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N i c o l e  M a j e s k i  
     s e c r e t a r y  

 

November 23, 2021 
 
Ms. Betty Tustin 
The Traffic Group, Inc. 
104 Kenwood Court 
Berlin, Maryland 21811 
 
Dear Ms. Tustin: 
 
 The enclosed Traffic Operational Analysis (TOA) review letter for the Turnberry (f.k.a. 
Unity Branch) (Tax Parcels: 234‐10.00‐199.00, and 234‐16.00‐1.01, 1.02, 3.00, 4.00 and 5.00) 
residential 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 TOA 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.  If you have any questions concerning this letter or the enclosed review letter, 
please contact me at (302) 760-2124. 

 
Sincerely, 

 
 

Claudy Joinville  
Project Engineer 
 

CJ:km 
Enclosures 
cc with enclosures: Mr. Jason Palkewicz, Solutions IPEM 

Mr. David Edgell, Office of State Planning Coordination 
   Mr. Jamie Whitehouse, Sussex County Planning and Zoning 
   Ms. Joanne Arellano, Johnson, Mirmiran, & Thompson, Inc.  

DelDOT Distribution 
 
 
 
 
 
 
 



 
 

 
DelDOT Distribution 

 
Brad Eaby, Deputy Attorney General 
Shanté Hastings, Director, Transportation Solutions (DOTS) 
Pamela Steinebach, Director, Planning 
Mark Luszcz, Deputy Director, Traffic, DOTS 
Peter Haag, Chief Traffic Engineer, Traffic, DOTS 
Michael Simmons, Assistant Director, Project Development South, DOTS 
Todd Sammons, Assistant Director, Development Coordination 
T. William Brockenbrough, Jr., County Coordinator, Development Coordination 
Chris Sylvester, Traffic Studies Manager, Traffic, DOTS 
Alistair Probert, South District Engineer, South District 
Matthew Schlitter, South District Public Works Engineer, South District  
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 
Steve McCabe, Sussex Review Coordinator, Development Coordination 
Mark Galipo, Traffic Engineer, Traffic, DOTS 
Brian Yates, Subdivision Manager, Development Coordination 
Annamaria Furmato, Project Engineer, Development Coordination 
 



 

 

 
November 19, 2021 
 
Mr. Claudy Joinville 
Project Engineer 
Delaware Department of Transportation 
Development Coordination, Division of Planning 
800 Bay Road 
Dover, DE 19901  
 
RE: Agreement No. 1945F  
 Project Number T202069012 

Traffic Impact Study Services 
Task 3-7A – Turnberry (f.k.a. Unity Branch) TOA 

  
Dear Mr. Joinville: 

 
Johnson, Mirmiran, and Thompson (JMT) has completed a review of the Traffic Operational 
Analysis (TOA) for the Turnberry (f.k.a. Unity Branch) development, which was prepared by The 
Traffic Group, Inc., dated May 28, 2021. This review was assigned as Task Number 3-7A. The 
report is prepared in a manner generally consistent with DelDOT’s Development Coordination 
Manual. 
 
The TOA evaluates the impacts of a proposed residential development in Sussex County, 
Delaware. The development would be comprised of 195 single-family detached homes. The site 
is located on the southeast side of Hollyville Road (Sussex Road 48), southwest of Hurdle Ditch 
Road (Sussex Road 290). The subject property is on an approximately 145.4-acre assemblage of 
parcels. The land is currently zoned as AR-1 (Agricultural Residential) and the developer does not 
plan to rezone the land. One full access is proposed along Hollyville Road and construction is 
anticipated to be complete in 2027.  
 
DelDOT currently does not have any active projects within the study area. However, the Hollyville 
Road and Zoar Road/Harmons Hill Road intersection was included in DelDOT’s 2013 Hazard 
Elimination Program (HEP) as Site G. Site G is a 0.30-mile corridor along Zoar Road/Hollyville 
Road from 0.06 miles west of Avalon Road to 0.10 miles north of Harmons Hill Road. The Site G 
Task I Report included a crash evaluation and a sight distance review of the Hollyville Road and 
Zoar Road/Harmons Hill Road intersection. The Task I Report recommended that an additional 
study be performed at the Hollyville Road intersection with Zoar Road/Harmons Hill Road to 
determine improvements to reduce the potential for angle crashes.  
 
The Site G Task II Report included additional evaluations to determine improvements at the 
Hollyville Road intersection with Zoar Road/Harmons Hill Road. The additional evaluations 
included a multi-way stop control warrant analysis, a traffic signal warrant analysis, a capacity and 
queue assessment, and a roundabout evaluation. The Task II Report recommended the interim 
improvement of an all-way stop control with warning beacons and signage, and the ultimate 
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improvement of a roundabout in conjunction with the developments in the area. Under existing 
conditions, the intersection is all-way stop-controlled.  
 
Based on our review of the TOA, we have the following comments and recommendations:  
 
Based on the level of service (LOS) evaluation criteria as stated in DelDOT’s Development 
Coordination Manual, none of the intersections exhibit LOS deficiencies. 
 
Although the proposed unsignalized two-way stop-controlled Site Entrance along Hollyville Road 
does not exhibit LOS deficiencies, DelDOT requested an analysis of the intersection configured 
as a roundabout as a traffic calming measure along Hollyville Road. With the implementation of 
a roundabout, the intersection would operate at LOS A during the weekday AM and PM peak 
hours under Case 3 future with development conditions. However, we do not recommend that the 
developer install a roundabout. 

The unsignalized two-way stop-controlled Hollyville Road intersection with Hurdle Ditch Road 
also does not exhibit LOS deficiencies. Additionally, based on a field visit, sight distance is 
sufficient along every approach to the intersection. However, based on the Road Design Manual, 
a separate left turn lane should be provided along the northbound approach of Hollyville Road to 
Hurdle Ditch Road. As such, it is recommended the developer improve the northbound Hollyville 
Road approach to Hurdle Ditch Road to provide a separate left turn lane.  
 
The subject study is a TOA which was scoped to address specific intersections where DelDOT 
required additional information to determine the need for offsite improvements. Although the 
Delaware Route 5 and Hollyville Road/Hollymount Road intersection is not a study intersection, 
per the February 5, 2021 Scoping Meeting Memorandum, DelDOT will require that the developer 
enter into a traffic signal agreement at the intersection of Delaware Route 5 and Hollyville 
Road/Hollymount Road.  
 
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. 
 

1. The developer shall improve Hollyville Road within the limits of their frontage to meet 
DelDOT’s standards for Functional Classification as found in Section 1.1 of the 
Development Coordination Manual and elsewhere therein. The improvements shall 
include both directions of travel, regardless of whether the developer’s lands are on one or 
both sides of the road. Frontage is defined in Section 1 of the Development Coordination 
Manual, which states “This length includes the length of roadway perpendicular to lines 
created by the projection of the outside parcel corners to the roadway.” Questions on or 
appeals of this requirement should be directed to the DelDOT Subdivision Review 
Coordinator in whose area the development is located. 
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2. The developer should construct a full access site entrance on Hollyville Road, 
approximately 3,350 feet north of the northeast point of tangency at the Zoar 
Road/Harmons Hill Road intersection. The intersection should be consistent with the lane 
configurations shown in the table below. 
 

 
 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 240 feet (excluding taper) for the northbound Hollyville Road right turn 
lane and 135 feet (excluding taper) for the southbound Hollyville Road left turn lane. The 
calculated queue lengths from the HCS analysis can be accommodated within the 
recommended storage lengths. 
 

3. The developer should modify the Hollyville Road intersection with Hurdle Ditch Road to 
be consistent with the lane configurations shown in the table below: 
 

 

 
Based on the Road Design Manual , the recommended minimum storage length is 80 feet 
(excluding taper) for the northbound Hollyville Road left turn lane. The calculated queue 
length from the HCS analysis can be accommodated within the recommended storage 
length. The developer should submit a plan to DelDOT depicting the design of the 
intersection during the Entrance Plan review process. 
 

4. The developer should enter into a traffic signal agreement with DelDOT for the intersection 
of Delaware Route 5 and Hollyville Road/Hollymount Road. The signal agreement should 
include pedestrian signals, crosswalks, interconnection, and ITS equipment such as CCTV 

Approach Current Configuration  Proposed Configuration 

Westbound Site Entrance Approach does not exist 
One shared left turn/right 
turn lane 

Northbound Hollyville 
Road 

One through lane 
One through lane and one 
right turn lane 

Southbound Hollyville 
Road 

One through lane 
One left turn lane and one 
through lane 

Approach Current Configuration  Proposed Configuration 

Eastbound Hurdle Ditch 
Road 

One shared left turn/right 
turn lane 

No change 

Northbound Hollyville 
Road 

One shared left 
turn/through lane 

One left turn lane and one 
through lane 

Southbound Hollyville 
Road 

One shared through/right 
turn lane 

No change 
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cameras at DelDOT’s discretion. At DelDOT’s discretion, the developer may contribute to 
the Traffic Signal Revolving Fund in lieu of a traffic signal agreement. 
 

5. The following bicycle, pedestrian, and transit improvements should be included: 
 

a. A minimum of fifteen-foot wide permanent easement from the edge of the right-
of-way should be dedicated to DelDOT along the Hollyville Road site frontage. 
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. A minimum five-foot setback should be maintained from the edge of 
the pavement to the SUP. If feasible, the SUP should be placed behind utility 
poles and street trees should be provided within the buffer area. The developer 
should coordinate with DelDOT’s Development Coordination Section during the 
plan review process to identify the exact location of the SUP. 
 

b. At least one internal connection of a sidewalk or shared use path should be 
provided from the shared-use path along Hollyville Road. 

 
c. A SUP connection along the eastern side of Hollyville Road should be provided 

between the proposed SUPs for this site and the Fairmont site.  
 

d. Minimum five-foot wide bicycle lanes should be incorporated in the right turn 
lane and shoulder along the northbound Hollyville Road approach to the site 
entrance. 

 
e. ADA compliant curb ramps and marked crosswalks should be provided along the 

Site Entrance approach to Hollyville Road. The use of diagonal curb ramps is 
discouraged. The curb ramps should be designed to accommodate the SUP. 

 
f. Utility covers should be moved outside of any designated bicycle lanes and any 

proposed sidewalks/SUP 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 TOA 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. Jeff VanHorn, Assistant Director for Traffic Operations and Management. Mr. 
VanHorn can be reached at (302) 659-4606 or by email at Jeffrey.VanHorn@delaware.gov. 
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Additional details on our review of the TOA 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 
   Janna Brown, E.I.T. 
 
Enclosure   
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General Information     
 
Report date: May 28, 2021 
Prepared by : The Traffic Group, Inc.  
Prepared for: Schell Brothers, LLC 
Tax Parcels: 234‐10.00‐199.00 and 234‐16.00‐1.01, 1.02, 3.00, 4.00 and 5.00 
Generally consistent with DelDOT’s Development Coordination Manual (DCM): Yes 
 
Project Description and Background 
 
Description: The TOA evaluates the impacts of a residential development consisting of 195 
single-family detached homes. 
Location: The subject site is located on the southeast side of Hollyville Road, southwest of Hurdle 
Ditch Road in Sussex County, Delaware.  
Amount of Land to be developed: An approximately 145.4-acre assemblage of parcels. 
Land Use approval(s) needed: Entrance Plan. 
Proposed completion date: 2027. 
Proposed access locations: One access point: full access entrance on Hollyville Road. 
 
Daily Traffic Volumes: 
 

 2019 Average Annual Daily Traffic on Hollyville Road (Sussex Road 48): 4,371 
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Site Map  
 

  
*Graphic is an approximation based on the Preliminary Plat prepared by The Traffic Group, 
Inc. dated October 16, 2020. 
 
Relevant and On-going Projects 

DelDOT currently does not have any active projects within the study area. However, the Hollyville 
Road and Zoar Road/Harmons Hill Road intersection was included in DelDOT’s 2013 Hazard 
Elimination Program (HEP) as Site G. Site G is a 0.30-mile corridor along Zoar Road/Hollyville 
Road from 0.06 miles west of Avalon Road to 0.10 miles north of Harmons Hill Road. The Site G 
Task I Report included a crash evaluation and a sight distance review of the Hollyville Road and 
Zoar Road/Harmons Hill Road intersection. The Task I Report recommended that an additional 

Site Location Map 
   

                  Proposed Site Entrance 
 

North 

Not to Scale 
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study be performed at the Hollyville Road intersection with Zoar Road/Harmons Hill Road to 
determine improvements to reduce the potential for angle crashes.  
 
The Site G Task II Report included additional evaluations to determine improvements at the 
Hollyville Road intersection with Zoar Road/Harmons Hill Road. The additional evaluations 
included a multi-way stop control warrant analysis, a traffic signal warrant analysis, a capacity and 
queue assessment, and a roundabout evaluation. The Task II Report recommended the interim 
improvement of an all-way stop control with warning beacons and signage, and the ultimate 
improvement of a roundabout in conjunction with the developments in the area. Under existing 
conditions, the intersection is all-way stop controlled.  
 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, 2020) 
 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed development is located within the Investment Level 4. 
 
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. The lowest priority is given to transit system 
enhancements. 
 
Proposed Development’s Compatibility with Livable Delaware: 
The proposed site would be located in Investment Level 4. The 2020 Delaware Strategies for State 
Policies and Spending states that in Investment Level 4, the priority is to sustain homes and vitality 
of small rural communities. Investment Level 4 areas feature almost entirely single-family 
detached residential structures. However, new residential development activities are not supported 
in Investment Level 4 areas. The proposed development is residential, and the site is comprised of 
agricultural lands and wildlife habitats. Therefore, the proposed development is generally not 
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consistent with the 2020 update of the Livable Delaware “Strategies for State Policies and 
Spending.” 
 
Comprehensive Plan 
(Source: Sussex County 2018 Comprehensive Plan) 
 
Sussex County Comprehensive Plan: 
Per the Sussex County Comprehensive plan, the proposed development is in an area designated as 
an Agricultural Residential District (AR-1) and the developer does not plan to rezone the land. 
 
Proposed Development’s Compatibility with the Sussex County Comprehensive Plan: 
The Sussex County Comprehensive Plan indicates that the study area falls in a Low-Density Rural 
Area. The plan states that in these areas, low-density housing developments with 2 houses per acre 
are appropriate. Additionally, a portion of the development in these areas is required to be left as 
open space. The proposed development is a low-density housing development with less than 2 
houses per acre, and it includes plans for open space. Therefore, the proposed development is 
generally consistent with the Sussex County Comprehensive Plan.   
 
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 
Report, published by the Institute of Transportation Engineers (ITE) for ITE Land Use Code 210 
(single-family detached housing). The trip generation was approved by DelDOT during the 
Preliminary Traffic Operational Analysis (PTOA) review.  
 

Table 1 
Turnberry (f.k.a. Unity Branch) Trip Generation 

Land Use ADT 
AM 

Peak Hour 
PM 

Peak Hour 

  Enter Exit Total Enter Exit Total 

195 Single-Family 
Homes (ITE Code 210) 1,922 36 107 143 122 71 193 

 
Overview of TOA 
 
Intersections examined: 

 
1. Site Entrance / Hollyville Road (Sussex Road 48) 
2. Hollyville Road / Zoar Road (Sussex Road 48) / Harmons Hill Road (Sussex Road 302) 
3. Hollyville Road / Hurdle Ditch Road (Sussex Road 290)  

 
Conditions examined: 
 

1. Case 1 – 2021 Existing   
2. Case 2 – 2027 without Development  
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3. Case 3 – 2027 with Development 
 
Committed Developments considered:  
 

1. Fairmont (104 single-family detached houses) 
2. Woodridge (188 single-family detached houses, 159 unbuilt) 
3. Liberty East (121 single-family detaches houses, 99 unbuilt) 
4. Wetherby (126 single-family detached houses) 
5. Independence (a.k.a. Indigo Run) (455 single-family detached houses, 124 unbuilt) 

 
Note: Committed development information provided in the TOA supersedes the information 
provided in the February 5, 2021 DelDOT Scoping Meeting Memorandum.   
 
Peak hours evaluated: Weekday morning and weekday evening. 
 

Intersection Descriptions 
 

1. Site Entrance / Hollyville Road (Sussex Road 48) 
Type of Control: Proposed two-way stop-controlled intersection (T-intersection) 
Westbound Approach: (Site Entrance) Proposed one shared left turn/right turn lane. 
Northbound Approach: (Hollyville Road) Existing one through lane, proposed one 
through lane and one right turn lane. 
Southbound Approach: (Hollyville Road) Existing one through lane, proposed one left 
turn lane and one through lane.  

 
2. Hollyville Road / Zoar Road (Sussex Road 48) / Harmons Hill Road (Sussex Road 302) 

Type of Control: Existing all-way stop-controlled intersection (four-legged) 
Eastbound Approach: (Zoar Road) Existing one shared left turn/through/right turn lane. 
Westbound Approach: (Harmons Hill Road) Existing one shared left turn/through/right 
turn lane. 
Northbound Approach: (Hollyville Road) Existing one shared left turn/through/right 
turn lane. 
Southbound Approach: (Hollyville Road) Existing one shared left turn/through/right 
turn lane. 

 
3. Hollyville Road / Hurdle Ditch Road (Sussex Road 290)  

Type of Control: Existing two-way stop-controlled intersection (T-intersection) 
Eastbound Approach: (Hurdle Ditch Road) Existing one shared left turn/right turn lane, 
stop-controlled. 
Northbound Approach: (Hollyville Road) Existing one shared left turn/through lane. 
Southbound Approach: (Hollyville 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 service within the study area.  
 
Planned transit service: Per email correspondence on July 1, 2021 with Mr. Jared Kauffman, 
Planner for DART, transit improvements are not being requested in the area at this time.   
 
Existing bicycle and pedestrian facilities: According to DelDOT's Sussex County Bicycle Map, 
a Connector Bicycle Route exists withing the study area. The Connector Bicycle Route exists along 
Hollyville Road, and it traverses through 3 study intersections (Site Entrance, Zoar Road/Harmons 
Hill Road, and Hurdle Ditch Road). 
 
Planned bicycle and pedestrian facilities: Per email correspondence dated July 1, 2021, from 
Ms. Linda Osiecki, DelDOT’s Pedestrian Coordinator, and email correspondence dated July 2, 
2021, from Mr. John Fiori, DelDOT’s Bicycle Coordinator, the following improvements were 
recommended: 

 Referring to the State Strategies and Spending Map this site is within Level 4. Per the 
DelDOT SUP/Sidewalk Policy a non-motorized facility is not required unless the site 
generates over 2,000-trips or there is an existing facility adjacent to the site. If the facility 
is required, it would be recommended that a 10-foot wide shared-use path be installed with 
angled terminations into the shoulder and shared-use path extended to both property lines. 

 If the SUP is required, at least one internal connection of a sidewalk or shared use path 
from the shared-use path along Hollyville Road. 

 Per the Development Coordination Manual (DCM) the site shall dedicate right-of-way per 
the roadway classification and establish a 15’ wide permanent easement along the property 
frontage. 

 All entrance, roadway and/or intersection improvements required shall incorporate bicycle 
and pedestrian facilities. Per the DCM, if the right turn lane is warranted, then a separate 
bike lane shall be incorporated along the right turn lane. 

 Construct frontage SUP with angled terminations and pedestrian access into the site as 
shown on the plans. 

 A bicycle/pedestrian crossing of the Hollyville Road intersection with Zoar Road/Harmons 
Hill Road should be provided from the proposed SUP along the eastern side of Hollyville 
Road. The crossing should include marked crosswalks and receiving curb ramps at full 
SUP width. 

 A SUP connection along the southern side of Hollyville Road should be provided between 
the proposed SUPs for this site and the Fairmont site. If the connection is not provided, 
marked crosswalks and receiving curb ramps at full SUP width should be provided at the 
Hollyville Road intersection with Hurdle Ditch Road. 

 
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 
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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.   
 

 Hollyville Road – LTS: 4 
 

Crash Evaluation 
Per the crash data included in the TOA from March 3, 2018 to March 3, 2021 and provided by the 
Delaware Crash Analysis Reporting System, a total of eight crashes were reported in the area of 
the Hollyville Road/Hurdle Ditch Road intersection. Of the eight crashes reported, five were single 
vehicle incidents, two were rear end collisions, and one was a sideswipe crash. Three of the crashes 
resulted in injuries. 
 
A total of 14 crashes were reported in the area of the Hollyville Road/Zoar Road/Harmons Hill 
Road intersection. Of the 14 crashes reported, six were single vehicle incidents, five were rear end 
collisions, one was a front-to-front collision, one was an angle crash, and one was other/unknown. 
Two of the crashes resulted in injuries and no fatalities were reported within the study area.  
 
Previous Comments 
All comments made during the Preliminary TOA (PTOA) were addressed in the Final TOA 
(FTOA). 
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 General HCS Analysis Comments 
(See table footnotes on the following pages for specific comments) 

 
1. JMT and the TOA utilized version 7.9.5 of HCS7. 

 
2. Due to a lack of heavy vehicle count data and per DelDOT’s Development Coordination 

Manual, JMT used a heavy vehicle percentage of 3% for each movement greater than 100 vph 
in all cases, whereas the TOA utilized various heavy vehicle percentages. 
 

3. 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. A heavy vehicle percentage of 3% was utilized for movements entering and exiting 
the proposed site. 

 
4. Per DelDOT’s Development Coordination Manual, JMT 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. The TOA utilized existing PHF for all 
cases.  
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Table 2 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 
Report Dated May 28, 2021 

Prepared by The Traffic Group, Inc. 
  

 
Table 2 (continued) 

Peak Hour Levels Of Service (LOS) 
Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 

Report Dated: May 28, 2021 
Prepared by The Traffic Group, Inc. 

  

 
1 For signalized and unsignalized analysis, the numbers in parentheses following levels of service are average delay 
per vehicle, measured in seconds. 
2 The TOA utilized a PHF of 0.80 during the AM peak hour, whereas JMT utilized a PHF of 0.88 per DelDOT’s 
Development Coordination Manual. 
3 Per request from DelDOT, JMT performed an additional analysis of the intersection as a single lane roundabout. 

Unsignalized Intersection  
Two-Way Stop Control 

(T-intersection) 1 
LOS per TOA LOS per JMT 

Site Entrance /Hollyville Road (Sussex 
Road 48) 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2027 with Development (Case 3) 2     

Westbound Site Entrance Approach B (13.8) B (12.8) B (13.0) B (13.2) 

Southbound Hollyville Road Left Turn A (8.1) A (8.1) A (8.0) A (8.1) 

Roundabout1 LOS per TOA LOS per JMT 

Site Entrance /Hollyville Road (Sussex 
Road 48) 3 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2027 with Development (Case 3)     

Westbound Site Entrance Approach - - A (4.9) A (4.1) 

Northbound Hollyville Road Approach - - A (4.9) A (5.1) 

Southbound Hollyville Road Approach - - A (4.6) A (5.3) 

Overall - - A (4.8) A (5.1) 
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Turnberry (f.k.a. Unity Branch) TOA  November 19, 2021 
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Table 3 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 
Report Dated: May 28, 2021 

Prepared by The Traffic Group, Inc. 
 

 
 

  

Unsignalized Intersection  
All-Way Stop Control1 

LOS per TOA LOS per JMT 

Hollyville Road/Zoar Road (Sussex Road 
48)/Harmons Hill Road (Sussex Road 

302) 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2021 Existing (Case 1)      

Eastbound Zoar Road Approach B (10.4) B (10.1) B (10.4) B (10.2) 

Westbound Harmons Hill Road Approach A (9.3) A (8.7) A (9.4) A (8.8) 

Northbound Hollyville Road Approach A (9.6) A (8.9) A (9.7) A (9.0) 

Southbound Hollyville Road Approach A (9.9) A (9.3) A (9.9) A (9.3) 

Overall A (9.9) A (9.5) A (9.9) A (9.5) 

     

2027 without Development (Case 2)      

Eastbound Zoar Road Approach B (12.8) B (13.7) B (12.1) B (13.8) 

Westbound Harmons Hill Road Approach B (12.0) B (10.5) B (11.5) B (10.7) 

Northbound Hollyville Road Approach B (11.9) B (11.1) B (11.3) B (11.2) 

Southbound Hollyville Road Approach B (13.3) B (12.1) B (12.4) B (12.2) 

Overall B (12.6) B (12.2) B (11.9) B (12.3) 
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Table 3 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 
Report Dated: May 28, 2021 

Prepared by The Traffic Group, Inc. 
 

