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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date April 8th, 2021. 

 

Application: (2019-24) Stratus Estates (F.K.A. Cool Spring Meadows) 

 

Applicant:  Fusco Properties, LP 

   P.O. Box 655 

   New Castle, DE 19720 

    

Owner:  Fusco Properties, LP  

   P.O. Box 655 

   New Castle, DE 19720 

    

Site Location:  Located on the north and south sides of Stockley Road (S.C.R. 280), 

approximately 0.65 mile southeast of Forest Road (S.C.R. 292). 

 

Current Use: Agricultural/Vacant 

 

Proposed Use:  Residential – 226 Single Family Lots as a Cluster Subdivision. 

  

Comprehensive Land   

Use Plan Reference:   Low Density Area 

 

Councilmanic 

District:  Mr. Schaffer 

 

School District: Cape Henlopen School District 

 

Fire District:  Milton Fire District 

 

Sewer:   Artesian 

 

Water:    Artesian 

 

Site Area:   187.93 acres +/- 

 

Tax Map ID.:   234-5.00-30.00 
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STATE OF DELAWARE 
 

DEPARTMENT OF TRANSPORTATION 
800 BAY ROAD 
P.O. BOX 778 

DOVER, DELAWARE 19903 
 

JENNIFER COHAN 
       SECRETARY 

 

          November 25, 2019 
 
Christin Headley 
Planning Technician, Sussex County Planning & Zoning Department 
Sussex County Administration Building 
P.O. Box 417 
Georgetown, DE  19947 
 
SUBJECT:  November T.A.C. MEETING  
 
Dear Christin: 
 

The Department has reviewed the information for the above referenced meeting and 
offers these comments on the following site: 
 

1. Subd. #2019-24, Cool Spring Meadows 
Tax Map #234-5.00-30.00 & 234-5.00-33.00 Review Mgr.: Susanne Laws, See 
attachment 

 
As always, should you have any questions, please feel free to give me a call. 
 

  Sincerely, 
 
 
 

John Andrescavage 
Sussex County Reviewer  
302-760-2512 

Attachment 
Cc: Gemez W. Norwood, South District Public Works Manager 
 James Argo, District Plan Reviewer 
 Susanne Laws, Sussex County Review Coordinator 
 Brian Yates, Sussex County Plan Reviewer 
  



DEPARTMENT OF TRANSPORTATION 
 COMMENTS FOR 
 T.A.C. MEETING 
 OF November 2019 
 
Lands of Fusco Properties, LP 
Tax Map # 234-5.00-30.00 & 33.00 
SCR 280 (Stockley Road) & SCR 292 (Forest Road)  
Sussex County 
 
#2019-24, Cool Spring Meadows  
 
 

1. Please refer to the “Development Coordination Manual” manual for the design of the 
subdivision streets and/or entrance. The website for the manual is the following;  
 
http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes 

 
2. For all projects, any sub-station and/or wastewater facilities will be required to have 

access from the internal subdivision street with no direct access to the State maintained 
highway. 

 
3. For all projects, a 20-foot wide buffer will be required from the edge of the stormwater 

management pond to the ultimate right-of-way of the County road. The ultimate right-of-
way is based on the functional classification of the road. 

 
4. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.2.5.1.2: Frontage Easements, a 15-foot wide permanent easement will need to 
be established across the property frontage. The location of the easement shall be outside 
the limits of the ultimate right-of-way for this road. The following note is required, “A 
15-foot wide permanent easement is hereby established for the State of Delaware, as 
per this plat.” 

 
5. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.2.5: Dedication of Right-Of-Way and Easements, Figure 3.2.5-a Minimum 
Standards for Total Roadway Right-Of-Way, the project shall be subject to dedicate 
right-of-way in accordance to the minimum standards. 

 
6. Referring to the “Development Coordination Manuals”, Chapter 3 – Record Plan Design, 

Section 3.2.4.1: Subdivision Street Right-Of-Way Monuments, right-of-way monuments 
are recommended to be furnished and placed along the private subdivision street. 

 
7. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.2.4.2; Frontage Road Right-of-Way Monumentation, concerning the right-of-
way markers being placed to provide a permanent reference for re-establishing the right-

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes


of-way and property corners along frontage roads. Due to the right-of-way dedication, 
show and note the property corners markers that will need to be installed. 
 

8. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 
Section 3.5.5: Transit Facilities, transit facilities requirements shall be followed as 
required by DTC or DelDOT. 

 
9. Referring to the “Development Coordination Manual”, under Chapter 3; Record Plan 

Design, Section 3.2.5.1.1 – Easements, if this development is proposing a neighborhood 
sign/structure, then a permanent easement shall be established at the entrance. The 
easement shall be located outside of any existing and/or proposed right-of-way. It will 
also need to be verified that the sign/structure does not pose a sight distance and/or safety 
hazard. 

 
10. Metes and bounds and total areas need to be shown for any drainage easements. A 

minimum 20-foot wide drainage easement must be provided for storm drainage systems, 
open or closed, that fall outside the existing right-of-way or the drainage/utility easement. 
These easements shall be shown and noted on record plan.  

 
11. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.5: Connectivity, connectivity requirements shall be followed for all 
development projects having access to state roads or proposing DelDOT maintained 
public road for subdivisions. Private or municipal streets should follow the local land use 
agency’s requirements for connectivity. 
 

12. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 
Section 3.4.2.1: Record Plan Content, the traffic generation diagram is required. See 
Figure 3-4-2-a: Traffic Generation Diagram for what is required. 

 
13. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.4.2: Record Plan Submittal Requirements, adjacent existing features are 
required to be shown in accordance with Figure 3.4.2-b. 

 
14. It will need to be noted on the Record Plan the type of off-site improvements and when 

the off-site improvements are warranted for this project. 
 

15. Referring to the “Development Coordination Manual”, Chapter 2 – Traffic Analysis and 
Improvements, it will need to be determined if a Traffic Impact Study (T.I.S.), Area-
Wide Study Fee or a Traffic Operational Analysis (T.O.A.) will be required. 

 
a. Per Preliminary Land Use Service Application (PLUS) review dated August 21, 

2019 (PLUS Number 2019-07-04), Section 2.2.2.1 of the Manual, Traffic Impact 
Studies (TIS) are warranted for developments generating more than 500 vehicle 
trip ends per day or 50 vehicle trip ends per hour in any hour of the day. From the 
PLUS application, the total daily trips are estimated at 2,158 vehicle trip ends per 



day. DeIDOT calculates a higher number 2,201 vehicle trip ends per day, but 
regardless the warrant for a TIS is met. 

 
16. Projects in all Level area that generate 2,000-trips or greater are required to install a 

path/sidewalk along the property frontage. 
 

17. Referring to the “Development Coordination Manual” under Chapter 5; Design 
Elements, Section 5.2.5 – Subdivision and Commercial Entrance Design Guidelines – 
Intersection Corner Radii, a separate turning template plan shall be provided to verify 
vehicles can safely enter/exit the entrance. The entrance shall be designed for the largest 
vehicle using the entrance. 

 
18. Please check to determine if any utilities will need to be relocated as part of this project. 
 
19. Standard General Notes have been updated and posted to the DelDOT Website. Please 

begin using the new versions and look for the revision date of March and September 
2019. The notes can be found at the following website under the Guidance tab; 

http://www.deldot.gov/Business/subdivisions/index.shtml 
 

20. All PLUS/TAC comments shall be addressed prior to submitting the plans for review. 
 

a. Please refer to the PLUS state comments (PLUS Number 2019-07-04) dated 
August 21, 2019 and the PLUS state comments and developer response (PLUS 
Number 2005-07-13) dated August 18, 2005 for additional information. These 
documents has been attached to this memorandum. 
    

21. Referring to the “Development Coordination Manual”, Chapter 6 – Construction 
Administration, Section 6.4.3: Commercial Entrances – Inspection and Acceptance, 
Figure 6.4.3-a: Construction Inspection Responsibilities, determine if the project is a 
Level 1 or Level 2 project and if an inspection agreement will be required. 

 
22. The Auxiliary Lane Spreadsheet has been posted to the DelDOT website. Use this 

spreadsheet to determine if auxiliary lanes are warranted. The Auxiliary Lane 
Spreadsheet can be found at the following website under the Forms tab; 

 http://www.deldot.gov/Business/subdivisions/index.shtml 
 
23. Referring to the “Development Coordination Manual” under Chapter 5; Design 

Elements, Section 5.4 – Sight Distance, a sight distance triangle is required.  A 
spreadsheet has been developed to assist with this task and can be found on the following 
website under the Forms tab; 
 
http://www.deldot.gov/Business/subdivisions/index.shtml 

 
24. Please refer to the “Development Coordination Manual” Chapter 3;  Record Plan Design, 

http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml


Section 3.4.1 Commercial or Major Residential Subdivisions – Record Plan Application 
Process, concerning if a pre-submittal meeting is required. 
 

25. Effective August 1, 2015, all new and resubmittals shall be uploaded via the PDCA with 
any fees paid online via credit card or electronic check (ACH). The design firm making 
the submittal must create the project in the PDCA and upload all the required items to 
allow DelDOT to start the review process. Our website offers more detailed information, 
including links to guidance about creating PDCA submittals.  This information can be 
found at the following website under the PDCA section; 

 
http://www.deldot.gov/Business/subdivisions/index.shtml 

 
26. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 

Section 3.4.2: Record Plan Submittal Requirements, an Initial Stage review fee shall be 
assessed to this project. 
 

27. Referring to the “Development Coordination Manual”, Chapter 3 – Record Plan Design, 
Section 3.4: Commercial or Major Residential Subdivisions, a record plan shall be 
prepared prior to issuing “Letter of No Objection”. The Record plan submittal shall 
include the items listed on the Critical Items for Acceptance:  Record Plan document that 
can be found at the following website under the Guidance tab; 

 
https://www.deldot.gov/Business/subdivisions/index.shtml 
 

28. Referring to the “Development Coordination Manual”, Chapter 4 – Construction Plans, 
Section 4.3: Subdivision Construction Plan Submittal Requirements, the Construction 
Stage review fee shall be assessed to this project. 
 

29. Referring to the “Development Coordination Manual”, Chapter 4 – Construction Plans, a 
subdivision/entrance plan shall be prepared prior to issuing subdivision/entrance 
approval.  The Entrance/Construction/Subdivision plan submittal shall include the items 
listed on the Critical Items for Acceptance:  Entrance/Construction/Subdivision Set Plans 
document that can be found at the following website under the Guidance tab; 

 
https://www.deldot.gov/Business/subdivisions/index.shtml 
 
 

http://www.deldot.gov/Business/subdivisions/index.shtml
https://www.deldot.gov/Business/subdivisions/index.shtml
https://www.deldot.gov/Business/subdivisions/index.shtml
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August 21,2019

Mr. John Murray
The Kercher Group, Inc.
37385 Rehoboth Ave. Unit #11
Rehoboth Beach, DE 19971

RE: PLUS review 2019-07-04; Cool Spring Meadows

Dear Mr. Murray:

Thank you for meeting with State agency planners on July 24,2019 to discuss the Cool Spring
Meadows project. According to the information received you are seeking review of a226 unit
subdivision on 187.93 acres along Stockley Road in Level4 in Sussex County.

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

for State Policies and S din

This project represents land development that will result in226 residential units in an Investment
Level 4 arca according to the 2015 Strategies for State Policies and Spending. Investment Level
4 indicates where State investments will support agricultural preservation, natural resource
protection, and the continuation of the rural nature of these areas. New development activities
and suburban development are not supported in Investment Level 4 areas. These areas are
comprised of prime agricultural lands and environmentally sensitive wetlands and wildlife
habitats, which should be, and in many cases have been preserved.

L22 Martin Luther King Jr. Blvd. South - Haslet Armory . Third Floor . Dover, DE 19901
Phone (302)739-3090 . Fax (302) 739-566I. www. stateplanning.delaware.gov



PLUS review 2019-07-04
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From a fiscal responsibility perspective, development of this site is likewise inappropriate. The
cost of providing services to development in rural areas is an inefficient and wasteful use of the
State's fiscal resources. The project as proposed will bring new residents to an area where the
State has no plans to invest in infrastructure upgrades or additional services. These residents will
need access to such services and infrastructure as schools, police, and transportation. To provide
some examples, the State government funds 100% of road maintenance and drainage
improvements for the transportation system, 100% of school transportation and paratransit
services, up to 80% of school construction costs, and 100%o of the cost of police protection in the
unincorporated portion of Sussex County where this development is proposed. Over the longer
term, the unseen negative ramifications of this development will become even more evident as

the community matures and the cost of maintaining infrastructure and providing services
increases.

Because the development is inconsistent with the Strategies for State Policies and Spending,the
State does not support this proposed development.

With that said, the comments in this letter are technical, and are not intended to suggest that
the State supports this development proposal. This letter does not in any way suggest or
imply that you may receive or may be entitled to permits or other approvals necessary to
build on this property, construct the development you indicate, or any subdivision thereof
on these lands.

Code Rea uirements/Asen Permittins Req uirements

Department of Transportation - Contact Bill Brockenbrough 760-2109
o The site access on Stockley Road (Sussex Road 280) must be designed in accordance

with DeIDOT's Development Coordination Manual, which is available at
http ://www. deldot. gov/Business/subdivisions/index. shtml?dc:changes.

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

a

o

t7
0

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

Per Section 2.2.2.1of the Manual, Traffic Impact Studies (TIS) are warranted for
developments generating more than 500 vehicle trip ends per day or 50 vehicle trip ends
per hour in any hour of the day. From the PLUS application, the total daily trips are

a
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a

estimated at2,1.58 vehicle trip ends per day. DeIDOT calculates a higher number,2,20l
vehicle trip ends per day, but regardless the warrant for a TIS is met.

In April 2006 (See attached letters.) DeIDOT commented to the County on its review of a
TIS for an earlier plan to develop these lands. The letter includes a numbered list of off-
site improvements and contributions toward off-site improvements that DeIDOT
recommended be required of the development.

