITIONS, PIT BACKFILL SHALL CONSIST OF 12 NATIVE
SOIL, 14 COMPOST, AND 14 SAND MIXED LIBERALLY. ADJUST STANDARD FILL MATERIAL MIX WHERE STRUCTURAL SOILS
ARE REQUIRED.

8.6. AROUND EACH TREE SHAPE A 5-6" TALL SOIL SAUCER RING WITH THE INSIDE RING DIAMETER 12" WIDER THAN THE
ROOT BALL. AROUND EACH SHRUB, SHAPE A 3-4" TALL SOIL SAUCER RING WITH AN INSIDE DIAMETER OF 8" WIDER
THAN THE ROOT BALL.

8.7. SETTLE TREE AND SHRUB PIT BACKFILL BY WATERING THE INTERIOR OF SAUCER RING TWICE BEFORE MULCHING.

9. TREE STAKING AND GUYING
ALL TREES GREATER THAN 1.75" IN CALIPER OR 6' IN HEIGHT SHALL BE STAKED OR GUYED AS SHOWN IN DETAILS.
LASSO TIES SHALL BE OF 1-1/4" WIDE NYLON STRAPS OR OF FLEXIBLE PLASTIC THAT WILL NOT CHAFE, SCAR OR
DAMAGE TREE LIMBS.  STAKE  AND GUY CHORDS SHALL BE FLAGGED OR COVERED WITH APPROPRIATE MATERIALS SO
THAT THEY ARE READILY VISIBLE. PROVIDE THREE (3) STAKES OR GUYS MINIMUM PER TREE, SPACED EQUALLY ABOUT
THE TRUNK BASE.  TWO (2) STAKES MINIMUM MAY BE USED IN NARROW, WIND-SHELTERED AREAS WHERE
STANDARD STAKING OR GUYING WILL CANNOT FIT.  CONTRACTOR SHALL REMOVE ALL STAKING AND GUYING
MATERIALS AFTER ONE COMPLETE GROWING SEASON.  ALTERNATIVE STAKING METHODS PROPOSED MUST BE
SUBMITTED TO LANDSCAPE ARCHITECT FOR APPROVAL.

10. FERTILIZERS:
FERTILIZERS FOR LAWNS, BEDS, AND TREE & SHRUB PITS SHALL BE DETERMINED THOUGH THIRD PARTY SOILS
TESTING FURNISHED BY THE CONTRACTOR.  CONTRACTOR SHALL SUBMIT SOILS TEST RESULTS AND  PROPOSED
FERTILIZER PRODUCT(S)  SPECIFICATIONS TO LANDSCAPE ARCHITECT FOR APPROVAL.

11. LANDSCAPE DRAINAGE:
THE LANDSCAPE PLAN HAS BEEN PREPARED WITH EXISTING AND PROPOSED GRADIENT DATA PER THE CIVIL
ENGINEER. CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES IN EXISTING CONDITIONS
OR PROPOSED GRADING THAT WOULD COMPROMISE THE PROPER INSTALLATION AND POSITIVE DRAINAGE OF
PROPOSED LANDSCAPE PLANTINGS AND/OR SITE ELEMENTS.

12. SEEDED AREAS:
        THE LIMIT OF SEEDING SHALL EXTEND TO ALL NON SODDED AREAS DISTURBED BY CONSTRUCTION.  CONTRACTOR

SHALL SUBMIT APPROPRIATE NATIVE GRASS SEED MIX(ES) SPECIFICATIONS TO LANDSCAPE ARCHITECT FOR
APPROVAL.  AREA SEEDING SHALL BE AT A RATE OF APPROXIMATELY 1 LBS PER 2000 SF OR PER SEED MIX
RECOMMENDATIONS TO ACHIEVE THE DESIRABLE PLS APPLICATION RATE.  ALL SEED AREA SHALL APPLIED WITH
HYDROMULCH OR WITH OTHER TACKIFYING METHODS TO ENSURE SOIL STABILITY THROUGH TO GERMINATION AND
ESTABLISHMENT OF THE SEEDED AREA.

13. MAINTENANCE PERIOD AND GUARANTEE:
        CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIALS THROUGH ONE COMPLETE GROWING SEASON AFTER INITIAL

PLANTING. NURSERY PLANT SELECTION MAY BE COORDINATED WITH LANDSCAPE ARCHITECT, BUT SHALL NOT
EXEMPT CONTRACTOR FROM MAINTENANCE PERIOD RESPONSIBILITIES AND GUARANTEES.  CONTRACTOR SHALL
NOTIFY LANDSCAPE ARCHITECT 2 WEEKS IN ADVANCE TO SCHEDULE AN APPOINTMENT FOR FIELD SELECTION OF
PLANT MATERIALS.

14. QUALIFICATIONS, INSPECTIONS, AND APPROVALS:
        A STATEMENT OF QUALIFICATION SHALL BE SUBMITTED TO LANDSCAPE ARCHITECT AND OWNER AT BID SUBMISSION.

BONDING: AT OWNER'S DISCRETION, BONDING MAY BE REQUIRED BY THE CONTRACTOR, OR PROOF OF BONDABLE
STATUS. REFER TO SPECIFICATIONS FOR LANDSCAPE INSPECTIONS SCHEDULE AND MATERIALS TESTING NOT
COVERED IN THESE NOTES. RESULTS FROM ALL REQUIRED MATERIALS TESTING TO BE SUBMITTED TO THE
LANDSCAPE ARCHITECT FOR APPROVAL.  A NOTICE OF FINAL ACCEPTANCE SHALL BE ISSUED TO CONTRACTOR BY THE
LANDSCAPE ARCHITECT UPON LANDSCAPE ARCHITECT AND OWNER APPROVAL OF ALL REQUIRED TESTING, MOCK-UPS
AND SAMPLES, AND THE SATISFACTORY COMPLETION OF ALL LANDSCAPE CONSTRUCTION PUNCH-LIST ITEMS AND
SUBMISSION OF WRITTEN GUARANTEES. A NOTICE OF CONDITIONAL ACCEPTANCE MAY BE ISSUED IN LIEU OF A
FINAL ACCEPTANCE NOTICE BY LANDSCAPE ARCHITECT AT THE OWNER'S DISCRETION AND UNDER THE OWNER'S
TERMS.

15. PER SUSSEX COUNTY ZONING ORDINANCE NO. 1984 SECTION 99-5 - FORESTED AND/OR LANDSCAPE BUFFER STRIP
           A.  A MINIMUM TOTAL OF 15 TREES PER EVERY 100' OF STRIP
                 70% DECIDUOUS SPECIES
                 30% EVERGREEN SPECIES

16. QUALITY AND SIZE OF PLANTS, SPREAD OF ROOTS, AND SIZE OF BALLS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS OF THE AMERICAN ASSOCIATION OF NURSERYMEN "AMERICAN STANDARDS FOR  NURSERY STOCK".

17. CONTRACTOR SHALL BE REQUIRED TO GUARANTEE ALL PLANT MATERIALS FOR A PERIOD OF ONE YEAR AFTER
INSTALLATION IS COMPLETE AND FINAL ACCEPTANCE OF PHASE I SITE WORK HAS BEEN GIVEN.  AT THE END OF ONE
YEAR ALL PLANT MATERIAL WHICH IS DEAD OR DYING SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE AS
ORIGINALLY SPECIFIED.

18. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO UTILITIES AND MAY MAKE MINOR 
ADJUSTMENTS IN SPACING AND/OR LOCATION OF PLANT MATERIALS. CONTRACTOR TO VERIFY "AS BUILT" LOCATION OF
ALL UTILITIES.

19. NO SUBSTITUTIONS SHALL BE MADE WITHOUT APPROVAL OF THE OWNER.

20. ALL AREAS NOT STABILIZED IN PAVING OR PLANT MATERIALS SHOULD BE SEEDED AND MULCHED. (SEE EROSION &
SEDIMENT CONTROL PLAN.)

21. EVERGREEN TREES SHALL HAVE A FULL, WELL-BRANCHED, CONICAL FORM TYPICAL OF THE SPECIES.

22. ALL DECIDUOUS SHADE TREES SHALL BRANCH A MINIMUM OF 12'-0" ABOVE GROUND LEVEL.  TREES SHALL BE PLANTED
AND STAKED IN ACCORDANCE WITH THE STAKING DETAIL SHOWN.

23. THE FULL EXTENT OF ALL PLANTING BEDS SHALL RECEIVE 4" OF TOPSOIL AND 3" 0F BARK MULCH PER SPECIFICATIONS.

24. THE CONTRACTOR SHALL SUPPLY ALL PLANT MATERIALS IN QUANTITIES SUFFICIENT TO COMPLETE THE PLANTINGS
SHOWN ON THIS DRAWING AND AS SPECIFIED.

25. ALL PLANTS SHALL BEAR THE SAME RELATIONSHIP TO FINISHED GRADE AS THE PLANT'S ORIGINAL GRADE BEFORE
DIGGING.

26. THE CONTRACTOR IS EXPECTED TO MAINTAIN PLANTINGS, INCLUDING WATERING ALL PLANTS ANY TIME FROM APRIL TO
DECEMBER WHEN NATURAL RAINFALL IS LESS THAN ONE INCH PER WEEK.

27. THE DEVELOPER OR HOME OWNERS ASSOCIATION SHALL BEAR THE RESPONSIBILITY OF REPLACING ANY LANDSCAPING
WITHIN SUSSEX COUNTY SEWER EASEMENTS THAT IS DESTROYED OR DAMAGED DUE TO SEWER SYSTEM
MAINTENANCE, REPLACEMENT, OR EXTENSION.

28. IF APPLICABLE, THE ACTUAL STREET TREE LOCATION SHALL BE COORDINATED DURING LOT CONSTRUCTION.  STREET
TREES SHALL BE LOCATED WITHIN A 20 FEET OF THE LOCATION SHOWN ON THE PLANS.  A 10-FOOT HORIZONTAL
CLEARANCE SHALL BE MAINTAINED FROM ALL WATER AND SEWER LATERALS.

29. ALL DECIDUOUS TREES THAT ARE PLANTED TO ESTABLISH THE BUFFER PLANTINGS SHALL HAVE A MINIMUM CALIPER OF
1.5 INCHES AND A MINIMUM HEIGHT OF SIX FEET ABOVE GROUND WHEN PLANTED IN ORDER TO INSURE THAT THE
TREES WILL BE CAPABLE OF OBTAINING A MINIMUM HEIGHT OF 10 FEET ABOVE GROUND WITHIN FIVE YEARS OF
BEING PLANTED.

30. ALL EVERGREEN TREES THAT ARE PLANTED TO ESTABLISH THE BUFFER PLANTINGS SHALL HAVE A MINIMUM HEIGHT
OF FIVE FEET ABOVE GROUND WHEN PLANTED IN ORDER TO INSURE THAT THEY ARE REASONABLY CAPABLE OF
ATTAINING A MINIMUM HEIGHT OF 10 FEET ABOVE GROUND WITHIN FIVE YEARS OF BEING PLANTED.

31. THE BUFFER AREA SHALL HAVE A FINAL GRADE THAT CONTAINS A MINIMUM OF FOUR INCHES OF TOPSOIL AND A
SUITABLE GRASS MIX PLANTED AS SACRIFICIAL COVER BETWEEN THE BUFFER TREES FOR SOIL STABILIZATION UNTIL
THE NEWLY PLANTED TREES BECOME LARGER. THE PLAN MAY SUBSTITUTE WOOD CHIPS FOR PLANTED GRASS
BETWEEN THE BUFFER TREES IN RESPECT TO BOTH NEWLY PLANTED AND EXISTING TREES, AS DETERMINED BY THE
LANDSCAPE ARCHITECT.

32. THE FORESTED AND/OR LANDSCAPE BUFFER SHALL BE INSTALLED WITHIN 18 MONTHS FROM THE DATE SITE WORK IS
AUTHORIZED TO COMMENCE, AS DOCUMENTED BY A NOTICE TO PROCEED LETTER FROM THE COMMISSION.

33. THE LAND DEVELOPER SHALL BE HELD RESPONSIBLE FOR THE HEALTH AND SURVIVAL OF THE TREES, INCLUDING
REGULAR NECESSARY WATERING FOR A MINIMUM OF TWO YEARS OR UNTIL SUCH LATER DATE AS THE MAINTENANCE
RESPONSIBILITIES ARE TRANSFERRED TO A HOMEOWNERS' ASSOCIATION; PROVIDED, HOWEVER, THAT THE
DEVELOPER SHALL REPLACE ANY TREES THAT DIE DURING THE MINIMUM TWO-YEAR DEVELOPER MAINTENANCE PRIOR
TO TRANSFERRING MAINTENANCE RESPONSIBILITIES TO A HOMEOWNERS' ASSOCIATION.

34. THE PERPETUAL MAINTENANCE OF THE BUFFER PLANTINGS BY A HOMEOWNERS' ASSOCIATION SHALL BE ASSURED
THROUGH THE RESTRICTIVE COVENANTS AND/OR HOMEOWNERS' ASSOCIATION DOCUMENTS WHICH ARE OBLIGATORY
UPON THE PURCHASERS THROUGH ASSESSMENTS BY THE HOMEOWNERS' ASSOCIATION.

LANDSCAPE CERTIFICATION:
I HEREBY CERTIFY THAT THIS PLAN HAS BEEN PREPARED UNDER MY
SUPERVISION AND TO THE BEST OF MY KNOWLEDGE COMPLIES WITH
THE APPLICABLE REGULATIONS AND LAWS OF THE STATE OF
DELAWARE.

_________________________________________________________________
ERIC W. WAHL, RLA (DE# S1-0000409) DATE
PENNONI ASSOCIATES INC.
18072 DAVIDSON DRIVE MILTON, DE 19968

LANDSCAPE NOTES
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: January 21st, 2021 

 

Application: CZ 1891 Chappell Farm, LLC 

 

Applicant:  Becker Morgan Group, Inc. 

   309 South Governors Ave 

   Dove, DE 19904 

 

Owner:  Chappell Farm, LLC 

   30045 Eagles Crest Road Unit 2 

   Milton, DE 19968 

 

Site Location:  30511 Cave Neck Road, Milton. The property is on the southwest corner 

of Cave Neck Road (S.C.R 88) and Coastal Hwy (Route 1) 

 

Current Zoning: AR-1 - Agricultural Residential Zoning District  

 

Proposed Zoning:   MR – Medium Density Residential Zoning District 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Schaeffer 

 

School District: Cape Henlopen School District 

 

Fire District:  Lewes Fire Department  

 

Sewer:   Septic 

 

Water:    Private 

 

Site Area:   6.4 acres +/- 

 

Tax Map ID.:   235-23.00-1.02 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Christin Scott, Planner I  
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: January 4, 2021 
RE: Staff Analysis for CZ 1891 Chappell Farm, LLC 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1891 Chappell Farm, LLC to be reviewed during the January 21, 2021 
Planning Commission Meeting. This analysis should be included in the record of this application 
and is subject to comments and information that may be presented during the public hearing.  
 
The request is for a Change of Zone for Tax Parcel 235-23.00-1.02 (portion of) to allow for a 
change of zone from an Agricultural Residential (AR-1) Zoning District to a Heavy Commercial 
(C-3) Zoning District and Medium Residential (MR) Zoning Disrtict. The parcel is located on the 
northwest corner of Coastal Highway (Route 1) and Cave Neck Road (Route 88). The portion of 
the parcel to be rezoned contains 6.4 acres +/-. 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use map in the plan indicates that the subject property has a land use designation 
of “Coastal Area”. The properties to the north have the land use designation of “Existing 
Development Area”, the properties to the south have the land use designation of “Coastal Area” 
and the properties to the east and west have the land use designation of “Low Density Area”. 
 
The Coastal Area is designated to encourage growth and development provided that environmental 
concerns are addressed. The Coastal Area may include various types of housing, small-scale retail 
and office, light commercial, and institutional land uses. Sussex County’s base density of two (2) 
units per acre is standard. Medium and higher densities (4-12 units per acre) may be appropriate in 
select locations. 
 
The 2018 Sussex County Comprehensive Plan outlines Zoning Districts by their applicability to 
each Future Land Use category. Under Table 4.5-2 “Zoning Districts Applicable to Future Land 
Use Categories”, the Heavy Commercial (C-3) Zoning District is listed as an applicable zoning 
district in the “Coastal Area.”  
 
Additionally, the subject property is zoned Agricultural Residential (AR-1). The properties to the 
west as well as the properties on the opposite (western) side of Coastal Highway (Route 1) are 
zoned Agricultural Residential (AR-1). The properties to the north are zoned General Commercial 
(C-1) and Medium Residential (MR). The properties to the south are zoned Medium Residential 
(MR), Neighborhood Business (B-1) and General Commercial (C-2). 
 



 
 

Staff Analysis 
CZ 1891 Chappell Farm, LLC 
Planning and Zoning Commission for January 21, 2021 
 

 

Since 2011, there has been two (2) Change of Zone applications within a 1-mile radius of the 
application site. Change of Zone No.  1770 to allow for a change of zone from AR-1 to CR-1. The 
application was denied by the Sussex County Council on April 12, 2016. Change of Zone No. 1916 
for a change of zone from AR-1 to C-2. The application was approved by the Sussex County 
Council on July 28, 2020 and adopted through Ordinance No. 2727. 
 













 
N i c o l e  M a j e s k i  

     s e c r e t a r y  

 

February 19, 2021 

 

Mr. Christopher Duke 

Becker Morgan Group, Inc. 

The Tower at STAR Campus 

100 Discovery Boulevard 

Suite 102 

Newark, Delaware 19713 

 

Dear Mr. Duke: 

 

 The enclosed revised Traffic Impact Study (TIS) review letter for the Chappell Farm (Tax 

Parcel 235-23.00-1.02) development has been completed under the responsible charge of a 

registered professional engineer whose firm is authorized to work in the State of Delaware.  They 

have found the TIS to conform to DelDOT’s Development Coordination Manual and other 

accepted practices and procedures for such studies.  DelDOT accepts this letter and concurs with 

the recommendations.   

 

Please note that this letter replaces the letter we issued on December 7, 2020. 

 

If you have any questions concerning this letter or the enclosed review letter, please contact 

me at (302) 760-2167. 

 

Sincerely, 

 

 

Troy Brestel  

Project Engineer 

 

TEB:sf 

Enclosure 

cc with enclosures: Mr. J. Michael Riemann, Becker Morgan Group, Inc. 

Ms. Constance C. Holland, Office of State Planning Coordination 

   Mr. Jamie Whitehouse, Sussex County Planning and Zoning 

   Mr. Mir Wahed, Johnson, Mirmiran & Thompson, Inc. 

   Ms. Joanne Arellano, Johnson, Mirmiran & Thompson, Inc. 

DelDOT Distribution  



 

 

DelDOT Distribution 

 

Brad Eaby, Deputy Attorney General 

J. Marc Coté, Director, Planning 

Shanté Hastings, Director, Transportation Solutions (DOTS) 

Mark Luszcz, Deputy Director, Traffic, DOTS 

Michael Simmons, Assistant Director, Project Development South, DOTS 

Todd Sammons, Assistant Director, Development Coordination 

T. William Brockenbrough, Jr., County Coordinator, Development Coordination 

Peter Haag, Chief Traffic Engineer, Traffic, DOTS 

Chris Sylvester, Traffic Studies Manager, Traffic, DOTS 

Kerry Yost, Traffic Calming and Subdivision Relations Manager, Traffic, DOTS 

Alistair Probert, South District Engineer, South District 

Gemez Norwood, South District Public Works Manager, South District 

John Gaines, Group Engineer, Project Development South, DOTS   

Jared Kauffman, Service Development Planner, Delaware Transit Corporation 

Tremica Cherry, Service Development Planner, Delaware Transit Corporation 

Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 

Wendy Polasko, Subdivision Engineer, Development Coordination 

Richard McCabe Sussex Review Coordinator, Development Coordination 

Mark Galipo, Traffic Engineer, Traffic, DOTS 

Derek Sapp, Subdivision Manager, Development Coordination 

Claudy Joinville, Project Engineer, Development Coordination 

 



  

Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 
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has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
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Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  
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The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 
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Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
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c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   
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General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
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Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 
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Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 
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13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 
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General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  
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Table 2 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Left Turn A (8.4) A (9.4) A (8.8) A (8.5) A (9.4) A (8.9) 

Southbound Site Entrance A Approach E (48.0) F (55.2) D (32.9) F (58.2) F (64.7) D (38.3) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Left Turn A (8.1) A (9.0) A (8.5) A (8.2) A (9.0) A (8.5) 

Southbound Site Entrance A Approach E (47.2) F (54.2) D (32.4) F (57.0) F (63.4) E (37.7) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.1) A (8.8) A (8.3) 

Southbound Site Entrance A Approach - - - D (26.0) C (24.4) C (18.5) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance A Approach - - - D (25.9) C (24.4) C (18.5) 

 

 
1 For signalized and unsignalized analysis, the numbers in parentheses following levels of service are average delay 
per vehicle, measured in seconds. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.2) A (9.0) A (8.4) 

Southbound Site Entrance A Approach - - - E (35.1) D (26.3) C (19.8) 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Signalized Intersection 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  2 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

- - - B (11.9) B (11.3) B (11.1) 

       
2023 with development and with rights-in 
access (Case 3b) 

- - - B (12.2) B (11.6) B (11.5) 

 

 
2 JMT analyzed the intersection as an uncoordinated signalized intersection with a 60 second cycle length and 
permitted left turns along the eastbound Cave Neck Road approach. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (6.3) A (9.5) A (7.5) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.9) A (7.7) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (5.4) A (8.1) A (6.4) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.2) A (7.3) 

 

 
3 JMT analyzed the intersection as a single-lane roundabout. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (5.1) A (7.5) A (6.0) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (7.0) A (6.2) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (4.6) A (6.9) A (5.6) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (6.7) A (6.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Approach - - - B (11.4) A (6.5) A (7.0) 

Westbound Cave Neck Road Approach - - - A (5.6) A (8.0) A (6.4) 

Southbound Site Entrance A Approach - - - A (5.7) A (7.0) A (5.9) 

Overall - - - A (8.4) A (7.4) A (6.5) 
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Table 3 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Site Entrance B/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.6) A (8.2) A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance B Approach B (14.3) C (15.7) B (14.1) C (15.0) C (16.7) B (14.5) 
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Table 4 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Red Fox Lane 5 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Red Fox Lane Approach  B (14.0) C (15.0) D (29.3) B (14.3) B (14.6) D (30.5) 

Northbound Delaware Route 1 Left Turn B (13.8) B (12.2) D (26.5) C (20.3) D (29.4) F (201.9) 

Southbound Delaware Route 1 U-Turn - - - B (12.5) D (29.8) F (54.7) 

       

2023 without development (Case 2) 6       

Eastbound Red Fox Lane Approach  B (14.9) C (16.2) D (34.5) C (15.1) C (15.7) E (35.2) 

Northbound Delaware Route 1 Left Turn B (14.7) B (13.5) D (32.2) E (45.4) F (68.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.6) E (35.2) F (68.4) 

       

2023 with development (Case 3) 6       

Eastbound Red Fox Lane Approach  C (15.3) C (16.5) E (35.5) C (15.4) C (16.0) E (36.1) 

Northbound Delaware Route 1 Left Turn C (15.1) B (13.7) D (33.2) F (50.5) F (76.7) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.1) E (36.9) F (72.1) 

*HCS software reported delays longer than 1,000 seconds per vehicle.  

 
4 The TIS analyzed the intersections along Delaware Route 1 utilizing Synchro software. However, per direction from 
DelDOT, JMT analyzed the intersections along Delaware Route 1 utilizing HCS7 software. 
5 The TIS did not report results for the southbound Delaware Route 1 U-turn. 
6 The adjacent Delaware Route 1/Cave Neck Road intersection was recently reconfigured to restrict eastbound left 
turning movements. As such, JMT has assumed that left turning movements would also be restricted along the future 
westerly leg. Therefore, any volumes executing westbound left turning movements at the Cave Neck Road intersection 
would instead execute a right turning movement and U-turn at the Red Fox Lane intersection. 
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Table 4 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS 4 LOS per JMT 

Delaware Route 1/Red Fox Lane  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.0) C (15.7) E (35.1) 

Northbound Delaware Route 1 Left Turn - - - E (44.9) F (67.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.4) 

Northbound Delaware Route 1 Left Turn - - - E (46.9) F (70.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 6 

- - -    

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.5) 

Northbound Delaware Route 1 Left Turn - - - E (47.4) F (71.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.8) E (35.8) F (69.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 5 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 5 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1) 7       

Eastbound Cave Neck Road Left Turn  F (75.6) D (26.2) F (362.5) E (36.5) F (57.4) F (253.2) 

Northbound Delaware Route 1 Left Turn B (13.7) C (17.5) F (62.3) B (14.1) C (17.3) F (65.2) 

Southbound Delaware Route 1 U-Turn - - - B (12.4) D (29.8) F (58.3) 

       

2023 without development (Case 2) 8, 9, 10       

Northbound Delaware Route 1 Left Turn - - - C (17.3) E (36.5) F (356.4) 

 

 
7  The eastbound Cave Neck Road right turning movements were not reported as it is yield-controlled with a 
channelizing island and its own acceleration lane of approximately 400 feet. 
8 For future cases, JMT incorporated the restriction of left turns along the eastbound Cave Neck Road approach. Left 
turning volumes along the eastbound Cave Neck Road approach were assumed to turn right at the intersection, travel 
southbound along Delaware Route 1, and then U-turn at the adjacent Red Mill Inn entrance. Additionally, JMT 
assumed that left turns would be restricted along the proposed westbound Overbrook Meadows Entrance approach. 
Left turning volumes along the westbound Overbrook Meadows Entrance approach were assumed to turn right at the 
intersection, travel northbound along Delaware Route 1, and then U-turn at the adjacent Red Fox Lane intersection. 
9 For future cases, JMT incorporated the restriction of southbound Delaware Route 1 U-turn/left turns. JMT assumed 
the U-turns/left-turns would be executed at the adjacent Red Mill Inn entrance. Additionally, it was assumed the 
westbound Overbrook Meadows Entrance approach would be designed similar to the Cave Neck Road approach and 
provide a long acceleration lane onto northbound Delaware Route 1. As such, the westbound approach right turning 
movements were not reported. 
10 The TIS did not include results for Cases 2, 3a, and 3b. 
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Table 5 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development and without 
rights-in access (Case 3a) 8, 9,10       

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       
2023 with development and with rights-in 
access (Case 3b) 8, 9,10 

      

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.6) E (48.8) F (537.1) 
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Table 6 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Minos Conaway Road Left 
Turn 

D (30.4) D (29.4) F (176.4) F (54.7) F (80.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

D (30.4) D (29.4) F (176.4) C (23.8) C (20.4) F (149.7) 

Eastbound Minos Conaway Road 
Approach  

- - - D (31.6) D (33.9) F (*) 

Northbound Delaware Route 1 Left Turn B (14.1) C (16.3) E (41.6) B (14.4) C (18.3) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.3) E (47.6) F (66.8) 

       

2023 without development (Case 2)       

Eastbound Minos Conaway Road Left 
Turn 

E (48.7) E (40.8) F (336.1) F (96.6) F (146.7) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

E (48.7) E (40.8) F (336.1) D (34.8) C (24.7) F (277.4) 

Eastbound Minos Conaway Road 
Approach  

- - - F (50.4) F (51.4) F (*) 

Northbound Delaware Route 1 Left Turn C (16.9) C (20.8) F (64.0) C (17.3) C (23.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.8) F (80.9) F (102.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
  

 
11 The TIS did not provide eastbound Minos Conaway Road approach and southbound Delaware Route 1 U-turn 
results. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Minos Conaway Road Left 
Turn 

F (61.3) F (56.3) F (841.8) F (136.7) F (215.6) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

F (61.3) F (56.3) F (841.8) E (36.5) D (25.4) F (293.2) 

Eastbound Minos Conaway Road 
Approach  

- - - F (66.4) F (79.1) F (*) 

Northbound Delaware Route 1 Left Turn C (17.3) C (21.5) F (67.1) C (17.7) C (24.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.4) F (85.9) F (108.1) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (105.2) F (164.0) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.3) C (24.9) F (281.3) 

Eastbound Minos Conaway Road 
Approach  

- - - F (53.7) F (58.2) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.4) C (23.8) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (15.0) F (82.3) F (103.8) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (111.6) F (175.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.8) C (25.0) F (283.7) 

Eastbound Minos Conaway Road 
Approach  

- - - F (56.3) F (63.0) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.5) C (23.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.1) F (83.1) F (104.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 7 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266) 12 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

 Westbound Nassau Road Approach  B (13.8) F (60.0) D (32.9) B (13.7) F (60.9) F (*) 

Northbound Delaware Route 1 U-Turn - - - D (32.2) D (26.4) F (106.2) 

Southbound Delaware Route 1 Left Turn B (10.8) C (19.7) F (113.1) B (10.8) D (28.4) F (165.3) 

2023 without development (Case 2)       

Westbound Nassau Road Approach C (15.3) F (135.9) F (50.2) C (15.1) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (46.8) D (34.5) F (160.3) 

Southbound Delaware Route 1 Left Turn B (11.7) D (31.5) F (286.9) B (11.8) F (*) F (416.7) 

2023 with development and without 
rights-in access (Case 3) 

      

Westbound Nassau Road Approach C (15.9) F (156.9) F (58.4) C (15.7) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (48.3) E (35.4) F (165.3) 

Southbound Delaware Route 1 Left Turn B (12.1) D (34.4) F (318.8) B (12.1) F (*) F (484.2) 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Nassau Road Approach - - - C (15.3) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.3) D (34.8) F (161.5) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (433.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle.

 
12 The TIS did not provide northbound Delaware Route 1 results. 
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Table 7 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266)  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

 Westbound Nassau Road Approach  - - - C (15.4) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.7) D (34.9) F (162.3) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (439.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle 
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Table 8 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Eagles Crest Road Approach C (20.3) D (30.3) F (101.3) C (20.4) D (31.6) F (110.2) 

Westbound Oyster Rocks Road Approach C (22.8) F (53.9) F (126.5) C (22.5) F (57.2) F (139.2) 

Northbound Delaware Route 1 Left Turn  B (11.6) B (12.6) C (24.5) B (12.0) B (13.1) D (26.2) 

Southbound Delaware Route 1 Left Turn A (9.0) B (13.2) C (16.9) A (9.2) B (13.7) C (17.8) 

       

2023 without development (Case 2)       

Eastbound Eagles Crest Road Approach C (22.6) E (37.4) F (159.3) C (22.4) E (37.9) F (166.0) 

Westbound Oyster Rocks Road Approach D (26.3) F (71.8) F (212.9) D (25.7) F (73.9) F (220.2) 

Northbound Delaware Route 1 Left Turn  B (12.5) B (14.0) D (29.9) B (12.6) B (14.3) D (30.8) 

Southbound Delaware Route 1 Left Turn A (9.4) B (14.5) C (19.4) A (9.5) B (14.7) C (19.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (17.5) C (20.7) F (90.0) 

Westbound Oyster Rocks Road Approach - - - B (15.0) E (36.5) F (67.7) 

       

2023 with development (Case 3)       

Eastbound Eagles Crest Road Approach C (23.3) E (39.0) F (171.0) C (23.2) E (39.6) F (178.4) 

Westbound Oyster Rocks Road Approach D (27.8) F (77.5) F (238.1) D (27.3) F (80.1) F (246.0) 

Northbound Delaware Route 1 Left Turn  B (12.7) B (14.4) D (30.8) B (12.9) B (14.6) D (31.8) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.8) C (19.9) A (9.7) C (15.0) C (20.3) 

       
2023 with development (Case 3) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (19.2) C (21.3) F (95.4) 

Westbound Oyster Rocks Road Approach - - - C (15.6) E (38.3) F (72.0) 

 

 
13 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of northbound and southbound Delaware Route 1 left turns at the intersection of Eagles Crest Road/Oyster 
Rocks Road. Additionally, the project will prohibit eastbound Eagles Crest Road and westbound Oyster Road through 
movements and provide an acceleration lane for the left turns. The left turning volumes along the northbound and 
southbound approaches were assumed to travel through the intersection, U-turn at the adjacent Delaware Route 1 
median opening, and then turn right at the opposite approach to the intersection. The through volumes along the 
eastbound and westbound approaches were assumed to turn right at the intersection, U-turn at the adjacent Delaware 
Route 1 median opening, and then turn right at the Delaware Route 1 approach to the intersection. 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Eagles Crest Road Approach - - - C (22.5) E (38.4) F (169.2) 

Westbound Oyster Rocks Road Approach - - - D (26.2) F (75.3) F (225.0) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.3) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.5) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.7) C (21.2) F (91.4) 

Westbound Oyster Rocks Road Approach - - - C (15.2) E (37.0) F (68.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Eagles Crest Road Approach - - - C (22.7) E (38.8) F (170.4) 

Westbound Oyster Rocks Road Approach - - - D (26.5) F (76.5) F (227.2) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.4) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.8) C (21.0) F (91.9) 

Westbound Oyster Rocks Road Approach - - - C (15.4) E (37.2) F (69.3) 
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Table 9 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Hudson Road Approach F (122.6) F (244.6) F (*) F (120.8) F (238.6) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (20.5) E (36.5) F (127.2) C (21.1) E (38.4) F (141.0) 

Northbound Delaware Route 1 Left Turn  B (12.0) B (13.6) D (27.5) B (12.3) B (13.7) D (29.5) 

Southbound Delaware Route 1 Left Turn A (9.1) B (12.8) C (17.9) A (9.2) B (13.2) C (18.9) 

       

2023 without development (Case 2)       

Eastbound Hudson Road Approach F (572.6) F (744.5) F (*) F (569.9) F (737.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (23.4) E (46.3) F (212.5) C (23.7) E (47.7) F (224.9) 

Northbound Delaware Route 1 Left Turn  B (13.2) C (16.1) E (36.4) B (13.3) C (16.3) E (37.6) 

Southbound Delaware Route 1 Left Turn A (9.5) B (13.9) C (20.6) A (9.6) B (14.1) C (21.2) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (30.6) D (31.6) F (318.9) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (18.9) D (30.6) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.2) 

Southbound Delaware Route 1 Left Turn - - - B (10.7) C (16.0) C (24.2) 

       

2023 with development (Case 3)       

Eastbound Hudson Road Approach F (619.2) F (788.7) F (*) F (619.4) F (783.7) F (*) 

Westbound Steamboat Landing Road 
Approach 

D (25.0) F (51.4) F (266.7) D (25.2) F (55.0) F (283.3) 

Northbound Delaware Route 1 Left Turn  B (13.4) C (16.4) E (37.3) B (13.6) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.2) C (21.1) A (9.7) B (14.4) C (21.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 

  

 
14 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of eastbound Hudson Road and westbound Steamboat Landing left turn and through movements. These 
volumes were assumed to turn right at the intersection, u-turn at the adjacent Delaware Route 1 median opening, and 
then travel through or turn right at the opposite approach to the intersection. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3) with 
DelDOT Improvement Project 14       

Eastbound Hudson Road Approach - - - D (33.8) D (32.2) F (336.6) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.9) C (19.3) D (31.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.7) C (16.8) E (39.3) 

Southbound Delaware Route 1 Left Turn - - - B (10.9) C (16.3) C (24.8) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b)  

      

Eastbound Hudson Road Approach - - - F (583.7) F (749.3) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.2) E (49.9) F (242.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (37.9) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.2) C (21.3) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 14 

      

Eastbound Hudson Road Approach - - - D (32.4) D (31.1) F (323.4) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (19.0) D (30.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.5) E (38.5) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.1) C (24.3) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Hudson Road Approach - - - F (589.3) F (757.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.4) E (50.2) F (244.4) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.7) B (14.2) C (21.4) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (32.5) D (31.3) F (325.7) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.8) C (19.1) D (31.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.2) C (24.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 10 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.2) A (7.8) A (7.8) A (8.2) A (7.8) A (7.9) 

Northbound Samuel Paynter Boulevard 
Approach 

B (11.3) B (10.7) B (10.2) B (11.3) B (10.5) B (10.2) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.0) A (8.1) A (8.6) A (8.1) A (8.1) 

Northbound Samuel Paynter Boulevard 
Approach 

B (12.8) B (12.2) B (11.3) B (12.7) B (11.7) B (11.2) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (8.9) A (8.3) A (8.3) A (9.0) A (8.3) A (8.3) 

Northbound Samuel Paynter Boulevard 
Approach 

B (14.1) B (13.5) B (12.4) B (13.9) B (12.8) B (12.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.1) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.0) B (12.0) B (11.4) 

 

 
15 The TIS modeled the northbound Samuel Paynter Boulevard approach as one shared left-turn/right-turn lane 
whereas JMT modeled as a separate left-turn and right-turn lane consistent with field conditions. 
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Table 10 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.2) B (12.1) B (11.5) 
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Table 11 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.5) A (7.7) A (7.7) A (8.2) A (7.7) A (7.7) 

Northbound E. Mill Run Road Approach B (11.3) A (9.8) B (10.0) A (9.3) A (8.6) A (8.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.9) A (7.9) A (7.9) A (8.6) A (7.9) A (8.0) 

Northbound E. Mill Run Road Approach B (12.8) B (10.8) B (11.1) B (10.2) A (9.1) A (8.7) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (9.3) A (8.1) A (8.2) A (8.9) A (8.1) A (8.2) 

Northbound E. Mill Run Road Approach B (14.3) B (11.6) B (12.2) B (10.9) A (9.5) A (9.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.4) A (9.2) A (8.8) 

 

 
16 JMT configured the northbound E. Mill Run Road approach as a flared minor-street approach consistent with 
existing condition whereas the TIS did not. 
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Table 11 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.5) A (9.2) A (8.9) 
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Table 12 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.7) A (7.5) A (7.5) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.7) A (7.7) 

Northbound Old Grist Run Approach B (11.4) B (11.8) B (10.6) B (11.5) B (11.8) B (10.7) 

Southbound Old Grist Run Approach B (13.1) B (11.3) B (11.1) B (13.0) B (11.4) B (11.2) 

       

2023 without development (Case 2)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.3) A (7.9) A (7.6) A (8.3) A (7.9) 

Westbound Cave Neck Road Left Turn A (8.6) A (7.8) A (7.8) A (8.3) A (7.8) A (7.8) 

Northbound Old Grist Run Approach B (12.9) C (16.1) B (13.0) B (12.9) C (16.1) B (13.1) 

Southbound Old Grist Run Approach C (15.4) C (15.1) B (13.9) C (15.3) C (15.2) B (14.0) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.5) A (8.1) A (7.9) A (8.5) A (8.1) 

Westbound Cave Neck Road Left Turn A (8.9) A (8.0) A (8.0) A (8.6) A (8.0) A (8.0) 

Northbound Old Grist Run Approach B (14.7) C (19.1) C (15.2) B (14.9) C (19.3) C (15.3) 

Southbound Old Grist Run Approach C (19.8) C (17.9) C (16.9) C (19.9) C (18.2) C (16.9) 
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Table 12 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.3) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.5) C (16.9) B (13.6) 

Southbound Old Grist Run Approach - - - C (16.5) C (16.0) B (14.6) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.8) A (8.4) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.8) C (17.3) B (13.8) 

Southbound Old Grist Run Approach - - - C (17.3) C (16.4) B (14.9) 
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Table 13 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/ Beulah Boulevard  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.8) A (7.7) 

Northbound Beulah Boulevard Approach B (11.4) B (10.3) B (10.1) B (11.5) B (10.4) B (10.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.2) A (8.0) A (8.3) A (8.2) A (8.0) 

Northbound Beulah Boulevard Approach B (13.7) B (13.2) B (12.2) B (13.8) B (13.3) B (12.3) 

       
2023 with development and without 
rights-in access (Case 3) 

      

Westbound Cave Neck Road Left Turn A (8.9) A (8.4) A (8.2) A (8.6) A (8.4) A (8.3) 

Northbound Beulah Boulevard Approach C (16.1) B (14.9) B (13.9) C (16.4) C (15.2) B (14.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.4) B (13.8) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.9) B (14.0) B (12.9) 
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Table 14 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.4) A (7.7) A (7.4) A (7.4) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.2) A (8.0) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Sweetbriar Road Approach C (16.6) C (15.1) B (12.8) C (17.1) C (15.7) B (13.3) 

       

2023 without development (Case 2)        

Eastbound Cave Neck Road Left Turn A (7.7) A (8.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.6) A (8.5) A (8.3) A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach E (35.2) D (27.6) C (18.3) E (38.2) D (30.4) C (19.4) 

       
2023 without development (Case 2) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.6) C (24.5) C (16.6) 

 
  

 
17 The TIS configured westbound Cave Neck Road approach with a short left turn pocket with storage for  nine vehicles 
and a shared through/right turn lane whereas the JMT modeled with a left turn lane and a shared through/right turn 
lane to be consistent with existing conditions.   
18 Improvement Option I provides a shared left turn/through lane and a right turn lane along the eastbound Cave Neck 
Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road 
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option II 19 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - D (33.7) D (30.5) C (19.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (11.0) B (10.5) 

Northbound Sweetbriar Road Approach - - - D (28.3) D (25.6) C (16.9) 

       
2023 without development (Case 2) with 
Improvement Option III 20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left turn - - - C (18.7) C (20.6) C (15.7) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (14.0) B (12.0) B (11.3) 

Northbound Sweetbriar Road Approach - - - C (15.7) B (14.7) B (12.7) 

 
  

 
19 Improvement Option II provides a shared left turn/through lane and a right turn lane along the northbound Sweetbriar 
Road approach.  
20 Improvement Option III provides a left turn lane and a shared through/right turn lane along the northbound 
Sweetbriar Road approach.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.7) A (8.5) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach F (52.1) E (39.6) C (23.8) F (60.7) E (48.0) D (25.8) 

       
2023 with development (Case 3) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.2) A (8.0) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach E (40.8) D (31.1) C (19.6) E (46.4) D (35.4) C (21.1) 

       
2023 with development (Case 3) with 
Improvement Option II 19       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - E (47.3) E (44.1) D (25.5) 

Northbound Sweetbriar Road Right Turn - - - B (12.3) B (11.6) B (11.1) 

Northbound Sweetbriar Road Approach - - - E (36.9) D (34.3) C (20.8) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option III 20       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left Turn - - - C (22.6) D (25.8) C (19.0) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (32.3) D (25.8) C (18.6) 

Northbound Sweetbriar Road Approach - - - D (30.2) D (25.8) C (18.7) 

       
2023 without development (Case 2) with 
Improvement Option IV 21 

      

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.3) D (25.4) C (17.4) 

       
2023 without development (Case 2) with 
Improvement Option V, 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (7.8) 

Northbound Sweetbriar Road Left Turn - - - C (22.8) C (20.9) C (15.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.0) B (10.3) A (9.8) 

Northbound Sweetbriar Road Approach - - - C (19.9) C (18.3) B (13.7) 

 
21 Improvement Option IV scenario includes the closure of the northerly leg of the intersection and the realignment of 
northbound Sweetbriar Road approximately 350 feet east of the existing location with a shared left turn/right turn lane 
along northbound Sweetbriar Road, a shared right turn/through lane along eastbound Cave Neck Road, and a left turn 
lane and a through lane along westbound Cave Neck Road.  
22 Improvement Option V includes the closure of the northerly leg of the intersection and the realignment of Sweetbriar 
Road approximately 350 feet east of the existing location. The improvement provides a channelized right turn lane 
and a through lane along eastbound Cave Neck Road and a left turn lane and a channelized right turn lane along 
northbound Sweetbriar Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option IV 21       

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach - - - E (45.2) E (36.9) C (22.3) 

       
2023 with development (Case 3) with 
Improvement Option V 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.0) 

Northbound Sweetbriar Road Left Turn - - - D (30.5) D (27.6) C (18.7) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (10.8) B (10.3) 

Northbound Sweetbriar Road Approach - - - C (24.9) C (22.6) C (16.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (37.8) D (34.3) C (20.7) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (19.0) C (21.9) C (16.5) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (13.9) B (12.3) B (11.5) 

Northbound Sweetbriar Road Approach - - - C (15.1) C (15.2) B (13.0) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (42.5) E (35.8) C (21.5) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (20.0) C (22.4) C (16.9) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (26.3) C (22.4) C (16.7) 

Northbound Sweetbriar Road Approach - - - C (24.8) C (22.4) C (16.8) 
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Table 15 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.8) A (7.5) A (7.5) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.1) A (7.7) A (7.7) A (8.0) A (7.7) A (7.8) 

Northbound Hudson Road Approach B (14.7) B (14.1) B (12.6) B (14.8) B (14.2) B (12.6) 

Southbound Hudson Road Approach C (20.2) C (21.4) C (15.9) C (19.6) C (21.9) C (16.4) 

       

2023 without development (Case 2) 23       

Eastbound Cave Neck Road Left Turn A (7.6) A (7.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.3) A (7.9) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach D (33.5) C (22.2) C (18.7) D (33.5) D (27.1) C (18.8) 

Southbound Hudson Road Approach F (91.2) F (128.1) F (54.2) F (82.7) F (205.1) F (54.4) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.0) A (7.6) A (7.6) A (7.9) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (8.0) A (8.1) A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach E (42.1) E (37.9) C (22.7) E (42.5) E (38.5) C (22.6) 

Southbound Hudson Road Approach F (165.6) F (364.7) F (124.8) F (159.1) F (374.9) F (121.1) 

 
  

 
23 During the PM peak hour, the TIS utilized AM peak hour volumes along the westbound Cave Neck Road approach 
whereas JMT utilized PM peak hour volumes consistent with the volume diagrams. 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 70 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (31.6) D (29.6) C (19.6) 

Southbound Hudson Road Approach - - - F (77.1) F (248.2) F (66.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (34.6) D (30.6) C (20.0) 

Southbound Hudson Road Approach - - - F (95.3) F (263.0) F (72.4) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - C (15.9) C (18.0) B (12.4) 

       

2023 with development (Case 3)  C (22.9) C (23.1) B (14.1) C (16.6) C (23.5) B (13.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

- - - C (14.6) C (19.2) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

- - - C (15.1) C (19.6) B (12.9) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - A (6.6) A (7.0) A (6.0) 

       

2023 with development (Case 3)  A (7.2) A (7.5) A (6.4) A (6.9) A (7.5) A (6.4) 

 
  

 
24 Improvement scenario provides an all-way stop control while maintaining existing lane configurations. 
25 Improvement scenario provides a single lane roundabout. 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.1) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - E (42.0) E (35.5) C (21.9) 

Southbound Hudson Road Approach - - - F (104.8) F (286.9) F (76.7) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (8.0) A (8.2) A (7.9) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach - - - F (74.2) E (58.0) D (27.5) 

Southbound Hudson Road Approach - - - F (309.9) F (509.3) F (177.5) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - C (17.9) D (26.9) B (14.0) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - D (26.3) E (43.4) C (17.1) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - A (6.7) A (7.4) A (6.2) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - A (7.4) A (8.0) A (6.7) 
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Table 16 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Hudson Road/Walker Road  
(Sussex Road 260) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Walker Road Approach A (9.6) A (9.8) A (9.5) A (9.6) A (9.8) A (9.6) 

Northbound Hudson Road Left Turn A (7.5) A (7.6) A (7.4) A (7.6) A (7.6) A (7.5) 

       

2023 without development (Case 2)       

Eastbound Walker Road Approach B (10.9) B (11.2) B (11.1) B (10.9) B (11.2) B (11.2) 

Northbound Hudson Road Left Turn A (7.9) A (7.9) A (7.8) A (7.9) A (8.0) A (7.9) 

       

2023 with development (Case 3)       

Eastbound Walker Road Approach B (11.6) B (11.8) B (11.5) B (11.6) B (11.9) B (11.5) 

Northbound Hudson Road Left Turn A (8.0) A (8.0) A (7.9) A (8.0) A (8.0) A (7.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.4) B (11.0) 

Northbound Hudson Road Left Turn - - - A (7.9) A (8.0) A (7.8) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.5) B (11.1) 

Northbound Hudson Road Left Turn - - - A (8.0) A (8.0) A (7.8) 
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January 21, 2021 

 

To: Sussex County, DE Planning & Zoning Commission 

 

Re: C/Z 1891 - Chappell Farm, LLC  

C/Z 1892 - Chappell Farm, LLC  

C/U 2193 - Chappell Farm, LLC  

 

SUMMARY: 

 

❑ SARG acknowledges that rezoning of this property is inevitable and may be 

desirable. 