 
  

Unsignalized Intersection  
All-Way Stop Control 1  

LOS per TOA LOS per JMT 

Hollyville Road/Zoar Road (Sussex Road 
48)/Harmon Hill Road (Sussex Road 302) 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2027 with Development (Case 3)      

Eastbound Zoar Road Approach B (13.7) C (15.5) B (12.9) C (15.7) 

Westbound Harmons Hill Road Approach B (12.6) B (11.2) B (12.1) B (11.3) 

Northbound Hollyville Road Approach B (12.7) B (12.4) B (12.0) B (12.6) 

Southbound Hollyville Road Approach C (15.8) B (13.7) B (14.3) C (13.8) 

Overall B (14.0) B (13.7) B (13.0) B (13.8) 
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Table 3 (continued) 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 
Report Dated: May 28, 2021 

Prepared by The Traffic Group, Inc. 

  
 

 
 

  

 
4 JMT performed an additional analysis of the intersection as a single lane roundabout. 

Roundabout1 LOS per TOA LOS per JMT 

Hollyville Road/Zoar Road (Sussex Road 
48)/Harmon Hill Road (Sussex Road 302)4 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2027 with Development (Case 3)     

Eastbound Zoar Road Approach   A (5.8) A (6.6) 

Westbound Harmons Hill Road Approach - - A (5.8) A (5.3) 

Northbound Hollyville Road Approach - - A (5.4) A (6.3) 

Southbound Hollyville Road Approach - - A (6.4) A (5.7) 

Overall - - A (5.9) A (6.0) 
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Johnson, Mirmiran, & Thompson  

Turnberry (f.k.a. Unity Branch) TOA  November 19, 2021 
  Page 18 

Table 4 
Peak Hour Levels Of Service (LOS) 

Based on Traffic Operational Analysis for Turnberry (f.k.a. Unity Branch) 
Report Dated: May 28, 2021 

Prepared by The Traffic Group, Inc. 
 

 
 

 

 
5 Due to a lack of recent count data and per DelDOT’s Development Coordination Manual, both the TOA and the TIS 
utilized a PHF for all cases 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. 

Unsignalized Intersection  
Two-way Stop Control 

(T-Intersection)1, 5 
LOS per TOA LOS per JMT 

Hollyville Road /Hurdle Ditch Road 
(Sussex Road 290) 

Weekday 
AM 

Weekday 
PM 

Weekday 
AM 

Weekday 
PM 

2021 Existing (Case 1)      

Northbound Hollyville Road Left Turn A (7.6) A (7.7) A (7.6) A (7.8) 

Eastbound Hurdle Ditch Road Approach A (9.7) A (9.9) A (9.7) A (9.9) 

     

2027 without Development (Case 2)      

Northbound Hollyville Road Left Turn A (7.8) A (8.0) A (7.8) A (7.9) 

Eastbound Hurdle Ditch Road Approach B (10.3) B (11.5) B (10.3) B (11.1) 

     

2027 with Development (Case 3)     

Northbound Hollyville Road Left Turn A (7.8) A (8.1) A (7.9) A (8.1) 

Eastbound Hurdle Ditch Road Approach B (10.6) B (11.8) B (10.7) B (11.9) 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CU 2279 Ron Sutton (Winward Village) 

 

Applicant: Ron Sutton 

   55 W. Main St 

   Middletown, DE 19709 

 

Owner: Christopher Land, LLC  

   10461 White Granite Drive Suite 250 

   Oakton, VA 22124 

 

Site Location:  Lying on the east side of Kent Ave. (S.C.R 361) approximately 0.66 

mile south of Garfield Parkway. (Route 26) 

 

Current Zoning: Medium Density (MR) Zoning District   

 

Proposed Use:  Multi-Family (11 Units) 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Bethany Beach Fire Department  

 

Sewer:   Artesian 

 

Water:    Sussex County 

 

Site Area:   1.035 acres +/- 

 

Tax Map ID.:   134-17.11-6.00 
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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: December 2, 2021 
RE: Staff Analysis for CU 2279 Ron Sutton 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CU 2279 Ron Sutton to be reviewed during the December 9, 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: 134-17.11-6.00 to allow for multi-family 
condominiums. The parcel is lying on the east side of Kent Avenue (S.C.R. 361), approximately 
0.66 mile south of Garfield Parkway (Route 26). The parcel consists of 1.035 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 parcel has a designation of “Coastal Area”. 
The surrounding and adjacent parcels to the north, south, west and east also contain the “Coastal 
Area” land use 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.  
 
The subject property is zoned Medium Residential (MR). The adjacent properties to the north and 
east of the subject site are also zoned Medium Residential (MR). The adjacent properties to the 
south and across Kent Avenue are zoned High Density Residential (HR-1). Properties further east 
are zoned General Commercial (C-1) Zoning District.  
 
Since 2011, there has been one (1) Conditional Use application within a 1-mile radius of the 
application site. Conditional Use No. 2222 was approved by the Sussex County Council on 
Tuesday, June 9, 2020, through Ordinance No. 2713, to allow for a mini golf course.   
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional use for multi-
family condominiums, subject to considerations of scale and impact, could be considered as being 
consistent with the land use, area zoning and surrounding uses. 
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PROPERTY SURVEY & DEED 
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SUSSEX COUNTY 

DESIGN CONSIDERATIONS 

(SECTION 99-9 C.) 
 

INTEGRATION OF THE PROPOSED SUBDIVISION INTO EXISTING TERRAIN AND 

SURROUNDING LANDSCAPE 

The proposed project is a redevelopment of an existing bed & breakfast/motel and 

will consist of 10 condominiums.  The property is surrounded by existing 

landscaping/woods that will be maintained.  Sufficient landscaping will be installed to 

supplement the surrounding woods. 

MINIMAL USE OF WETLANDS AND FLOODPLAINS 

There are no wetlands existing on site. 

PRESERVATION OF NATURAL AND HISTORICAL FEATURES 

As stated, this is a redevelopment of an existing motel.  There are no existing natural 

or historical features. 

PRESERVATION OF OPEN SPACE AND SCENIC VIEWS 

Because this is a redevelopment surrounded by other development as well as fairly 

dense vegetation, there are no scenic views from the property.  Proposed open space 

will exceed the 30% requirement. 

MINIMIZATION OF TREE, VEGETATION AND SOIL REMOVAL AND GRADE CHANGES 

The existing motel and associated access roads will be removed.  Care will be taken to 

preserve as many of the large trees surrounding the property as well as any 

vegetation not impinging on the development.  Proposed grades will closely match 

existing to tie-into the surrounding developed areas. 
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SCREENING OF OBJECTIONABLE FEATURES FROM NEIGHBORING PROPERTIES AND 

ROADWAYS 

As stated above, the property is surrounded by existing woods which will be 

maintained and supplemented with additional landscaping.   In addition, there will be 

an 8-foot privacy fence surrounding the property. 

PROVISION FOR WATER SUPPLY 

Water will be provided by Tidewater Utilities. 

PROVISION FOR SEWAGE DISPOSAL 

Sanitary sewer will be provided by Sussex County. 

PREVENTION OF POLLUTION OF SURFACE AND GROUNDWATER 

Surface and groundwater pollution will be prevented with the onsite stormwater 

management system.  All surface runoff will be conveyed into the 2 stormwater 

facilities along Kent Avenue.  All stormwater design will be reviewed and approved by 

Sussex Conservation District. 

MINIMIZATION OF EROSION AND SEDIMENTATION, MINIMIZATION OF CHANGES IN 

GROUNDWATER LEVELS, MINIMIZATION OF INCREASED RATES OF RUNOFF, 

MINIMIZATION OF POTENTIAL FOR FLOODING AND DESIGN OF DRAINAGE SO THAT 

GROUNDWATER RECHARGE IS MAXIMIZED 

Surface and groundwater pollution will be prevented with the onsite stormwater 

management system.  All surface runoff will be conveyed into the 2 stormwater 

facilities along Kent Avenue.  All stormwater design will be reviewed and approved by 

Sussex Conservation District. 

PROVISION FOR SAFE VEHICULAR AND PEDESTRIAN MOVEMENT WITHIN THE SITE 

AND TO ADJACENT WAYS 

The proposed layout of the road consists of a 16-foot wide one-way travel lane around 
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an internal amenity area with access to each individual condominium unit.  A shared 

use path is proposed along the frontage of the property to allow for pedestrian 

movement. 

EFFECT ON AREA PROPERTY VALUES 

We anticipate that property values in the surrounding area will increase due to this 

project. 

PRESERVATION AND CONSERVATION OF FARMLAND 

As stated before, a bed & breakfast/motel currently occupies this property, there is no 

existing farmland to be preserved. 

EFFECT ON SCHOOLS, PUBLIC BUILDINGS AND COMMUNITY FACILITIES 

No negative impact to the surrounding school, public buildings, or community is 

expected due to proposed development.  

EFFECT ON AREA ROADWAYS AND PUBLIC TRANSPORTATION 

We do not anticipate any negative impacts to the roadways or public transportation.  

The existing bed & breakfast/motel consists of 14 rooms and an office generating 

approximately 25 trips per day.  The proposed project will produce an additional 28 

trips per day for a total ADT of 53.  No auxiliary lanes are required by DelDOT as the 

existing ADT of Kent Avenue is 3,103 trips. 

COMPATIBILITY WITH OTHER AREA LAND USES 

The surrounding land uses consists of residential homes (both seasonal and off-

season).  We are proposing a residential use to replace the existing bed and 

breakfast/motel which is compatible with the surrounding areas. 

EFFECT ON AREA WATERWAYS 

We do not anticipate any effects on area waterways due to the re-development. 
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A. EXECUTIVE SUMMARY  
 
Introduction 
 
This Report has been prepared in accordance with Chapter 115 – Zoning: Article XXV 
Supplementary Regulations, 194.3 Coastal Area of the Sussex County Code.  This Report 
provides a summary of site-specific information and accompanies the Preliminary Plans 
submittal, dated February 3, 2021.   

 
Scope of Project: 
 
The proposed project will include ten (10) condominiums on the property currently known as the 
Meris Gardens Bed and Breakfast located on Kent Avenue in Bethany Beach, Delaware.  The 
existing zoning designation is MR.  
 
The project will involve typical construction activities associated with new roads, stormwater 
management facilities, home construction, and utility installation.  The utilities for the site will 
consist of electric, telecommunications, sewer, and water services to each home.  Stormwater 
management for the site will be provided by two (2) stormwater management areas.  
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B. ENGINEER’S REPORT                                                                                         
 
Drainage and Stormwater Runoff 

 
Stormwater quality will be met by managing the Resource Protection Event (RPv) and quantity 
management will be met by managing the Conveyance Event and the Flooding Event (Cv and Fv) 
this will be achieved through the proposed stormwater management area and will be denoted on 
the plans as Stormwater Management Area.  It will discharge into an existing ditch that is in good 
working condition.  

 
The runoff from the areas that are being developed will be collected and directed to the proposed 
stormwater management areas by downspouts or by grass lined swales.  
 
Potable Water 

 
A water connection to Tidewater Utilities facilities is anticipated along Kent Avenue. During the 
Sussex County approval process, Water Plans will be submitted to Tidewater Utilities for approval 
as well. Once the Tidewater Utilities approves the connection, both domestic and fire flows will be 
provided.  
 
No private wells are expected to be impacted.  

 
Wastewater Treatment and Disposal 

 
The proposed site lies within the South Bethany Sanitary Sewer District, it is anticipated to connect 
and be served by an existing gravity sewer line situated along Kent Avenue. Ordinance No. 38 
Plans will be submitted to the County for approval. 
  
No impacts to the surrounding surface or groundwaters are expected.   
  
Impacts to Surrounding Roadways 

 
The Windward Garden development is proposed to contain 10 condominium units. Based upon the 
latest Institute of Transportation Engineers Traffic Generation Manual, a condominium (multifamily 
midrise) is anticipated to generate approximately 5.44 vehicle trips per day (1/2 entering the site, 
½ leaving the site), and the site is anticipated to generate approximately 53 vehicle trips per day 
(27 entering, 26 leaving).  

 
Based upon the 2020 DelDOT Traffic Counts, Kent Avenue currently carries 3,103 average annual 
daily vehicles. Therefore, it is anticipated that the Windward Village development will not cause any 
adverse impacts to the surrounding road network. 
 
Endangered or Threatened Species 

 
Based upon a review of the site, existence of any endangered or threatened species is not 
expected.  
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Preservation and Protection of Tidal and Non-Tidal Wetlands 
 

Based on site evaluations and a review of the National Inventory Mapping it has been determined 
that no wetlands exist on this site. 
 
Open Space and Buffers 

 
The total area of the site is 1.035 acres.  Proposed open space will be comprised of 
approximately 0.397 acres, or 38.4% which fulfills the required minimum open space of 30%. 
 
A forested buffer is not proposed nor is required for this project; however, sufficient landscaping 
will be installed to supplement the exiting woods surrounding the property. 
 
Proposed Public and Private Infrastructure 

 
This is a redevelopment of an existing project.  Public infrastructure exists on site and impacts to 
surrounding areas will be minimal 
 
Economic & Recreational Benefits  

 
The proposed project is anticipated to provide several economic benefits.  These benefits include: 
 

• Anticipated increase the tax base of Sussex County 
• Increase to surrounding home values 

 
The proposed project is a private condominium complex and will provide recreational benefits to 
the private condominium owners. 
 
Historic and Cultural Resources 

 
There is no presence of any historic or cultural resources listed on the National register of Historic 
Places at the site.  
 
Affirmation of Conformance with Sussex County Comprehensive Plan 

 
The proposed development has been designed in accordance to the current Sussex County 
Comprehensive Plan.  
 
Actions Taken to Mitigate Proposed Impacts of the Development  

 
No negative impact to the environment and its surrounding community is projected to originate 
from the proposed development.  
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DELDOT SERVICE LEVEL EVALUATION 

REQUEST FORM/DELDOT RESPONSE 



     

Service Level Evaluation Request Form 

This form shall be submitted to the Planning and Zoning Office and a response shall be received 
back from DelDOT prior to the applicant being able to submit an application to the Planning and 
Zoning Office.   

Date: 

Site Information:  

Site Address/Location:  

Tax Parcel Number:  
Current Zoning:  
Proposed Zoning:  
Land Use Classification:  

Proposed Use(s):  

Square footage of any proposed buildings or number of units:  

Applicant Information:  

Applicant’s Name:  

Applicant’s Address:  
City: State: Zip Code: 

Applicant’s Phone Number:  
Applicant’s e-mail address:  

COUNTY ADMINISTRATIVE OFFICES
2 THE CIRCLE I PO BOX 417

 GEORGETOWN, DELAWARE 19947 Last updated 3-12-20



 
N i c o l e  M a j e s k i  
     s e c r e t a r y  

 

 

            March 24, 2021 
 
Mr. Jamie Whitehouse, Director 
Sussex County Planning & Zoning 
P.O. Box 417 
Georgetown, DE  19947 
 
Dear Mr. Whitehouse:   
 

The Department has completed its review of a Service Level Evaluation Request for the 
Civil Engineering Associates proposed land use application, which we received on February 12, 
2021. This application is for an approximately 1.00- acre parcel (Tax Parcel: 134-17.11-6.00). 
The subject land is located east of Kent Avenue (Sussex Road 361). The subject land is currently 
zoned MR (Medium-Density Residential) and the applicant seeks a conditional use approval to 
build 11 Condominiums. 

 
Per the 2019 Delaware Vehicle Volume Summary, the annual average daily traffic volume 

along Kent Avenue (Sussex Road 361), from Westway Drive to Atlantic Avenue (Sussex Road 
26), is 3,903 vehicles per day.  

 
Based on our review, we estimate that the above land use will generate fewer than 50 

vehicle trips per day.  This number of trips is below DelDOT’s minimum warrants for 
determining that a Traffic Impact Study (TIS) should be required for a particular development. 
DelDOT’s regulations specify the minimum TIS warrants as 50 vehicle trips in any hour and/or 
500 vehicle trips per day.   Because the proposed land use would generate fewer than 50 vehicle 
trips per day, we consider the development’s traffic impact to be diminutive in the context of 
our agreement with the County regarding land development coordination 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 diminutive with regard to warranting a TIS does not mean that 
it is diminutive in other respects. We recommend that the applicant not be required to perform a 
TIS for the subject application. 
 

If the County approves this application, the applicant should be reminded that DelDOT 
requires compliance with State regulations regarding plan approvals and entrance permits, whether 
or not a TIS is required. 

 



Mr. Jamie Whitehouse  
Page 2 of 2 
March 24, 2021 
 

Please contact Ms. Annamaria Furmato, at (302) 760-2710, if you have questions 
concerning this correspondence.  
 
 

Sincerely, 

 
T. William Brockenbrough, Jr. 
County Coordinator 
Development Coordination 
 

 
 

TWB:aff 
Enclosure 
cc:  Civil Engineering Associates, Applicant  
 Russell Warrington, Sussex County Planning & Zoning 
 Constance C. Holland, Coordinator, Cabinet Committee on State Planning Issues 
 Todd Sammons, Assistant Director, Development Coordination 
 Scott Rust, South District Public Works Manager, Maintenance & Operations 
 Steve McCabe, Sussex County Review Coordinator, Development Coordination 

Derek Sapp, Subdivision Manager, Development Coordination 
Kevin Hickman, Subdivision Manager, Development Coordination 
Brian Yates, Subdivision Manager, Development Coordination 
John Andrescavage, Subdivision Manager, Development Coordination 

 James Argo, South District Project Reviewer, Maintenance & Operations 
Troy Brestel, Project Engineer, Development Coordination 
Claudy Joinville, Project Engineer, Development Coordination  
Annamaria Furmato, Project Engineer, Development Coordination 
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 Figure 4.2-1 Existing Land Use 
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Figure 4.5-1 Sussex County 2045 Future Land Use 
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Figure 4.4-1 Strategies for State Policies and Spending 
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Sussex County Comprehensive Plan         4-3 
  

Figure 4.2-2 Developed and Protected Land * 

                                                           
* Parcels enrolled in the State's Agricultural Lands Preservation Program change frequently and that the Delaware Department of Agriculture can be contacted for latest update. 
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 Wellhead Protection & Excellent Recharge Areas 

 

lmyrick
Callout
SITE



18

Line Rd

Whiteville Rd

Laurel  R d

Beach  Highway

Redden  Rd

Seashore  Highway

Seashore  Highway

Scotts  S
tore  R

d

Hickma n  Rd
Sha

wne
e  

Rd

S  U
ni

on
  C

h
ur

ch

  R
d

N
  U

ni
on

 C
hu

rc
h 

R
d

Milton  Ellendale  Hwy.

Slaught
er

  B
ea

ch
  R

d

Ceda r B ea
ch  R d

Lewes  Georgetown Hwy.

Milford Slaughter Beach

Lewes

Rehoboth Beach

Milton

Georgetown

Millsboro

Dagsboro

Frankford

Bethany BeachMillville

Ocean View

South Bethany

Selbyville
Delmar

Bethel

Laurel

Seaford

Bridgeville

Greenwood

Ellendale

Dewey Beach

Henlopen Acres

Blades

1

13

13

U
.S . R

oute  113

U.S. R
oute 9

U. S. Route 113

U
.S. R

ou te  11 3

1

Q
ue

en
 A

nn
es

 C
o.

 M
D

C
ar

ol
in

e 
C

o.
 M

D
W

ic
om

ic
o 

C
o.

 M
D

Kent Co. DE

Wicomico Co. MD

Fenwick Island

WESTERN SUSSEX
PLANNING AREA I

WESTERN SUSSEX
PLANNING AREA III

WESTERN SUSSEX
PLANNING AREA II

WESTERN SUSSEX
PLANNING AREA IV

WESTERN SUSSEX
PLANNING AREA V

NORTH COASTAL
PLANNING AREA

ROXANA
PLANNING AREA

1 inch equals 18,000 feet

Base Map Provided By:
Sussex County
Mapping Deptartment

0 18,000 36,0009,000
Feet

Sussex County
Comprehensive Plan

COUNTY
WASTEWATER

SERVICE AREAS
2007

Roads

Boundaries of Sewer Planning Areas

Unclassified Service Areas

Primary County Service Areas

Secondary County Service Areas

Town/City Potential Annexation Areas
 (intended to be eventually served by
 Town/City in most cases.)

Municipal Boundaries

Environmentally Sensitive
 Development Area (ESDA)

Sources:
Sussex County Engineering Department

Existing County Sewer Districts

Please see text for planning area and service
area definitions.

lmyrick
Callout
SITE



 

Sussex County Comprehensive Plan       7-15 
  

      

 Wastewater Service Areas that have Received Certificates of Public Convenience and Necessity 
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 Wetlands and Floodplains 
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APPENDIX H 

 

SUSSEX COUNTY SSCE COMPLETED FORM 



 

CIVIL ENGINEERING ASSOCIATES 
    ENGINEERS   SURVEYORS   CONSTRUCTION SERVICES 

 
 

55 West Main Street             cea-de.com Phone:  302-376-8833 
Middletown, DE  19709  Fax:  302-376-8834 
   

WINDWARD GARDENS 
SEWER SERVICE CONCEPT EVALUATION 

SUSSEX COUNTY, DELAWARE 
 
 

Engineer:  
Civil Engineering Associates 
55 W. Main Street 
Middletown, De 19709 
Scott Roberts 
302-584-6632 
 
Developer: 
Christopher Land, LLC 
10461 Oakton Granite Drive, Suite 250 
Oakton, VA 22124 
703-927-8669 
 
Project Name: 
Windward Gardens 
 
Tax Map: 
134-17.00-6.00 
 
Proposed EDUs: 
8 Multifamily Units (Condominiums) = 6 EDUs (0.75 EDU/SF Unit) 
 
Current Zoning: 
MR 
 
Proposed Zoning: 
MR 
 
Acreage: 
1.035 Acres 

 































                                   
    
               
                    
      

 
 COUNTY ADMINISTRATIVE OFFICES 
 2 THE CIRCLE I PO BOX 417 
 GEORGETOWN, DELAWARE 

JAMIE WHITEHOUSE, AICP 
DIRECTOR OF PLANNING & ZONING 

(302) 855-7878 T 

(302) 854-5079 F 

jamie.whitehouse@sussexcountyde.gov 

Sussex County 
DELAWARE 

sussexcountyde.gov 

 
 
 
 

PLEASE NOTE 
 
 
This paperless packet is published on the County’s website for 
convenience purposes, and only includes information received up to 
the close of business on the day before a public hearing.  Documents 
received after this, or documents submitted during the public hearing 
are not uploaded to the Paperless Packet.  The legal record is the 
paper record maintained in the Offices of the Planning & Zoning 
Department. 
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      ROBERT C. WHEATLEY, CHAIRMAN  DELAWARE 
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         R. KELLER HOPKINS  302-855-7878 T 

          J. BRUCE MEARS                                                                                                               302-854-5079 F 
        HOLLY J. WINGATE                              JAMIE WHITEHOUSE, AICP, MRTPI 
                                                                                                                                 DIRECTOR OF PLANNING & ZONING  
 

 

 

 

PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CU 2282 Lawrence Davies 

 

Applicant: Lawrence Davies 

 85 Windjammer Drive  

 Ocean Pines, MD 21811 

 

Owner: Bethany Bay Brewing Co., LLC 

 38450 Hickman Road 

 Ocean View, DE 19970 

 

Site Location:  The property is lying on the southeast corner of the intersection of 

Cedar Neck Rd. (S.C.R. 357) and Hickman Rd. (S.C.R. 359)  

 

Current Zoning: General Commercial (C-1) Zoning District   

 

Proposed Use:  Microbrewery 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Millville Fire Department  

 

Sewer:   Sussex County  

 

Water:    Sussex Shores Water Co. 