Some of the listed items apply to locations that would not be included in a TIS done
today because DeIDOT regulations have changed. Following is a list of off-site
improvements and contributions toward off-site improvements that DeIDOT finds should
be required of the developer. If the County or the developer would prefer to restart the
TIS process with current data, DeIDOT would be amenable to that. Altematively,
DeIDOT recommends that the following items be required:

o The developer should improve Stockley Road from Cool Spring Road (Sussex
Road 290) to Forest Road (Sussex Road 292) in order to meet DeIDOT local road
standards as nearly as possible. Local road standards include two eleven-foot
travel lanes and two five-foot shoulders. The developer should provide a
bituminous concrete overlay to the existing travel lanes, at DeIDOT's discretion.
DeIDOT should analyze the existing travel lanes' pavement section and
recommend an overlay thickness to the developer's engineer if necessary.

o The developer should improve Cool Spring Road from Stockley Road to the north
limit of the site frontage in order to meet DeIDOT local road standards as nearly
as possible. Local road standards include two eleven-foot travel lanes and two
five-foot shoulders. The developer should provide a bituminous concrete overlay
to the existing travel lanes, at DeIDOT's discretion. DeIDOT should analyzethe
existing travel lanes' pavement section and recommend an overlay thickness to
the developer's engineer if necessary.

The developer should enter into a traffic signal agreement with DeIDOT for the
intersection of Delaware Route 5 and Forest Road.

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

In accordance with Section 3.2.5.I.2 of the Manual, DeIDOT will require the
establishment of a 15-foot wide permanent easement across the property frontage on
Stockley Road and Cool Spring Road. The location of the easement shall be outside the

a
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a

o

a

a

a

o

limits of the ultimate right-of-way. The easement area can be used as part of the open
space calculation for the site. The following note is required, "A l5-foot wide
permanent easement is hereby established for the State of Delaware, as per this
plat."

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

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

o Depiction of all existing entrances within 600 feet of the entrances on Stockley
Road.

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

Section 3.5 of the Manual provides DeIDOT's requirements with regard to connectivity.
The requirements in Sections 3.5.1 through 3.5.3 shall be followed for all development
projects having access to state roads or proposing DeIDOT maintained public streets for
subdivisions. DeIDOT recommends that Goldenrod Drive be extended to the property
line as a stub street.

Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and sidewalks.
For projects in Level I and2Investment Areas, installation of paths or sidewalks along
the frontage on State-maintained roads is required. DeIDOT anticipates requiring the
developer to build Shared Use Paths along their frontage on both Stockley Road and Cool
Spring Road.

Section 3.5.4.4 of the Manual addresses access-ways, essentially shared-use paths
connecting subdivision streets either to each other or to the road on which the property
fronts. DeIDOT anticipates requiring the developer to build one access-way from
Goldenrod Drive to Stockley Road near Lot 16 and another from Monarch Avenue to
Cool Spring Road nearLot99.

Referring to Section 3.5.5 of the Manual, existing and proposed transit stops and
associated facilities as required by the Delaware Transit Corporation (DTC) or DeIDOT
shall be shown on the Record Plan.

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

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

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

Denartment of Natural Resources and Environmental Control - Contact Michael
Tholstrup 735-3352
Wastewater Disposal

r The DNREC Groundwater Discharge Large Systems Section will need to be notified
where the developer intends to send the wastewater. The PLUS application states that a
new community system will not be located on this site.

Floodplain and Sea Level Rise
. Chapel Branch runs through the southeast corner of the site. This site is situated

upstream of the mapped floodplain for Chapel Branch,

The unmapped floodplain area should be avoided, and floodplain analysis and mapping
could be required.

a

Water Quality
o DNREC mapping indicates presence of wetlands and hydric soils (Hurlock) which

encompass a large portion of the subject parcel.

Increased impervious cover from development and removal of forest cover will increase
the potential for future flooding concerns.

Green-technology stormwater management is highly recommended. Efforts to mitigate
for impervious cover (pervious pavers) should also be implemented where applicable.

To protect the function and integrity of wetlands, a minimum 1OO-foot buffer should be
left intact around the perimeter.

Avoid disturbance and hlling of wetlands.

Forest Preservation
o DNREC mapping indicates presence of forested wetlands which encompass a large

portion ofthe subject parcel.

a

a

o

a
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The site plan should be designed to allow for the preservation of as much of this wooded
area as feasible, with special consideration for preservation given to large, mature trees.
Leaving a forest intact is usually more beneficial to the existing wildlife and is preferred
to clearing.

To reduce impacts to nesting birds and other wildlife species that utilize forests for
breeding, we recommend that clearing not occur April I st to July 31st.

Low spillage lights (those that reflect light directly downward onto the illuminated area)
should be used on roads and homes within 750 feet of the forested wetlands on site.
Fluorescent and mercury vapor lighting should not be used.

Contact the Division of Fish and Wildlife for assistance in identifying, preserving, and
managing the existing forest on-site. For technical assistance or to schedule a site visit
please contact Katie Kadlubar, Kathryn. Kadlubar_@delaware. gov.

State Historic Preservation Office - Contact Carlton }Jall736-7404
The Delaware SHPO does not support development in a Level 4 area.

There are no known archaeological sites or known National Register listed or eligible
properties on the parcel. However, the soils are a mix of well-and poorly drained areas.
Poorly drained areas could have been a source for plant and animal resources. There is
moderate potential for archaeological resources to be present and our office recommends
an archaeological survey ofthe project area. Ifthere are any questions, inquiries, or
concerns, feel free to contact the Delaware State Historic Preservation Office for
assistance at 302-7 3 6-7 400.

If any project or development proceeds, the developer should be aware of the Unmarked
Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch.54). Prior to any
demolition or ground-disturbing activities, the developer should hire an archaeological
consultant to examine the parcel for archaeological resources, including unmarked human
burials or human skeletal remains, to avoid those sites or areas.

If there is federal involvement, in the form of licenses, perrnits, or funds, the federal
agency, often through its client, is responsible for complying with Section 106 of the
National Historic Preservation Act (36 CFR 800) and must consider their project's effects
on any known or potential cultural or historic resources. For further information on the
Section 106 process please review the Advisory Council on Historic Preservation's
website at: www.achp.gov

a

a

a

a
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Delaware State tr'ire Marshall's - Contact John Rudd 323-5365
At the time of formal submittal, the applicant shall provide; completed application, fee, and three
sets of plans depicting the following in accordance with the Delaware State Fire Prevention
Regulation:

Fire Protection Water Requirements:
o Where a water distribution system is proposed for single-family dwellings it shall be

capable ofdelivering at least 500 gpm for 1-hour duration, at 20-psi residual pressure.
Fire hydrants with 1000 feet spacing on centers are required.

o The infrastructure for fire protection water shall be provided, including the size of water
mains.

Accessibility

All premises, which the fire department may be called upon to protect in case of fire, and
which are not readily accessible from public roads, shall be provided with suitable gates
and access roads, and fire lanes so that all buildings on the premises are accessible to fire
apparatus. Additionally, where trees are to be situated adjacent to travel roads in the
subdivision, some forethought should be exercised regarding how future growth of the
trees may affect fire department travel throughout the subdivision.
Fire department access shall be provided in such a manner so that fire apparatus will be
able to locate within 100 ft. of the front door.
Any dead end road more than 300 feet in length, such as Point Lane and Bayberry Drive,
shall be provided with a turn-around or cul-de-sac affanged such that fire apparatus will
be able to tum around by making not more than one backing maneuver. The minimum
paved radius of the cul-de-sac shall be 38 feet. The dimensions of the cul-de-sac or turn-
around shall be shown on the final plans. Also, please be advised that parking is
prohibited in the cul-de-sac or turn around.
The use of speed bumps or other methods of traffic speed reduction must be in
accordance with Department of Transportation requirements.
The local Fire Chief, prior to any submission to our Agency, shall approve in writing the
use of gates that limit fire department access into and out of the development or property.

Gas Piping and System Information:

Provide type of fuel proposed, and show locations of bulk containers on plan.

a

o

a

a

a

o

Required Notes

o Provide a note on the final plans submitted for review to read " All fire lanes, fire
hydrants, and fire department connections shall be marked in accordance with the
Delaware State Fire Prevention Regulations"

o Name of Water Supplier
o Proposed Use
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National Fire Protection Association (NFPA) Construction Type Maximum Height of
Buildings (including number of stories)

Provide Road Names, even for County Roads

Sussex Countv - Contact Rob Davis 302-855-7820
o Sussex County does not expect to provide sanitary sewer service within the area proposed

for the 226-unit subdivision. The Sussex County Engineering Department recommends
the project receive wastewater service from Artesian Utilities as proposed.

In addition to the comments above our office has received a letter from Brandy Nauman,
Sussex County Housing Coordinator &Fair Housing Compliance Officer. A copy of that
letter is enclosed wit this letter.

Following receipt of this letter and upon filing of an application with the local jurisdiction,
the applicant shall provide to the local jurisdiction and the Office of State Planning
Coordination a written response to comments received as a result of the pre-application
process, noting whether comments were incorporated into the project design or not and the
reason therefore.

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

Sincerely

Constance AICP
Director, Office of State Planning Coordination

CC: Sussex County

Enclosure
Attachment

a

a



BRANDY BENNETT NAUMAN
HOUSING COORDINATOR &

FAIR HOUSING COMPLIANCE OFFICER

(302) 855-7777 T
(302) 854-5397 F

bnauman@sussexcountyde. gov

buggex ff,sunty
DELAWARE

sussexcountyde.gov

July 22,2019

Mr. John Mumay
The Kercher Group, Inc.
37385 Rehoboth Ave., Unit #11

Rehoboth Beach, DE 1997I

RE: Cool Spring Meadows - PLUS Review (PLUS 2019-07-04)

Dear Mr. Murray,

Sussex County endeavors to promote non-discrimination and affordable housing whenever possible
throughout the County. In this regard, the developer and associated financial institutions are encouraged
to provide and finance affordable housing opportunities to Sussex County residents in all new
developments, and affirmatively market those affordable housing units to diverse populations.

For questions about opportunities available for affordable housing projects within Sussex County, please
consuit Sussex County's "Affordable Housing Support Policy", The policy along with other resources
are available on the Counfy's Affordable &. Fair HoLrsing Resource Center website:
www.sussexcountyde.gov/affordable-and-fair-housing-resource-center. The County's Community
Development & Housing Department can advise about existing affordable housing opporlunities in
Sussex County and the appropriate County Department to contact regarding specific development issues
concerning future affordable housing projects within Sussex County.

The Community Development & Housing Department can also explain and assist with any financial
support or incentives that may be available to a project from federal, state and county sources, as well
as private funding sources that also promote affordable housing in Sussex County.

Please understand that all residential projects, including Affordable Housing Projects are subject to the
applicable provisions of the Sussex County Subdivision andZoningCodes, and the approval processes
set forth in those Codes.

On behalf of Sussex County, we look forward to cooperating with you and your project as it moves
forward.

Thank you,

e, I\-
Brandy B. Nauman
Housing Coordinator &
Fair Housing Compliance Officer

COUNTY ADMINISTRATIVE OFFICES WEST COMPLEX
22215 DUPoNT BoULEVARD I po Box sgg

GEORGETOWN, DELAWARE 19947



 

 

April 19, 2006 
 
Mr. Todd J. Sammons 
Project Engineer 
DelDOT Division of Planning 
P.O. Box 778 
Dover, DE 19903 
 
RE: Agreement No. 1294 
 Traffic Impact Study Review Services 
 Task No. 91 – Cool Spring Meadows  
 
Dear Mr. Sammons, 

 

McCormick Taylor has completed its review of the Traffic Impact Study (TIS) for the 

development of Cool Spring Meadows prepared by Orth-Rodgers and Associates, Inc., dated 

January 19, 2006.  This review was assigned as Task Number 91.  Orth-Rodgers and Associates, 

Inc. prepared the report in a manner generally consistent with DelDOT’s Rules and Regulations 

for Subdivision Streets.   

 

The TIS evaluates the impacts of the development of Cool Spring Meadows in Sussex County, 

Delaware. The proposed development would consist of 233 single-family detached houses.  This 

development is located on the both sides of Stockley Road (Sussex Road 280), west of Cool 

Spring Road (Sussex Road 290).  Two access points on Stockley Road are proposed to create a 

four-way intersection, and one access point is proposed on Cool Spring Road creating a t-

intersection.  Construction is expected to be complete by 2010. 

 

There are currently no active DelDOT projects within the study area. 

 

Based on our review, we have the following comments and recommendations:   

 

One intersection exhibits level of service deficiencies without the implementation of physical 

roadway and/or traffic control improvements: the intersection of US Route 9 (Lewes–

Georgetown Highway) and Cool Spring Road.  This intersection is expected to exhibit level of 

service deficiencies in the 2010 afternoon and summer Saturday peak hours with and without the 

development, and in the 2010 morning peak hour with the development.   

 

Should the County choose to 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.   
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1. The developer should improve Stockley Road from Forest Road (Sussex Road 292) to 

Cool Spring Road in order to meet DelDOT local road standards as nearly as possible.  

Local road standards include two eleven-foot travel lanes and two five-foot shoulders.  

The developer should provide a bituminous concrete overlay to the existing travel lanes, 

at DelDOT’s discretion. DelDOT should analyze the existing travel lanes’ pavement 

section and recommend an overlay thickness to the developer's engineer if necessary. 

 

2. The developer should improve Cool Spring Road from Stockley Road to Forest Road in 

order to meet DelDOT local road standards as nearly as possible. Local road standards 

include two eleven-foot travel lanes and two five-foot shoulders.  The developer should 

provide a bituminous concrete overlay to the existing travel lanes, at DelDOT’s 

discretion. DelDOT should analyze the existing travel lanes’ pavement section and 

recommend an overlay thickness to the developer's engineer if necessary. 

 

3. The developer should enter into a traffic signal agreement with DelDOT for the 

intersection of US Route 9 and Cool Spring Road.  The agreement should include 

pedestrian signals, crosswalks, and interconnection at DelDOT’s discretion.  Due to the 

fact that an active railroad line is aligned diagonally through the intersection, any traffic 

signal agreement should also include active railroad warning devices and railroad-

highway traffic signal interconnection at DelDOT’s discretion.   

 

4. The following bicycle and pedestrian improvements should be included: 

 

a) A minimum of a five-foot bicycle lane should be striped along the Stockley Road 

and Cool Spring Road site frontage (in addition to any required turn lanes) in 

order to facilitate safe and unimpeded bicycle travel.  

b) A fifteen-foot wide permanent easement should be established across the property 

frontage for a future ten-foot wide multi-use path. 

c) Regulatory/warning signage should be added to any forthcoming plans to this 

project in order to alert motorists to the presence of bicycle traffic. 

d) Utility covers should be moved outside of the designated bicycle lane or be flush 

with the pavement. 

e) Internal sidewalks to promote walking as a viable transportation alternative 

should be constructed.   

f) An ADA compliant crosswalk should be considered at the opposing access points 

along Stockley Road. 