❑ Rezoning and development of this property at this time is problematic due to the 

number of critical intersections currently failing or near failing causing serious 

safety issues, especially the SR 1 Cave Neck Road intersection.  

❑ Programmed road improvement projects will remedy virtually all of the traffic 

and safety issues, but not until 2026 at the earliest. 

❑ The density of and lack of open space in the proposed development is not in 

character with the surrounding communities. 

❑ This review provides the Planning and Zoning Commission the opportunity to 

consider the development of a Master Plan for the area surrounding the to be built 

interchange at SR 1 and Cave Neck Road. 

❑ SARG would support the proposed rezoning with the condition that the highest 

proposed traffic generating development, the convenience store with gas, being 

postponed until the SR 1 Cave Neck Road Grade Separated Interchange project is 

completed in 2026. 

❑ SARG would not support the proposed Conditional Use permitting increased 

density.   

 

Chairman Wheatley, Members of the Sussex County Planning Commission: 

 

The Sussex Alliance for Responsible Growth (SARG), as the name implies, supports 

policies and regulations that will enhance the economic growth and quality of life in 

Sussex County and development projects that will help achieve that goal.    

 

Regarding the proposed rezoning and conditional use noted above, SARG recognizes 

where the property is located and that it cannot, and should not, remain underutilized, low 

density AR-1 property.  It is inevitable that it will be rezoned.   

 

SARG also recognizes that it could be sold off and rezoned piecemeal resulting in a 

number of unrelated, poorly designed developments that would add little to the quality of 

life of the residents or to the visitor experience.  The fact that the property is controlled 
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by a local developer with a history of creating better-quality projects and managing them 

long term is a major plus.  The plan they are currently proposing for the entire site, while 

not the subject of this hearing, is, with some reservations, realistic and compatible with 

the area.  The efforts the developer has made to listen to and account for nearby 

communities concerns is commendable.  However, there are several concerns that 

prevent SARG from fully supporting this development at this time, and the emphasis is 

on “at this time.”  Those concerns are traffic and safety; density and open space.  The 

traffic and safety concern is specifically the intersection of SR 1 and Cave Neck Road.   

 

As the Commission Members know and it has been repeated here tonight, this 

intersection is not a disaster waiting to happen, it is a disaster or near disaster that 

happens seemingly every week.  As the opaque Traffic Impact Study Review Letter 

(TIRSL) points out, it fails every day at every peak time.  The TIRSL does not provide a 

current Level of Service (LOS) as required in the recently adopted Memorandum of 

Understanding for Land Use Development (MOU), it uses the term “capacity constraints” 

without any definition of what that means.  It is necessary to dig through the entire 

Traffic Impact Statement (TIS) to find the LOS.  Shouldn't the TIRSL provide this 

information?     

 

Anyone using that intersection intuitively knows it is an F, despite recent changes made 

by DelDOT.  It is extremely unsafe, second only to Route 1 and Route 16 in the number 

of crashes.  Interestingly, the Traffic Impact Statement Contains a “Crash Evaluation” for 

multiple intersections in the Route 1 and Cave Neck corridors, but does not present any 

data for Route 1 and Cave Neck Road.  Just a few miles south on Route 1 is the Minos 

Conaway intersection, another failing intersection with an extremely high crash rate.  If 

they don’t get you at Route 16, you still have two more good chances to be involved in an 

accident before you reach Five Points.  And the reverse is true as well.  If residents seek 

to escape to the west, they must run the gauntlet of the Cave Neck, Hudson Road, 

Sweetbriar Road intersection, an intersection so dysfunctional and dangerous that Sussex 

County has agreed to front its own money in order to accelerate the needed 

improvements.   As the TIS makes clear, unfortunately, Route 1 between Route 16 and 

Five Points and Cave Neck Road from Route 1 to Hudson Road is nothing but a series of 

failing intersections presenting significant safety hazards to anyone using those roads.  

From leaving your community to accessing Route 1, residents put themselves harms way 

at these intersections.   

 

As stated earlier, the TIRSL and TIS for this project appears to be flawed and SARG 

respectfully requests that the Commission and staff review it very carefully and require 

clarifications and or changes where needed.   

 

Just one example of these flaws is the base numbers used to calculate the additional trips 

caused by the development.  The developer’s presentation shows 128 residential units in 

four buildings, 32 per building, and another 28 units above the large commercial space.  

This totals 156 units but the TIS use 94 as the base number for its calculations.  This is 

60% less than the developers number, a not inconsequential difference.  This could be 
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explained if the developer proposes to only build three residential buildings initially but 

that is not stated or inferred.   

 

Bottom line is that only one of multiple traffic and development scenarios is presented, 

alternative 4c, described as:    

 

“First Phase: 5,068 square-foot convenience store with gas pumps and apartment units. 

The following intersections would experience capacity constraints with the construction 

of only the 5,068 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1 

 Cave Neck Road intersection with Delaware Route 1 

 Minos Conaway Road intersection with Delaware Route 1 

 Nassau Road intersection with Delaware Route 1 

 Eagles Crest Road/Oyster Rocks Road 

 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 

 Sweetbriar Road intersection with Cave Neck Road 

 Hudson Road intersection with Cave Neck Road.” 

 

As the TIRSL points out, these intersections experience “capacity constraints” today.   

 

Is adding thousands more trips per day to an already deteriorating intersection really in 

the public interest?  According to the MOU (8. b.) “b. If the existing Level of Service is 

below D prior to the impact of the proposed land use, in no event shall the existing Level 

of Service be degraded.”  Here is one, admittedly worst case, scenario.  Today, at the 

Route 1 Cave Neck Road intersection, the northbound left turn to westbound Cave Neck 

Road has a LOS of  F with an average delay per vehicle of 65 seconds, just over a 

minute.  Without further development, in 2023, that delay will become 356 seconds, or 6 

minutes.  In 2023, with the development of the 94 apartments and the convenience store 

with gas, the delay will be 527 seconds, or 9 minutes per vehicle.  It remains an F but the 

actual operational LOS will be significantly degraded.   

 

The TIRSL points this out “ Delays of up to 527.2 seconds per vehicle are expected along 

the northbound Delaware Route 1 left turn during the Saturday peak hour under future 

conditions with the proposed development. However, the improvements proposed as part 

of the Delaware Route 1/Cave Neck Road grade-separated interchange project would 

eliminate this intersection.”  But these improvement would not happen until at least 2026 

and no interim improvements are proposed to mitigate this significant degradation of the 

LOS.  Can the Commission in good conscience allow this to happen? 

 

The bottom line is that there is no solution without the construction of the SR 1 Cave 

Neck Separated Grade Intersection project.  There is no need to debate the minutia.  The 

solution to all of the traffic and safety issues confronting the area in general 
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and the proposed development specifically is apparent.  Time!  DelDOT is 

actively pursuing projects up and down Route 1 and along Cave Neck, 

including the accelerated Cave Neck, Hudson and Sweetbriar Roads 

intersections.  These cumulative projects, in particular the SR 1 Cave Neck 

Road Separated Grade Interchange and the Cave Neck, Hudson and Sweetbriar 

projects will resolve the negative impacts.  But the timing of those projects and 

the developers desired timing do not coincide.  The most critical project, the 

SR 1 Cave Neck Grade Separated Interchange will not be online until mid 2026 

at the earliest.  This means that if the development project is approved as 

proposed and completed in 2023, residents and visitors will have to endure at 

least 3 years, if not more, of an increasingly congested and unsafe intersection.  

This is unacceptable. 

 

While DelDOT has suggested phasing the project as permitted under the MOU, 

the amount of development that phasing would allow is what causes the 

astronomical increase in delays and congestion at the Route 1 Cave Neck Road 

intersection.  The Average Daily Traffic (ADT) increase for the first phase of 

the project is 4,917 trips per day.  Of those, 4,247 are attributed to the 

convenience store with gas.  The obvious and simplest solution to the traffic 

issues is to delay the convenience store portion of the project until the 

interchange is completed and proceed only with the 96 housing units.  While 

this is probably the most lucrative piece of the entire development for the 

developer, is also creates the most negative impact.   

 

A final phasing plan is not required until final site plan review, so there is time 

to explore a compromise that would reduce the negatives while allowing the 

developer to move forward.  Under the Site Plan Coordination section of the 

MOU, “Sussex County, with the assistance of DelDOT, may impose conditions 

regarding phasing and the timing of building permits in conjunction with completion of 

necessary roadway improvements.”  The Commission has the ability to deny, delay 

or reduce the scale of the development until the needed improvements are in 

place as it did in the recent case of CZ 1882 Nassau DE Acquisitions Co., LLC. 

when the following condition was placed on the approval:  

 

“D. No more than 90 dwelling units shall be constructed until the conversion of the 

northbound lanes of Route One into a service road is completed.” 

 

However a negotiated compromise would be most appropriate, particularly with 

the positive track record of this developer.   

 

SARG recognizes that the statement above will raise concerns with some that such 

actions would be a step too far, a taking.  While we don’t want to digress from the issue 

before the Commission it is important to recognize that even before the US was the US, 

individual property rights were always subject to regulation to assure their use would not 

harm the broader public interests. Multiple Supreme Court cases have upheld the 

principle that an act by government to restrict the use of a property until the public 
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interest, safety and welfare is protected is not a violation of property rights or a taking, 

only a reasonable action to balance the interests of the public and the private sectors. 

 

Regarding the interconnected issues of density and open space, despite the developers 

assertion, the density would not seem to be consistent with the surrounding communities, 

which appear to range from 1 unit per acre to approximately 8 units per acre. However, 

the proposed conditional use would allow up to 12 units per acre and the developers 

application states that the actual density would be 10.5 units per acre.  While the 

difference between 8 and 10 units would seem small, it is consequential when the 

apparent lack of open space is considered.   The only mention of open space is found in 

the applicants PLUS response and states: 

 

“2g: Provisions for open space. Response: There will be open areas to include buffers and 

storm water.” 

 

No calculation or designation of open space is apparent in the materials submitted with 

the application.  Open space is necessary for the quality of life of residents.  Other multi-

use developments with similar densities include significant open and recreational space.  

Five Points comes to mind.  The Green at Paynters Mill is another example of multi-use 

open space that should be present in every development, low, medium or high density.  It 

would appear that the open space for this project would consist of landscaped buffers, 

sidewalks and storm water ponds.   

 

Finally, SARG encourages the Commission to consider developing a Master Plan for 

future development in the area surrounding the upcoming SR 1 Cave Neck Grade 

Separated Interchange.  The development of this site and the construction of the 

interchange will only increase the pressure to develop on both sides of SR 1, at least from 

Willow Creek Road north to the Broadkill River, if not further.  It would behoove the 

County to prepare and plan for this in order to assure an orderly and consistent approach 

that preserves open space, creates economic opportunities, prevents overuse of current 

and future infrastructure, and complements existing communities.   

 

In light of these issues, SARG  would support the applications for rezoning 

with the condition that the largest traffic generating segments be postponed 

until the completion of the SR 1 Cave Neck Road Grade Separated Intersection. 

Without a decrease in density and increase in open space in the project SARG  

does oppose the conditional use.  We leave it to the Commission to determine 

the best path forward to assure fairness to the developer while ensuring that the 

development does not detract from the safety and quality of life of Sussex 

residents.   

 

SARG thanks you for the opportunity to present our views on this matter and look 

forward to the recommendation of the Commission. 

 

Submitted on behalf of the Sussex Alliance for Responsible Growth 

Jeff Stone 
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SAME TO BE  OUR ACT AND DESIRE THE PLAN TO BE DEVELOPED AS SHOWN IN ACCORDANCE WITH ALL
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DATE
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I, J. MICHAEL RIEMANN, HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER IN THE STATE OF DELAWARE,
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1.0 Project Overview – (Rezoning / CU – Chappell Farm, LLC) 

    

1.1 Executive Summary 

 

The subject property is located on State Route 1 – Coastal Highway on the northwest 

corner of the intersection of Cave Neck Road in Sussex County Delaware. The existing 

zoning is AR-1, the proposed zoning is C-3 (Heavy Commercial) and MR (Medium 

Density Residential) per Sussex County Ordinance No. 2550. The site is located within 

the Investment Level 3 & 4 areas, per the 2015 Delaware Strategies for State Policies and 

Spending. The 14.926 acre site is located within a Coastal Area according to the Sussex 

County Comprehensive Plan for 2019 Future Land Use. This area has been designated as 

a growth zone. The proposed zoning will allow a wide range of opportunity to develop 

the site, while maintaining the existing character of the area. 

 

The site fronts on Cave Neck Road to the south, and on Coastal Highway – S.R. 1 to the 

east.  The site currently operates as a farmer’s market with produce, flowers, antiques, 

and sheds. The southern portion of the property adjoins lands currently owned by Orna 

Rae Lowe & Sharon L. Slater, currently undeveloped woodlands, and residential 

building. The western portion of the property adjoins lands currently owned by Terry J. 

August & Gayle T. August, currently a residential building, Walter W. & Betty Ann 

Reim, currently a residential building, Mark R. Boyd & Polly Ann Boyd, currently a 

residential building, Jeffrey S. & Desiree L. Steimel currently a residential building and 

Key West Investments LLC, currently self-storage units. Adjoining properties are zoned 

AR-1, MR and C-1. In the vicinity of the property to the north, east, south and west are a 

mix of single lot residential homes, multifamily dwellings, agriculture lands, woodlands 

subdivisions, and retail commercial. The site itself is currently a farmer’s market and 

cultivated farmlands. 

 

The site can be served by Artesian Resources for water and the Sussex County Sewer 

District is adjacent to the site for sewer. Fire protection service can be also be provided 

by Artesian. Sussex County Public Works has plans to construct sanitary sewer 

infrastructure within the area of the subject property. The sanitary sewer connection will 

be connected via Cave Neck Road. The facility would be owned by Sussex County 

Public Works.  

 

The proposed uses will be a mixture of commercial and residential, with convenience 

store of 5,374 with fuel sales, and pharmacy/retail of 16,128 square feet being located 

along the SR-1 frontage, and a mixed-use commercial/residential building located along 

the Cave Neck Road frontage. Four apartment buildings housing 32 units each totaling an 

area of 13,248 square foot. Another 28 apartment units with commercial space on the first 

floor totaling 23,006 square feet with a community pool and fitness building. All 

residential units will be apartments.  

 

The applicant intends to continue working with DelDOT as they implement the grade 

separated interchange at the Cave Neck Road and SR-1 intersection. The new DelDOT 

interchange will incorporate a roundabout at the entrance of the subject property, and a 



service road to serve the existing Red Fox Run subdivision. The existing right in – right 

out access on SR-1 for Red Fox Run will be eliminated in lieu of a cul-de-sac.  

 

In summary, the proposed site has the opportunity to become an anchor to serve both 

residential and commercial areas that surround the site. With superior land planning this 

site will provide close proximity to the towns of Milton Lewes and the Route 1 corridor 

featuring excellent architectural design, providing additional options, resources and 

access. 

 

The applicant has done considerable community outreach on the proposed uses. Through 

a series of townhall style meetings, the applicant has consistently presented design 

concepts and solicited feedback from the neighboring property owners, local businesses, 

and other stakeholders in the community. The applicant has consistently refined the 

proposed plan from the feedback given throughout the community outreach process. The 

application and its proposed uses and site plan are the result of this community outreach 

work over the past 3 years. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.2 Project Team – (Rezoning / CU – Chappell Farm, LLC)   

 

Applicant / Developer:  Chappell Farm, LLC 

      Contact: Christian Hudson 

        Jamin Hudson  

30045 Eagle Crest Road 

Unit 2 

        Milton, DE 19968 

      Telephone: (302) 645-9464 

      e-mail:  christian@hudmgt.com 

      e-mail:  jaminhudson@hudmgt.com 

      

 

Attorney:    Baird, Mandalas, Brockstedt LLC 

      Contact: John W. Paradee, Esq. 

        6 South State Street 

        Dover, DE 19901 

      Telephone: (302) 677-0061 

      Fax:  (302) 677-0065 

      e-mail:  john@bmbde.com 

 

Architect /    Becker Morgan Group 

 Civil Engineer /   Contact: J. Michael Riemann, P.E. 

Surveyor:      309 South Governors Avenue 

        Dover, DE 19904 

        J. Michael Riemann, P.E.  

      Telephone: (302) 734-7950 

      Fax:  (302) 734-7965  

      e-mail:  mriemann@beckermogan.com 
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1.3 Project Data – (Rezoning / CU – Chappell Farm, LLC) 

  

 Total Site Area:    14.9269 +/- Acres 

 Current Zoning District:   AR-1 (Agricultural) 

 Proposed Zoning:    MR (Medium – Density Residential) 

C-3 (Heavy Commercial) 

 Proposed Use:     Commercial / Retail / Residential 

 Tax Parcel:     235-23.00-1.02 

         

 Woodlands:     Existing:  0.867 + / - Acres 

       To Remain:  0.00 + / - Acres 

 

Setbacks:  MR – Medium Residential 

   Front:    40 ft 

   Side:    10 ft 

   Rear:    10 ft 

   C-3 – Heavy Commercial 

Front:    60 ft 

Side:    5 ft 

Rear:    5ft 

 Unit Areas:  MR – Medium Residential 

   Apartments:   128 Units 

       13,248 SF per Apartment Building 

   C-3 – Heavy Commercial 

   Commercial:    44,508 SF 

   Apartments:   28 Units  

 

Parking: MR – Medium Residential 

  Multifamily Dwellings: 2 Spaces per Dwelling Unit 

  Required: 128 Units x 2 Spaces = 256 Spaces 

  Required: 256 Spaces x 15% = 38.4 = 38 Spaces 

  Required 256 Spaces – 38 Spaces = 218 Spaces 

  C-3 – Heavy Commercial 

  Multifamily Dwellings: 2 spaces per dwelling unit 

  Required: 28 Units x 2 Spaces = 56 Spaces 

 

  Commercial/Retail: 1 Space per 200 S.F. 

  Required: 44508 S.F. / 200 S.F. = 222.54 = 223 Spaces 

  Total Required: 56 + 223 = 279 Spaces 

  Provided: 315 Spaces 

 

  Total Parking Provided: 555 Spaces 

  Van Accessible Parking Spaces: 18 Spaces 

  Loading Areas: 7 

Maximum Density:    12 DU / Acre 

Proposed Density:     10.5 DU/Acre    



  

 Maximum Building Height: MR  42 ft 

      

     C-3  42 ft 

  

 Utilities:        

  Sewer:      Sussex County (Pending Approval) 

  Water:      Artesian 

  Electric:     Delaware Electric Coop 

  Telephone:      Verizon 

  

  

Access roads:  Coastal Hwy – State Route 1 – (Other Principal Arterials) 

   Cave Neck Road – (Major Collector)  

 

Floodplain:  Zone X (100 year floodplain) are within the subject site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.4 Existing Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

Boundary Survey:  

 

A boundary survey of the proposed site (Tax Map 235-23.00-1.02) was surveyed 

by Becker Morgan Group per plan dated July 3, 2018. The total area of the site is 

14.9269 acres.  

 

A copy of the boundary and topographic survey is provided. 

 

Overview of Current Site Conditions: 

 

The subject property currently consists existing buildings with sheds, gravel 

driveways, and barns, with the remaining area cultivated farmlands and 

woodlands associated with the existing commercial use. An existing conditional 

use exists for the property which allows the property to be used for commercial 

sales of sheds, lawn furniture, BBQ, and farmer’s market. A copy of the aerial 

photograph taken from Delaware DEMAC 2017 has been provided. See attached 

Conditional Use #2158 (Letter: 3.1)  

 

The existing topography indicates that the site is relatively level. Overall existing 

drainage of the site indicates that the majority of the runoff flows towards a low 

spot in the northern portion of the site with the remaining runoff towards a 

drainage swale that drains north along Coastal Highway (State Route 1) and then 

discharges to Fisher Creek. The greatest overall elevation change on the site is 

about 5 feet. 

 

The USDA Soil Survey of Sussex County, Delaware shows the site to be (42.4%) 

of Hammonton Loamy Sand - 2 to 5 percent slopes, (42.0%) Runclint Loamy 

Sand – 0 to 2 percent slopes, (15.5%) Ingleside Loamy Sand – 0 to 2 percent 

slopes and (0.1%) Greenwich Loam – 0 to 2 percent slopes. A copy of the USDA 

soil survey has been provided. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.5 Landscaping and Screening (Rezoning / CU – Chappell Farm, LLC) 
 

Landscaping will be provided throughout the site as required by the Sussex County 

code.  Various shade trees will be provided throughout the site to provide shade as is 

required by the Sussex County code. These trees shall be 1 ½” caliper, 5’-0” height with 

shrubs at 5 gallon minimum in accordance with County requirements. Trees and shrubs 

should be 3’ minimum from back of curb.  

 

Through discussions with neighboring property owners within Red Fox Run 

subdivision, an expanded vegetative buffer is being provided along the associated 

property line. This vegetative buffer will be 40’ in depth, with varying native landscape 

stock. The landscaping will be a mixture of evergreen, canopy, and flowering trees. 

Additionally, the applicant will provide a privacy fence along this property line to 

further enhance the screening between properties.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.6 Stormwater Management Regulations– (Rezoning / CU – Chappell Farm, LLC) 

 

A detailed plan review is required through Sussex Conservation District and will include 

review of stormwater management, drainage, and erosion and sediment control. 

 

The site currently drains towards the north along open drainage following SR-1. The 

drainage crosses SR-1 into Fisher Creek to the east and discharged into Old Mill Creek to 

Broadkill River which is part of Red Mill Creek Watershed within the Delaware Bay.  

 

This project will meet the current stormwater rules and regulations regarding stormwater 

management. We intend to utilize structural facilities such as bio-retention, gravel 

wetlands, and other best management practices to manage stormwater management prior 

to discharge off-site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.7 Coastal Area Report 

 

 2a: Proposed drainage design and the effect on stormwater quality and 

quantity leaving the site, including methods for reducing the amount of 

phosphorous and nitrogen 

 

Response: All drainage will be treated on site in accordance with DNREC rules and 

regulations.  Based on existing conditions, we anticipate a combination 

of surface stormwater management features consisting of we ponds, bi-

retention facilities and submerged gravel wetlands. Infiltration 

stormwater management practices remove 100% of the nitrogen 

and phosphorous loads according to current DNREC 

specifications.  

 

2b: Proposed method of providing potable and, where appropriate, irrigation water 

and the effect on public or private water systems and groundwater, including an 

estimate of average and peak demands. 

 

Response:  Artesian Resources will be used to services subject site via public 

water connection. 

 

2c:   Proposed means of wastewater treatment and disposal with an analysis of the 

effect on the quality of groundwater and surface waters, including alternative 

locations for on-site septic systems. 

 

Response: Sussex County Unified Sanitary Sewer District will used to service 

the subject site for offsite discharge of sanitary sewer system. 

 

2d: Analysis of the increase in traffic and the effect on the surrounding roadway 

system. 

 

Response:  The proposed development at Chappell Farm will add traffic to the 

surrounding roadway network. The project was subject to a Traffic 

Impact Study (TIS) that was reviewed and approved by DelDOT in 

December 2020. In their review, DelDOT recommended that, in 

addition to constructing appropriate access improvements to the 

site, that the project should make monetary contributions to 

several DelDOT capital program improvement projects aimed at 

addressing traffic operational issues in the immediate area. A 

proposed grade separated interchange will help mitigate those 

issues. 

 

2e: The presence of any endangered or threatened species listed on federal or state 

registers and proposed habitat protection areas. 

 



Response: The site is currently utilized as agricultural lands with limited 

commercial retail and there is no known presence of endangered 

or threatened species. 

 

 

2f:   The preservation and protection from loss of any tidal or nontidal wetlands on the 

site. 

  

Response: No wetlands are within subject site. 

 

2g: Provisions for open space. 

 

Response: There will be open areas to include buffers and stormwater. 

 

2h: A description of provisions for public and private infrastructure. 

 

Response: Infrastructure required to serve the project such as water, sewer, 

and entrance improvements will be privately funded.  Public 

funding is not anticipated for this project. 

 

 2i: Economic, recreational, or other benefits. 

 

Response:  Commercial businesses including the retail pad sites and boutique 

style shops within the mixed use buildings will provide employment 

opportunities for local residents.  This project will also provide job 

opportunities for local construction workers. 

 

2j: The presence of any historic or cultural resources that are listed on the National 

Register of Historic Places. 

  

Response: No known resources are located on the property. 

 

2k: An affirmation that the proposed application and proposed mitigation measures 

are in conformance with the current Sussex County Comprehensive Plan. 

 

Response: Subject parcel will conform with current Sussex County 

regulations. 

 

2l: Actions to be taken by the applicant to mitigate the detrimental impacts identified 

relevant to Subsection B(2)(a) through (k) above and the manner by which they 

are consistent with the Comprehensive Plan.  

 

Response: The proposed project is in conformance with the Sussex County Comprehensive 

Plan. As indicated above, this project will privately fund any and all 

infrastructure improvements necessary to serve the project as well as meet all 

Sussex County and state regulations required.  In addition, this project will 



contribute to numerous DelDOT projects intended to mitigate traffic in the 

surrounding area in accordance with the approved traffic study.  Lastly, we have 

worked closely with the community to mitigate their concerns 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.8 Rezoning of the Subject Site – (Rezoning / CU – Chappell Farm, LLC) 

 

The intent of this application is to amend the Sussex County Comprehensive Zoning Map 

from AR-1 Agricultural Residential District to a MR Medium Residential & C-3 Heavy 

Commercial District for the subject property containing 14.93 acres. It will also be the 

intent of the developer to provide an aesthetically pleasing site with amenities for its 

users, while keeping it environmentally friendly and preserving as much of the natural 

land as possible. The developer intends to not only comply with state and county 

standards but exceed these standards with excellent planning and design.  

 

The properties surrounding the subject property are consistent with the proposed zoning. 

The existing properties are zoned a mixture of C-1 & B-2 along SR-1, consistent with the 

Comprehensive Plan of commercial use along the SR-1 frontage. The majority of the 

remaining surrounding properties are zoned MR – Medium Residential, consistent with 

the proposed zoning.  

 

Per the 2018 Comprehensive Plan, the subject property is within the Coast Area, defined 

as a growth zone. This region is among the most desirable locations in Sussex County for 

new housing, as is reflected in new construction data and real estate prices. Coastal Areas 

are areas that can accommodate development provided special environmental concerns 

are addressed. A range of housing types should be permitted in Coastal Areas, including 

single-family homes, townhouses, and multi-family units.  Appropriate mixed-use 

development should also be allowed. In doing so, careful mixtures of homes with light 

commercial, office and institutional uses can be appropriate to provide for convenient 

services and to allow people to work close to home. This application proposes rezoning 

to MR & C-3, both of which are applicable zoning districts within the Coastal Area. 

Additionally, the proposed commercial, mixed-use, and residential uses match the goals 

and objectives of the Comp Plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.9 Proposed Finding of Facts – (Rezoning / CU – Chappell Farm, LLC) 

 

1. This is an application to amend the comprehensive zoning map from AR-1 (Agricultural 

Residential) to C-3 (Heavy Commercial) with an area of 8.54 acres and MR (Medium 

Density Residential) with an area of 6.39 totaling for 14.93 acres, more or less, in 

Broadkill Hundred located at the northwest corner of Delaware Route 1 (Coastal 

Highway) and Sussex County Road 88 (Cave Neck Road).  

 

2. The subject property is a a parcel owned by Chappell Farm, LLC. The applicant is 

Chappell Farm, LLC, a Delaware limited liability company. 

 

3. The subject property is located on Route 1 which is classified by DelDOT as a major 

arterial road. Based upon its review, DelDOT has approved a TIS. A copy of the TIS 

approval letter has been attached to this booklet. The applicant will comply with the 

provisions of the TIS. 

 

4. The proposed site for the Chappell Farm project is located in an area of existing 

communities that have formed from surrounding subdivisions. The site currently operates 

as a farmer’s market.   

 

5. In the 2018 Sussex County Comprehensive Plan, the area for the proposed commercial 

project is identified for the purposes for future land use as Coastal Area.  

 

6. In the 2018 Plan, the area is designated as a Coastal Area and C-3 Heavy Commercial 

and MR Medium Density Residential are applicable districts for future land use. 

 

7. The State Strategies for Policies and Spending identify the area as Investment Levels 3 & 

4. Level 3 Areas are in longer-term growth plans, and/or areas within growth areas that 

have some environmental constraints. Although growth is planned here, infrastructure 

and other investments may be made further into the future. Level 4 areas are 

predominantly agricultural. However, with the planned grade separated interchange this 

area is an appropriate location for certain uses not appropriate for other Level 4 locations.  

 

8. The applicant proposes to use the site for a mixed-use commercial and residential 

development. The proposed project consistent with the character of the area. 

 

9. The application specifically meets the purpose of the C-3 Heavy Commercial District by 

providing a site for commercial and service activities along a major arterial highway. 

 

10. This proposed commercial area lessens congestion on roads and streets by providing 

commercial activities at the Coastal Highway – Cave Neck Road interchange so that 

residents and visitors to the area may have their commercial needs met without the 

necessity of deviating from their travel plans.  

 



11. The proposed commercial project will be served with central water by Artesian 

Resources, Inc., the holder for the Certificate of Public Convenience and Necessity for 

the area.    

 

12. The present site plan provides for wastewater treatment to be provided the Sussex County 

Unified Sanitary Sewer District, operated and maintained by the Sussex County 

Engineering Department. 

 

13. The proposed commercial use meets the general purpose of the Zoning Ordinance by 

promoting the orderly growth, convenience, order, prosperity, and welfare of the County.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.10 Proposed Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

1. The final site plan shall be subject to review and approval by the Sussex County  

Planning and Zoning Commission. 

 

2. All highway and entrance improvements as required by DelDOT, shall be completed  

by the applicant. 

 

3. Fuel and petroleum products shall be stored and dispensed as required by DNREC  

and the Office of the State Fire Marshal. 

 

4. All security lighting shall be screened away from Neighboring properties and county  

Roads. 

 

5. The applicant shall comply with all other statutes, laws ordinance, rules or regulations  

of any federal, state, county or other governmental entity having subject matter  

jurisdiction over the proposed use of the premises.  

 



File #: ___________ 

Planning & Zoning Commission Application 
Sussex County, Delaware 

Sussex County Planning & Zoning Department 
2 The Circle (P.O. Box 417) Georgetown, DE 19947 

302‐855‐7878 ph. 302‐854‐5079 fax 

Type of Application: (please check applicable) 
Conditional Use 
Zoning Map Amendment  

Site Address of Conditional Use/Zoning Map Amendment 

Type of Conditional Use Requested:  

Tax Map #:  Size of Parcel(s): 

Current Zoning:   Proposed Zoning:   Size of Building:  

Land Use Classification:  

Water Provider:  Sewer Provider:  

Applicant Information 

Applicant Name:  
Applicant Address:  
City:  State:   ZipCode:  
Phone #:  E‐mail: 

Owner Information 

Owner Name: 
Owner Address:  
City:  State:    Zip Code:  
Phone #:  E‐mail: 

Agent/Attorney/Engineer Information  

Agent/Attorney/Engineer Name:  
Agent/Attorney/Engineer Address:  
City:   State:    Zip Code:  
Phone #:  E‐mail: 

✔

30511 Cave Neck Road, Milton, DE 19968

MR Medium - Density Residential District: Multifamily dwelling structures

235-23.00-1.02 14.9269 +/- Acres

AR-1 MR/C-3 N/A

Cultivated Farm Field/Woods/Commercial & Retail

On - Site On - Site

Becker Morgan Group, Inc.

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 jpennington@beckermorgan.com

Chappell Farm, LLC

30045 Eagles Crest Road, Unit 2

Milton DE 19968

(302) 542-1422 christian@hudmgt.com

J. Michael Riemann

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 mriemann@beckermorgan.com



     

Sussex County P & Z Commission application 
P a g e  | 2    last updated 3‐17‐16 

Check List for Sussex County Planning & Zoning Applications 
The following shall be submitted with the application 

 
Completed Application 

 
Provide eight (8) copies of the Site Plan or Survey of the property  

o Survey shall show the location of existing or proposed building(s), building setbacks, 
parking area, proposed entrance location, etc.  

o Provide a PDF of Plans (may be e‐mailed to a staff member) 
o Deed or Legal description 

 
Provide Fee $500.00 

 
Optional ‐ Additional information for the Commission/Council to consider (ex. 
architectural elevations, photos, exhibit books, etc.) If provided submit 8 copies and they 
shall be submitted a minimum of ten (10) days prior to the Planning Commission meeting. 
 
Please be aware that Public Notice will be sent to property owners within 200 feet of the 
subject site and County staff will come out to the subject site, take photos and place a sign 
on the site stating the date and time of the Public Hearings for the application.   
 
DelDOT Service Level Evaluation Request Response 
 
PLUS Response Letter (if required) 

 

The undersigned hereby certifies that the forms, exhibits, and statements contained in any papers or 
plans submitted as a part of this application are true and correct.   
 
I also certify that I or an agent on by behalf shall attend all public hearing before the Planning and 
Zoning Commission and the Sussex County Council and any other hearing necessary for this application 
and that I will answer any questions to the best of my ability to respond to the present and future 
needs, the health, safety, morals, convenience, order, prosperity, and general welfare of the inhabitants 
of Sussex County, Delaware. 
 

Signature of Applicant/Agent/Attorney 
 

_____________________________________  Date:  
 
Signature of Owner 
 

_____________________________________  Date:  
 
For office use only: 
Date Submitted: ___________________    Fee: $500.00   Check #: _____________________  
Staff accepting application: _______________  Application & Case #:_________________________________ 
Location of property: ____________________________________________________________________________ 
_____________________________________________________________________________________________ 
Subdivision: __________________________________________    
Date of PC Hearing: ______________________  Recommendation of PC Commission: __________________ 
Date of CC Hearing: ______________________  Decision of CC: ____________________________________ 

✔

✔

✔

✔

✔

6/18/19

6/18/19
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

GrA Greenwich loam, 0 to 2 
percent slopes

0.0 0.1%

HmA Hammonton loamy sand, 0 to 
2 percent slopes

6.3 42.4%

IeA Ingleside loamy sand, 0 to 2 
percent slopes

2.3 15.5%

RuA Runclint loamy sand, 0 to 2 
percent slopes

6.3 42.0%

Totals for Area of Interest 14.9 100.0%

Soil Map—Sussex County, Delaware 2018053 - CHAPPELL FARM LLC

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/4/2021
Page 3 of 3
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Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 
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has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
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Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  
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The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 
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Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
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c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   
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General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
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Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 
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Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 
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13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 
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General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  

 

  



 

 

August 3, 2020 
 
Chad D. Carter – Associate  
Landscape Architect, RLA, ASLA 
BECKER MORGAN GROUP, INC. 
Delaware | Maryland | North Carolina 
 
RE:  Ability to Serve Letter for Tax Parcel 235-23.00-1.02, Chappell Farm 
 
To whom it may concern: 
 
With reference to your request concerning water and wastewater service to the Chappell Farm project located 
at the intersection of Route 1 and Cave Neck Road, Milton, DE, please be advised as follows:  
 
The proposed project consisting of Elderly Living Facilities, Apartments and Mixed-Use Buildings retail 
buildings is within Artesian Water Company’s service territory.  A Certificate of Public Convenience and 
Necessity (CPCN) for water has been granted to Artesian by the Delaware Public Service Commission for this 
property.  The developer and Artesian Water Company, Inc. shall enter into a Water Service Agreement that 
addresses the financial terms of the provision of water service in accordance with Artesian’s tariff as approved 
by the Delaware Public Service Commission.   
 
The proposed project is not within Artesian Wastewater Management Inc’s service territory.  A Certificate of 
Public Convenience and Necessity (CPCN) for wastewater must be granted to Artesian by the Delaware Public 
Service Commission for this property.  The developer and Artesian Wastewater Management Inc. shall enter 
into a Wastewater Service Agreement that addresses the financial terms of the provision of wastewater service 
in accordance with Artesian’s tariff as approved by the Delaware Public Service Commission.   
 
Based on current conditions and projections of growth within the Company's service area, Artesian is willing 
and able to provide the required water and wastewater service to this project.  An anticipated construction 
schedule is required in order for Artesian to assess the impact of service requests upon its ability to meet 
projected water and wastewater demands. 
 
This letter shall expire if a water and wastewater service agreements are not executed within one year of the 
date of this letter.   
 
If you have any questions, please do not hesitate to contact us. 
 
Yours very truly, 
 
 
 
Adam Gould 
Manager, Systems Planning & Design   
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March 11, 2019 

 

John Ashman 

Sussex County Utility Planning 

2 The Circle, P.O. Box 589 

Georgetown, DE 19947 

 

RE: Sussex County Sewer District Extension 

 Chappell Farm LLC – Mixed Use Development 

 Milton, Delaware – RT 1 & Cave Neck Road 

 2018053.00 

 

Dear Mr. Ashman: 

 

We are hereby formally requesting the expansion of the Sussex County Unified Sewer 

District to include the proposed Chappell Farm Mixed Used Development located on the 

Northwest corner of Route 1 (Coastal Highway) & RD 88 (Cave Neck Road), on parcel 235-

23.00-1.02 

 

The proposed property is currently adjacent to the Paynters Mill residential sub development, 

& Overbrook Acres LLC located on parcel 235.23.00-1.01, which are both currently in the 

Sussex County Unified Sewer District, and currently being served by Sussex County. It is our 

understanding that Sussex County Sewer exists along Cave Neck Road, and it would be our 

intention to connect to the Sewer District through this service.   

 

The anticipated EDU demand for the proposed site is 170 EDUs at this time.  

 

Please contact me should you have any questions. 

 

Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

J. Michael Riemann, P.E.  

Vice President 

 

CDC/rlh  

 

Cc: Chappell Farm LLC  

  

 Hans Medlarz – Sussex County Engineering 

 

 
201805300ag-SewerExpansionLetter 

http://www.beckermorgan.com/










 

January 8, 2021 

 

Ms. Constance C. Holland 

Director, Office of State Planning Coordination 

122 S. Martin Luther King Blvd  

Dover, DE 19901 

 

RE: PLUS review 2018-10-15 

 Chappell Farm 

 Sussex County, Delaware 

 2018053.00 

 

Dear Connie: 

  

Please find below our point by point response to your comments received December 

3, 2018. For ease of review, please find our responses below in a different font.  

 

Please note that changes to the plan, other than those suggested in this letter, could 

result in additional comments from the State.  Additionally, these comments reflect 

only issues that are the responsibility of the agencies represented at the meeting.  The 

developers will also need to comply with any Federal, State and local regulations 

regarding this property.  We also note that as Sussex County is the governing 

authority over this land, the developers will need to comply with any and all 

regulations/restrictions set forth by the County. 
 
Response: Understood, the developers intend to comply with all applicable 
regulations regarding the development of this property. The developer will comply 
with any and all regulations and/or restrictions set forth by Sussex County.  

  

Strategies for State Policies and Spending 
 

This project represents land development that will result in 156 residential units and 

45,000 square feet of commercial space in an Investment Level 4 area according to 

the 2015 Strategies for State Policies and Spending.  Investment Level 4 indicates 

where State investments will support agricultural preservation, natural resource 

protection, and the continuation of the rural nature of these areas.  New development 

activities and suburban development are not supported in Investment Level 4 areas.  

These areas are comprised of prime agricultural lands and environmentally sensitive 

wetlands and wildlife habitats, which should be, and in many cases have been 

preserved.   

 

From a fiscal responsibility perspective, development of this site is likewise 

inappropriate.  The cost of providing services to development in rural areas is an 

inefficient and wasteful use of the State’s fiscal resources.  The project as proposed 

will bring new residents to an area where the State has no plans to invest in 

infrastructure upgrades or additional services.  These residents will need access to 

such services and infrastructure as schools, police, and transportation. To provide 

some examples, the State government funds 100% of road maintenance and drainage 

improvements for the transportation system, 100% of school transportation and 

paratransit services, up to 80% of school construction costs, and 100% of the cost of 

police protection in the unincorporated portion of Sussex County where this 

development is proposed.  Over the longer term, the unseen negative ramifications of 



 
 

this development will become even more evident as the community matures and the 

cost of maintaining infrastructure and providing services increases. 

 

During the meeting, you mentioned that this area would be within a growth zone in 

the newest draft of the Sussex County Comprehensive plan.   The Office of State 

Planning Coordination has not received that draft at that time and can use only the 

information in their currently certified plan, In addition, you questioned the update to 

the Strategies for State Policies and Spending.  Should the update to Sussex County’s 

plan reflect changes in this area they will be reflected in the 2019/2020 State 

Strategies update.  Therefore, because the development is inconsistent with the 2015 

Strategies for State Policies and Spending at this time, the State is cannot support the 

proposed development. 

 

With that said, the comments in this letter are technical, and are not intended to 

suggest that the State supports this development proposal. This letter does not in 

any way suggest or imply that you may receive or may be entitled to permits or 

other approvals necessary to build on this property, construct the development 

you indicate, or any subdivision thereof on these lands. 
 

Response: This project proceeded through PLUS prior DelDOT finalizing the 

preferred alternative for the Grade Separated interchange and prior to the final 

adoption of the final Sussex County Comprehensive Plan.  As a result, the property is 

within the County Growth zone known as the Coastal Area and a portion of the 

property will serve the planned grade separated interchange.  As a result, we believe 

that the State Strategies is in conflict with the Sussex Comprehensive plan given there 

is clear intent to invest in infrastructure at this location and physically on the subject 

parcel.  In addition, a small portion of the property is within Investment Level 3.  As 

such the response from the Office of State planning is inaccurate.  Artesian has 

already acknowledged that they can serve the property and wastewater infrastructure 

exists along Cave Neck Road directly adjacent to the subject parcel.  Lastly, there 

exists both medium density and commercially zoned property to the north and to the 

south of the subject parcel.  This would seem to contradict the statement that this is a 

rural area.  We believe that the project is consistent with the comprehensive plan and 

the surrounding area. 
 

 

Code Requirements/Agency Permitting Requirements 

 
Department of Transportation – Contact Bill Brockenbrough 760-2109 

• The subject property fronts on Delaware Route 1, between Dover Air Force 

Base and Nassau, and is therefore subject to DelDOT’s Corridor Capacity 

Preservation Program.  The Program was established in accordance with the 

provisions of Title 17, Section 145 of the Delaware Code.  The main goal of 

the Program is to manage and preserve the traffic capacity and safety of the 

existing highway.  The strategy for SR-1 is to convert the corridor to a limited 

access highway.  This can be accomplished by proactively coordinating 

necessary road improvements to offset the increase in vehicular traffic due to 

new developments.   

 

Per Program policy, DelDOT will not permit direct access to Delaware Route 

1 for large developments.  However, large developments can be built if the 



 
 

necessary roadway improvements are constructed by the developer(s).  In this 

case, DelDOT would require developing a grade-separated interchange at the 

existing intersection of Route 1 and Cave Neck Road.  DelDOT would grant 

access to Route 1 by way of ramps and service roads leading to the 

interchange.   

 

DelDOT is presently in discussions with the owner of the land across Route 1 

from the subject development about a Public-Private Partnership to build the 

grade-separated interchange.  If that partnership moves forward, DelDOT 

would require the applicant to participate in it.  If it does not, DelDOT plans 

to design and build the interchange as a State project, which it would expect to 

complete in Fiscal Year 2025.  In that event, DelDOT would anticipate 

requiring the applicant to contribute toward the project.  Regardless, 

development approvals would be phased to completion of the highway 

construction. 

 

For more information regarding the Corridor Capacity Preservation Program, 

an electronic manual detailing the Program can be viewed on the 

Department’s website at 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml. 

 
Response: The applicant has been in discussions with DelDOT, and will continue to 
do so during planning and engineering phases.  
 

• The site access on Cave Neck Road must be designed in accordance with 

DelDOT’s Development Coordination Manual, which is available at 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes.   

 

The Concept Plan accompanying the PLUS application shows Red Fox Lane 

being closed with a cul-de-sac at Delaware Route 1 and access to the Red Fox 

Run subdivision being provided by a north-south street from Red Fox Lane to 

Cave Neck Road.  DelDOT’s acceptance of this arrangement, as a developer 

improvement, would be contingent upon the concurrence of the Red Fox Run 

homeowners and the creation of the north-south street as a subdivision street 

designed and built in accordance with DelDOT’s Development Coordination 

Manual and in a right-of-way dedicated to public use.  DelDOT presently 

finds the proposed right-in/right-out access proposed on Route 1 unacceptable.  

DelDOT anticipates requiring that the developer provide for future access 

through their development to the two commercial parcels fronting on Route 1 

immediately south of Red Fox Run. 

 
Response: The proposed development provides for an access road which would 
connect to Red Fox Run subdivision with the anticipation that the existing entrance to 
the subdivision off SR-1 would be abandoned.  
 

• Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required 

before plans are submitted for review.  
 