 

Site Area:   2.35 acres +/- 

 

Tax Map ID.:   134-9.00-27.00 
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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: December 2, 2021 
RE: Staff Analysis for CU 2282 Lawrence Davies 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CU 2282 Lawrence Davies to be reviewed during the December 9, 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: 134-9.00-27.00 to allow for a microbrewery. 
The parcel is lying on the southeast corner of the intersection of Cedar Neck Road (S.C.R. 357) 
and Hickman Road (S.C.R. 359). The parcel consists of 2.35 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 parcel has a designation of “Coastal Area”. 
The surrounding and adjacent parcels to the north, south, west and east also contain the “Coastal 
Area” land use 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.  
 
The subject property is zoned General Commercial (C-1). The adjacent properties to the south and 
east of the subject site are zoned Medium Residential (MR). An adjacent property to the south and 
properties across Hickman Road are zoned General Commercial (C-1). Properties across Cedar 
Neck Road are zoned Neighborhood Business (B-1) and General Residential (GR).  
 
Since 2011, there has been nine (9) Conditional Use applications within a 1-mile radius of the 
application site. Please refer to the attached map and spreadsheet that references the Conditional 
Use applications within a 1-mile radius of this site that have been approved since 2011.   
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional use for a 
microbrewery, subject to considerations of scale and impact, could be considered as being 
consistent with the land use, area zoning and surrounding uses. 
 



 
 

Staff Analysis 
CU 2282 Lawrence Davies 
Planning and Zoning Commission for December 9, 2021 

 

 



Name
Conditional 

Use Number
Tax Parcel # APPLICANT

911 Address or 

Road Name
Current Zoning Proposed Use

P&Z Initial 

Hearing 

Date

P&Z Decision

P&Z 

Decision 

Date

CC Initial He

aring Date

CC Decision 

Date
CC Decision

Ordinance 

Number

Application 

Number

Development 

Name

Application 

Rcvd Date

Introduced 

to CC

Advertised 

Date
acreage

Assigned 

Planner
parcel id 2 parcel id 3

134-9.00-12.00 1924 134-9.00-12.00
Colony Pool 

Service Inc.
DE Route 1 MR

Above Ground Storage 

Tank
3/8/2012

Recommended 

Approval
3/22/2012 4/3/2012 4/3/2012 Approved 2247 1/5/2012 1/24/2012 2/3/2012

134-9.00-21.00 1986 134-9.00-21.00
Castaways 

Bethany, LLC
Cedar Neck Rd MR

Multi-Family Dwelling 

Structures
4/24/2014

Recommended 

Approval
5/22/2014 6/17/2014 7/22/2014 Approved 2359

201400794  

 2/3/2014 3/26/2014

134-9.00-88.00 2085 134-9.00-88.00

Land and 

Materials 

Corp (Salt 

Aire) 

38112 Sandy 

Cove Rd
GR

multi-family (19 SF 

dwellings)
7/13/2017

Recommended 

Approval
7/27/2017 8/22/2017 9/26/2017 Approved 2519 2/8/2017 2/21/2017 6/21/2017

134-9.00-

80.01

134-9.00-

80.06

134-13.00-72.00 2130 134-13.00-72.00

The 

Evergreene 

Companies, 

LLC (pallots 

corner)

30733 Cedar 

Neck Rd.
MR

Multi-family (20 

Townhomes)
6/14/2018

Recommended 

Approval
6/28/2018 7/24/2018 10/30/2018 Approved 2609 201800228 Pallots Corner 1/11/2018 1/23/2018 2.38

134-13.00-

72.01

134-9.00-21.00 2131 134-9.00-21.00
CBB Cedar 

Pines, LLC
Cedar Neck Rd MR Multi-Family (30 Units) 6/14/2018

Recommended 

Approval
6/14/2018 7/24/2018 7/24/2018 Approved 2587 201800515 1/22/2018 2/6/2018 11.53

134-9.00-21.00 2207 134-9.00-21.00

CBB Cedar 

Pines, LLC 

(Marlin Run)

Cedar Neck Rd. MR Multi-family (75 SF & TH) 3/25/2021
Recommended 

Approval
4/8/2021 4/27/2021 4/27/2021 Approved 2772 201910926 Marlin Chase 9/24/2019 2/4/2020 29.34 Lauren

134-9.00-67.00 2239 134-9.00-67.00
Coastal 

Properties LLC

30430 & 30432 

Cedar Neck Rd
B-1/GR

General Contracting 

Business
9/24/2020

Recommended 

Approval
10/8/2020 10/27/2020 10/27/2020 Approved 2749 202005400 5/1/2020 8/11/2020 1.08 Christin

134-13.00-72.02 2259 134-13.00-72.02

The Evergreen 

Companies, 

LLC

Fred Hudson 

Road 
MR

30 single family 

conominum units 
6/24/2021

Recommended 

Approval
7/22/2021 8/10/2021 8/10/2021 Deferred 201301402 1/5/2021 3/23/2021 11.96 Nick 
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PLEASE NOTE 
 
 
This paperless packet is published on the County’s website for 
convenience purposes, and only includes information received up to 
the close of business on the day before a public hearing.  Documents 
received after this, or documents submitted during the public hearing 
are not uploaded to the Paperless Packet.  The legal record is the 
paper record maintained in the Offices of the Planning & Zoning 
Department. 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CZ 1940 Community Bank Delaware c/o Stephen W. Spence 

 

Applicant: Community Bank Delaware c/o Stephen W. Spence 

 16982 Kings Highway  

 Lewes, DE 19958 

 

Owner: Sandy Trantino Norwood 

 P.O. Box 205 

 Milton, DE 19968 

 

Site Location:  The property is lying on the southwest corner of the intersection of 

Indian Mission Rd. (Rt. 5) and John J. Williams Hwy. (Rt. 24)  

 

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

 

Proposed Zoning:  Medium Commercial (C-2) Zoning District 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area & Commercial Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Indian River Fire Department  

 

Sewer:   Sussex County  

 

Water:    Tidewater 

 

Site Area:   1.76 acres +/- 

 

Tax Map ID.:   234-23.00-262.00 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Christin Scott, Planner I    
CC: Vince Robertson, Assistant County Attorney  
Date: December 2, 2021 
RE: Staff Analysis for CZ 1940 Community Bank Delaware 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1940 Community Bank Delaware to be reviewed during the December 9, 
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 234-23.00-262.00 to allow for a change of zone 
from an Agricultural Residential Zoning District (AR-1) to a Medium Commercial Zoning District 
(C-2). The property is lying on the southwest corner of the intersection of Indian Mission Road (Rt. 
5) and John J. Williams Highway (Rt. 24). The parcel to be rezoned contains 1.76 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” and “Commercial Area.” The properties to the north, south, east, and west also 
have the land use designation of “Commercial Area” with properties directly adjacent to the south 
having a land use designation of “Coastal Area” and “Commercial Area”. The properties further 
north, south, east, and west have a land use designation of “Coastal Area”. 
 
As outlined in the 2018 Sussex County Comprehensive Plan, the 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, townhouses, 
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 all be allowed. Commercial Areas are areas that include concentrations of 
retail and service uses that are mainly located along arterials, and highways. As opposed to small, 
traditional downtown areas that are often historic and pedestrian-friendly, Commercial Areas 
include commercial corridors, shopping centers, and other medium and large commercial vicinities 
geared towards vehicular traffic. In addition to primary shopping destinations, this area would also 
be the appropriate place to locate hotels, motels, car washes, auto dealerships, and other medium 
and larger scale commercial uses not primarily targeted to the residents of immediately adjacent 
residential areas. These more intense uses should be located along main roads or near major 
intersections. Institutional and commercial uses may be appropriate depending on surrounding 
uses. Mixed-use buildings may also be appropriate for these areas. 
 



 
 

Staff Analysis 
CZ 1940 Community Bank Delaware 
Planning and Zoning Commission for December 9, 2021 
 

 

 
The property is zoned Agricultural Residential (AR-1) Zoning District. The adjacent parcel to the 
north is zoned Medium Commercial (C-2) Zoning District. The adjacent property to the south is 
split zoned General Commercial (C-1) Zoning District and Commercial Residential (CR-1) Zoning 
District. Across Indian Mission Road and John J. Williams Highway, properties are zoned General 
Commercial (C-1) Zoning District, Commercial Residential (CR-1) Zoning District, and 
Neighborhood Business (B-1) Zoning District.  
 
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 Medium Commercial District (C-2) is listed as an applicable zoning district in 
the “Coastal Area” and “Commercial Area”.  
 
Since 2011, there have been three (3) Change of Zone applications within a 1-mile radius of the 
application site. Change of Zone 1788 for a change of zone from an Agricultural Residential Zoning 
District (AR-1) to a Commercial Residential Zoning District (CR-1) was approved by the Sussex 
County Council on Tuesday, December 1, 2015 through Ordinance No. 2427. Change of Zone 
1880 for a change of zone from an Agricultural Residential Zoning District (AR-1) to a Medium 
Commercial Zoning District (C-2) was approved by the Sussex County Council on Tuesday, July 
16, 2019 through Ordinance No. 2669. And Change of Zone 1791 for a change of zone from an 
Agricultural Residential Zoning District (AR-1) and General Commercial Zoning District (C-1) to 
a High-Density Residential Zoning District (HR-1) was approved by the Sussex County Council 
on Tuesday, April 12, 2016 through Ordinance No. 2444. 
 
Based on the analysis of the land use, surrounding zoning and uses, a Change of Zone from an 
Agricultural Residential Zoning District (AR-1) to a Medium Commercial Zoning District (C-2) 
could be considered as being consistent with the land use, based on size and scale, with area zoning 
and surrounding uses.  















 
18072 Davidson Drive 

Milton, DE 19968 
T: 302-684-8030 
F: 302-684-8054 

 
www.pennoni.com 

 

Community Bank Delaware 

CASE NO. CZ 1940 

ZONING MAP AMENDMENT FROM AR-1TO C-2 

 

EQUITABLE OWNER/DEVELOPER:  
 
COMMUNITY BANK DELAWARE C/O ALEX PIRES, CEO 
16982 KINGS HIGHWAY 
LEWES, DE 19958 
 
 
LEGAL: 
 
BAIRD, MANDALAS, BROCKSTEDT, LLC 
1413 SAVANNAH ROAD, SUITE 1 
LEWES, DE 19958 
STEPHEN W. SPENCE, ESQUIRE 
MACKENZIE M. PEET, ESQUIRE 
 
 
PLANNER/ENGINEER/SURVEYOR: 
 
PENNONI 
18072 DAVIDSON DRIVE 
MILTON, DE 19968 
MARK H. DAVIDSON, PRINCIPAL LAND PLANNER 
ALAN DECKTOR, PE., ENV SP 
JOHN W. HAUPT, PLS 
ERIC W. WAHL, RLA 
 
 
 

 
 

TABLE OF CONTENTS: 
 

 
COVER PAGE 
QUALIFICATIONS 
NOTICE OF HEARING 
 
TAB 1  APPLICATION 
 

a. APPLICATION 
b. EXISTING CONDITIONS PLAN 
c. LEGAL DESCRIPTION 
d. SERVICE LEVEL RESPONSE LETTER 

 
TAB 2  EXHIBITS 
 

a. COMMUNITY BANK CONCEPT PLAN 
b. UTILITY SERVICE AVAILABLITY  

 
TAB 3  MAPS/PLANS 
 

a. 2021 AERIAL IMAGE  
b. COUNTY ZONING 
c. FUTURE LAND USE MAP 
d. 2020 STATE STRATEGIES 
e. ADJACENT COMMERCIAL AREAS 

TAB 4  FINDINGS 

a. FINDINGS OF FACT 

SITE 



   
18072 Davidson Drive 

Milton, DE 19968 
T: 302-684-8030 
F: 302-684-8054 

www.pennoni.com 

 

 

 

PROJECT TEAM 

 

 

Equitable Owner 
Community Bank Delaware 

16982 Kings Highway 

Lewes, DE 19958 

 

 

Applicant 
Community Bank Delaware 

C/O Alex Pires, CEO 

16982 Kings Highway 

Lewes, DE 19958 

 

 

Principal Consultant 
Pennoni Associates Inc. 

Mark H Davidson, VP 

18072 Davidson Drive 

Milton, Delaware 19968 

 

 

Project Surveyor 
Pennoni Associates Inc. 

 John W Haupt, PLS 

Kevin Ellis, LSIT 

18072 Davidson Drive 

Milton, Delaware 19968 

 

 

 

Project Engineer(s)  
Pennoni Associates Inc. 

 Alan M. Decktor, PE, ENV, SP 

Milton Delaware 19968 

 
Landscape Architect 

Pennoni Associates Inc. 

Eric W. Wahl, RLA, ASLA 

18072 Davidson Drive 

Milton, Delaware 19968 
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Pennoni Associates Inc., established in 1966, is a multi-disciplined engineering and design consulting 

firm that provides personalized services and solutions to meet the needs of our diverse clients. Pennoni 

employs 1,467 professional, technical, and administrative personnel in 34 offices throughout 

Pennsylvania, New Jersey, Delaware, New England, Maryland, Florida, North Carolina, Ohio, 

Virginia, and New York. Pennoni provides services to local, state, and federal governments, private, 

commercial, industrial, and construction clients as well as to other professional firms. 

Pennoni Associates Inc. Key Personnel: 

 

 

 

Mark H. Davidson, Vice President 

Office Director  

Principal Land Planner/Consultant 

Experience: 36-years 

Education: University of Delaware 1986-1990 – Civil 

Engineering 

Delaware Technical & Community College 1984-1986 – 

Land Surveying 

Land Surveying Business Diploma 1998 

Institute for Public Administration 2006 – Land Planning 

Delaware TR-20 Hydrology 1993 

Reducing Flood Hazard Coastal Development 1996 

Wastewater Microbiology 1997 

Land Conservation/Historic Preservation 2003 

Licenses/Certifications: Delaware DNREC Class A & B 

License #2418 

Sediment & Stormwater Management Certification, DE #860, 

MD #4914 

DNREC Certified Construction Reviewer DE #1270 

IPA Delaware State Planning Certification 

❖ Civil Engineering/Land Surveying  

❖ Project/Construction Management 

❖ Land Planning/Consulting 

❖ Transportation engineering 

❖ Soils/Wetlands Permitting/Consulting 

❖ Water/Wastewater Engineering 

❖ Contract Writing/Negotiating 

❖ Policy Planning & Reporting 

❖ FEMA Permitting 

❖ Stormwater/Wastewater Management 

❖ Municipal Engineering 

❖ Local/State Highway & Road Planning/Design 

❖ Shore, Dune and Beach Replenishment Design 

❖ Pollution Control Strategy Permitting 

❖ Strategic Planning 

❖ Comprehensive Land Use Planning 

❖ Project & Business Development 

 

Alan M. Decktor, PE, ENV SP, Senior Project Engineer/ 

Civil Engineer 

Experience: 15-years 

Education: University of Delaware, Bachelor of Science in 

Civil Engineering 

Licenses/Certifications:   

Delaware Professional Engineer #17771   

Delaware DNREC Class B & C License #5912. 

Pennsylvania Professional Engineer #PE081635          

Maryland Professional Engineer #51306 

NCEES Record #54878 

Envision Sustainable Professional, ISI  

❖ Civil Engineering 

❖ Survey Experience 

❖ Project Management, Proposal Preparation 

❖ Residential and Commercial Design/Permitting  

❖ Municipal Services/Design 

❖ Contract Administration 

❖ Construction Administration/Review 

❖ Subdivision Street and Entrance Design  

❖ Local/State Highway and Road Planning/Design 

❖ Innovative Stormwater Design, Hydrology and 

Hydraulics 

❖ Erosion and Sediment Control Plans  

❖ Water and Wastewater Design 

❖ Utility Design 

❖ Land Planning Consulting 

❖ Sustainable Design Experience 
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PENNONI  PROFESSIONAL QUALIFICATIONS 

Eric W. Wahl, RLA, ASLA 

Landscape Architect 

Experience: 20 years 

Education: Bachelor of Science in Landscape 

Architecture,  

Temple University 2001 

Licenses/Certs:  

Delaware Landscape Architect # 409 

Maryland Landscape Architect #3387 

Pennsylvania Landscape Architect #2665 (inactive) 

      ❖    Landscape and Lighting Design 

      ❖    Residential and Commercial Design 

      ❖    Institutional and Campus Design 

      ❖    Master Plans and Vision Plans 

      ❖    Subdivision Design and Layout 

      ❖    Land Planning/Town Planning 

      ❖    Wayfinding and Circulation Analysis 

      ❖    Innovative Buffer Design 

      ❖    Resilient Landscapes with Native Plant Focus 

      ❖    Adjunct Professor (Landscape Design & Native  

Kevin B Ellis, LSIT, Senior Surveyor  

Experience: 24-years  

Licenses/Certifications:  

MD E&S Control Certification # RPC010231 

     ❖    Residential & Commercial Land Surveying  

     ❖    Municipal Land Surveying  

     ❖    Topography and Wetlands Surveying  

     ❖    Construction Stakeout   

     ❖    FEMA/Floodplain Surveying/Permitting  

     ❖    State Highway and Local Roads Surveying  

     ❖    GPS Surveying  

     ❖    Deed Research & Interpretation  

     ❖    Metes and Bounds Descriptions  

     ❖    Municipal and Highway Engineering  

     ❖    Stormwater Management Design/Permitting  

     ❖    Boundary Survey Determinations/Management  

     ❖    ALTA/NSPS Land Title Surveys 

      

 

               Plants)  

  
John W Haupt, PLS, Principal Surveyor 

Experience: 44-years 

Education: University of Maryland 

Licenses/Certifications:  

DE Licensed Professional Land Surveyor #585,  

MD Licensed Professional Land Surveyor #21545 

❖ Residential & Commercial Land Surveying 

❖ Industrial and Municipal Land Surveying 

❖ Topography and Wetlands Surveying 

❖ Construction Stakeout  

❖ FEMA/Floodplain Surveying 

❖ State Highway and Local Roads Surveying 

❖ GPS Surveying 

❖ Deed Research & Interpretation 

❖ Boundary and Easement Descriptions 

❖ Shore, Dune and Beach Replenishment Surveying 

❖ Boundary Survey Determinations/Management 

❖ High Definition Laser Scanning / 3D Reality Capture 
❖ ALTA/NSPS Land Title Surveys 

 

❖  

Using state-of-the-art technology and equipment, Pennoni offers full-service capabilities in the following areas: 
 

Bridge & Highway Engineering 

Civil Engineering 

Construction & Fabrication Management 

Construction Material Testing 

Electrical Engineering 

Environmental Engineering 

Environmental Sciences 

Geographic Information Systems (GIS) 

Geotechnical Engineering 

Inspection & Testing 

Landscape Architecture 

Mechanical Engineering 

Planning 

Plumbing/Fire Protection Engineering 

 

Site Design 

Solid & Hazardous Waste Management 

Land Surveying 

Transportation Engineering 

Underwater Inspections 

Water & Wastewater Management 

Municipal Engineering 

Printing and Reproduction 

Project Management & Consulting 

Construction Management (CCR Reporting and 

Inspection) 

Multiple Federal, State and County Permitting 

Conservation Design and Consulting Services 

Energy 
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TAB 1

APPLICATION



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: 

KEDavidson
Text Box
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SITE DATA:

TAX MAP NUMBERS : 234-23.00-262.00

OWNER INFO: SANDRA & TRANTINO NORWOOD
PO BOX 205 | HARBESON, DE 19951

SITE ADDRESS : 31816 INDIAN MISSION ROAD
MILLSBORO, DE 19966

 INDIAN RIVER HUNDRED 
SUSSEX COUNTY

EXISTING TOTAL ACREAGE: 1.76   ACRES±  (TOTAL)            

FUTURE LAND USE AREA: COMMERCIAL/ COASTAL AREA
    2019 SUSSEX COUNTY COMPREHENSIVE
         PLAN

ZONING | EXISTING AR-1
PROPOSED C-2 MEDIUM COMMERCIAL (ARTICLE XIB)

PRESENT USE: RESIDENTIAL DWELLINGS

PROPOSED USE: COMMUNITY BANK

SEWER PROVIDER: PUBLIC (SUSSEX COUNTY)

WATER PROVIDER: PUBLIC (TIDEWATER UTILITIES)

BUILDING RESTRICTION LINES: FRONT - 60 FEET
SIDE - 5 FEET and 20 FEET (115-83.15 B. (1)
& (2)) REAR - 30 FEET (115-83.15 B. (2))

GENERAL NOTES :
1. THE BOUNDARY INFORMATION SHOWN ON THIS PLAN WAS TAKEN FROM

DOCUMENTS OF PUBLIC RECORD. NO FIELD SURVEY VERIFICATION WAS
CONDUCTED BY PENNONI.
 DEED REFERENCE:
-DEED BOOK 1746, PAGE 63.
-DEED BOOK 1771, PAGE 282.
-DEED BOOK 1825, PAGE 30.
-DEED BOOK 1892, PAGE 246.
-DEED BOOK 1892, PAGE 248.
-DEED BOOK 5308, PAGE 298.
-DELDOT HSIP, SR 24 AT SR 5/SR23 INTERSECTION IMPROVEMENTS
CONTRACT NUMBER T201200903
-ALTA/NSPS LAND TITLE SURVEY PERFORMED BY CONTROL POINT ASSOCIATES,
INC. (DATED 1-3-2019).

2. 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.

3. THIS PROPERTY APPEARS ON SUSSEX COUNTY TAX MAP AS 234-23.00-262.00.

4. THERE ARE NO WETLAND AREAS ON THE PROPERTY, PER THE DNREC
ENVIRONMENTAL NAVIGATOR WEBSITE.

5. THE PROPERTY IS LOCATED IN ZONE "X" ON THE FEMA FLOOD INSURANCE RATE
MAP NUMBER 10005C340K MAP REVISED MARCH 16, 2015. ZONE "X" IS AN AREA
DETERMINED TO BE OUTSIDE THE 500 YEAR FLOODPLAIN. (NO IMPACT). ZONE "A"
IS AN AREA DETEMINED TO HAVE  NO BASE FLOOD ELEVATIONS.

6. PARCEL 234-23.00-262.00 (ALSO KNOWN AS PARCEL 10-L) CONTAINS AN UNMARKED
CEMETERY AND ANY WORK OR CONSTRUCTION ACTIVITIES BEYOND THE
ILLUSTRATED LOC ARE STRICTLY PROHIBITED. TWO WEEKS PRIOR TO
CONSTRUCTION ADJACENT TO PARCEL 10-L, DELDOT ARCHAEOLOGIST KYLE
EDWARDS MUST BE CONTACTED TO ARRANGE FOR CONSTRUCTION MONITORING.
IF GRAVE SHAFTS, HUMAN REMAINS, OR GRAVE MARKERS ARE ENCOUNTERED
DURING CONSTRUCTION, ALL WORK IN THE AREA SHALL STOP IMMEDIATELY AND
DELDOT ARCHAEOLOGIST KYLE E. EDWARDS WILL BE CONTACTED PER DELDOT
CONTRACT NUMBER T201200903.