 

 
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 subdivision review 
process. 
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Additional details on our review of the TIS are attached.  Please contact me at (302) 738-0203 or 
through e-mail at mluszcz@mtmail.biz if you have any questions concerning this review. 
 
 
Sincerely, 
 
McCormick Taylor, Inc. 
 
 
 
Mark Luszcz, P.E., PTOE, AICP 
Associate 
 
Enclosure
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General Information 

 

Report date:  January 19, 2006 

Prepared by:  Orth-Rodgers & Associates, Inc. 

Prepared for:  Ocean Atlantic Agency 

Tax parcel:  2-34-5.00-30.00, 2-34-5.00-33.00 

Generally consistent with DelDOT’s Rules and Regulations for Subdivision Streets:  Yes  

 

Project Description and Background 

 

Description:  Development of 233 single-family detached houses 

Location: Site is located on either side of Stockley Road, west of Cool Spring Road in Sussex 

County, Delaware 

Amount of land to be developed: approximately 207 acres 

Land use approval(s) needed: Subdivision Review 

Proposed completion date: 2010 

Proposed access locations:  Two access points on Stockley Road are proposed to create a four-

way intersection, and one access point is proposed on Cool Spring Road creating a t-intersection.   

 

Livable Delaware  

(Source:  Delaware Strategies for State Policies and Spending, July 2004) 

 

Location with respect to the Strategies for State Policies and Spending Map of Delaware:  

The proposed Cool Springs Meadow Development is located within Investment Level 4. 

 

Description of Investment Level 4: 

Areas located within Investment Level 4 are predominantly agricultural; contain agribusiness 

activities, farm complexes and small settlements that are often found at historic crossroads.  

These areas contain undeveloped natural areas, including forestland and recreational parks, 

however may have scattered single-family detached residential homes located within them.   

 

Transportation facilities and services will be preserved by the state while they continue to 

manage the transportation system in a manner that will support the preservation of the natural 

environment.  The state will limit its investments in water and wastewater systems to existing 

public health, safety and environmental risks and discourage accommodating further 

development.  In addition, the state will limit continued development of areas within Investment 

Level 4 to those that enhance agriculture and protect water supplies, preserve critical habitat and 

maintain existing education and public safety services.  Although residential development is not 

desirable in Investment Level 4, conservation design techniques (protecting large portions of 

existing open space and farmland while clustering development on a smaller portion of the parcel 

and using environmentally friendly design innovations) can be utilized in some cases to help 

ensure that developments are compatible with the rural character and natural resources present in 

the area.  However, it is the state’s general intent to discourage additional development in 

Investment Level 4 areas that are unrelated to the areas’ needs by limiting infrastructure 

investment. 
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Proposed Development’s Compatibility with Livable Delaware:   

The proposed Cool Spring Meadows Development falls within Investment Level 4.  Residential 

development is generally not desirable in Investment Level 4.  Developments within Investment 

Level 4 areas should focus on protection of large portions of existing open space and farmland 

on a site while clustering development on a smaller portion of the parcel.  This proposed 

development would be developed using the cluster option under that zoning and therefore would 

be compatible with Livable Delaware.  However, it should be noted that conservation design 

techniques should be utilized to ensure that the development is compatible with the rural 

character and natural resources present in the area.   

 

Comprehensive Plans 

 

Sussex County Comprehensive Plan:  (Source: 2003 Sussex County Comprehensive Plan 

Update) The Sussex County Comprehensive Plan indicates that the parcel of land for the 

proposed development is in a Low Density Area.  The purpose of the Low Density Area is to 

provide for a full range of agricultural activities and to protect agricultural lands as one of the 

County's most valuable natural resources from the depreciating effect of objectionable, 

hazardous and unsightly uses.  Although this area is intended primarily for agricultural use, low 

density residential development is permitted.  Density guidelines state that the minimum lot size 

in a Low Density Area is 20,000 square feet (about 0.46 acres).   

 

Public water and wastewater systems are not planned for low density areas therefore the 

proposed development will use on-site septic systems or private wastewater treatment systems.  

Improvements to local roads will be limited to safety considerations and emergency evacuation.   

 

Proposed Development’s Compatibility with Comprehensive Plans:  Since the average 

density of this proposed development would be approximately 1.12 dwelling units/acre (close to 

an average 0.89 acre lots sizes), this development would most likely be compatible with the 

Sussex County Comprehensive Plan.   



Detailed TIS Review by 

McCormick Taylor, Inc. 

Cool Spring Meadows  April 19, 2006 

  Page 6 

Transportation Analysis Zone  

 

Transportation Analysis Zones (TAZ) where development would be located:  
637 (Peninsula Code TAZ) 

 

TAZ Boundaries: 

 

Current employment estimate for TAZ:  36 

in 2005 

Future employment estimate for TAZ:  39 

in 2010 

Current population estimate for TAZ:  841 

in 2005 

Future population estimate for TAZ:  938 

in 2010 

Current household estimate for TAZ:  351 

in 2005 

Future household estimate for TAZ:  397 in 

2010 

Relevant committed developments in the 

TAZ:  Beaver Creek (The Villages) 

Would the addition of committed developments to current estimates exceed future 

projections:  Yes 

Would the addition of committed developments and the proposed development to current 

estimates exceed future projections:  Yes 

 

Relevant Projects in the DelDOT Capital Transportation Program (2005-2010) 

 

There are currently no active DelDOT projects within the study area. 

 

Trip Generation 

 

Trip generation for the proposed development was computed using comparable land uses and 

equations contained in Trip Generation, Seventh Edition, published by the Institute of 

Transportation Engineers (ITE).  The following land uses were utilized to estimate the amount of 

new traffic generated for this development: 

 

• Single-Family Detached Houses (ITE Land Use Code 210) 

 
Table 1.   

COOL SPRING MEADOWS TRIP GENERATION 

AM  

Peak Hour 

PM  

Peak Hour 

Saturday  

Mid-Day Land Use 

In Out Total In Out Total In Out Total 
233 Residential Single-Family 

Detached Houses 
43 130 173 145 85 230 118 100 218 

TOTAL TRIPS 43 130 173 145 85 230 118 100 218 
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Overview of TIS 

 

Intersections examined: 

 

1) Stockley Road (Sussex Road 280) & Site Access 

2) Cool Spring Road (Sussex Road 290) & Site Access 

3) Cool Spring Road & Stockley Road 

4) Cool Spring Road & Forest Road (Sussex Road 292) 

5) Forest Road & Stockley Road 

6) Cool Spring Road & Delaware Route 5 (Sussex Road 22)* 

7) Cool Spring Road & US Route 9 (Sussex Road 18)* 

8) Forest Road/Anderson Corner Road (Sussex Road 292) & Delaware Route 5* 

9) Stockley Road & Beaver Dam Road (Sussex Road 23)* 

 

The asterisks (*) indicate intersections for which Saturday conditions were analyzed.   

 

Conditions examined:  
 

1) 2005 existing conditions 

2) 2010 without Cool Spring Meadows Development 

3) 2010 with Cool Spring Meadows Development 

 

Peak hours evaluated: Weekday morning and evening peak hours, Saturday mid-day.  

 

Committed developments considered:   
 

1) Heron Bay (352 Single Family Houses) 

2) Beaver Creek 

a. The Meadows (102 Single-Family Houses) 

b. The Trails (170 Single-Family Houses) 

c. The Villages (400 Single-Family Houses, 50 Condominiums, 50,000 Square 

Feet of General Retail) 

3) Stonewater Creek 

a. Phase 1-9 (712 Single-Family Houses) 

b. Phase 10-13 (360 Single-Family Houses) 

4) Oak Crest Pond (26 Single-Family Houses) 

5) Oak Crest Farm (96 Single-Family Houses) 

 

Intersection Descriptions 

 

1)  Stockley Road & Site Access: 

Type of Control:  Proposed two-way stop-controlled intersection 

Northbound approach:  (Site Access) stop-controlled shared left/through/right-turn lane 

Southbound approach:  (Site Access) stop-controlled shared left/through/right-turn lane 

Eastbound approach: (Stockley Road) one shared left/through/right-turn lane 

Westbound approach:  (Stockley Road) one shared left/through/right-turn lane 
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2)  Cool Spring Road & Site Access: 

Type of Control:  Proposed T-intersection 

Northbound approach:  (Cool Spring Road) one shared left-turn/through lane 

Southbound approach:  (Cool Spring Road) one shared through/right-turn lane  

Eastbound approach:  (Site Access) stop-controlled shared left/right-turn lane  

 

3)  Cool Spring Road & Stockley Road: 

Type of Control:  Two-way stop-controlled intersection 

Northbound approach:  (Cool Spring Road) stop-controlled shared left/through/right-

turn lane 

Southbound approach:  (Cool Spring Road) stop-controlled shared left/through/right-

turn lane 

Eastbound approach:  (Stockley Road) one shared left/through/right-turn lane 

Westbound approach:  (Stockley Road) one shared left/through/right-turn lane 

 

4)  Cool Spring Road & Forest Road: 

Type of Control:  Stop-controlled T-intersection 

Northbound approach:  (Cool Spring Road) one shared left-turn/through lane 

Southbound approach:  (Cool Spring Road) one shared through/right-turn lane 

Eastbound approach:  (Forest Road) stop-controlled shared left/right-turn lane 

 

5)  Forest Road & Stockley Road: 

Type of Control:  Stop-controlled T-intersection 

Northbound approach:  (Stockley Road) stop-controlled shared left-turn/right-turn lane 

Eastbound approach:  (Forest Road) one shared through/right-turn lane 

Westbound approach:  (Forest Road) one shared through/left-turn lane 

 

6)  Cool Spring Road & Delaware Route 5: 

Type of Control:  Two-way stop-controlled intersection  

Northbound approach:  (Delaware Route 5) one shared left-turn/through/right-turn lane  

Southbound approach:  (Delaware Route 5) one shared left-turn/through/right-turn lane 

Eastbound approach:  (Cool Spring Road) stop controlled shared left-turn/through lane 

and one yield controlled channelized right-turn lane  

Westbound approach:  (Cool Spring Road) one stop controlled shared left-turn/through 

lane and one yield controlled channelized right-turn lane 

 

7)  Cool Spring Road & US Route 9: 

Type of Control:  Two-way stop-controlled intersection 

Northbound approach:  (Cool Spring Road) stop-controlled shared left-

turn/through/right-turn lane 

Southbound approach:  (Cool Spring Road) stop-controlled shared left-

turn/through/right-turn lane  

Eastbound approach:  (US Route 9) one shared left-turn/through/right-turn lane 

Westbound approach:  (US Route 9) one shared left-turn/through/right-turn lane 
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Note:  There is an active railroad line aligned diagonally through this intersection, as 

described below. 

 

8)  Forest Road/Anderson Corner Road & Delaware Route 5: 

Type of Control:  Two-way stop-controlled intersection 

Northbound approach:  (Delaware Route 5) one shared left-turn/through/right-turn lane 

Southbound approach:  (Delaware Route 5) one shared left-turn/through/right-turn lane 

Eastbound approach:  (Anderson Corner Road) stop-controlled shared left-

turn/through/right-turn lane 

Westbound approach:  (Forest Road) stop-controlled shared left-turn/through/right-turn 

lane 

 

9)  Stockley Road & Beaver Dam Road: 

Type of Control:  Stop-controlled T-intersection 

Northbound approach:  (Beaver Dam Road) one shared left-turn/through lane 

Southbound approach:  (Beaver Dam Road) one shared through/right-turn lane  

Eastbound approach:  (Stockley Road) stop-controlled shared left/right-turn lane 

 

At-Grade Railroad Crossing Description 

 

Location: At the intersection of US Route 9 and Cool Spring Road: 

 

Rail Line:  This east-west active rail line is a Class III line called the Delaware Coastline 

line.  It is owned by the Delaware Transit Corporation (DTC) and extends from 

Georgetown to Lewes, Delaware.  Trains over the line are operated by the Delaware 

Coast Line Railroad. 

Northbound approach: (Cool Spring Road) one shared left/through/right-turn lane with 

appropriate pavement markings and signage.   

Southbound approach: (Cool Spring Road) one shared left/through/right-turn lane with 

appropriate pavement markings and signage.   

Eastbound approach: (US Route 9) one through lane with appropriate pavement 

markings, signage and warning flashers 

Westbound approach: (US Route 9) one through lane with appropriate pavement 

markings, signage and warning flashers 

Description:  This is an at-grade crossing of an active rail line that serves about 1 

train/week of about 5 cars in length running through the intersection of US Route 9 and 

Cool Spring Road at a 35 degree angle.  The trains along the rail line generally have a 

speed of approximately 15 MPH in this area.  The crossing is currently equipped with 

pavement markings and railroad crossing signs at the stop signs on the northbound and 

southbound approaches of Cool Spring Road.  On US Route 9, pavement markings, 

signing, and side-mounted warning flashers are present, but there are no gates.  Traffic 

volumes at the intersection are expected to increase in the next few years due to the 

development in the area.  Without improvements, the intersection is expected to operate 

at a level of service F in the AM, PM and Saturday peak hour with and without the 

development. 
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Transit, Pedestrian, and Bicycle Facilities 

 

Existing transit service:  None. 

 

Planned transit service:  In an email from David Dooley from DelDOT dated March 8, 2006, 

he stated that no transit routes are proposed in the area.  Pedestrian and bicycle mobility access 

should be enhanced so that should transit be expanded to serve these developments in the future, 

pedestrian access to the frontage road would make transit trips more viable.   

 

Existing bicycle and pedestrian facilities:  The Delaware Kent and Sussex Counties Bicycle 

Touring Map designates Delaware Route 5 as a bike route; therefore a five-foot minimum 

shoulder must be maintained along any property frontage. 

 

Planned bicycle and pedestrian facilities:  In a letter dated November 14, 2005, Anthony Aglio 

from DelDOT commented that Livable Delaware’s updated State Strategies for Spending Map 

indicates the site is located in an Investment Level 4 area, where the existing transportation 

network should preserve the natural environment.  Per Livable Delaware’s recommendations 

residential developments such as this are not encouraged in Investment Level 4 areas.  However, 

should the development be approved, he requested the following improvements be incorporated 

into the project to facilitate bicycle and pedestrian transportation: 

a) Striped five-foot bicycle lanes with five-foot shoulders (in addition to any required turn 

lanes) along the Stockley Road and Cool Spring Road site frontages.   

b) An ADA compliant crosswalk should be considered at the opposing access points along 

Stockley Road. 

c) Internal sidewalks to promote walking as a viable transportation alternative. 