Response: Understood. The applicant intends to meet with DelDOT prior to 
submitting plans for review.  

 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes


 
 

• Section P.5 of the Manual addresses fees that are assessed for the review of 

development proposals.  DelDOT anticipates collecting the Initial Stage Fee 

when the record plan is submitted for review and the Construction Stage Fee 

when construction plans are submitted for review. 
Response: Acknowledged.  
 

• Per Section 2.2.2.1 of the Development Coordination Manual, Traffic Impact 

Studies (TIS) are warranted for developments generating more than 500 

vehicle trip ends per day or 50 vehicle trip ends per hour in any hour of the 

day.   

 

The PLUS application states that the proposed development would generate 

8,509 vehicle trip ends per day. Therefore a TIS is warranted and DelDOT 

will require it.  

 
Response: Acknowledged, at the time of this response a TIS has been completed 
and accepted by DelDOT.  
 

• Section 3.2.4.1 of the Manual addresses the placement of right-of-way 

monuments (markers) along subdivision streets.  DelDOT anticipates 

requiring that monuments be furnished and placed along the proposed north-

south street in accordance with this section and would recommend that they be 

furnished and placed along any private subdivision streets. 

 
Response: Understood. 
 

• Section 3.2.4.2 of the Manual addresses the placement of right-of-way 

monuments (markers) along the roads on which a property fronts, in this case 

Delaware Route 1 and Cave Neck Road.  Monuments sufficient to re-establish 

the permanent rights-of-way after the dedication discussed below should be 

shown on the plan and provided in the field in accordance with this section. 

 
Response: Acknowledged. 

 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the 

Manual, DelDOT will require dedication of right-of-way along the site’s 

frontage on Delaware Route 1 and Cave Neck Road to meet DelDOT’s 

standards for arterial and collector roads, respectively.  By this regulation, this 

dedication is to provide a minimum of 30 feet of right-of-way from the 

outermost edge of the through lanes on Route 1 and 40 feet from the physical 

centerline of Cave Neck Road. The following right-of-way dedication note is 

required, “An X-foot wide right-of-way is hereby dedicated to the State of 

Delaware, as per this plat.”  

 

While additional right-of-way may be required along both roads for the grade-

separated interchange, DelDOT would compensate the applicant for 

acquisition of lands required beyond the above dedications. 

 
Response: Acknowledged, the applicant agrees to continue working with DelDOT.  

 



 
 

• In accordance with Section 3.2.5.1.1 of the Manual, if this development is 

proposing a neighborhood sign/structure, then a permanent easement shall be 

established at the site entrance. The easement shall be located outside of any 

existing and/or proposed right-of-way. It will also need to be verified that the 

sign/structure does not pose a sight distance and/or safety hazard. 

 
Response: Acknowledged 
 

• In accordance with Section 3.2.5.1.2 of the Manual, DelDOT will require the 

establishment of 15-foot wide permanent easements across the property 

frontage on Delaware Route 1 and Cave Neck Road.  The location of the 

easements shall be outside the limits of the ultimate right-of-way. The 

easement area can be used as part of the open space calculation for the site. 

The following note is required, “A 15-foot wide permanent easement is 

hereby established for the State of Delaware, as per this plat.”  

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• In accordance with Section 3.4 of the Manual, a record plan shall be prepared 

prior to issuing “Letter of No Objection”. The record plan submittal shall 

include the items listed on the Critical Items for Acceptance: Record Plan 

document available on the DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-

Subdivision.pdf?09222017.  

 
Response: Acknowledged 

 

• Referring to Section 3.4.2.1 of the Manual, the following items, among other 

things, are required on the Record Plan: 

 

o A Traffic Generation Diagram. See Figure 3.4.2-a for the required 

format and content. 

 

o Depiction of all existing entrances within 600 feet of the proposed 

entrance on Cave Neck Road.  

 

o Notes identifying the type of any off-site improvements, agreements 

(signal, letter) contributions and when the off-site improvements are 

warranted.    

 
Response: Acknowledged 

 

• Section 3.5 of the Manual provides DelDOT’s requirements with regard to 

connectivity.  The requirements in Sections 3.5.1 through 3.5.3 shall be 

followed for all development projects having access to state roads or 

proposing DelDOT-maintained public streets for subdivisions. Private or 

municipal streets should follow the County’s requirements for connectivity. 
Response: Understood. 
 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017


 
 

• Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and 

sidewalks.  Referring to Section 3.5.4.2.A of the Manual, in Level 

4Investment Areas, the requirement for installation of a sidewalk or Shared 

Use Path along the development’s road frontage is at DelDOT’s discretion.  

Due to the rapidly developing nature of the area, DelDOT anticipates 

requiring a Shared Use Path along the development frontage on Cave Neck 

Road.   

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• Referring to Section 3.5.5 of the Manual, existing and proposed transit stops 

and associated facilities as required by the Delaware Transit Corporation 

(DTC) or DelDOT shall be shown on the Record Plan.  

 
Response: Acknowledged, we plan to coordinate with DelDOT and DART for any 
required transit stops.  

 

• In accordance with Section 3.8 of the Manual, storm water facilities, 

excluding filter strips and bioswales, shall be located a minimum of 20 feet 

from the ultimate State rights-of-way.   

 
Response: Acknowledged. 

 

• Referring to Section 4.3 of the Manual, an entrance plan shall be prepared 

prior to issuing entrance approval. The entrance plan submittal shall include 

the items listed on the Critical Items for Acceptance: 

Entrance/Construction/Subdivision Set Plan document available on the 

DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-

Items_Entrance_Construction_Subdivision.pdf?09222017. 

 

• In accordance with Section 5.2.5.6 of the Manual, a separate turning template 

plan shall be provided to verify vehicles can safely enter and exit the site 

entrance.  As per Section 5.2.3 of the Manual, the entrance shall be designed 

for the largest vehicle using the entrance. 

 

• In accordance with Section 5.2.9 of the Manual, the Auxiliary Lane 

Worksheet should be used to determine whether auxiliary lanes are warranted 

at the site entrance and how long those lanes should be.  The worksheet can be 

found at http://www.deldot.gov/Business/subdivisions/index.shtml.    

 

• In accordance with Section 5.4 of the Manual, sight distance triangles are 

required and shall be established in accordance with American Association of 

State Highway and Transportation Officials (AASHTO) standards.  A 

spreadsheet has been developed to assist with this task.  It can be found at 

http://www.deldot.gov/Business/subdivisions/index.shtml.  

 

• In accordance with Section 5.14 of the Manual, all existing utilities must be 

shown on the plan and a utility relocation plan will be required for any utilities 

that need to be relocated. 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml


 
 

 

• If the proposed development does not have State-maintained streets, Section 

6.4.3 of the Manual, which pertains to the inspection and acceptance of 

commercial entrances, would apply.  Construction inspection responsibilities 

would be in accordance with Figure 6.4.3-a.  DelDOT’s preliminary reading 

of this figure is that the project requires Level II inspection and that a 

construction inspection agreement would be needed. 

 

• Section 7.7.2 of the Manual addresses the need to provide 20-foot wide 

drainage easements for all storm drainage systems, open or closed, that fall 

outside the existing right-of-way or the drainage/utility easement.  In 

accordance with this section, metes and bounds and total areas need to be 

shown for any drainage easements.  The easements should be shown and 

noted on the record plan. 

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that all 
required plans are prepared per the Manual.  The applicant will continue working with 
DelDOT to ensure all entrance plans are in accordance with DelDOT standards and 
requirements. Since the PLUS hearing, the applicant has worked close with DeLDOT to 
complete a Traffic Impact Study and will comply with the recommendations of the 
TIS.  The PLUS response pre-dates the completion of the TIS. As a result, the TIS 
represents the final recommendations and requirements of DelDOT for which this project 
will comply. 

 

 

 

Department of Natural Resources and Environmental Control – Contact 

Michael Tholstrup 735-3352 

• The Department of Natural Resources and Environmental Control did not submit 

comments regarding this application.  If the development of this property requires 

permits from a DNREC section, please contact the DNREC regulatory agency 

directly.    

 
Response: Acknowledged, we plan to work with Sussex Conservation District to 
ensure all applicable DNREC regulations are adhered to.  

 

 

State Historic Preservation Office – Contact Carlton Hall 736-7404 

• The Delaware SHPO does not support development in a Level 4 area. 

 

• There is an agricultural complex (S03294) located on the southeastern part of the 

parcel.  

• There should also be sufficient landscaping between the agricultural complex 

(S03294) and the development, to block adverse noise and visual effects. 

 
Response: Acknowledged 
 

• If any project or development proceeds, the developer should be aware of the 

Unmarked Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch. 

54). 

 



 
 

Response:  The developer is aware of Delaware’s Unmarked Human Burials and Human 
Skeletal Remains Law, and will proceed accordingly if an unknown burial site, or remains 
be encountered during the development process. 
 

• If there is federal involvement, in the form of licenses, permits, or funds, the 

federal agency, often through its client, is responsible for complying with Section 

106 of the National Historic Preservation Act (36 CFR 800) and must consider 

their project’s effects on any known or potential cultural or historic resources. For 

further information on the Section 106 process please review the Advisory 

Council on Historic Preservation’s website at: www.achp.gov 

 
Response: Acknowledged.  

 

Following receipt of this letter and upon filing of an application with the local 

jurisdiction, the applicant shall provide to the local jurisdiction and the Office of 

State Planning Coordination a written response to comments received as a result 

of the pre-application process, noting whether comments were incorporated into 

the project design or not and the reason therefore.   

 
This concludes our response. Please feel free to contact us if you should have any additional 
questions.  
 
Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

Chad D. Carter, RLA 

Associate 

 

CDC/rlh 

 

 

http://www.achp.gov/
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Memorandum 
To: Sussex County Planning Commission Members  
From: Christin Scott, Planner I  
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: January 4, 2021 
RE: Staff Analysis for CZ 1892 Chappell Farm, LLC 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1892 Chappell Farm, LLC to be reviewed during the January 21, 2021 
Planning Commission Meeting. This analysis should be included in the record of this application 
and is subject to comments and information that may be presented during the public hearing.  
 
The request is for a Change of Zone for Tax Parcel 235-23.00-1.02 (portion of) to allow for a 
change of zone from an Agricultural Residential (AR-1) Zoning District to a Heavy Commercial 
(C-3) Zoning District. The parcel is located on the northwest corner of Coastal Highway (Route 1) 
and Cave Neck Road (Route 88). The portion of the parcel to be rezoned contains 8.53 acres +/-. 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use map in the plan indicates that the subject property has a land use designation 
of “Coastal Area”. The properties to the north have the land use designation of “Existing 
Development Area”, the properties to the south have the land use designation of “Coastal Area” 
and the properties to the east and west have the land use designation of “Low Density Area”. 
 
The Coastal Area is designated to encourage growth and development provided that environmental 
concerns are addressed. The Coastal Area may include various types of housing, small-scale retail 
and office, light commercial, and institutional land uses. Sussex County’s base density of two (2) 
units per acre is standard. Medium and higher densities (4-12 units per acre) may be appropriate in 
select locations. 
 
The 2018 Sussex County Comprehensive Plan outlines Zoning Districts by their applicability to 
each Future Land Use category. Under Table 4.5-2 “Zoning Districts Applicable to Future Land 
Use Categories”, the Heavy Commercial (C-3) Zoning District is listed as an applicable zoning 
district in the “Coastal Area.”  
 
Additionally, the subject property is zoned Agricultural Residential (AR-1). The properties to the 
west as well as the properties on the opposite (western) side of Coastal Highway (Route 1) are 
zoned Agricultural Residential (AR-1). The properties to the north are zoned General Commercial 
(C-1) and Medium Residential (MR). The properties to the south are zoned Medium Residential 
(MR), Neighborhood Business (B-1) and General Commercial (C-2). 
 



 
 

Staff Analysis 
CZ 1892 Chappell Farm, LLC 
Planning and Zoning Commission for January 21, 2021 
 

 

Since 2011, there has been two (2) Change of Zone applications within a 1-mile radius of the 
application site. Change of Zone No.  1770 to allow for a change of zone from AR-1 to CR-1. The 
application was denied by the Sussex County Council on April 12, 2016. Change of Zone No. 1916 
for a change of zone from AR-1 to C-2. The application was approved by the Sussex County 
Council on July 28, 2020 and adopted through Ordinance No. 2727. 
 













 
N i c o l e  M a j e s k i  

     s e c r e t a r y  

 

February 19, 2021 

 

Mr. Christopher Duke 

Becker Morgan Group, Inc. 

The Tower at STAR Campus 

100 Discovery Boulevard 

Suite 102 

Newark, Delaware 19713 

 

Dear Mr. Duke: 

 

 The enclosed revised Traffic Impact Study (TIS) review letter for the Chappell Farm (Tax 

Parcel 235-23.00-1.02) development has been completed under the responsible charge of a 

registered professional engineer whose firm is authorized to work in the State of Delaware.  They 

have found the TIS to conform to DelDOT’s Development Coordination Manual and other 

accepted practices and procedures for such studies.  DelDOT accepts this letter and concurs with 

the recommendations.   

 

Please note that this letter replaces the letter we issued on December 7, 2020. 

 

If you have any questions concerning this letter or the enclosed review letter, please contact 

me at (302) 760-2167. 

 

Sincerely, 

 

 

Troy Brestel  

Project Engineer 

 

TEB:sf 

Enclosure 

cc with enclosures: Mr. J. Michael Riemann, Becker Morgan Group, Inc. 

Ms. Constance C. Holland, Office of State Planning Coordination 

   Mr. Jamie Whitehouse, Sussex County Planning and Zoning 

   Mr. Mir Wahed, Johnson, Mirmiran & Thompson, Inc. 

   Ms. Joanne Arellano, Johnson, Mirmiran & Thompson, Inc. 

DelDOT Distribution  



 

 

DelDOT Distribution 

 

Brad Eaby, Deputy Attorney General 

J. Marc Coté, Director, Planning 

Shanté Hastings, Director, Transportation Solutions (DOTS) 

Mark Luszcz, Deputy Director, Traffic, DOTS 

Michael Simmons, Assistant Director, Project Development South, DOTS 

Todd Sammons, Assistant Director, Development Coordination 

T. William Brockenbrough, Jr., County Coordinator, Development Coordination 

Peter Haag, Chief Traffic Engineer, Traffic, DOTS 

Chris Sylvester, Traffic Studies Manager, Traffic, DOTS 

Kerry Yost, Traffic Calming and Subdivision Relations Manager, Traffic, DOTS 

Alistair Probert, South District Engineer, South District 

Gemez Norwood, South District Public Works Manager, South District 

John Gaines, Group Engineer, Project Development South, DOTS   

Jared Kauffman, Service Development Planner, Delaware Transit Corporation 

Tremica Cherry, Service Development Planner, Delaware Transit Corporation 

Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 

Wendy Polasko, Subdivision Engineer, Development Coordination 

Richard McCabe Sussex Review Coordinator, Development Coordination 

Mark Galipo, Traffic Engineer, Traffic, DOTS 

Derek Sapp, Subdivision Manager, Development Coordination 

Claudy Joinville, Project Engineer, Development Coordination 

 



  

Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 
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has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 



 
 

Chappell Farm  Revised February 12, 2021
  Page 3 

 

Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  
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The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 



 
 

Chappell Farm  Revised February 12, 2021
  Page 13 

 

Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
 



 
 

Chappell Farm  Revised February 12, 2021
  Page 14 

 

c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   
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General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
 
 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 22 

 

 
Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 
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Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 
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13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 
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General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  
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Table 2 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Left Turn A (8.4) A (9.4) A (8.8) A (8.5) A (9.4) A (8.9) 

Southbound Site Entrance A Approach E (48.0) F (55.2) D (32.9) F (58.2) F (64.7) D (38.3) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Left Turn A (8.1) A (9.0) A (8.5) A (8.2) A (9.0) A (8.5) 

Southbound Site Entrance A Approach E (47.2) F (54.2) D (32.4) F (57.0) F (63.4) E (37.7) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.1) A (8.8) A (8.3) 

Southbound Site Entrance A Approach - - - D (26.0) C (24.4) C (18.5) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance A Approach - - - D (25.9) C (24.4) C (18.5) 

 

 
1 For signalized and unsignalized analysis, the numbers in parentheses following levels of service are average delay 
per vehicle, measured in seconds. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.2) A (9.0) A (8.4) 

Southbound Site Entrance A Approach - - - E (35.1) D (26.3) C (19.8) 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Signalized Intersection 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  2 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

- - - B (11.9) B (11.3) B (11.1) 

       
2023 with development and with rights-in 
access (Case 3b) 

- - - B (12.2) B (11.6) B (11.5) 

 

 
2 JMT analyzed the intersection as an uncoordinated signalized intersection with a 60 second cycle length and 
permitted left turns along the eastbound Cave Neck Road approach. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (6.3) A (9.5) A (7.5) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.9) A (7.7) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (5.4) A (8.1) A (6.4) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.2) A (7.3) 

 

 
3 JMT analyzed the intersection as a single-lane roundabout. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (5.1) A (7.5) A (6.0) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (7.0) A (6.2) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (4.6) A (6.9) A (5.6) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (6.7) A (6.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Approach - - - B (11.4) A (6.5) A (7.0) 

Westbound Cave Neck Road Approach - - - A (5.6) A (8.0) A (6.4) 

Southbound Site Entrance A Approach - - - A (5.7) A (7.0) A (5.9) 

Overall - - - A (8.4) A (7.4) A (6.5) 
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Table 3 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Site Entrance B/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.6) A (8.2) A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance B Approach B (14.3) C (15.7) B (14.1) C (15.0) C (16.7) B (14.5) 
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Table 4 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Red Fox Lane 5 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Red Fox Lane Approach  B (14.0) C (15.0) D (29.3) B (14.3) B (14.6) D (30.5) 

Northbound Delaware Route 1 Left Turn B (13.8) B (12.2) D (26.5) C (20.3) D (29.4) F (201.9) 

Southbound Delaware Route 1 U-Turn - - - B (12.5) D (29.8) F (54.7) 

       

2023 without development (Case 2) 6       

Eastbound Red Fox Lane Approach  B (14.9) C (16.2) D (34.5) C (15.1) C (15.7) E (35.2) 

Northbound Delaware Route 1 Left Turn B (14.7) B (13.5) D (32.2) E (45.4) F (68.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.6) E (35.2) F (68.4) 

       

2023 with development (Case 3) 6       

Eastbound Red Fox Lane Approach  C (15.3) C (16.5) E (35.5) C (15.4) C (16.0) E (36.1) 

Northbound Delaware Route 1 Left Turn C (15.1) B (13.7) D (33.2) F (50.5) F (76.7) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.1) E (36.9) F (72.1) 

*HCS software reported delays longer than 1,000 seconds per vehicle.  

 
4 The TIS analyzed the intersections along Delaware Route 1 utilizing Synchro software. However, per direction from 
DelDOT, JMT analyzed the intersections along Delaware Route 1 utilizing HCS7 software. 
5 The TIS did not report results for the southbound Delaware Route 1 U-turn. 
6 The adjacent Delaware Route 1/Cave Neck Road intersection was recently reconfigured to restrict eastbound left 
turning movements. As such, JMT has assumed that left turning movements would also be restricted along the future 
westerly leg. Therefore, any volumes executing westbound left turning movements at the Cave Neck Road intersection 
would instead execute a right turning movement and U-turn at the Red Fox Lane intersection. 
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Table 4 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS 4 LOS per JMT 

Delaware Route 1/Red Fox Lane  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.0) C (15.7) E (35.1) 

Northbound Delaware Route 1 Left Turn - - - E (44.9) F (67.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.4) 

Northbound Delaware Route 1 Left Turn - - - E (46.9) F (70.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 6 

- - -    

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.5) 

Northbound Delaware Route 1 Left Turn - - - E (47.4) F (71.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.8) E (35.8) F (69.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 5 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 5 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1) 7       

Eastbound Cave Neck Road Left Turn  F (75.6) D (26.2) F (362.5) E (36.5) F (57.4) F (253.2) 

Northbound Delaware Route 1 Left Turn B (13.7) C (17.5) F (62.3) B (14.1) C (17.3) F (65.2) 

Southbound Delaware Route 1 U-Turn - - - B (12.4) D (29.8) F (58.3) 

       

2023 without development (Case 2) 8, 9, 10       

Northbound Delaware Route 1 Left Turn - - - C (17.3) E (36.5) F (356.4) 

 

 
7  The eastbound Cave Neck Road right turning movements were not reported as it is yield-controlled with a 
channelizing island and its own acceleration lane of approximately 400 feet. 
8 For future cases, JMT incorporated the restriction of left turns along the eastbound Cave Neck Road approach. Left 
turning volumes along the eastbound Cave Neck Road approach were assumed to turn right at the intersection, travel 
southbound along Delaware Route 1, and then U-turn at the adjacent Red Mill Inn entrance. Additionally, JMT 
assumed that left turns would be restricted along the proposed westbound Overbrook Meadows Entrance approach. 
Left turning volumes along the westbound Overbrook Meadows Entrance approach were assumed to turn right at the 
intersection, travel northbound along Delaware Route 1, and then U-turn at the adjacent Red Fox Lane intersection. 
9 For future cases, JMT incorporated the restriction of southbound Delaware Route 1 U-turn/left turns. JMT assumed 
the U-turns/left-turns would be executed at the adjacent Red Mill Inn entrance. Additionally, it was assumed the 
westbound Overbrook Meadows Entrance approach would be designed similar to the Cave Neck Road approach and 
provide a long acceleration lane onto northbound Delaware Route 1. As such, the westbound approach right turning 
movements were not reported. 
10 The TIS did not include results for Cases 2, 3a, and 3b. 
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Table 5 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development and without 
rights-in access (Case 3a) 8, 9,10       

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       
2023 with development and with rights-in 
access (Case 3b) 8, 9,10 

      

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.6) E (48.8) F (537.1) 
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Table 6 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Minos Conaway Road Left 
Turn 

D (30.4) D (29.4) F (176.4) F (54.7) F (80.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

D (30.4) D (29.4) F (176.4) C (23.8) C (20.4) F (149.7) 

Eastbound Minos Conaway Road 
Approach  

- - - D (31.6) D (33.9) F (*) 

Northbound Delaware Route 1 Left Turn B (14.1) C (16.3) E (41.6) B (14.4) C (18.3) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.3) E (47.6) F (66.8) 

       

2023 without development (Case 2)       

Eastbound Minos Conaway Road Left 
Turn 

E (48.7) E (40.8) F (336.1) F (96.6) F (146.7) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

E (48.7) E (40.8) F (336.1) D (34.8) C (24.7) F (277.4) 

Eastbound Minos Conaway Road 
Approach  

- - - F (50.4) F (51.4) F (*) 

Northbound Delaware Route 1 Left Turn C (16.9) C (20.8) F (64.0) C (17.3) C (23.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.8) F (80.9) F (102.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
  

 
11 The TIS did not provide eastbound Minos Conaway Road approach and southbound Delaware Route 1 U-turn 
results. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Minos Conaway Road Left 
Turn 

F (61.3) F (56.3) F (841.8) F (136.7) F (215.6) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

F (61.3) F (56.3) F (841.8) E (36.5) D (25.4) F (293.2) 

Eastbound Minos Conaway Road 
Approach  

- - - F (66.4) F (79.1) F (*) 

Northbound Delaware Route 1 Left Turn C (17.3) C (21.5) F (67.1) C (17.7) C (24.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.4) F (85.9) F (108.1) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (105.2) F (164.0) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.3) C (24.9) F (281.3) 

Eastbound Minos Conaway Road 
Approach  

- - - F (53.7) F (58.2) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.4) C (23.8) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (15.0) F (82.3) F (103.8) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (111.6) F (175.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.8) C (25.0) F (283.7) 

Eastbound Minos Conaway Road 
Approach  

- - - F (56.3) F (63.0) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.5) C (23.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.1) F (83.1) F (104.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 7 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266) 12 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

 Westbound Nassau Road Approach  B (13.8) F (60.0) D (32.9) B (13.7) F (60.9) F (*) 

Northbound Delaware Route 1 U-Turn - - - D (32.2) D (26.4) F (106.2) 

Southbound Delaware Route 1 Left Turn B (10.8) C (19.7) F (113.1) B (10.8) D (28.4) F (165.3) 

2023 without development (Case 2)       

Westbound Nassau Road Approach C (15.3) F (135.9) F (50.2) C (15.1) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (46.8) D (34.5) F (160.3) 

Southbound Delaware Route 1 Left Turn B (11.7) D (31.5) F (286.9) B (11.8) F (*) F (416.7) 

2023 with development and without 
rights-in access (Case 3) 

      

Westbound Nassau Road Approach C (15.9) F (156.9) F (58.4) C (15.7) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (48.3) E (35.4) F (165.3) 

Southbound Delaware Route 1 Left Turn B (12.1) D (34.4) F (318.8) B (12.1) F (*) F (484.2) 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Nassau Road Approach - - - C (15.3) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.3) D (34.8) F (161.5) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (433.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle.

 
12 The TIS did not provide northbound Delaware Route 1 results. 
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Table 7 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266)  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

 Westbound Nassau Road Approach  - - - C (15.4) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.7) D (34.9) F (162.3) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (439.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle 
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Table 8 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Eagles Crest Road Approach C (20.3) D (30.3) F (101.3) C (20.4) D (31.6) F (110.2) 

Westbound Oyster Rocks Road Approach C (22.8) F (53.9) F (126.5) C (22.5) F (57.2) F (139.2) 

Northbound Delaware Route 1 Left Turn  B (11.6) B (12.6) C (24.5) B (12.0) B (13.1) D (26.2) 

Southbound Delaware Route 1 Left Turn A (9.0) B (13.2) C (16.9) A (9.2) B (13.7) C (17.8) 

       

2023 without development (Case 2)       

Eastbound Eagles Crest Road Approach C (22.6) E (37.4) F (159.3) C (22.4) E (37.9) F (166.0) 

Westbound Oyster Rocks Road Approach D (26.3) F (71.8) F (212.9) D (25.7) F (73.9) F (220.2) 

Northbound Delaware Route 1 Left Turn  B (12.5) B (14.0) D (29.9) B (12.6) B (14.3) D (30.8) 

Southbound Delaware Route 1 Left Turn A (9.4) B (14.5) C (19.4) A (9.5) B (14.7) C (19.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (17.5) C (20.7) F (90.0) 

Westbound Oyster Rocks Road Approach - - - B (15.0) E (36.5) F (67.7) 

       

2023 with development (Case 3)       

Eastbound Eagles Crest Road Approach C (23.3) E (39.0) F (171.0) C (23.2) E (39.6) F (178.4) 

Westbound Oyster Rocks Road Approach D (27.8) F (77.5) F (238.1) D (27.3) F (80.1) F (246.0) 

Northbound Delaware Route 1 Left Turn  B (12.7) B (14.4) D (30.8) B (12.9) B (14.6) D (31.8) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.8) C (19.9) A (9.7) C (15.0) C (20.3) 

       
2023 with development (Case 3) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (19.2) C (21.3) F (95.4) 

Westbound Oyster Rocks Road Approach - - - C (15.6) E (38.3) F (72.0) 

 

 
13 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of northbound and southbound Delaware Route 1 left turns at the intersection of Eagles Crest Road/Oyster 
Rocks Road. Additionally, the project will prohibit eastbound Eagles Crest Road and westbound Oyster Road through 
movements and provide an acceleration lane for the left turns. The left turning volumes along the northbound and 
southbound approaches were assumed to travel through the intersection, U-turn at the adjacent Delaware Route 1 
median opening, and then turn right at the opposite approach to the intersection. The through volumes along the 
eastbound and westbound approaches were assumed to turn right at the intersection, U-turn at the adjacent Delaware 
Route 1 median opening, and then turn right at the Delaware Route 1 approach to the intersection. 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Eagles Crest Road Approach - - - C (22.5) E (38.4) F (169.2) 

Westbound Oyster Rocks Road Approach - - - D (26.2) F (75.3) F (225.0) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.3) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.5) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.7) C (21.2) F (91.4) 

Westbound Oyster Rocks Road Approach - - - C (15.2) E (37.0) F (68.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Eagles Crest Road Approach - - - C (22.7) E (38.8) F (170.4) 

Westbound Oyster Rocks Road Approach - - - D (26.5) F (76.5) F (227.2) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.4) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.8) C (21.0) F (91.9) 

Westbound Oyster Rocks Road Approach - - - C (15.4) E (37.2) F (69.3) 
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Table 9 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Hudson Road Approach F (122.6) F (244.6) F (*) F (120.8) F (238.6) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (20.5) E (36.5) F (127.2) C (21.1) E (38.4) F (141.0) 

Northbound Delaware Route 1 Left Turn  B (12.0) B (13.6) D (27.5) B (12.3) B (13.7) D (29.5) 

Southbound Delaware Route 1 Left Turn A (9.1) B (12.8) C (17.9) A (9.2) B (13.2) C (18.9) 

       

2023 without development (Case 2)       

Eastbound Hudson Road Approach F (572.6) F (744.5) F (*) F (569.9) F (737.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (23.4) E (46.3) F (212.5) C (23.7) E (47.7) F (224.9) 

Northbound Delaware Route 1 Left Turn  B (13.2) C (16.1) E (36.4) B (13.3) C (16.3) E (37.6) 

Southbound Delaware Route 1 Left Turn A (9.5) B (13.9) C (20.6) A (9.6) B (14.1) C (21.2) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (30.6) D (31.6) F (318.9) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (18.9) D (30.6) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.2) 

Southbound Delaware Route 1 Left Turn - - - B (10.7) C (16.0) C (24.2) 

       

2023 with development (Case 3)       

Eastbound Hudson Road Approach F (619.2) F (788.7) F (*) F (619.4) F (783.7) F (*) 

Westbound Steamboat Landing Road 
Approach 

D (25.0) F (51.4) F (266.7) D (25.2) F (55.0) F (283.3) 

Northbound Delaware Route 1 Left Turn  B (13.4) C (16.4) E (37.3) B (13.6) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.2) C (21.1) A (9.7) B (14.4) C (21.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 

  

 
14 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of eastbound Hudson Road and westbound Steamboat Landing left turn and through movements. These 
volumes were assumed to turn right at the intersection, u-turn at the adjacent Delaware Route 1 median opening, and 
then travel through or turn right at the opposite approach to the intersection. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3) with 
DelDOT Improvement Project 14       

Eastbound Hudson Road Approach - - - D (33.8) D (32.2) F (336.6) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.9) C (19.3) D (31.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.7) C (16.8) E (39.3) 

Southbound Delaware Route 1 Left Turn - - - B (10.9) C (16.3) C (24.8) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b)  

      

Eastbound Hudson Road Approach - - - F (583.7) F (749.3) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.2) E (49.9) F (242.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (37.9) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.2) C (21.3) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 14 

      

Eastbound Hudson Road Approach - - - D (32.4) D (31.1) F (323.4) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (19.0) D (30.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.5) E (38.5) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.1) C (24.3) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Hudson Road Approach - - - F (589.3) F (757.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.4) E (50.2) F (244.4) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.7) B (14.2) C (21.4) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (32.5) D (31.3) F (325.7) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.8) C (19.1) D (31.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.2) C (24.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 10 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.2) A (7.8) A (7.8) A (8.2) A (7.8) A (7.9) 

Northbound Samuel Paynter Boulevard 
Approach 

B (11.3) B (10.7) B (10.2) B (11.3) B (10.5) B (10.2) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.0) A (8.1) A (8.6) A (8.1) A (8.1) 

Northbound Samuel Paynter Boulevard 
Approach 

B (12.8) B (12.2) B (11.3) B (12.7) B (11.7) B (11.2) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (8.9) A (8.3) A (8.3) A (9.0) A (8.3) A (8.3) 

Northbound Samuel Paynter Boulevard 
Approach 

B (14.1) B (13.5) B (12.4) B (13.9) B (12.8) B (12.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.1) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.0) B (12.0) B (11.4) 

 

 
15 The TIS modeled the northbound Samuel Paynter Boulevard approach as one shared left-turn/right-turn lane 
whereas JMT modeled as a separate left-turn and right-turn lane consistent with field conditions. 
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Table 10 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.2) B (12.1) B (11.5) 
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Table 11 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.5) A (7.7) A (7.7) A (8.2) A (7.7) A (7.7) 

Northbound E. Mill Run Road Approach B (11.3) A (9.8) B (10.0) A (9.3) A (8.6) A (8.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.9) A (7.9) A (7.9) A (8.6) A (7.9) A (8.0) 

Northbound E. Mill Run Road Approach B (12.8) B (10.8) B (11.1) B (10.2) A (9.1) A (8.7) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (9.3) A (8.1) A (8.2) A (8.9) A (8.1) A (8.2) 

Northbound E. Mill Run Road Approach B (14.3) B (11.6) B (12.2) B (10.9) A (9.5) A (9.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.4) A (9.2) A (8.8) 

 

 
16 JMT configured the northbound E. Mill Run Road approach as a flared minor-street approach consistent with 
existing condition whereas the TIS did not. 
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Table 11 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.5) A (9.2) A (8.9) 
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Table 12 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.7) A (7.5) A (7.5) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.7) A (7.7) 

Northbound Old Grist Run Approach B (11.4) B (11.8) B (10.6) B (11.5) B (11.8) B (10.7) 

Southbound Old Grist Run Approach B (13.1) B (11.3) B (11.1) B (13.0) B (11.4) B (11.2) 

       

2023 without development (Case 2)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.3) A (7.9) A (7.6) A (8.3) A (7.9) 

Westbound Cave Neck Road Left Turn A (8.6) A (7.8) A (7.8) A (8.3) A (7.8) A (7.8) 

Northbound Old Grist Run Approach B (12.9) C (16.1) B (13.0) B (12.9) C (16.1) B (13.1) 

Southbound Old Grist Run Approach C (15.4) C (15.1) B (13.9) C (15.3) C (15.2) B (14.0) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.5) A (8.1) A (7.9) A (8.5) A (8.1) 

Westbound Cave Neck Road Left Turn A (8.9) A (8.0) A (8.0) A (8.6) A (8.0) A (8.0) 

Northbound Old Grist Run Approach B (14.7) C (19.1) C (15.2) B (14.9) C (19.3) C (15.3) 

Southbound Old Grist Run Approach C (19.8) C (17.9) C (16.9) C (19.9) C (18.2) C (16.9) 
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Table 12 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.3) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.5) C (16.9) B (13.6) 

Southbound Old Grist Run Approach - - - C (16.5) C (16.0) B (14.6) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.8) A (8.4) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.8) C (17.3) B (13.8) 

Southbound Old Grist Run Approach - - - C (17.3) C (16.4) B (14.9) 
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Table 13 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/ Beulah Boulevard  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.8) A (7.7) 

Northbound Beulah Boulevard Approach B (11.4) B (10.3) B (10.1) B (11.5) B (10.4) B (10.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.2) A (8.0) A (8.3) A (8.2) A (8.0) 

Northbound Beulah Boulevard Approach B (13.7) B (13.2) B (12.2) B (13.8) B (13.3) B (12.3) 

       
2023 with development and without 
rights-in access (Case 3) 

      

Westbound Cave Neck Road Left Turn A (8.9) A (8.4) A (8.2) A (8.6) A (8.4) A (8.3) 

Northbound Beulah Boulevard Approach C (16.1) B (14.9) B (13.9) C (16.4) C (15.2) B (14.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.4) B (13.8) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.9) B (14.0) B (12.9) 
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Table 14 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.4) A (7.7) A (7.4) A (7.4) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.2) A (8.0) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Sweetbriar Road Approach C (16.6) C (15.1) B (12.8) C (17.1) C (15.7) B (13.3) 

       

2023 without development (Case 2)        

Eastbound Cave Neck Road Left Turn A (7.7) A (8.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.6) A (8.5) A (8.3) A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach E (35.2) D (27.6) C (18.3) E (38.2) D (30.4) C (19.4) 

       
2023 without development (Case 2) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.6) C (24.5) C (16.6) 

 
  

 
17 The TIS configured westbound Cave Neck Road approach with a short left turn pocket with storage for  nine vehicles 
and a shared through/right turn lane whereas the JMT modeled with a left turn lane and a shared through/right turn 
lane to be consistent with existing conditions.   
18 Improvement Option I provides a shared left turn/through lane and a right turn lane along the eastbound Cave Neck 
Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road 
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option II 19 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - D (33.7) D (30.5) C (19.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (11.0) B (10.5) 

Northbound Sweetbriar Road Approach - - - D (28.3) D (25.6) C (16.9) 

       
2023 without development (Case 2) with 
Improvement Option III 20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left turn - - - C (18.7) C (20.6) C (15.7) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (14.0) B (12.0) B (11.3) 

Northbound Sweetbriar Road Approach - - - C (15.7) B (14.7) B (12.7) 

 
  

 
19 Improvement Option II provides a shared left turn/through lane and a right turn lane along the northbound Sweetbriar 
Road approach.  
20 Improvement Option III provides a left turn lane and a shared through/right turn lane along the northbound 
Sweetbriar Road approach.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.7) A (8.5) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach F (52.1) E (39.6) C (23.8) F (60.7) E (48.0) D (25.8) 

       
2023 with development (Case 3) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.2) A (8.0) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach E (40.8) D (31.1) C (19.6) E (46.4) D (35.4) C (21.1) 

       
2023 with development (Case 3) with 
Improvement Option II 19       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - E (47.3) E (44.1) D (25.5) 

Northbound Sweetbriar Road Right Turn - - - B (12.3) B (11.6) B (11.1) 

Northbound Sweetbriar Road Approach - - - E (36.9) D (34.3) C (20.8) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option III 20       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left Turn - - - C (22.6) D (25.8) C (19.0) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (32.3) D (25.8) C (18.6) 

Northbound Sweetbriar Road Approach - - - D (30.2) D (25.8) C (18.7) 

       
2023 without development (Case 2) with 
Improvement Option IV 21 

      

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.3) D (25.4) C (17.4) 

       
2023 without development (Case 2) with 
Improvement Option V, 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (7.8) 

Northbound Sweetbriar Road Left Turn - - - C (22.8) C (20.9) C (15.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.0) B (10.3) A (9.8) 

Northbound Sweetbriar Road Approach - - - C (19.9) C (18.3) B (13.7) 

 
21 Improvement Option IV scenario includes the closure of the northerly leg of the intersection and the realignment of 
northbound Sweetbriar Road approximately 350 feet east of the existing location with a shared left turn/right turn lane 
along northbound Sweetbriar Road, a shared right turn/through lane along eastbound Cave Neck Road, and a left turn 
lane and a through lane along westbound Cave Neck Road.  
22 Improvement Option V includes the closure of the northerly leg of the intersection and the realignment of Sweetbriar 
Road approximately 350 feet east of the existing location. The improvement provides a channelized right turn lane 
and a through lane along eastbound Cave Neck Road and a left turn lane and a channelized right turn lane along 
northbound Sweetbriar Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option IV 21       

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach - - - E (45.2) E (36.9) C (22.3) 

       
2023 with development (Case 3) with 
Improvement Option V 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.0) 

Northbound Sweetbriar Road Left Turn - - - D (30.5) D (27.6) C (18.7) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (10.8) B (10.3) 

Northbound Sweetbriar Road Approach - - - C (24.9) C (22.6) C (16.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (37.8) D (34.3) C (20.7) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (19.0) C (21.9) C (16.5) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (13.9) B (12.3) B (11.5) 

Northbound Sweetbriar Road Approach - - - C (15.1) C (15.2) B (13.0) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (42.5) E (35.8) C (21.5) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (20.0) C (22.4) C (16.9) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (26.3) C (22.4) C (16.7) 

Northbound Sweetbriar Road Approach - - - C (24.8) C (22.4) C (16.8) 
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Table 15 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.8) A (7.5) A (7.5) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.1) A (7.7) A (7.7) A (8.0) A (7.7) A (7.8) 

Northbound Hudson Road Approach B (14.7) B (14.1) B (12.6) B (14.8) B (14.2) B (12.6) 

Southbound Hudson Road Approach C (20.2) C (21.4) C (15.9) C (19.6) C (21.9) C (16.4) 

       

2023 without development (Case 2) 23       

Eastbound Cave Neck Road Left Turn A (7.6) A (7.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.3) A (7.9) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach D (33.5) C (22.2) C (18.7) D (33.5) D (27.1) C (18.8) 

Southbound Hudson Road Approach F (91.2) F (128.1) F (54.2) F (82.7) F (205.1) F (54.4) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.0) A (7.6) A (7.6) A (7.9) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (8.0) A (8.1) A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach E (42.1) E (37.9) C (22.7) E (42.5) E (38.5) C (22.6) 

Southbound Hudson Road Approach F (165.6) F (364.7) F (124.8) F (159.1) F (374.9) F (121.1) 

 
  

 
23 During the PM peak hour, the TIS utilized AM peak hour volumes along the westbound Cave Neck Road approach 
whereas JMT utilized PM peak hour volumes consistent with the volume diagrams. 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (31.6) D (29.6) C (19.6) 

Southbound Hudson Road Approach - - - F (77.1) F (248.2) F (66.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (34.6) D (30.6) C (20.0) 

Southbound Hudson Road Approach - - - F (95.3) F (263.0) F (72.4) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - C (15.9) C (18.0) B (12.4) 

       

2023 with development (Case 3)  C (22.9) C (23.1) B (14.1) C (16.6) C (23.5) B (13.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

- - - C (14.6) C (19.2) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

- - - C (15.1) C (19.6) B (12.9) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - A (6.6) A (7.0) A (6.0) 

       

2023 with development (Case 3)  A (7.2) A (7.5) A (6.4) A (6.9) A (7.5) A (6.4) 

 
  

 
24 Improvement scenario provides an all-way stop control while maintaining existing lane configurations. 
25 Improvement scenario provides a single lane roundabout. 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.1) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - E (42.0) E (35.5) C (21.9) 

Southbound Hudson Road Approach - - - F (104.8) F (286.9) F (76.7) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (8.0) A (8.2) A (7.9) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach - - - F (74.2) E (58.0) D (27.5) 

Southbound Hudson Road Approach - - - F (309.9) F (509.3) F (177.5) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - C (17.9) D (26.9) B (14.0) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - D (26.3) E (43.4) C (17.1) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - A (6.7) A (7.4) A (6.2) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - A (7.4) A (8.0) A (6.7) 
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Table 16 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Hudson Road/Walker Road  
(Sussex Road 260) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Walker Road Approach A (9.6) A (9.8) A (9.5) A (9.6) A (9.8) A (9.6) 

Northbound Hudson Road Left Turn A (7.5) A (7.6) A (7.4) A (7.6) A (7.6) A (7.5) 

       

2023 without development (Case 2)       

Eastbound Walker Road Approach B (10.9) B (11.2) B (11.1) B (10.9) B (11.2) B (11.2) 

Northbound Hudson Road Left Turn A (7.9) A (7.9) A (7.8) A (7.9) A (8.0) A (7.9) 

       

2023 with development (Case 3)       

Eastbound Walker Road Approach B (11.6) B (11.8) B (11.5) B (11.6) B (11.9) B (11.5) 

Northbound Hudson Road Left Turn A (8.0) A (8.0) A (7.9) A (8.0) A (8.0) A (7.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.4) B (11.0) 

Northbound Hudson Road Left Turn - - - A (7.9) A (8.0) A (7.8) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.5) B (11.1) 

Northbound Hudson Road Left Turn - - - A (8.0) A (8.0) A (7.8) 
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January 21, 2021 

 

To: Sussex County, DE Planning & Zoning Commission 

 

Re: C/Z 1891 - Chappell Farm, LLC  

C/Z 1892 - Chappell Farm, LLC  

C/U 2193 - Chappell Farm, LLC  

 

SUMMARY: 

 

❑ SARG acknowledges that rezoning of this property is inevitable and may be 

desirable. 

❑ Rezoning and development of this property at this time is problematic due to the 

number of critical intersections currently failing or near failing causing serious 

safety issues, especially the SR 1 Cave Neck Road intersection.  

❑ Programmed road improvement projects will remedy virtually all of the traffic 

and safety issues, but not until 2026 at the earliest. 

❑ The density of and lack of open space in the proposed development is not in 

character with the surrounding communities. 

❑ This review provides the Planning and Zoning Commission the opportunity to 

consider the development of a Master Plan for the area surrounding the to be built 

interchange at SR 1 and Cave Neck Road. 

❑ SARG would support the proposed rezoning with the condition that the highest 

proposed traffic generating development, the convenience store with gas, being 

postponed until the SR 1 Cave Neck Road Grade Separated Interchange project is 

completed in 2026. 

❑ SARG would not support the proposed Conditional Use permitting increased 

density.   

 

Chairman Wheatley, Members of the Sussex County Planning Commission: 

 

The Sussex Alliance for Responsible Growth (SARG), as the name implies, supports 

policies and regulations that will enhance the economic growth and quality of life in 

Sussex County and development projects that will help achieve that goal.    

 

Regarding the proposed rezoning and conditional use noted above, SARG recognizes 

where the property is located and that it cannot, and should not, remain underutilized, low 

density AR-1 property.  It is inevitable that it will be rezoned.   

 

SARG also recognizes that it could be sold off and rezoned piecemeal resulting in a 

number of unrelated, poorly designed developments that would add little to the quality of 

life of the residents or to the visitor experience.  The fact that the property is controlled 
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by a local developer with a history of creating better-quality projects and managing them 

long term is a major plus.  The plan they are currently proposing for the entire site, while 

not the subject of this hearing, is, with some reservations, realistic and compatible with 

the area.  The efforts the developer has made to listen to and account for nearby 

communities concerns is commendable.  However, there are several concerns that 

prevent SARG from fully supporting this development at this time, and the emphasis is 

on “at this time.”  Those concerns are traffic and safety; density and open space.  The 

traffic and safety concern is specifically the intersection of SR 1 and Cave Neck Road.   

 

As the Commission Members know and it has been repeated here tonight, this 

intersection is not a disaster waiting to happen, it is a disaster or near disaster that 

happens seemingly every week.  As the opaque Traffic Impact Study Review Letter 

(TIRSL) points out, it fails every day at every peak time.  The TIRSL does not provide a 

current Level of Service (LOS) as required in the recently adopted Memorandum of 

Understanding for Land Use Development (MOU), it uses the term “capacity constraints” 

without any definition of what that means.  It is necessary to dig through the entire 

Traffic Impact Statement (TIS) to find the LOS.  Shouldn't the TIRSL provide this 

information?     