     

VICINITY MAP
SCALE: 1" = 2000'

SITE



 

18072 Davidson Drive 

Milton, DE 19968 

T: 302-684-8030 

F: 302-684-8054 

 

www.pennoni.com 

 

PARTICULAR DESCRIPTION 

 

LANDS OF 

TRANTINO AND SANDRA NORWOOD 

INDIAN RIVER HUNDRED, SUSSEX COUNTY 

DELAWARE 

 

Sussex County Tax Map Parcel 234-23.00-262.00 

 

All that certain piece and parcel of land, situated in Indian River Hundred, Sussex County, Delaware and 

being more particularly described as follows:  

Beginning at a capped iron rebar, said rebar lying on the westerly right-of-way of John J. Williams Highway 

and being a corner for this Parcel; thence by and work this Parcel North 78 degrees, 22 minutes, 43 seconds 

West, 405.77 feet (crossing over a capped rebar at 10.20 feet) to a point, said point being a corner for this 

Parcel and Lands now or formerly of Silicato Long Neck, LLC and lying on the property line of lands now or 

formerly of Craig S. and Bridget D. Kormanik; thence by and with this Parcel and lands now or formerly of 

Craig S. and Bridget D. Kormanik, North 19 degrees, 58 minutes, 35 seconds East, 233.33 (crossing over an 

unmarked cemetery  at 123.00 feet also known  as Parcel 10-L per DelDot contract number T201200903) to 

a point, said point lying on the southerly right-of-way of Indian Mission Road and being a corner for the 

unmarked cemetery  and lands now or formerly of Craig S. and Bridget D. Kormanik; thence by and with the 

unmarked cemetery parcel and the southerly  right-of-way Indian Mission road the following three (3) 

courses and distances, 1.) with a curve to the left, said curve having a radius of 1949.86 feet, an arc distance 

of 169.39 feet and a chord bearing and distance, South 67 degrees, 57 minutes, 14 seconds East, 169.34 feet 

(crossing over and ending the unmarked cemetery at 60.13) to a point , 2.) South 70 degrees, 26 minutes, 34 

seconds East, 167.90 feet (crossing over an existing 80 square foot DelDot permanent easement per 

contract number T201200903) to a capped rebar, 3.) South 29 degrees, 36 minutes, 17 seconds East, 59.60 

feet to a capped rebar, said rebar being a corner for this Parcel and lying on the westerly right-of-way of 

John J. Williams; thence by and with the westerly right-of-way of John J. Williams Highway South 11 degrees, 

43 minutes, 43 seconds West, 132.18 feet to a capped rebar, said rebar being the Point of Beginning for this 

description.  

The total acreage of this Parcel is 1.76 Acres, more or less.  

 

 

  



 
N i c o l e  M a j e s k i  

     s e c r e t a r y  

 

 

            February 25, 2021 

 

Mr. Jamie Whitehouse, Director 

Sussex County Planning & Zoning 

P.O. Box 417 

Georgetown, DE  19947 

 

Dear Mr. Whitehouse:   

 

The Department has completed its review of a Service Level Evaluation Request for the 

Community Bank Delaware c/o Stephen W. Spence proposed land use application, which we 

received on January 8, 2021. This application is for an approximately 1.43- acre parcel (Tax Parcel: 

234-23.00-262.00).  The subject land is located southwest corner of Indian Mission Road (State 

Route 5) and John J. Williams Highway (State Route 24). The subject land is currently zoned AR-

1 (Agriculture Residential) with a proposed zoning of C-2 (Medium Commercial).  The applicant 

seeks to build a drive-in bank of 3,000 to 10,000 square feet and 1 to 2 floors. 

 

Per the 2019 Delaware Vehicle Volume Summary, the average daily traffic volumes on 

average day and on an average summer day along Indian Mission Road, from John J. Williams 

Highway to Harmons Hill Road (Road 302), are 6,740 and 8,666 vehicles per day, respectively. 

The average daily traffic volumes on average day and on an average summer day along the segment 

of John J. Williams Highway where the subject land is located, which is from Mt. Joy (Road 297) 

to Indian Mission Road, are 18,682 and 24,044 vehicles per day, respectively. 

 

Based on our review, we estimate that the proposed land use will generate more than 50 

vehicle trips per peak hour or 500 vehicle trips per day, and would be considered to have a Minor 

impact to the local area roadways.  In this instance, the Department considers a Minor impact to 

be when a proposed land use would generate more than either 50 vehicle trips per peak hour and / 

or 500 vehicle trips per day but fewer than 200 vehicle trips per a weekly peak hour and 2,000 

vehicle trips per day.  Because of this impact, we recommend that the applicant be required to 

perform a Traffic Impact Study (TIS) for the subject application. However, our Development 

Coordination Manual provides that where a TIS is required only because the volume warrants are 

met, and the projected trip generation will be fewer than 200 vehicle trips per a weekly peak hour 

and fewer than 2,000 vehicle trips per day, DelDOT may permit the developer to pay an Area-

Wide Study Fee of $10 per daily trip in lieu of doing a TIS. For this application, if the County 

were agreeable, we would permit the developer to pay an Area-wide Study Fee. 



Mr. Jamie Whitehouse  

Page 2 of 2 

February 25, 2021 

 

 

If the County approves this application, the applicant should be reminded that DelDOT 

requires compliance with State regulations regarding plan approvals and entrance permits, whether 

or not a TIS is required. 

 

Please contact Ms. Annamaria Furmato, at (302) 760-2710, if you have questions 

concerning this correspondence.  

 

 

Sincerely, 

 
T. William Brockenbrough, Jr. 

County Coordinator 

Development Coordination 

 

 

 

TWB:afm 

cc:  Community Bank Delaware c/o Stephen W. Spence, Applicant  

 Russell Warrington, Sussex County Planning & Zoning 

 Constance C. Holland, Coordinator, Cabinet Committee on State Planning Issues 

 Todd Sammons, Assistant Director, Development Coordination 

 Scott Rust, South District Public Works Manager, Maintenance & Operations 

 Steve McCabe, Sussex County Review Coordinator, Development Coordination 

Derek Sapp, Subdivision Manager, Development Coordination 

Kevin Hickman, Subdivision Manager, Development Coordination 

Brian Yates, Subdivision Manager, Development Coordination 

John Andrescavage, Subdivision Manager, Development Coordination 

 James Argo, South District Project Reviewer, Maintenance & Operations 

Troy Brestel, Project Engineer, Development Coordination 

Claudy Joinville, Project Engineer, Development Coordination  

Annamaria Furmato, Project Engineer, Development Coordination 
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COMMUNITY BANK  29 NOVEMBER 2021
CONCEPT PLAN

00 40' 80'

PENNONI ASSOCIATES INC.
18072 Davidson Drive

Milton, DE 19968
T  302.684.8030 F  302.684.8054

SITE STATISTICS

TAX ID 234-23.00-262.00

GROSS AREA APPROX. 1.76 ACRES

EXISTING ZONING AR-1

PROPOSED ZONING C-2

BANKS WITH DRIVE-THRUS ARE 
PERMITTED USE

FIRST FLOOR 6,000 SF OFFICES/BANK
SECOND FLOOR 6,000 SF OFFICES

TOTAL 12,000 SF BUILDING

SETBACKS FY 60' (RT 24)
SY 5'
CORNER SY 15' (INDIAN MISSION)
RY 5'

PARKING REQUIRED
1 SPACE PER 200 SF FLOOR AREA
12,000 SF / 200 SF = 60 SPACES

PARKING PROVIDED:    62 SPACES

DRIVE THRU SERVICE
AND DEBIT WINDOW

FIRST FLOOR 6,000 SF
SECOND FLOOR 6,000 SF

R
O

U
TE

 2
4

INDIAN MISSION ROADAPPROXIMATE
LOCATION OF

EXISTING CEMETERY

POTENTIAL
UNDERGROUND

SWM AREA

FULL ACCESS TO
SILICATO DRIVE VIA
TAORIMINA SQUARE
SHOPPING CENTER

POTENTIAL
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Tidewater Utilities, Inc. 1100 South Little Creek Road, Dover, DE 19901 www.tuiwater.com  (877) 720-9272 

November 29, 2021 

 

Mr. Alan M. Decktor, PE ENV SP 

Pennoni 

18072 Davidson Drive 

Milton, DE 19968 

 

 

 

RE:  Willing & Able Letter –  Tax Parcel No. 234-23.00-262.00 Indian Mission Rd. 

Route 24 in Long Neck   

 

Dear Mr. Decktor: 

Tidewater Utilities, Inc. (Tidewater) is willing and able to serve public water, including fire 

protection, to the following parcel(s) identified as Tax Map Parcel No. 234-23.00-262.00.  Water 

service is contingent on the terms and conditions of a Water Service Agreement by and between 

Tidewater and the Project Owner. This parcel is located within Tidewater’s existing water 

Certificate of Public Convenience and Necessity franchise area.   

 

Please send a site plan and construction schedule to Tidewater.  Please feel free to contact me at 

302-747-1325 if you have any questions or concerns regarding this matter. Tidewater looks 

forward to meeting the water needs of this project.  

 

 

Sincerely,  

 

 

       Kirsten Higgins 

Vice President, Development & Contract 

Administration 

       

 

  

cc:  Brian Carbaugh, P.E., Tidewater Utilities, Inc. 
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COMMUNITY BANK DELAWARE 

CHANGE OF ZONE #1940 

PROPOSED FINDINGS OF FACT 

 

1. This is an application to grant a rezoning of a portion of lands in an AR-1 

Agricultural Residential District located on 1.76 acres, more or less in the Indian 

River Hundred located on the south side of Indian Mission Road and west side of 

John J. Williams Highway to C-2, Medium Commercial District.  

 

 

 

 

 

 

 

 

 

 

 

 

   

 

 

        

2. The property is under contract to be purchased by the Applicant, Community 

Bank Delaware with president, Jack Riddle and CEO, Alex Pires.  
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3. The property is identified on the tax maps of the Sussex County Department of 

Finance as Tax Map No. 234-23.00 Parcel 262.00.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4. The property is bordered on: 

a. East with John J. Williams Highway. 
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b. North by Indian Mission Road. 

c. West by other commercially zoned property. 

d. South by other commercially zoned property as part of the existing shopping 

center. 
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5. The Commercial Zoning is in the vicinity of other commercial zoned property and 

uses and will not diminish or impair property values within the neighborhood; 

will not create a public nuisance; or result in an increase in public expenditures.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6. In the 2019 Sussex County Comprehensive Plan – the property proposed for 

rezoning for commercial property is identified to be in a Commercial and Coastal 

Area land use categories. Since the comprehensive plan is a guide for the future 

use of land, the County’s official zoning map must be consistent with the uses and 

intensities of uses provided for in the Future Land Use Plan. Both the Commercial 

area and Coastal Area are considered Growth areas under the Comprehensive 

Plan.  Consistent with the Comprehensive Plan’s Future Land Use Chapter the 

County considers the development along arterial roads such as John J. Williams 

Highway as a business corridor with a mix of residential and commercial uses.   

 

7. The purpose of the C-2 Medium Commercial District is to support uses that 

include retail sales and performance of consumer services. It permits a variety of 

retail, professional and service businesses. The district shall be primarily located 
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near arterial and collector streets. It accommodates community commercial uses 

that do not have outside storage or sales. 

 

8. In Ordinance 2550, Sussex County Council desired to create a more specific C-2 

Medium Commercial zoning district with smaller, more related uses within the 

District to promote better planning and predictability within Sussex County. 

 

9. The applicant proposes to utilize the site as a bank with drive-through service. 

Community Bank Delaware has an established presence in Sussex County and is 

locally owned and locally managed. Their mission is to build and maintain the 

highest possible degree of customer, shareholder, employee, and community 

loyalty.  

 

10. There are no wetlands on the property; the property is located in a Flood Zone X 

Unshaded; there may be historical features on the property, located in the north-

west portion of the site and will not be impacted by any construction activity; 

stormwater will be onsite and use infiltration as its primary BMP for handling 

stormwater runoff; the properties are not in any Groundwater Protection Zones; 

the property is served public water and sewer service (Tidewater.) 

 

11. The 2020 Strategies for State Policies and Investment Levels Map identifies the 

area as being in Investment Levels 1 and 2.  These areas are designated growth 

areas where investments are directed in accordance with state strategies. 
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12. The proposed rezoning meets the general purpose of the Zoning Ordinance being 

located in an appropriate location meeting the purpose of this district and the 

future land use plans, strategies and objectives of the comprehensive plan that 

promotes growth and development in area that is located along a Principal 

Arterial that will dedicate sufficient right-of-way for expansion of the highway 

and where a general mixture of commercial and service activity now exists, which 

is essential and desirable for the general convenience, orderly growth, prosperity 

and welfare of the County. 

 





                                   
    
               
                    
      

 
 COUNTY ADMINISTRATIVE OFFICES 
 2 THE CIRCLE I PO BOX 417 
 GEORGETOWN, DELAWARE 

JAMIE WHITEHOUSE, AICP 
DIRECTOR OF PLANNING & ZONING 

(302) 855-7878 T 

(302) 854-5079 F 

jamie.whitehouse@sussexcountyde.gov 

Sussex County 
DELAWARE 

sussexcountyde.gov 

 
 
 
 

PLEASE NOTE 
 
 
This paperless packet is published on the County’s website for 
convenience purposes, and only includes information received up to 
the close of business on the day before a public hearing.  Documents 
received after this, or documents submitted during the public hearing 
are not uploaded to the Paperless Packet.  The legal record is the 
paper record maintained in the Offices of the Planning & Zoning 
Department. 
 
 
 
 
 



 

PLANNING & ZONING COMMISSION                                                              Sussex County 
      ROBERT C. WHEATLEY, CHAIRMAN  DELAWARE 
 KIM HOEY STEVENSON, VICE-CHAIRMAN                                                                               sussexcountyde.gov  

         R. KELLER HOPKINS  302-855-7878 T 

          J. BRUCE MEARS                                                                                                               302-854-5079 F 
        HOLLY J. WINGATE                              JAMIE WHITEHOUSE, AICP, MRTPI 
                                                                                                                                 DIRECTOR OF PLANNING & ZONING  
 

 

 

 

PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CZ 1944 Executive Lawn Property Management, LLC  

 

Applicant: Executive Lawn Property Management, LLC c/o John Huss 

 P.O. Box 91 

 Nassau, DE 19969 

 

Owner: Executive Lawn Property Management, LLC, a Delaware LLC 

 P.O. Box 91  

 Nassau, DE 19969 

 

Site Location:  The property is lying on the north side of Lewes Georgetown Highway 

(Route 9), approximately 0.55 mile west of Prettyman Road (S.C.R. 

254).  

 

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

 

Proposed Zoning:  Medium Commercial (C-2) Zoning District 

 

Comprehensive Land  

Use Plan Reference:   Low Density Area  

 

Councilmanic 

District:  Mr. Schaeffer 

 

School District: Indian River School District 

 

Fire District:  Georgetown Fire Department 

 

Sewer:   Private (On-Site Septic) 

 

Water:    Private (On-Site Well)  

 

Site Area:   3.68 acres +/- 

 

Tax Map ID.:   235-30.00-6.20 
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FULLNAME Second_Owner_Name MAILINGADD CITY STATE ZIPCODE PIN

EXECUTIVE LAWN PROPERTY MANAGEMENT LLC PO BOX 91 NASSAU DE 19969 235-30.00-6.20

JOHN FLOYD LINGO III TRUSTEE ROBERTA ANNE LINGO TRUSTEE REVOCABLE  TRUST 24877 LEWES GEORGETOWN HWY GEORGETOWN DE 19947 135-11.00-68.00

 LESLIE K. ELLIOTT TRUSTEE REVOCABLE TRUST JESSICA VIOLA HAMMOND 24849 LEWES GEORGETOWN HWY GEORGETOWN DE 19947 135-11.00-69.01

GEORGETOWN BUSINESS PLAZA LLC 859 GOLF LINKS LN MAGNOLIA DE 19962 235-30.00-6.00

PRETTYMAN ROAD DEVELOPMENT LLC 16255 SUSSEX HWY BRIDGEVILLE DE 19933 235-29.00-25.00

ISLAMIC CENTER OF EASTERN SHORE INC 16500 SEASHORE HWY GEORGETOWN DE 19947 235-30.00-5.00

LAUREN & SAMMIE PRICE 25921 FAWN LANE GEORGETOWN DE 19947 235-30.00-100.00

 SHIRLEY J. WILLEY 14114 S UNION CHURCH RD ELLENDALE DE 19941 235-30.00-101.09

DARRIN J. & DAWN SINGLEY 26447 SECLUDED LN GEORGETOWN DE 19947 235-30.00-99.00



 

JAMIE WHITEHOUSE, AICP MRTPI                           Sussex County                                    

PLANNING & ZONING DIRECTOR                     DELAWARE 
                  (302) 855-7878 T                                                                                                             sussexcountyde.gov  
           (302) 854-5079 F 
    jamie.whitehouse@sussexcountyde.gov   

 

 

Memorandum 
To: Sussex County Planning Commission Members  
From: Lauren DeVore, Planner III    
CC: Vince Robertson, Assistant County Attorney and applicant  
Date: December 3, 2021 
RE: Staff Analysis for CZ 1944 Executive Lawn Property Management, LLC  

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1944 Executive Lawn Property Management, LLC to be reviewed during 
the December 9, 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 235-30.00-6.20 to allow for a change of zone 
from an Agricultural Residential Zoning District (AR-1) to a Medium Commercial District (C-2). 
The property is lying on the north side of Lewes-Georgetown Highway (Route 9), approximately 0.55 
mile west of Prettyman Road (S.C.R. 254) at 25141 Lewes-Georgetown Highway in Georgetown, 
Delaware. The parcel to be rezoned contains 3.68- acres +/-. 
 
It is worth noting that the property was also the subject of a previously approved Conditional Use 
application (C/U 2093 John Huss & DA Huss, Inc. (Executive Lawns)) to permit a landscape 
business with equipment storage to be located on the property. The Sussex County Council 
approved this application at their meeting of September 26, 2017 through Ordinance No. 2521. 
 
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 “Low Density Area.” The properties to the north, south, east, and west also have the land use 
designation of Low Density Area.  
 
As outlined within the 2018 Sussex County Comprehensive Plan, Developing Areas are newer, 
emerging growth areas that demonstrate the characteristics of developmental pressures. The 
primary uses envisioned in Low Density Areas are 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 Areas 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. Institutional and commercial uses may be appropriate depending on surrounding uses. 
 
The property is zoned Agricultural Residential (AR-1) Zoning District. Adjacent parcels to the 
north, east and west are also zoned Agricultural Residential (AR-1) Zoning District. The properties 



 
 

Staff Analysis 
CZ 1944 Executive Lawn Property Management, LLC 
Planning and Zoning Commission for December 9th, 2021 
 

 

to the south on the opposite side of Route 9 are all zoned Agricultural Residential (AR-2). To the 
east, at the intersection of Lewes-Georgetown Highway (Route 9) and Harbeson Road (Route 5) 
are several parcels with various zoning designations including General Commercial (C-1), 
Commercial Residential (CR-1), Medium Density Residential (MR) and Heavy Industrial (HI-1). 
 
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 Medium Commercial (C-2) Zoning District is listed as an applicable zoning 
district in the Low Density Area.  
 
Since 2011, there have been (6) Change of Zone application within a 0.5-mile radius of the 
application site. The first application is Change of Zone 1726 Robert M. and Sandra E. Davidson 
for a change of zone from an Agricultural Residential Zoning District (AR-1) to a Commercial 
Residential District (CR-1) which was approved by the Sussex County Council on Tuesday, March 
26, 2013 and adopted through Ordinance No. 2298. The second application is Change of Zone 
1778 John Floyd Lingo for a change of zone from an Agricultural Residential Zoning District (AR-
1) to a Commercial Residential District (CR-1) which was approved by the Sussex County Council 
on Tuesday, August 11, 2015 and adopted through Ordinance No. 2412. The third application is 
Change of Zone 1838 Two Farms, Inc. for a change of zone from an Agricultural Residential 
Zoning District (AR-1) to a Neighborhood Business District (B-1) which was approved by the 
Sussex County Council on Tuesday, January 9, 2018 through Ordinance No. 2539. The fourth 
application is Change of Zone 1868 Ronald Nanney for a change of zone from an Agricultural 
Residential Zoning District (AR-1) to a Medium Commercial District (C-2) which was denied by 
the Sussex County Council on Tuesday, April 30, 2019.  
 
Based on the analysis of the land use, surrounding zoning and uses, a Change of Zone from an 
Agricultural Residential Zoning District (AR-1) to a Medium Commercial District (C-2) could be 
considered as being consistent with the land use, based on size and scale, with area zoning and 
surrounding uses.  
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PLEASE NOTE 
 
 
This paperless packet is published on the County’s website for 
convenience purposes, and only includes information received up to 
the close of business on the day before a public hearing.  Documents 
received after this, or documents submitted during the public hearing 
are not uploaded to the Paperless Packet.  The legal record is the 
paper record maintained in the Offices of the Planning & Zoning 
Department. 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CZ 1948 The Grande at Canal Point Maintenance Operations Corp. 

 

Applicant: The Grande at Canal Point Maintenance Operations Corp. 

 P.O. Box 1418  

 Rehoboth Beach, DE 19971 

 

Owner: The Grande at Canal Point Maintenance Operations Corp. 

 P.O. Box 1418  

 Rehoboth Beach, DE 19971 

 

Site Location:  The property is lying on the east side of Hebron Rd., approximately 

0.19 mile south of the intersection of Hebron Rd. and Holland Glade 

Rd. (S.C.R. 271)  

 

Current Zoning: Medium Residential (MR-RPC) Residential Planned Community  

 

Proposed Zoning:  Medium Residential (MR-RPC) Residential Planned Community  

 

Comprehensive Land  

Use Plan Reference:   Coastal Area  

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Cape Henlopen School District 

 

Fire District:  Rehoboth Beach Fire Department  

 

Sewer:   Sussex County  

 

Water:    City of Rehoboth 

 

Site Area:   180.60 acres +/- 

 

Tax Map ID.:   334-13.00-334.00. 1448.00 through 1750.00 
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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: December 3, 2021 
RE: Staff Analysis for CZ 1948 The Grande at Canal Point Maintenance Corp. 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CZ 1948 The Grande at Canal Point Maintenance Corp. to be reviewed during 
the December 9, 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 an Amendment to the Conditions of Approval for the existing Change of Zone 
(CZ 1538) for Rebay, LLC, for a change of zone from AR-1 to MR/RPC on Tax Parcel 334-13.00-
334.00, recently amended by CZ 1926 for CP Townhomes, LLC, for a change of zone from AR-1 
to MR/RPC on Tax Parcel 334-13.00-334.00. Specifically, the applicant is requesting an 
amendment to Condition “F” which requires specific dimensions for the dock construction. The 
applicant has suggested that this condition be struck from the Conditions of Approval and all other 
conditions would remain. The previous Change of Zone application was recommended for 
approval  by the Planning and Zoning Commission at their meeting of Thursday, May 13, 2021 and 
approved by the Sussex County Council at their meeting of Tuesday June 29, 2021 and the change 
of zone was adopted through Ordinance No. 2786. Copies of the Meeting Minutes from both of 
these meetings have been attached to this memo for circulation to members of the Commission 
and Council.  
 
The community lies on the east side of Hebron Road approximately 0.19 mile southeast of Holland 
Glade Road (S.C.R 271). The property consists of 180.60 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 Coastal Area land use designation recognizes that a range of housing types should be permitted 
in Coastal Area, including single-family homes, townhouses, and multifamily 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. It also recognizes a careful mixture of homes with light commercial, office and institutional 
uses can be appropriate to provide convenient services and to allow people to work close to home. 
 



 
 

Staff Analysis 
CZ 1948 The Grande at Canal Pointe Maintenance Corp. 
Planning and Zoning Commission for December 9, 2021 
 

 

Based on the analysis of the land use, surrounding zoning, and uses, an Amendment to Condition 
“f” of the previously approved Change of Zones (CZ 1538 and CZ 1926) could be considered as 
being consistent with the land use, area zoning, and surrounding uses.  
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THE MINUTES OF THE REGULAR MEETING OF MAY 13, 2021 

The regular meeting of the Sussex County Planning and Zoning Commission was held on Thursday 

afternoon, May 13, 2021, in Room 540, Carter Partnership Center, Delaware Technical Community 

College, 21179 College Drive, Georgetown, Delaware.  Members of the public also attended this 

meeting by teleconference.  The teleconference system was tested during the meeting by staff to confirm 

connectivity. 

The meeting was called to order at 4:00 p.m. with Chairman Wheatley presiding. The following 

members of the Commission were present: Mr. Robert Wheatley, Ms. Kim Hoey-Stevenson, Mr. Keller 

Hopkins, Ms. Holly Wingate, Mr. J. Bruce Mears, with Mr. Vincent Robertson – Assistant County 

Attorney, Mr. Jamie Whitehouse – Planning & Zoning Director, Mr. Chase Phillips – Planner I, Mr. 

Elliott Young – Planner I, and Mr. Nick Torrance – Planner I. 

Mr. Robertson explained how the meeting would be conducted at this location. 