 

Previous Comments 

 

All comments from DelDOT's Scoping Letter dated May 27, 2005 were addressed in the Final 

TIS submission except for the following: 

• In regards to compliance with DelDOT, AASHTO and MUTCD standards for geometry 

and traffic control devices, no evaluation was performed for the study intersections. 

• In regards to compliance with DelDOT, AASHTO and MUTCD standards for geometry 

and traffic control devices, no evaluation was performed for Stockley Road from 

Delaware Route 23 to Forest Road, Cool Spring Road from Delaware Route 5 to US 

Route 9 and Forest Road from Delaware Route 5 to Cool Spring Road.  

• No correspondence was present indicating that Mr. Mark Harbeson was contacted with 

regard to the Delaware Route 24 corridor project.   

 

All comments from DelDOT's letter dated August 5, 2005 were addressed in the Final TIS 

submission. 

 

All comments from DelDOT's Preliminary TIS Letter dated September 13, 2005 were addressed 

in the Final TIS submission. 
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General HCS Analysis Comments 

(see table footnotes on the following pages for specific comments) 

 

1) The TIS used the existing truck percentage for all approaches in all future cases.  McCormick 

Taylor used the greater of either the existing truck percentage or 2% for all future cases.   
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Table 2 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   

 

Unsignalized Intersection 1 

Two-Way Stop Control 
LOS per TIS 

LOS per 

McCormick Taylor 

Stockley Road & Site Access  Weekday 

AM 

Weekday 

PM 

Weekday 

AM 

Weekday 

PM 

2010 With Development     

Northbound Site Access A (9.3) A (9.8) A (9.3) A (9.8) 

Southbound Site Access A (9.7) A (10.0) A (9.7) A (10.0) 

Eastbound Stockley Road - Left A (7.5) A (7.5) A (7.5) A (7.5) 

Westbound Stockley Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 

                                                 
1
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle,  

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
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Table 3 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   

 

Unsignalized Intersection 2 

One-Way Stop Control 
LOS per TIS 

LOS per 

McCormick Taylor 

Cool Spring Road & Site Access  Weekday 

AM 

Weekday 

PM 

Weekday 

AM 

Weekday 

PM 

2010 With Development     

Northbound Cool Spring Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 

Eastbound Site Access A (9.3) A (9.8) A (9.3) A (9.8) 

                                                 
2
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle,  

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
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Table 4 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   
 

Unsignalized Intersection 3 

Two-Way Stop Control 
LOS per TIS 

LOS per 

McCormick Taylor 

Stockley Road & Cool Spring Road Weekday 

AM 

Weekday 

PM 

Weekday 

AM 

Weekday 

PM 

2005 Existing     

Northbound Cool Spring Road A (9.3) A (9.6) A (9.3) A (9.6) 

Southbound Cool Spring Road A (9.9) A (10.0) A (9.9) A (10.0) 

Eastbound Stockley Road - Left A (7.5) A (7.3) A (7.5) A (7.3) 

Westbound Stockley Road - Left A (7.3) A (7.3) A (7.3) A (7.3) 

     

2010 Without Development      

Northbound Cool Spring Road A (9.6) B (10.2) A (9.6) B (10.2) 

Southbound Cool Spring Road B (10.3) B (10.7) B (10.3) B (10.7) 

Eastbound Stockley Road - Left A (7.6) A (7.4) A (7.6) A (7.4) 

Westbound Stockley Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 

     

2010 With Development     

Northbound Cool Spring Road B (10.1) B (10.9) B (10.1) B (10.9) 

Southbound Cool Spring Road B (11.0) B (11.4) B (11.0) B (11.4) 

Eastbound Stockley Road - Left A (7.7) A (7.5) A (7.7) A (7.5) 

Westbound Stockley Road - Left A (7.4) A (7.5) A (7.4) A (7.5) 

 

                                                 
3
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle,  

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
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Table 5 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   
 

 

   

                                                 
4
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle,  

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 

Unsignalized Intersection 4 

One-Way Stop Control 
LOS per TIS 

LOS per 

McCormick Taylor 

Forest Road & Cool Spring Road Weekday 

AM 

Weekday 

PM 

Weekday 

AM 

Weekday 

PM 

2005 Existing     

Northbound Cool Spring Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 

Eastbound Forest Road A (9.2) A (9.2) A (9.2) A (9.2) 

     

2010 Without Development      

Northbound Cool Spring Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 

Eastbound Forest Road A (9.3) A (9.4) A (9.3) A (9.4) 

     

2010 With Development      

Northbound Cool Spring Road - Left A (7.5) A (7.6) A (7.5) A (7.6) 

Eastbound Forest Road A (9.8) B (10.2) A (9.8) B (10.2) 
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Table 6 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   
 

 

 

 

 

 

 

 

 

 

 

                                                 
5
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle,  

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 

Unsignalized Intersection 5 

One-Way Stop Control 
LOS per TIS 

LOS per 

McCormick Taylor 

Forest Road & Stockley Road Weekday 

AM 

Weekday 

PM 

Weekday 

AM 

Weekday 

PM 

2005 Existing     

Northbound Stockley Road A (9.2) A (9.3) A (9.2) A (9.3) 

Westbound Forest Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 

     

2010 Without Development      

Northbound Stockley Road A (9.5) A (9.6) A (9.5) A (9.6) 

Westbound Forest Road - Left A (7.4) A (7.5) A (7.4) A (7.5) 

     

2010 With Development      

Northbound Stockley Road A (9.7) A (10.0) A (9.7) A (10.0) 

Westbound Forest Road - Left A (7.5) A (7.6) A (7.5) A (7.6) 
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Table 7 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   
 

Unsignalized Intersection 6 

Two-Way Stop Control 
LOS per TIS 

LOS per  

McCormick Taylor  

Cool Spring Road &  

Delaware Route 5 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

2005 Existing       

Northbound Delaware Route 5 - Left A (7.6) A (7.6) A (7.6) A (7.6) A (7.6) A (7.6) 

Southbound Delaware Route 5 - Left A (7.7) A (7.6) A (7.6) A (7.7) A (7.6) A (7.6) 

Eastbound Cool Spring Road B (10.9) B (11.6) B (11.3) B (10.9) B (11.6) B (11.3) 

Westbound Cool Spring Road B (11.0) B (11.2) B (10.9) B (11.0) B (11.2) B (10.9) 

       

2010 Without Development       

Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 

Southbound Delaware Route 5 - Left A (7.8) A (7.9) A (7.9) A (7.8) A (7.9) A (7.9) 

Eastbound Cool Spring Road B (12.5) B (13.9) B (13.6) B (12.5) B (13.9) B (13.6) 

Westbound Cool Spring Road B (12.4) B (13.4) B (13.6) B (12.5) B (13.4) B (13.6) 

       

2010 With Development       

Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 

Southbound Delaware Route 5 - Left A (7.8) A (7.9) A (7.9) A (7.8) A (7.9) A (7.9) 

Eastbound Cool Spring Road B (12.5) B (14.1) B (13.7) B (12.5) B (14.1) B (13.7) 

Westbound Cool Spring Road B (12.6) B (13.7) B (13.8) B (12.6) B (13.7) B (13.8) 

 

 

                                                 
6
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle, 

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
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Table 8 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   
 

Unsignalized Intersection 7 

Two-Way Stop Control 
LOS per TIS 

LOS per  
McCormick Taylor 

8 

US Route 9 &  

Cool Spring Road 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

2005 Existing       

Northbound Cool Spring Road B (13.5) C (17.3) C (24.9) B (13.5) C (17.3) C (24.9) 

Southbound Cool Spring Road C (17.2) C (20.4) D (29.3) C (17.2) C (20.4) D (29.3) 

Eastbound US Route 9 - Left A (8.1) A (8.5) A (9.1) A (8.1) A (8.5) A (9.1) 

Westbound US Route 9 - Left A (8.3) A (8.5) A (9.2) A (8.3) A (8.5) A (9.2) 

       

2010 Without Development       

Northbound Cool Spring Road D (30.4) F (52.4) F (375.5) D (31.4) F (56.2) F (451.3) 

Southbound Cool Spring Road D (25.6) D (34.0) F (76.9) D (25.9) E (35.5) F (90.6) 

Eastbound US Route 9 - Left A (8.5) A (9.5) B (10.4) A (8.5) A (9.5) B (10.6) 

Westbound US Route 9 - Left A (9.0) A (9.1) B (10.9) A (9.1) A (9.2) B (11.1) 

       

2010 With Development       

Northbound Cool Spring Road E (50.0) F (128.0) F (*) F (53.0) F (150.9) F (1237) 

Southbound Cool Spring Road D (27.9) E (45.4) F (132.7) D (28.5) E (48.9) F (159.7) 

Eastbound US Route 9 - Left A (8.5) A (9.5) B (10.4) A (8.5) A (9.5) B (10.6) 

Westbound US Route 9 - Left A (9.1) A (9.3) B (11.4) A (9.1) A (9.5) B (11.6) 

 

Signalized Intersection 7 LOS per TIS 
LOS per  

McCormick Taylor 9 

US Route 9 &  

Cool Spring Road 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

2010 With Development B (0.59) B (0.76) B (0.88) B (0.60) B (0.77) C (0.93) 

 
 

 

 

                                                 
7
 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle, 

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
8
 The TIS used a minimum PHF of 0.92 on the eastbound and westbound US Route 9 approaches for all future 

cases.  Because this is a rural Level 4 area, McCormick Taylor used a minimum PHF of 0.88 on US Route 9 for all 

future cases.  
9
 McCormick Taylor used 6 seconds of yellow and red time; the TIS used 5 seconds of yellow and red time.   
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Table 9 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   

 

Unsignalized Intersection 10 

Two-Way Stop Control 
LOS per TIS 

LOS per  

McCormick Taylor 

Anderson Corner Road/ 

Forest Road &  

Delaware Route 5 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

2005 Existing       

Northbound Delaware Route 5 - Left A (7.5) A (7.6) A (7.5) A (7.5) A (7.6) A (7.5) 

Southbound Delaware Route 5 - Left A (7.7) A (7.8) A (7.7) A (7.7) A (7.8) A (7.7) 

Eastbound Anderson Corner Rd B (12.2) B (13.3) B (11.3) B (12.2) B (13.3) B (11.3) 

Westbound Forest Road B (12.6) B (13.6) B (11.9) B (12.6) B (13.6) B (11.9) 

       

2010 Without Development       

Northbound Delaware Route 5 - Left A (7.7) A (7.8) A (7.8) A (7.7) A (7.8) A (7.8) 

Southbound Delaware Route 5 - Left A (8.0) A (8.2) A (8.1) A (8.0) A (8.2) A (8.1) 

Eastbound Anderson Corner Rd C (15.1) C (18.9) C (16.3) C (15.1) C (19.0) C (16.3) 

Westbound Forest Road B (14.2) C (17.1) B (14.3) B (14.2) C (17.1) B (14.4) 

       

2010 With Development       

Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 

Southbound Delaware Route 5 - Left A (8.0) A (8.2) A (8.1) A (8.0) A (8.3) A (8.1) 

Eastbound Anderson Corner Rd B (14.4) C (18.3) B (14.9) B (14.4) C (18.3) B (15.0) 

Westbound Forest Road C (15.3) C (20.9) C (17.5) C (15.3) C (21.0) C (17.5) 

 
 

 

                                                 
10

 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle, 

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
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Table 10 

PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc.   

 

Unsignalized Intersection 11 

One-Way Stop Control 
LOS per TIS 

LOS per  

McCormick Taylor 

Stockley Road &  

Delaware Route 23 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

Weekday 

AM 

Weekday 

PM 

Saturday 

Mid-Day 

2005 Existing       

Northbound Delaware Route 23 - Left A (7.5) A (7.9) A (7.7) A (7.5) A (7.9) A (7.7) 

Eastbound Stockley Road B (11.4) B (12.2) B (11.6) B (11.4) B (12.2) B (11.6) 

       

2010 Without Development       

Northbound Delaware Route 23 - Left A (8.0) A (8.6) A (8.2) A (7.9) A (8.6) A (8.2) 

Eastbound Stockley Road C (16.8) C (23.7) C (20.1) C (15.9) C (23.7) C (20.3) 

       

2010 With Development       

Northbound Delaware Route 23 - Left A (8.1) A (8.7) A (8.3) A (8.0) A (8.7) A (8.3) 

Eastbound Stockley Road C (18.3) D (30.6) C (23.8) C (17.2) D (30.6) C (24.1) 

 

  

                                                 
11

 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle, 

measured in seconds.  For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 



 
 
 
 
 
 
 
 
      August 18, 2005 
 
 
 
Mr. Chris Hudson 
Ocean Atlantic Associates 
4101 Highway One 
Rehoboth Beach, DE  19971 
 
RE:  PLUS review – PLUS 2005-07-13; Cool Spring Meadows 
 
Dear Mr. Hudson: 
 
Thank you for meeting with State agency planners on August 3, 2005 to discuss the 
proposed plans for the Cool Spring Meadows project to be located between the 
intersection of Forest Road and Stockley Road and Cool Spring Road and Stockley Road. 
 
According to the information received, you are seeking site plan approval for a cluster 
development of 233 single family residential units on 215.23 acres located in Level 4. 
 
Please note that changes to the plan, other than those suggested in this letter, could result 
in additional comments from the State.  Additionally, these comments reflect only issues 
that are the responsibility of the agencies represented at the meeting.  The developers will 
also need to comply with any Federal, State and local regulations regarding this property.  
We also note that as Sussex County is the governing authority over this land, the 
developers will need to comply with any and all regulations/restrictions set forth by the 
Sussex. 
 
Executive Summary 
 
The following section includes some site specific highlights from the agency comments 
found in this letter.  This summary is provided for your convenience and reference.  The 
full text of this letter represents the official state response to this project.  Our office 
notes that the applicants are responsible for reading and responding to this letter and 
all comments contained within it in their entirety. 
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State Strategies/Project Location 
 

• This project is proposed for an Investment Level 4 area according to the 2004 
Strategies for State Policies and Spending.  This project is also located outside of 
a designated growth area in relevant municipal and county certified 
Comprehensive Plans.  Investment Level 4 indicates where State investments will 
support agricultural preservation, natural resource protection, and the continuation 
of the rural nature of these areas.  New development activities and suburban 
development are not supported in Investment Level 4 areas. 

 
Natural and Cultural Resources 
 

• This project impacts all three layers of the Livable Delaware Green Infrastructure 
area established under Governor Minner’s Executive Order #61. 

• As proposed, this project would remove and fragment forest that is part of a large 
contiguous forest tract and may reduce the habitat value of the entire forest 
stretch. 