 

Anyone using that intersection intuitively knows it is an F, despite recent changes made 

by DelDOT.  It is extremely unsafe, second only to Route 1 and Route 16 in the number 

of crashes.  Interestingly, the Traffic Impact Statement Contains a “Crash Evaluation” for 

multiple intersections in the Route 1 and Cave Neck corridors, but does not present any 

data for Route 1 and Cave Neck Road.  Just a few miles south on Route 1 is the Minos 

Conaway intersection, another failing intersection with an extremely high crash rate.  If 

they don’t get you at Route 16, you still have two more good chances to be involved in an 

accident before you reach Five Points.  And the reverse is true as well.  If residents seek 

to escape to the west, they must run the gauntlet of the Cave Neck, Hudson Road, 

Sweetbriar Road intersection, an intersection so dysfunctional and dangerous that Sussex 

County has agreed to front its own money in order to accelerate the needed 

improvements.   As the TIS makes clear, unfortunately, Route 1 between Route 16 and 

Five Points and Cave Neck Road from Route 1 to Hudson Road is nothing but a series of 

failing intersections presenting significant safety hazards to anyone using those roads.  

From leaving your community to accessing Route 1, residents put themselves harms way 

at these intersections.   

 

As stated earlier, the TIRSL and TIS for this project appears to be flawed and SARG 

respectfully requests that the Commission and staff review it very carefully and require 

clarifications and or changes where needed.   

 

Just one example of these flaws is the base numbers used to calculate the additional trips 

caused by the development.  The developer’s presentation shows 128 residential units in 

four buildings, 32 per building, and another 28 units above the large commercial space.  

This totals 156 units but the TIS use 94 as the base number for its calculations.  This is 

60% less than the developers number, a not inconsequential difference.  This could be 
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explained if the developer proposes to only build three residential buildings initially but 

that is not stated or inferred.   

 

Bottom line is that only one of multiple traffic and development scenarios is presented, 

alternative 4c, described as:    

 

“First Phase: 5,068 square-foot convenience store with gas pumps and apartment units. 

The following intersections would experience capacity constraints with the construction 

of only the 5,068 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1 

 Cave Neck Road intersection with Delaware Route 1 

 Minos Conaway Road intersection with Delaware Route 1 

 Nassau Road intersection with Delaware Route 1 

 Eagles Crest Road/Oyster Rocks Road 

 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 

 Sweetbriar Road intersection with Cave Neck Road 

 Hudson Road intersection with Cave Neck Road.” 

 

As the TIRSL points out, these intersections experience “capacity constraints” today.   

 

Is adding thousands more trips per day to an already deteriorating intersection really in 

the public interest?  According to the MOU (8. b.) “b. If the existing Level of Service is 

below D prior to the impact of the proposed land use, in no event shall the existing Level 

of Service be degraded.”  Here is one, admittedly worst case, scenario.  Today, at the 

Route 1 Cave Neck Road intersection, the northbound left turn to westbound Cave Neck 

Road has a LOS of  F with an average delay per vehicle of 65 seconds, just over a 

minute.  Without further development, in 2023, that delay will become 356 seconds, or 6 

minutes.  In 2023, with the development of the 94 apartments and the convenience store 

with gas, the delay will be 527 seconds, or 9 minutes per vehicle.  It remains an F but the 

actual operational LOS will be significantly degraded.   

 

The TIRSL points this out “ Delays of up to 527.2 seconds per vehicle are expected along 

the northbound Delaware Route 1 left turn during the Saturday peak hour under future 

conditions with the proposed development. However, the improvements proposed as part 

of the Delaware Route 1/Cave Neck Road grade-separated interchange project would 

eliminate this intersection.”  But these improvement would not happen until at least 2026 

and no interim improvements are proposed to mitigate this significant degradation of the 

LOS.  Can the Commission in good conscience allow this to happen? 

 

The bottom line is that there is no solution without the construction of the SR 1 Cave 

Neck Separated Grade Intersection project.  There is no need to debate the minutia.  The 

solution to all of the traffic and safety issues confronting the area in general 
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and the proposed development specifically is apparent.  Time!  DelDOT is 

actively pursuing projects up and down Route 1 and along Cave Neck, 

including the accelerated Cave Neck, Hudson and Sweetbriar Roads 

intersections.  These cumulative projects, in particular the SR 1 Cave Neck 

Road Separated Grade Interchange and the Cave Neck, Hudson and Sweetbriar 

projects will resolve the negative impacts.  But the timing of those projects and 

the developers desired timing do not coincide.  The most critical project, the 

SR 1 Cave Neck Grade Separated Interchange will not be online until mid 2026 

at the earliest.  This means that if the development project is approved as 

proposed and completed in 2023, residents and visitors will have to endure at 

least 3 years, if not more, of an increasingly congested and unsafe intersection.  

This is unacceptable. 

 

While DelDOT has suggested phasing the project as permitted under the MOU, 

the amount of development that phasing would allow is what causes the 

astronomical increase in delays and congestion at the Route 1 Cave Neck Road 

intersection.  The Average Daily Traffic (ADT) increase for the first phase of 

the project is 4,917 trips per day.  Of those, 4,247 are attributed to the 

convenience store with gas.  The obvious and simplest solution to the traffic 

issues is to delay the convenience store portion of the project until the 

interchange is completed and proceed only with the 96 housing units.  While 

this is probably the most lucrative piece of the entire development for the 

developer, is also creates the most negative impact.   

 

A final phasing plan is not required until final site plan review, so there is time 

to explore a compromise that would reduce the negatives while allowing the 

developer to move forward.  Under the Site Plan Coordination section of the 

MOU, “Sussex County, with the assistance of DelDOT, may impose conditions 

regarding phasing and the timing of building permits in conjunction with completion of 

necessary roadway improvements.”  The Commission has the ability to deny, delay 

or reduce the scale of the development until the needed improvements are in 

place as it did in the recent case of CZ 1882 Nassau DE Acquisitions Co., LLC. 

when the following condition was placed on the approval:  

 

“D. No more than 90 dwelling units shall be constructed until the conversion of the 

northbound lanes of Route One into a service road is completed.” 

 

However a negotiated compromise would be most appropriate, particularly with 

the positive track record of this developer.   

 

SARG recognizes that the statement above will raise concerns with some that such 

actions would be a step too far, a taking.  While we don’t want to digress from the issue 

before the Commission it is important to recognize that even before the US was the US, 

individual property rights were always subject to regulation to assure their use would not 

harm the broader public interests. Multiple Supreme Court cases have upheld the 

principle that an act by government to restrict the use of a property until the public 
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interest, safety and welfare is protected is not a violation of property rights or a taking, 

only a reasonable action to balance the interests of the public and the private sectors. 

 

Regarding the interconnected issues of density and open space, despite the developers 

assertion, the density would not seem to be consistent with the surrounding communities, 

which appear to range from 1 unit per acre to approximately 8 units per acre. However, 

the proposed conditional use would allow up to 12 units per acre and the developers 

application states that the actual density would be 10.5 units per acre.  While the 

difference between 8 and 10 units would seem small, it is consequential when the 

apparent lack of open space is considered.   The only mention of open space is found in 

the applicants PLUS response and states: 

 

“2g: Provisions for open space. Response: There will be open areas to include buffers and 

storm water.” 

 

No calculation or designation of open space is apparent in the materials submitted with 

the application.  Open space is necessary for the quality of life of residents.  Other multi-

use developments with similar densities include significant open and recreational space.  

Five Points comes to mind.  The Green at Paynters Mill is another example of multi-use 

open space that should be present in every development, low, medium or high density.  It 

would appear that the open space for this project would consist of landscaped buffers, 

sidewalks and storm water ponds.   

 

Finally, SARG encourages the Commission to consider developing a Master Plan for 

future development in the area surrounding the upcoming SR 1 Cave Neck Grade 

Separated Interchange.  The development of this site and the construction of the 

interchange will only increase the pressure to develop on both sides of SR 1, at least from 

Willow Creek Road north to the Broadkill River, if not further.  It would behoove the 

County to prepare and plan for this in order to assure an orderly and consistent approach 

that preserves open space, creates economic opportunities, prevents overuse of current 

and future infrastructure, and complements existing communities.   

 

In light of these issues, SARG  would support the applications for rezoning 

with the condition that the largest traffic generating segments be postponed 

until the completion of the SR 1 Cave Neck Road Grade Separated Intersection. 

Without a decrease in density and increase in open space in the project SARG  

does oppose the conditional use.  We leave it to the Commission to determine 

the best path forward to assure fairness to the developer while ensuring that the 

development does not detract from the safety and quality of life of Sussex 

residents.   

 

SARG thanks you for the opportunity to present our views on this matter and look 

forward to the recommendation of the Commission. 

 

Submitted on behalf of the Sussex Alliance for Responsible Growth 

Jeff Stone 
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1.0 Project Overview – (Rezoning / CU – Chappell Farm, LLC) 

    

1.1 Executive Summary 

 

The subject property is located on State Route 1 – Coastal Highway on the northwest 

corner of the intersection of Cave Neck Road in Sussex County Delaware. The existing 

zoning is AR-1, the proposed zoning is C-3 (Heavy Commercial) and MR (Medium 

Density Residential) per Sussex County Ordinance No. 2550. The site is located within 

the Investment Level 3 & 4 areas, per the 2015 Delaware Strategies for State Policies and 

Spending. The 14.926 acre site is located within a Coastal Area according to the Sussex 

County Comprehensive Plan for 2019 Future Land Use. This area has been designated as 

a growth zone. The proposed zoning will allow a wide range of opportunity to develop 

the site, while maintaining the existing character of the area. 

 

The site fronts on Cave Neck Road to the south, and on Coastal Highway – S.R. 1 to the 

east.  The site currently operates as a farmer’s market with produce, flowers, antiques, 

and sheds. The southern portion of the property adjoins lands currently owned by Orna 

Rae Lowe & Sharon L. Slater, currently undeveloped woodlands, and residential 

building. The western portion of the property adjoins lands currently owned by Terry J. 

August & Gayle T. August, currently a residential building, Walter W. & Betty Ann 

Reim, currently a residential building, Mark R. Boyd & Polly Ann Boyd, currently a 

residential building, Jeffrey S. & Desiree L. Steimel currently a residential building and 

Key West Investments LLC, currently self-storage units. Adjoining properties are zoned 

AR-1, MR and C-1. In the vicinity of the property to the north, east, south and west are a 

mix of single lot residential homes, multifamily dwellings, agriculture lands, woodlands 

subdivisions, and retail commercial. The site itself is currently a farmer’s market and 

cultivated farmlands. 

 

The site can be served by Artesian Resources for water and the Sussex County Sewer 

District is adjacent to the site for sewer. Fire protection service can be also be provided 

by Artesian. Sussex County Public Works has plans to construct sanitary sewer 

infrastructure within the area of the subject property. The sanitary sewer connection will 

be connected via Cave Neck Road. The facility would be owned by Sussex County 

Public Works.  

 

The proposed uses will be a mixture of commercial and residential, with convenience 

store of 5,374 with fuel sales, and pharmacy/retail of 16,128 square feet being located 

along the SR-1 frontage, and a mixed-use commercial/residential building located along 

the Cave Neck Road frontage. Four apartment buildings housing 32 units each totaling an 

area of 13,248 square foot. Another 28 apartment units with commercial space on the first 

floor totaling 23,006 square feet with a community pool and fitness building. All 

residential units will be apartments.  

 

The applicant intends to continue working with DelDOT as they implement the grade 

separated interchange at the Cave Neck Road and SR-1 intersection. The new DelDOT 

interchange will incorporate a roundabout at the entrance of the subject property, and a 



service road to serve the existing Red Fox Run subdivision. The existing right in – right 

out access on SR-1 for Red Fox Run will be eliminated in lieu of a cul-de-sac.  

 

In summary, the proposed site has the opportunity to become an anchor to serve both 

residential and commercial areas that surround the site. With superior land planning this 

site will provide close proximity to the towns of Milton Lewes and the Route 1 corridor 

featuring excellent architectural design, providing additional options, resources and 

access. 

 

The applicant has done considerable community outreach on the proposed uses. Through 

a series of townhall style meetings, the applicant has consistently presented design 

concepts and solicited feedback from the neighboring property owners, local businesses, 

and other stakeholders in the community. The applicant has consistently refined the 

proposed plan from the feedback given throughout the community outreach process. The 

application and its proposed uses and site plan are the result of this community outreach 

work over the past 3 years. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.2 Project Team – (Rezoning / CU – Chappell Farm, LLC)   

 

Applicant / Developer:  Chappell Farm, LLC 

      Contact: Christian Hudson 

        Jamin Hudson  

30045 Eagle Crest Road 

Unit 2 

        Milton, DE 19968 

      Telephone: (302) 645-9464 

      e-mail:  christian@hudmgt.com 

      e-mail:  jaminhudson@hudmgt.com 

      

 

Attorney:    Baird, Mandalas, Brockstedt LLC 

      Contact: John W. Paradee, Esq. 

        6 South State Street 

        Dover, DE 19901 

      Telephone: (302) 677-0061 

      Fax:  (302) 677-0065 

      e-mail:  john@bmbde.com 

 

Architect /    Becker Morgan Group 

 Civil Engineer /   Contact: J. Michael Riemann, P.E. 

Surveyor:      309 South Governors Avenue 

        Dover, DE 19904 

        J. Michael Riemann, P.E.  

      Telephone: (302) 734-7950 

      Fax:  (302) 734-7965  

      e-mail:  mriemann@beckermogan.com 
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1.3 Project Data – (Rezoning / CU – Chappell Farm, LLC) 

  

 Total Site Area:    14.9269 +/- Acres 

 Current Zoning District:   AR-1 (Agricultural) 

 Proposed Zoning:    MR (Medium – Density Residential) 

C-3 (Heavy Commercial) 

 Proposed Use:     Commercial / Retail / Residential 

 Tax Parcel:     235-23.00-1.02 

         

 Woodlands:     Existing:  0.867 + / - Acres 

       To Remain:  0.00 + / - Acres 

 

Setbacks:  MR – Medium Residential 

   Front:    40 ft 

   Side:    10 ft 

   Rear:    10 ft 

   C-3 – Heavy Commercial 

Front:    60 ft 

Side:    5 ft 

Rear:    5ft 

 Unit Areas:  MR – Medium Residential 

   Apartments:   128 Units 

       13,248 SF per Apartment Building 

   C-3 – Heavy Commercial 

   Commercial:    44,508 SF 

   Apartments:   28 Units  

 

Parking: MR – Medium Residential 

  Multifamily Dwellings: 2 Spaces per Dwelling Unit 

  Required: 128 Units x 2 Spaces = 256 Spaces 

  Required: 256 Spaces x 15% = 38.4 = 38 Spaces 

  Required 256 Spaces – 38 Spaces = 218 Spaces 

  C-3 – Heavy Commercial 

  Multifamily Dwellings: 2 spaces per dwelling unit 

  Required: 28 Units x 2 Spaces = 56 Spaces 

 

  Commercial/Retail: 1 Space per 200 S.F. 

  Required: 44508 S.F. / 200 S.F. = 222.54 = 223 Spaces 

  Total Required: 56 + 223 = 279 Spaces 

  Provided: 315 Spaces 

 

  Total Parking Provided: 555 Spaces 

  Van Accessible Parking Spaces: 18 Spaces 

  Loading Areas: 7 

Maximum Density:    12 DU / Acre 

Proposed Density:     10.5 DU/Acre    



  

 Maximum Building Height: MR  42 ft 

      

     C-3  42 ft 

  

 Utilities:        

  Sewer:      Sussex County (Pending Approval) 

  Water:      Artesian 

  Electric:     Delaware Electric Coop 

  Telephone:      Verizon 

  

  

Access roads:  Coastal Hwy – State Route 1 – (Other Principal Arterials) 

   Cave Neck Road – (Major Collector)  

 

Floodplain:  Zone X (100 year floodplain) are within the subject site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.4 Existing Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

Boundary Survey:  

 

A boundary survey of the proposed site (Tax Map 235-23.00-1.02) was surveyed 

by Becker Morgan Group per plan dated July 3, 2018. The total area of the site is 

14.9269 acres.  

 

A copy of the boundary and topographic survey is provided. 

 

Overview of Current Site Conditions: 

 

The subject property currently consists existing buildings with sheds, gravel 

driveways, and barns, with the remaining area cultivated farmlands and 

woodlands associated with the existing commercial use. An existing conditional 

use exists for the property which allows the property to be used for commercial 

sales of sheds, lawn furniture, BBQ, and farmer’s market. A copy of the aerial 

photograph taken from Delaware DEMAC 2017 has been provided. See attached 

Conditional Use #2158 (Letter: 3.1)  

 

The existing topography indicates that the site is relatively level. Overall existing 

drainage of the site indicates that the majority of the runoff flows towards a low 

spot in the northern portion of the site with the remaining runoff towards a 

drainage swale that drains north along Coastal Highway (State Route 1) and then 

discharges to Fisher Creek. The greatest overall elevation change on the site is 

about 5 feet. 

 

The USDA Soil Survey of Sussex County, Delaware shows the site to be (42.4%) 

of Hammonton Loamy Sand - 2 to 5 percent slopes, (42.0%) Runclint Loamy 

Sand – 0 to 2 percent slopes, (15.5%) Ingleside Loamy Sand – 0 to 2 percent 

slopes and (0.1%) Greenwich Loam – 0 to 2 percent slopes. A copy of the USDA 

soil survey has been provided. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.5 Landscaping and Screening (Rezoning / CU – Chappell Farm, LLC) 
 

Landscaping will be provided throughout the site as required by the Sussex County 

code.  Various shade trees will be provided throughout the site to provide shade as is 

required by the Sussex County code. These trees shall be 1 ½” caliper, 5’-0” height with 

shrubs at 5 gallon minimum in accordance with County requirements. Trees and shrubs 

should be 3’ minimum from back of curb.  

 

Through discussions with neighboring property owners within Red Fox Run 

subdivision, an expanded vegetative buffer is being provided along the associated 

property line. This vegetative buffer will be 40’ in depth, with varying native landscape 

stock. The landscaping will be a mixture of evergreen, canopy, and flowering trees. 

Additionally, the applicant will provide a privacy fence along this property line to 

further enhance the screening between properties.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.6 Stormwater Management Regulations– (Rezoning / CU – Chappell Farm, LLC) 

 

A detailed plan review is required through Sussex Conservation District and will include 

review of stormwater management, drainage, and erosion and sediment control. 

 

The site currently drains towards the north along open drainage following SR-1. The 

drainage crosses SR-1 into Fisher Creek to the east and discharged into Old Mill Creek to 

Broadkill River which is part of Red Mill Creek Watershed within the Delaware Bay.  

 

This project will meet the current stormwater rules and regulations regarding stormwater 

management. We intend to utilize structural facilities such as bio-retention, gravel 

wetlands, and other best management practices to manage stormwater management prior 

to discharge off-site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.7 Coastal Area Report 

 

 2a: Proposed drainage design and the effect on stormwater quality and 

quantity leaving the site, including methods for reducing the amount of 

phosphorous and nitrogen 

 

Response: All drainage will be treated on site in accordance with DNREC rules and 

regulations.  Based on existing conditions, we anticipate a combination 

of surface stormwater management features consisting of we ponds, bi-

retention facilities and submerged gravel wetlands. Infiltration 

stormwater management practices remove 100% of the nitrogen 

and phosphorous loads according to current DNREC 

specifications.  

 

2b: Proposed method of providing potable and, where appropriate, irrigation water 

and the effect on public or private water systems and groundwater, including an 

estimate of average and peak demands. 

 

Response:  Artesian Resources will be used to services subject site via public 

water connection. 

 

2c:   Proposed means of wastewater treatment and disposal with an analysis of the 

effect on the quality of groundwater and surface waters, including alternative 

locations for on-site septic systems. 

 

Response: Sussex County Unified Sanitary Sewer District will used to service 

the subject site for offsite discharge of sanitary sewer system. 

 

2d: Analysis of the increase in traffic and the effect on the surrounding roadway 

system. 

 

Response:  The proposed development at Chappell Farm will add traffic to the 

surrounding roadway network. The project was subject to a Traffic 

Impact Study (TIS) that was reviewed and approved by DelDOT in 

December 2020. In their review, DelDOT recommended that, in 

addition to constructing appropriate access improvements to the 

site, that the project should make monetary contributions to 

several DelDOT capital program improvement projects aimed at 

addressing traffic operational issues in the immediate area. A 

proposed grade separated interchange will help mitigate those 

issues. 

 

2e: The presence of any endangered or threatened species listed on federal or state 

registers and proposed habitat protection areas. 

 



Response: The site is currently utilized as agricultural lands with limited 

commercial retail and there is no known presence of endangered 

or threatened species. 

 

 

2f:   The preservation and protection from loss of any tidal or nontidal wetlands on the 

site. 

  

Response: No wetlands are within subject site. 

 

2g: Provisions for open space. 

 

Response: There will be open areas to include buffers and stormwater. 

 

2h: A description of provisions for public and private infrastructure. 

 

Response: Infrastructure required to serve the project such as water, sewer, 

and entrance improvements will be privately funded.  Public 

funding is not anticipated for this project. 

 

 2i: Economic, recreational, or other benefits. 

 

Response:  Commercial businesses including the retail pad sites and boutique 

style shops within the mixed use buildings will provide employment 

opportunities for local residents.  This project will also provide job 

opportunities for local construction workers. 

 

2j: The presence of any historic or cultural resources that are listed on the National 

Register of Historic Places. 

  

Response: No known resources are located on the property. 

 

2k: An affirmation that the proposed application and proposed mitigation measures 

are in conformance with the current Sussex County Comprehensive Plan. 

 

Response: Subject parcel will conform with current Sussex County 

regulations. 

 

2l: Actions to be taken by the applicant to mitigate the detrimental impacts identified 

relevant to Subsection B(2)(a) through (k) above and the manner by which they 

are consistent with the Comprehensive Plan.  

 

Response: The proposed project is in conformance with the Sussex County Comprehensive 

Plan. As indicated above, this project will privately fund any and all 

infrastructure improvements necessary to serve the project as well as meet all 

Sussex County and state regulations required.  In addition, this project will 



contribute to numerous DelDOT projects intended to mitigate traffic in the 

surrounding area in accordance with the approved traffic study.  Lastly, we have 

worked closely with the community to mitigate their concerns 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.8 Rezoning of the Subject Site – (Rezoning / CU – Chappell Farm, LLC) 

 

The intent of this application is to amend the Sussex County Comprehensive Zoning Map 

from AR-1 Agricultural Residential District to a MR Medium Residential & C-3 Heavy 

Commercial District for the subject property containing 14.93 acres. It will also be the 

intent of the developer to provide an aesthetically pleasing site with amenities for its 

users, while keeping it environmentally friendly and preserving as much of the natural 

land as possible. The developer intends to not only comply with state and county 

standards but exceed these standards with excellent planning and design.  

 

The properties surrounding the subject property are consistent with the proposed zoning. 

The existing properties are zoned a mixture of C-1 & B-2 along SR-1, consistent with the 

Comprehensive Plan of commercial use along the SR-1 frontage. The majority of the 

remaining surrounding properties are zoned MR – Medium Residential, consistent with 

the proposed zoning.  

 

Per the 2018 Comprehensive Plan, the subject property is within the Coast Area, defined 

as a growth zone. This region is among the most desirable locations in Sussex County for 

new housing, as is reflected in new construction data and real estate prices. Coastal Areas 

are areas that can accommodate development provided special environmental concerns 

are addressed. A range of housing types should be permitted in Coastal Areas, including 

single-family homes, townhouses, and multi-family units.  Appropriate mixed-use 

development should also be allowed. In doing so, careful mixtures of homes with light 

commercial, office and institutional uses can be appropriate to provide for convenient 

services and to allow people to work close to home. This application proposes rezoning 

to MR & C-3, both of which are applicable zoning districts within the Coastal Area. 

Additionally, the proposed commercial, mixed-use, and residential uses match the goals 

and objectives of the Comp Plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.9 Proposed Finding of Facts – (Rezoning / CU – Chappell Farm, LLC) 

 

1. This is an application to amend the comprehensive zoning map from AR-1 (Agricultural 

Residential) to C-3 (Heavy Commercial) with an area of 8.54 acres and MR (Medium 

Density Residential) with an area of 6.39 totaling for 14.93 acres, more or less, in 

Broadkill Hundred located at the northwest corner of Delaware Route 1 (Coastal 

Highway) and Sussex County Road 88 (Cave Neck Road).  

 

2. The subject property is a a parcel owned by Chappell Farm, LLC. The applicant is 

Chappell Farm, LLC, a Delaware limited liability company. 

 

3. The subject property is located on Route 1 which is classified by DelDOT as a major 

arterial road. Based upon its review, DelDOT has approved a TIS. A copy of the TIS 

approval letter has been attached to this booklet. The applicant will comply with the 

provisions of the TIS. 

 

4. The proposed site for the Chappell Farm project is located in an area of existing 

communities that have formed from surrounding subdivisions. The site currently operates 

as a farmer’s market.   

 

5. In the 2018 Sussex County Comprehensive Plan, the area for the proposed commercial 

project is identified for the purposes for future land use as Coastal Area.  

 

6. In the 2018 Plan, the area is designated as a Coastal Area and C-3 Heavy Commercial 

and MR Medium Density Residential are applicable districts for future land use. 

 

7. The State Strategies for Policies and Spending identify the area as Investment Levels 3 & 

4. Level 3 Areas are in longer-term growth plans, and/or areas within growth areas that 

have some environmental constraints. Although growth is planned here, infrastructure 

and other investments may be made further into the future. Level 4 areas are 

predominantly agricultural. However, with the planned grade separated interchange this 

area is an appropriate location for certain uses not appropriate for other Level 4 locations.  

 

8. The applicant proposes to use the site for a mixed-use commercial and residential 

development. The proposed project consistent with the character of the area. 

 

9. The application specifically meets the purpose of the C-3 Heavy Commercial District by 

providing a site for commercial and service activities along a major arterial highway. 

 

10. This proposed commercial area lessens congestion on roads and streets by providing 

commercial activities at the Coastal Highway – Cave Neck Road interchange so that 

residents and visitors to the area may have their commercial needs met without the 

necessity of deviating from their travel plans.  

 



11. The proposed commercial project will be served with central water by Artesian 

Resources, Inc., the holder for the Certificate of Public Convenience and Necessity for 

the area.    

 

12. The present site plan provides for wastewater treatment to be provided the Sussex County 

Unified Sanitary Sewer District, operated and maintained by the Sussex County 

Engineering Department. 

 

13. The proposed commercial use meets the general purpose of the Zoning Ordinance by 

promoting the orderly growth, convenience, order, prosperity, and welfare of the County.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.10 Proposed Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

1. The final site plan shall be subject to review and approval by the Sussex County  

Planning and Zoning Commission. 

 

2. All highway and entrance improvements as required by DelDOT, shall be completed  

by the applicant. 

 

3. Fuel and petroleum products shall be stored and dispensed as required by DNREC  

and the Office of the State Fire Marshal. 

 

4. All security lighting shall be screened away from Neighboring properties and county  

Roads. 

 

5. The applicant shall comply with all other statutes, laws ordinance, rules or regulations  

of any federal, state, county or other governmental entity having subject matter  

jurisdiction over the proposed use of the premises.  

 



File #: ___________ 

Planning & Zoning Commission Application 
Sussex County, Delaware 

Sussex County Planning & Zoning Department 
2 The Circle (P.O. Box 417) Georgetown, DE 19947 

302‐855‐7878 ph. 302‐854‐5079 fax 

Type of Application: (please check applicable) 
Conditional Use 
Zoning Map Amendment  

Site Address of Conditional Use/Zoning Map Amendment 

Type of Conditional Use Requested:  

Tax Map #:  Size of Parcel(s): 

Current Zoning:   Proposed Zoning:   Size of Building:  

Land Use Classification:  

Water Provider:  Sewer Provider:  

Applicant Information 

Applicant Name:  
Applicant Address:  
City:  State:   ZipCode:  
Phone #:  E‐mail: 

Owner Information 

Owner Name: 
Owner Address:  
City:  State:    Zip Code:  
Phone #:  E‐mail: 

Agent/Attorney/Engineer Information  

Agent/Attorney/Engineer Name:  
Agent/Attorney/Engineer Address:  
City:   State:    Zip Code:  
Phone #:  E‐mail: 

✔

30511 Cave Neck Road, Milton, DE 19968

MR Medium - Density Residential District: Multifamily dwelling structures

235-23.00-1.02 14.9269 +/- Acres

AR-1 MR/C-3 N/A

Cultivated Farm Field/Woods/Commercial & Retail

On - Site On - Site

Becker Morgan Group, Inc.

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 jpennington@beckermorgan.com

Chappell Farm, LLC

30045 Eagles Crest Road, Unit 2

Milton DE 19968

(302) 542-1422 christian@hudmgt.com

J. Michael Riemann

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 mriemann@beckermorgan.com



     

Sussex County P & Z Commission application 
P a g e  | 2    last updated 3‐17‐16 

Check List for Sussex County Planning & Zoning Applications 
The following shall be submitted with the application 

 
Completed Application 

 
Provide eight (8) copies of the Site Plan or Survey of the property  

o Survey shall show the location of existing or proposed building(s), building setbacks, 
parking area, proposed entrance location, etc.  

o Provide a PDF of Plans (may be e‐mailed to a staff member) 
o Deed or Legal description 

 
Provide Fee $500.00 

 
Optional ‐ Additional information for the Commission/Council to consider (ex. 
architectural elevations, photos, exhibit books, etc.) If provided submit 8 copies and they 
shall be submitted a minimum of ten (10) days prior to the Planning Commission meeting. 
 
Please be aware that Public Notice will be sent to property owners within 200 feet of the 
subject site and County staff will come out to the subject site, take photos and place a sign 
on the site stating the date and time of the Public Hearings for the application.   
 
DelDOT Service Level Evaluation Request Response 
 
PLUS Response Letter (if required) 

 

The undersigned hereby certifies that the forms, exhibits, and statements contained in any papers or 
plans submitted as a part of this application are true and correct.   
 
I also certify that I or an agent on by behalf shall attend all public hearing before the Planning and 
Zoning Commission and the Sussex County Council and any other hearing necessary for this application 
and that I will answer any questions to the best of my ability to respond to the present and future 
needs, the health, safety, morals, convenience, order, prosperity, and general welfare of the inhabitants 
of Sussex County, Delaware. 
 

Signature of Applicant/Agent/Attorney 
 

_____________________________________  Date:  
 
Signature of Owner 
 

_____________________________________  Date:  
 
For office use only: 
Date Submitted: ___________________    Fee: $500.00   Check #: _____________________  
Staff accepting application: _______________  Application & Case #:_________________________________ 
Location of property: ____________________________________________________________________________ 
_____________________________________________________________________________________________ 
Subdivision: __________________________________________    
Date of PC Hearing: ______________________  Recommendation of PC Commission: __________________ 
Date of CC Hearing: ______________________  Decision of CC: ____________________________________ 

✔

✔

✔

✔

✔

6/18/19

6/18/19
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

GrA Greenwich loam, 0 to 2 
percent slopes

0.0 0.1%

HmA Hammonton loamy sand, 0 to 
2 percent slopes

6.3 42.4%

IeA Ingleside loamy sand, 0 to 2 
percent slopes

2.3 15.5%

RuA Runclint loamy sand, 0 to 2 
percent slopes

6.3 42.0%

Totals for Area of Interest 14.9 100.0%

Soil Map—Sussex County, Delaware 2018053 - CHAPPELL FARM LLC

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/4/2021
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Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 
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has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
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Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  
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The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
 
 



 
 

Chappell Farm  Revised February 12, 2021
  Page 12 

 

Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 
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Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
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c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   
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General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
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Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 

 
 
 
 
 
 
 
 
 
 
 
 
 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 24 

 

Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 
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13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 32 

 

General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  

 

  



 

 

August 3, 2020 
 
Chad D. Carter – Associate  
Landscape Architect, RLA, ASLA 
BECKER MORGAN GROUP, INC. 
Delaware | Maryland | North Carolina 
 
RE:  Ability to Serve Letter for Tax Parcel 235-23.00-1.02, Chappell Farm 
 
To whom it may concern: 
 
With reference to your request concerning water and wastewater service to the Chappell Farm project located 
at the intersection of Route 1 and Cave Neck Road, Milton, DE, please be advised as follows:  
 
The proposed project consisting of Elderly Living Facilities, Apartments and Mixed-Use Buildings retail 
buildings is within Artesian Water Company’s service territory.  A Certificate of Public Convenience and 
Necessity (CPCN) for water has been granted to Artesian by the Delaware Public Service Commission for this 
property.  The developer and Artesian Water Company, Inc. shall enter into a Water Service Agreement that 
addresses the financial terms of the provision of water service in accordance with Artesian’s tariff as approved 
by the Delaware Public Service Commission.   
 
The proposed project is not within Artesian Wastewater Management Inc’s service territory.  A Certificate of 
Public Convenience and Necessity (CPCN) for wastewater must be granted to Artesian by the Delaware Public 
Service Commission for this property.  The developer and Artesian Wastewater Management Inc. shall enter 
into a Wastewater Service Agreement that addresses the financial terms of the provision of wastewater service 
in accordance with Artesian’s tariff as approved by the Delaware Public Service Commission.   
 
Based on current conditions and projections of growth within the Company's service area, Artesian is willing 
and able to provide the required water and wastewater service to this project.  An anticipated construction 
schedule is required in order for Artesian to assess the impact of service requests upon its ability to meet 
projected water and wastewater demands. 
 
This letter shall expire if a water and wastewater service agreements are not executed within one year of the 
date of this letter.   
 
If you have any questions, please do not hesitate to contact us. 
 
Yours very truly, 
 
 
 
Adam Gould 
Manager, Systems Planning & Design   



 

PLANNING OUR 

CLIENTS’ SUCCESS 

BECKER MORGAN GROUP, INC. 

 

ARCHITECTURE & ENGINEERING 

 

309 SOUTH GOVERNORS AVENUE 

DOVER, DELAWARE 19904 

302.734.7950 

FAX 302.734.7965 

 

RITTENHOUSE STATION 

250 SOUTH MAIN STREET, SUITE 109 

NEWARK, DELAWARE 19711 

302.369.3700 

 

PORT EXCHANGE 

312 WEST MAIN STREET, SUITE 300 

SALISBURY, MARYLAND 21801 

410.546.9100 

FAX 410.546.5824 

 

ARCHITECTURE & PLANNING 

 

3205 RANDALL PARKWAY, SUITE 211 

WILMINGTON, NORTH CAROLINA 28403 

910.341.7600 

FAX 910.341.7506 

 

www.beckermorgan.com 

March 11, 2019 

 

John Ashman 

Sussex County Utility Planning 

2 The Circle, P.O. Box 589 

Georgetown, DE 19947 

 

RE: Sussex County Sewer District Extension 

 Chappell Farm LLC – Mixed Use Development 

 Milton, Delaware – RT 1 & Cave Neck Road 

 2018053.00 

 

Dear Mr. Ashman: 

 

We are hereby formally requesting the expansion of the Sussex County Unified Sewer 

District to include the proposed Chappell Farm Mixed Used Development located on the 

Northwest corner of Route 1 (Coastal Highway) & RD 88 (Cave Neck Road), on parcel 235-

23.00-1.02 

 

The proposed property is currently adjacent to the Paynters Mill residential sub development, 

& Overbrook Acres LLC located on parcel 235.23.00-1.01, which are both currently in the 

Sussex County Unified Sewer District, and currently being served by Sussex County. It is our 

understanding that Sussex County Sewer exists along Cave Neck Road, and it would be our 

intention to connect to the Sewer District through this service.   

 

The anticipated EDU demand for the proposed site is 170 EDUs at this time.  

 

Please contact me should you have any questions. 

 

Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

J. Michael Riemann, P.E.  

Vice President 

 

CDC/rlh  

 

Cc: Chappell Farm LLC  

  

 Hans Medlarz – Sussex County Engineering 

 

 
201805300ag-SewerExpansionLetter 

http://www.beckermorgan.com/










 

January 8, 2021 

 

Ms. Constance C. Holland 

Director, Office of State Planning Coordination 

122 S. Martin Luther King Blvd  

Dover, DE 19901 

 

RE: PLUS review 2018-10-15 

 Chappell Farm 

 Sussex County, Delaware 

 2018053.00 

 

Dear Connie: 

  

Please find below our point by point response to your comments received December 

3, 2018. For ease of review, please find our responses below in a different font.  

 

Please note that changes to the plan, other than those suggested in this letter, could 

result in additional comments from the State.  Additionally, these comments reflect 

only issues that are the responsibility of the agencies represented at the meeting.  The 

developers will also need to comply with any Federal, State and local regulations 

regarding this property.  We also note that as Sussex County is the governing 

authority over this land, the developers will need to comply with any and all 

regulations/restrictions set forth by the County. 
 
Response: Understood, the developers intend to comply with all applicable 
regulations regarding the development of this property. The developer will comply 
with any and all regulations and/or restrictions set forth by Sussex County.  

  

Strategies for State Policies and Spending 
 

This project represents land development that will result in 156 residential units and 

45,000 square feet of commercial space in an Investment Level 4 area according to 

the 2015 Strategies for State Policies and Spending.  Investment Level 4 indicates 

where State investments will support agricultural preservation, natural resource 

protection, and the continuation of the rural nature of these areas.  New development 

activities and suburban development are not supported in Investment Level 4 areas.  

These areas are comprised of prime agricultural lands and environmentally sensitive 

wetlands and wildlife habitats, which should be, and in many cases have been 

preserved.   

 

From a fiscal responsibility perspective, development of this site is likewise 

inappropriate.  The cost of providing services to development in rural areas is an 

inefficient and wasteful use of the State’s fiscal resources.  The project as proposed 

will bring new residents to an area where the State has no plans to invest in 

infrastructure upgrades or additional services.  These residents will need access to 

such services and infrastructure as schools, police, and transportation. To provide 

some examples, the State government funds 100% of road maintenance and drainage 

improvements for the transportation system, 100% of school transportation and 

paratransit services, up to 80% of school construction costs, and 100% of the cost of 

police protection in the unincorporated portion of Sussex County where this 

development is proposed.  Over the longer term, the unseen negative ramifications of 



 
 

this development will become even more evident as the community matures and the 

cost of maintaining infrastructure and providing services increases. 

 

During the meeting, you mentioned that this area would be within a growth zone in 

the newest draft of the Sussex County Comprehensive plan.   The Office of State 

Planning Coordination has not received that draft at that time and can use only the 

information in their currently certified plan, In addition, you questioned the update to 

the Strategies for State Policies and Spending.  Should the update to Sussex County’s 

plan reflect changes in this area they will be reflected in the 2019/2020 State 

Strategies update.  Therefore, because the development is inconsistent with the 2015 

Strategies for State Policies and Spending at this time, the State is cannot support the 

proposed development. 

 

With that said, the comments in this letter are technical, and are not intended to 

suggest that the State supports this development proposal. This letter does not in 

any way suggest or imply that you may receive or may be entitled to permits or 

other approvals necessary to build on this property, construct the development 

you indicate, or any subdivision thereof on these lands. 
 

Response: This project proceeded through PLUS prior DelDOT finalizing the 

preferred alternative for the Grade Separated interchange and prior to the final 

adoption of the final Sussex County Comprehensive Plan.  As a result, the property is 

within the County Growth zone known as the Coastal Area and a portion of the 

property will serve the planned grade separated interchange.  As a result, we believe 

that the State Strategies is in conflict with the Sussex Comprehensive plan given there 

is clear intent to invest in infrastructure at this location and physically on the subject 

parcel.  In addition, a small portion of the property is within Investment Level 3.  As 

such the response from the Office of State planning is inaccurate.  Artesian has 

already acknowledged that they can serve the property and wastewater infrastructure 

exists along Cave Neck Road directly adjacent to the subject parcel.  Lastly, there 

exists both medium density and commercially zoned property to the north and to the 

south of the subject parcel.  This would seem to contradict the statement that this is a 

rural area.  We believe that the project is consistent with the comprehensive plan and 

the surrounding area. 
 

 

Code Requirements/Agency Permitting Requirements 

 
Department of Transportation – Contact Bill Brockenbrough 760-2109 

• The subject property fronts on Delaware Route 1, between Dover Air Force 

Base and Nassau, and is therefore subject to DelDOT’s Corridor Capacity 

Preservation Program.  The Program was established in accordance with the 

provisions of Title 17, Section 145 of the Delaware Code.  The main goal of 

the Program is to manage and preserve the traffic capacity and safety of the 

existing highway.  The strategy for SR-1 is to convert the corridor to a limited 

access highway.  This can be accomplished by proactively coordinating 

necessary road improvements to offset the increase in vehicular traffic due to 

new developments.   

 

Per Program policy, DelDOT will not permit direct access to Delaware Route 

1 for large developments.  However, large developments can be built if the 



 
 

necessary roadway improvements are constructed by the developer(s).  In this 

case, DelDOT would require developing a grade-separated interchange at the 

existing intersection of Route 1 and Cave Neck Road.  DelDOT would grant 

access to Route 1 by way of ramps and service roads leading to the 

interchange.   

 

DelDOT is presently in discussions with the owner of the land across Route 1 

from the subject development about a Public-Private Partnership to build the 

grade-separated interchange.  If that partnership moves forward, DelDOT 

would require the applicant to participate in it.  If it does not, DelDOT plans 

to design and build the interchange as a State project, which it would expect to 

complete in Fiscal Year 2025.  In that event, DelDOT would anticipate 

requiring the applicant to contribute toward the project.  Regardless, 

development approvals would be phased to completion of the highway 

construction. 

 

For more information regarding the Corridor Capacity Preservation Program, 

an electronic manual detailing the Program can be viewed on the 

Department’s website at 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml. 

 
Response: The applicant has been in discussions with DelDOT, and will continue to 
do so during planning and engineering phases.  
 

• The site access on Cave Neck Road must be designed in accordance with 

DelDOT’s Development Coordination Manual, which is available at 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes.   

 

The Concept Plan accompanying the PLUS application shows Red Fox Lane 

being closed with a cul-de-sac at Delaware Route 1 and access to the Red Fox 

Run subdivision being provided by a north-south street from Red Fox Lane to 

Cave Neck Road.  DelDOT’s acceptance of this arrangement, as a developer 

improvement, would be contingent upon the concurrence of the Red Fox Run 

homeowners and the creation of the north-south street as a subdivision street 

designed and built in accordance with DelDOT’s Development Coordination 

Manual and in a right-of-way dedicated to public use.  DelDOT presently 

finds the proposed right-in/right-out access proposed on Route 1 unacceptable.  

DelDOT anticipates requiring that the developer provide for future access 

through their development to the two commercial parcels fronting on Route 1 

immediately south of Red Fox Run. 

 
Response: The proposed development provides for an access road which would 
connect to Red Fox Run subdivision with the anticipation that the existing entrance to 
the subdivision off SR-1 would be abandoned.  
 

• Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required 

before plans are submitted for review.  
 

Response: Understood. The applicant intends to meet with DelDOT prior to 
submitting plans for review.  

 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes


 
 

• Section P.5 of the Manual addresses fees that are assessed for the review of 

development proposals.  DelDOT anticipates collecting the Initial Stage Fee 

when the record plan is submitted for review and the Construction Stage Fee 

when construction plans are submitted for review. 
Response: Acknowledged.  
 

• Per Section 2.2.2.1 of the Development Coordination Manual, Traffic Impact 

Studies (TIS) are warranted for developments generating more than 500 

vehicle trip ends per day or 50 vehicle trip ends per hour in any hour of the 

day.   

 

The PLUS application states that the proposed development would generate 

8,509 vehicle trip ends per day. Therefore a TIS is warranted and DelDOT 

will require it.  

 
Response: Acknowledged, at the time of this response a TIS has been completed 
and accepted by DelDOT.  
 

• Section 3.2.4.1 of the Manual addresses the placement of right-of-way 

monuments (markers) along subdivision streets.  DelDOT anticipates 

requiring that monuments be furnished and placed along the proposed north-

south street in accordance with this section and would recommend that they be 

furnished and placed along any private subdivision streets. 

 
Response: Understood. 
 

• Section 3.2.4.2 of the Manual addresses the placement of right-of-way 

monuments (markers) along the roads on which a property fronts, in this case 

Delaware Route 1 and Cave Neck Road.  Monuments sufficient to re-establish 

the permanent rights-of-way after the dedication discussed below should be 

shown on the plan and provided in the field in accordance with this section. 

 
Response: Acknowledged. 

 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the 

Manual, DelDOT will require dedication of right-of-way along the site’s 

frontage on Delaware Route 1 and Cave Neck Road to meet DelDOT’s 

standards for arterial and collector roads, respectively.  By this regulation, this 

dedication is to provide a minimum of 30 feet of right-of-way from the 

outermost edge of the through lanes on Route 1 and 40 feet from the physical 

centerline of Cave Neck Road. The following right-of-way dedication note is 

required, “An X-foot wide right-of-way is hereby dedicated to the State of 

Delaware, as per this plat.”  

 

While additional right-of-way may be required along both roads for the grade-

separated interchange, DelDOT would compensate the applicant for 

acquisition of lands required beyond the above dedications. 

 
Response: Acknowledged, the applicant agrees to continue working with DelDOT.  

 



 
 

• In accordance with Section 3.2.5.1.1 of the Manual, if this development is 

proposing a neighborhood sign/structure, then a permanent easement shall be 

established at the site entrance. The easement shall be located outside of any 

existing and/or proposed right-of-way. It will also need to be verified that the 

sign/structure does not pose a sight distance and/or safety hazard. 

 
Response: Acknowledged 
 

• In accordance with Section 3.2.5.1.2 of the Manual, DelDOT will require the 

establishment of 15-foot wide permanent easements across the property 

frontage on Delaware Route 1 and Cave Neck Road.  The location of the 

easements shall be outside the limits of the ultimate right-of-way. The 

easement area can be used as part of the open space calculation for the site. 

The following note is required, “A 15-foot wide permanent easement is 

hereby established for the State of Delaware, as per this plat.”  

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• In accordance with Section 3.4 of the Manual, a record plan shall be prepared 

prior to issuing “Letter of No Objection”. The record plan submittal shall 

include the items listed on the Critical Items for Acceptance: Record Plan 

document available on the DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-

Subdivision.pdf?09222017.  

 
Response: Acknowledged 

 

• Referring to Section 3.4.2.1 of the Manual, the following items, among other 

things, are required on the Record Plan: 

 

o A Traffic Generation Diagram. See Figure 3.4.2-a for the required 

format and content. 

 

o Depiction of all existing entrances within 600 feet of the proposed 

entrance on Cave Neck Road.  

 

o Notes identifying the type of any off-site improvements, agreements 

(signal, letter) contributions and when the off-site improvements are 

warranted.    