Mr. Whitehouse noted that there were no changes to the Agenda. Motion by Ms. Wingate seconded by 

Mr. Mears and carried unanimously to approve the Agenda. Motion carried 5-0. 

Motion by Ms. Stevenson, seconded by Ms. Wingate to approve the Minutes of the April 8, 2021 

Planning and Zoning Commission meeting as revised.  Motion carried 5-0 

 

OTHER BUSINESS 

 

Citation Meadows (2018-22)               

Final Subdivision Plan  

This is a Final Subdivision Plan that proposes the creation of forty-nine (49) single-family lots as a 

cluster subdivision over 54.40 acres +/-. The property is located on the northern side of Phillips Hill 

Road (S.C.R. 472), approximately 0.42 of a mile west of Lakeview Road. The Planning and Zoning 

Commission approved the Preliminary Subdivision Plan for the subdivision at their meeting of 

Thursday, December 20, 2018. This plan includes 5.9 acres of land to be utilized as a wet pond, 6.1 acres 

to be used as open space for residents, and other amenities. The plan complies with the Sussex County 

Zoning and Subdivision Codes and all Conditions of Approval. Tax Parcel: 133-19.00-30.00. Zoning 

District: AR-1 (Agricultural Residential Zoning District). Staff are in receipt of all agency approvals.  

 

The Commission discussed the Final Subdivision Plan. 

 

Motion by Ms. Wingate, seconded by Ms. Stevenson and carried unanimously to approve the Final 

Subdivision Plan. Motion carried 5-0. 

 

The Estuary Phase 5 (2019-06) (F.K.A. Zinszer Property)           

Final Subdivision Plan  

This is a Final Subdivision Plan for the subdivision of a 26.96 acre +/- parcel of land into thirty-four 

(34) single-family lots as part of a proposed cluster subdivision to be located on the northeast corner of 

the Estuary Subdivision, Phase 1D. The Planning and Zoning Commission approved the Preliminary 

Subdivision Plan for the development at their meeting of Thursday, April 11, 2019. The Final 

Subdivision Plan complies with the Sussex County Zoning and Subdivision Codes and all Conditions 

of Approval. Tax Parcel: 134-19.00-105.05. Zoning District: AR-1 (Agricultural Residential Zoning 

District). Staff are in receipt of all agency approvals.  
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Motion by Mr. Mears, seconded by Ms. Stevenson and carried to approve the Final Subdivision Plan. 

Motion carried 4-0 with Ms. Wingate abstaining. 

 

Harvard Business Services                

Preliminary Site Plan 

This is a Preliminary Site Plan for a 19,635 square foot, 3-story, office building with 155 parking spaces 

and other site improvements to be located on the west side of Coastal Highway (Route 1). The applicant 

has requested relief from interconnectivity requirement and the documentation provided has been 

included in the Commission’s paperless packet. The Preliminary Site Plan complies with the Sussex 

County Zoning Code. Tax Parcel: 235-23.00-54.06 Zoning: C-1 (General Commercial District). Staff 

are awaiting agency approvals. 

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried unanimously to approve the 

Preliminary Site Plan with the addition of a fifth handicapped parking space and the addition of 

interconnectivity with adjacent commercial property. Motion carried 5-0. 

 

The Vines of Sand Hill (2006-73)            

Request to Amend Conditions of Approval 

This is a request to amend the Conditions of Approval for the previously approved The Vines of Sand 

Hill Subdivision. At their meeting of Thursday, August 20, 2008, the Planning and Zoning Commission 

approved the major subdivision subject to 15 conditions. Specifically, the request is to amend “Condition 

M” which states, “Within 2 years of the issuance of the first residential building permit, the developer 

shall construct all of the recreational amenities.” The applicant is requesting a change to match the 

Phasing Plan, which was approved by the Planning and Zoning Commission at their meeting of Thursday 

December 14, 2017. General Note Number 3 on the Phasing Plan states, “Clubhouse construction is to 

be completed prior to the issuance of the 136th home certificate of occupancy or earlier. The tennis courts 

and athletic fields are to be completed prior to the issuance of the 136th home certificate of occupancy 

or earlier.” The applicant has stated that currently, construction of the amenities is proposed to begin the 

Fall of 2021 and be completed prior to the issuance of the 136th Certificate of Occupancy. Tax Parcel: 

135-10.00-63.00. Zoning District: AR-1 (Agricultural Residential Zoning District).  

 

The Commission discussed this request to amend conditions. 

 

Motion by Ms. Stevenson, seconded by Ms. Wingate and carried to approve the Request to Amend 

Conditions of Approval, that the commencement of the amenities should begin within 6 months and 

completion within 18 months or the issuance of the 136th Building Permit, whichever is the earlier. 

Motion carried 4-1 with Mr. Mears dissenting. 

 

Lewes Crossing – Phase 8 (2016-4)                

Revised Landscape Plan  

This is a Revised Landscape plan that proposes modifications to the forested buffer that comprises 

Perimeter 2 of Phase 8 of the Lewes Crossing Subdivision. The Planning and Zoning Commission 

approved the Final Subdivision Plan at their meeting of Thursday, September 28, 2018. Specifically, the 

revised plan proposes 50 trees be planted rather than the 212 that were originally proposed. The 

reduction of 162 trees is proposed behind Lots 215 through 227 along Perimeter 2 which is 1,408 linear 

feet. Included in the published packet are two letters that summarize specific environmental reasons for 

the request. Furthermore, the proposal has received approval from 60% of the residents within Lewes 

Crossing. The 60% approval equates to 140 of the total 233 homeowners among all phases with 147 

homeowners voting in total. No other changes were proposed to the Revised Landscape Plan. Tax Parcel: 
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334-5.00-222.01. Zoning District: AR-1. 

 

The Commission discussed the revised landscape plan. 

 

Motion by Ms. Stevenson, seconded by Ms. Wingate and carried unanimously to defer for further 

consideration the Revised Landscape Plan. Motion carried 5-0. 

 

Lewes Crest Amenities Plan                

Amenities Plan 

This is a Preliminary Amenities Plan for Lewes Crest which is a multi-family residential development 

that consists of 31 townhouses. Specifically, this plan proposes a pool, a 160 square foot pool house, 

landscaping, and interconnectivity to the Lewes-Georgetown Trail. The property is located on the 

southern side of Nassau Road (S.C.R. 266D) adjacent to Coastal Highway (Rt. 1). The Planning and 

Zoning Commission approved the Final Site Plan for Lewes Crest at their meeting of Thursday, February 

14, 2019. The plan complies with the Sussex County Zoning Code and the requirements of the Combined 

Highway Corridor Overlay Zone (CHCOZ). Tax Parcel: 334-5.00-87.00. Zoning District: C-1 (General 

Commercial District). Staff are awaiting agency approvals. 

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried to approve the Preliminary Amenities 

Plan with final approval by staff upon receipt of all agency approvals. Motion carried 4-0.  Ms. Wingate 

abstained. 

 

Lands of Vincent Paul Griscavage & Martha E. Rothenberg            

Minor Subdivision off a 24-ft Easement 

This is a Minor Subdivision Plan for the subdivision of a 1.25-acre +/- parcel of land for the creation of 

one (1) lot plus residual lands with Lot 2 having access off a proposed 24-ft ingress/egress access 

easement. Lot 1 will consist of 20,000 square feet +/- and Lot 2 will consist of 35,412 square feet +/-. 

The parcel is located on the south side of Clay Road (S.C.R 269). The Minor Subdivision Plan complies 

with the Sussex County Zoning and Subdivision Codes. Tax Parcel: 334-6.00-46.00. Zoning District: 

AR-1 (Agricultural Residential District). Staff are in receipt of all agency approvals. 

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried unanimously to approve the Minor 

Subdivision off a 24’ easement. Motion carried 5-0. 

 

Lands of Matthew S. Marvil                                                                       

Minor Subdivision off a 50-ft Easement 

This is a Minor Subdivision Plan for the subdivision of a 20.739-acre +/- parcel of land for the creation 

of two (2) lots plus residual lands with Lots 2B & 3 having access off a two proposed 50-ft ingress/egress 

access easement. Lot 2B will consist of 7.180 acres +/- and Lot 3 will consist of 6.00 acres +/-. The 

parcel is located on the southeast side of Camp Road (S.C.R 470). The Minor Subdivision Plan complies 

with the Sussex County Zoning and Subdivision Codes. Tax Parcels: 232-6.00-42.02 & 42.03. Zoning 

District: AR-1 (Agricultural Residential District). Staff are in receipt of all agency approvals. 

 

Motion by Mr. Hopkins, seconded by Ms. Stevenson and carried unanimously to approve the Minor 

Subdivision off a 50’ easement. Motion carried 5-0. 

 

Lands of Janet V. Nichols                    

Minor Subdivision off a 50-ft Easement 
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This is a Minor Subdivision Plan for the subdivision of a 19.88-acre +/- parcel of land for the creation 

of one (1) lot plus residual lands with Lot 2 having access off an existing 50-ft ingress/egress access 

easement. Lot 2 will consist of 4.00 acres +/-. The parcel is located on the south side of Hunters Cove 

Road (S.C.R 602). The Minor Subdivision Plan complies with the Sussex County Zoning and 

Subdivision Codes. Tax Parcel: 430-9.00-25.00. Zoning District: AR-1 (Agricultural Residential 

District). Staff are in receipt of all agency approvals. 

 

Motion by Mr. Hopkins, seconded by Ms. Stevenson and carried unanimously to approve the Minor 

Subdivision off a 50’ easement. Motion carried 5-0. 

 

                                                       OLD BUSINESS 

 

2020-15 – The Estuary at Oyster Rock        

A standard subdivision to divide 28.80 acres +/- into 21 single-family lots to be located on a certain 

parcel of land lying and being in Broadkill Hundred, Sussex County. The property is lying on the north 

side of Sandbar Court, which is within the existing Oyster Rock subdivision, and accessed from the 

northwest side of Oyster Rocks Road approximately 0.61-mile northeast of Coastal Highway (Rt. 1). 

Tax Parcel: 235-16.00-45.01. Zoning District: AR-1 (Agricultural Residential District). 

 

The Commission discussed this application which has been deferred since April 22, 2021. 

 

Ms. Stevenson moved that the Commission recommend approval for Subdivision 2020-15 for THE 

ESTUARY AT OYSTER ROCK based upon the record made during the public hearing and for the 

following reasons: 

 

1. This is a property that is adjacent to the existing Oyster Rock Subdivision.  It will be integrated 

into that subdivision. 

2. This expansion of the Oyster Rock Subdivision will consist of 21 new lots, this results in a 

density that is significantly less than what is permitted under the AR-1 Zoning District. 

3. This expansion area will be interconnected with the interior roads of the Oyster Rock 

Subdivision. 

4. This expansion area will be served by central water and individual on-site septic systems. 

5. The stormwater management of this expansion area will be integrated into the existing system 

within Oyster Rock.  It will be designed by engineers and approved by the Sussex Conservation 

District.  It will then be constructed with oversight by the Conservation District. This will 

improve the drainage and flow of water not only within this property but also in how it impacts 

adjacent properties. 

6. This expansion of the Oyster Rock Subdivision will not adversely affect area roadways, traffic, 

or nearby property values. 

7. The proposed subdivision meets the purpose and standards of the Subdivision Code and the 

Applicant has addressed the requirements of Section 99.9.C of the Code. 

8. The Development complies with the Sussex County Comprehensive Plan as a Low-Density 

single-family dwelling subdivision. 

9. This recommendation is subject to the following conditions: 

a. There shall be no more than 21 lots within the subdivision. 

b. This subdivision shall be integrated into the existing Homeowners Association within Oyster 

Rock. The Association shall be responsible for the maintenance of streets, roads, buffers, 

stormwater management facilities and, other common areas within Oyster Rock and this new 

subdivision. 
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c. The stormwater management system shall meet or exceed the requirements of the State and 

County.  The Final Site Plan shall contain the approval of the Sussex Conservation District 

for the design and location of all stormwater management areas and erosion and sediment 

control facilities. 

d. There shall be forested or landscaped buffer of at least 20 feet in depth along the perimeter 

of the project.  The Final Site Plan shall contain a landscape plan for all of these areas.  This 

buffer area shall utilize the existing vegetation along the southern and eastern boundaries of 

the site.  All silt fencing shall be located along the interior limit of the buffer area, the edge 

of the buffer nearest the interior development. The Final Site Plan shall identify the limit of 

disturbance to prevent disturbance of the buffer area. 

e. There shall be a buffer that is at least 50 feet wide from all tidal waters, tidal tributaries 

streams, tidal wetlands, perennial rivers and non-tidal streams.  As proffered by the Applicant 

there shall also be a buffer that is at least 25 feet wide from all federal wetlands. There shall 

not be any disturbance, clear-cutting or stump removal of trees or other vegetation within 

these buffer areas.  No construction activities that disturb the existing grade shall be permitted 

in the buffer area and the required silt fencing shall be upland of these buffer areas to avoid 

disturbance. 

f. The development shall comply with all DelDOT entrance and roadway improvement 

requirements. 

g. The subdivision shall be served by a publicly regulated water system. 

h. Street design shall meet or exceed Sussex County standards.   

i. Road naming and addressing shall be subject to the review and approval of the Sussex County 

Mapping and Addressing Department. 

j. Construction, site work and deliveries shall only occur on the site between the hours of 7:30 

a.m. through 7:30 p.m., Monday through Friday.  No weekend construction activities or 

deliveries shall occur.  A 24-inch X 36-inch notice sign confirming these hours shall be 

prominently displayed at all entrances to the site during construction. 

k. A revised preliminary site plan either depicting or noting these conditions must be submitted 

to the Office of Planning and Zoning. 

l. The Final Site Plan shall be subject to the review and approval of the Planning and Zoning 

Commission.  

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried unanimously to approve Subdivision 

2020-15 for The Estuary at Oyster Rock, for the reasons and conditions stated in the motion.  Motion 

carried 5 – 0. 

 

AN ORDINANCE TO AMEND THE FUTURE LAND USE MAP OF THE COMPREHENSIVE 

PLAN IN RELATION TO TAX PARCEL NO. 235-30.00-58.02 (PORTION OF) 

 

The Commission discussed this ordinance which has been deferred since April 22, 2021. 

 

Ms. Stevenson moved that the Commission recommend approval of the Ordinance  to amend the Future 

Land Use Map in the current Sussex County Comprehensive Plan for Parcel 235-30.00-58.02 from a 

Low Density Area to a Commercial Area based on the record made during the public hearing and for 

the following reasons: 

1. The parcel currently has two Area designations.  The frontage of the parcel is designated as the 

Existing Development Area while the rear portion of the property is designated as Low-Density 

Area according to the Future Land Use Map in the Sussex County Comprehensive Plan.  This 
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application seeks to convert the rear portion of the property from Low-Density to Commercial 

Area. 

2. The parcel has frontage on Route 9 and the rear of the Parcel is bounded by a railroad.  This is 

an appropriate location for a Map Amendment designating the parcel as Commercial Area. 

3. This revision to the Future Land Use Map will not adversely affect neighboring properties, area 

roadways or future land-use planning in the area. 

4. With the adjacent railroad service, this Map amendment promotes the transportation goals in the 

Sussex County Comprehensive Plan, which states that one way of reducing truck impacts on 

area roadways is to shift more freight to rail.  This site presents an opportunity to achieve this 

goal.  This is also supported in the Comprehensive Plan by Goal 13.5, Objective 13.5.1 and the 

Strategies attached to them. 

5. No parties appeared at the public hearing to object to this Map Amendment. 

6. This revision of the Future Land Use Map is appropriate given the particular circumstances 

involved at this location.  When several factors like these exist, the consideration and approval 

of an amendment to the Future Land Use Map is appropriate. 

 

Motion by Ms. Stevenson, seconded by Ms. Wingate and carried unanimously to recommend approval 

of the Ordinance to the Future Land Use Map of the Comprehensive Plan in relation to Parcel 235-

30.00-58.02 (portion of) for the reasons and conditions stated in the motion.  Motion carried 5 – 0. 

 

C/Z 1929 – Ryan Lehmann (Manntino Realty Holdings, 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 1.4653 acres, more or less. The 

property is lying on the south side of Lewes Georgetown Hwy (Rt. 9) approximately 0.7 mile east of the 

intersection of Harbeson Rd (Rt. 5) and Lewes Georgetown Hwy (Rt. 9). 911 Address: 26822 Lewes 

Georgetown Hwy. Tax Parcel: 235-30.00-58.02 (Portion of) 

 

The Commission discussed this application which has been deferred since April 22, 2021. 

 

Ms. Stevenson moved that the Commission recommend approval of CZ#1929 regarding Ryan Lehmann 

(Manntino Realty Holdings, LLC) for a change in zone from AR-1 to a C-3 based upon the record made 

during the public hearing and for the following reasons: 

 

1. C-3 Heavy Commercial Zoning is designed to allow auto-oriented retail and service businesses 

that serve local and regional residents.  Permitted Uses include retail uses, restaurants, offices 

and vehicle service stations. 

2. The area of this rezoning is part of a larger parcel that already has commercially-zoned frontage.  

This rezoning will give the entire property a commercial zoning designation.  It will also permit 

the property owner to use the entire property for outdoor storage of materials associated with his 

existing business on the front section of the property. 

3. The entire parcel is adjacent to Route 9 and the rear of the parcel has access to an active railroad.  

This is an appropriate location for commercial zoning. 

4. The parcel is in a section of Route 9 where there are commercial districts and business and 

commercial uses that have developed.  This location is appropriate for an extension of this type 

of zoning.   
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5. Upon the approval of the Future Land Use Map Amendment, this site will be in the Commercial 

Area according to the current Sussex County Land Use Plan.  This proposed commercial zoning 

is appropriate in this Area according to the Plan. 

6. The proposed rezoning meets the general purpose of the Zoning Code by promoting the orderly 

growth, convenience, order prosperity and welfare of the County. 

7. No parties appeared in opposition to this rezoning application. 

8. Any future use of the property will be subject to Site Plan review by the Sussex County Planning 

and Zoning Commission. 

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried unanimously to recommend approval 

of C/Z 1929 Ryan Lehmann (Manntino Realty Holdings, LLC) for the reasons and conditions stated in 

the motion.  Motion carried 5 – 0. 

 

C/U 2245 – Jonathan Plump          

An Ordinance to grant a Conditional Use of land in an AR-1 Agricultural Residential District for 

outdoor boat and RV storage to be located on a certain parcel of land lying and being in Broadkill 

Hundred, Sussex County, containing 4.5 acres, more or less. The property is lying on the northeast 

side of Milton Ellendale Highway (Rt. 16) approximately 0.55 mile southeast of Holly Tree Road 

(S.C.R. 226). 911 Address: 20723 and 20715 Milton Ellendale Highway, Ellendale. Tax Parcels: 235-

13.00-2.02 & 235-13.00-2.03 

 

The Commission discussed this application which has been deferred since April 22, 2021. 

 

Ms. Stevenson moved that the Commission recommend approval of Conditional Use #2245 for Jonathan 

Plum for outdoor RV and boat storage based on the record made during the public hearing and for the 

following reasons: 

 

1. The Applicant seeks approval for an RV and boat storage facility on approximately 4.5 acres. 

2. The proposed Conditional Use is located along Route 16, which is an appropriate location for 

this type of use.   

3. There is a need for the use proposed by the Applicant in this area of Sussex County.   

4. This use is limited in nature and will not involve any new buildings.   

5. The project, with the conditions and stipulations imposed upon it, will not have an adverse impact 

upon the neighboring properties or community. 

6. The use as a boat and RV storage facility is of a public or semi-public character and is desirable 

for the general convenience and welfare of residents in this area of Sussex County. 

7. No parties appeared in opposition to this Application. 

8. This recommendation for approval is subject to the following conditions: 

a. The use shall be limited to the storage of boats and RVs.  No other storage of vehicles or 

equipment shall occur on the site. 

b. The facility shall only be accessible from 5:00 am until dusk and the access gate shall be 

locked to prevent after-hours access to the site. 

c. The perimeter of the site shall be fenced with a 6-foot-high fence that screens the property 

from neighboring and adjacent properties and roadways. 

d. There shall be a landscaping buffer between the outside of the fence and the adjacent 

residential properties to screen the use and the fence from those adjacent homes.  The Final 

Site Plan for this use shall include a landscaping plan for this buffer area. 
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e. No sales or maintenance of boats or RVs shall occur on the site. 

f. All security lighting shall be shielded and downward screened so that it does not shine on 

neighboring properties or roadways. 

g. No more than 90 boats and RVs shall be permitted on the site. 

h. The storage area shall be covered with a pervious stabilizing material. The location and type 

of this material shall be shown on the final site plan. 

i. The use shall be subject to all DelDOT requirements regarding the entrance and roadway 

improvements necessary to provide access to the site.   

j. No hazardous materials or fuel shall be stored on the property other than what may be in the 

tanks of boats and RVs located on the site. 

k. One lighted sign shall be permitted on the site.  It shall not exceed 32 square feet in size. 

l. No junked or unregistered boats, boat trailers or RVs shall be stored on the site. 

m. The final site plan shall be subject to the review and approval of the Sussex County Planning 

& Zoning Commission. 

 

Motion by Ms. Stevenson, seconded by Mr. Hopkins and carried unanimously to recommend approval 

of C/U 2245 Jonathan Plump for the reasons and conditions stated in the motion.  Motion carried 5 – 0. 

 

C/Z 1926 – CP Townhomes, LLC (Canal Point RPC)      

An Ordinance to amend the Comprehensive Zoning Map of Sussex County from a MR-RPC 

Medium-Density Residential District-Residential Planned Community to a MR-RPC Medium-

Density Residential District - Residential Planned Community to amend conditions of approval of 

CZ 1538 (Ordinance 1700) in relation to piers, docks, boat ramps and other water related 

recreational facilities for a certain parcel of land lying and being in Lewes & Rehoboth Hundred, 

Sussex County, containing 180.60 acres, more or less. The property is lying on the east side of Hebron 

Road approximately 0.19 miles south of the intersection of Hebron Road and Holland Glade Road (S.C. R. 

271). 911 Address: N/A Tax Parcels: 334-13.00-334.00, 1448.00 through 1750.00 

 

The Commission discussed this application which has been deferred since April 22, 2021. 

 

Mr. Mears moved that the Commission recommend approval of an amendment to Condition #15 of 

Change of Zone # 1926 and Ordinance #1700 regarding docks within the Canal Pointe RPC based upon 

the record made during the public hearing and for the following reasons: 

 

1. Condition #15 of CZ # 1926 and Ordinance #1700 currently states that “No piers, docks, boat 

ramps or other water-related facilities shall be permitted” within the Canal Pointe RPC. 

2. The Canal Pointe RPC is adjacent to the Lewes-Rehoboth Canal, which is a source of water-

related activities for many Sussex County residents and visitors. 

3. It was shown during the public hearing that this area of the Lewes-Rehoboth Canal has developed 

with many personal docks attached to individual lots as well as a large marina associated with 

the Town of Henlopen Acres. 

4. The revised condition #15, which will be limited to non-motorized boats, will have less of an 

impact on the waterway and the environment than many of these existing docks and the 

motorized boats that they serve. 

5. With one point of access to the Lewes-Rehoboth Canal, there will be a well-designed and 

permitted dock available to the residents of Canal Pointe instead of multiple undefined points of 

access that could cause more damage to the Canal and the environment. 
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6. Condition #15 of CZ # 1926 and Ordinance # 1700 should be amended to state as follows: 

“15. Subject to the receipt of all applicable permits from the U.S Army Corps of Engineers, 

DNREC and any other agencies having jurisdiction, this RPC shall be permitted to have only 

one dock for the use of residents.  This dock shall only be utilized for kayaks and paddleboards.  

No motorized boats shall be launched or docked at this location.  No storage of kayaks, 

paddleboards, boats or other marine equipment shall be permitted along the dock or landward of 

it within the RPC.  There shall be an amendment to the Canal Pointe Master Plan and a 

subsequent final site plan showing the dock and its point of access from the RPC.  No other piers, 

docks, boat ramps or other water-related facilities shall be permitted.” 