 
The following are a complete list of comments received by State agencies: 
 
Office of State Planning Coordination – Contact:  Ann Marie Townshend 739-3090 
 
This project represents a major land development that will result in 233 residential units 
in an Investment Level 4 area according to the 2004 Strategies for State Policies and 
Spending.  This project is also located outside of a designated growth area in relevant 
municipal and county certified comprehensive plans.  Investment Level 4 indicates where 
State investments will support agricultural preservation, natural resource protection, and 
the continuation of the rural nature of these areas.  New development activities and 
suburban development are not supported in Investment Level 4 areas.  These areas are 
comprised of prime agricultural lands and environmentally sensitive wetlands and 
wildlife habitats, which should be, and in many cases have been preserved.   
 
From a fiscal responsibility perspective, development of this site is likewise 
inappropriate.  The cost of providing services to development in rural areas is an 
inefficient and wasteful use of the State’s fiscal resources.  The project as proposed is 
likely to bring more than 580 new residents to an area where the State has no plans to 
invest in infrastructure upgrades or additional services.  These residents will need access 
to such services and infrastructure as schools, police, and transportation. To provide some 
examples, the State government funds 100% of road maintenance and drainage 
improvements for the transportation system, 100% of school transportation and 
paratransit services, up to 80% of school construction costs, and about 90% of the cost of 
police protection in the unincorporated portion of Sussex County where this development 
is proposed.  Over the longer term, the unseen negative ramifications of this development 
will become even more evident as the community matures and the cost of maintaining 
infrastructure and providing services increases. 
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Because the development is inconsistent with the Strategies for State Policies and 
Spending, the State is opposed to this proposed subdivision. 
 
Division of Historic and Cultural Affairs (DHCA)– Contact:  Alice Guerrant 739-
5685 
 
The DHCA does not approve of this development because it is in State Investment Level 
4 and will result in a loss of the historic agricultural and silvicultural landscape in this 
area and probably in the loss of archaeological sites, as well as producing adverse noise 
and visual effects on nearby late-19th-century and early-20th-century farmsteads and 
houses. 
 
There is nothing known within the parcel.  There are two properties within sight of the 
open part of this parcel (S-2916 and S-2918).  Beers Atlas of 1868 shows the C.S. Layton 
House and the S.P. Martin House (probably a tenant house) within the parcel possibly.  
The USGS maps from 1917 and 1918 for this area show no houses remaining in the 
parcel.  There may be archaeological resources relating to these two houses.  There are 
also areas of high and medium potential for prehistoric-period archaeological sites. 
 
If this project proceeds, DHCA would appreciate the opportunity of checking the area to 
see if in fact any sites exist and to learn something about their location and character prior 
to any ground-disturbing activity. 
 
Department of Transportation – Contact:  Bill Brockenbrough 760-2109 
 
Ocean Atlantic Associates, seeks to develop 233 single-family detached houses on an 
approximately 215.23-acre assemblage of parcels (Tax Parcels 2-34-5.00-30.00 and 2-34-
5.00-33.00).  The land is located on both sides of Stockley Road (Sussex Road 280), with 
frontage on Cool Spring Road (Sussex Road 290) and Forest Road (Sussex Road 292) 
north of Stockley Road.  The land is zoned AR-1 and would be developed under the 
County’s cluster development option.  A traffic impact study is in progress 
 
This development is proposed for an area designated as Level 4 under the Strategies for 
State Policies and Spending.   The Strategies for State Policies and Spending have 
deemed the type of development being proposed inappropriate for this area.   As part of 
our commitment to support the Strategies, DelDOT refrains from participating in the cost 
of any road improvements needed to support this development and is opposed to any road 
improvements that will substantially increase the transportation system capacity in this 
area.  DelDOT will only support taking the steps necessary to preserve the existing 
transportation infrastructure and make whatever safety and drainage related 
improvements are deemed appropriate and necessary.  The intent is to preserve the open 
space, agricultural lands, natural habitats and forestlands that are typically found in Level 
4 Areas while avoiding the creation of isolated development areas that cannot be served 
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effectively or efficiently by public transportation, emergency responders, and other public 
services.   

 
DelDOT strongly supports new development in and around existing towns and 
municipalities and in areas designated as growth zones in approved Comprehensive 
Plans.  We encourage the use of transfer of development rights where this growth 
management tool is available.    

 
If this development proposal is approved, notwithstanding inconsistencies with the 
relevant plans and policies, DelDOT will provide technical review and comments. 
 
The Department of Natural Resources and Environmental Control – Contact:  
Kevin Coyle 739-9071 
 
This project is proposed for an Investment Level 4 area as defined by the Strategies for 
State Policies and Spending and is also located outside of a designated growth area in the 
relevant municipal and county certified comprehensive plans.  According to the 
Strategies this project is inappropriate in this location.   In Investment Level 4 areas, the 
State’s investments and policies, from DNREC’s perspective, should retain the rural 
landscape and preserve open spaces and farmlands.  Open space investments should 
emphasize the protection of critical natural habitat and wildlife to support a diversity of 
species, and the protection of present and future water supplies.  Open space investments 
should also provide for recreational activities, while helping to define growth areas.  
Additional state investments in water and wastewater systems should be limited to 
existing or imminent public health, safety or environmental risks only, with little 
provision for additional capacity to accommodate further development.   
 
With continued development in Investment Level 4 areas, the State will have a difficult, 
if not impossible, time attaining water quality (e.g., TMDLs) and air quality (e.g., non-
attainment areas for ozone and fine particulates) goals.  Present and future investments in 
green infrastructure, as defined in Governor Minner’s Executive Order No. 61, will be 
threatened.  DNREC strongly supports new development in and around existing towns 
and municipalities and in areas designated as growth zones in certified Comprehensive 
Plans.  We encourage the use of transfer of development rights where this growth 
management tool is available.    
 
This particular development certainly compromises the integrity of the State Strategies 
and the preservation goals inherent in many of DNREC’s programs.  Of particular 
concern are: the project impacts all three layers of the Green Infrastructure map 
(cropland, forest, and natural resources), and loss/fragmentation of 45 out of 141 acres of 
forest.  While mitigating measures such as conservation design, central wastewater 
systems instead of individual on-site septic systems, and other best management practices 
may help mitigate impacts from this project, not doing the project at all is the best avenue 
for avoiding negative impacts.  As such, this project will receive no financial, technical or 
other support of any kind from DNREC.  Any required permits or other authorizations for 
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this project shall be considered in light of the project’s conflict with our State growth 
strategies.    
 
Green Infrastructure 
 
Portions or all of the lands associated with this proposal are within the Livable Delaware 
Green Infrastructure area established under Governor Minner's Executive Order #61 that 
represents a network of ecologically important natural resource lands of special state 
conservation interest. 
 
Green infrastructure is defined as Delaware’s natural life support system of parks and 
preserves, woodlands and wildlife areas, wetlands and waterways, productive agricultural 
and forest land, greenways, cultural, historic and recreational sites and other natural areas 
all with conservation value.  Preserving Delaware’s Green Infrastructure network will 
support and enhance biodiversity and functional ecosystems, protect native plant and 
animal species, improve air and water quality, prevent flooding, lessen the disruption to 
natural landscapes, provide opportunities for profitable farming and forestry enterprises, 
limit invasive species, and foster ecotourism. 
 
Voluntary stewardship by private landowners is essential to green infrastructure 
conservation in Delaware, since approximately 80 percent of the State’s land base is in 
private hands.  It is in that spirit of stewardship that the Department appeals to the 
landowner and development team to protect sensitive resources through an appropriate 
site design.  
 
Soils 
 
According to the soil survey update, over half of the soils on subject parcel are wetland 
associated (hydric) Hurlock or Mullica soils.  These soils have severe limitations for 
development. 
 
Wetlands 
 
Statewide Wetland Mapping Project (SWMP) maps indicate the presence of palustrine 
wetlands on this parcel.  Development activities should be avoided in the northeastern 
portion of the property as it holds majority of the wetlands on site.   
 
These wetlands provide water quality benefits, attenuate flooding and provide important 
habitat for plants and wildlife.  Vegetated buffers of no less than 100 feet should be 
employed from the edge of the wetland complex.  The developer should note that both 
DNREC and Army Corps of Engineers discourage allowing lot lines to contain wetlands 
to minimize potential cumulative impacts resulting from unauthorized and/or illegal 
activities and disturbances that can be caused by homeowners.   
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Wetland Permitting Information 
 
Impacts to palustrine wetlands are regulated by the Army Corps of Engineers through 
Section 404 of the Clean Water Act. In addition, individual 404 permits and certain 
Nationwide Permits from the Army Corps of Engineers also require 401 Water Quality 
Certification from the DNREC Wetland and Subaqueous Land Section and Coastal Zone 
Federal Consistency Certification from the DNREC Division of Soil and Water 
Conservation, Delaware Coastal Programs Section.  Each of these certifications 
represents a separate permitting process.   
 
Because there is strong evidence that federally regulated wetlands exist on site, a wetland 
delineation, in accordance with the methodology established by the Corps of Engineers 
Wetlands Delineation Manual, (Technical Report Y-87-1) should be conducted.  Once 
complete, this delineation should be verified Corps of Engineers through the 
Jurisdictional Determination process.  
 
To find out more about permitting requirements, the applicant is encouraged to attend a 
Joint Permit Process Meeting.  These meetings are held monthly and are attended by 
federal and state resource agencies responsible for wetland permitting.  Contact Denise 
Rawding at (302) 739-4691 to schedule a meeting. 
 
Impervious Cover 
 
Since residential development significantly increases the amount of impervious cover - 
leading to large volumes of contaminant-laden runoff which ultimately drain into streams 
or waterways - the applicant is strongly urged to pursue both natural and constructed Best 
Management Practices (BMPs) to reduce such impacts.  Reducing the amount of 
impervious surfaces   by planting more trees and/or the use of pervious paving surfaces 
(“pavers”) in lieu of asphalt or concrete, are examples of ways to reduce such impacts. 
Research has consistently shown that once a watershed exceeds a threshold of 10 percent 
imperviousness, water and habitat quality irreversibly decline. 

 
ERES Waters   
 
This project is located adjacent to receiving waters of Inland Bays designated as waters 
having Exceptional Recreational or Ecological Significance (ERES).  ERES waters are 
recognized as special assets of the State, and shall be protected and/ or restored, to the 
maximum extent practicable, to their natural condition.   Provisions in  Section 11.5   of 
Delaware’s “Surface Water Quality Standards” (as amended August 11, 1999), specify 
that all  designated ERES  waters and receiving tributaries    develop a “pollution control 
strategy”   to reduce non-point sources of nutrient runoff  through  implementation of  
Best Management Practices (BMPs).  Best Management Practices as defined in 
subsection 11.5(e) of this section, expressly authorizes the Department to provide 
standards for controlling    the addition of pollutants and reducing them to the greatest 
degree practicable, or where attainable, a standard requiring no discharge of pollutants.  
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TMDLs  
 
Total Maximum Daily Loads (TMDLs) for nitrogen and phosphorus have been 
promulgated through regulation for the Inland Bays Watershed. A TMDL is the 
maximum level of pollution allowed for a given pollutant below which a “water quality 
limited water body” can assimilate and still meet water quality standards to the extent  
necessary to support use goals such as, swimming, fishing, drinking water and shell fish 
harvesting. Although TMDLs are required by federal law, states develop and implement 
standards to support these desired use goals.  This project is located in the low reduction 
area requiring a 40 percent reduction in both nitrogen and phosphorus.  
 
Wastewater, Open Space and Compliance with TMDLs through the PCS 

 
Significant nitrogen and phosphorus loading reductions must be realized from all sources, 
including community onsite wastewater systems.    The Department has developed 
performance standards for on-site wastewater treatment and disposal systems that have 
been presented as a part of the proposed Pollution Control Strategy (PCS).  Upon 
promulgation of the proposed PCS regulation, new and existing wastewater disposal 
systems will be required to significantly reduce nitrogen and phosphorus loading in the 
Inland Bays watershed and meet “performance standards.”  The standards would require 
(where applicable) nitrogen and phosphorus loading not exceed average annual discharge 
concentration levels of 5 and 2 mg/l for nitrogen and phosphorus, respectively. 

 
The proposed Pollution Control Strategy would also require the completion of a nutrient 
budget for the proposed project in order to estimate how nutrient loads will change with 
the development of the parcel.  The applicant should be made aware that the inclusion of 
stormwater management, wastewater treatment, buffers and wetlands as metrics for open 
space calculations, may understate the actual nutrient runoff as calculated from the 
nutrient budget.  
 
Currently, we request that in order to verify your project’s compliance with specified   
TMDL loading rates, a full nutrient budget be calculated. Please contact Lyle Jones of 
Watershed Section at 739-4590 for the acceptable protocol. 
 
Water Supply 
 
Should an on-site public well be needed, it must be located at least 150 feet from the 
outermost boundaries of the project.  The Division of Water Resources will consider 
applications for the construction of on-site wells provided the wells can be constructed 
and located in compliance with all requirements of the Regulations Governing the 
Construction and Use of Wells.  A well construction permit must be obtained prior to 
constructing any wells.   
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Should dewatering points be needed during any phase of construction, a dewatering well 
construction permit must be obtained from the Water Supply Section prior to construction 
of the well points.  In addition, a water allocation permit will be needed if the pumping 
rate will exceed 50,000 gallons per day at any time during operation.   
 
All well permit applications must be prepared and signed by licensed water well 
contractors, and only licensed well drillers may construct the wells.  Please factor in the 
necessary time for processing the well permit applications into the construction schedule.  
Dewatering well permit applications typically take approximately four weeks to process, 
which allows the necessary time for technical review and advertising. 
 
Should you have any questions concerning these comments, please contact Rick Rios at 
302-739-9944.   
 
Sediment and Erosion Control/Stormwater Management 
 
A detailed sediment and stormwater plan will be required prior to any land disturbing 
activity taking place on the site. The plan review and approval as well as construction 
inspection will be coordinated through Sussex Conservation District. Contact Jessica 
Watson at (302) 856-7219 for details regarding submittal requirements and fees. 
 
As of April 11, 2005, stormwater best management practices must also consider water 
quality as well as quantity in impaired water bodies. 
 
Drainage 
 
The Drainage Section requests all existing ditches on the property be checked for 
function and cleaned if needed prior to the construction of homes. Wetland permits may 
be required before cleaning ditches. 
 
The Drainage Section requests that all precautions be taken to ensure the project does not 
hinder any off site drainage upstream of the project or create any off site drainage 
problems downstream by the release of on site storm water. 
 