 
Response: Acknowledged 

 

• Section 3.5 of the Manual provides DelDOT’s requirements with regard to 

connectivity.  The requirements in Sections 3.5.1 through 3.5.3 shall be 

followed for all development projects having access to state roads or 

proposing DelDOT-maintained public streets for subdivisions. Private or 

municipal streets should follow the County’s requirements for connectivity. 
Response: Understood. 
 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017


 
 

• Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and 

sidewalks.  Referring to Section 3.5.4.2.A of the Manual, in Level 

4Investment Areas, the requirement for installation of a sidewalk or Shared 

Use Path along the development’s road frontage is at DelDOT’s discretion.  

Due to the rapidly developing nature of the area, DelDOT anticipates 

requiring a Shared Use Path along the development frontage on Cave Neck 

Road.   

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• Referring to Section 3.5.5 of the Manual, existing and proposed transit stops 

and associated facilities as required by the Delaware Transit Corporation 

(DTC) or DelDOT shall be shown on the Record Plan.  

 
Response: Acknowledged, we plan to coordinate with DelDOT and DART for any 
required transit stops.  

 

• In accordance with Section 3.8 of the Manual, storm water facilities, 

excluding filter strips and bioswales, shall be located a minimum of 20 feet 

from the ultimate State rights-of-way.   

 
Response: Acknowledged. 

 

• Referring to Section 4.3 of the Manual, an entrance plan shall be prepared 

prior to issuing entrance approval. The entrance plan submittal shall include 

the items listed on the Critical Items for Acceptance: 

Entrance/Construction/Subdivision Set Plan document available on the 

DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-

Items_Entrance_Construction_Subdivision.pdf?09222017. 

 

• In accordance with Section 5.2.5.6 of the Manual, a separate turning template 

plan shall be provided to verify vehicles can safely enter and exit the site 

entrance.  As per Section 5.2.3 of the Manual, the entrance shall be designed 

for the largest vehicle using the entrance. 

 

• In accordance with Section 5.2.9 of the Manual, the Auxiliary Lane 

Worksheet should be used to determine whether auxiliary lanes are warranted 

at the site entrance and how long those lanes should be.  The worksheet can be 

found at http://www.deldot.gov/Business/subdivisions/index.shtml.    

 

• In accordance with Section 5.4 of the Manual, sight distance triangles are 

required and shall be established in accordance with American Association of 

State Highway and Transportation Officials (AASHTO) standards.  A 

spreadsheet has been developed to assist with this task.  It can be found at 

http://www.deldot.gov/Business/subdivisions/index.shtml.  

 

• In accordance with Section 5.14 of the Manual, all existing utilities must be 

shown on the plan and a utility relocation plan will be required for any utilities 

that need to be relocated. 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml


 
 

 

• If the proposed development does not have State-maintained streets, Section 

6.4.3 of the Manual, which pertains to the inspection and acceptance of 

commercial entrances, would apply.  Construction inspection responsibilities 

would be in accordance with Figure 6.4.3-a.  DelDOT’s preliminary reading 

of this figure is that the project requires Level II inspection and that a 

construction inspection agreement would be needed. 

 

• Section 7.7.2 of the Manual addresses the need to provide 20-foot wide 

drainage easements for all storm drainage systems, open or closed, that fall 

outside the existing right-of-way or the drainage/utility easement.  In 

accordance with this section, metes and bounds and total areas need to be 

shown for any drainage easements.  The easements should be shown and 

noted on the record plan. 

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that all 
required plans are prepared per the Manual.  The applicant will continue working with 
DelDOT to ensure all entrance plans are in accordance with DelDOT standards and 
requirements. Since the PLUS hearing, the applicant has worked close with DeLDOT to 
complete a Traffic Impact Study and will comply with the recommendations of the 
TIS.  The PLUS response pre-dates the completion of the TIS. As a result, the TIS 
represents the final recommendations and requirements of DelDOT for which this project 
will comply. 

 

 

 

Department of Natural Resources and Environmental Control – Contact 

Michael Tholstrup 735-3352 

• The Department of Natural Resources and Environmental Control did not submit 

comments regarding this application.  If the development of this property requires 

permits from a DNREC section, please contact the DNREC regulatory agency 

directly.    

 
Response: Acknowledged, we plan to work with Sussex Conservation District to 
ensure all applicable DNREC regulations are adhered to.  

 

 

State Historic Preservation Office – Contact Carlton Hall 736-7404 

• The Delaware SHPO does not support development in a Level 4 area. 

 

• There is an agricultural complex (S03294) located on the southeastern part of the 

parcel.  

• There should also be sufficient landscaping between the agricultural complex 

(S03294) and the development, to block adverse noise and visual effects. 

 
Response: Acknowledged 
 

• If any project or development proceeds, the developer should be aware of the 

Unmarked Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch. 

54). 

 



 
 

Response:  The developer is aware of Delaware’s Unmarked Human Burials and Human 
Skeletal Remains Law, and will proceed accordingly if an unknown burial site, or remains 
be encountered during the development process. 
 

• If there is federal involvement, in the form of licenses, permits, or funds, the 

federal agency, often through its client, is responsible for complying with Section 

106 of the National Historic Preservation Act (36 CFR 800) and must consider 

their project’s effects on any known or potential cultural or historic resources. For 

further information on the Section 106 process please review the Advisory 

Council on Historic Preservation’s website at: www.achp.gov 

 
Response: Acknowledged.  

 

Following receipt of this letter and upon filing of an application with the local 

jurisdiction, the applicant shall provide to the local jurisdiction and the Office of 

State Planning Coordination a written response to comments received as a result 

of the pre-application process, noting whether comments were incorporated into 

the project design or not and the reason therefore.   

 
This concludes our response. Please feel free to contact us if you should have any additional 
questions.  
 
Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

Chad D. Carter, RLA 

Associate 

 

CDC/rlh 

 

 

http://www.achp.gov/
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FIPC

FIPC

FIPC

LANDS N/F

ORNA RAE LOWE & SHARON SLATER

2-35-22.00-30.01

DEED BOOK: 2361 PAGE: 0158

LANDS N/F

THREE D CORPORATION

2-35-22.00-32.01

DEED BOOK: 2823 PAGE: 0181

LANDS N/F

KEY WEST INVESTMENTS, LLC

2-35-22.00-32.00

DEED BOOK: 3035 PAGE: 0139

SUBDIVISION

PLAT BOOK: 75 PAGE: 186

RED FOX RUN

LANDS N/F

ORNA RAE LOWE & SHARON SLATER

2-35-22.00-30.00

DEED BOOK: 2573 PAGE: 0070

LANDS N/F

DEED BOOK: 3564 PAGE: 0070

2-35-22.00-613.00

REVOCABLE TRUST OF 

GAYLE T. AUGUST

LANDS N/F

WALTER W. & BETTY ANN REIM

2-35-22.00-612.00

DEED BOOK: 3082 PAGE: 0252

LANDS N/F

MARK R. BOYD &

2-35-22.00-611.00

DEED BOOK: 4778 PAGE: 0060

LANDS N/F

JEFFREY S. & DESIREE L. STEIMEL

2-35-22.00-610.00

DEED BOOK: 4853 PAGE: 0348

LANDS N/F

ANN F. REMMEY 
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DEED BOOK: 4740 PAGE: 0306
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2-35-22.00-971.00

DEED BOOK: 2543 PAGE: 0299
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OVERBROOK ACRES LLC

2-35-23.00-1.01
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POLLY ANN BOYD

CAVE NECK RD

SCR 88 - MAJOR COLLECTOR

60 FEET RIGHT OF WAY

C
O

A
S

T
A

L
 
H

W
Y

 
/
 
S

R
 
1

S
C

R
 
1
4
 
-
 
P

R
I
N

C
I
P

A
L

 
A

R
T

E
R

I
A

L

1
6
0
 
F

E
E

T
 
R

I
G

H
T

 
O

F
 
W

A
Y

20

20

21

14 13

21

25 14

11

18

12

7 6

5

5

8

8

8

8 8

8

7

9 5 6 8

7

5

8

11 16

14

23

10

11

23

16
21

10

10

11

5 6

9

8

6 7 7

8

8

ZONE MR (PROPOSED)

10' B
.R

.L
.

60' B.R.L.

20' LANDSCAPE BUFFER

40' L
ANDSCAPE B

UFFER

2
0
'
 
L

A
N

D
S

C
A

P
E

 
B

U
F

F
E

R

& LANDSCAPE

BUFFER

10' B.R.L.

20' LANDSCAPE BUFFER

S
.
W

.
M

.
 
A

R
E

A

9
,
3

9
2

 
±
 
S

.
F

.

S
.
W

.
M

.
 
A

R
E

A

6
,
3

9
5

 
±
 
S

.
F

.

16,128  S.F.

5
,
3

7
4

 
 
S

.
F

.

23,006 S.F. RETAIL

1,861  S.F.

RETAIL  BUILDING

FUTURE

R
E

T
A

I
L

 
B

L
D

G
.

F
U

T
U

R
E

PR. MIXED USE BLDG.

FITNESS

28 APT. UNITS

PR.

P
O

O
L

CENTER

13,248  S.F.

PR. 32 UNIT

APT. BLDG.

13,248  S.F.

PR. 32 UNIT

APT. BLDG.

13,248  S.F.

PR. 32 UNIT

APT. BLDG.

13,248  S.F.

PR. 32 UNIT

APT. BLDG.

EXISTING BUILDING

EXISTING BUILDING

EXISTING BUILDING

EXISTING BUILDING

BUILDING

EX. BUILDING

EXISTING

235-23.00-1.02

LANDS N/F

CHAPPELL FARM, LLC

14.9269 ACRES±

ZONE C-3 (PROPOSED)

PUBLIC  ACCESS  ROAD

P
U

B
L

I
C

 
 
S

E
R

V
I
C

E
 
 
R

O
A

D

S
.
W

.
M

.
 
A

R
E

A

5
,
1

4
0

 
±
 
S

.
F

.

S
.
W

.
M

.
 
A

R
E

A

2
,
9

4
0

 
±
 
S

.
F

.

5' B.R.L.

10' B.R.L.

5' B.R.L.

20' LANDSCAPE BUFFER

6
0

'
 
B

.
R

.
L

.
 
&

 
L

A
N

D
S

C
A

P
E

 
B

U
F

F
E

R

SIRC

SIRC

FSTONE

FIP

FIP

FIP

FIP

N
 
5
1
°
 
1
0
'
 
3
3
"
 
W

S 41° 48' 57" W

S
 
5
1
°
 
0
8
'
 
4
1
"
 
E

3
4
2
.
5
5
'

S

 

0

4

°

 

0

2

'

 

5

0

"

 

E

6

9

.

4

5

'

S 40° 09' 22" W496.17'

N 3
7° 4

4' 5
3" E

N 39° 38' 14" E

S 41° 32' 55" W

8
4
5
.
1
8
'

5
0

1
.
0

5
'

330.53'

501.53'

519.38'

S
 
4

9
°
 
5

0
'
 
3

8
"
 
E

S
 
4

9
°
 
5

0
'
 
3

8
"
 
E

2
2

4
.
8

9
'

FCM

FIR

FIPC

5
4
6
.
4
3
'

2
9
8
.
7
5
'

FIRC

FSTONE

LANDS OF

04/15/2019

2018053.00

C-001

1" = 80'

2
4

x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6

24x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x3624x36
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6
2

4
x
3

6

24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36 24x36

Wilmington, NC

309 South Governors Avenue
Dover, DE 19904
Ph. 302.734.7950

312 West Main Street, Suite 300
Salisbury, MD 21801

Ph. 410.546.9100

Salisbury, MD

www.beckermorgan.com

Fax 410.546.5824

Fax 302.734.7965

Dover, DE

A
E
R
N
C
G
H
I
I
N
T
E
E
E
C
R
T
I
U
N G
RE

Fax 910.341.7506
Ph. 910.341.7600

Wilmington, NC 28403
3333 Jaeckle Drive, Suite 120

.PDF

J.M.P. J.M.R.

COVER SHEET

.

.

..

.

.

F:\AutoCAD\Projects\2018\2018053\DWG\2018053-SITE-C3D18.dwg, Jan 11, 2021 - 11:08am

 2021-01-11

DRAWN BY:

DATE:

PROJECT  NO.:

COPYRIGHT  2019

MARK DATE DESCRIPTION

ISSUE  BLOCK

PROJECT  TITLE

SHEET  TITLE

SCALE:

SHEET

PROJ. MGR.:

C-001LAYER STATE:

SURVEY LEGEND

ITEM EXISTING PROPOSED

CONCRETE MONUMENT

IRON PIPE

IRON PIPE W/ CAP

IRON ROD

IRON ROD W/ CAP

DRILL HOLE

UNMARKED POINT

STONE

AXLE

FCM

FIP

FIPC

FIR

FIRC

FDH

FSTONE

FAXLE

SCM

SIP

SIR

SIRC

SDH

CAVE NECK ROAD

CHAPPELL

SUSSEX COUNTY, DE

FARM, LLC

BROADKILL HUNDRED

CAVE NECK ROAD

CHAPPELL

SUSSEX COUNTY, DE

FARM, LLC

BROADKILL HUNDRED

VICINITY  MAP
SCALE : 1" =  2000'

N

RED MILL

POND

C

O

A

S

T

A

L

 

H

W

Y

S

T

A

T

E

 

R

T

 

1

SITE

2012 DE TAX PARCEL MAP

E

A

G

L

E

 

C

R

E

S

T

 

R

O

A

D

C

A

V

E

 

N

E

C

K

 

R

O

A

D

SITE IS WITHIN ZONE "X", AREA OF MINIMAL FLOOD HAZARD, PER FEMA PANELS 10005C0188K & 1005C0189K,

EFFECTIVE DATE 3/16/2015.

1.

GENERAL  NOTES:

11.

10.

9.

8.

TRANSPORTATION (DELDOT), SUSSEX COUNTY DEPARTMENT OF PUBLIC WORKS  AND APPROPRIATE STATE

APPROVALS FROM SUSSEX CONSERVATION DISTRICT (S.C.D.), DELAWARE DEPARTMENT OF

BEFORE THE CONTRACTOR CAN BEGIN CONSTRUCTION HE MUST OBTAIN THE PROPER PERMITS AND/OR

WITH THE "AMERICAN WITH DISABILITIES ACT".

1970 AND ALL RULES AND REGULATIONS THERETO APPURTENANT.

TREES AND STUMPS ON CONSTRUCTION SITES.  ANY SOLID WASTE FOUND DURING EXCAVATION MUST BE

DELAWARE REGULATIONS PROHIBIT THE BURIAL OF CONSTRUCTION DEMOLITION DEBRIS, INCLUDING

ALL HANDICAPPED PARKING DEMARCATION, STALLS, AND BUILDING ACCESSIBLE ROUTES SHALL COMPLY

THIS DRAWING DOES NOT INCLUDE NECESSARY COMPONENT FOR CONSTRUCTION SAFETY.  ALL

CONSTRUCTION MUST BE DONE IN COMPLIANCE WITH THE OCCUPATIONAL SAFETY AND HEALTH ACT OF

NOT INTENDED FOR DEDICATION.

ALL ROADS, PARKING AND OTHER PAVED AREAS WILL BE PRIVATELY OWNED AND MAINTAINED AND ARE

BECKER MORGAN GROUP CERTIFIES THAT THERE ARE NO FRESH WATER WETLANDS LOCATED WITHIN THE

ALL UTILITY LOCATIONS AND SIZES SHOWN HEREON ARE EITHER MARKED LOCATIONS IN THE FIELD,

LOCATIONS SHOWN HEREON, HE DOES SO AT HIS OWN RISK AND WILL NOT BE ENTITLED TO ADDITIONAL

BE REPAIRED IMMEDIATELY AT THE CONTRACTORS EXPENSE.  IF THE CONTRACTOR RELIES ON THE UTILITY

LOCATION PRIOR TO THE START OF ANY CONSTRUCTION. ANY DAMAGE INCURRED TO ANY UTILITIES SHALL

THE CONTRACTOR SHALL CONTACT MISS UTILITY OF DELMARVA (1-800-282-8555) TO VERIFY THEIR EXACT

4.

5.

6.

7.

12.

STATE OF DELAWARE STANDARDS, SUSSEX COUNTY DEPARTMENT OF PUBLIC WORKS AND CONSTRUCTION

ALL CONSTRUCTION METHODS AND MATERIALS SHALL BE ACCORDING TO SUSSEX COUNTY AND THE 

NOTES-GENERAL-BLK

THE BOUNDARY & TOPOGRAPHIC  DATA SHOWN HEREON WAS COMPILED FROM A FIELD SURVEY 

PERFORMED BY BECKER MORGAN GROUP, INC. , DOVER, DE. IN JUNE 2018. PROJECT VERTICAL DATUM IS

BASED ON NAVD 88 AND PROJECT HORIZONTAL DATUM IS BASED ON DELAWARE STATE PLANE (NAD83), 

GPS DERIVED FROM N.G.S. CONTROL MONUMENTS.

VISIBLE AND FIELD LOCATED STRUCTURES OR TAKEN FROM UTILITY MAPS PROVIDED BY UTILITY PROVIDER.

THE BOUNDARY LINES PORTRAYED HEREON HAVE BEEN ESTABLISHED BASED SOLELY ON PHYSICAL

EVIDENCE DISCOVERED IN THE FIELD IN CONJUNCTION WITH DETERMINATIONS DERIVED FROM SOURCE

OF TITLE AND ADJACENT DEED RECORD INFORMATION.

2.

PROPERTY SHOWN HEREON IS SUBJECT TO ANY RIGHT-OF-WAY, EASEMENTS, RESTRICTIONS, ETC. AS

MAY BE SHOWN OR NOTED IN ANY RECORD, PUBLIC OR OTHERWISE, OR ANY REQUIREMENT OR

3.

REGULATION OF ANY PUBLIC AGENCY.

COMPENSATION DUE TO TIME DELAYS FROM SAID RELIANCE.

IMPROVED AREA.

REMOVED AND PROPERLY DISCARDED.

AND COUNTY AGENCIES.

SPECIFICATIONS.
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SITE  DATA

SETBACKS:12.

19.

SURVEY DATUM:

MONUMENTATION: 8 FOUND / 2 SET

VERTICAL: 

HORIZONTAL:

NGS MONUMENTS

NAVD 88 - H29

NAD 83 (2011)  - CORS

18.

20. SURVEY UNIT: LINEAR:

ANGULAR:

ROAD CLASSIFICATIONS: COASTAL HIGHWAY (SR 1) - MAINTENANCE RD # 14 17.

FRONT YARD: 40 FEET

SIDE YARD: 10 FEET

REAR YARD: 10 FEET

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

COORDINATE:

- PRINCIPAL ARTERIAL (55 M.P.H.)

21. UTILITIES: WATER: ARTESIAN

SEWER: SUSSEX COUNTY - PENDING APPROVAL

ELECTRIC: DELAWARE ELECTRIC COOP

4.

6.

TAX PARCEL NUMBER:

2. PROPERTY ADDRESS:

PLAT REFERENCE:

10. EXISTING ZONING: AR-1 AGRICULTURAL RESIDENTIAL 

7. PARCEL AREA:

OWNERS OF RECORD:1.

235-23.00-1.02

35-347

14.9269 ACRES±

5. DEED REFERENCE: D 3971 94

30045 EAGLES CREST RD, UNIT 2

MILTON, DE 19968

CHAPPELL FARM, LLC

3.

309 SOUTH GOVERNORS AVE.

DOVER, DELAWARE 19904

302-734-7950

ENGINEER / SURVEYOR: BECKER MORGAN GROUP, INC.

MILTON, DE 19968

30511 CAVE NECK ROAD

CAVE NECK ROAD - MAINTENANCE RD # 88 

- MAJOR COLLECTOR (50 M.P.H.)

US SURVEY FOOT

DEGREES MINUTES SECONDS (DMS)

GROUND

11. PROPOSED ZONING: MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

C-3 HEAVY COMMERCIAL DISTRICT

FRONT YARD: 60 FEET

SIDE YARD: 5 FEET

REAR YARD: 5 FEET

C-3 HEAVY COMMERCIAL DISTRICT

PRESENT USE:8. COMMERCIAL / RETAIL

PROPOSED USE:9. COMMERCIAL / RETAIL / RESIDENTIAL

15. PARKING CALCULATIONS:

REQUIRED: 128 UNITS x 2 SPACES = 256 SPACES

PROVIDED: 240 SPACES

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

C-3 HEAVY COMMERCIAL DISTRICT

COMMERCIAL/RETAIL: 1 SPACE PER 200 S.F.

REQUIRED: 256 SPACES x 15% = 38.4 = 38 SPACES

REQUIRED: 256 SPACES - 38 SPACES = 218 SPACES

MULTIFAMILY DWELLINGS: 2 SPACES PER DWELLING UNIT

REQUIRED: 28 UNITS x 2 SPACES = 56 SPACES

MULTIFAMILY DWELLINGS: 2 SPACES PER DWELLING UNIT

REQUIRED: 44,508 S.F. / 200 S.F. = 222.54 = 223 SPACES

TOTAL REQUIRED: 56 + 223 = 279 SPACES

PROVIDED: 315 SPACES

LOADING AREAS: 7

VAN ACCESSIBLE PARKING SPACES: 18 SPACES

302-542-1422

CHRISTIAN@HUDMGT.COM

MRIEMANN@BECKERMORGAN.COM

UNDERGROUND ELECTRIC

CONCRETE CURB & GUTTER

CONCRETE SIDEWALK, SLAB / PAVING

IMPERVIOUS SURFACED ROAD, DRIVE

INDIVIDUAL TREE OR BUSH

STRUCTURE (CONCRETE, WOOD,

UNDERGROUND GAS MAIN

UNDERGROUND TELEPHONE

PAVEMENT TO BE REMOVED

DRAINAGE DITCH OR SWALE

EMBANKMENT SIDESLOPES (DOWN)

ELEVATION SPOT SHOT

PROPERTY OR RIGHT-OF-WAY LINE

LIGHT POLE

CENTERLINE

BENCH MARK

  METAL, ETC.)

CONTOUR 

OR PARKING LOT

WIRE FENCE

49

EVERGREEN DECIDUOUS

N/A

N/A

N/A

ITEM

STORM DRAIN LINE (CMP OR RCP)

STORM DRAIN MANHOLE (S.D.M.H.)

SANITARY SEWER MANHOLE (S.M.H.)

SANITARY SEWER FORCE MAIN, SIZE

WATER VALVE (W.V.)  OR METER (W.M.)

CATCH BASIN

(TELEPHONE OR ELECTRIC OR BOTH)

UTILITY POLE W/ OVERHEAD SERVICE

SANITARY SEWER CLEANOUT

WATER MAIN & SIZE

FIRE HYDRANT

& FLOW DIRECTION

PROPOSED

LEGEND

EXISTING

EX. 10" F.M.

EX. 10"S

EX. 10" W

F.H.

W.M. W.V.

U.E.

U.T.

EX. 2" G

X X X

CHAINLINK  FENCE

STOCKADE  FENCE

43.55

10" S

12" F.M.

12" W

F.H.

U.E.

U.T.

2" G

X X X

55

25.15

B.C.25.00

T.C.25.50

ITEM PROPOSEDEXISTING

W.M.
W.V.

SANITARY GRAVITY SEWER LINE,

SIZE & FLOW DIRECTION

SCALE :  1" = 80'

0 40 80 160

SHEET  INDEX

C-001 COVER  SHEET

PRELIMINARY  SITE  PLANS

C-101 EXISTING  CONDITIONS / BOUNDARY & TOPOGRAPHIC  SURVEY  PLAN

C-201 PRELIMINARY  SITE  PLAN

OWNERS  CERTIFICATION

SIGNATURE

WE, CHAPPELL FARM, LLC, HEREBY CERTIFY THAT WE ARE THE OWNER OF THE PROPERTY DESCRIBED AND

SHOWN ON  THIS PLAN, THAT THE PLAN WAS MADE AT OUR DIRECTION, AND THAT WE ACKNOWLEDGE THE

SAME TO BE  OUR ACT AND DESIRE THE PLAN TO BE DEVELOPED AS SHOWN IN ACCORDANCE WITH ALL

APPLICABLE LAWS  AND REGULATIONS.

DATE

CERT-OWNER

ENGINEERS  CERTIFICATION

I, J. MICHAEL RIEMANN, HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER IN THE STATE OF DELAWARE,

THAT THE INFORMATION SHOWN HEREON HAS BEEN PREPARED UNDER MY SUPERVISION AND TO MY BEST

KNOWLEDGE AND BELIEF REPRESENTS GOOD ENGINEERING PRACTICES AS REQUIRED BY THE APPLICABLE

LAWS OF THE STATE OF DELAWARE.

P.E. NO. 13772 DATEJ. MICHAEL RIEMANN

CERT-JMR

UNIT COUNTS:13.

RESIDENTIAL: 128 APARTMENTS

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

RESIDENTIAL: 28 APARTMENTS

COMMERCIAL/RETAIL: 44,508 SF ±

C-3 HEAVY COMMERCIAL DISTRICT

14. DENSITY: MAX DENSITY: 12 DU/AC

PROPOSED DENSITY: 10.45 DU/AC

TOTAL PARKING PROVIDED: 555 SPACES

16. RECREATION: PERIMETER WALKING PATHS: 1.0 MILE ± TOTAL
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: January 21st, 2021 

 

Application: CU 2193 Chappell Farm, LLC 

 

Applicant:  Becker Morgan Group, Inc. 

   309 South Governors Ave 

   Dove, DE 19904 

 

Owner:  Chappell Farm, LLC 

   30045 Eagles Crest Road Unit 2 

   Milton, DE 19968 

 

Site Location:  30511 Cave Neck Road, Milton. The property is on the southwest corner 

of Cave Neck Road (S.C.R 88) and Coastal Hwy (Route 1) 

 

Current Zoning: AR-1 - Agricultural Residential Zoning District (Change of Zone 1891 

& 1892 are currently being sought for MR and C-3) 

 

Proposed Use:   128 Apartments (Multi-family units) 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Schaeffer 

 

School District: Cape Henlopen School District 

 

Fire District:  Lewes Fire Department  

 

Sewer:   Septic 

 

Water:    Private 

 

Site Area:   14.9269 acres +/- 

 

Tax Map ID.:   235-23.00-1.02 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Christin Scott, Planner I    
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: January 14, 2021 
RE: Staff Analysis for CU 2193 Chappell Farm, LLC 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CU 2193 Chappell Farm, LLC to be reviewed during the January 21, 2021 
Planning Commission Meeting. This analysis should be included in the record of this application 
and is subject to comments and information that may be presented during the public hearing.  
 
The request is for a Conditional Use for Tax Parcel 235-23.00-1.02 to allow for multifamily (128 
apartments). The parcel is located on the northwest corner of Coastal Highway (Route 1) and Cave 
Neck Road (Route 88). The portion of the parcel to be rezoned contains 6.4 acres +/-. 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use map in the plan indicates that the subject property has a land use designation 
of “Coastal Area”. The properties to the north have the land use designation of “Existing 
Development Area”, the properties to the south have the land use designation of “Coastal Area” 
and the properties to the east and west have the land use designation of “Low Density Area”. 
 
The Coastal Area is designated to encourage growth and development provided that environmental 
concerns are addressed. The Coastal Area may include various types of housing, small-scale retail 
and office, light commercial, and institutional land uses. Sussex County’s base density of two (2) 
units per acre is standard. Medium and higher densities (4-12 units per acre) may be appropriate in 
select locations. 
 
The subject property is zoned Agricultural Residential (AR-1). The properties to the west as well 
as the properties on the opposite (western) side of Coastal Highway (Route 1) are zoned 
Agricultural Residential (AR-1). The properties to the north are zoned General Commercial (C-1) 
and Medium Residential (MR). The properties to the south are zoned Medium Residential (MR), 
Neighborhood Business (B-1) and General Commercial (C-2). 
 
Since 2011, there has been no Conditional Use applications within a 1-mile radius of the application 
site.  
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional Use to allow 
for a multifamily apartment community, subject to considerations of scale and impact, could be 
considered as being consistent with the land use, area zoning and surrounding uses. 
 













 
N i c o l e  M a j e s k i  

     s e c r e t a r y  

 

February 19, 2021 

 

Mr. Christopher Duke 

Becker Morgan Group, Inc. 

The Tower at STAR Campus 

100 Discovery Boulevard 

Suite 102 

Newark, Delaware 19713 

 

Dear Mr. Duke: 

 

 The enclosed revised Traffic Impact Study (TIS) review letter for the Chappell Farm (Tax 

Parcel 235-23.00-1.02) development has been completed under the responsible charge of a 

registered professional engineer whose firm is authorized to work in the State of Delaware.  They 

have found the TIS to conform to DelDOT’s Development Coordination Manual and other 

accepted practices and procedures for such studies.  DelDOT accepts this letter and concurs with 

the recommendations.   

 

Please note that this letter replaces the letter we issued on December 7, 2020. 

 

If you have any questions concerning this letter or the enclosed review letter, please contact 

me at (302) 760-2167. 

 

Sincerely, 

 

 

Troy Brestel  

Project Engineer 

 

TEB:sf 

Enclosure 

cc with enclosures: Mr. J. Michael Riemann, Becker Morgan Group, Inc. 

Ms. Constance C. Holland, Office of State Planning Coordination 

   Mr. Jamie Whitehouse, Sussex County Planning and Zoning 

   Mr. Mir Wahed, Johnson, Mirmiran & Thompson, Inc. 

   Ms. Joanne Arellano, Johnson, Mirmiran & Thompson, Inc. 

DelDOT Distribution  



 

 

DelDOT Distribution 

 

Brad Eaby, Deputy Attorney General 

J. Marc Coté, Director, Planning 

Shanté Hastings, Director, Transportation Solutions (DOTS) 

Mark Luszcz, Deputy Director, Traffic, DOTS 

Michael Simmons, Assistant Director, Project Development South, DOTS 

Todd Sammons, Assistant Director, Development Coordination 

T. William Brockenbrough, Jr., County Coordinator, Development Coordination 

Peter Haag, Chief Traffic Engineer, Traffic, DOTS 

Chris Sylvester, Traffic Studies Manager, Traffic, DOTS 

Kerry Yost, Traffic Calming and Subdivision Relations Manager, Traffic, DOTS 

Alistair Probert, South District Engineer, South District 

Gemez Norwood, South District Public Works Manager, South District 

John Gaines, Group Engineer, Project Development South, DOTS   

Jared Kauffman, Service Development Planner, Delaware Transit Corporation 

Tremica Cherry, Service Development Planner, Delaware Transit Corporation 

Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 

Wendy Polasko, Subdivision Engineer, Development Coordination 

Richard McCabe Sussex Review Coordinator, Development Coordination 

Mark Galipo, Traffic Engineer, Traffic, DOTS 

Derek Sapp, Subdivision Manager, Development Coordination 

Claudy Joinville, Project Engineer, Development Coordination 

 



  

Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 
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has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
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Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  
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The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 
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Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
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c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   
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General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
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Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 

 
 
 
 
 
 
 
 
 
 
 
 
 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 24 

 

Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 

  



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 29 

 

13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 32 

 

General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  

 

  



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 33 

 

Table 2 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Left Turn A (8.4) A (9.4) A (8.8) A (8.5) A (9.4) A (8.9) 

Southbound Site Entrance A Approach E (48.0) F (55.2) D (32.9) F (58.2) F (64.7) D (38.3) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Left Turn A (8.1) A (9.0) A (8.5) A (8.2) A (9.0) A (8.5) 

Southbound Site Entrance A Approach E (47.2) F (54.2) D (32.4) F (57.0) F (63.4) E (37.7) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.1) A (8.8) A (8.3) 

Southbound Site Entrance A Approach - - - D (26.0) C (24.4) C (18.5) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance A Approach - - - D (25.9) C (24.4) C (18.5) 

 

 
1 For signalized and unsignalized analysis, the numbers in parentheses following levels of service are average delay 
per vehicle, measured in seconds. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (8.2) A (9.0) A (8.4) 

Southbound Site Entrance A Approach - - - E (35.1) D (26.3) C (19.8) 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Signalized Intersection 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  2 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

- - - B (11.9) B (11.3) B (11.1) 

       
2023 with development and with rights-in 
access (Case 3b) 

- - - B (12.2) B (11.6) B (11.5) 

 

 
2 JMT analyzed the intersection as an uncoordinated signalized intersection with a 60 second cycle length and 
permitted left turns along the eastbound Cave Neck Road approach. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development and without 
rights-in access (Case 3a) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (6.3) A (9.5) A (7.5) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.9) A (7.7) 

       
2023 with development and with rights-in 
access (Case 3b) 

      

Eastbound Cave Neck Road Approach - - - B (12.8) A (7.8) A (8.2) 

Westbound Cave Neck Road Approach - - - A (5.4) A (8.1) A (6.4) 

Southbound Site Entrance A Approach - - - A (6.1) A (9.0) A (7.1) 

Overall - - - A (9.3) A (8.2) A (7.3) 

 

 
3 JMT analyzed the intersection as a single-lane roundabout. 
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Table 2 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Roundabout 1 LOS per TIS LOS per JMT 

Site Entrance A/Cave Neck Road 
(Sussex Road 88)  3 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (5.1) A (7.5) A (6.0) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (7.0) A (6.2) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 

      

Eastbound Cave Neck Road Approach - - - B (10.1) A (6.2) A (6.7) 

Westbound Cave Neck Road Approach - - - A (4.6) A (6.9) A (5.6) 

Southbound Site Entrance A Approach - - - A (5.1) A (6.8) A (5.6) 

Overall - - - A (7.7) A (6.7) A (6.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Approach - - - B (11.4) A (6.5) A (7.0) 

Westbound Cave Neck Road Approach - - - A (5.6) A (8.0) A (6.4) 

Southbound Site Entrance A Approach - - - A (5.7) A (7.0) A (5.9) 

Overall - - - A (8.4) A (7.4) A (6.5) 
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Table 3 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Site Entrance B/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.6) A (8.2) A (7.9) A (8.7) A (8.2) 

Southbound Site Entrance B Approach B (14.3) C (15.7) B (14.1) C (15.0) C (16.7) B (14.5) 
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Table 4 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Red Fox Lane 5 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Red Fox Lane Approach  B (14.0) C (15.0) D (29.3) B (14.3) B (14.6) D (30.5) 

Northbound Delaware Route 1 Left Turn B (13.8) B (12.2) D (26.5) C (20.3) D (29.4) F (201.9) 

Southbound Delaware Route 1 U-Turn - - - B (12.5) D (29.8) F (54.7) 

       

2023 without development (Case 2) 6       

Eastbound Red Fox Lane Approach  B (14.9) C (16.2) D (34.5) C (15.1) C (15.7) E (35.2) 

Northbound Delaware Route 1 Left Turn B (14.7) B (13.5) D (32.2) E (45.4) F (68.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.6) E (35.2) F (68.4) 

       

2023 with development (Case 3) 6       

Eastbound Red Fox Lane Approach  C (15.3) C (16.5) E (35.5) C (15.4) C (16.0) E (36.1) 

Northbound Delaware Route 1 Left Turn C (15.1) B (13.7) D (33.2) F (50.5) F (76.7) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.1) E (36.9) F (72.1) 

*HCS software reported delays longer than 1,000 seconds per vehicle.  

 
4 The TIS analyzed the intersections along Delaware Route 1 utilizing Synchro software. However, per direction from 
DelDOT, JMT analyzed the intersections along Delaware Route 1 utilizing HCS7 software. 
5 The TIS did not report results for the southbound Delaware Route 1 U-turn. 
6 The adjacent Delaware Route 1/Cave Neck Road intersection was recently reconfigured to restrict eastbound left 
turning movements. As such, JMT has assumed that left turning movements would also be restricted along the future 
westerly leg. Therefore, any volumes executing westbound left turning movements at the Cave Neck Road intersection 
would instead execute a right turning movement and U-turn at the Red Fox Lane intersection. 
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Table 4 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS 4 LOS per JMT 

Delaware Route 1/Red Fox Lane  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.0) C (15.7) E (35.1) 

Northbound Delaware Route 1 Left Turn - - - E (44.9) F (67.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b)6 

      

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.4) 

Northbound Delaware Route 1 Left Turn - - - E (46.9) F (70.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.7) E (35.7) F (69.4) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 6 

- - -    

Eastbound Red Fox Lane Approach  - - - C (15.2) C (15.8) E (35.5) 

Northbound Delaware Route 1 Left Turn - - - E (47.4) F (71.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.8) E (35.8) F (69.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 5 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 5 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1) 7       

Eastbound Cave Neck Road Left Turn  F (75.6) D (26.2) F (362.5) E (36.5) F (57.4) F (253.2) 

Northbound Delaware Route 1 Left Turn B (13.7) C (17.5) F (62.3) B (14.1) C (17.3) F (65.2) 

Southbound Delaware Route 1 U-Turn - - - B (12.4) D (29.8) F (58.3) 

       

2023 without development (Case 2) 8, 9, 10       

Northbound Delaware Route 1 Left Turn - - - C (17.3) E (36.5) F (356.4) 

 

 
7  The eastbound Cave Neck Road right turning movements were not reported as it is yield-controlled with a 
channelizing island and its own acceleration lane of approximately 400 feet. 
8 For future cases, JMT incorporated the restriction of left turns along the eastbound Cave Neck Road approach. Left 
turning volumes along the eastbound Cave Neck Road approach were assumed to turn right at the intersection, travel 
southbound along Delaware Route 1, and then U-turn at the adjacent Red Mill Inn entrance. Additionally, JMT 
assumed that left turns would be restricted along the proposed westbound Overbrook Meadows Entrance approach. 
Left turning volumes along the westbound Overbrook Meadows Entrance approach were assumed to turn right at the 
intersection, travel northbound along Delaware Route 1, and then U-turn at the adjacent Red Fox Lane intersection. 
9 For future cases, JMT incorporated the restriction of southbound Delaware Route 1 U-turn/left turns. JMT assumed 
the U-turns/left-turns would be executed at the adjacent Red Mill Inn entrance. Additionally, it was assumed the 
westbound Overbrook Meadows Entrance approach would be designed similar to the Cave Neck Road approach and 
provide a long acceleration lane onto northbound Delaware Route 1. As such, the westbound approach right turning 
movements were not reported. 
10 The TIS did not include results for Cases 2, 3a, and 3b. 
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Table 5 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Cave Neck Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development and without 
rights-in access (Case 3a) 8, 9,10       

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       
2023 with development and with rights-in 
access (Case 3b) 8, 9,10 

      

Northbound Delaware Route 1 Left Turn - - - C (23.1) F (63.3) F (681.6) 

       

2023 with Convenience Store with Gas 
only, without rights-in access, and with a 
Connector Road (Case 4a) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       

2023 with Convenience Store with Gas 
only, with rights-in access, and without a 
Connector Road (Case 4b) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.0) E (47.1) F (524.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 8, 9 

      

Northbound Delaware Route 1 Left Turn - - - C (20.6) E (48.8) F (537.1) 
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Table 6 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Minos Conaway Road Left 
Turn 

D (30.4) D (29.4) F (176.4) F (54.7) F (80.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

D (30.4) D (29.4) F (176.4) C (23.8) C (20.4) F (149.7) 

Eastbound Minos Conaway Road 
Approach  

- - - D (31.6) D (33.9) F (*) 

Northbound Delaware Route 1 Left Turn B (14.1) C (16.3) E (41.6) B (14.4) C (18.3) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (13.3) E (47.6) F (66.8) 

       

2023 without development (Case 2)       

Eastbound Minos Conaway Road Left 
Turn 

E (48.7) E (40.8) F (336.1) F (96.6) F (146.7) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

E (48.7) E (40.8) F (336.1) D (34.8) C (24.7) F (277.4) 

Eastbound Minos Conaway Road 
Approach  

- - - F (50.4) F (51.4) F (*) 

Northbound Delaware Route 1 Left Turn C (16.9) C (20.8) F (64.0) C (17.3) C (23.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (14.8) F (80.9) F (102.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
  

 
11 The TIS did not provide eastbound Minos Conaway Road approach and southbound Delaware Route 1 U-turn 
results. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Minos Conaway Road Left 
Turn 

F (61.3) F (56.3) F (841.8) F (136.7) F (215.6) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

F (61.3) F (56.3) F (841.8) E (36.5) D (25.4) F (293.2) 

Eastbound Minos Conaway Road 
Approach  

- - - F (66.4) F (79.1) F (*) 

Northbound Delaware Route 1 Left Turn C (17.3) C (21.5) F (67.1) C (17.7) C (24.5) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.4) F (85.9) F (108.1) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (105.2) F (164.0) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.3) C (24.9) F (281.3) 

Eastbound Minos Conaway Road 
Approach  

- - - F (53.7) F (58.2) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.4) C (23.8) F (*) 

Southbound Delaware Route 1 U-Turn - - - B (15.0) F (82.3) F (103.8) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 6 (Continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Minos Conaway Road 
(Sussex Road 265) 11 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Minos Conaway Road Left 
Turn 

- - - F (111.6) F (175.8) F (*) 

Eastbound Minos Conaway Road Right 
Turn 

- - - E (35.8) C (25.0) F (283.7) 

Eastbound Minos Conaway Road 
Approach  

- - - F (56.3) F (63.0) F (*) 

Northbound Delaware Route 1 Left Turn - - - C (17.5) C (23.9) F (*) 

Southbound Delaware Route 1 U-Turn - - - C (15.1) F (83.1) F (104.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 7 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266) 12 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

 Westbound Nassau Road Approach  B (13.8) F (60.0) D (32.9) B (13.7) F (60.9) F (*) 

Northbound Delaware Route 1 U-Turn - - - D (32.2) D (26.4) F (106.2) 

Southbound Delaware Route 1 Left Turn B (10.8) C (19.7) F (113.1) B (10.8) D (28.4) F (165.3) 

2023 without development (Case 2)       

Westbound Nassau Road Approach C (15.3) F (135.9) F (50.2) C (15.1) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (46.8) D (34.5) F (160.3) 

Southbound Delaware Route 1 Left Turn B (11.7) D (31.5) F (286.9) B (11.8) F (*) F (416.7) 

2023 with development and without 
rights-in access (Case 3) 

      

Westbound Nassau Road Approach C (15.9) F (156.9) F (58.4) C (15.7) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (48.3) E (35.4) F (165.3) 

Southbound Delaware Route 1 Left Turn B (12.1) D (34.4) F (318.8) B (12.1) F (*) F (484.2) 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Nassau Road Approach - - - C (15.3) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.3) D (34.8) F (161.5) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (433.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle.

 
12 The TIS did not provide northbound Delaware Route 1 results. 
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Table 7 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Nassau Road (Sussex 
Road 266)  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

 Westbound Nassau Road Approach  - - - C (15.4) F (*) F (*) 

Northbound Delaware Route 1 U-Turn - - - E (47.7) D (34.9) F (162.3) 

Southbound Delaware Route 1 Left Turn - - - B (11.9) F (*) F (439.9) 

*HCS software reported delays longer than 1,000 seconds per vehicle 
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Table 8 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Eagles Crest Road Approach C (20.3) D (30.3) F (101.3) C (20.4) D (31.6) F (110.2) 

Westbound Oyster Rocks Road Approach C (22.8) F (53.9) F (126.5) C (22.5) F (57.2) F (139.2) 

Northbound Delaware Route 1 Left Turn  B (11.6) B (12.6) C (24.5) B (12.0) B (13.1) D (26.2) 

Southbound Delaware Route 1 Left Turn A (9.0) B (13.2) C (16.9) A (9.2) B (13.7) C (17.8) 

       

2023 without development (Case 2)       

Eastbound Eagles Crest Road Approach C (22.6) E (37.4) F (159.3) C (22.4) E (37.9) F (166.0) 

Westbound Oyster Rocks Road Approach D (26.3) F (71.8) F (212.9) D (25.7) F (73.9) F (220.2) 

Northbound Delaware Route 1 Left Turn  B (12.5) B (14.0) D (29.9) B (12.6) B (14.3) D (30.8) 

Southbound Delaware Route 1 Left Turn A (9.4) B (14.5) C (19.4) A (9.5) B (14.7) C (19.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (17.5) C (20.7) F (90.0) 

Westbound Oyster Rocks Road Approach - - - B (15.0) E (36.5) F (67.7) 

       

2023 with development (Case 3)       

Eastbound Eagles Crest Road Approach C (23.3) E (39.0) F (171.0) C (23.2) E (39.6) F (178.4) 

Westbound Oyster Rocks Road Approach D (27.8) F (77.5) F (238.1) D (27.3) F (80.1) F (246.0) 

Northbound Delaware Route 1 Left Turn  B (12.7) B (14.4) D (30.8) B (12.9) B (14.6) D (31.8) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.8) C (19.9) A (9.7) C (15.0) C (20.3) 

       
2023 with development (Case 3) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (19.2) C (21.3) F (95.4) 

Westbound Oyster Rocks Road Approach - - - C (15.6) E (38.3) F (72.0) 

 

 
13 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of northbound and southbound Delaware Route 1 left turns at the intersection of Eagles Crest Road/Oyster 
Rocks Road. Additionally, the project will prohibit eastbound Eagles Crest Road and westbound Oyster Road through 
movements and provide an acceleration lane for the left turns. The left turning volumes along the northbound and 
southbound approaches were assumed to travel through the intersection, U-turn at the adjacent Delaware Route 1 
median opening, and then turn right at the opposite approach to the intersection. The through volumes along the 
eastbound and westbound approaches were assumed to turn right at the intersection, U-turn at the adjacent Delaware 
Route 1 median opening, and then turn right at the Delaware Route 1 approach to the intersection. 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Eagles Crest Road Approach - - - C (22.5) E (38.4) F (169.2) 

Westbound Oyster Rocks Road Approach - - - D (26.2) F (75.3) F (225.0) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.3) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.5) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.7) C (21.2) F (91.4) 

Westbound Oyster Rocks Road Approach - - - C (15.2) E (37.0) F (68.8) 
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Table 8 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 

 (Sussex Road 264)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Eagles Crest Road Approach - - - C (22.7) E (38.8) F (170.4) 

Westbound Oyster Rocks Road Approach - - - D (26.5) F (76.5) F (227.2) 

Northbound Delaware Route 1 Left Turn  - - - B (12.7) B (14.4) D (31.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.8) C (20.0) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 13 

      

Eastbound Eagles Crest Road Approach - - - C (18.8) C (21.0) F (91.9) 

Westbound Oyster Rocks Road Approach - - - C (15.4) E (37.2) F (69.3) 
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Table 9 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Hudson Road Approach F (122.6) F (244.6) F (*) F (120.8) F (238.6) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (20.5) E (36.5) F (127.2) C (21.1) E (38.4) F (141.0) 

Northbound Delaware Route 1 Left Turn  B (12.0) B (13.6) D (27.5) B (12.3) B (13.7) D (29.5) 

Southbound Delaware Route 1 Left Turn A (9.1) B (12.8) C (17.9) A (9.2) B (13.2) C (18.9) 

       

2023 without development (Case 2)       

Eastbound Hudson Road Approach F (572.6) F (744.5) F (*) F (569.9) F (737.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

C (23.4) E (46.3) F (212.5) C (23.7) E (47.7) F (224.9) 

Northbound Delaware Route 1 Left Turn  B (13.2) C (16.1) E (36.4) B (13.3) C (16.3) E (37.6) 

Southbound Delaware Route 1 Left Turn A (9.5) B (13.9) C (20.6) A (9.6) B (14.1) C (21.2) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (30.6) D (31.6) F (318.9) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (18.9) D (30.6) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.2) 

Southbound Delaware Route 1 Left Turn - - - B (10.7) C (16.0) C (24.2) 

       

2023 with development (Case 3)       

Eastbound Hudson Road Approach F (619.2) F (788.7) F (*) F (619.4) F (783.7) F (*) 

Westbound Steamboat Landing Road 
Approach 

D (25.0) F (51.4) F (266.7) D (25.2) F (55.0) F (283.3) 

Northbound Delaware Route 1 Left Turn  B (13.4) C (16.4) E (37.3) B (13.6) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn A (9.6) B (14.2) C (21.1) A (9.7) B (14.4) C (21.7) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 

  

 
14 JMT modeled the intersection to reflect the improvements planned as part of the Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) project (DelDOT Contract No. T201904302). These improvements include the 
restriction of eastbound Hudson Road and westbound Steamboat Landing left turn and through movements. These 
volumes were assumed to turn right at the intersection, u-turn at the adjacent Delaware Route 1 median opening, and 
then travel through or turn right at the opposite approach to the intersection. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with development (Case 3) with 
DelDOT Improvement Project 14       

Eastbound Hudson Road Approach - - - D (33.8) D (32.2) F (336.6) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.9) C (19.3) D (31.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.7) C (16.8) E (39.3) 

Southbound Delaware Route 1 Left Turn - - - B (10.9) C (16.3) C (24.8) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b)  

      

Eastbound Hudson Road Approach - - - F (583.7) F (749.3) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.2) E (49.9) F (242.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (37.9) 

Southbound Delaware Route 1 Left Turn - - - A (9.6) B (14.2) C (21.3) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with DelDOT Improvement 
Project 14 

      

Eastbound Hudson Road Approach - - - D (32.4) D (31.1) F (323.4) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.7) C (19.0) D (30.9) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.5) E (38.5) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.1) C (24.3) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
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Table 9 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS4 LOS per JMT 

Delaware Route 1/Hudson Road/ 
Steamboat Landing Road  

(Sussex Road 258)  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Hudson Road Approach - - - F (589.3) F (757.0) F (*) 

Westbound Steamboat Landing Road 
Approach 

- - - C (24.4) E (50.2) F (244.4) 

Northbound Delaware Route 1 Left Turn  - - - B (13.4) C (16.4) E (38.0) 

Southbound Delaware Route 1 Left Turn - - - A (9.7) B (14.2) C (21.4) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
DelDOT Improvement Project 14 

      

Eastbound Hudson Road Approach - - - D (32.5) D (31.3) F (325.7) 

Westbound Steamboat Landing Road 
Approach 

- - - B (12.8) C (19.1) D (31.0) 

Northbound Delaware Route 1 Left Turn  - - - B (13.5) C (16.6) E (38.6) 

Southbound Delaware Route 1 Left Turn - - - B (10.8) C (16.2) C (24.4) 

*HCS software reported delays longer than 1,000 seconds per vehicle. 
 