 

Motion by Mr. Mears, seconded by Ms. Wingate and carried unanimously to recommend approval of 

C/Z 1926 for CP Townhomes, LLC (Canal Point RPC) for the reasons and conditions stated in the 

motion.  Motion carried 5 – 0. 

 

PUBLIC HEARINGS 

 

Mr. Robertson described the procedures for public hearings before the Planning and Zoning 

Commission. 

 

2020-20 – Johnsonville (2006-39)           

A revision to an existing and previously approved standard subdivision to divide 42.11 +/- acres into 32 

single-family lots lying and being in Indian River Hundred, Sussex County. The proposal is to reduce 

the existing Forest Conservation Easement from 100-ft in-depth to 50-ft in-depth to the rear of Lots 2-

16 for the future accommodation of patios, decks, sheds or, swimming pools. The property is lying on 

the northeast and southwest sides of Lawson Road (S.C.R. 296). Tax Parcel: 234-21.00-141.00, 234-

21.00-394.00 through 234-21.00-425.00. Zoning District: AR-1 (Agricultural Residential District). 

 

Mr. Whitehouse advised the Commission that submitted into the record is a copy Applicant’s Revised 

Subdivision Plan, a copy of the previous Notice of Decision for the previous subdivision, a copy of TAC 

comments including DNREC Division of Fish and Wildlife, a copy of the Delaware Hunting 

Regulations, a copy of comments from the Sussex County Engineering Department Utility Planning 

Division, and two letters of support. 

 

The Commission found that Mr. Kenneth Christenbury, P.E. was present on behalf of the Applicant, 

Johnsonville; that this is a 2006 subdivision that is under construction; that the subject of the amendment 

is that the original developer proffered 100-ft Forest Conservation Easement and the current developer 

would like to reduce the Forest Conservation Easement to 50-ft; that would allow homeowners to build 

patios, decks, sheds or swimming pools; that this matter came before the Commission last year and the 

Commission requested that it have a public hearing; that a question arose about the protection of hunting 

rights; that the request is only for lots 2 – 4 and 8 – 16 so, there would be no impact on hunting rights of 

adjoining property owners; and that lots 5 – 7 would retain the 100-ft Forest Conservation Easement. 

 

Ms. Stevenson and Mr. Hopkins both expressed concerns that the hunting rights of adjoining property 

owners are not adversely affected. 

 

Mr. Christenbury referred to an aerial map and explained that eliminating lost 5 – 7 from the request, 

will not affect the hunting rights of adjacent property owners. 
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The Commission found that Jordan Ashburn spoke in support of the request to revise the previously 

approved subdivision; that the lots tend to be narrow and deep; that it is difficult for placement of the 

house on the lot due to the septic systems being placed towards the front of the lots; that many of the 

clients have interest in having the forested buffer reduced; that this would be of benefit to the residents 

of the neighborhood; and that the 100-ft buffer will remain on lots 5, 6, and 7 so that it will not affect 

the hunting rights of adjacent property owners. 

 

The Commission found that John Davidson had questions regarding the request to revise the previously 

approved subdivision; that he is not necessarily in opposition to the request but would like to know if 

any buffers on the west side of Lawson Road are being affected by this request. 

 

Chairman Wheatley stated that Mr. Christenbury indicated that the request will not affect any buffers on 

the west side of Lawson Road. 

 

The Commission found that Jessica Romante was present by teleconference; that she and her husband 

have purchased lot 7; that she is now concerned to learn that lot 7 is not included in the request; that lot 

7 will have a tight backyard; that there are 140 ft of trees behind her lot, does that mean she can remove 

40 ft of trees. 

 

Mr. Christenbury explained that the lot line between lots 6 and 7 is 163 ft deep; that after the 30 ft. front 

yard setback, it would mean there is approximately 133 ft of buildable space and offered to email a copy 

of the site plan. 

 

The Commission found that Jeff DeLeo was present by teleconference; that the buffer behind his lot is 

140 ft and should only be 100 ft. 

 

Chairman Wheatley stated that lots 5, 6 and, 7 are not part of this request and there will be no changes 

to these lots. 

 

Upon there being no further questions, Chairman Wheatley closed the public hearing. 

 

Prior to the recess, the Commission discussed Application 2020-20 Johnsonville (2006-39) Motion by 

Ms. Stevenson to defer action for further consideration, seconded by Mr. Hopkins and carried 

unanimously.  Motion carried 5-0. 

 

2021-17 – Toback Subdivision         

A standard subdivision to divide 10.15 acres +/- into 5 single-family lots to be located on a certain parcel 

of land lying and being in Broadkill Hundred, Sussex County. The property is lying on the northwest 

corner of the intersection of Prettyman Rd. (S.C.R. 254) and Lewes-Georgetown Hwy. (Rt. 9). Tax 

Parcel: 235-30.00-6.21. Zoning District: AR-1 (Agricultural Residential District). 

 

Mr. Whitehouse advised the Commission that submitted into the record is a copy Applicant’s 

Subdivision Plan, a copy of a letter that has been received from Artesian Resources, a copy of the 

Applicant’s Chapter 99.9.C response, a copy of comments from the Sussex County Engineering 

Department Utility Planning Division.  Mr. Whitehouse noted that the Application also requires a waiver 

from the forested buffer requirements. 
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The Commission found that Mr. Carlton Savage, P.E. was present on behalf of the Applicant, Toback 

Subdivision, that also present is Mr. Matt Toback; that the request is for a standard subdivision of 4 lots 

and a residual lot; that the property is located on the corner of Prettyman Road and Route 9, just west of 

the Royal Farms; that this was originally submitted as a minor subdivision; that the parent parcel had 

other minor subdivisions in the past so this was this process was required; that the lots will be served by 

public water and sewer; that each lot will be 0.76 acre in keeping with the area around it; that the total 

acreage of the parcel is 10.15 acres; that the residual will be 7.12 acres; that there will be a fence on the 

rear of the property and the section closest to the intersection; that some waivers are requested since this 

is essentially a minor subdivision in nature; that new roads are not proposed; that a waiver from Article 

3 regarding street requirements is requested; that no storm drainage is being proposed because these lots 

will front on Prettyman Road; that each lot will comply with Sussex Conservation District; that no open 

space or amenities are being proposed; that a waiver from the landscaped buffer is being requested; that 

a waiver from Article 4 regarding detailed construction plans is being requested; and that a waiver from 

master plan grading is requested as they are large lots and the dwellings will be placed in the center of 

each lot. 

 

Ms. Stevenson asked about the proposed fencing. 

 

Mr. Savage stated that the type of fencing has not been decided but that it would meet all the County 

standards. 

 

Chairman Wheatley asked if this subdivision would have a Homeowners Association. 

 

Mr. Savage stated there will not be a Homeowners Association. 

 

Chairman Wheatley asked who will maintain the fencing. 

 

Mr. Savage stated that the fencing will be on the residual land at the edge of the four lots and will be 

maintained by the Developer. 

 

Mr. Robinson asked Staff if all agency comments have been received. 

 

Mr. Whitehouse stated that Staff has received all agency comments. 

 

The Commission found that Mr. Matt Toback was present in support of his Application; that the fencing 

will be white vinyl privacy fencing which will be on the residual lands close to the proposed lots. 

 

The Commission found that there was no one present in the room or by teleconference who wished to 

speak in support or in opposition to the Application. 

 

Upon there being no further questions, Chairman Wheatley closed the public hearing. 

 

Prior to the recess, the Commission discussed Application 2021- 17 Toback Subdivision.  Ms. Stevenson 

moved to grant preliminary and final site plan approval for the subdivision 2021-17 for Toback 

Subdivision based upon the record made during the public hearing and for the following reasons:  
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1. This is a small standard subdivision seeking approval of 4 lots, each lot will comply with the 

requirements of the AR-1 Zoning District. 

2. Each lot will have frontage on Prettyman Road and no internal streets will be required. 

3. The lots will be served by central water and sewer. 

4. The Applicant has addressed the requirements of Section 99-9.C of the Subdivision Code. 

5. Given the small size of the subdivision and because it is a strip lot subdivision, a waiver from 

the buffer and street requirements of the code is appropriate. 

6. The subdivision will not adversely affect neighboring properties or roadways. 

7. No parties appeared in opposition to the Application. 

 

Motion by Ms. Stevenson to approve Subdivison 2021-17 for Toback Subdivison, seconded by Ms. 

Wingate, and carried unanimously.  Motion carried 5-0. 

 

C/Z 1942 – Bay Developers, LLC (Twin Cedars, LLC)      

An Ordinance to amend the Comprehensive Zoning Map of Sussex County from a C-1 General 

Commercial District, CR-1 Commercial Residential District and GR General Residential District to 

a GR-RPC General Residential District - Residential Planned Community for a certain parcel of land 

lying and being in Baltimore Hundred, Sussex County, containing 64.32 acres, more or less. The 

property is lying on the south side of Zion Church Road (Rt. 20), approximately 0.55-mile northwest of 

Bayard Road. 911 Address: N/A. Tax Parcel: 533-11.00-42.00. 

 

Mr. Whitehouse advised the Commission that submitted into the record is a copy of the Staff Analysis, 

a copy of the Applicant’s exhibit booklet, a copy of comments received from PLUS review, a copy of 

the TIS review letter from DelDOT, a copy of the Applicant’s TIS, a copy of the DelDOT Service Level 

Evaluation response, a copy of comments from the Sussex County Engineering Department Utility 

Planning Division, and one written response which was included in the packet. 

 

The Commission found that Mr. David Hutt, Esq. was present on behalf of the Applicant, Bay 

Developers, LLC; that also present are Mr. Henry Mast, Principal of Bay Developers, LLC, Mr. Chris 

Flathers, P.E. – Morris & Ritchie Associates, Inc., Mr. Greg Sauter, P. E. - Geo-Technology Associates, 

and Mr. Joe Caloggero, P.E. – The Traffic Group, Inc.; that this property was the subject of prior 

approvals of the Commission and County Council; that this Application is a redesign of a previously 

approved RPC and commercial project; that in 2010 County Council approved a Change of Zone 

Applications 1668 and 1669 for this property; that C/Z 1669 was an application seeking to change an 

area consisting of 5.79 acres of land from General Commercial (C-1) and General Residential (GR) to 

Commercial Residential (CR-1); that this application was approved; that C/Z 1668 was an application 

for an Resident Planned Community (RPC) overlay for the balance of the property and was also 

approved; that the application known as Twin Cedars for 199 residential units consisting of 120 

apartments or condos, 45 townhomes and 34 duplexes; that the project was not built and the RPC lapsed; 

that a new application was filed under C/Z 1909 and was scheduled for a public hearing approximately 

two months ago; that because the CR-1 portion of the property was not shown on the Zoning Map, the 

application was terminated which allowed the County to update the Zoning Map and allowed the 

Applicant to submit a new application listing all the zoning classifications; that the current application 

is exactly the same as the terminated application C/Z 1909 except that the new application references 

the 5.79 acres of CR-1 zoning on the property; that the property consists of 64.32 acres situated along 

Zion Church Road east of the intersection of Zion Church Road and Deer Run Road; that the property 

is presently unimproved; that there were previously three apartment buildings on this property; that there 
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are similar residential communities in the area such as Hampton Park, Sweet Bay, Ashton Oaks, Fox 

Haven and many others; that the property is currently zone C-1, GR and CR-1, that the majority of 

zoning on Zion Church Road is GR and Medium Residential (MR) with some C-1; that this application 

seeks to rezone the entire property to GR with an RPC overlay; that the Applicant proposes to leave 

most of the forested area undisturbed and designate it as open space; that the RPC tool was chosen to 

maximize the preservation of woods; that the redesign allowed for all the residential areas to be clustered 

so that each lot would back up to open space or amenities; that this will be a walkable community with 

centrally located amenities with all homes being within 700 ft. of the amenities; that the entrance to this 

community would be off Zion Church Road; that 254 units are being proposed comprising of 168 

apartments within 7 buildings, 44 townhomes across 11 buildings and 42 single-family lots; that the 

apartments would be toward the front of the property and the single-family lots toward the rear with the 

townhomes between both; that the gross density would be 3.95 units per acre and the net density would 

be 4.31 units per acre; that this density is consistent with the GR district; that the Future Land Use Map 

shows that this property is located in the Coastal Area which is a growth area; that this property is in the 

Level 3 area on the State Strategies Map; that the proposed design complements the existing character 

of the site by keeping the open space and clustering it at the rear of the property; that 28.5 acres will 

remain forested and undisturbed; that where an existing buffer does not exist, the Developer will install 

a landscaped buffer to conform with County Code; that sidewalks will be installed on both sides of the 

street; that amenities proposed include a pool, patio area, a clubhouse, a tot lot area and a walking trail; 

that the County Code requires 508 parking spaces; that the Applicant is proposing 563 parking spaces; 

that the Developer will work with the Indian River School District regarding the location of a bus stop; 

that public utilities are available for the site; that the property is not within a Wellhead Protection Area 

or within a Groundwater Recharge Area; that there are no known historical sites located on the property; 

that there are no threatened or endangered species on the property; that the property is not within a flood 

plain or flood zone; that there will be a Property Owners Association created to manage and govern the 

common areas within the Community; that DelDOT required a Traffic Impact Study (TIS); that the TIS 

review letter required that a entrance access from Zion Church Road align with the Bayside Storage 

entrance across the road; that the entrance be designed and constructed with current DelDOT standards; 

that the Developer contribute towards a traffic signal at the intersection of Zion Church Road and Bayard 

Road and Johnson Road; that the Developer include bicycle and pedestrian improvements along the 

property frontage on Zion Church Road; that a neighboring resident raised concerns that notice be given 

to future residents regarding the RV park to the rear of this site and that there are hunting and shooting 

activities in the area; that the same concern was raised in 2010 and the RPC approval contained a 

requirement that notice be given to all future residents similar to the Agricultural Protection notice; that 

the Developer has proffered this as part of the proposed conditions and findings; that the purpose of the 

RPC tool is to encourage large-scale developments as a means of creating a superior living environment 

through unified developments, and to provide for the application of design ingenuity while protecting 

existing and future developments and achieving the goals of the Comprehensive Plan; that the RPC 

overlay is appropriate for this project but is also superior to the design that was approved in 2010; that 

this design meets the requirements of the Comprehensive Plan in the Zoning Code; that for all these 

reasons the Applicant requests recommendation of approval for this Change of Zone application to 

County Council. 

 

Ms. Wingate asked if the hunting is taking place on the Lost Lands RV Park property. 
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Mr. Hutt stated that he assumes the hunting takes place during the season when the RV’s are not 

occupied; that the current design retaining the forested area allows for a much greater distance from the 

RV park to the proposed dwellings on the subject property; and that all future residents will be given 

notice of hunting activities on adjoining property. 

 

Ms. Wingate asked for clarification regarding the numbers on the TIS. 

 

Mr. Joe Caloggero stated that the TIS was prepared for 44 single-family homes, 44 townhomes and, 168 

apartments and that’s what the numbers are based on. 

 

Ms. Wingate commented that she will expect to see the landscape buffer/berm along Route 20 when the 

site plan is submitted. 

 

Ms. Stevenson asked for confirmation that the berm is being proposed. 

 

Mr. Hutt stated that Mr. Flathers will address the berm but noted that the nearest residence is a good 

distance from Route 20 because of the stormwater management systems to the front of the property. 

 

Mr. Chris Flathers stated that the intent is to utilize berms when possible for screening, but it is not 

always possible with drainage issues and that on the west side of the property the nearest residence is 44 

ft. from the property line.  

 

Ms. Stevenson asked the Applicant to address the soils on the property especially, subaqueous soils. 

 

Mr. Greg Sauter stated that the soils at this site are suitable for the proposed development; that hydric 

soils would not prevent building; that the existence of hydric soils would not prevent the building of an 

environmentally sensitive development; that the stormwater management facilities proposed for this site 

will improve the overall stormwater run-off in the area; that subaqueous soils are related to the wetland 

aspect and that this property has been farmed for many years, therefore, those soils would not be 

subaqueous; and that there are no wetlands on this site. 

 

Ms. Stevenson commented that the road within the community should have a sign stating that it is for 

connectivity to future developments. 

 

Mr. Hutt stated that a sign could be placed without the expense of extending a road for something that 

may never happen. 

 

Ms. Stevenson asked for an explanation of the full-movement access traffic entrance. 

 

Mr. Caloggero stated that it is a full movement of left, right and, straight through so the access to this 

site will be designed to cross the street from Bayside Storage. 

 

The Commission found that there was no one present in the room or by teleconference who wished to 

speak in support or in opposition to the Application. 
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Mr. Whitehouse confirmed that the County Council hearing date for this Application will be June 29, 

2021, at 1:30 pm in County Council Chambers and not at Del Tech. 

 

Upon there being no further questions, Chairman Wheatley closed the public hearing. 

 

Prior to the recess, the Commission discussed Application C/Z 1942 – Bay Developers, LLC (Twin 

Cedars, LLC).  Motion by Ms. Wingate to defer action for further consideration, seconded by Ms. 

Stevenson, and carried unanimously.  Motion carried 5-0. 

 

 

Recess  6:55 P.M. – 7:20 P.M. 

 

C/Z 1922 – Baywood, LLC         

An Ordinance to amend the Comprehensive Zoning Map of Sussex County from a B-1 

(Neighborhood Business District), C-1 (General Commercial District) and, CR-1 (Commercial 

Residential District) to a HR-RPC High-Density Residential District - Residential Planned 

Community for a certain parcel of land lying and being in Indian River Hundred, Sussex County, 

containing 54.38 acres, more or less. The property is lying on the north side and south side of Long 

Neck Road, approximately 0.47 miles east of the intersection of Long Neck Road and John J. Williams 

Highway (Route 24). 911 Address: 32147 Long Neck Road, Millsboro. Tax Parcels: 234-23.00-270.00, 

273.01, 273.02, 273.03, & 273.05.  

 

Mr. Whitehouse advised the Commission that submitted into the record is a copy of the Staff Analysis, 

a copy of the Applicant’s exhibit booklet, a copy of the Applicant’s conceptual site plan, a copy of 

comments received from PLUS comments and, a copy of the Applicant’s response to the PLUS 

comments, a copy of a letter received from the Indian River Volunteer Fire Company, two copies of TIS 

submissions in relation to the Application sites, a copy of comments from the Sussex County 

Engineering Department Utility Planning Division, and nine comments which have been distributed to 

members of the Commission. 

 

The Commission found that Mr. James Fuqua, Esq. was present on behalf of the Applicant, Baywood, 

LLC; that also present are Robert Tunnell, Jr. and Robert Tunnell, III on behalf of the Applicant, Jason 

Palkewicz - Solutions IPEM, and Betty Tustin – The Traffic Group; that this is an application to rezone 

a 54.38 acre parcel of land on both the north and south sides of Long Neck Road to High Density 

Residential District (HR) with a Residential Planned Community (RPC) overlay; that the proposed use 

is a 514 unit multi-family rental community; that the parcel on the north side of Long Neck Road 

contains 38.17 acres and is approximately 1,000 ft. east of the Route 24 intersection; that along Long 

Neck Road between Route 24 and the north parcel, the uses are a gas station, food mart, funeral home 

and a church; that the north parcel also borders the Greens at Long Neck and the Baywood Greens and 

Golf Course; that the parcel on the south side of Long Neck Road contains 16.21 acres and is 

approximately 2,000 ft. east of Route 24; that along Long Neck Road between Route 24 and the south 

parcel, the uses are a bank, a medical office building, a Beebe health care facility and Bayshore which 

is a 146 unit multi-family community located on 17 acres of land; that the south parcel borders School 

Lane to the east and the rear borders the Long Neck Elementary School; that  the proposed development 

is to be called Baywood Gardens; that 354 units would be on the north side in nine multi-family buildings 

and 160 units would be on the south side in four buildings; that the HR zoning would permit a maximum 

density of 12 units per acre and the 514 units proposed would be a density of 9.45 units per acre; that no 
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commercial uses or buildings are being proposed; that the Applicant, Baywood, LLC is owned by the 

Tunnel family; that the Tunnel family has a history of over 60 years in the Long Neck area including 

the Baywood development adjacent to the north and the various Pot Nets communities; that tonight’s 

application addresses a much needed housing type and that is the multi-family rental housing.; that the 

north parcel is currently zoned Neighborhood Business (B-1) and General Commercial (C-1); that there 

was a prior approved development plan for the northern portion of the subject property which consisted 

of a Conditional Use for the B-1 land and uses permitted by right for the C-1 land; that in 2010 the 

County Council approved C/U 1797 for 143 multi-family units on B-1 portion of the site and on the C-

1 portion which already permits multi-family, the mixed use proposal was for a total of 354 multi-family 

units and commercial space of 48,000 sf.; that planned development did not move forward; that this 

Application is for the same number of multi-family units but eliminates the commercial space; that the 

south portion of the property is zoned CR-1; that the woods on the property were removed by the 

previous owner as part of the contract of sale; that the property is located in Investment Levels 1 and 2 

according to the Strategies for State Policies and Spending; that the State Strategies is not a land use 

document but is a guide to where the State plans to direct investments; that Investment Levels 1 and 2 

reflect areas that are already developed; that the Comprehensive Plan projects that by the year 2035 there 

will be an additional 60,000 permanent and seasonal residents in Sussex County; that this growth will 

correlate into a need for various types of housing; that this project will find a more affordable alternative 

to home ownership as compared to single-family ownership; that a rental development will have lower 

costs to the renter, shorter time commitments, no large down-payment, no annual tax bills and no 

maintenance and landscaping required; that Baywood Gardens will provide more affordable housing to 

workers in eastern Sussex County; that according to the Comprehensive Plan, Baywood Gardens is 

located in the Commercial Area and the Coastal Area which are both considered growth areas; that the 

Applicant has requested that the Future Land Use Map be amended to designate all of the Applicant’s 

land to the Coastal area rather than in two growth areas; that the Comprehensive Plan states that medium 

and higher density (4-12 units per acre) can be appropriate in certain locations: that Medium and higher 

density could be supported in areas: where there is central water and sewer; near sufficient commercial 

uses and employment centers; where it is in keeping with the character of the area; where it is along a 

main road or at/or near a major intersection; where there is adequate Level of Service; or where other 

considerations exist that are relevant to the requested project and density; that this project is appropriates 

as it is served by central water and sewer, it is near commercial uses and employment centers, it is in 

keeping with the character of the area, it is along a main road, and there is adequate level of service and 

the Applicant will be making improvements to the roadways; that the purpose of the HR-1 district is to 

permit variety in housing types and provide for residential densities appropriate for areas which are or 

will be served by public sanitary sewer and water systems and which are well-located with respect to 

major thoroughfares, shopping facilities and centers of employment; that this describes this site; that the 

purpose of the RPC overlay is to encourage large-scale developments as a means of creating a superior 

living environment through unified developments, and to provide for the application of design ingenuity 

while protecting existing and future developments and achieving the goals of the Comprehensive Plan; 

that Baywood Gardens is the type of development envisioned in the purpose clause for the HR-RPC; 

that the proposed development is in accordance with State Investment Level designations, the Sussex 

County Comprehensive Plan and the purpose of the HR-RPC under the Zoning Ordinance; that the 

stormwater management facilities will be designed and constructed in accordance with DNREC’s 

sediment and stormwater regulations; that there are no State regulated or tidal wetlands on the property; 

that the property is designated as being in flood zone X and outside of the 100 year flood plain; that the 
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State Historic Preservation Office advised that there are no known archeological or national registered 

listed or registered features on the site; that the site is located in the Indian River School District and the 

Indian River Volunteer Fire Company; that DelDOT did require a Traffic Impact Study (TIS) for the 

proposed development; that there were two TIS completed, one for the north parcel and one for the south 

parcel and that the property is not in the Henlopen Transportation Improvement District (TID); that the 

Applicant will be required to provide a 40 ft. right-of-way from center line on both sides of Long Neck 

Road along the site frontage and a 30-ft right-of-way from center line on School Lane along the site 

frontage; that the Applicant will also dedicate a permanent 15 ft. easement along the site frontage for a 

shared path which will be constructed by the developer; that the Applicant will also be responsible for 

certain roadway improvements and traffic signal improvements in the area; that the entrance to the 

northern portion of this site shall be on Long Neck Road directly across from Bayshore Drive; that there 

will be a secondary entrance from Greens Way; that the entrance to the southern portion of the site shall 

be on Long Neck Road directly across from Greens Way; that there will be a secondary entrance from 

School Lane; that the traffic improvements will include bus stops on Long Neck Road; that the north 

parcel will contain 354 units located in nine four-story buildings, eight buildings would contain 40 units 

each and the ninth would have 34 units; that parking would be adjacent to the buildings and a large 

parking area next to the recreational complex; that the recreational facilities will be on the north parcel 

and will include a clubhouse, outdoor pavilion, indoor and outdoor pools, playground, pickleball courts, 

Bocce courts, a practice putting green, a community garden and passive open space; that a central 

mailbox facility will be located near the recreational facility; that 602 parking spaces are required per 

County Code and 791 spaces are being provided for the north parcel; that there will be an interior 

sidewalk system connecting to the shared use path on both the northern and southern portions of the 

development; that there will be non-intrusive lighting throughout the north and south portions of the 

development; that the location of the school bus stop will be coordinated with the school district for both 

sections of the development; that there will be buffers and privacy fencing between the adjacent 

development; that the south parcel will contain 160 units located in four four-story buildings containing 

40 units each; that there will be a 20-ft landscape buffer between this development and adjacent 

properties; that 287 parking spaces are required per County Code and 320 parking spaces are being 

provided; that the south parcel will have two open space gathering areas with two tot-lot playgrounds; 

that there is a signalized crosswalk on Long Neck Road at the intersection with Banks Road and School 

Lane to allow for pedestrians to cross safely between the north and south side of the property; that there 

will be 210 two-bedroom units and 304 three-bedroom units; that he Baywood Garden Community 

would be operated by the Tunnell Companies; that the gross density would be 9.45 units per acre and 

the net RPC density would be 9.94 units per acre with approximately 27.5 acres of open space which is 

51% of the development; that the Applicant has submitted proposed findings and conditions; that the 

Applicant proposes that the recreational complex be completed prior to the issuance of a Certificate of 

Occupancy for the 161st unit; that the Applicant proposes that if the RPC is voided for any reason that 

the zoning revert back to the zoning classification on the date of approval; that this condition is offered 

by the Applicant with full knowledge of its intent and purpose with the understanding that the Applicant 

voluntarily offers this condition with the knowledge that they will be bound to it; and that the Applicant 

respectfully requests recommendation of approval subject to conditions. 