The Drainage Section strongly recommends any drainage conveyance between two 
parcels within a subdivision be dedicated as a drainage easement and such easement be 
designated as passive open space, not owned by individual landowners. The easement 
should be of sufficient width to allow for future drainage maintenance as described 
below. 
 

 Along an open ditch or swale, the Drainage Section recommends a maintenance 
equipment zone of 25 feet measured from the top of bank on the maintenance 
side, and a 10-foot setback zone measured from top of bank on the non-
maintenance side. These zones should be maintained as buffers to aid in the 
reduction of sediment and nutrients entering into the drainage conveyance. 
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Grasses, forbs and sedges planted within these zones should be native species, 
selected for their height, ease of maintenance, erosion control, and nutrient uptake 
capabilities. Trees and shrubs planted within the maintenance zone should be 
native species spaced to allow for drainage maintenance at maturity. Trees should 
not be planted within 5 feet of the top of ditch to avoid future blockages from 
roots.  

 
 Along a stormwater pipe, the Drainage Section recommends a maintenance 

equipment zone of 15 feet on each side of the pipe as measured from the pipe 
centerline. This zone should be maintained as buffers to aid in the reduction of 
sediment and nutrients entering into the drainage conveyance. Grasses, forbs and 
sedges planted within these zones should be native species selected for their 
height, ease of maintenance, erosion control, and nutrient uptake capabilities. 
Trees and shrubs planted within the maintenance zone should be spaced to allow 
for drainage maintenance at maturity.  

 
The Drainage Section recommends any drainage/utility easement owned by a individual 
landowner should not have structures, decks, buildings, sheds, kennels, fences or trees 
within the drainage easement to allow for future drainage maintenance. 
 
Forests 
 
According to 2002 aerial photos there is a large forested area within this parcel that is a 
component of a contiguous stretch of forest.  Large contiguous stretches of forest like this 
not only provide important water and air quality benefits, but provide important habitat 
for many wildlife species that depend on interior forest.  Clearing portions of the forest 
within the parcel may reduce the habitat value of the entire forest stretch.  Invasive 
species such as Multiflora rose, Japanese honeysuckle or autumn olive can quickly 
inhabit edges and displace native species.  Once established, invasive species are hard to 
eradicate. Furthermore, the Department discourages the removal of trees for stormwater 
and/or wastewater facilities.  
 
Forested areas on-site set aside for conservation purposes should be placed into a 
permanent conservation easement or other binding protection.  These areas should be 
clearly marked and delineated so that residents understand their importance and so that 
homeowner activities do not infringe upon these areas. 
 
Open Space 
 
PLUS materials indicate that 88.15 acres are proposed for open space.  In areas set aside 
for passive open space, the developer is encouraged to consider establishment of 
additional forested areas or meadow-type grasses.  Once established, these ecosystems  
provide increased water infiltration into groundwater, decreased run-off into surface 
water, air quality improvements, and require much less maintenance than traditional turf  
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grass, an important consideration if a homeowners association will take over 
responsibility for maintenance of community open spaces.   
 
Open space containing forest and/or wetlands should be placed into a permanent 
conservation easement or other permanent protection mechanism.  Conservation areas 
should also be demarked to avoid infringement by homeowners.   
 
Rare Species 
 
Delaware Natural Heritage Program staff have not surveyed this parcel, so it is unknown 
if there are any state-rare or federally listed plants, animals or natural communities at or 
adjacent to this project site. Their program botanist and zoologist requests the opportunity 
to survey the forested and wetland resources which could potentially be impacted by the 
project. Their observations would allow the program to make more informed comments 
on this project and would allow the applicant the opportunity to reduce potential impacts 
to rare species. Please contact Bill McAvoy or Kitt Heckscher at (302) 653-2880 to set up 
a site visit. 
 
Potential Hunting Issue 
 
Because the project parcel is part of a larger forest block, legal hunting activities may 
take place on adjacent properties. Hunting within 100 yards of a dwelling is prohibited 
and the applicant may want to contact adjacent landowners to determine if this is going to 
be an issue. In effect, the adjacent landowner will be losing 100 yards of their property 
for hunting if there is not a buffer between lot lines and the adjacent property line. 
 
Nuisance Waterfowl 
 
Stormwater management ponds that remain in the site plan may attract waterfowl like 
resident Canada geese and mute swans.  High concentrations of waterfowl in ponds 
create water-quality problems, leave droppings on lawn and paved areas and can become 
aggressive during the nesting season.  Short manicured lawns around ponds provide an 
attractive habitat for these species.  We recommend native plantings of tall grasses, 
wildflowers, shrubs, and trees at the edge and within a buffer area (50 feet) around the 
perimeter. Waterfowl do not feel safe when they can not see the surrounding area for 
possible predators. These plantings should be completed as soon as possible as it is easier 
to deter geese when there are only a few than it is to remove them once they become 
plentiful.  The Division of Fish and Wildlife does not provide goose control services, and 
if problems arise, residents or the home-owners association will have to accept the burden 
of dealing with these species (e.g., permit applications, costs, securing services of 
certified wildlife professionals).  Solutions can be costly and labor intensive; however,  
with proper landscaping, monitoring, and other techniques, geese problems can be 
minimized. 
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Solid Waste 
 
Each Delaware household generates approximately 3,600 pounds of solid waste per year.  
On average, each new house constructed generates an additional 10,000 pounds of 
construction waste.  Due to Delaware's present rate of growth and the impact that growth 
will have on the state's existing landfill capacity, the applicant is requested to be aware of 
the impact this project will have on the State’s limited landfill resources and, to the extent 
possible, take steps to minimize the amount of construction waste associated with this 
development. 
 
Air Quality  
 
Once complete, vehicle emissions associated with this project are estimated to be 17.9 
tons (35,763.1 pounds) per year of VOC (volatile organic compounds), 14.8 tons 
(29,609.4 pounds) per year of NOx (nitrogen oxides), 10.9 tons (21,846.4 pounds) per 
year of SO2 (sulfur dioxide), 1.0 ton (1,944.7 pounds) per year of fine particulates and 
1,495.8 tons (2,991,535.1 pounds) per year of CO2 (carbon dioxide). 
 
However if this project is in a level 4 area, mobile emission calculations should be 
increased by 118 pounds for VOC emissions for each mile outside the designated 
growth areas per household unit; by 154 pounds for NOx; and by 2 pounds for 
particulate emissions.  A typical development of 100 units that is planned 10 miles 
outside the growth areas will have additional 59 tons per year of VOC emissions, 77 
tons per year of NOx emissions and 1 ton per year of particulate emissions versus the 
same development built in a growth area (level 1,2 or 3). 
 
Emissions from area sources associated with this project are estimated to be 7.2 tons  
(14,424.9 pounds) per year of VOC (volatile organic compounds), 0.8 ton (1,587.2 
pounds) per year of NOx (nitrogen oxides), 0.7 ton (1,317.1 pounds) per year of SO2 
(sulfur dioxide), 0.8 ton (1,699.7 pounds) per year of fine particulates and 29.2 tons 
(58,475.2 pounds) per year of CO2 (carbon dioxide). 
 
Emissions from electrical power generation associated with this project are estimated to 
be 2.9 tons (5,717.0 pounds) per year of NOx (nitrogen oxides), 9.9 tons (19,885.2 
pounds) per year of SO2 (sulfur dioxide) and 1,466.5 tons (2,933,059.9 pounds) per year 
of CO2 (carbon dioxide). 
 
 VOC NOx SO2 PM2.5 CO2 
Mobile 17.9 14.8 10.9 1.0 1495.8 
Residential   7.2   0.8   0.7 0.8     29.2 
Electrical 
Power 

   2.9   9.9  1466.5 

TOTAL 25.1 18.5 21.5 1.8 2991.5 
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For this project the electrical usage via electric power plant generation alone totaled to 
produce an additional 2.9 tons of nitrogen oxides per year and 9.9 tons of sulfur dioxide 
per year. 
 
A significant method to mitigate this impact would be to require the builder to construct 
Energy Star qualified homes.  Every percentage of increased energy efficiency translates 
into a percent reduction in pollution.  Quoting from their webpage, 
http://www.energystar.gov/: 
 
“ENERGY STAR qualified homes are independently verified to be at least 30% more 
energy efficient than homes built to the 1993 national Model Energy Code or 15% more 
efficient than state energy code, whichever is more rigorous. These savings are based on 
heating, cooling, and hot water energy use and are typically achieved through a 
combination of: 
 

 

 building envelope upgrades,  
 

 high performance windows,  
 

 controlled air infiltration,  
 

 upgraded heating and air conditioning systems,  
 

 tight duct systems and  
 

 upgraded water-heating equipment.” 
 
The DNREC energy office is in the process of training builders in making their structures 
more energy efficient.  The Energy Star Program is excellent way to save on energy costs 
and reduce air pollution.  We highly recommend this project development and other 
residential proposals increase the energy efficiency of their homes. 
 
It is also recommended that the home builders offer geothermal and photo voltaic energy 
options.   Applicable vehicles should use retrofitted diesel engines during construction. 
The development should provide tie-ins to the nearest bike paths and links to mass 
transport system, and fund a lawnmower exchange program for their new occupants. 
 
State Fire Marshal’s Office – Contact:   Duane Fox 302-856-5298 
 
These comments are intended for informational use only and do not constitute any type of 
approval from the Delaware State Fire Marshal’s Office.  At the time of formal submittal, 
the applicant shall provide; completed application, fee, and three sets of plans depicting 
the following in accordance with the Delaware State Fire Prevention Regulation 
(DSFPR): 
 

a. Fire Protection Water Requirements:  
 Water distribution system capable of delivering at least 1000 gpm for 1-

hour duration, at 20-psi residual pressure is required.  Fire hydrants with 
800 feet spacing on centers.  (Assembly) 
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 Where a water distribution system is proposed for single family dwellings 
it shall be capable of delivering at least 500 gpm for 1-hour duration, at 
20-psi residual pressure.  Fire hydrants with 1000 feet spacing on centers 
are required.  (One & Two- Family Dwelling) 

 Where a water distribution system is proposed for the site, the 
infrastructure for fire protection water shall be provided, including the size 
of water mains for fire hydrants and sprinkler systems. 

 
b. Fire Protection Features: 

 All structures over 10,000 Sq. Ft. aggregate will require automatic 
sprinkler protection installed. 

 Buildings greater than 10,000 sq.ft., 3-stories of more or over 35 feet, or 
classified as High Hazard, are required to meet fire lane marking 
requirements. 

 Show Fire Department Connection location (Must be within 300 feet of 
fire hydrant), and detail as shown in the DSFPR. 

 Show Fire Lanes and Sign Detail as shown in DSFPR 
 

c. Accessibility 
 All premises which the fire department may be called upon to protect in 

case of fire, and which are not readily accessible from public roads, shall 
be provided with suitable gates and access roads, and fire lanes so that all 
buildings on the premises are accessible to fire apparatus.  This means that 
the access road to the subdivision from Stockley Road and Cool Spring 
Road must be constructed so fire department apparatus may negotiate it. 

 Fire department access shall be provided in such a manner so that fire 
apparatus will be able to locate within 100 ft. of the front door. 

 Any dead end road more than 300 feet in length shall be provided with a 
turn-around or cul-de-sac arranged such that fire apparatus will be able to 
turn around by making not more than one backing maneuver. The 
minimum paved radius of the cul-de-sac shall be 38 feet. The dimensions 
of the cul-de-sac or turn-around shall be shown on the final plans. Also, 
please be advised that parking is prohibited in the cul-de-sac or turn 
around. 

 The use of speed bumps or other methods of traffic speed reduction must 
be in accordance with Department of Transportation requirements. 

 The local Fire Chief, prior to any submission to our Agency, shall approve 
in writing the use of gates that limit fire department access into and out of 
the development or property. 

 
d. Gas Piping and System Information: 

 Provide type of fuel proposed, and show locations of bulk containers on 
plan. 
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e. Required Notes: 
 Provide a note on the final plans submitted for review to read “ All fire 

lanes, fire hydrants, and fire department connections shall be marked in 
accordance with the Delaware State Fire Prevention Regulations” 

 Proposed Use 
 Alpha or Numerical Labels for each building/unit for sites with multiple 

buildings/units 
 Square footage of each structure (Total of all Floors) 
 National Fire Protection Association (NFPA) Construction Type 
 Maximum Height of Buildings (including number of stories) 
 Note indicating if building is to be sprinklered 
 Name of Water Provider 
 Letter from Water Provider approving the system layout 
 Provide Lock Box Note (as detailed in DSFPR) if Building is to be 

sprinklered 
 Provide Road Names, even for County Roads 

 
Preliminary meetings with fire protection specialists are encouraged prior to formal 
submittal.  Please call for appointment.  Applications and brochures can be downloaded 
from our website:  www.delawarestatefiremarshal.com, technical services link, plan 
review, applications or brochures. 
 
Department of Agriculture -  Contact:  Milton Melendez   698-4500 
 
The proposed development is in an area designated as Level 4 under the Strategies for State 
Policies and Spending.   The Strategies and the Sussex County Comprehensive Plan do not 
support this type of isolated development in this area.  The intent of these plans is to 
preserve the agricultural lands, forestlands, recreational uses, and open spaces that are 
preferred uses in Level 4 areas.    The Department of Agriculture opposes the proposed 
development which conflicts with the preferred land uses, making it more difficult for 
agriculture and forestry to succeed, and increases the cost to the public for services and 
facilities.   
 
The Department of Agriculture opposes this project because it negatively impacts those land 
uses that are the backbone of Delaware’s resource industries - agriculture, forestry, 
horticulture - and the related industries they support.  The Department of Agriculture and 
the Department of Natural Resource and Environmental Control, along with other 
partners developed the State’s “Green Infrastructure” Investment Strategy.  This 
strategy identifies high-value cropland, forestland and natural resource lands for 
preservation and conservation.  This proposed development site is designated as high 
value cropland, forestland and natural resource lands on the Green Infrastructure 
Investment Strategy.  In other words, in addition to their location in a rural area, due 
to their soil quality and other significant factors, these lands have been further 
designated by the State for conservation and preservation.   
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Furthermore, often new residents of developments like this one, with little understanding or 
appreciation for modern agriculture and forestry, find their own lifestyles in direct conflict 
with the demands of these industries.  Often these conflicts result in compromised health 
and safety; one example being decreased highway safety with farm equipment and cars 
competing on rural roads.  The crucial economic, environmental and open space benefits of 
agriculture and forestry are compromised by such development.  We oppose the creation of 
isolated development areas that are inefficient in terms of the full range of public facilities 
and services funded with public dollars.  Public investments in areas such as this are best 
directed to agricultural and forestry preservation. 
 