  



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 56 

 

Table 10 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15  

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.2) A (7.8) A (7.8) A (8.2) A (7.8) A (7.9) 

Northbound Samuel Paynter Boulevard 
Approach 

B (11.3) B (10.7) B (10.2) B (11.3) B (10.5) B (10.2) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.0) A (8.1) A (8.6) A (8.1) A (8.1) 

Northbound Samuel Paynter Boulevard 
Approach 

B (12.8) B (12.2) B (11.3) B (12.7) B (11.7) B (11.2) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (8.9) A (8.3) A (8.3) A (9.0) A (8.3) A (8.3) 

Northbound Samuel Paynter Boulevard 
Approach 

B (14.1) B (13.5) B (12.4) B (13.9) B (12.8) B (12.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.1) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.0) B (12.0) B (11.4) 

 

 
15 The TIS modeled the northbound Samuel Paynter Boulevard approach as one shared left-turn/right-turn lane 
whereas JMT modeled as a separate left-turn and right-turn lane consistent with field conditions. 
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Table 10 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Samuel Paynter 
Boulevard 15 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.2) 

Northbound Samuel Paynter Boulevard 
Approach 

- - - B (13.2) B (12.1) B (11.5) 
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Table 11 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.5) A (7.7) A (7.7) A (8.2) A (7.7) A (7.7) 

Northbound E. Mill Run Road Approach B (11.3) A (9.8) B (10.0) A (9.3) A (8.6) A (8.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.9) A (7.9) A (7.9) A (8.6) A (7.9) A (8.0) 

Northbound E. Mill Run Road Approach B (12.8) B (10.8) B (11.1) B (10.2) A (9.1) A (8.7) 

       

2023 with development (Case 3)       

Westbound Cave Neck Road Left Turn A (9.3) A (8.1) A (8.2) A (8.9) A (8.1) A (8.2) 

Northbound E. Mill Run Road Approach B (14.3) B (11.6) B (12.2) B (10.9) A (9.5) A (9.2) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.4) A (9.2) A (8.8) 

 

 
16 JMT configured the northbound E. Mill Run Road approach as a flared minor-street approach consistent with 
existing condition whereas the TIS did not. 
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Table 11 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/E. Mill Run Road 16 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.7) A (8.0) A (8.0) 

Northbound E. Mill Run Road Approach - - - B (10.5) A (9.2) A (8.9) 
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Table 12 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.7) A (7.5) A (7.5) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.7) A (7.7) 

Northbound Old Grist Run Approach B (11.4) B (11.8) B (10.6) B (11.5) B (11.8) B (10.7) 

Southbound Old Grist Run Approach B (13.1) B (11.3) B (11.1) B (13.0) B (11.4) B (11.2) 

       

2023 without development (Case 2)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.3) A (7.9) A (7.6) A (8.3) A (7.9) 

Westbound Cave Neck Road Left Turn A (8.6) A (7.8) A (7.8) A (8.3) A (7.8) A (7.8) 

Northbound Old Grist Run Approach B (12.9) C (16.1) B (13.0) B (12.9) C (16.1) B (13.1) 

Southbound Old Grist Run Approach C (15.4) C (15.1) B (13.9) C (15.3) C (15.2) B (14.0) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.5) A (8.1) A (7.9) A (8.5) A (8.1) 

Westbound Cave Neck Road Left Turn A (8.9) A (8.0) A (8.0) A (8.6) A (8.0) A (8.0) 

Northbound Old Grist Run Approach B (14.7) C (19.1) C (15.2) B (14.9) C (19.3) C (15.3) 

Southbound Old Grist Run Approach C (19.8) C (17.9) C (16.9) C (19.9) C (18.2) C (16.9) 
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Table 12 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/Old Grist Run 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.3) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.5) C (16.9) B (13.6) 

Southbound Old Grist Run Approach - - - C (16.5) C (16.0) B (14.6) 

       

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.8) A (8.4) A (8.0) 

Westbound Cave Neck Road Left Turn - - - A (8.4) A (7.9) A (7.9) 

Northbound Old Grist Run Approach - - - B (13.8) C (17.3) B (13.8) 

Southbound Old Grist Run Approach - - - C (17.3) C (16.4) B (14.9) 
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Table 13 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Cave Neck Road/ Beulah Boulevard  
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Westbound Cave Neck Road Left Turn A (8.4) A (7.7) A (7.6) A (8.1) A (7.8) A (7.7) 

Northbound Beulah Boulevard Approach B (11.4) B (10.3) B (10.1) B (11.5) B (10.4) B (10.3) 

       

2023 without development (Case 2)       

Westbound Cave Neck Road Left Turn A (8.6) A (8.2) A (8.0) A (8.3) A (8.2) A (8.0) 

Northbound Beulah Boulevard Approach B (13.7) B (13.2) B (12.2) B (13.8) B (13.3) B (12.3) 

       
2023 with development and without 
rights-in access (Case 3) 

      

Westbound Cave Neck Road Left Turn A (8.9) A (8.4) A (8.2) A (8.6) A (8.4) A (8.3) 

Northbound Beulah Boulevard Approach C (16.1) B (14.9) B (13.9) C (16.4) C (15.2) B (14.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.4) B (13.8) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Westbound Cave Neck Road Left Turn - - - A (8.4) A (8.3) A (8.1) 

Northbound Beulah Boulevard Approach - - - B (14.9) B (14.0) B (12.9) 
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Table 14 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.4) A (7.7) A (7.4) A (7.4) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.2) A (8.0) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Sweetbriar Road Approach C (16.6) C (15.1) B (12.8) C (17.1) C (15.7) B (13.3) 

       

2023 without development (Case 2)        

Eastbound Cave Neck Road Left Turn A (7.7) A (8.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.6) A (8.5) A (8.3) A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach E (35.2) D (27.6) C (18.3) E (38.2) D (30.4) C (19.4) 

       
2023 without development (Case 2) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.6) C (24.5) C (16.6) 

 
  

 
17 The TIS configured westbound Cave Neck Road approach with a short left turn pocket with storage for  nine vehicles 
and a shared through/right turn lane whereas the JMT modeled with a left turn lane and a shared through/right turn 
lane to be consistent with existing conditions.   
18 Improvement Option I provides a shared left turn/through lane and a right turn lane along the eastbound Cave Neck 
Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road 
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option II 19 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - D (33.7) D (30.5) C (19.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (11.0) B (10.5) 

Northbound Sweetbriar Road Approach - - - D (28.3) D (25.6) C (16.9) 

       
2023 without development (Case 2) with 
Improvement Option III 20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Left turn - - - C (18.7) C (20.6) C (15.7) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (14.0) B (12.0) B (11.3) 

Northbound Sweetbriar Road Approach - - - C (15.7) B (14.7) B (12.7) 

 
  

 
19 Improvement Option II provides a shared left turn/through lane and a right turn lane along the northbound Sweetbriar 
Road approach.  
20 Improvement Option III provides a left turn lane and a shared through/right turn lane along the northbound 
Sweetbriar Road approach.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.7) A (8.5) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach F (52.1) E (39.6) C (23.8) F (60.7) E (48.0) D (25.8) 

       
2023 with development (Case 3) with 
Improvement Option I 18 

      

Eastbound Cave Neck Road Left Turn A (7.8) A (8.0) A (7.7) A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn A (8.7) A (8.2) A (8.0) A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach E (40.8) D (31.1) C (19.6) E (46.4) D (35.4) C (21.1) 

       
2023 with development (Case 3) with 
Improvement Option II 19       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left 
Turn/Through 

- - - E (47.3) E (44.1) D (25.5) 

Northbound Sweetbriar Road Right Turn - - - B (12.3) B (11.6) B (11.1) 

Northbound Sweetbriar Road Approach - - - E (36.9) D (34.3) C (20.8) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option III 20       

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (8.0) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Left Turn - - - C (22.6) D (25.8) C (19.0) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (32.3) D (25.8) C (18.6) 

Northbound Sweetbriar Road Approach - - - D (30.2) D (25.8) C (18.7) 

       
2023 without development (Case 2) with 
Improvement Option IV 21 

      

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.5) A (8.3) 

Northbound Sweetbriar Road Approach - - - D (30.3) D (25.4) C (17.4) 

       
2023 without development (Case 2) with 
Improvement Option V, 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (7.8) 

Northbound Sweetbriar Road Left Turn - - - C (22.8) C (20.9) C (15.2) 

Northbound Sweetbriar Road Right Turn - - - B (11.0) B (10.3) A (9.8) 

Northbound Sweetbriar Road Approach - - - C (19.9) C (18.3) B (13.7) 

 
21 Improvement Option IV scenario includes the closure of the northerly leg of the intersection and the realignment of 
northbound Sweetbriar Road approximately 350 feet east of the existing location with a shared left turn/right turn lane 
along northbound Sweetbriar Road, a shared right turn/through lane along eastbound Cave Neck Road, and a left turn 
lane and a through lane along westbound Cave Neck Road.  
22 Improvement Option V includes the closure of the northerly leg of the intersection and the realignment of Sweetbriar 
Road approximately 350 feet east of the existing location. The improvement provides a channelized right turn lane 
and a through lane along eastbound Cave Neck Road and a left turn lane and a channelized right turn lane along 
northbound Sweetbriar Road.  
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with development (Case 3) with 
Improvement Option IV 21       

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.8) A (8.5) 

Northbound Sweetbriar Road Approach - - - E (45.2) E (36.9) C (22.3) 

       
2023 with development (Case 3) with 
Improvement Option V 22 

      

Westbound Cave Neck Road Left Turn - - - A (8.8) A (8.2) A (8.0) 

Northbound Sweetbriar Road Left Turn - - - D (30.5) D (27.6) C (18.7) 

Northbound Sweetbriar Road Right Turn - - - B (11.6) B (10.8) B (10.3) 

Northbound Sweetbriar Road Approach - - - C (24.9) C (22.6) C (16.0) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (37.8) D (34.3) C (20.7) 
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Table 14 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Sweetbriar Road  
(Sussex Road 261) 17 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) with Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (19.0) C (21.9) C (16.5) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - B (13.9) B (12.3) B (11.5) 

Northbound Sweetbriar Road Approach - - - C (15.1) C (15.2) B (13.0) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Approach - - - E (42.5) E (35.8) C (21.5) 

2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) with 
Improvement Option III20 

      

Eastbound Cave Neck Road Left Turn - - - A (7.7) A (7.9) A (7.7) 

Westbound Cave Neck Road Left Turn - - - A (8.6) A (8.6) A (8.4) 

Northbound Sweetbriar Road Left Turn - - - C (20.0) C (22.4) C (16.9) 

Northbound Sweetbriar Road 
Through/Right Turn 

- - - D (26.3) C (22.4) C (16.7) 

Northbound Sweetbriar Road Approach - - - C (24.8) C (22.4) C (16.8) 
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Table 15 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2019 Existing (Case 1)       

Eastbound Cave Neck Road Left Turn A (7.5) A (7.8) A (7.5) A (7.5) A (7.7) A (7.5) 

Westbound Cave Neck Road Left Turn A (8.1) A (7.7) A (7.7) A (8.0) A (7.7) A (7.8) 

Northbound Hudson Road Approach B (14.7) B (14.1) B (12.6) B (14.8) B (14.2) B (12.6) 

Southbound Hudson Road Approach C (20.2) C (21.4) C (15.9) C (19.6) C (21.9) C (16.4) 

       

2023 without development (Case 2) 23       

Eastbound Cave Neck Road Left Turn A (7.6) A (7.7) A (7.6) A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.3) A (7.9) A (7.9) A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach D (33.5) C (22.2) C (18.7) D (33.5) D (27.1) C (18.8) 

Southbound Hudson Road Approach F (91.2) F (128.1) F (54.2) F (82.7) F (205.1) F (54.4) 

       

2023 with development (Case 3)       

Eastbound Cave Neck Road Left Turn A (7.6) A (8.0) A (7.6) A (7.6) A (7.9) A (7.6) 

Westbound Cave Neck Road Left Turn A (8.4) A (8.0) A (8.1) A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach E (42.1) E (37.9) C (22.7) E (42.5) E (38.5) C (22.6) 

Southbound Hudson Road Approach F (165.6) F (364.7) F (124.8) F (159.1) F (374.9) F (121.1) 

 
  

 
23 During the PM peak hour, the TIS utilized AM peak hour volumes along the westbound Cave Neck Road approach 
whereas JMT utilized PM peak hour volumes consistent with the volume diagrams. 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (31.6) D (29.6) C (19.6) 

Southbound Hudson Road Approach - - - F (77.1) F (248.2) F (66.0) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Cave Neck Road Left Turn - - - A (7.6) A (7.8) A (7.6) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - D (34.6) D (30.6) C (20.0) 

Southbound Hudson Road Approach - - - F (95.3) F (263.0) F (72.4) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - C (15.9) C (18.0) B (12.4) 

       

2023 with development (Case 3)  C (22.9) C (23.1) B (14.1) C (16.6) C (23.5) B (13.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

- - - C (14.6) C (19.2) B (12.7) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

- - - C (15.1) C (19.6) B (12.9) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2)  - - - A (6.6) A (7.0) A (6.0) 

       

2023 with development (Case 3)  A (7.2) A (7.5) A (6.4) A (6.9) A (7.5) A (6.4) 

 
  

 
24 Improvement scenario provides an all-way stop control while maintaining existing lane configurations. 
25 Improvement scenario provides a single lane roundabout. 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 
Weekday 

AM 
Weekday 

PM 
Saturday 

Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (7.9) A (8.1) A (7.8) 

Westbound Cave Neck Road Left Turn - - - A (8.2) A (8.0) A (8.0) 

Northbound Hudson Road Approach - - - E (42.0) E (35.5) C (21.9) 

Southbound Hudson Road Approach - - - F (104.8) F (286.9) F (76.7) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22       

Eastbound Cave Neck Road Left Turn - - - A (8.0) A (8.2) A (7.9) 

Westbound Cave Neck Road Left Turn - - - A (8.3) A (8.0) A (8.1) 

Northbound Hudson Road Approach - - - F (74.2) E (58.0) D (27.5) 

Southbound Hudson Road Approach - - - F (309.9) F (509.3) F (177.5) 
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Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
All-Way Stop Control 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 24 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - C (17.9) D (26.9) B (14.0) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - D (26.3) E (43.4) C (17.1) 

 

Table 15 (continued) 
Peak Hour Levels Of Service (LOS) 

 

Roundabout 1 LOS per TIS LOS per JMT 

Cave Neck Road/ Hudson Road 25 Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2023 without development (Case 2) with 
Improvement Option IV or V 21, 22 

- - - A (6.7) A (7.4) A (6.2) 

       
2023 with development (Case 3) with 
Improvement Option IV or V 21, 22 

- - - A (7.4) A (8.0) A (6.7) 
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Table 16 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Impact Study for Chappell Farm 
Report Dated: February 2020 

Prepared By: Becker Morgan Group, Inc. 
 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TIS LOS per JMT 

Hudson Road/Walker Road  
(Sussex Road 260) 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

Weekday 
AM 

Weekday 
PM 

Saturday 
Peak 

2019 Existing (Case 1)       

Eastbound Walker Road Approach A (9.6) A (9.8) A (9.5) A (9.6) A (9.8) A (9.6) 

Northbound Hudson Road Left Turn A (7.5) A (7.6) A (7.4) A (7.6) A (7.6) A (7.5) 

       

2023 without development (Case 2)       

Eastbound Walker Road Approach B (10.9) B (11.2) B (11.1) B (10.9) B (11.2) B (11.2) 

Northbound Hudson Road Left Turn A (7.9) A (7.9) A (7.8) A (7.9) A (8.0) A (7.9) 

       

2023 with development (Case 3)       

Eastbound Walker Road Approach B (11.6) B (11.8) B (11.5) B (11.6) B (11.9) B (11.5) 

Northbound Hudson Road Left Turn A (8.0) A (8.0) A (7.9) A (8.0) A (8.0) A (7.9) 

       
2023 with Convenience Store with Gas 
only, with/without rights-in access, and 
with/without a Connector Road (Cases 4a 
and 4b) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.4) B (11.0) 

Northbound Hudson Road Left Turn - - - A (7.9) A (8.0) A (7.8) 

       
2023 with Convenience Store with Gas 
and Residential, without rights-in access, 
and with a Connector Road (Case 4c) 

      

Eastbound Walker Road Approach - - - B (11.2) B (11.5) B (11.1) 

Northbound Hudson Road Left Turn - - - A (8.0) A (8.0) A (7.8) 
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January 21, 2021 

 

To: Sussex County, DE Planning & Zoning Commission 

 

Re: C/Z 1891 - Chappell Farm, LLC  

C/Z 1892 - Chappell Farm, LLC  

C/U 2193 - Chappell Farm, LLC  

 

SUMMARY: 

 

❑ SARG acknowledges that rezoning of this property is inevitable and may be 

desirable. 

❑ Rezoning and development of this property at this time is problematic due to the 

number of critical intersections currently failing or near failing causing serious 

safety issues, especially the SR 1 Cave Neck Road intersection.  

❑ Programmed road improvement projects will remedy virtually all of the traffic 

and safety issues, but not until 2026 at the earliest. 

❑ The density of and lack of open space in the proposed development is not in 

character with the surrounding communities. 

❑ This review provides the Planning and Zoning Commission the opportunity to 

consider the development of a Master Plan for the area surrounding the to be built 

interchange at SR 1 and Cave Neck Road. 

❑ SARG would support the proposed rezoning with the condition that the highest 

proposed traffic generating development, the convenience store with gas, being 

postponed until the SR 1 Cave Neck Road Grade Separated Interchange project is 

completed in 2026. 

❑ SARG would not support the proposed Conditional Use permitting increased 

density.   

 

Chairman Wheatley, Members of the Sussex County Planning Commission: 

 

The Sussex Alliance for Responsible Growth (SARG), as the name implies, supports 

policies and regulations that will enhance the economic growth and quality of life in 

Sussex County and development projects that will help achieve that goal.    

 

Regarding the proposed rezoning and conditional use noted above, SARG recognizes 

where the property is located and that it cannot, and should not, remain underutilized, low 

density AR-1 property.  It is inevitable that it will be rezoned.   

 

SARG also recognizes that it could be sold off and rezoned piecemeal resulting in a 

number of unrelated, poorly designed developments that would add little to the quality of 

life of the residents or to the visitor experience.  The fact that the property is controlled 
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by a local developer with a history of creating better-quality projects and managing them 

long term is a major plus.  The plan they are currently proposing for the entire site, while 

not the subject of this hearing, is, with some reservations, realistic and compatible with 

the area.  The efforts the developer has made to listen to and account for nearby 

communities concerns is commendable.  However, there are several concerns that 

prevent SARG from fully supporting this development at this time, and the emphasis is 

on “at this time.”  Those concerns are traffic and safety; density and open space.  The 

traffic and safety concern is specifically the intersection of SR 1 and Cave Neck Road.   

 

As the Commission Members know and it has been repeated here tonight, this 

intersection is not a disaster waiting to happen, it is a disaster or near disaster that 

happens seemingly every week.  As the opaque Traffic Impact Study Review Letter 

(TIRSL) points out, it fails every day at every peak time.  The TIRSL does not provide a 

current Level of Service (LOS) as required in the recently adopted Memorandum of 

Understanding for Land Use Development (MOU), it uses the term “capacity constraints” 

without any definition of what that means.  It is necessary to dig through the entire 

Traffic Impact Statement (TIS) to find the LOS.  Shouldn't the TIRSL provide this 

information?     

 

Anyone using that intersection intuitively knows it is an F, despite recent changes made 

by DelDOT.  It is extremely unsafe, second only to Route 1 and Route 16 in the number 

of crashes.  Interestingly, the Traffic Impact Statement Contains a “Crash Evaluation” for 

multiple intersections in the Route 1 and Cave Neck corridors, but does not present any 

data for Route 1 and Cave Neck Road.  Just a few miles south on Route 1 is the Minos 

Conaway intersection, another failing intersection with an extremely high crash rate.  If 

they don’t get you at Route 16, you still have two more good chances to be involved in an 

accident before you reach Five Points.  And the reverse is true as well.  If residents seek 

to escape to the west, they must run the gauntlet of the Cave Neck, Hudson Road, 

Sweetbriar Road intersection, an intersection so dysfunctional and dangerous that Sussex 

County has agreed to front its own money in order to accelerate the needed 

improvements.   As the TIS makes clear, unfortunately, Route 1 between Route 16 and 

Five Points and Cave Neck Road from Route 1 to Hudson Road is nothing but a series of 

failing intersections presenting significant safety hazards to anyone using those roads.  

From leaving your community to accessing Route 1, residents put themselves harms way 

at these intersections.   

 

As stated earlier, the TIRSL and TIS for this project appears to be flawed and SARG 

respectfully requests that the Commission and staff review it very carefully and require 

clarifications and or changes where needed.   

 

Just one example of these flaws is the base numbers used to calculate the additional trips 

caused by the development.  The developer’s presentation shows 128 residential units in 

four buildings, 32 per building, and another 28 units above the large commercial space.  

This totals 156 units but the TIS use 94 as the base number for its calculations.  This is 

60% less than the developers number, a not inconsequential difference.  This could be 



 3 

explained if the developer proposes to only build three residential buildings initially but 

that is not stated or inferred.   

 

Bottom line is that only one of multiple traffic and development scenarios is presented, 

alternative 4c, described as:    

 

“First Phase: 5,068 square-foot convenience store with gas pumps and apartment units. 

The following intersections would experience capacity constraints with the construction 

of only the 5,068 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1 

 Cave Neck Road intersection with Delaware Route 1 

 Minos Conaway Road intersection with Delaware Route 1 

 Nassau Road intersection with Delaware Route 1 

 Eagles Crest Road/Oyster Rocks Road 

 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 

 Sweetbriar Road intersection with Cave Neck Road 

 Hudson Road intersection with Cave Neck Road.” 

 

As the TIRSL points out, these intersections experience “capacity constraints” today.   

 

Is adding thousands more trips per day to an already deteriorating intersection really in 

the public interest?  According to the MOU (8. b.) “b. If the existing Level of Service is 

below D prior to the impact of the proposed land use, in no event shall the existing Level 

of Service be degraded.”  Here is one, admittedly worst case, scenario.  Today, at the 

Route 1 Cave Neck Road intersection, the northbound left turn to westbound Cave Neck 

Road has a LOS of  F with an average delay per vehicle of 65 seconds, just over a 

minute.  Without further development, in 2023, that delay will become 356 seconds, or 6 

minutes.  In 2023, with the development of the 94 apartments and the convenience store 

with gas, the delay will be 527 seconds, or 9 minutes per vehicle.  It remains an F but the 

actual operational LOS will be significantly degraded.   

 

The TIRSL points this out “ Delays of up to 527.2 seconds per vehicle are expected along 

the northbound Delaware Route 1 left turn during the Saturday peak hour under future 

conditions with the proposed development. However, the improvements proposed as part 

of the Delaware Route 1/Cave Neck Road grade-separated interchange project would 

eliminate this intersection.”  But these improvement would not happen until at least 2026 

and no interim improvements are proposed to mitigate this significant degradation of the 

LOS.  Can the Commission in good conscience allow this to happen? 

 

The bottom line is that there is no solution without the construction of the SR 1 Cave 

Neck Separated Grade Intersection project.  There is no need to debate the minutia.  The 

solution to all of the traffic and safety issues confronting the area in general 
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and the proposed development specifically is apparent.  Time!  DelDOT is 

actively pursuing projects up and down Route 1 and along Cave Neck, 

including the accelerated Cave Neck, Hudson and Sweetbriar Roads 

intersections.  These cumulative projects, in particular the SR 1 Cave Neck 

Road Separated Grade Interchange and the Cave Neck, Hudson and Sweetbriar 

projects will resolve the negative impacts.  But the timing of those projects and 

the developers desired timing do not coincide.  The most critical project, the 

SR 1 Cave Neck Grade Separated Interchange will not be online until mid 2026 

at the earliest.  This means that if the development project is approved as 

proposed and completed in 2023, residents and visitors will have to endure at 

least 3 years, if not more, of an increasingly congested and unsafe intersection.  

This is unacceptable. 

 

While DelDOT has suggested phasing the project as permitted under the MOU, 

the amount of development that phasing would allow is what causes the 

astronomical increase in delays and congestion at the Route 1 Cave Neck Road 

intersection.  The Average Daily Traffic (ADT) increase for the first phase of 

the project is 4,917 trips per day.  Of those, 4,247 are attributed to the 

convenience store with gas.  The obvious and simplest solution to the traffic 

issues is to delay the convenience store portion of the project until the 

interchange is completed and proceed only with the 96 housing units.  While 

this is probably the most lucrative piece of the entire development for the 

developer, is also creates the most negative impact.   

 

A final phasing plan is not required until final site plan review, so there is time 

to explore a compromise that would reduce the negatives while allowing the 

developer to move forward.  Under the Site Plan Coordination section of the 

MOU, “Sussex County, with the assistance of DelDOT, may impose conditions 

regarding phasing and the timing of building permits in conjunction with completion of 

necessary roadway improvements.”  The Commission has the ability to deny, delay 

or reduce the scale of the development until the needed improvements are in 

place as it did in the recent case of CZ 1882 Nassau DE Acquisitions Co., LLC. 

when the following condition was placed on the approval:  

 

“D. No more than 90 dwelling units shall be constructed until the conversion of the 

northbound lanes of Route One into a service road is completed.” 

 

However a negotiated compromise would be most appropriate, particularly with 

the positive track record of this developer.   

 

SARG recognizes that the statement above will raise concerns with some that such 

actions would be a step too far, a taking.  While we don’t want to digress from the issue 

before the Commission it is important to recognize that even before the US was the US, 

individual property rights were always subject to regulation to assure their use would not 

harm the broader public interests. Multiple Supreme Court cases have upheld the 

principle that an act by government to restrict the use of a property until the public 
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interest, safety and welfare is protected is not a violation of property rights or a taking, 

only a reasonable action to balance the interests of the public and the private sectors. 

 

Regarding the interconnected issues of density and open space, despite the developers 

assertion, the density would not seem to be consistent with the surrounding communities, 

which appear to range from 1 unit per acre to approximately 8 units per acre. However, 

the proposed conditional use would allow up to 12 units per acre and the developers 

application states that the actual density would be 10.5 units per acre.  While the 

difference between 8 and 10 units would seem small, it is consequential when the 

apparent lack of open space is considered.   The only mention of open space is found in 

the applicants PLUS response and states: 

 

“2g: Provisions for open space. Response: There will be open areas to include buffers and 

storm water.” 

 

No calculation or designation of open space is apparent in the materials submitted with 

the application.  Open space is necessary for the quality of life of residents.  Other multi-

use developments with similar densities include significant open and recreational space.  

Five Points comes to mind.  The Green at Paynters Mill is another example of multi-use 

open space that should be present in every development, low, medium or high density.  It 

would appear that the open space for this project would consist of landscaped buffers, 

sidewalks and storm water ponds.   

 

Finally, SARG encourages the Commission to consider developing a Master Plan for 

future development in the area surrounding the upcoming SR 1 Cave Neck Grade 

Separated Interchange.  The development of this site and the construction of the 

interchange will only increase the pressure to develop on both sides of SR 1, at least from 

Willow Creek Road north to the Broadkill River, if not further.  It would behoove the 

County to prepare and plan for this in order to assure an orderly and consistent approach 

that preserves open space, creates economic opportunities, prevents overuse of current 

and future infrastructure, and complements existing communities.   

 

In light of these issues, SARG  would support the applications for rezoning 

with the condition that the largest traffic generating segments be postponed 

until the completion of the SR 1 Cave Neck Road Grade Separated Intersection. 

Without a decrease in density and increase in open space in the project SARG  

does oppose the conditional use.  We leave it to the Commission to determine 

the best path forward to assure fairness to the developer while ensuring that the 

development does not detract from the safety and quality of life of Sussex 

residents.   

 

SARG thanks you for the opportunity to present our views on this matter and look 

forward to the recommendation of the Commission. 

 

Submitted on behalf of the Sussex Alliance for Responsible Growth 

Jeff Stone 
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Milton, DE  

*          *          * 
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SITE IS WITHIN ZONE "X", AREA OF MINIMAL FLOOD HAZARD, PER FEMA PANELS 10005C0188K & 1005C0189K,

EFFECTIVE DATE 3/16/2015.

1.

GENERAL  NOTES:

11.

10.

9.

8.

TRANSPORTATION (DELDOT), SUSSEX COUNTY DEPARTMENT OF PUBLIC WORKS  AND APPROPRIATE STATE

APPROVALS FROM SUSSEX CONSERVATION DISTRICT (S.C.D.), DELAWARE DEPARTMENT OF

BEFORE THE CONTRACTOR CAN BEGIN CONSTRUCTION HE MUST OBTAIN THE PROPER PERMITS AND/OR

WITH THE "AMERICAN WITH DISABILITIES ACT".

1970 AND ALL RULES AND REGULATIONS THERETO APPURTENANT.

TREES AND STUMPS ON CONSTRUCTION SITES.  ANY SOLID WASTE FOUND DURING EXCAVATION MUST BE

DELAWARE REGULATIONS PROHIBIT THE BURIAL OF CONSTRUCTION DEMOLITION DEBRIS, INCLUDING

ALL HANDICAPPED PARKING DEMARCATION, STALLS, AND BUILDING ACCESSIBLE ROUTES SHALL COMPLY

THIS DRAWING DOES NOT INCLUDE NECESSARY COMPONENT FOR CONSTRUCTION SAFETY.  ALL

CONSTRUCTION MUST BE DONE IN COMPLIANCE WITH THE OCCUPATIONAL SAFETY AND HEALTH ACT OF

NOT INTENDED FOR DEDICATION.

ALL ROADS, PARKING AND OTHER PAVED AREAS WILL BE PRIVATELY OWNED AND MAINTAINED AND ARE

BECKER MORGAN GROUP CERTIFIES THAT THERE ARE NO FRESH WATER WETLANDS LOCATED WITHIN THE

ALL UTILITY LOCATIONS AND SIZES SHOWN HEREON ARE EITHER MARKED LOCATIONS IN THE FIELD,

LOCATIONS SHOWN HEREON, HE DOES SO AT HIS OWN RISK AND WILL NOT BE ENTITLED TO ADDITIONAL

BE REPAIRED IMMEDIATELY AT THE CONTRACTORS EXPENSE.  IF THE CONTRACTOR RELIES ON THE UTILITY

LOCATION PRIOR TO THE START OF ANY CONSTRUCTION. ANY DAMAGE INCURRED TO ANY UTILITIES SHALL

THE CONTRACTOR SHALL CONTACT MISS UTILITY OF DELMARVA (1-800-282-8555) TO VERIFY THEIR EXACT

4.

5.

6.

7.

12.

STATE OF DELAWARE STANDARDS, SUSSEX COUNTY DEPARTMENT OF PUBLIC WORKS AND CONSTRUCTION

ALL CONSTRUCTION METHODS AND MATERIALS SHALL BE ACCORDING TO SUSSEX COUNTY AND THE 

NOTES-GENERAL-BLK

THE BOUNDARY & TOPOGRAPHIC  DATA SHOWN HEREON WAS COMPILED FROM A FIELD SURVEY 

PERFORMED BY BECKER MORGAN GROUP, INC. , DOVER, DE. IN JUNE 2018. PROJECT VERTICAL DATUM IS

BASED ON NAVD 88 AND PROJECT HORIZONTAL DATUM IS BASED ON DELAWARE STATE PLANE (NAD83), 

GPS DERIVED FROM N.G.S. CONTROL MONUMENTS.

VISIBLE AND FIELD LOCATED STRUCTURES OR TAKEN FROM UTILITY MAPS PROVIDED BY UTILITY PROVIDER.

THE BOUNDARY LINES PORTRAYED HEREON HAVE BEEN ESTABLISHED BASED SOLELY ON PHYSICAL

EVIDENCE DISCOVERED IN THE FIELD IN CONJUNCTION WITH DETERMINATIONS DERIVED FROM SOURCE

OF TITLE AND ADJACENT DEED RECORD INFORMATION.

2.

PROPERTY SHOWN HEREON IS SUBJECT TO ANY RIGHT-OF-WAY, EASEMENTS, RESTRICTIONS, ETC. AS

MAY BE SHOWN OR NOTED IN ANY RECORD, PUBLIC OR OTHERWISE, OR ANY REQUIREMENT OR

3.

REGULATION OF ANY PUBLIC AGENCY.

COMPENSATION DUE TO TIME DELAYS FROM SAID RELIANCE.

IMPROVED AREA.

REMOVED AND PROPERLY DISCARDED.

AND COUNTY AGENCIES.

SPECIFICATIONS.
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SITE  DATA

SETBACKS:12.

19.

SURVEY DATUM:

MONUMENTATION: 8 FOUND / 2 SET

VERTICAL: 

HORIZONTAL:

NGS MONUMENTS

NAVD 88 - H29

NAD 83 (2011)  - CORS

18.

20. SURVEY UNIT: LINEAR:

ANGULAR:

ROAD CLASSIFICATIONS: COASTAL HIGHWAY (SR 1) - MAINTENANCE RD # 14 17.

FRONT YARD: 40 FEET

SIDE YARD: 10 FEET

REAR YARD: 10 FEET

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

COORDINATE:

- PRINCIPAL ARTERIAL (55 M.P.H.)

21. UTILITIES: WATER: ARTESIAN

SEWER: SUSSEX COUNTY - PENDING APPROVAL

ELECTRIC: DELAWARE ELECTRIC COOP

4.

6.

TAX PARCEL NUMBER:

2. PROPERTY ADDRESS:

PLAT REFERENCE:

10. EXISTING ZONING: AR-1 AGRICULTURAL RESIDENTIAL 

7. PARCEL AREA:

OWNERS OF RECORD:1.

235-23.00-1.02

35-347

14.9269 ACRES±

5. DEED REFERENCE: D 3971 94

30045 EAGLES CREST RD, UNIT 2

MILTON, DE 19968

CHAPPELL FARM, LLC

3.

309 SOUTH GOVERNORS AVE.

DOVER, DELAWARE 19904

302-734-7950

ENGINEER / SURVEYOR: BECKER MORGAN GROUP, INC.

MILTON, DE 19968

30511 CAVE NECK ROAD

CAVE NECK ROAD - MAINTENANCE RD # 88 

- MAJOR COLLECTOR (50 M.P.H.)

US SURVEY FOOT

DEGREES MINUTES SECONDS (DMS)

GROUND

11. PROPOSED ZONING: MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

C-3 HEAVY COMMERCIAL DISTRICT

FRONT YARD: 60 FEET

SIDE YARD: 5 FEET

REAR YARD: 5 FEET

C-3 HEAVY COMMERCIAL DISTRICT

PRESENT USE:8. COMMERCIAL / RETAIL

PROPOSED USE:9. COMMERCIAL / RETAIL / RESIDENTIAL

15. PARKING CALCULATIONS:

REQUIRED: 128 UNITS x 2 SPACES = 256 SPACES

PROVIDED: 240 SPACES

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

C-3 HEAVY COMMERCIAL DISTRICT

COMMERCIAL/RETAIL: 1 SPACE PER 200 S.F.

REQUIRED: 256 SPACES x 15% = 38.4 = 38 SPACES

REQUIRED: 256 SPACES - 38 SPACES = 218 SPACES

MULTIFAMILY DWELLINGS: 2 SPACES PER DWELLING UNIT

REQUIRED: 28 UNITS x 2 SPACES = 56 SPACES

MULTIFAMILY DWELLINGS: 2 SPACES PER DWELLING UNIT

REQUIRED: 44,508 S.F. / 200 S.F. = 222.54 = 223 SPACES

TOTAL REQUIRED: 56 + 223 = 279 SPACES

PROVIDED: 315 SPACES

LOADING AREAS: 7

VAN ACCESSIBLE PARKING SPACES: 18 SPACES

302-542-1422

CHRISTIAN@HUDMGT.COM

MRIEMANN@BECKERMORGAN.COM

UNDERGROUND ELECTRIC

CONCRETE CURB & GUTTER

CONCRETE SIDEWALK, SLAB / PAVING

IMPERVIOUS SURFACED ROAD, DRIVE

INDIVIDUAL TREE OR BUSH

STRUCTURE (CONCRETE, WOOD,

UNDERGROUND GAS MAIN

UNDERGROUND TELEPHONE

PAVEMENT TO BE REMOVED

DRAINAGE DITCH OR SWALE

EMBANKMENT SIDESLOPES (DOWN)

ELEVATION SPOT SHOT

PROPERTY OR RIGHT-OF-WAY LINE

LIGHT POLE

CENTERLINE

BENCH MARK

  METAL, ETC.)

CONTOUR 

OR PARKING LOT

WIRE FENCE

49

EVERGREEN DECIDUOUS

N/A

N/A

N/A

ITEM

STORM DRAIN LINE (CMP OR RCP)

STORM DRAIN MANHOLE (S.D.M.H.)

SANITARY SEWER MANHOLE (S.M.H.)

SANITARY SEWER FORCE MAIN, SIZE

WATER VALVE (W.V.)  OR METER (W.M.)

CATCH BASIN

(TELEPHONE OR ELECTRIC OR BOTH)

UTILITY POLE W/ OVERHEAD SERVICE

SANITARY SEWER CLEANOUT

WATER MAIN & SIZE

FIRE HYDRANT

& FLOW DIRECTION

PROPOSED

LEGEND

EXISTING

EX. 10" F.M.

EX. 10"S

EX. 10" W

F.H.

W.M. W.V.

U.E.

U.T.

EX. 2" G

X X X

CHAINLINK  FENCE

STOCKADE  FENCE

43.55

10" S

12" F.M.

12" W

F.H.

U.E.

U.T.

2" G

X X X

55

25.15

B.C.25.00

T.C.25.50

ITEM PROPOSEDEXISTING

W.M.
W.V.

SANITARY GRAVITY SEWER LINE,

SIZE & FLOW DIRECTION

SCALE :  1" = 80'

0 40 80 160

SHEET  INDEX

C-001 COVER  SHEET

PRELIMINARY  SITE  PLANS

C-101 EXISTING  CONDITIONS / BOUNDARY & TOPOGRAPHIC  SURVEY  PLAN

C-201 PRELIMINARY  SITE  PLAN

OWNERS  CERTIFICATION

SIGNATURE

WE, CHAPPELL FARM, LLC, HEREBY CERTIFY THAT WE ARE THE OWNER OF THE PROPERTY DESCRIBED AND

SHOWN ON  THIS PLAN, THAT THE PLAN WAS MADE AT OUR DIRECTION, AND THAT WE ACKNOWLEDGE THE

SAME TO BE  OUR ACT AND DESIRE THE PLAN TO BE DEVELOPED AS SHOWN IN ACCORDANCE WITH ALL

APPLICABLE LAWS  AND REGULATIONS.

DATE

CERT-OWNER

ENGINEERS  CERTIFICATION

I, J. MICHAEL RIEMANN, HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER IN THE STATE OF DELAWARE,

THAT THE INFORMATION SHOWN HEREON HAS BEEN PREPARED UNDER MY SUPERVISION AND TO MY BEST

KNOWLEDGE AND BELIEF REPRESENTS GOOD ENGINEERING PRACTICES AS REQUIRED BY THE APPLICABLE

LAWS OF THE STATE OF DELAWARE.

P.E. NO. 13772 DATEJ. MICHAEL RIEMANN

CERT-JMR

UNIT COUNTS:13.

RESIDENTIAL: 128 APARTMENTS

MR MEDIUM - DENSITY RESIDENTIAL DISTRICT

RESIDENTIAL: 28 APARTMENTS

COMMERCIAL/RETAIL: 44,508 SF ±

C-3 HEAVY COMMERCIAL DISTRICT

14. DENSITY: MAX DENSITY: 12 DU/AC

PROPOSED DENSITY: 10.45 DU/AC

TOTAL PARKING PROVIDED: 555 SPACES

16. RECREATION: PERIMETER WALKING PATHS: 1.0 MILE ± TOTAL
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LANDS N/F

ORNA RAE LOWE & SHARON SLATER

2-35-22.00-30.01

DEED BOOK: 2361 PAGE: 0158

LANDS N/F

THREE D CORPORATION

2-35-22.00-32.01

DEED BOOK: 2823 PAGE: 0181

LANDS N/F

KEY WEST INVESTMENTS, LLC

2-35-22.00-32.00

DEED BOOK: 3035 PAGE: 0139
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RED FOX RUN

LANDS N/F

ORNA RAE LOWE & SHARON SLATER

2-35-22.00-30.00

DEED BOOK: 2573 PAGE: 0070
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EXISTING TREE LINE

LANDS N/F

REVOCABLE TRUST OF 

2-35-22.00-613.00

DEED BOOK: 3564 PAGE: 0070

TERRY J. AUGUST & GAYLE T. AUGUST

LANDS N/F

WALTER W. & BETTY ANN REIM

2-35-22.00-612.00

DEED BOOK: 3082 PAGE: 0252

LANDS N/F

MARK R. BOYD & POLLY ANN BOYD

2-35-22.00-611.00

DEED BOOK: 4778 PAGE: 0060

LANDS N/F

JEFFREY S. & DESIREE L. STEIMEL

2-35-22.00-610.00

DEED BOOK: 4853 PAGE: 0348

DRIVEWAY

GRAVEL

EXISTING BUILDING

EXISTING BUILDING

EXISTING BUILDING

EXISTING BUILDING

BUILDING

EXISTING BUILDING

CULTIVATED

FARM FIELD

EXISTING SIGN

TRAFFIC BOX

EXISTING

WOODED AREA

CULTIVATED
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CULTIVATED

FARM FIELD

EXISTING TREE LINE
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CONCRETE PAD
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BUILDING
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TREES

EXISTING TREE LINE

EXISTING

FENCE

LANDS N/F

ANN F. REMMEY 

2-35-22.00-614.00

DEED BOOK: 4740 PAGE: 0306

COOPER SALLY N. &

LANDS N/F

OCEAN ATLANTIC ASSOCIATES V. LLC

2-35-22.00-971.00

DEED BOOK: 2543 PAGE: 0299

LANDS N/F

OVERBROOK ACRES LLC

2-35-23.00-1.01

DEED BOOK: 3788 PAGE: 0108

EXISTING
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FCM

235-23.00-1.02

LANDS N/F

CHAPPELL FARM, LLC
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1.0 Project Overview – (Rezoning / CU – Chappell Farm, LLC) 

    

1.1 Executive Summary 

 

The subject property is located on State Route 1 – Coastal Highway on the northwest 

corner of the intersection of Cave Neck Road in Sussex County Delaware. The existing 

zoning is AR-1, the proposed zoning is C-3 (Heavy Commercial) and MR (Medium 

Density Residential) per Sussex County Ordinance No. 2550. The site is located within 

the Investment Level 3 & 4 areas, per the 2015 Delaware Strategies for State Policies and 

Spending. The 14.926 acre site is located within a Coastal Area according to the Sussex 

County Comprehensive Plan for 2019 Future Land Use. This area has been designated as 

a growth zone. The proposed zoning will allow a wide range of opportunity to develop 

the site, while maintaining the existing character of the area. 