 

Mr. Mears expressed concerns about the safety of pedestrians, especially children crossing Long Neck 

Road even with the signalized crossing. 
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Ms. Wingate asked if a property manager will be on site. 

 

Mr. Fuqua stated that there will be a management office on-site and there will be a telephone number 

for 24-hour access for emergencies. 

 

Ms. Stevenson asked about the height of the four-story buildings. 

 

Mr. Fuqua stated that the buildings will be 52 ft. tall. 

 

Ms. Stevenson asked if there are other buildings of similar height in the area. 

 

Mr. Robert Tunnell, III stated that the Baywood Clubhouse is 65.5 ft.; that the water tower on Route 24 

is approximately 60 ft. and the Baywood sales center is 54 ft. and there were 3 height variances for these 

buildings. 

 

Mr. Robertson commented that the County cannot unilaterally revert something to a different zoning 

category because of the Code and due process of public hearings but that it could be stated as if the RPC 

is voided, the County will schedule a public hearing to consider the rezoning of the property. 

 

The Commission found that Terry Phelan spoke in support of the Application; that there seasonal rentals 

but few permanent rental units available; that it would be good for local workers and young families; 

that she also has concerns about the crossing issue between the parcels and that golf carts should not be 

allowed. 

 

The Commission found that Jim Carlson spoke in opposition of the Application; that the infrastructure 

cannot accommodate all the development in this area and that the roads are not adequate for the traffic 

in the area. 

 

The Commission found that Jane Rakowski spoke in opposition of the Application; that the traffic is 

already an issue and adding more units will exacerbate the problem. 

 

 The Commission found that Rick Mortimer stated that he had questions for the Applicant; that he asked 

if the existing Baywood residents would bear any expense to enjoy the proposed amenities. 

 

Mr. Tunnel stated that the existing residents would be able to use the proposed Community Center and 

that the cost would be spread across all the lots and that there would not be a membership fee. 

 

The Commission found that Eul Lee spoke by teleconference and stated that she had questions regarding 

the Application; was there a PLUS review for this Application; are four-story apartment buildings 

considered low-rise; and what are the rental rates.  Ms. Lee also expressed concerns about the crosswalk 

to get to the amenities on the northern portion of the property. 

 

Chairman Wheatley stated that the PLUS review was part of the packet posted on the website. 

 

Mr. Robertson stated that low-rise is not defined in the County Code.   
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Chairman Wheatley added that there are height limitations and that is what governs the height of any 

building in a zoning district. 

 

Chairman Wheatley stated that the question about rental rates is beyond the scope of the Commission; 

that the Commission is about Land Use. 

 

Upon there being no further questions, Chairman Wheatley closed the public hearing. 

 

At the conclusion of the Public Hearing, the Commission discussed the Application. 

 

In relation to Application C/Z 1922 – Baywood, LLC. Motion by Mr. Mears to defer action for further 

consideration, seconded by Ms. Wingate, and carried unanimously.  Motion carried 5-0. 

 

Mr. Whitehouse confirmed that the County Council hearing date for this Application will be June 29, 

2021, at 1:30 pm in County Council Chambers and not at Del Tech. 

 

ADDITIONAL BUSINESS 

 

Commission discussion on potential site visits  

Mr. Whitehouse stated that this item was placed on the agenda to garner if the Commission members 

would have an interest in visiting sites both developed and undeveloped. 

Chairman Wheatley stated that this was done in the past.   

Commission members discussed this, and all members agreed that it would be a good idea to put site 

visits on the calendar for the fall. 

Commission discussion on paperless packets 

Mr. Whitehouse stated that there are different ways to access the paperless packet on the County Website 

and demonstrated how to get to the packet through the meeting date on the Website. 

 

Mr. Robertson thanked the staff from Del Tech and Sussex County for accommodating the meetings 

over the past months.  The Commission members also gave their thanks.  
 

Meeting adjourned at 8:40 p.m. 

 

********************************  

  

Planning and Zoning Commission meetings can be monitored on the internet at 

www.sussexcountyde.gov.  

  

********************************  
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Call to 
Order 
 
M 267 21 
Approve 
Agenda  
 
 
 
 
 
 
Minutes 
 
Public 
Comments 
 
 
 
 
 
 
 
 
 
 
 
 
 
Report  
 

A  regularly scheduled meeting of the  Sussex  County  Council was held on 
Tuesday, June 29, 2021, at 10:00 a.m., in Council Chambers, with the 
following present:  
 
 Michael H. Vincent President 

John L. Rieley Vice President   
 Cynthia C. Green Councilwoman 
 Douglas B. Hudson Councilman 
 Mark G. Schaeffer Councilman 
 Todd F. Lawson County Administrator 
 Gina A. Jennings Finance Director 
 J. Everett Moore, Jr. County Attorney 
 
The Invocation and Pledge of Allegiance were led by Mr. Vincent. 
 
Mr. Vincent called the meeting to order. 
 
A Motion was made by Mr. Rieley, seconded by Mr. Schaeffer, to approve 
the Agenda, as posted. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea   
 
The minutes of June 15 and 22, 2021 were approved by consent. 
 
Mr. Moore noted that correspondence was received from the Georgetown 
Public Library and The Home of the Brave Foundation in appreciation of 
grant funding. 
 
Public comments were heard and the following spoke: 
 
William Kinnick, President of the Delaware Manufactured Housing 
Association, reported on raw sewage in 13 manufactured home 
communities in the County and he asked that the County hold placement 
permits for these communities.  Mr. Kinnick also referenced the drinking 
water issue in these communities.   
 
Mr. Vincent asked that the County hold placement permits for these 
communities until the problems are resolved.   
 
Mr. Lawson read the following information in his Administrator’s Report: 
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Excite 
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Loan/ 
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M 268 21 
Approve 
Loan 
Package/ 
Excite 
Sussex 
Loan/ 
Miller 
Metal 
 

1. Project Receiving Substantial Completion 
 

Per the attached Engineering Department Fact Sheet, Outer Banks 
North (Construction Record) received Substantial Completion effective 
June 14th.  

 
2. Holiday and Council Meeting Schedule 

 
County offices will be closed on Monday, July 5th, for the 
Independence Day holiday.  In addition, Council will not meet on July 
6th.  The next regularly scheduled Council meeting will be held on 
Tuesday, July 13th.  

3. Joyce Watkinson 
 

It is with sadness that we note the passing of County pensioner Joyce 
Watkinson on Thursday, June 24th.  Mrs. Watkinson began her 
career with Sussex County in May 1984 and retired from the 
Planning & Zoning Department in January 2011.  We would like to 
extend our condolences to the Watkinson family. 
 

[Attachments to the Administrator’s Report are not attached to the 
minutes.] 
 
Bill Pfaff, Economic Development Director, discussed the ExciteSussex 
Loan Program including the framework for the Fund and he presented a 
recommendation to offer a loan for the Miller Metal project in 
Bridgeville. The Miller Metal project is an approximate $6 million 
project and the loan request to the County is for $5 million.  Per the 
framework of the Loan Program, the loan limit is $1 million and for this 
reason, Mr. Pfaff has packaged out the loan.  He reported that the Grow 
Delaware Fund will loan the project $2.5 million. He recommended that 
the County fund $2.5 million which is beyond the established loan 
amount for the ExciteSussex Loan Program;.  The County’s contribution 
into the Loan Fund is $625,000 of the $2.5 million; the difference of 
$1,875,000 would be funded by monies granted by Discover Bank to the 
County for the Fund.  Mr. Pfaff presented the public benefits of the 
Miller Metal project, including the number of employees which will total 
141 (at a minimum) in Bridgeville.   
 
A Motion was made by Mr. Rieley, seconded by Mr. Schaeffer, that the 
Sussex County Council approves the loan package under the 
ExciteSussex Loan Fund for Miller Metal, Bridgeville, in an amount not 
to exceed $2.5 million. 
 
Motion Adopted: 5 Yeas. 
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Old 
Business/ 
CZ 1926 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
Jamie Whitehouse, Planning and Zoning Director, presented the annual 
update to the Office of State Planning and Coordination on the 
Comprehensive Plan.  The Comprehensive Plan was completed by the 
County in 2018 and certified by the Governor in March 2019; this is the 
second annual report on year two progress (for the July 1, 2020 through 
June 30, 2021 review period).  He noted that the County has undertaken 
a number of initiatives to implement the strategies within the 
Comprehensive Plan, the most significant of which is the Henlopen 
Transportation Improvement District (TID) and the Funding 
Accelerating Safety in Transportation (FAST) Track Program.  (The full 
report was included in the Council packets for this meeting.) 
 
A Motion was made by Mr. Hudson, seconded by Mr. Schaeffer, that the 
Sussex County Council approves the (Annual Comprehensive Plan) Report 
to the Governor’s Advisory Council on Planning for the 2020 to 2021 
period. 
   
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea   
 
Under Old Business, the Council considered Change of Zone No. 1926 filed 
on behalf of CP Townhomes, LLC (Canal Pointe Residential Planned 
Community). 
 
The Planning and Zoning Commission held a Public Hearing on this 
application on April 22, 2021 at which time action was deferred.  On May 
13, 2021, the Commission recommended approval contingent on the 
following:  Condition No. 15 of Change of Zone No. 1538 (Ordinance No. 
1700) should be amended to state as follows: 
  
15. Subject to the receipt of all applicable permits from the U.S. Army 

Corps of Engineers, DNREC and any other agencies having 
jurisdiction, this RPC shall be permitted to have only one dock for the 
use of residents.  This dock shall only be utilized for kayaks and 
paddleboards.  No motorized boats shall be launched or docked at this 
location.  No storage of kayaks, paddleboards, boats or other marine 
equipment shall be permitted along the dock or landward of it within 
the RPC.  There shall be an amendment to the Canal Pointe Master 
Plan and a subsequent Final Site Plan showing the dock and its point 
of access from the RPC.  No other piers, docks, boat ramps or other 
water-related facilities shall be permitted. 
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The County Council held a Public Hearing on this application on June 15, 
2021 at which time action was deferred. 
 
A Motion was made by Mr. Hudson, seconded by Mr. Schaeffer, to amend 
Condition No. 15 for Change of Zone No. 1538 (Ordinance No. 1700) by 
deleting it in its entirety and inserting the following amended Condition No. 
15, as follows:   
 
15. Subject to the receipt of all applicable permits from the U.S. Army 

Corps of Engineers, DNREC and any other agencies having 
jurisdiction, the RPC’s Grande at Canal Pointe Maintenance Corp. 
shall be permitted to have only one (1) dock for the use of its residents, 
subject to the following requirements:    

 
a. This dock shall only be utilized for kayaks, canoes and 

paddleboards or similar non-motorized vessels.  
b.  No motorized boats of any kind or other similar types of marine 

equipment shall be stored, launched, docked or otherwise 
permitted along the dock or landward of it within the park 
property.   

c. No storage of kayaks, paddleboards, boats or any other marine 
equipment shall be permitted along the dock or landward of it 
within the park property.  

d. No storage facilities or other structures or improvements shall be 
located along the dock or landward of it within the park property. 

e. No bathrooms, running water, electricity/lighting or parking shall 
be located along the dock or landward of it within the park 
property. 

f. The permitted dock shall be configured for kayak and canoe 
launch with one slip which shall extend no farther into the canal 
than 18 feet from the mean highwater mark and which shall be no 
larger than the following combined specifications: 
i. A ramp measuring 6 feet in width by 8 feet in length which 

runs to and connects with a fixed pier. 
ii. A fixed pier measuring 6 feet in width by 16 feet in length 

which is connected to the ramp and runs to a floating kayak 
slip dock to be located in the canal. 

iii. A floating kayak slip dock connected such that it is 
perpendicular to the fixed pier in the shape of a square bracket 
measuring 8 feet in length into the canal with two parallel sides 
perpendicular to the fixed pier, each measuring 12 feet in 
length.   

g. The permitted dock shall be secured via gated fencing (with a fob 
pass) to prevent members of the public from accessing it.   

h. No other piers, docks, boat ramps or other water-related facilities 
shall be permitted. 

i. There shall be an amendment to the Canal Pointe Master Plan and 
a subsequent Final Site Plan showing the dock and its points of 
access from the RPC. 
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Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea   
 
A Motion was made by Mr. Hudson, seconded by Mr. Schaeffer, to Adopt 
Ordinance No. 2786 entitled “AN ORDINANCE TO AMEND THE 
COMPREHENSIVE ZONING MAP OF SUSSEX COUNTY FROM A MR-
RPC MEDIUM-DENSITY RESIDENTIAL DISTRICT, RESIDENTIAL 
PLANNED COMMUNITY TO A MR-RPC MEDIUM-DENSITY 
RESIDENTIAL DISTRICT, RESIDENTIAL PLANNED COMMUNITY TO 
AMEND CONDITIONS OF APPROVAL OF CZ 1538 (ORDINANCE 1700) 
IN RELATION TO PIERS, DOCKS, BOAT RAMPS AND OTHER WATER 
RELATED RECREATIONAL FACILITIES FOR A CERTAIN PARCEL 
OF LAND LYING AND BEING IN LEWES AND REHOBOTH HUNDRED, 
SUSSEX COUNTY, CONTAINING 180.60 ACRES, MORE OR LESS” 
(Change of Zone No. 1926) filed on behalf of CP Townhomes, LLC (Canal 
Pointe Residential Planned Community), with the following amended 
Condition No. 15 as follows: 
 
15. Subject to the receipt of all applicable permits from the U.S. Army 

Corps of Engineers, DNREC and any other agencies having 
jurisdiction, the RPC’s Grande at Canal Pointe Maintenance Corp. 
shall be permitted to have only one (1) dock for the use of its residents, 
subject to the following requirements:    

 
a. This dock shall only be utilized for kayaks, canoes and 

paddleboards or similar non-motorized vessels.  
b.  No motorized boats of any kind or other similar types of marine 

equipment shall be stored, launched, docked or otherwise 
permitted along the dock or landward of it within the park 
property.   

c. No storage of kayaks, paddleboards, boats or any other marine 
equipment shall be permitted along the dock or landward of it 
within the park property.  

d. No storage facilities or other structures or improvements shall be 
located along the dock or landward of it within the park property. 

e. No bathrooms, running water, electricity/lighting or parking shall 
be located along the dock or landward of it within the park 
property. 

f. The permitted dock shall be configured for kayak and canoe 
launch with one slip which shall extend no farther into the canal 
than 18 feet from the mean highwater mark and which shall be no 
larger than the following combined specifications: 
i. A ramp measuring 6 feet in width by 8 feet in length which 

runs to and connects with a fixed pier. 
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ii. A fixed pier measuring 6 feet in width by 16 feet in length 
which is connected to the ramp and runs to a floating kayak 
slip dock to be located in the canal. 

iii. A floating kayak slip dock connected such that it is 
perpendicular to the fixed pier in the shape of a square bracket 
measuring 8 feet in length into the canal with two parallel sides 
perpendicular to the fixed pier, each measuring 12 feet in 
length.   

g. The permitted dock shall be secured via gated fencing (with a fob 
pass) to prevent members of the public from accessing it.   

h. No other piers, docks, boat ramps or other water-related facilities 
shall be permitted. 

i. There shall be an amendment to the Canal Pointe Master Plan and 
a subsequent Final Site Plan showing the dock and its points of 
access from the RPC. 

 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
Mrs. Jennings presented grant requests for the Council’s consideration. 
 
A Motion was made by Mr. Schaeffer, seconded by Mrs. Green, to give 
$12,913 ($8,913 from Mr. Schaeffer’s Councilmanic Grant Account, $1,500 
from Mrs. Green’s Councilmanic Grant Account and $2,500 from Mr. 
Rieley’s Councilmanic Grant Account) to the Town of Ellendale for park 
playground renovations. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
* A Motion was made by Mrs. Green, seconded by Mr. Rieley, to give 
$5,000 $2,500 from Mrs. Green’s Councilmanic Grant Account to Little 
League Baseball, Inc. for Woodbridge Little League field upgrades. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Public Hearing was held on the Proposed 7-Eleven Bridgeville Expansion 
of the Sussex County Unified Sanitary Sewer District (Western Sussex 
Area).  John Ashman, Director of Utility Planning & Design, reported that 
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the proposed expansion will include several parcels in the Bridgeville 
Expansion Area.  The Engineering Department received a request from 
Becker Morgan Group on behalf of their client, PTV 1081, LLC, the 
owners/developers of a project known as 7-Eleven Bridgeville for Parcel 
Nos. 131-19.00-7.00 and 8.02.  The project is for a proposed convenience 
store and service station.  The project will be responsible for system 
connection charges in place at the time of connection.  
 
There were no public comments. 
 
The Public Hearing and public record were closed. 
 
A Motion was made by Mr. Hudson, seconded by Mr. Rieley, to Adopt 
Resolution No. R 012 21 entitled “A RESOLUTION TO EXTEND THE 
BOUNDARY OF THE SUSSEX COUNTY UNIFIED SANITARY SEWER 
DISTRICT (SCUSSD), TO INCLUDE PARCELS 131-19-7.00 & 8.02 ON 
THE WEST SIDE OF SUSSEX HIGHWAY; THE PARCELS ARE 
LOCATED IN NORTHWEST FORK HUNDRED, SUSSEX COUNTY, 
DELAWARE, AND RECORDED IN THE OFFICE OF THE RECORDER 
OF DEEDS IN AND FOR SUSSEX COUNTY, DELAWARE” (7-ELEVEN 
BRIDGEVILLE). 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Public Hearing was held on the Proposed Peninsula Square Expansion of 
the Sussex County Unified Sanitary Sewer District.  John Ashman, Director 
of Utility Planning & Design, reported that the Engineering Department 
received a request from Duffield Associates, LLC on behalf of their client, 
Four Diamonds Development & Consulting, LLC, the owners/developers of 
a project known as Peninsula Square on Parcel No. 234-23.00-115.00.  The 
project is for a proposed hotel, gas station, retail and office space.  The 
project will be responsible for system connection charges in place at the 
time of connection.  
 
There were no public comments. 
 
The Public Hearing and public record were closed. 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to Adopt 
Resolution No. R 013 21 entitled “A RESOLUTION TO EXTEND THE 
BOUNDARY OF THE SUSSEX COUNTY UNIFIED SANITARY SEWER 
DISTRICT (SCUSSD) TO INCLUDE PARCEL 234-23.00-115.00 ON THE 
NORTH SIDE OF JOHN J. WILLIAMS HIGHWAY (ROUTE 24); THE 
PARCEL IS LOCATED IN INDIAN RIVER HUNDRED, SUSSEX 
COUNTY, DELAWARE AND RECORDED IN THE OFFICE OF THE 
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RECORDER OF DEEDS IN AND FOR SUSSEX COUNTY, 
DELAWARE” (PENINSULA SQUARE). 
 
Motion Adopted: 4 Yeas, 1 Abstention. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Abstained; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Public Hearing was held on the Proposed Cardinal Grove Expansion of 
the Sussex County Unified Sanitary Sewer District (West Rehoboth Area).  
John Ashman, Director of Utility Planning and Design, reported that the 
Engineering Department received a request from Solutions IPEM on behalf 
of their client, 18898 Beaver Dam Road, LLC, the owners/developers of a 
project known as Cardinal Grove on Parcel No. 234-2.00-1.10.  The project 
is proposed for 98 units.  The expansion would also include Parcel 234-2.00-
25.01 as requested by the parcel owner, Linda D. Beebe.  The project will be 
responsible for system connection charges in place at the time of connection.   
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to Adopt 
Resolution No. R 014 21 entitled “A RESOLUTION TO EXTEND THE 
BOUNDARY OF THE SUSSEX COUNTY UNIFIED SANITARY SEWER 
DISTRICT (SCUSSD) TO INCLUDE PARCELS 234-2.00-1.10 & 25.01 ON 
THE BOTH SIDES OF BEAVER DAM ROAD; THE PARCELS ARE 
LOCATED IN INDIAN RIVER HUNDRED, SUSSEX COUNTY, 
DELAWARE AND RECORDED IN THE OFFICE OF THE RECORDER 
OF DEEDS, IN AND FOR SUSSEX COUNTY, DELAWARE” 
(CARDINAL GROVE). 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
Mrs. Jennings presented additional grant requests for Council’s 
consideration. 
 
A Motion was made by Mr. Hudson, seconded by Mr. Rieley, to give $6,500 
($4,300 from Mr. Hudson’s Councilmanic Grant Account and $2,200 from 
Mr. Rieley’s Councilmanic Grant Account) to the Nanticoke Indian 
Association, Inc. for the Annual Nanticoke Indian PowWow and Cultural 
Awareness Program. 
 
Motion Adopted: 5 Yeas. 
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Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Hudson, seconded by Mr. Rieley, to give 
$2,000.00 ($1,000 each from Mr. Hudson’s and Mr. Rieley’s Councilmanic 
Grant Accounts) to the Indian River School District for the Indian River 
Baseball Boosters for batting cage renovations. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Hudson, seconded by Mr. Rieley, to give $4,000 
from Mr. Vincent’s Councilmanic Grant Account to the Town of Laurel for 
Library and Town Hall renovations. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to give $4,000 
from Mr. Vincent’s Councilmanic Grant Account to the Town of 
Bridgeville for Town Hall renovations. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mrs. Green, seconded by Mr. Hudson, to give 
$5,000 from Mrs. Green’s Councilmanic Grant Account to the Town of 
Greenwood for playground renovations. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to give $4,000 
from Mr. Vincent’s Councilmanic Grant Account to the Sussex Montessori 
School, Inc. for repairs and construction costs. 
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Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to give $3,600 
from Countywide Youth Grants to the Harry K. Foundation for the Halt 
Child Hunger Initiative. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Hudson to give $1,500 from Countywide Youth 
Grants to the Girl Scouts of the Chesapeake Bay Council, Inc. for girl 
scouting for Latina girls. 
 