The Delaware Department of Agriculture supports growth which expands and builds on 
existing urban areas and growth zones in approved State, county and local plans.  Where 
additional land preservation can occur through the use of transfer of development rights, and 
other land use measures, we will support these efforts and work with developers to 
implement these measures.  If this project is approved we will work with the developers to 
minimize impacts to the agricultural and forestry industries. 
 
Public Service Commission  - Contact:  Andrea Maucher  739-4247 
 
Any expansion of natural gas or installation of a closed propane system must fall within 
Pipeline Safety guidelines. Contact: Malak Michael at (302) 739-4247. 
 
Application notes “Tidewater – CPCN request is in process.”  No Application for the 
subject parcels has been filed by Tidewater; however, Artesian has a CPCN Application 
pending before the Commission that includes parcel no, 234-5.00-30.00. 
 
Delaware State Housing Authority – Contact Karen Horton 739-4263 
 
This proposal is to develop 233 units on 215 acres located on both sides of Stockley 
Road, between Forrest Road and Cool Spring Road, east of Andersons Corner.    
According to the State Strategies Map, the proposal is located in an Investment Level 4.  
As a general planning practice, DSHA encourages residential development in areas where 
residents will have proximity to services, markets, and employment opportunities such as 
Investment Level 1 and 2 areas outlined in the State Strategies Map.  The proposal is 
located in an area targeted for agricultural and natural resource protection, and therefore 
inconsistent with where the State would like to see new residential development.   
 
Sussex County – Contact:  Richard Kautz 855-7878 
 
The application should note that within the site there is a 400 foot deep zone of General 
Residential fronting along Forest Road (Road 292).  Concerning the site design, this is 
one of the first projects to locate all lots with direct access to open space. 
 
This fiscal year Sussex County will be considering implementation of a Source Water 
Protection Program required by the State.  Depending on the requirements adopted by the 
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County Council this project might be affected.  Any well location should insure that the 
wellhead protection area is entirely on site. 
 
Because this project is an AR-1 Cluster subdivision, the developer must include in the 
application a plan for the management of all open space.  Also, the developer must 
document for the Planning and Zoning Commission how the proposed development: 
provides for a total environment and design which are superior to that which would be 
allowed under the standard lot option; preserves the natural environment and historic or 
archeological resources; and, will not have an adverse effect on any of the items included 
under Ordinance Number 1152 (County Code 99-9C).  These issues can be addressed by 
including in the application an explanation of how the developer plans to mitigate the 
issues raised by the State agencies. 
 
The Sussex County Engineer Comments: 
 
The project proposes to develop using a private central community wastewater system.  
We recommend that the wastewater system be operated under a long-term contract with a 
capable wastewater utility that meets TMDL limits for Delaware's Inland Bays.  In 
addition, we recommend they have a wastewater utility provider prior to approving the 
project.  The proposed project is located outside of the Inland Bays Planning area where 
Sussex County expects to provide sewer service.  Sussex County requires design and 
construction of the collection and transmission system to meet Sussex County sewer 
standards and specifications.  A review and approval of the treatment and disposal system 
by the Sussex County Engineering Department is also required and plan review fees may 
apply.  Disposal fields should not be counted as open space.  Wastewater disposal fields 
should be clearly identified on recorded plots and separated from lot area.   
 
If Sussex County ever provides sewer service, it is required that the treatment system be 
abandoned and a direct connection made to the County system at the developers and/or 
homeowners association expense. 
 
Submission and approval of a sewer Concept Plan is not required. 
 
For question regarding these comments, contact Rob Davis, Sussex County Engineering 
Department at (302) 855-7820. 
 
Following receipt of this letter and upon filing of an application with the local 
jurisdiction, the applicant shall provide to the local jurisdiction and the Office of 
State Planning Coordination a written response to comments received as a result of 
the pre-application process, noting whether comments were incorporated into the 
project design or not and the reason therefore. 
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Thank you for the opportunity to review this project.  If you have any questions, please 
contact me at 302-739-3090. 
      Sincerely, 
 
 
       

Constance C. Holland, AICP 
      Director 
 
CC: Sussex County 
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Constance C. Holland, AICP                          13 November 2006 
Director, Office of State Planning Coordination                       Via: Email 
State of Delaware                         & U.S. Mail 
122 William Penn Street, Suite 302 
Haslet Building, Third Floor   
Dover, DE  19901

RE: PLUS review – PLUS 2005-07-13; Cool Spring Meadows 

Dear Ms. Holland,  

In regard to the above referenced project and pursuant to your comment letter dated 18 August 05, 

please find the following point by point response in blue for your review. 

Executive Summary 
The following section includes some site specific highlights from the agency comments 
found in this letter. This summary is provided for your convenience and reference. The 
full text of this letter represents the official state response to this project. Our office 
notes that the applicants are responsible for reading and responding to this letter and 
all comments contained within it in their entirety. 

State Strategies/Project Location 
• This project is proposed for an Investment Level 4 area according to the 2004 
Strategies for State Policies and Spending. This project is also located outside of 
a designated growth area in relevant municipal and county certified 
Comprehensive Plans. Investment Level 4 indicates where State investments will 
support agricultural preservation, natural resource protection, and the continuation 
of the rural nature of these areas. New development activities and suburban 
development are not supported in Investment Level 4 areas. 

Comments acknowledged. 

Natural and Cultural Resources 
• This project impacts all three layers of the Livable Delaware Green Infrastructure area 
established under Governor Minner’s Executive Order #61. 
• As proposed, this project would remove and fragment forest that is part of a large 
contiguous forest tract and may reduce the habitat value of the entire forest 
stretch.

Over 2/3 of the proposed development occurs in the non- wooded areas.  The remaining 
1/3 is positioned in the southern most section of forested area (north of Stockley Road) 
where the designer will attempt to limit street and infrastructure grading so as to disturb 
as few trees as possible.  The continuity of the remaining forested area should not be 
compromised. 
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The following are a complete list of comments received by State agencies: 

Office of State Planning Coordination – Contact: Ann Marie Townshend 739-3090 
This project represents a major land development that will result in 233 residential units 
in an Investment Level 4 area according to the 2004 Strategies for State Policies and 
Spending. This project is also located outside of a designated growth area in relevant 
municipal and county certified comprehensive plans. Investment Level 4 indicates where 
State investments will support agricultural preservation, natural resource protection, and 
the continuation of the rural nature of these areas. New development activities and 
suburban development are not supported in Investment Level 4 areas. These areas are 
comprised of prime agricultural lands and environmentally sensitive wetlands and 
wildlife habitats, which should be, and in many cases have been preserved. 

From a fiscal responsibility perspective, development of this site is likewise 
inappropriate. The cost of providing services to development in rural areas is an 
inefficient and wasteful use of the State’s fiscal resources. The project as proposed is 
likely to bring more than 580 new residents to an area where the State has no plans to 
invest in infrastructure upgrades or additional services. These residents will need access 
to such services and infrastructure as schools, police, and transportation. To provide some 
examples, the State government funds 100% of road maintenance and drainage 
improvements for the transportation system, 100% of school transportation and 
paratransit services, up to 80% of school construction costs, and about 90% of the cost of 
police protection in the unincorporated portion of Sussex County where this development 
is proposed. Over the longer term, the unseen negative ramifications of this development 
will become even more evident as the community matures and the cost of maintaining 
infrastructure and providing services increases. 
Because the development is inconsistent with the Strategies for State Policies and 
Spending, the State is opposed to this proposed subdivision. 

Comments acknowledged. 

Division of Historic and Cultural Affairs (DHCA)– Contact: Alice Guerrant 739- 
5685

The DHCA does not approve of this development because it is in State Investment Level 
4 and will result in a loss of the historic agricultural and silvicultural landscape in this 
area and probably in the loss of archaeological sites, as well as producing adverse noise 
and visual effects on nearby late-19th-century and early-20th-century farmsteads and 
houses.

There is nothing known within the parcel. There are two properties within sight of the 
open part of this parcel (S-2916 and S-2918). Beers Atlas of 1868 shows the C.S. Layton 
House and the S.P. Martin House (probably a tenant house) within the parcel possibly. 
The USGS maps from 1917 and 1918 for this area show no houses remaining in the 
parcel. There may be archaeological resources relating to these two houses. There are 
also areas of high and medium potential for prehistoric-period archaeological sites. 
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If this project proceeds, DHCA would appreciate the opportunity of checking the area to 
see if in fact any sites exist and to learn something about their location and character prior 
to any ground-disturbing activity. 

Comments acknowledged. 

Department of Transportation – Contact: Bill Brockenbrough 760-2109 

Ocean Atlantic Associates, seeks to develop 233 single-family detached houses on an 
approximately 215.23-acre assemblage of parcels (Tax Parcels 2-34-5.00-30.00 and 2-34- 
5.00-33.00). The land is located on both sides of Stockley Road (Sussex Road 280), with 
frontage on Cool Spring Road (Sussex Road 290) and Forest Road (Sussex Road 292) 
north of Stockley Road. The land is zoned AR-1 and would be developed under the 
County’s cluster development option. A traffic impact study is in progress 

This development is proposed for an area designated as Level 4 under the Strategies for 
State Policies and Spending. The Strategies for State Policies and Spending have 
deemed the type of development being proposed inappropriate for this area. As part of 
our commitment to support the Strategies, DelDOT refrains from participating in the cost 
of any road improvements needed to support this development and is opposed to any road 
improvements that will substantially increase the transportation system capacity in this 
area. DelDOT will only support taking the steps necessary to preserve the existing 
transportation infrastructure and make whatever safety and drainage related 
improvements are deemed appropriate and necessary. The intent is to preserve the open 
space, agricultural lands, natural habitats and forestlands that are typically found in Level 
4 Areas while avoiding the creation of isolated development areas that cannot be served 
effectively or efficiently by public transportation, emergency responders, and other public 
services.

DelDOT strongly supports new development in and around existing towns and 
municipalities and in areas designated as growth zones in approved Comprehensive 
Plans. We encourage the use of transfer of development rights where this growth 
management tool is available. 

If this development proposal is approved, notwithstanding inconsistencies with the 
relevant plans and policies, DelDOT will provide technical review and comments. 

Comments acknowledged. 

The Department of Natural Resources and Environmental Control – Contact: 
Kevin Coyle 739-9071 

This project is proposed for an Investment Level 4 area as defined by the Strategies for 
State Policies and Spending and is also located outside of a designated growth area in the 
relevant municipal and county certified comprehensive plans. According to the 
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Strategies this project is inappropriate in this location. In Investment Level 4 areas, the 
State’s investments and policies, from DNREC’s perspective, should retain the rural 
landscape and preserve open spaces and farmlands. Open space investments should 
emphasize the protection of critical natural habitat and wildlife to support a diversity of 
species, and the protection of present and future water supplies. Open space investments 
should also provide for recreational activities, while helping to define growth areas. 
Additional state investments in water and wastewater systems should be limited to 
existing or imminent public health, safety or environmental risks only, with little 
provision for additional capacity to accommodate further development. 
With continued development in Investment Level 4 areas, the State will have a difficult, 
if not impossible, time attaining water quality (e.g., TMDLs) and air quality (e.g., nonattainment areas 
for ozone and fine particulates) goals. Present and future investments in green infrastructure, as 
defined in Governor Minner’s Executive Order No. 61, will be 
threatened. DNREC strongly supports new development in and around existing towns 
and municipalities and in areas designated as growth zones in certified Comprehensive 
Plans. We encourage the use of transfer of development rights where this growth 
management tool is available. 

This particular development certainly compromises the integrity of the State Strategies 
and the preservation goals inherent in many of DNREC’s programs. Of particular 
concern are: the project impacts all three layers of the Green Infrastructure map 
(cropland, forest, and natural resources), and loss/fragmentation of 45 out of 141 acres of 
forest. While mitigating measures such as conservation design, central wastewater 
systems instead of individual on-site septic systems, and other best management practices 
may help mitigate impacts from this project, not doing the project at all is the best avenue 
for avoiding negative impacts. As such, this project will receive no financial, technical or 
other support of any kind from DNREC. Any required permits or other authorizations for 
this project shall be considered in light of the project’s conflict with our State growth 
strategies.

Comments acknowledged.  The designer/developer has attempted to utilize the BMP’s 
as outlined by DNREC – clusters of smaller lots, central wastewater, large wetland 
buffers and green technology BMP’s for stormwater management. 

Green Infrastructure 

Portions or all of the lands associated with this proposal are within the Livable Delaware 
Green Infrastructure area established under Governor Minner's Executive Order #61 that 
represents a network of ecologically important natural resource lands of special state 
conservation interest. 

Green infrastructure is defined as Delaware’s natural life support system of parks and 
preserves, woodlands and wildlife areas, wetlands and waterways, productive agricultural 
and forest land, greenways, cultural, historic and recreational sites and other natural areas 
all with conservation value. Preserving Delaware’s Green Infrastructure network will 
support and enhance biodiversity and functional ecosystems, protect native plant and 



element design group 
34634 bay crossing blvd. suite a       lewes, de 19958 

p 302.645.0777      f 302.645.0177     info@elementdg.com 

Page 5 of 17

animal species, improve air and water quality, prevent flooding, lessen the disruption to 
natural landscapes, provide opportunities for profitable farming and forestry enterprises, 
limit invasive species, and foster ecotourism. 

Voluntary stewardship by private landowners is essential to green infrastructure 
conservation in Delaware, since approximately 80 percent of the State’s land base is in 
private hands. It is in that spirit of stewardship that the Department appeals to the 
landowner and development team to protect sensitive resources through an appropriate 
site design. 

Comments acknowledged. 

Soils 

According to the soil survey update, over half of the soils on subject parcel are wetland 
associated (hydric) Hurlock or Mullica soils. These soils have severe limitations for 
development.

Comments acknowledged.  The designer is working with a environmental and 
geotechnical consultant to evaluate the soils for use in wastewater treatment, stormwater 
management and structural support. 

Wetlands

Statewide Wetland Mapping Project (SWMP) maps indicate the presence of palustrine 
wetlands on this parcel. Development activities should be avoided in the northeastern 
portion of the property as it holds majority of the wetlands on site. 

These wetlands provide water quality benefits, attenuate flooding and provide important 
habitat for plants and wildlife. Vegetated buffers of no less than 100 feet should be 
employed from the edge of the wetland complex. The developer should note that both 
DNREC and Army Corps of Engineers discourage allowing lot lines to contain wetlands 
to minimize potential cumulative impacts resulting from unauthorized and/or illegal 
activities and disturbances that can be caused by homeowners. 