 

The site fronts on Cave Neck Road to the south, and on Coastal Highway – S.R. 1 to the 

east.  The site currently operates as a farmer’s market with produce, flowers, antiques, 

and sheds. The southern portion of the property adjoins lands currently owned by Orna 

Rae Lowe & Sharon L. Slater, currently undeveloped woodlands, and residential 

building. The western portion of the property adjoins lands currently owned by Terry J. 

August & Gayle T. August, currently a residential building, Walter W. & Betty Ann 

Reim, currently a residential building, Mark R. Boyd & Polly Ann Boyd, currently a 

residential building, Jeffrey S. & Desiree L. Steimel currently a residential building and 

Key West Investments LLC, currently self-storage units. Adjoining properties are zoned 

AR-1, MR and C-1. In the vicinity of the property to the north, east, south and west are a 

mix of single lot residential homes, multifamily dwellings, agriculture lands, woodlands 

subdivisions, and retail commercial. The site itself is currently a farmer’s market and 

cultivated farmlands. 

 

The site can be served by Artesian Resources for water and the Sussex County Sewer 

District is adjacent to the site for sewer. Fire protection service can be also be provided 

by Artesian. Sussex County Public Works has plans to construct sanitary sewer 

infrastructure within the area of the subject property. The sanitary sewer connection will 

be connected via Cave Neck Road. The facility would be owned by Sussex County 

Public Works.  

 

The proposed uses will be a mixture of commercial and residential, with convenience 

store of 5,374 with fuel sales, and pharmacy/retail of 16,128 square feet being located 

along the SR-1 frontage, and a mixed-use commercial/residential building located along 

the Cave Neck Road frontage. Four apartment buildings housing 32 units each totaling an 

area of 13,248 square foot. Another 28 apartment units with commercial space on the first 

floor totaling 23,006 square feet with a community pool and fitness building. All 

residential units will be apartments.  

 

The applicant intends to continue working with DelDOT as they implement the grade 

separated interchange at the Cave Neck Road and SR-1 intersection. The new DelDOT 

interchange will incorporate a roundabout at the entrance of the subject property, and a 



service road to serve the existing Red Fox Run subdivision. The existing right in – right 

out access on SR-1 for Red Fox Run will be eliminated in lieu of a cul-de-sac.  

 

In summary, the proposed site has the opportunity to become an anchor to serve both 

residential and commercial areas that surround the site. With superior land planning this 

site will provide close proximity to the towns of Milton Lewes and the Route 1 corridor 

featuring excellent architectural design, providing additional options, resources and 

access. 

 

The applicant has done considerable community outreach on the proposed uses. Through 

a series of townhall style meetings, the applicant has consistently presented design 

concepts and solicited feedback from the neighboring property owners, local businesses, 

and other stakeholders in the community. The applicant has consistently refined the 

proposed plan from the feedback given throughout the community outreach process. The 

application and its proposed uses and site plan are the result of this community outreach 

work over the past 3 years. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.2 Project Team – (Rezoning / CU – Chappell Farm, LLC)   

 

Applicant / Developer:  Chappell Farm, LLC 

      Contact: Christian Hudson 

        Jamin Hudson  

30045 Eagle Crest Road 

Unit 2 

        Milton, DE 19968 

      Telephone: (302) 645-9464 

      e-mail:  christian@hudmgt.com 

      e-mail:  jaminhudson@hudmgt.com 

      

 

Attorney:    Baird, Mandalas, Brockstedt LLC 

      Contact: John W. Paradee, Esq. 

        6 South State Street 

        Dover, DE 19901 

      Telephone: (302) 677-0061 

      Fax:  (302) 677-0065 

      e-mail:  john@bmbde.com 

 

Architect /    Becker Morgan Group 

 Civil Engineer /   Contact: J. Michael Riemann, P.E. 

Surveyor:      309 South Governors Avenue 

        Dover, DE 19904 

        J. Michael Riemann, P.E.  

      Telephone: (302) 734-7950 

      Fax:  (302) 734-7965  

      e-mail:  mriemann@beckermogan.com 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:christian@hudmgt.com
mailto:jaminhudson@hudmgt.com
mailto:mriemann@beckermogan.com


1.3 Project Data – (Rezoning / CU – Chappell Farm, LLC) 

  

 Total Site Area:    14.9269 +/- Acres 

 Current Zoning District:   AR-1 (Agricultural) 

 Proposed Zoning:    MR (Medium – Density Residential) 

C-3 (Heavy Commercial) 

 Proposed Use:     Commercial / Retail / Residential 

 Tax Parcel:     235-23.00-1.02 

         

 Woodlands:     Existing:  0.867 + / - Acres 

       To Remain:  0.00 + / - Acres 

 

Setbacks:  MR – Medium Residential 

   Front:    40 ft 

   Side:    10 ft 

   Rear:    10 ft 

   C-3 – Heavy Commercial 

Front:    60 ft 

Side:    5 ft 

Rear:    5ft 

 Unit Areas:  MR – Medium Residential 

   Apartments:   128 Units 

       13,248 SF per Apartment Building 

   C-3 – Heavy Commercial 

   Commercial:    44,508 SF 

   Apartments:   28 Units  

 

Parking: MR – Medium Residential 

  Multifamily Dwellings: 2 Spaces per Dwelling Unit 

  Required: 128 Units x 2 Spaces = 256 Spaces 

  Required: 256 Spaces x 15% = 38.4 = 38 Spaces 

  Required 256 Spaces – 38 Spaces = 218 Spaces 

  C-3 – Heavy Commercial 

  Multifamily Dwellings: 2 spaces per dwelling unit 

  Required: 28 Units x 2 Spaces = 56 Spaces 

 

  Commercial/Retail: 1 Space per 200 S.F. 

  Required: 44508 S.F. / 200 S.F. = 222.54 = 223 Spaces 

  Total Required: 56 + 223 = 279 Spaces 

  Provided: 315 Spaces 

 

  Total Parking Provided: 555 Spaces 

  Van Accessible Parking Spaces: 18 Spaces 

  Loading Areas: 7 

Maximum Density:    12 DU / Acre 

Proposed Density:     10.5 DU/Acre    



  

 Maximum Building Height: MR  42 ft 

      

     C-3  42 ft 

  

 Utilities:        

  Sewer:      Sussex County (Pending Approval) 

  Water:      Artesian 

  Electric:     Delaware Electric Coop 

  Telephone:      Verizon 

  

  

Access roads:  Coastal Hwy – State Route 1 – (Other Principal Arterials) 

   Cave Neck Road – (Major Collector)  

 

Floodplain:  Zone X (100 year floodplain) are within the subject site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.4 Existing Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

Boundary Survey:  

 

A boundary survey of the proposed site (Tax Map 235-23.00-1.02) was surveyed 

by Becker Morgan Group per plan dated July 3, 2018. The total area of the site is 

14.9269 acres.  

 

A copy of the boundary and topographic survey is provided. 

 

Overview of Current Site Conditions: 

 

The subject property currently consists existing buildings with sheds, gravel 

driveways, and barns, with the remaining area cultivated farmlands and 

woodlands associated with the existing commercial use. An existing conditional 

use exists for the property which allows the property to be used for commercial 

sales of sheds, lawn furniture, BBQ, and farmer’s market. A copy of the aerial 

photograph taken from Delaware DEMAC 2017 has been provided. See attached 

Conditional Use #2158 (Letter: 3.1)  

 

The existing topography indicates that the site is relatively level. Overall existing 

drainage of the site indicates that the majority of the runoff flows towards a low 

spot in the northern portion of the site with the remaining runoff towards a 

drainage swale that drains north along Coastal Highway (State Route 1) and then 

discharges to Fisher Creek. The greatest overall elevation change on the site is 

about 5 feet. 

 

The USDA Soil Survey of Sussex County, Delaware shows the site to be (42.4%) 

of Hammonton Loamy Sand - 2 to 5 percent slopes, (42.0%) Runclint Loamy 

Sand – 0 to 2 percent slopes, (15.5%) Ingleside Loamy Sand – 0 to 2 percent 

slopes and (0.1%) Greenwich Loam – 0 to 2 percent slopes. A copy of the USDA 

soil survey has been provided. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.5 Landscaping and Screening (Rezoning / CU – Chappell Farm, LLC) 
 

Landscaping will be provided throughout the site as required by the Sussex County 

code.  Various shade trees will be provided throughout the site to provide shade as is 

required by the Sussex County code. These trees shall be 1 ½” caliper, 5’-0” height with 

shrubs at 5 gallon minimum in accordance with County requirements. Trees and shrubs 

should be 3’ minimum from back of curb.  

 

Through discussions with neighboring property owners within Red Fox Run 

subdivision, an expanded vegetative buffer is being provided along the associated 

property line. This vegetative buffer will be 40’ in depth, with varying native landscape 

stock. The landscaping will be a mixture of evergreen, canopy, and flowering trees. 

Additionally, the applicant will provide a privacy fence along this property line to 

further enhance the screening between properties.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

1.6 Stormwater Management Regulations– (Rezoning / CU – Chappell Farm, LLC) 

 

A detailed plan review is required through Sussex Conservation District and will include 

review of stormwater management, drainage, and erosion and sediment control. 

 

The site currently drains towards the north along open drainage following SR-1. The 

drainage crosses SR-1 into Fisher Creek to the east and discharged into Old Mill Creek to 

Broadkill River which is part of Red Mill Creek Watershed within the Delaware Bay.  

 

This project will meet the current stormwater rules and regulations regarding stormwater 

management. We intend to utilize structural facilities such as bio-retention, gravel 

wetlands, and other best management practices to manage stormwater management prior 

to discharge off-site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.7 Coastal Area Report 

 

 2a: Proposed drainage design and the effect on stormwater quality and 

quantity leaving the site, including methods for reducing the amount of 

phosphorous and nitrogen 

 

Response: All drainage will be treated on site in accordance with DNREC rules and 

regulations.  Based on existing conditions, we anticipate a combination 

of surface stormwater management features consisting of we ponds, bi-

retention facilities and submerged gravel wetlands. Infiltration 

stormwater management practices remove 100% of the nitrogen 

and phosphorous loads according to current DNREC 

specifications.  

 

2b: Proposed method of providing potable and, where appropriate, irrigation water 

and the effect on public or private water systems and groundwater, including an 

estimate of average and peak demands. 

 

Response:  Artesian Resources will be used to services subject site via public 

water connection. 

 

2c:   Proposed means of wastewater treatment and disposal with an analysis of the 

effect on the quality of groundwater and surface waters, including alternative 

locations for on-site septic systems. 

 

Response: Sussex County Unified Sanitary Sewer District will used to service 

the subject site for offsite discharge of sanitary sewer system. 

 

2d: Analysis of the increase in traffic and the effect on the surrounding roadway 

system. 

 

Response:  The proposed development at Chappell Farm will add traffic to the 

surrounding roadway network. The project was subject to a Traffic 

Impact Study (TIS) that was reviewed and approved by DelDOT in 

December 2020. In their review, DelDOT recommended that, in 

addition to constructing appropriate access improvements to the 

site, that the project should make monetary contributions to 

several DelDOT capital program improvement projects aimed at 

addressing traffic operational issues in the immediate area. A 

proposed grade separated interchange will help mitigate those 

issues. 

 

2e: The presence of any endangered or threatened species listed on federal or state 

registers and proposed habitat protection areas. 

 



Response: The site is currently utilized as agricultural lands with limited 

commercial retail and there is no known presence of endangered 

or threatened species. 

 

 

2f:   The preservation and protection from loss of any tidal or nontidal wetlands on the 

site. 

  

Response: No wetlands are within subject site. 

 

2g: Provisions for open space. 

 

Response: There will be open areas to include buffers and stormwater. 

 

2h: A description of provisions for public and private infrastructure. 

 

Response: Infrastructure required to serve the project such as water, sewer, 

and entrance improvements will be privately funded.  Public 

funding is not anticipated for this project. 

 

 2i: Economic, recreational, or other benefits. 

 

Response:  Commercial businesses including the retail pad sites and boutique 

style shops within the mixed use buildings will provide employment 

opportunities for local residents.  This project will also provide job 

opportunities for local construction workers. 

 

2j: The presence of any historic or cultural resources that are listed on the National 

Register of Historic Places. 

  

Response: No known resources are located on the property. 

 

2k: An affirmation that the proposed application and proposed mitigation measures 

are in conformance with the current Sussex County Comprehensive Plan. 

 

Response: Subject parcel will conform with current Sussex County 

regulations. 

 

2l: Actions to be taken by the applicant to mitigate the detrimental impacts identified 

relevant to Subsection B(2)(a) through (k) above and the manner by which they 

are consistent with the Comprehensive Plan.  

 

Response: The proposed project is in conformance with the Sussex County Comprehensive 

Plan. As indicated above, this project will privately fund any and all 

infrastructure improvements necessary to serve the project as well as meet all 

Sussex County and state regulations required.  In addition, this project will 



contribute to numerous DelDOT projects intended to mitigate traffic in the 

surrounding area in accordance with the approved traffic study.  Lastly, we have 

worked closely with the community to mitigate their concerns 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.8 Rezoning of the Subject Site – (Rezoning / CU – Chappell Farm, LLC) 

 

The intent of this application is to amend the Sussex County Comprehensive Zoning Map 

from AR-1 Agricultural Residential District to a MR Medium Residential & C-3 Heavy 

Commercial District for the subject property containing 14.93 acres. It will also be the 

intent of the developer to provide an aesthetically pleasing site with amenities for its 

users, while keeping it environmentally friendly and preserving as much of the natural 

land as possible. The developer intends to not only comply with state and county 

standards but exceed these standards with excellent planning and design.  

 

The properties surrounding the subject property are consistent with the proposed zoning. 

The existing properties are zoned a mixture of C-1 & B-2 along SR-1, consistent with the 

Comprehensive Plan of commercial use along the SR-1 frontage. The majority of the 

remaining surrounding properties are zoned MR – Medium Residential, consistent with 

the proposed zoning.  

 

Per the 2018 Comprehensive Plan, the subject property is within the Coast Area, defined 

as a growth zone. This region is among the most desirable locations in Sussex County for 

new housing, as is reflected in new construction data and real estate prices. Coastal Areas 

are areas that can accommodate development provided special environmental concerns 

are addressed. A range of housing types should be permitted in Coastal Areas, including 

single-family homes, townhouses, and multi-family units.  Appropriate mixed-use 

development should also be allowed. In doing so, careful mixtures of homes with light 

commercial, office and institutional uses can be appropriate to provide for convenient 

services and to allow people to work close to home. This application proposes rezoning 

to MR & C-3, both of which are applicable zoning districts within the Coastal Area. 

Additionally, the proposed commercial, mixed-use, and residential uses match the goals 

and objectives of the Comp Plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.9 Proposed Finding of Facts – (Rezoning / CU – Chappell Farm, LLC) 

 

1. This is an application to amend the comprehensive zoning map from AR-1 (Agricultural 

Residential) to C-3 (Heavy Commercial) with an area of 8.54 acres and MR (Medium 

Density Residential) with an area of 6.39 totaling for 14.93 acres, more or less, in 

Broadkill Hundred located at the northwest corner of Delaware Route 1 (Coastal 

Highway) and Sussex County Road 88 (Cave Neck Road).  

 

2. The subject property is a a parcel owned by Chappell Farm, LLC. The applicant is 

Chappell Farm, LLC, a Delaware limited liability company. 

 

3. The subject property is located on Route 1 which is classified by DelDOT as a major 

arterial road. Based upon its review, DelDOT has approved a TIS. A copy of the TIS 

approval letter has been attached to this booklet. The applicant will comply with the 

provisions of the TIS. 

 

4. The proposed site for the Chappell Farm project is located in an area of existing 

communities that have formed from surrounding subdivisions. The site currently operates 

as a farmer’s market.   

 

5. In the 2018 Sussex County Comprehensive Plan, the area for the proposed commercial 

project is identified for the purposes for future land use as Coastal Area.  

 

6. In the 2018 Plan, the area is designated as a Coastal Area and C-3 Heavy Commercial 

and MR Medium Density Residential are applicable districts for future land use. 

 

7. The State Strategies for Policies and Spending identify the area as Investment Levels 3 & 

4. Level 3 Areas are in longer-term growth plans, and/or areas within growth areas that 

have some environmental constraints. Although growth is planned here, infrastructure 

and other investments may be made further into the future. Level 4 areas are 

predominantly agricultural. However, with the planned grade separated interchange this 

area is an appropriate location for certain uses not appropriate for other Level 4 locations.  

 

8. The applicant proposes to use the site for a mixed-use commercial and residential 

development. The proposed project consistent with the character of the area. 

 

9. The application specifically meets the purpose of the C-3 Heavy Commercial District by 

providing a site for commercial and service activities along a major arterial highway. 

 

10. This proposed commercial area lessens congestion on roads and streets by providing 

commercial activities at the Coastal Highway – Cave Neck Road interchange so that 

residents and visitors to the area may have their commercial needs met without the 

necessity of deviating from their travel plans.  

 



11. The proposed commercial project will be served with central water by Artesian 

Resources, Inc., the holder for the Certificate of Public Convenience and Necessity for 

the area.    

 

12. The present site plan provides for wastewater treatment to be provided the Sussex County 

Unified Sanitary Sewer District, operated and maintained by the Sussex County 

Engineering Department. 

 

13. The proposed commercial use meets the general purpose of the Zoning Ordinance by 

promoting the orderly growth, convenience, order, prosperity, and welfare of the County.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.10 Proposed Conditions – (Rezoning / CU – Chappell Farm, LLC) 

 

1. The final site plan shall be subject to review and approval by the Sussex County  

Planning and Zoning Commission. 

 

2. All highway and entrance improvements as required by DelDOT, shall be completed  

by the applicant. 

 

3. Fuel and petroleum products shall be stored and dispensed as required by DNREC  

and the Office of the State Fire Marshal. 

 

4. All security lighting shall be screened away from Neighboring properties and county  

Roads. 

 

5. The applicant shall comply with all other statutes, laws ordinance, rules or regulations  

of any federal, state, county or other governmental entity having subject matter  

jurisdiction over the proposed use of the premises.  

 



File #: ___________ 

Planning & Zoning Commission Application 
Sussex County, Delaware 

Sussex County Planning & Zoning Department 
2 The Circle (P.O. Box 417) Georgetown, DE 19947 

302‐855‐7878 ph. 302‐854‐5079 fax 

Type of Application: (please check applicable) 
Conditional Use 
Zoning Map Amendment  

Site Address of Conditional Use/Zoning Map Amendment 

Type of Conditional Use Requested:  

Tax Map #:  Size of Parcel(s): 

Current Zoning:   Proposed Zoning:   Size of Building:  

Land Use Classification:  

Water Provider:  Sewer Provider:  

Applicant Information 

Applicant Name:  
Applicant Address:  
City:  State:   ZipCode:  
Phone #:  E‐mail: 

Owner Information 

Owner Name: 
Owner Address:  
City:  State:    Zip Code:  
Phone #:  E‐mail: 

Agent/Attorney/Engineer Information  

Agent/Attorney/Engineer Name:  
Agent/Attorney/Engineer Address:  
City:   State:    Zip Code:  
Phone #:  E‐mail: 

✔

30511 Cave Neck Road, Milton, DE 19968

MR Medium - Density Residential District: Multifamily dwelling structures

235-23.00-1.02 14.9269 +/- Acres

AR-1 MR/C-3 N/A

Cultivated Farm Field/Woods/Commercial & Retail

On - Site On - Site

Becker Morgan Group, Inc.

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 jpennington@beckermorgan.com

Chappell Farm, LLC

30045 Eagles Crest Road, Unit 2

Milton DE 19968

(302) 542-1422 christian@hudmgt.com

J. Michael Riemann

309 South Governors Avenue

Dover DE 19904

(302) 734-7950 mriemann@beckermorgan.com



     

Sussex County P & Z Commission application 
P a g e  | 2    last updated 3‐17‐16 

Check List for Sussex County Planning & Zoning Applications 
The following shall be submitted with the application 

 
Completed Application 

 
Provide eight (8) copies of the Site Plan or Survey of the property  

o Survey shall show the location of existing or proposed building(s), building setbacks, 
parking area, proposed entrance location, etc.  

o Provide a PDF of Plans (may be e‐mailed to a staff member) 
o Deed or Legal description 

 
Provide Fee $500.00 

 
Optional ‐ Additional information for the Commission/Council to consider (ex. 
architectural elevations, photos, exhibit books, etc.) If provided submit 8 copies and they 
shall be submitted a minimum of ten (10) days prior to the Planning Commission meeting. 
 
Please be aware that Public Notice will be sent to property owners within 200 feet of the 
subject site and County staff will come out to the subject site, take photos and place a sign 
on the site stating the date and time of the Public Hearings for the application.   
 
DelDOT Service Level Evaluation Request Response 
 
PLUS Response Letter (if required) 

 

The undersigned hereby certifies that the forms, exhibits, and statements contained in any papers or 
plans submitted as a part of this application are true and correct.   
 
I also certify that I or an agent on by behalf shall attend all public hearing before the Planning and 
Zoning Commission and the Sussex County Council and any other hearing necessary for this application 
and that I will answer any questions to the best of my ability to respond to the present and future 
needs, the health, safety, morals, convenience, order, prosperity, and general welfare of the inhabitants 
of Sussex County, Delaware. 
 

Signature of Applicant/Agent/Attorney 
 

_____________________________________  Date:  
 
Signature of Owner 
 

_____________________________________  Date:  
 
For office use only: 
Date Submitted: ___________________    Fee: $500.00   Check #: _____________________  
Staff accepting application: _______________  Application & Case #:_________________________________ 
Location of property: ____________________________________________________________________________ 
_____________________________________________________________________________________________ 
Subdivision: __________________________________________    
Date of PC Hearing: ______________________  Recommendation of PC Commission: __________________ 
Date of CC Hearing: ______________________  Decision of CC: ____________________________________ 

✔

✔

✔

✔

✔

6/18/19

6/18/19
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

GrA Greenwich loam, 0 to 2 
percent slopes

0.0 0.1%

HmA Hammonton loamy sand, 0 to 
2 percent slopes

6.3 42.4%

IeA Ingleside loamy sand, 0 to 2 
percent slopes

2.3 15.5%

RuA Runclint loamy sand, 0 to 2 
percent slopes

6.3 42.0%

Totals for Area of Interest 14.9 100.0%

Soil Map—Sussex County, Delaware 2018053 - CHAPPELL FARM LLC

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/4/2021
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Revised February 12, 2021 
December 3, 2020 
 
Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
800 Bay Road 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1945F 
 Project Number T202069012 

Traffic Impact Study Services 
Task 9A-Chappell Farm TIS  

  
Dear Mr. Brestel: 

 
Johnson, Mirmiran and Thompson (JMT) has completed the review of the Traffic Impact Study 
(TIS) for Chappell Farm, prepared by Becker Morgan Group, Inc. dated February 2020. This task 
was assigned as Task Number 9A. The report is prepared in a manner generally consistent with 
DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed mixed-use development in Sussex County, Delaware, 
with construction anticipated to be complete in 2023. Per the TIS, the development would be 
comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-foot 
convenience store with gas pumps. However, the proposed development has been updated to be 
comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, this TIS review has been revised to evaluate the traffic 
impacts utilizing volumes provided by Becker Morgan considering the updated land uses. 
 
The site is located on the northwest corner of the intersection of Delaware Route 1 and Cave Neck 
Road (Sussex Road 88).  Three access points are proposed: one full access along Cave Neck Road 
approximately 475 feet west of Delaware Route 1, one full access along Cave Neck Road 
approximately 900 feet west of Delaware Route 1, and a rights-in only access along southbound 
Delaware Route 1 approximately 600 feet north of Cave Neck Road.   
 
The subject property is an approximately 14.9-acre parcel that is zoned as AR-1 (Agricultural 
Residential) and the developer plans to rezone the land to C-3 (Heavy Commercial) and MR 
(Medium-Density Residential). 
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, additional build with development 
scenarios were requested that incorporate the proposed Delaware Route 1/Cave Neck Road grade-
separated interchange with and without the proposed rights-in access along Delaware Route 1. 
However, based on a January 3, 2020 DelDOT correspondence contained within the TIS, DelDOT 



 
 

Chappell Farm  Revised February 12, 2021
  Page 2 

 

has allowed the TIS to be submitted without these additional cases because planned alternatives 
for the interchange were not finalized prior to the completion of the TIS report. Therefore, this 
review does not include an evaluation with the future Delaware Route 1/Cave Neck Road grade-
separated interchange. 
 
Per coordination with DelDOT, JMT included three additional scenarios incorporating only partial 
construction of the development. Specifically, the scenarios include the following: 
 

 Case 4a - 2023 with development of convenience store with gas only, without rights-in 
access along Delaware Route 1, and with a Connector Road built between Cave Neck Road 
and Red Fox Lane  

 
 Case 4b – 2023 with development of convenience store with gas only, with rights-in access 

along Delaware Route 1, and without a Connector Road built between Cave Neck Road 
and Red Fox Lane 
 

 Case 4c – 2023 with development of convenience store and apartment units, without rights-
in access along Delaware Route 1, and with a Connector Road built between Cave Neck 
Road and Red Fox Lane 
 

DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-
in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
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Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
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and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
Based on our review of the TIS, which is based on the updated land use sizes of 156 apartment 
units, 39,134 square feet of retail, and a 5,374 square-foot convenience store with gas pumps, we 
have the following comments and recommendations: The following intersections exhibit level of 
service (LOS) deficiencies without the implementation of physical roadway and/or traffic control 
improvements.  
 

Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Site Entrance A/Cave Neck 
Road (Sussex Road 88) 

X X  2023 3a 

X X  2023 3b 

X   2023 4c 

Delaware Route 1/Red Fox 
Lane 

  X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a 

X X X 2023 4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Cave Neck 
Road* 

X X X 2019 1 

 X X 2023 2 

 X X 2023 3a 

 X X 2023 3b 

 X X 2023 4a 

 X X 2023 4b 

 X X 2023 4c 

Delaware Route 1/Minos 
Conaway Road (Sussex Road 
265) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Nassau 
Road (Sussex Road 266) 

 X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Delaware Route 1/Eagles Crest 
Road/Oyster Rocks Road 
(Sussex Road 264) 

 X X 2019 1 

 X X 2023 2 

 X X 2023 3 

 X X 2023 4a/4b 

 X X 2023 4c 

*The 2023 scenarios at the Delaware Route 1/Cave Neck Road intersection incorporate the restriction of 
left turns along the eastbound Cave Neck Road approach and the restriction of U-turns/left turns along 
southbound Delaware Route 1. 
Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
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Intersection 
LOS Deficiencies Occur 

Year Case 
AM PM Saturday 

Delaware Route 1/Hudson 
Road/Steamboat Landing Road 
(Sussex Road 258) 

X X X 2019 1 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Cave Neck Road/Sweetbriar 
Road (Sussex Road 261) 

X   2023 2 

X X  2023 3 

X   2023 4a/4b 

X   2023 4c 

Cave Neck Road/Hudson Road 

X X X 2023 2 

X X X 2023 3 

X X X 2023 4a/4b 

X X X 2023 4c 

Note: In the table above, Cases 3, 3a, and 3b are with the full build out of the site, Cases 4a and 4b are with 
only the construction of the 5,374 square-foot convenience store with gas, and Case 4c is with only the 
construction of the 5,374 square-foot convenience store with gas and the apartment units.  
 
As shown in the above table, nine study intersections are identified to exhibit LOS deficiencies. It 
is acknowledged that some intersections projected to experience capacity constraints with the 
construction of the Chappell Farm site would be mitigated with the improvements proposed as part 
of the SR 1 and Cave Neck Road Grade Separated Intersection project. Therefore, it is 
recommended that the construction of the Chappell Farm site be split into two phases to minimize 
the impacts of the site traffic to intersections that are already operating with or projected to operate 
with capacity constraints prior to the construction of the grade separated intersection. 
 
The first phase would include the construction of the 5,374 square-foot convenience store with gas 
pumps and 156 apartment units (Case 4c). The second phase would include the construction of an 
additional 16,128 square feet of commercial space east of the proposed connector road, as well as 
approximately 23,006 square feet of commercial space to the west of the proposed connector road. 
The second phase of the site should be constructed after the completion of the SR 1 and Cave Neck 
Road Grade Separated Intersection project.  
 
The following section of this letter separates the analysis results based on the first phase of the site 
and the full build out condition. 
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First Phase: 5,374 square-foot convenience store with gas pumps and apartment units.  
 
The following intersections would experience capacity constraints with the construction of only 
the 5,374 square-foot convenience store with gas and apartment units: 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Red Fox Lane intersection with Delaware Route 1 exhibits LOS deficiencies 
during the Saturday peak hour under existing conditions and during the AM, PM, and Saturday 
peak hours under future conditions, with or without the construction of the 5,374 square-foot 
convenience store with gas pumps and apartment units. The deficiencies occur along the eastbound 
Red Fox Lane approach, northbound Delaware Route 1 left turn, and southbound Delaware Route 
1 U-turn. Delays of up to 35.5 and 69.9 seconds per vehicle are expected along the eastbound Red 
Fox Lane approach and southbound Delaware Route 1 U-turn, respectively, and delays of over 
1,000 seconds per vehicle are expected along the northbound Delaware Route 1 left turn. 
 
As part of the proposed Delaware Route 1/Cave Neck Road grade-separated interchange project, 
the intersection of Red Fox Lane and Delaware Route 1 would be eliminated. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
The unsignalized Cave Neck Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during all peak hours under existing conditions and during the PM and Saturday peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the eastbound Cave Neck Road left 
turn, northbound Delaware Route 1 left turn, and southbound Delaware Route 1 U-turn.  
 
Since the collection of the traffic counts used for Case 1, DelDOT has implemented the restriction 
of eastbound Cave Neck Road left turns and southbound Delaware Route 1 U-turns. With these 
improvements, deficiencies would still occur along the northbound Delaware Route 1 left turn 
during the PM and Saturday peak hours under future conditions. Delays of up to 537.1 seconds 
per vehicle are expected along the northbound Delaware Route 1 left turn during the Saturday peak 
hour under future conditions with the proposed development. However, the improvements 
proposed as part of the Delaware Route 1/Cave Neck Road grade-separated interchange project 
would eliminate this intersection. Therefore, we do not recommend that the developer implement 
any improvements at this intersection. However, as stated above, it is recommended that the 
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developer coordinate with DelDOT on the implementation and equitable cost sharing of the SR 1 
and Cave Neck Road Grade Separated Intersection project.  
  
The unsignalized Minos Conaway Road intersection with Delaware Route 1 exhibits LOS 
deficiencies during all peak hours under existing conditions and future conditions, with or without 
the construction of the 5,374 square-foot convenience store with gas pumps and apartment units. 
The deficiencies occur along the eastbound Minos Conaway Road approach, northbound Delaware 
Route 1 left turn, and southbound Delaware Route 1 U-turn. Delays of over 1,000 second per 
vehicle are expected along the eastbound Minos Conaway Road approach and northbound 
Delaware Route 1 left turn, and up to 104.4 seconds per vehicle along the southbound Delaware 
Route 1 U-turn during the Saturday peak hour under future conditions.  
 
The unsignalized Nassau Road intersection with Delaware Route 1 exhibits LOS deficiencies 
during the PM and Saturday peak hours under existing conditions and during all peak hours under 
future conditions, with or without the construction of the 5,374 square-foot convenience store with 
gas pumps and apartment units. The deficiencies occur along the westbound Nassau Road 
approach, northbound Delaware Route 1 U-turn, and southbound Delaware Route 1 left turn. 
Delays of over 1,000 seconds per vehicle are expected along the westbound Nassau Road and 
southbound Delaware Route 1 left turn, and delays of up to 162.3 seconds per vehicle are expected 
along the northbound Delaware Route 1 U-turn.  
 
The Delaware Route 1 and Minos Conaway Road Grade Separated Intersection project (DelDOT 
Contract No. T201612501), would eliminate the Delaware Route 1/Minos Conaway Road 
intersection as well as eliminate the stop-controlled operation at the Delaware Route 1/Nassau 
Road intersection. Therefore, we do not recommend that the developer implement any 
improvements at the Delaware Route 1 intersections with Minos Conaway Road and Nassau Road. 
However, it is recommended that the developer coordinate with DelDOT on the implementation 
and equitable cost sharing of the Delaware Route 1 and Minos Conaway Road Grade Separated 
Intersection project.  
 
The unsignalized Eagles Crest Road/Oyster Rocks Road intersection with Delaware Route 1 
exhibits LOS deficiencies during the PM and Saturday peak hours under existing and future 
conditions, with or without the construction of the 5,374 square-foot convenience store with gas 
pumps and apartment units. The deficiencies occur along the eastbound Eagles Crest Road 
approach and westbound Oyster Rocks Road approach with delays of up to 170.4 and 227.2 
seconds per vehicle, respectively, during the Saturday peak hour under future conditions.  
 
The SR 1 & S264 Intersection Improvements project (DelDOT Contract No. T201904302) includes 
the restriction of northbound and southbound Delaware Route 1 left turns at the intersection of 
Eagles Crest Road/Oyster Rocks Road. Additionally, the project will prohibit eastbound Eagles 
Crest Road and westbound Oyster Road through movements and provide an acceleration lane for 
the left turns along both approaches. With these improvements, deficiencies would still occur along 
the eastbound and westbound approaches during the PM and Saturday peak hours under future 
conditions, with or without the proposed development. However, the delays along the eastbound 
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Eagles Crest Road approach and westbound Oyster Rocks Road approach would be reduced to 
91.9 and 69.3 seconds of delay per vehicles, respectively, during the Saturday peak hour. 
Additionally, the improvements proposed as part of the Delaware Route 1/Cave Neck Road grade-
separated interchange project may impact traffic operations at this intersection. Therefore, we do 
not recommend that the developer implement any improvements at this intersection. However, it 
is recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 & S264 Intersection Improvements project.  
 
The unsignalized Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
exhibits LOS deficiencies during all peak hours under existing and future conditions, with or 
without the construction of the 5,374 square-foot convenience store with gas pumps and apartment 
units. The deficiencies occur along the eastbound Hudson Road approach, westbound Steamboat 
Landing Road approach, and northbound Delaware Route 1 left turn with delays of over 1,000 
seconds per vehicle and up to 244.4 and 38.0 seconds per vehicle, respectively, during the Saturday 
peak hour under future conditions.  
 
The SR 1 & S258 Intersection Improvements project (DelDOT Contract No. T201904303) includes 
the restriction of eastbound Hudson Road and westbound Steamboat Landing Road left turn and 
through movements. With these improvements, deficiencies would still occur along the eastbound 
Hudson Road approach and northbound Delaware Route 1 left turn during the Saturday peak hour 
under future conditions, with or without the proposed development. However, the delays along the 
eastbound approach and northbound left turn will be reduced to 325.7 and 38.6 seconds of delay 
per vehicle, respectively, during the Saturday peak hour under future conditions with the proposed 
development. Additionally, the improvements proposed as part of the Delaware Route 1/Cave 
Neck Road grade-separated interchange may impact traffic operations at this intersection. 
Therefore, we do not recommend that the developer implement any improvements at this 
intersection. However, it is recommended that the developer coordinate with DelDOT on the 
implementation and equitable cost sharing of SR 1 & S258 Intersection Improvements project. It 
is expected that the Compass Point development will contribute to the improvements at this 
intersection as well. 
 
The unsignalized Sweetbriar Road intersection with Cave Neck Road exhibits LOS deficiencies 
during the AM peak hour under future conditions, with or without the construction of the 5,374 
square-foot convenience store with gas pumps and apartment units. The deficiencies occur along 
the northbound Sweetbriar Road approach with delays up to 42.5 seconds per vehicle during the 
AM peak hour under future conditions. Sweetbriar Road intersects Cave Neck Road at a skewed 
angle. Furthermore, this intersection is only approximately 230 feet west of the Cave Neck Road 
and Hudson Road intersection.  
 
The unsignalized Hudson Road intersection with Cave Neck Road exhibits LOS deficiencies 
during all peak hours under future conditions, with or without the construction of the 5,374 square-
foot convenience store with gas pumps and apartment units. The deficiencies occur along the 
southbound Hudson Road approach with delays of up to 263.0 seconds per vehicle under future 
conditions.  



 
 

Chappell Farm  Revised February 12, 2021
  Page 10 

 

 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025. The developer should coordinate with 
DelDOT on the implementation and equitable cost sharing of this future CTP project.  
 
Per coordination with DelDOT, JMT conducted the additional Case 4a and 4b scenarios with only 
the development of the proposed convenience store with gas use, with or without a rights-in access 
along Delaware Route 1, and with or without a Connector Road built between Cave Neck Road 
and Red Fox Lane. JMT also conducted a Case 4c scenario with only the development of the 
proposed convenience store with gas use and apartment units, without a rights-in access along 
Delaware Route 1, and with a Connector Road built between Cave Neck Road and Red Fox Lane. 
Based on the results of the analyses and the proposed improvements as part of the SR 1 and Cave 
Neck Road Grade Separated Intersection project (DelDOT Contract No. T201912201), it is 
recommended that the rights-in access along Delaware Route 1 not be provided prior to the 
completion of the DelDOT project as the provision of this access would be in close proximity to 
the existing southbound Delaware Route 1 right turn lane onto Cave Neck Road. The existing right 
turn lane would be eliminated per the design of the grade separated intersection which would 
impact the location of the rights-in access.  
 
Additionally, it is recommended that the developer construct the Connector Road between Cave 
Neck Road and Red Fox Lane at a location consistent with the DelDOT project. Furthermore, as 
the proposed Site Entrance along Cave Neck Road would operate without any capacity constraints, 
it is recommended that the developer construct the site access as a temporary unsignalized T-
intersection until the roundabout is constructed as part of the DelDOT project. 
 
Full Build Out of Site 
 
The following intersections, which would experience capacity constraints with the construction of 
only the 5,374 square-foot convenience store with gas, would continue to experience capacity 
constraints with the full build out of the site and no additional improvements/contributions aside 
from those mentioned in the First Phase section are recommended: 
 

 Red Fox Lane intersection with Delaware Route 1  
 Cave Neck Road intersection with Delaware Route 1 
 Minos Conaway Road intersection with Delaware Route 1 
 Nassau Road intersection with Delaware Route 1 
 Eagles Crest Road/Oyster Rocks Road 
 Hudson Road/Steamboat Landing Road intersection with Delaware Route 1 
 Sweetbriar Road intersection with Cave Neck Road 
 Hudson Road intersection with Cave Neck Road 

 
The unsignalized Site Entrance A intersection with Cave Neck Road is proposed approximately 
475 feet west of Delaware Route 1 and exhibits LOS deficiencies during the AM and PM peak 
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hours under future conditions with the proposed development. These deficiencies occur along the 
southbound Site Entrance A approach and can be mitigated by the provision of a roundabout. Per 
the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT Contract No. 
T201912201) preferred alternative layout, a roundabout is recommended along the Cave Neck 
Road site frontage. As a roundabout will be constructed as part of the DelDOT project, we do not 
recommend that the developer implement any improvements at this intersection. However, it is 
recommended that the developer coordinate with DelDOT on the implementation and equitable 
cost sharing of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201).  
 
Per the May 3, 2019 DelDOT Scoping Meeting Memorandum, two build scenarios were evaluated: 
one with a rights-in along southbound Delaware Route 1 and one without a rights-in along 
southbound Delaware Route 1. Per the SR 1 and Cave Neck Road Grade Separated Intersection 
project preferred alternative plan, a frontage road is proposed to be constructed to the west of 
southbound Delaware Route 1 between the Red Fox Lane and Pondview Drive intersections. The 
rights-in for the Chappell Farm site would be constructed along this frontage road. As such, it is 
recommended that the rights-in access be constructed along the frontage road after the SR 1 and 
Cave Neck Road Grade Separated Intersection project is completed. 
 
Should Sussex County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development. The items have been split into two phases 
as the second phase of the site should be constructed when the SR 1 and Cave Neck Road Grade 
Separated Intersection project (DelDOT Contract No. T201912201) is completed.  
 
First Phase of Site Construction – 5,374 square-foot convenience store with gas pumps and 156 
apartment units 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction 
at proposed Site Entrance A, including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 
This requirement may be eliminated upon the selection and review of the pavement core 
data that can occur during the plan review process. 
 

2. The developer should construct a full access site entrance (Site Entrance A) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 400 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance A Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. The developer should submit a plan to DelDOT’s 
Development Coordination section depicting the design along the site frontage. The final 
design of the site entrance should be determined during the Entrance Plan review process. 
 

3. The developer should construct a Connector Road between Cave Neck Road and Red Fox 
Lane. The southerly leg of the Connector Road would transition to the Site Entrance A 
intersection with Cave Neck Road. The exact location and design of the connector road 
should be coordinated with DelDOT for consistency with the proposed improvements as 
part of the SR 1 and Cave Neck Road Grade Separated Intersection project (DelDOT 
Contract No. T201912201). The Chappell Farm entrance onto the new Connector Road 
should be located along an area without horizontal curvature. If the Connector Road is to 
be dedicated to public use, the appropriate right-of-way/permanent easements should be 
dedicated to DelDOT as it will be State maintained and should be designed/constructed to 
State standards. The value of the construction of the Connector Road and the right-of-way 
that would be dedicated in this regard can be counted towards the contribution for the SR 
1 and Cave Neck Road Grade Separated Intersection project per the discussion in Item 
number 8 below.  
 

4. The DelDOT FY21-FY26 Capital Transportation Program (CTP) includes a future 
improvement project at the Cave Neck Road, Hudson Road, and Sweetbriar Road 
intersection. Based on the CTP, design is scheduled to start in Fiscal Year 2025. The 
developer should coordinate with DelDOT on the implementation and equitable cost 
sharing of this future CTP project.  
 

5. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Minos Conaway Road and 
Nassau Road as part of the Delaware Route 1 and Minos Conaway Road Grade Separated 
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Intersection project (DelDOT Contract No. T201612501). The developer should 
coordinate with DelDOT on the implementation and equitable cost sharing of the 
improvements. The cost contribution should consider the full buildout of the Chappell 
Farm site. 
 

6. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Eagles Crest Road/Oyster 
Rocks Road as part of the SR 1 & S264 Intersection Improvements project (DelDOT 
Contract No. T201904302). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. 
 

7. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersection of Delaware Route 1 with Hudson Road/Steamboat 
Landing Road as part of the SR 1 & S258 Intersection Improvements project (DelDOT 
Contract No. T201904303). The developer should coordinate with DelDOT on the 
implementation and equitable cost sharing of the improvements. The cost contribution 
should consider the full buildout of the Chappell Farm site. It is expected that the Compass 
Point development will contribute to the improvements at this intersection as well.  
 

8. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of improvements to the intersections of Delaware Route 1 with Red Fox Lane and Cave 
Neck Road as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). The developer should coordinate with DelDOT on 
the implementation and equitable cost sharing of these improvements. The cost 
contribution should consider the full buildout of the Chappell Farm site. 

 
9. The following bicycle, pedestrian, and transit improvements should be included: 

 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the Cave Neck Road site frontage (west of the 
new Connector Road). Within the easement, the developer should construct a ten-foot 
wide shared-use path (SUP). The SUP should be designed to meet current AASHTO 
and ADA standards. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the SUP. 
 

b. An access-way should be provided from the SUP into the site. 
 



 
 

Chappell Farm  Revised February 12, 2021
  Page 14 

 

c. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 

 
d. Internal bicycle racks should be provided for the commercial use and the apartment 

units. 

e. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance A approach to Cave Neck Road. The use of diagonal curb ramps is 
discouraged.  
 

f. Minimum five-foot wide bicycle lanes should be incorporated in the right turn lanes 
and shoulder along the Cave Neck Road approaches to Site Entrance A. 
 

g. Utility covers should be moved outside of any designated bicycle lanes and any 
proposed sidewalks/shared-use paths or should be flush with the pavement. 

 
Second Phase of Site Construction – The remaining approximately 16,128 square feet of 
commercial space and approximately 23,006 square feet of commercial space 
 
It is assumed the Site Entrance A/Cave Neck Road intersection will be converted to a roundabout 
by DelDOT as part of the SR 1 and Cave Neck Road Grade Separated Intersection project 
(DelDOT Contract No. T201912201). As such, no additional improvements to be completed by 
the developer are listed for the intersection with the second phase of the site. 
 

1. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the Cave Neck Road site frontage in the area affected by entrance plan construction, 
at proposed Site Entrance B including any auxiliary lanes, at DelDOT’s discretion. 
DelDOT should analyze the existing lanes’ pavement section and recommend an overlay 
thickness to the developer’s engineer, if necessary.  
 

2. The developer should provide a bituminous concrete overlay to the existing travel lanes 
along the southbound Delaware Route 1 frontage road site frontage in the area affected by 
entrance plan construction, including any auxiliary lanes, at DelDOT’s discretion. DelDOT 
should analyze the existing lanes’ pavement section and recommend an overlay thickness 
to the developer’s engineer, if necessary. 
 

3. The developer should construct a full access site entrance (Site Entrance B) for the 
proposed Chappell Farm development on Cave Neck Road, approximately 900 feet west 
of Delaware Route 1 to be consistent with the lane configurations shown in the table below: 
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Approach Current Configuration Proposed Configuration 

Eastbound Cave Neck Road One through lane One left turn lane and one through 
lane 

Westbound Cave Neck 
Road One through lane One through lane and one right 

turn lane 

Southbound Site Entrance B Approach does not exist One shared left turn/right turn 
lane 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 350 feet (excluding taper) for the westbound Cave Neck Road right turn 
lane and 210 feet (excluding taper) for the eastbound Cave Neck Road left turn lane. 
However, the left turn lane storage length can be reduced to a minimum of 130 feet 
(excluding taper) due to the proximity of the Samuel Paynter Boulevard intersection with 
Cave Neck Road. The calculated queue lengths from the HCS analysis can be 
accommodated within the recommended storage lengths. The developer should submit a 
plan to DelDOT’s Development Coordination section depicting the design along the site 
frontage. The final design of the site entrance should be determined during the Entrance 
Plan review process. 