Mr. Vincent handed the gavel over to Mr. Rieley. 
 
Mr. Vincent seconded the Motion. 
 
Mr. Rieley handed the gavel over to Mr. Vincent. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to give $6,900 
($3,900 from Countywide Youth Grants, $2,000 from Mr. Rieley’s 
Councilmanic Grant Account, and $1,000 from Mr. Hudson’s Councilmanic 
Grant Account) to the Make-A-Wish Foundation of Philadelphia, Delaware 
& Susquehanna Valley for wishes for children with critical illnesses. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
At 10:47 a.m., a Motion was made by Mr. Hudson, seconded by Mr. Rieley, 
to recess the Regular Session and go into Executive Session for the purpose 
of discussing matters relating to pending litigation, land acquisition, 
personnel and job applicants’ qualifications.  
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Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
At 11:00 a.m., an Executive Session of the Sussex County Council was held 
in the Basement Caucus Room for the purpose of discussing matters 
relating to pending litigation, land acquisition, personnel and job 
applicants’ qualifications.  The Executive Session concluded at 11:54 a.m. 
 
At  11:56 a.m., a Motion was made by Mr. Hudson, seconded by Mr. 
Schaeffer, to come out of Executive Session and to reconvene the Regular 
Session.  
 
Motion Adopted: 4 Yeas, 1 Absent. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Absent; 
 Mr. Vincent, Yea 
 
There was no action on Executive Session matters. 
 
At 11:56 a.m., a Motion was made by Mr. Schaeffer, seconded by Mr. 
Hudson, to recess until 1:30 p.m. 
 
Motion Adopted: 4 Yeas, 1 Absent. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Absent; 
 Mr. Vincent, Yea 
 
At 1:30 p.m., a Motion was made by Mr. Rieley, seconded by Mr. Hudson, 
to reconvene. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
Mr. Moore read the rules of procedure for zoning hearings. 
 
A Public Hearing was held on the Proposed Ordinance entitled “AN 
ORDINANCE TO AMEND THE COMPREHENSIVE ZONING MAP OF 
SUSSEX COUNTY FROM A C-1 GENERAL COMMERCIAL DISTRICT, 
CR-1 COMMERCIAL RESIDENTIAL DISTRICT AND GR GENERAL 
RESIDENTIAL DISTRICT TO A GR-RPC GENERAL RESIDENTIAL 
DISTRICT – RESIDENTIAL PLANNED COMMUNITY FOR A CERTAIN 
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PARCEL OF LAND LYING AND BEING IN BALTIMORE HUNDRED, 
SUSSEX COUNTY, CONTAINING 64.32 ACRES, MORE OR LESS” 
(Change of Zone No. 1942) filed on behalf of Bay Developers, LLC (Twin 
Cedars, LLC) (Tax I.D. No. 533-11.00-42.00) (911 Address: None Available). 
 
The Planning and Zoning Commission held a Public Hearing on this 
application on May 13, 2021 at which time action was deferred.  On June 10, 
2021, the Commission recommended approval with the following conditions: 
 
a. There shall be no more than 254 dwelling units consisting of 168 

apartments, 44 townhomes and 42 single family units. 
b. A homeowners association shall be formed to provide for the perpetual 

maintenance, repair and replacement of buffers, stormwater 
management facilities, streets, amenities and other common areas. 

c. All entrances, intersections, roadways, and multi-modal improvements 
required by DelDOT shall be completed in accordance with DelDOT’s 
requirements. 

d. The RPC shall be served by Sussex County sewer.  The Developer shall 
comply with all requirements and specifications of the County 
Engineering Department. 

e. The RPC shall be served by central water for drinking water and for 
protection. 

f. Stormwater management and erosion and sedimentation control facilities 
shall be constructed in accordance with all applicable State and County 
requirements.  These facilities shall be operated in a manner that is 
consistent with Best Management Practices. 

g. Interior street design shall meet or exceed Sussex County’s street design 
requirements.  There shall also be street lighting and sidewalks on both 
sides of the streets within the RPC. 

h. The development shall be served by its own on-site amenities including a 
clubhouse, pool, walking paths along the wooded open space and a tot-lot.  
All amenities shall be completed and open for use prior to the issuance of 
a building permit for the 100th unit on the site or the building containing 
the 100th unit on the site. 

i. A 20-foot wide vegetated or forested buffer shall be established along the 
perimeter of the site.  This buffer shall utilize existing forest or similar 
vegetation if it exists in the buffer area.  Where trees currently exist in the 
buffer area, stump removal or construction activities that disturb the 
existing grade of the area within the buffer shall be prohibited.  All silt 
fencing shall be located along the interior limit of the buffer area (the 
edge of the buffer nearest  the interior development) and the Final Site 
Plan shall identify the “Limit of Disturbance” to prevent disturbance of 
the buffer area. 

j. If requested by the local school district, a school bus stop shall be 
provided by the entrance to the development, with the location and any 
related parking to be approved by the school district’s transportation 
supervisor.  The location of the bus stop area shall be shown on the Final 
Site Plan. 
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k. Road naming and addressing shall be subject to the review and approval 
of the Sussex County Mapping and Addressing Department. 

l. The Final Site Plan shall contain the approval of the Sussex Conservation 
District for the design and location of all stormwater management areas 
and erosion and sedimentation control facilities. 

m. The Final Site Plan shall include a landscape plan confirming all 
landscaping to be provided, the preservation of all buffer areas and the 
forested areas that will be preserved.  The landscape plan shall also 
identify all “Limits of Disturbance” within the site.  This landscape plan 
shall also provide enhanced screening and landscape berms along the 
front entrance as well as the sides of the property (excluding the rear 
open space), as presented during the Public Hearing and described at 
Pages 15, 16 and 17 of the Applicant’s project notebook. 

n. The Final Site Plan shall include a grading plan that shall be submitted to 
County staff for review and approval. 

o. Construction, site work, grading, and deliveries of construction materials 
shall only occur from Monday through Saturday and only between the 
hours of 7:00 a.m. and 6:00 p.m.  A 24 inch by 36 inch “NOTICE” sign, in 
English and Spanish, confirming these hours shall be prominently 
displayed at all entrances to the site during construction. 

p. The Final Site Plan and the recorded governing documents for this 
development shall include the Agricultural Use Preservation Notice. 
These documents shall also include similar notices that there is a 
camping/RV park adjacent to the site and that hunting activities occur in 
the vicinity of this site. 

q. The Final Site Plan shall be subject to the review and approval of the 
Sussex County Planning and Zoning Commission. 

 
(See the minutes of the Planning and Zoning Commission dated May 13 and 
June 10, 2021.) 
 
Jamie Whitehouse, Planning and Zoning Director, presented the application. 
 
The Council found that David Hutt, Attorney, was present on behalf of the 
Applicant along with Henry Mast, Principal of Bay Developers, LLC; Phil 
Tolliver of Morris & Ritchie Associates; Greg Sauter of Geo-Technology 
Associates; and Joe Caloggero of The Traffic Group.  They provided a history 
of the project and stated that this application is for the redesign of a 
previously approved RPC and commercial project; that, previously, the 
Council approved a RPC and a commercial project for this parcel of land 
(Change of Zone Nos. 1668 and 1669) and that the project was not built and 
the RPC designation lapsed; that a new application was filed under Change of 
Zone No. 1909 but because the CR-1 portion of the property was not shown 
on the Zoning Map, the application was terminated which allowed the County 
to update the Zoning Map and allowed the Applicant to submit a new 
application; that the current application is exactly the same as the terminated 
application Change of Zone No. 1909 except that the new application 
references the 5.79 acres of CR-1 zoning on the property; that the property 
consists of 65.32 acres situated along Zion Church Road; that the property is 
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presently unimproved; that there are other residential communities in the 
area as well as commercial uses and zonings; that the majority of the zoning 
on Zion Church Road is GR and MR with some C-1; that this application 
seeks to rezone the entire property to GR with a RPC overlay; that the 
Application proposes to leave most of the forested area undisturbed and 
designate it as open space (20.5 acres to remain forested); that the design 
allows for all the residential areas to be clustered so that each lot would back 
up to open space or amenities; that the entrance to this community would be 
off of Zion Church Road; that 254 units ae being proposed comprising of 168 
apartments within 7 buildings, 44 townhomes across 11 buildings and 42 
single-family lots; that the gross density would be 4.31 units per acre; that the 
property is located within the Growth Area according to the Comprehensive 
Plan; that this project is located in the Investment Level 3 Area according to 
the Strategies for State Policies and Spending; that where an existing buffer 
does not exist, the Developer will install a landscaped buffer; that sidewalks 
will be installed on both sides of the street; that the proposed amenities 
include a pool, patio area, clubhouse, tot lot area and a walking trail; that 
County Code requires 508 parking spaces and they are planning 563 spaces; 
that there will be a Property Owners Association created to manage and 
govern the common areas with the community; that DelDOT required a 
Traffic Impact Study (TIS) which has been completed; that the DelDOT TIS 
review letter contained three requirements including entrance requirements 
and a contribution by the Developer for a traffic signal on Zion Church Road; 
that with this project design, there will be more separation between this 
project and the RV park and any hunting/shooting activities; that the 
proposed project provides other housing options in the area, all within the 
same unified project, and is a superior design when compared to the 
application made in 2010; that there are no regulated wetlands on the site; 
that there are predominant wet areas and, therefore, the Applicant plans to 
stay out of the rear area which will remain wooded; that they have met with 
DNREC regarding the tax ditch right-of-way; that the application is in 
compliance with the Comprehensive Plan and the Zoning Code; that they are 
requesting that Condition M recommended by the Planning and Zoning 
Commission be modified; that the Planning and Zoning Commission liked 
the proposed berm which varies in height and moves in and out along the 
property frontage and the Commission asked that it be extended down the 
sides of the property; that while it is possible to incorporate this along the 
frontage on Zion Church Road, there are some drainage ditches that exist 
along the perimeter of the property that would be difficult to integrate into 
that enhanced landscaping berming; that the proposed Condition M is in 
conflict with Condition I and that they propose Condition M to be amended 
to read as follows:  The Final Site Plan shall include a landscape plan 
confirming all landscaping to be provided, the preservation of all buffer 
areas and the forested areas that will be preserved.  The landscape plan 
shall also identify all “Limits of Disturbance” within the site.  This 
landscape plan shall also provide enhanced screening and landscape berms 
along the property frontage along Zion Church Road (Route 20), as 
presented during the Public Hearing, and as described in Pages 15, 16, and 
17 of the Applicant’s project notebook.   
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There were no public comments. 
 
A Motion was made by Mr. Rieley, seconded by Mr. Hudson, to defer action 
on Change of Zone No. 1942 filed on behalf of Bay Developers, LLC (Twin 
Cedars, LLC). 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Public Hearing was held on the Proposed Ordinance entitled “AN 
ORDINANCE TO AMEND THE COMPREHENSIVE ZONING MAP OF 
SUSSEX COUNTY FROM A B-1 (NEIGHBORHOOD BUSINESS 
DISTRICT), C-1 (GENERAL COMMERCIAL DISTRICT) AND CR-1 
(COMMERCIAL RESIDENTIAL DISTRICT) TO A HR-RPC HIGH 
DENSITY RESIDENTIAL DISTRICT - RESIDENTIAL PLANNED 
COMMUNITY FOR A CERTAIN PARCEL OF LAND  LYING AND 
BEING IN INDIAN RIVER HUNDRED, SUSSEX COUNTY, 
CONTAINING 54.38 ACRES, MORE OR LESS” (Change of Zone No. 
1922) filed on behalf of Baywood, LLC (Tax I.D. No. 234-23.00-270.00, 
273.01, 273.02, 273.03, & 273.05) (911 Address:  32147 Long Neck Road, 
Millsboro). 
 
The Planning and Zoning Commission held a Public Hearing on this 
application on May 13, 2021 at which time action was deferred.  On May 22, 
2021, the Commission recommended approval with the following 
conditions: 
 
A. The maximum number of residential units shall be 514. 
B. All entrances, intersections, roadway and multi-modal improvements 

shall be completed by the Developer in accordance with all DelDOT 
requirements. 

C. The project shall be served by central sewer through the Inland Bays 
Preservation Company and Sussex County.  The Developer shall 
comply with all Sussex County Engineering Department requirements 
including any offsite upgrades necessary to provide service to the 
project. 

D. The project shall be served by central water to provide drinking water 
and fire protection. 

E. Interior street design shall meet or exceed the Sussex County street 
design requirements. 

F. Construction, material deliveries and site work shall only occur on the 
property between 7:30 a.m. and 7:00 p.m. Monday through Friday.  No 
Saturday or Sunday hours shall be permitted.  A 24 inch by 36 inch 
“NOTICE” sign confirming these hours shall be prominently displayed 
at all entrances to the site during construction. 

G. Street naming and addressing shall be subject to the review and 
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approval of the Sussex County Mapping and Addressing Department. 
H. The stormwater management system shall meet or exceed the 

requirements of the State and County.  It shall be constructed and 
maintained using Best Management Practices. 

I. The Final Site Plan shall contain the approval of the Sussex 
Conservation District for the design and location of all stormwater 
management areas and erosion and sedimentation control facilities. 

J. The Applicant shall coordinate with the Indian River School District to 
establish a school bus stop area which shall be shown on the Final Site 
Plan if required by the District. 

K. The Central Recreational Complex, including the community 
clubhouse, indoor and outdoor swimming pools, shall be completed 
prior to the issuance of the Certificate of Occupancy for the 161st 
multi-family unit. 

L. All lighting on the site shall be shielded and downward screened so that 
it does not shine on neighboring properties or roadways. 

M. Lighted signs shall be permitted at each of the four entrances to the 
development.  Those signs shall not exceed 32 square feet in size per 
side. 

N. As proffered by the Applicant, this HR-RPC rezoning was sought for 
the specific purpose of development of a 514-unit multi-family 
development depicted on the site plan submitted with this application.  
In the event the RPC is not developed and is declared null and void 
pursuant to Section 99-9B or 99-40A of the Sussex County Code, then 
Sussex County may initiate the rezoning process and schedule public 
hearings to consider whether to revert this land (currently Tax Map 
Parcel 2-34-23.00-270.00, 273.01, 273.02, 270.03 and 270.05) back to the 
zoning classification of the land in existence immediately prior to this 
HR-RPC rezoning. 

O. The Developer shall coordinate with DelDOT for safe and clearly 
marked pedestrian crossings at the intersection of Long Neck Road and 
School Lane for the two sections of this development.  The Developer 
shall clearly indicate the means of safe crossing on the Final Site Plan 
and no apartments shall be constructed on the south side of Long Neck 
Road until those safety measures are installed. 

P. This recommendation is contingent upon an amendment to the Future 
Land Use Map in the Sussex County Comprehensive Plan revising the 
designation of a portion of the property from “Commercial Area” to 
the “Coastal Area” which otherwise surrounds it. 

Q. The Final Site Plan shall be subject to the review and approval of the 
Sussex County Planning and Zoning Commission. 

 
(See the minutes of the Planning and Zoning Commission dated May 13 and 
22, 2021.) 
 
Jamie Whitehouse, Planning and Zoning Director, presented the 
application and reported that 20 letters have been received in opposition to 
the application. 
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Jim Fuqua, Attorney, and Robert Tunnell III were present on behalf of the 
Applicant with Betty Tustin of The Traffic Group, and Jason Palkewicz of 
Solutions IPEM.  Mr. Fuqua reported that the application is to rezone a 
54.38 acre parcel of land on both the north and south sides of Long Neck 
Road to a High Density Residential District (HR) with a Residential 
Planned Community (RPC) overlay; that the proposed use is a 514 unit 
multi-family rental/apartment community (Baywood Gardens); that the 
parcel on the north side of Long Neck Road contains 38.17 acres; that the 
parcel on the south side of Long Neck Road contains 16.21 acres; that 354 
units would be on the north side and 160 units would be on the south side; 
that HR zoning permits a maximum density of 12 units per acre and the 514 
units proposed would result in a density of 9.45 units per acre; and that no 
commercial uses or buildings are proposed. 
 
Mr. Fuqua reviewed other uses in the area and the history of the Tunnell 
family’s developments in the Long Neck Area over the past 60 years.  He 
stated that a similar application (planned and approved) was filed by the 
Tunnell’s in 2010; however, the development did not proceed due to the 
recession; that this application addresses a much needed housing type 
which is rental housing; that the properties are located in Investment Level 
Areas 1 and 2 according to the Strategies for State Policies and Spending; 
that this project will be a more affordable alternative to home ownership, 
providing more affordable housing to workers in eastern Sussex County; 
that the property is located in the Commercial Area and the Coastal Area 
according to the Comprehensive Plan, which are both Growth Areas; that 
the Applicant has requested that the Future Land Use Map be amended to 
designate all of the Applicant’s land to the Coastal Area; that the project 
would be served by central water and sewer; that stormwater management 
facilities will be designed and constructed in accordance with DNREC’s 
sediment and stormwater regulations; that there are no State regulated or 
tidal wetlands on the site; that DelDOT required a Traffic Impact Study 
(TIS) and there were two studies completed, one for the north parcel and 
one for the south parcel; that in accordance with the TIS, the Applicant will 
be required to make certain roadway and traffic signal improvements and 
to dedicate a permanent easement along the site frontage for a shared path; 
that the entrance to the northern portion of the site will be on Long Neck 
Road across from Bayshore Drive with a secondary entrance from Greens 
Way; that the entrance to the southern portion of the site will be on Long 
Neck Road directly across from Greens Way with a secondary entrance 
from School Lane; that the north parcel will contain 354 units located in 
nine four-story buildings, eight buildings will contain 40 units each and one 
building will have 34 units; that the south parcel will contain 160 units 
located in four four-story buildings containing 40 units each; that there will 
be 210 two-bedroom units and 304 three-bedroom units; that the gross 
density would be 9.45 units per acre and the net RPC density would be 9.94 
units per acre with approximately 27.5 acres of open space  which is 51 % 
of the development; that the recreational facilities will be on the north 
parcel and will include a clubhouse, outdoor pavilion, indoor and outdoor 
pools, playground, pickleball and bocce courts, etc.; that the south parcel 
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will have two open space gathering areas with playgrounds; that 602 
parking spaces are required per County Code for the north parcel and 791 
spaces will be provided; that 287 parking spaces are required per County 
Code for the south parcel and 320 are provided; that there will be an 
interior sidewalk system connecting to the shared use path on both the 
northern and southern portions of the development; that buffers and 
privacy fencing will be provided; that there is a signalized crosswalk on 
Long Neck Road at the intersection with Banks Road and School Lane 
which will allow pedestrians to cross safely between the north and south 
parcels; that the application will be in character with the area; and that the 
application is consistent with the Comprehensive Plan and the Zoning 
Code. 
 
Mr. Fuqua noted that the Applicant voluntarily offered Condition N that if 
the approved RPC is voided for any reason listed in the Code, the 
underlying HR-1 zoning would revert back to the zoning in place on the 
date of approval. 
 
Mr. Fuqua presented a request for a modification of Condition F regarding 
construction hours.  He stated that the Applicant has no objection, in 
general, to Condition F except for one point:  the Condition prohibits any 
Saturday construction hours.  The Applicant is requesting that Condition F 
be modified so that the prohibition on Saturday hours would only be in 
effect from May 15 to September 15th (and could be limited to 8:00 a.m. to 
5:00 p.m.). 
 
Mr. Fuqua commented on some of the letters in the record relating to 
traffic, and fire and police needs.  He stated that, based on the road and 
intersection improvements that DelDOT is requiring of the Applicant per 
the two Traffic Impact Studies, the Development’s impact will be mitigated 
and the long term traffic function in the area will ultimately be improved 
once the improvements are completed. 
 
Mr. Fuqua stated that the Tunnell Companies has its own safety division 
and they will be responding to a lot of the lesser involved issues instead of 
the State Police.  He also noted a letter in the record from the Indian River 
Fire Company thanking the Tunnell Companies for their pledge of $150,000 
toward the purchase of equipment, which is ideally suited for situations 
involving multi-story condominium and apartment buildings. 
 
Council questioned if there would be a sidewalk between Banks Road and 
Greens Way, referenced the proposal to widen the current pathway to 10 
feet which would be made a part of the multi-modal pathway, and 
questioned if this should be included in the proposed conditions.  Council 
also commented on traffic burden, adequate Level of Service, the 
cumulative effect of traffic, the schedule for the four-lane road 
development, and the need for a municipal police force in the area. 
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In response to questions, the Applicant’s representatives stated that this 
project will result in approximately 2,800 daily trips (which is spread out 
through the day); and that it is not peak hour traffic.  Additionally, DelDOT 
has a significant number of projects on Route 24, mostly to the east; 
however, these projects will have a ripple effect and will improve traffic 
flow in this project area also. 
 
Mr. Rieley requested a copy of the traffic schematic. 
 
Public comments were heard. 
 
There were no public comments in support of the application. 
 
Paul Greenblath spoke in opposition to the proposed project and expressed 
concern about the additional number of vehicles this project will bring to 
the area; that traffic in Long Neck is already a bottleneck; that if they build 
540 apartments, there will be 2,000 more cars; that the number of accidents 
will increase; that the area is over-crowded now; and that the County needs 
to put the brakes on development. 
 
John Dill (representing the Bayshore Townhomes/Condo Owners 
Association) stated that he was not speaking in favor of nor against the 
application.  He questioned what is actually going to happen at the 
intersection across from Bayshore Drive and Baywood Gardens – is it just 
going to be an intersection or will there be a traffic signal there; that they 
question how vehicles will enter and exit Bayshore Drive; that there is 
concern about vehicles taking a shortcut through their development; that 
children’s safety is a concern; that he questions if there will be sidewalks on 
their side of the road to go to Beebe Medical Center; and he questions how 
the project will affect stormwater management in Bayshore. 
 
Jean Bartlett (representing the Bayshore Condo Association) questioned the 
impact the apartment buildings will have on the schools and stated that she 
does not think the area will support 500 more people; that there are not 
enough jobs for the additional people; that she questions what the 20 foot 
buffers will look like between Bayshore and the Baywood Gardens 
apartment buildings that are proposed; and that they do not want 
construction to take place on Saturdays or Sundays, not even in the winter. 
 
Joyce Jason stated that changing the zoning will set a precedent; that no 
additional development is needed; that emergency response is a concern; 
that traffic is a bottleneck; that there is a lengthy line-up of school traffic on 
School Street to Long Neck Road; that a State Police sub-station is needed 
in the area; that speed limits need to be enforced; and that more streetlights 
are needed in the area. 
 
Eul Lee stated that there are no plans for DelDOT to dualize up to Love 
Creek Bridge on Route 24 until the Year 2045, so she does not know if 
DelDOT plans to dualize up to the location of the proposed project.  Ms. 
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Lee questioned the location of the amenities in the proposed project being 
located all on one side and she stated that the residents of the southern site 
would have to walk a total of .4 miles including crossing the road; that the 
area does not have affordable options and she questions what the rental 
rates will be for this project.  Ms. Lee stated that she questions if Route 24 
can handle the additional 2,800 daily trips generated by the Baywood 
Gardens project and asked Council to look at the cumulative impacts on the 
area. 
 
There were no additional public comments. 
 
The Public Hearing and public record were closed. 
 
A Motion was made by Mr. Hudson, seconded by Mr. Schaeffer, to defer 
action on Change of Zone No. 1922 filed on behalf of Baywood, LLC. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea 
 
A Motion was made by Mr. Schaeffer, seconded by Mr.  Rieley, to adjourn 
at 3:49 p.m. 
 
Motion Adopted: 5 Yeas. 
 
Vote by Roll Call: Mrs. Green, Yea; Mr. Schaeffer, Yea; 
 Mr. Hudson, Yea; Mr. Rieley, Yea; 
 Mr. Vincent, Yea   
 
  Respectfully submitted, 
 
  Robin A. Griffith 
  Clerk of the Council 
 
 
 

{An audio recording of this meeting is available on the County’s website.} 
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