 
4. The developer should construct a rights-in only site entrance for the proposed Chappell 

Farm development on the southbound Delaware Route 1 Frontage Road that would be 
constructed west of Delaware Route 1 as part of the SR 1 and Cave Neck Road Grade 
Separated Intersection project. The rights-in only site entrance should be constructed 
approximately 300 feet north of Cave Neck Road to be consistent with the lane 
configurations shown in the table below: 
 

Approach Current Configuration Proposed Configuration 

Southbound Delaware 
Route 1 Frontage Road Approach does not exist One through lane and one right 

turn lane 

 
Based on Table 10-5 from Chapter 10 of AASHTO, A Policy on Geometric Design of 
Highways & Streets, 6th Edition, the recommended minimum deceleration length 
(excluding taper) for the right turn lane is 405 feet. The developer should submit a plan to 
DelDOT’s Development Coordination section depicting the design along the site frontage. 
The final design of the site entrance should be determined during the Entrance Plan review 
process. 
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5. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the right-of-way 

should be dedicated to DelDOT along the southbound Delaware Route 1 Frontage Road 
and Cave Neck Road (west of the Connector Road) site frontages. Within the easement, 
the developer should construct a ten-foot wide shared-use path (SUP). The developer 
should coordinate with DelDOT’s Development Coordination section during the plan 
review process to identify the exact location of the SUP. 

 
b. An access-way should be provided from the SUP into the site. 

 
c. A SUP is required on both sides of the Connector Road between the commercial and 

residential uses. 
 

d. An internal connection should be provided between the uses on the easterly and 
westerly sides of the Connector Road. 
 

e. Where internal sidewalks are located alongside of parking spaces, a buffer, physical 
barrier or signage should be added to eliminate vehicular overhang onto the sidewalk. 
 

f. Internal bicycle racks should be provided for the commercial use. 

g. ADA compliant curb ramps and marked crosswalks should be provided along the Site 
Entrance B approaches to Cave Neck Road and the Site Entrance C approach to the 
southbound Delaware Route 1 Frontage Road. The use of diagonal curb ramps is 
discouraged.  

 
h. Utility covers should be moved outside of any proposed sidewalks/shared-use paths or 

should be flush with the pavement. 
 

Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process. 
 
Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 
Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
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Additional details on our review of the TIS are attached. Please contact me at (302) 266-9600 if 
you have any questions concerning this review. 
 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure   



Detailed TIS Review by: 
Johnson, Mirmiran, & Thompson  

Chappell Farm TIS  Revised February 12, 2021 
  Page 18 

 

General Information     
 
Report date: February 2020 
Prepared by:  Becker Morgan Group, Inc. 
Prepared for: Hudson Management, LLC 
Tax Parcel: 235-23.00-1.02 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: Per the TIS, the developer seeks to develop 94 apartment units, a 37,000 square foot 
shopping center, and a 5,068 square foot super convenience store with gas pumps. However, the 
proposed development has been updated to be comprised of 156 apartment units, 39,134 square 
feet of retail, and a 5,374 square-foot convenience store with gas pumps. As such, this TIS review 
has been revised to evaluate the traffic impacts with the updated land use sizes.    
Location: The subject site is located on the northwest corner of the intersection of Delaware Route 
1 and Cave Neck Road (Sussex Road 88) in Sussex County, Delaware. 
Amount of Land to be developed: An approximately 14.9-acre parcel. 
Land Use approval(s) needed: Rezoning and Entrance Plan. 
Proposed completion date: 2023 
Proposed access location: Two full access points are proposed: one along Cave Neck Road (Site 
Access A), approximately 475 feet west of Delaware Route 1 and the other along Cave Neck Road 
(Site Access B), approximately 900 feet west of Delaware Route 1. One rights-in only access is 
proposed along southbound Delaware Route 1 (Site Access C), approximately 600 feet north of 
Cave Neck Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on SR 1: 41,783 vehicles per day (non-Summer) 
 2019 Average Annual Daily Traffic on Cave Neck Road: 7,339 vehicles per day (non-

Summer) 
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Site Map 
 

   
*Graphic is an approximation based on the Conceptual Site Plan prepared by Becker Morgan 
Group dated March 5, 2019.  
 
 
Relevant and On-going Projects 
 
DelDOT has several relevant and ongoing improvement projects within the study area including 
the Corridor Capacity Preservation Program (CCPP), which aims to maintain the regional 
importance and preserve the intended function and capacity of existing designated transportation 
routes within the Program. The main objectives of the program are listed below: 
 

 Prevent the need to build an entirely new road  
 Minimize the transportation impacts of increased economic growth 
 Maintain an existing road’s ability to handle traffic efficiently and safely 
 Preserve the ability to make future improvements  
 Sort local and through traffic 

 
Delaware Route 1 is one of the highways included in the CCPP. More information regarding the 
CCPP can be found at: https://deldot.gov/Publications/manuals/corr_cap/index.shtml. 
 
DelDOT is proposing to build a grade-separated interchange at the intersection of Delaware Route 
1 and Cave Neck Road (DelDOT Contract No. T201912201). The selected alternative proposes 
Cave Neck Road to be elevated over Delaware Route 1. A new connector road would be 
constructed between Red Fox Lane and Cave Neck Road. This connector road would intersect 
Cave Neck Road at a roundabout. The southerly leg of this roundabout would provide a rights-

Site Location Map 
   

                  Proposed Site 
               Entrance 

North 

Not to Scale 
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in/rights-out access to southbound Delaware Route 1. Additionally, the Red Fox Lane and 
Delaware Route 1 intersection would be eliminated. A roundabout would also be added along Cave 
Neck Road on the easterly side of Delaware Route 1 and the southerly leg of this roundabout would 
provide a rights-in/rights-out access to northbound Delaware Route 1. A new frontage road would 
be constructed on the westerly side of Delaware Route 1 between Red Fox Lane and Pondview 
Drive as well as on the easterly side of Delaware Route 1 between Willow Creek Road and Cave 
Neck Road. Design is underway and construction is expected to start in 2025. More information 
regarding the SR 1 and Cave Neck Road Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201912201. 
 
The second project within the study area is the SR 1, Minos Conaway Road Grade Separated 
Intersection project (DelDOT Contract No. T201612501), which will provide a grade separated 
intersection to separate through movements along Delaware Route 1 and turning movements to 
and from Minos Conaway Road, Nassau Road and Old Mill Road. Per the preferred alternative 
concept plan, shared-use paths would also be constructed along Minos Conaway Road, Nassau 
Road, Janice Road, and along southbound Delaware Route 1 south of Janice Road to accommodate 
pedestrians and bicyclists. This project intends to maintain capacity of the Delaware Route 1 
corridor and improve safety at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road, while improving mobility and access for local traffic. The project is expected to 
begin construction in 2023 and be completed in 2025. More information regarding the Delaware 
Route 1 and Minos Conaway Grade Separated Intersection project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201612501. 
 
The third project within the study area is at the intersection of Delaware Route 1 and Hudson Road 
(Sussex Road 258)/Steamboat Landing Road (DelDOT Contract No. T201904303). As part of the 
project, left turns and through movements along Hudson Road and Steamboat Landing Road 
would be prohibited. Northbound and southbound left turning movements along Delaware Route 
1 would be permitted. Design is underway with construction anticipated to start in the fall of 2023. 
More information regarding SR 1 & S258 Intersection Improvements project can be found at: 
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904303#project-
details1. 
 
The fourth project within the study area is at the intersection of Delaware Route 1 and Oyster 
Rocks Road (Sussex Road 264) (DelDOT Contract No. T201904302). As part of the project, 
acceleration lanes along northbound and southbound Delaware Route 1 would be provided for the 
left turning movements from Eagle Crest Road and Oyster Rocks Road. Through movements 
between Eagle Crest Road and Oyster Rocks Road would be prohibited. Northbound and 
southbound left turning movements from Delaware Route 1 would also be prohibited. Design is 
underway with construction anticipated to start in the fall of 2021. More information regarding the 
SR 1 & S264 Intersection Improvements project can be found at:  
https://deldot.gov/projects/index.shtml?dc=details&projectNumber=T201904302. 
 
DelDOT’s 2016 Hazard Elimination Program (HEP) identified Site H which is within the project 
area. Site H is a 0.30-mile corridor along Cave Neck Road from 0.29 mile west of Delaware Route 
1 to the Delaware Route 1 intersection. The Site H Task I report included a crash summary and 
recommended to evaluate improvement options to reduce angle crashes and median confusion as 
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part of the unsignalized crossover studies along Delaware Route 1. This area was further reviewed 
under Task II to evaluate several median channelization options at the Delaware Route 1 and Cave 
Neck Road intersection. Recommendations included accommodating northbound left-turns only 
and installing a partial signal at the intersection of Delaware Route 1 and Cave Neck Road to act 
as an interim improvement, before constructing a grade separated interchange as part of the 
previously mentioned CCPP Project. Also, providing a flashing red arrow phase may be considered 
during the off-peak hours as part of the design of these improvements. Field visits confirm that 
southbound Delaware Route 1 left turning movements and eastbound Cave Neck Road left turning 
movements have been prohibited at the intersection. 
 
The DelDOT FY21-FY 26 Capital Transportation Program (CTP) includes a future improvement 
project at the Cave Neck Road, Hudson Road, and Sweetbriar Road intersection. Based on the 
CTP, the design is scheduled to start in Fiscal Year 2025.  
 
Additionally, DelDOT is proposing to add lighting to the Delaware Route 1 and Cave Neck Road 
intersection. Design has been completed but implementation is currently on hold to avoid impacts 
to the lighting infrastructure due to other DelDOT improvement projects in the area.  
 
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2015) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within Investment Level 3 and Investment Level 4 areas. 
 
Investment Level 3 
 
Investment Level 3 Areas generally fall into two categories. The first category covers lands that 
are in the long-term growth plans of counties or municipalities where development is not necessary 
to accommodate expected population growth during a five-year planning period (or longer). The 
second category includes lands that are adjacent to or intermingled with fast-growing areas within 
counties or municipalities that are otherwise categorized as Investment Levels 1 or 2. Investment 
Level 3 is further characterized by areas with new development separated from existing 
development by a substantial amount of vacant land that is not contiguous with existing 
infrastructure, areas that are experiencing some development pressure,  areas with existing but 
disconnected development, and possible lack of adequate infrastructure. 
 
The state will consider investing in infrastructure within Investment Level 3 Areas once the 
Investment Level 1 and 2 Areas are substantially built out, or when the infrastructure or facilities 
are logical extensions of existing systems and deemed appropriate to serve a particular area. The 
priorities in the Level 3 Areas are for DelDOT to focus on regional movements between towns 
and other population centers. Local roadway improvements will be made by developers and 
property owners as development occurs. Lower priority is given to transportation system–capacity 
improvements and transit-system enhancements. 
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Investment Level 4 
 
Delaware’s Investment Level 4 Areas are rural in nature and are where the bulk of the state’s open 
space/natural areas and agricultural industry is located. These areas contain agribusiness activities, 
farm complexes, and small settlements. They typically include historic crossroads or points of 
trade, often with rich cultural ties. Delaware’s Investment Level 4 Areas are also the location of 
scattered residential uses, featuring almost entirely single-family detached residential structures. 
Delaware’s Investment Level 4 Areas also include many unincorporated communities, typically 
with their own distinctive character and identity. Investment Level 4 Areas depend on a 
transportation system primarily of secondary roads linked to roadways used as regional 
thoroughfares for commuting and trucking. 
 
It is the state’s intent to discourage additional urban and suburban development in Investment 
Level 4 Areas unrelated to agriculture and to the areas’ needs. In Investment Level 4 Areas, the 
state’s investments and policies should retain the rural landscape and preserve open spaces and 
farmlands, support farmland-related industries, and establish defined edges to more concentrated 
development. The focus for the Level 4 Areas will be to preserve and maintain existing facilities 
in safe working order, corridor-capacity preservation, and the enhancement of transportation 
facilities to support agricultural business. 
 
Proposed Development’s Compatibility with Livable Delaware: 
A portion of the site (a section of the proposed convenience store with gas) would be in the 
Investment Level 3 area and the rest of the site would be in the Investment Level 4 area. According 
to Livable Delaware, the state’s investments and policies should retain the rural landscape and 
preserve open spaces and farmlands within Level 4 areas. In addition, construction of new homes 
is discouraged in Level 4 areas. Therefore, the proposed development is generally not consistent 
with the 2015 update of the Livable Delaware “Strategies for State Policies and Spending.” 
 
Comprehensive Plans 
(Source: Sussex County March 2019 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan Future Land Use Map, the proposed development is 
in an area designated as Low Density. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive Plan, Sussex County hopes to retain the rural environment 
of Low Density areas. Therefore, the proposed development is generally not consistent with the 
Sussex County March 2019 Comprehensive Plan. However, the developer is proposing to rezone 
the land to heavy commercial. 
 
Trip Generation 
 
The trip generation for the proposed development was determined by using the comparable land 
use and rates/equations contained in the Trip Generation, 10th Edition: An ITE Informational 
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Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 220 
(multi-family low rise), Land Use Code 820 (Shopping Center), and Land Use Code 960 (super 
convenience market with gas station). The trip generation was approved by DelDOT during the 
PTIS review. Note, the trip generation per the TIS report and the trip generation per the updated 
land use sizes are shown below. The trip generation for the updated land use sizes were provided 
by Becker Morgan on February 1, 2021. 
 

Table 1 
Chappell Farm Trip Generation – Per the TIS Report 

 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

94 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
670 10 35 45 35 21 56 34 34 68 

37,000 SF Shopping 
Center (ITE Code 

820) 
3,058 105 65 170 125 135 260 147 135 282 

5,068 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,247 216 216 432 175 176 351 163 164 327 

Total Trips 7,975 331 316 647 335 332 667 344 333 677 

Internal Capture - 0 0 0 -25 -25 -50 -30 -30 -60 

Pass-By Trips - -164 -164 -328 -170 -171 -341 -155 -151 -306 

Net New Trips - 167 152 319 140 136 276 159 152 311 
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Chappell Farm Trip Generation – Per the Updated Land Use Sizes 
 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

SAT 
Peak Hour 

  In Out Total In Out Total In Out Total 

156 Multi-family 
Housing, Low Rise 

(ITE Code 220)  
1,139 14 39 53 41 27 68 35 37 72 

39,134 SF Shopping 
Center (ITE Code 

820) 
3,176 106 65 171 130 141 271 153 142 295 

5,374 SF Super 
Convenience Market 
w/ Gas Station (ITE 

Code 960) 

4,498 232 232 464 183 184 367 175 176 351 

Total Trips 8,813 352 336 688 354 352 706 363 355 718 

Internal Capture - 0 0 0 -34 -28 -62 -32 -32 -64 

Pass-By Trips - -176 -176 -353 -174 -179 -353 -175 -173 -348 

Net New Trips - 177 160 335 146 145 291 156 150 306 
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Overview of TIS 
 
Intersections examined: 

 
1. Site Access A/Cave Neck Road (Sussex Road 88) 
2. Site Access B/Cave Neck Road 
3. Site Access C/Delaware Route 1 
4. Delaware Route 1/Red Fox Lane 
5. Delaware Route 1/Cave Neck Road 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 
7. Delaware Route 1/Nassau Road (Sussex Road 266) 
8. Delaware Route 1/Eagles Crest Rd/Oyster Rocks Road (Sussex Road 264) 
9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
10. Cave Neck Road/Samuel Paynter Boulevard 
11. Cave Neck Road/E. Mill Run Road 
12. Cave Neck Road/Old Grist Run 
13. Cave Neck Road/Beulah Boulevard 
14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
15. Cave Neck Road/Hudson Road 
16. Hudson Road/Walker Road (Sussex Road 260) 

 
Conditions examined: 
 

1. Case 1 – 2019 Existing Condition  
2. Case 2 – 2023 without development 
3. Case 3a– 2023 with development and without rights-in access along Delaware Route 1  
4. Case 3b – 2023 with development and with rights-in access along Delaware Route 1 

 
Note: The Scoping Meeting Memorandum also identified additional cases to be evaluated 
considering the Delaware Route 1/Cave Neck Road grade separated interchange configuration 
with and without a rights-in access on Delaware Route 1. The preferred alternative was not selected 
prior to the completion of the Final TIS report. As such, DelDOT agreed to eliminate the required 
analysis of an interchange at Delaware Route 1/Cave Neck Road. 
 
Committed Developments considered: 

 
1. Overbrook Meadows Phases 1 and 2 (175 single family detached houses to be 

considered in Case 3)  
2. Compass Point (f.k.a. Sweetbriar Road Development) (293 single-family detached 

houses) 
3. Red Mill Pond North (343 single-family detached houses) 
4. Red Mill Pond South (117 townhouses) 
5. Cool Spring Farm (f.k.a. Log Cabin Hill Road) (425 single-family detached houses) 
6. Sussex Consortium School (415 student elementary school)  
7. Vincent Overlook (54 single-family detached houses) 
8. Windstone (360 single-family detached houses) 
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Peak hours evaluated: Weekday morning, Weekday evening, and Summer Saturday midday peak 
hours. 
 
Intersection Descriptions  
 

1. Site Entrance A/Cave Neck Road (Sussex Road 88) 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left-turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance A) Proposed one left-turn lane and one right turn 
lane, stop-controlled 
 

2. Site Entrance B/Cave Neck Road 
Type of Control: Proposed two-way stop-controlled intersection (T intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
left turn lane 
Westbound Approach: (Cave Neck Road) Existing one through lane and proposed one 
right turn lane 
Southbound Approach: (Site Entrance B) Proposed one shared left turn/right turn lane, 
stop-controlled 
 

3. Site Entrance C/Delaware Route 1 
Type of Control: Proposed rights-in only access driveway 
Southbound Approach: (Delaware Route 1) Proposed two through lanes and one rights-
in-only lane  

 
4. Delaware Route 1/Red Fox Lane 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Red Fox Lane) Existing one right turn lane, stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right-turn lane 
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5. Delaware Route 1/Cave Neck Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one right turn lane (stop-controlled) 
Northbound Approach: (Delaware Route 1) Existing one left tun lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing two through lanes and one right 
tun lane 

 
6. Delaware Route 1/Minos Conaway Road (Sussex Road 265) 

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Minos Conaway Road) Existing one left turn lane and one right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
Southbound Approach: (Delaware Route 1) Existing one left turn lane two through 
lanes and one channelized right turn lane 
 

7. Delaware Route 1/Nassau Road (Sussex Road 266) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Nassau Road) Existing one shared left turn/right turn lane, 
stop-controlled 
Northbound Approach: (Delaware Route 1) Existing one left-turn lane, two through 
lanes and one right-turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane and two through 
lanes 
 

8. Delaware Route 1/Eagles Crest Road/Oyster Rocks Road (Sussex Road 264) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Eagles Crest Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Westbound Approach: (Oyster Rocks Road) Existing one shared left turn/through/right 
turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
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9. Delaware Route 1/Hudson Road/Steamboat Landing Road (Sussex Road 258) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Westbound Approach: (Steamboat Landing Road) Existing one shared left 
turn/through/right turn lane, stop controlled 
Northbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
Southbound Approach: (Delaware Route 1) Existing one left turn lane, two through 
lanes, and one right turn lane 
 

10. Cave Neck Road/Samuel Paynter Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Samuel Paynter Boulevard) Existing one left turn lane and one 
right turn lane, stop-controlled 
 

11. Cave Neck Road/E. Mill Run Road 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through lane 
Northbound Approach: (E. Mill Run Road) Existing one shared left turn/right turn lane, 
stop-controlled 
 

12. Cave Neck Road/Ole Grist Run/Brookstone Drive 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane, one through lane 
and one right turn lane 
Northbound Approach: (Ole Grist Run) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Brookstone Drive) Existing one shared left turn/through/right 
turn lane, stop-controlled 
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13. Cave Neck Road/Beulah Boulevard 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Cave Neck Road) Existing one through lane and one right turn 
lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one through 
lane 
Northbound Approach: (Beulah Boulevard) Existing one shared left turn/right turn 
lane, stop-controlled 
 

14. Cave Neck Road/Sweetbriar Road (Sussex Road 261) 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one left turn lane and one shared 
through/right turn lane 
Northbound Approach: (Sweetbriar Road) Existing one shared left turn/through/right 
turn lane, stop-controlled 
Note: The northerly leg of the intersection is one-way northbound. 
 

15. Cave Neck Road/Hudson Road 
Type of Control: Existing two-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Westbound Approach: (Cave Neck Road) Existing one shared left turn/through/right 
turn lane 
Northbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
Southbound Approach: (Hudson Road) Existing one shared left turn/through/right turn 
lane, stop-controlled 
 

16. Hudson Road/Walker Road (Sussex Road 260) 
Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Walker Road) Existing one shared left turn/right turn lane, stop-
controlled 
Northbound Approach: (Hudson Road) Existing one shared left turn/through lane 
Southbound Approach: (Hudson Road) Existing one shared through/right turn lane 
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Transit, Pedestrian, and Bicycle Facilities 
 
Existing transit service: Per DelDOT Gateway, Delaware Transit Corporation (DTC) currently 
does not provide transit stops within the study area. 
 
Planned transit service: Per email correspondence on April 15, 2020 with Mr. Jared Kauffman, 
Fixed-Route Planner at the DTC, a shared-use path (SUP) should be placed along Cave Neck Road 
to give DTC the option of creating bus stops in the future, if deemed necessary. 
 
Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 
one Connector Bicycle Route and one Regional Bicycle Route exist within the study area. The 
Connector Bicycle Route travels along Hudson Road, traversing through two study intersections 
(Cave Neck Road and Walker Road). The Regional Bicycle Route exists along Sweetbriar Road 
and traverses through two study intersections (Cave Neck Road and Hudson Road) before 
continuing northwest along Cave Neck Road. There are no pedestrian facilities within the study 
area. 
 
Planned bicycle and pedestrian facilities: Per email correspondence on April 15, 2020 from Mr. 
John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were recommended: 
 

 Construct a 10-foot wide shared-use path (SUP) along both property frontages. 
 An internal connection is required from the SUP along Cave Neck Road and Delaware 

Route 1 into the proposed site. 
 A SUP will be required on both sides of the service road between the commercial and 

residential use. 
 An internal connection will be required between the commercial and residential use. 
 Internal bicycle racks for the commercial use along Delaware Route 1 and bike racks for 

the apartment units. 
 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 

the roadway classification and establish a 15-foot wide permanent easement along the 
property frontages. 
 

Bicycle Level of Traffic Stress in Delaware: Researchers with the Mineta Transportation 
Institute developed a framework to measure low-stress connectivity, which can be used to evaluate 
and guide bicycle network planning. Bicycle LTS analysis uses factors such as the speed of traffic, 
volume of traffic, and the number of lanes to rate each roadway segment on a scale of 1 to 4, where 
1 is a low-stress place to ride and 4 is a high-stress place to ride. It analyzes the total connectivity 
of a network to evaluate how many destinations can be accessed using low-stress routes. 
Developed by planners at the Delaware Department of Transportation (DelDOT), the bicycle Level 
of Traffic Stress (LTS) model will be applied to bicycle system planning and evaluation throughout 
the state. The Bicycle LTS for the roadways under existing conditions along the site frontage are 
summarized below. The Bicycle LTS was determined utilizing the map on the DelDOT Gateway.   
 

 Delaware Route 1 – LTS: 3 and 4 
 Cave Neck Road – LTS: 3 and 4 
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Crash Evaluation 
 
Per the crash data included in the TIS from May 14, 2016 to May 14, 2019 and provided by the 
Delaware Crash Analysis Reporting System, a total of 147 crashes were reported within the study 
area. Of the 147 crashes reported: 

 44 crashes occurred between the two unsignalized intersections of Cave Neck Road and 
Sweetbriar Road and Cave Neck Road and Hudson Road, which are approximately 300 
feet apart from each other. 

o Of the 44 crashes at these two intersections, 34 were angle incidents. 12 of these 
angle crashes resulted in injuries. 

 28 crashes occurred at the unsignalized intersection of Delaware Route 1 and Hudson 
Road/Steamboat Landing Road. 

o Of those 28 crashes, 10 were angle incidents. 6 out of the 10 angle crashes resulted 
in injuries. 

o Of those 28 crashes, 7 were rear-end incidents. 4 out of the 7 rear-end crashes 
resulted in injuries. 

 25 crashes occurred at the unsignalized intersection of Delaware Route 1 and Minos 
Conaway Road. 

o Of those 25 crashes, 10 were angle incidents. 4 out of the 10 angle crashes resulted 
in injuries. 

 20 crashes occurred at the unsignalized intersection of Delaware Route 1 and Nassua Road. 
o Of those 20 crashes, 7 were rear-end incidents. 2 out of the 7 rear-end crashes 

resulted in injuries. 
 No fatalities were reported within the study area during the 3-year study period. 

 
 
Previous Comments 
 
Comments provided by DelDOT during the Preliminary TIS review have been addressed in the 
Final TIS. 
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General HCS Analysis Comments 

(See table footnotes on the following pages for specific comments) 
 

1. Per DelDOT’s Development Coordination Manual, JMT and TIS used a heavy vehicle 
percentage of 3% for each movement greater than 100 vph in the Case 2 and Case 3 future 
scenario analyses, unless the existing heavy vehicle percentage was greater than 3% and there 
was no significant increase of vehicles along that movement, in which case the existing heavy 
vehicle percentage was used for analysis of future scenarios. 
 

2. Per DelDOT’s Development Coordination Manual and coordination with DelDOT Planning, 
JMT used a heavy vehicle percentage of 5% for each movement less than 100 vph along 
roadways, whereas the TIS did not. 
 

3. Per DelDOT’s Development Coordination Manual, JMT and TIS utilized the existing PHF for 
the Case 1 scenario and a future PHF for Cases 2 and 3 scenarios of 0.80 for roadways with 
less than 500 vph, 0.88 for roadways between 500 and 1,000 vph, and 0.92 for roadways with 
more than 1,000 vph or the existing PHF, whichever was higher.  

 
4. The TIS analyzed the intersections along Delaware Route 1 using Synchro software. However, 

per direction from DelDOT, JMT analyzed the intersections along Delaware Route 1 using 
HCS7 software. 

 
5. Per coordination with DelDOT, JMT conducted the following additional scenarios: 

 
a. Case 4a - 2023 with development of convenience store with gas only, without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane  
 

b. Case 4b – 2023 with development of convenience store with gas only, with rights-
in access along Delaware Route 1, and without a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
c. Case 4c – 2023 with development of convenience store and apartment units without 

rights-in access along Delaware Route 1, and with a Connector Road built between 
Cave Neck Road and Red Fox Lane 

 
6. For Cases 3a and 3b, the TIS evaluates the impacts of a proposed mixed-use development 

comprised of 94 apartment units, 37,000 square feet of commercial space, and a 5,068 square-
foot convenience store with gas pumps. However, the proposed development has been updated 
to be comprised of 156 apartment units, 39,134 square feet of retail, and a 5,374 square-foot 
convenience store with gas pumps. As such, the JMT results for Cases 3a, 3b, and 4c are based 
on revised volumes provided by Becker Morgan considering the updated land use sizes.  

 

  



 

 

August 3, 2020 
 
Chad D. Carter – Associate  
Landscape Architect, RLA, ASLA 
BECKER MORGAN GROUP, INC. 
Delaware | Maryland | North Carolina 
 
RE:  Ability to Serve Letter for Tax Parcel 235-23.00-1.02, Chappell Farm 
 
To whom it may concern: 
 
With reference to your request concerning water and wastewater service to the Chappell Farm project located 
at the intersection of Route 1 and Cave Neck Road, Milton, DE, please be advised as follows:  
 
The proposed project consisting of Elderly Living Facilities, Apartments and Mixed-Use Buildings retail 
buildings is within Artesian Water Company’s service territory.  A Certificate of Public Convenience and 
Necessity (CPCN) for water has been granted to Artesian by the Delaware Public Service Commission for this 
property.  The developer and Artesian Water Company, Inc. shall enter into a Water Service Agreement that 
addresses the financial terms of the provision of water service in accordance with Artesian’s tariff as approved 
by the Delaware Public Service Commission.   
 
The proposed project is not within Artesian Wastewater Management Inc’s service territory.  A Certificate of 
Public Convenience and Necessity (CPCN) for wastewater must be granted to Artesian by the Delaware Public 
Service Commission for this property.  The developer and Artesian Wastewater Management Inc. shall enter 
into a Wastewater Service Agreement that addresses the financial terms of the provision of wastewater service 
in accordance with Artesian’s tariff as approved by the Delaware Public Service Commission.   
 
Based on current conditions and projections of growth within the Company's service area, Artesian is willing 
and able to provide the required water and wastewater service to this project.  An anticipated construction 
schedule is required in order for Artesian to assess the impact of service requests upon its ability to meet 
projected water and wastewater demands. 
 
This letter shall expire if a water and wastewater service agreements are not executed within one year of the 
date of this letter.   
 
If you have any questions, please do not hesitate to contact us. 
 
Yours very truly, 
 
 
 
Adam Gould 
Manager, Systems Planning & Design   
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March 11, 2019 

 

John Ashman 

Sussex County Utility Planning 

2 The Circle, P.O. Box 589 

Georgetown, DE 19947 

 

RE: Sussex County Sewer District Extension 

 Chappell Farm LLC – Mixed Use Development 

 Milton, Delaware – RT 1 & Cave Neck Road 

 2018053.00 

 

Dear Mr. Ashman: 

 

We are hereby formally requesting the expansion of the Sussex County Unified Sewer 

District to include the proposed Chappell Farm Mixed Used Development located on the 

Northwest corner of Route 1 (Coastal Highway) & RD 88 (Cave Neck Road), on parcel 235-

23.00-1.02 

 

The proposed property is currently adjacent to the Paynters Mill residential sub development, 

& Overbrook Acres LLC located on parcel 235.23.00-1.01, which are both currently in the 

Sussex County Unified Sewer District, and currently being served by Sussex County. It is our 

understanding that Sussex County Sewer exists along Cave Neck Road, and it would be our 

intention to connect to the Sewer District through this service.   

 

The anticipated EDU demand for the proposed site is 170 EDUs at this time.  

 

Please contact me should you have any questions. 

 

Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

J. Michael Riemann, P.E.  

Vice President 

 

CDC/rlh  

 

Cc: Chappell Farm LLC  

  

 Hans Medlarz – Sussex County Engineering 

 

 
201805300ag-SewerExpansionLetter 
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January 8, 2021 

 

Ms. Constance C. Holland 

Director, Office of State Planning Coordination 

122 S. Martin Luther King Blvd  

Dover, DE 19901 

 

RE: PLUS review 2018-10-15 

 Chappell Farm 

 Sussex County, Delaware 

 2018053.00 

 

Dear Connie: 

  

Please find below our point by point response to your comments received December 

3, 2018. For ease of review, please find our responses below in a different font.  

 

Please note that changes to the plan, other than those suggested in this letter, could 

result in additional comments from the State.  Additionally, these comments reflect 

only issues that are the responsibility of the agencies represented at the meeting.  The 

developers will also need to comply with any Federal, State and local regulations 

regarding this property.  We also note that as Sussex County is the governing 

authority over this land, the developers will need to comply with any and all 

regulations/restrictions set forth by the County. 
 
Response: Understood, the developers intend to comply with all applicable 
regulations regarding the development of this property. The developer will comply 
with any and all regulations and/or restrictions set forth by Sussex County.  

  

Strategies for State Policies and Spending 
 

This project represents land development that will result in 156 residential units and 

45,000 square feet of commercial space in an Investment Level 4 area according to 

the 2015 Strategies for State Policies and Spending.  Investment Level 4 indicates 

where State investments will support agricultural preservation, natural resource 

protection, and the continuation of the rural nature of these areas.  New development 

activities and suburban development are not supported in Investment Level 4 areas.  

These areas are comprised of prime agricultural lands and environmentally sensitive 

wetlands and wildlife habitats, which should be, and in many cases have been 

preserved.   

 

From a fiscal responsibility perspective, development of this site is likewise 

inappropriate.  The cost of providing services to development in rural areas is an 

inefficient and wasteful use of the State’s fiscal resources.  The project as proposed 

will bring new residents to an area where the State has no plans to invest in 

infrastructure upgrades or additional services.  These residents will need access to 

such services and infrastructure as schools, police, and transportation. To provide 

some examples, the State government funds 100% of road maintenance and drainage 

improvements for the transportation system, 100% of school transportation and 

paratransit services, up to 80% of school construction costs, and 100% of the cost of 

police protection in the unincorporated portion of Sussex County where this 

development is proposed.  Over the longer term, the unseen negative ramifications of 



 
 

this development will become even more evident as the community matures and the 

cost of maintaining infrastructure and providing services increases. 

 

During the meeting, you mentioned that this area would be within a growth zone in 

the newest draft of the Sussex County Comprehensive plan.   The Office of State 

Planning Coordination has not received that draft at that time and can use only the 

information in their currently certified plan, In addition, you questioned the update to 

the Strategies for State Policies and Spending.  Should the update to Sussex County’s 

plan reflect changes in this area they will be reflected in the 2019/2020 State 

Strategies update.  Therefore, because the development is inconsistent with the 2015 

Strategies for State Policies and Spending at this time, the State is cannot support the 

proposed development. 

 

With that said, the comments in this letter are technical, and are not intended to 

suggest that the State supports this development proposal. This letter does not in 

any way suggest or imply that you may receive or may be entitled to permits or 

other approvals necessary to build on this property, construct the development 

you indicate, or any subdivision thereof on these lands. 
 

Response: This project proceeded through PLUS prior DelDOT finalizing the 

preferred alternative for the Grade Separated interchange and prior to the final 

adoption of the final Sussex County Comprehensive Plan.  As a result, the property is 

within the County Growth zone known as the Coastal Area and a portion of the 

property will serve the planned grade separated interchange.  As a result, we believe 

that the State Strategies is in conflict with the Sussex Comprehensive plan given there 

is clear intent to invest in infrastructure at this location and physically on the subject 

parcel.  In addition, a small portion of the property is within Investment Level 3.  As 

such the response from the Office of State planning is inaccurate.  Artesian has 

already acknowledged that they can serve the property and wastewater infrastructure 

exists along Cave Neck Road directly adjacent to the subject parcel.  Lastly, there 

exists both medium density and commercially zoned property to the north and to the 

south of the subject parcel.  This would seem to contradict the statement that this is a 

rural area.  We believe that the project is consistent with the comprehensive plan and 

the surrounding area. 
 

 

Code Requirements/Agency Permitting Requirements 

 
Department of Transportation – Contact Bill Brockenbrough 760-2109 

• The subject property fronts on Delaware Route 1, between Dover Air Force 

Base and Nassau, and is therefore subject to DelDOT’s Corridor Capacity 

Preservation Program.  The Program was established in accordance with the 

provisions of Title 17, Section 145 of the Delaware Code.  The main goal of 

the Program is to manage and preserve the traffic capacity and safety of the 

existing highway.  The strategy for SR-1 is to convert the corridor to a limited 

access highway.  This can be accomplished by proactively coordinating 

necessary road improvements to offset the increase in vehicular traffic due to 

new developments.   

 

Per Program policy, DelDOT will not permit direct access to Delaware Route 

1 for large developments.  However, large developments can be built if the 



 
 

necessary roadway improvements are constructed by the developer(s).  In this 

case, DelDOT would require developing a grade-separated interchange at the 

existing intersection of Route 1 and Cave Neck Road.  DelDOT would grant 

access to Route 1 by way of ramps and service roads leading to the 

interchange.   

 

DelDOT is presently in discussions with the owner of the land across Route 1 

from the subject development about a Public-Private Partnership to build the 

grade-separated interchange.  If that partnership moves forward, DelDOT 

would require the applicant to participate in it.  If it does not, DelDOT plans 

to design and build the interchange as a State project, which it would expect to 

complete in Fiscal Year 2025.  In that event, DelDOT would anticipate 

requiring the applicant to contribute toward the project.  Regardless, 

development approvals would be phased to completion of the highway 

construction. 

 

For more information regarding the Corridor Capacity Preservation Program, 

an electronic manual detailing the Program can be viewed on the 

Department’s website at 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml. 

 
Response: The applicant has been in discussions with DelDOT, and will continue to 
do so during planning and engineering phases.  
 

• The site access on Cave Neck Road must be designed in accordance with 

DelDOT’s Development Coordination Manual, which is available at 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes.   

 

The Concept Plan accompanying the PLUS application shows Red Fox Lane 

being closed with a cul-de-sac at Delaware Route 1 and access to the Red Fox 

Run subdivision being provided by a north-south street from Red Fox Lane to 

Cave Neck Road.  DelDOT’s acceptance of this arrangement, as a developer 

improvement, would be contingent upon the concurrence of the Red Fox Run 

homeowners and the creation of the north-south street as a subdivision street 

designed and built in accordance with DelDOT’s Development Coordination 

Manual and in a right-of-way dedicated to public use.  DelDOT presently 

finds the proposed right-in/right-out access proposed on Route 1 unacceptable.  

DelDOT anticipates requiring that the developer provide for future access 

through their development to the two commercial parcels fronting on Route 1 

immediately south of Red Fox Run. 

 
Response: The proposed development provides for an access road which would 
connect to Red Fox Run subdivision with the anticipation that the existing entrance to 
the subdivision off SR-1 would be abandoned.  
 

• Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required 

before plans are submitted for review.  
 

Response: Understood. The applicant intends to meet with DelDOT prior to 
submitting plans for review.  

 

https://www.deldot.gov/Publications/manuals/corr_cap/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes


 
 

• Section P.5 of the Manual addresses fees that are assessed for the review of 

development proposals.  DelDOT anticipates collecting the Initial Stage Fee 

when the record plan is submitted for review and the Construction Stage Fee 

when construction plans are submitted for review. 
Response: Acknowledged.  
 

• Per Section 2.2.2.1 of the Development Coordination Manual, Traffic Impact 

Studies (TIS) are warranted for developments generating more than 500 

vehicle trip ends per day or 50 vehicle trip ends per hour in any hour of the 

day.   

 

The PLUS application states that the proposed development would generate 

8,509 vehicle trip ends per day. Therefore a TIS is warranted and DelDOT 

will require it.  

 
Response: Acknowledged, at the time of this response a TIS has been completed 
and accepted by DelDOT.  
 

• Section 3.2.4.1 of the Manual addresses the placement of right-of-way 

monuments (markers) along subdivision streets.  DelDOT anticipates 

requiring that monuments be furnished and placed along the proposed north-

south street in accordance with this section and would recommend that they be 

furnished and placed along any private subdivision streets. 

 
Response: Understood. 
 

• Section 3.2.4.2 of the Manual addresses the placement of right-of-way 

monuments (markers) along the roads on which a property fronts, in this case 

Delaware Route 1 and Cave Neck Road.  Monuments sufficient to re-establish 

the permanent rights-of-way after the dedication discussed below should be 

shown on the plan and provided in the field in accordance with this section. 

 
Response: Acknowledged. 

 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the 

Manual, DelDOT will require dedication of right-of-way along the site’s 

frontage on Delaware Route 1 and Cave Neck Road to meet DelDOT’s 

standards for arterial and collector roads, respectively.  By this regulation, this 

dedication is to provide a minimum of 30 feet of right-of-way from the 

outermost edge of the through lanes on Route 1 and 40 feet from the physical 

centerline of Cave Neck Road. The following right-of-way dedication note is 

required, “An X-foot wide right-of-way is hereby dedicated to the State of 

Delaware, as per this plat.”  

 

While additional right-of-way may be required along both roads for the grade-

separated interchange, DelDOT would compensate the applicant for 

acquisition of lands required beyond the above dedications. 

 
Response: Acknowledged, the applicant agrees to continue working with DelDOT.  

 



 
 

• In accordance with Section 3.2.5.1.1 of the Manual, if this development is 

proposing a neighborhood sign/structure, then a permanent easement shall be 

established at the site entrance. The easement shall be located outside of any 

existing and/or proposed right-of-way. It will also need to be verified that the 

sign/structure does not pose a sight distance and/or safety hazard. 

 
Response: Acknowledged 
 

• In accordance with Section 3.2.5.1.2 of the Manual, DelDOT will require the 

establishment of 15-foot wide permanent easements across the property 

frontage on Delaware Route 1 and Cave Neck Road.  The location of the 

easements shall be outside the limits of the ultimate right-of-way. The 

easement area can be used as part of the open space calculation for the site. 

The following note is required, “A 15-foot wide permanent easement is 

hereby established for the State of Delaware, as per this plat.”  

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• In accordance with Section 3.4 of the Manual, a record plan shall be prepared 

prior to issuing “Letter of No Objection”. The record plan submittal shall 

include the items listed on the Critical Items for Acceptance: Record Plan 

document available on the DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-

Subdivision.pdf?09222017.  

 
Response: Acknowledged 

 

• Referring to Section 3.4.2.1 of the Manual, the following items, among other 

things, are required on the Record Plan: 

 

o A Traffic Generation Diagram. See Figure 3.4.2-a for the required 

format and content. 

 

o Depiction of all existing entrances within 600 feet of the proposed 

entrance on Cave Neck Road.  

 

o Notes identifying the type of any off-site improvements, agreements 

(signal, letter) contributions and when the off-site improvements are 

warranted.    

 
Response: Acknowledged 

 

• Section 3.5 of the Manual provides DelDOT’s requirements with regard to 

connectivity.  The requirements in Sections 3.5.1 through 3.5.3 shall be 

followed for all development projects having access to state roads or 

proposing DelDOT-maintained public streets for subdivisions. Private or 

municipal streets should follow the County’s requirements for connectivity. 
Response: Understood. 
 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items-Record-Subdivision.pdf?09222017


 
 

• Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and 

sidewalks.  Referring to Section 3.5.4.2.A of the Manual, in Level 

4Investment Areas, the requirement for installation of a sidewalk or Shared 

Use Path along the development’s road frontage is at DelDOT’s discretion.  

Due to the rapidly developing nature of the area, DelDOT anticipates 

requiring a Shared Use Path along the development frontage on Cave Neck 

Road.   

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that 
all required frontage improvements are provided.  

 

• Referring to Section 3.5.5 of the Manual, existing and proposed transit stops 

and associated facilities as required by the Delaware Transit Corporation 

(DTC) or DelDOT shall be shown on the Record Plan.  

 
Response: Acknowledged, we plan to coordinate with DelDOT and DART for any 
required transit stops.  

 

• In accordance with Section 3.8 of the Manual, storm water facilities, 

excluding filter strips and bioswales, shall be located a minimum of 20 feet 

from the ultimate State rights-of-way.   

 
Response: Acknowledged. 

 

• Referring to Section 4.3 of the Manual, an entrance plan shall be prepared 

prior to issuing entrance approval. The entrance plan submittal shall include 

the items listed on the Critical Items for Acceptance: 

Entrance/Construction/Subdivision Set Plan document available on the 

DelDOT website at 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-

Items_Entrance_Construction_Subdivision.pdf?09222017. 

 

• In accordance with Section 5.2.5.6 of the Manual, a separate turning template 

plan shall be provided to verify vehicles can safely enter and exit the site 

entrance.  As per Section 5.2.3 of the Manual, the entrance shall be designed 

for the largest vehicle using the entrance. 

 

• In accordance with Section 5.2.9 of the Manual, the Auxiliary Lane 

Worksheet should be used to determine whether auxiliary lanes are warranted 

at the site entrance and how long those lanes should be.  The worksheet can be 

found at http://www.deldot.gov/Business/subdivisions/index.shtml.    

 

• In accordance with Section 5.4 of the Manual, sight distance triangles are 

required and shall be established in accordance with American Association of 

State Highway and Transportation Officials (AASHTO) standards.  A 

spreadsheet has been developed to assist with this task.  It can be found at 

http://www.deldot.gov/Business/subdivisions/index.shtml.  

 

• In accordance with Section 5.14 of the Manual, all existing utilities must be 

shown on the plan and a utility relocation plan will be required for any utilities 

that need to be relocated. 

https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
https://www.deldot.gov/Business/subdivisions/pdfs/Critical-Items_Entrance_Construction_Subdivision.pdf?09222017
http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml


 
 

 

• If the proposed development does not have State-maintained streets, Section 

6.4.3 of the Manual, which pertains to the inspection and acceptance of 

commercial entrances, would apply.  Construction inspection responsibilities 

would be in accordance with Figure 6.4.3-a.  DelDOT’s preliminary reading 

of this figure is that the project requires Level II inspection and that a 

construction inspection agreement would be needed. 

 

• Section 7.7.2 of the Manual addresses the need to provide 20-foot wide 

drainage easements for all storm drainage systems, open or closed, that fall 

outside the existing right-of-way or the drainage/utility easement.  In 

accordance with this section, metes and bounds and total areas need to be 

shown for any drainage easements.  The easements should be shown and 

noted on the record plan. 

 
Response: Acknowledged, we plan to continue working with DelDOT to ensure that all 
required plans are prepared per the Manual.  The applicant will continue working with 
DelDOT to ensure all entrance plans are in accordance with DelDOT standards and 
requirements. Since the PLUS hearing, the applicant has worked close with DeLDOT to 
complete a Traffic Impact Study and will comply with the recommendations of the 
TIS.  The PLUS response pre-dates the completion of the TIS. As a result, the TIS 
represents the final recommendations and requirements of DelDOT for which this project 
will comply. 

 

 

 

Department of Natural Resources and Environmental Control – Contact 

Michael Tholstrup 735-3352 

• The Department of Natural Resources and Environmental Control did not submit 

comments regarding this application.  If the development of this property requires 

permits from a DNREC section, please contact the DNREC regulatory agency 

directly.    

 
Response: Acknowledged, we plan to work with Sussex Conservation District to 
ensure all applicable DNREC regulations are adhered to.  

 

 

State Historic Preservation Office – Contact Carlton Hall 736-7404 

• The Delaware SHPO does not support development in a Level 4 area. 

 

• There is an agricultural complex (S03294) located on the southeastern part of the 

parcel.  

• There should also be sufficient landscaping between the agricultural complex 

(S03294) and the development, to block adverse noise and visual effects. 

 
Response: Acknowledged 
 

• If any project or development proceeds, the developer should be aware of the 

Unmarked Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch. 

54). 

 



 
 

Response:  The developer is aware of Delaware’s Unmarked Human Burials and Human 
Skeletal Remains Law, and will proceed accordingly if an unknown burial site, or remains 
be encountered during the development process. 
 

• If there is federal involvement, in the form of licenses, permits, or funds, the 

federal agency, often through its client, is responsible for complying with Section 

106 of the National Historic Preservation Act (36 CFR 800) and must consider 

their project’s effects on any known or potential cultural or historic resources. For 

further information on the Section 106 process please review the Advisory 

Council on Historic Preservation’s website at: www.achp.gov 

 
Response: Acknowledged.  

 

Following receipt of this letter and upon filing of an application with the local 

jurisdiction, the applicant shall provide to the local jurisdiction and the Office of 

State Planning Coordination a written response to comments received as a result 

of the pre-application process, noting whether comments were incorporated into 

the project design or not and the reason therefore.   

 
This concludes our response. Please feel free to contact us if you should have any additional 
questions.  
 
Sincerely, 

 

BECKER MORGAN GROUP, INC. 

 

 

 

Chad D. Carter, RLA 

Associate 

 

CDC/rlh 

 

 

http://www.achp.gov/
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