An environmental wetlands assessment has been performed.  This site is being designed 
with a minimum 25’ buffer zones from all potential jurisdictional wetlands.  It is our 
intent to maximize the buffer zones where feasible. 

Wetland Permitting Information 

Impacts to palustrine wetlands are regulated by the Army Corps of Engineers through 
Section 404 of the Clean Water Act. In addition, individual 404 permits and certain 
Nationwide Permits from the Army Corps of Engineers also require 401 Water Quality 
Certification from the DNREC Wetland and Subaqueous Land Section and Coastal Zone 
Federal Consistency Certification from the DNREC Division of Soil and Water 
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Conservation, Delaware Coastal Programs Section. Each of these certifications 
represents a separate permitting process. 

Because there is strong evidence that federally regulated wetlands exist on site, a wetland 
delineation, in accordance with the methodology established by the Corps of Engineers 
Wetlands Delineation Manual, (Technical Report Y-87-1) should be conducted. Once 
complete, this delineation should be verified Corps of Engineers through the 
Jurisdictional Determination process. 

To find out more about permitting requirements, the applicant is encouraged to attend a 
Joint Permit Process Meeting. These meetings are held monthly and are attended by 
federal and state resource agencies responsible for wetland permitting. Contact Denise 
Rawding at (302) 739-4691 to schedule a meeting. 

See comment above. 

Impervious Cover 

Since residential development significantly increases the amount of impervious cover - 
leading to large volumes of contaminant-laden runoff which ultimately drain into streams 
or waterways - the applicant is strongly urged to pursue both natural and constructed Best 
Management Practices (BMPs) to reduce such impacts. Reducing the amount of 
impervious surfaces by planting more trees and/or the use of pervious paving surfaces 
(“pavers”) in lieu of asphalt or concrete, are examples of ways to reduce such impacts. 
Research has consistently shown that once a watershed exceeds a threshold of 10 percent 
imperviousness, water and habitat quality irreversibly decline. 

Comment acknowledged.  Supplemental planting and use of pavers for cul-de-sac’s and 
driveways are emphasized in the design process.  

ERES Waters 

This project is located adjacent to receiving waters of Inland Bays designated as waters 
having Exceptional Recreational or Ecological Significance (ERES). ERES waters are 
recognized as special assets of the State, and shall be protected and/ or restored, to the 
maximum extent practicable, to their natural condition. Provisions in Section 11.5 of 
Delaware’s “Surface Water Quality Standards” (as amended August 11, 1999), specify 
that all designated ERES waters and receiving tributaries develop a “pollution control 
strategy” to reduce non-point sources of nutrient runoff through implementation of 
Best Management Practices (BMPs). Best Management Practices as defined in 
subsection 11.5(e) of this section, expressly authorizes the Department to provide 
standards for controlling the addition of pollutants and reducing them to the greatest 
degree practicable, or where attainable, a standard requiring no discharge of pollutants. 

Comments acknowledged. 
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TMDLs

Total Maximum Daily Loads (TMDLs) for nitrogen and phosphorus have been 
promulgated through regulation for the Inland Bays Watershed. A TMDL is the 
maximum level of pollution allowed for a given pollutant below which a “water quality 
limited water body” can assimilate and still meet water quality standards to the extent 
necessary to support use goals such as, swimming, fishing, drinking water and shell fish 
harvesting. Although TMDLs are required by federal law, states develop and implement 
standards to support these desired use goals. This project is located in the low reduction 
area requiring a 40 percent reduction in both nitrogen and phosphorus. 

Mr. Lyle Jones will be contacted during the final design phase for information pertaining 
to the TMDLs. 

Wastewater, Open Space and Compliance with TMDLs through the PCS 

Significant nitrogen and phosphorus loading reductions must be realized from all sources, 
including community onsite wastewater systems. The Department has developed 
performance standards for on-site wastewater treatment and disposal systems that have 
been presented as a part of the proposed Pollution Control Strategy (PCS). Upon 
promulgation of the proposed PCS regulation, new and existing wastewater disposal 
systems will be required to significantly reduce nitrogen and phosphorus loading in the 
Inland Bays watershed and meet “performance standards.” The standards would require 
(where applicable) nitrogen and phosphorus loading not exceed average annual discharge 
concentration levels of 5 and 2 mg/l for nitrogen and phosphorus, respectively. 

The proposed Pollution Control Strategy would also require the completion of a nutrient 
budget for the proposed project in order to estimate how nutrient loads will change with 
the development of the parcel. The applicant should be made aware that the inclusion of 
stormwater management, wastewater treatment, buffers and wetlands as metrics for open 
space calculations, may understate the actual nutrient runoff as calculated from the 
nutrient budget. 

Currently, we request that in order to verify your project’s compliance with specified 
TMDL loading rates, a full nutrient budget be calculated. Please contact Lyle Jones of 
Watershed Section at 739-4590 for the acceptable protocol. 

Mr. Lyle Jones will be contacted during the final design phase for information pertaining 
to the TMDLs. 

Water Supply 

Should an on-site public well be needed, it must be located at least 150 feet from the 
outermost boundaries of the project. The Division of Water Resources will consider 
applications for the construction of on-site wells provided the wells can be constructed 
and located in compliance with all requirements of the Regulations Governing the 
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Construction and Use of Wells. A well construction permit must be obtained prior to 
constructing any wells. 

Should dewatering points be needed during any phase of construction, a dewatering well 
construction permit must be obtained from the Water Supply Section prior to construction 
of the well points. In addition, a water allocation permit will be needed if the pumping 
rate will exceed 50,000 gallons per day at any time during operation. 

All well permit applications must be prepared and signed by licensed water well 
contractors, and only licensed well drillers may construct the wells. Please factor in the 
necessary time for processing the well permit applications into the construction schedule. 
Dewatering well permit applications typically take approximately four weeks to process, 
which allows the necessary time for technical review and advertising. 
Should you have any questions concerning these comments, please contact Rick Rios at 
302-739-9944.

Comments acknowledged. 

Sediment and Erosion Control/Stormwater Management 

A detailed sediment and stormwater plan will be required prior to any land disturbing 
activity taking place on the site. The plan review and approval as well as construction 
inspection will be coordinated through Sussex Conservation District. Contact Jessica 
Watson at (302) 856-7219 for details regarding submittal requirements and fees. 

As of April 11, 2005, stormwater best management practices must also consider water 
quality as well as quantity in impaired water bodies. 

All stormwater management practices will meet the requirements of the Sussex 
Conservation District (SCD) and DNREC.  A detailed report with narrative will 
accompany the Stormwater Management and Erosion & Sediment Control Plans 
submitted to SCD.  A meeting will be set up with SCD to discuss outfalls and 
predevelopment drainage areas. 

Drainage

The Drainage Section requests all existing ditches on the property be checked for 
function and cleaned if needed prior to the construction of homes. Wetland permits may 
be required before cleaning ditches. 
The Drainage Section requests that all precautions be taken to ensure the project does not 
hinder any off site drainage upstream of the project or create any off site drainage 
problems downstream by the release of on site storm water. 
The Drainage Section strongly recommends any drainage conveyance between two 
parcels within a subdivision be dedicated as a drainage easement and such easement be 
designated as passive open space, not owned by individual landowners. The easement 
should be of sufficient width to allow for future drainage maintenance as described 
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below. 
Along an open ditch or swale, the Drainage Section recommends a maintenance 
equipment zone of 25 feet measured from the top of bank on the maintenance 
side, and a 10-foot setback zone measured from top of bank on the nonmaintenance side. 
These zones should be maintained as buffers to aid in the 
reduction of sediment and nutrients entering into the drainage conveyance. 
Grasses, forbs and sedges planted within these zones should be native species, 
selected for their height, ease of maintenance, erosion control, and nutrient uptake 
capabilities. Trees and shrubs planted within the maintenance zone should be 
native species spaced to allow for drainage maintenance at maturity. Trees should 
not be planted within 5 feet of the top of ditch to avoid future blockages from 
roots.
Along a stormwater pipe, the Drainage Section recommends a maintenance 
equipment zone of 15 feet on each side of the pipe as measured from the pipe 
centerline. This zone should be maintained as buffers to aid in the reduction of 
sediment and nutrients entering into the drainage conveyance. Grasses, forbs and 
sedges planted within these zones should be native species selected for their 
height, ease of maintenance, erosion control, and nutrient uptake capabilities. 
Trees and shrubs planted within the maintenance zone should be spaced to allow 
for drainage maintenance at maturity. 

The Drainage Section recommends any drainage/utility easement owned by a individual 
landowner should not have structures, decks, buildings, sheds, kennels, fences or trees 
within the drainage easement to allow for future drainage maintenance. 

Comments acknowledged.  The designer will contact Brooks Cahall from the Drainage 
Division to verify if tax ditches exist on the site.  If they do exist the appropriate 
measures will be taken at the direction of the Division. 

Forests 

According to 2002 aerial photos there is a large forested area within this parcel that is a 
component of a contiguous stretch of forest. Large contiguous stretches of forest like this 
not only provide important water and air quality benefits, but provide important habitat 
for many wildlife species that depend on interior forest. Clearing portions of the forest 
within the parcel may reduce the habitat value of the entire forest stretch. Invasive 
species such as Multiflora rose, Japanese honeysuckle or autumn olive can quickly 
inhabit edges and displace native species. Once established, invasive species are hard to 
eradicate. Furthermore, the Department discourages the removal of trees for stormwater 
and/or wastewater facilities. 

Forested areas on-site set aside for conservation purposes should be placed into a 
permanent conservation easement or other binding protection. These areas should be 
clearly marked and delineated so that residents understand their importance and so that 
homeowner activities do not infringe upon these areas. 
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Over 2/3 of the proposed development occurs in the non- wooded areas.  The remaining 
1/3 is positioned in the southern most section of forested area (north of Stockley Road) 
where the designer will attempt to limit street and infrastructure grading so as to disturb 
as few trees as possible.  The continuity of the remaining forested area should not be 
compromised. 

Open Space 

PLUS materials indicate that 88.15 acres are proposed for open space. In areas set aside 
for passive open space, the developer is encouraged to consider establishment of 
additional forested areas or meadow-type grasses. Once established, these ecosystems 
provide increased water infiltration into groundwater, decreased run-off into surface 
water, air quality improvements, and require much less maintenance than traditional turf 
grass, an important consideration if a homeowners association will take over 
responsibility for maintenance of community open spaces. 

Open space containing forest and/or wetlands should be placed into a permanent 
conservation easement or other permanent protection mechanism. Conservation areas 
should also be demarked to avoid infringement by homeowners. 

Comments acknowledged.

Rare Species 

Delaware Natural Heritage Program staff have not surveyed this parcel, so it is unknown 
if there are any state-rare or federally listed plants, animals or natural communities at or 
adjacent to this project site. Their program botanist and zoologist requests the opportunity 
to survey the forested and wetland resources which could potentially be impacted by the 
project. Their observations would allow the program to make more informed comments 
on this project and would allow the applicant the opportunity to reduce potential impacts 
to rare species. Please contact Bill McAvoy or Kitt Heckscher at (302) 653-2880 to set up 
a site visit. 

The designer/developer will initiate the appropriate visits with Department personnel 
during the final design phase of the project. 

Potential Hunting Issue 

Because the project parcel is part of a larger forest block, legal hunting activities may 
take place on adjacent properties. Hunting within 100 yards of a dwelling is prohibited 
and the applicant may want to contact adjacent landowners to determine if this is going to 
be an issue. In effect, the adjacent landowner will be losing 100 yards of their property 
for hunting if there is not a buffer between lot lines and the adjacent property line. 

Comments acknowledged.
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Nuisance Waterfowl 

Stormwater management ponds that remain in the site plan may attract waterfowl like 
resident Canada geese and mute swans. High concentrations of waterfowl in ponds 
create water-quality problems, leave droppings on lawn and paved areas and can become 
aggressive during the nesting season. Short manicured lawns around ponds provide an 
attractive habitat for these species. We recommend native plantings of tall grasses, 
wildflowers, shrubs, and trees at the edge and within a buffer area (50 feet) around the 
perimeter. Waterfowl do not feel safe when they can not see the surrounding area for 
possible predators. These plantings should be completed as soon as possible as it is easier 
to deter geese when there are only a few than it is to remove them once they become 
plentiful. The Division of Fish and Wildlife does not provide goose control services, and 
if problems arise, residents or the home-owners association will have to accept the burden 
of dealing with these species (e.g., permit applications, costs, securing services of 
certified wildlife professionals). Solutions can be costly and labor intensive; however, 
with proper landscaping, monitoring, and other techniques, geese problems can be 
minimized. 

Comments acknowledged.

Solid Waste 

Each Delaware household generates approximately 3,600 pounds of solid waste per year. 
On average, each new house constructed generates an additional 10,000 pounds of 
construction waste. Due to Delaware's present rate of growth and the impact that growth 
will have on the state's existing landfill capacity, the applicant is requested to be aware of 
the impact this project will have on the State’s limited landfill resources and, to the extent 
possible, take steps to minimize the amount of construction waste associated with this 
development.

Comments acknowledged.

Air Quality 

Once complete, vehicle emissions associated with this project are estimated to be 17.9 
tons (35,763.1 pounds) per year of VOC (volatile organic compounds), 14.8 tons 
(29,609.4 pounds) per year of NOx (nitrogen oxides), 10.9 tons (21,846.4 pounds) per 
year of SO2 (sulfur dioxide), 1.0 ton (1,944.7 pounds) per year of fine particulates and 
1,495.8 tons (2,991,535.1 pounds) per year of CO2 (carbon dioxide). 

However if this project is in a level 4 area, mobile emission calculations should be 
increased by 118 pounds for VOC emissions for each mile outside the designated 
growth areas per household unit; by 154 pounds for NOx; and by 2 pounds for 
particulate emissions. A typical development of 100 units that is planned 10 miles 
outside the growth areas will have additional 59 tons per year of VOC emissions, 77 
tons per year of NOx emissions and 1 ton per year of particulate emissions versus the 
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same development built in a growth area (level 1,2 or 3). 

Emissions from area sources associated with this project are estimated to be 7.2 tons 
(14,424.9 pounds) per year of VOC (volatile organic compounds), 0.8 ton (1,587.2 
pounds) per year of NOx (nitrogen oxides), 0.7 ton (1,317.1 pounds) per year of SO2 
(sulfur dioxide), 0.8 ton (1,699.7 pounds) per year of fine particulates and 29.2 tons 
(58,475.2 pounds) per year of CO2 (carbon dioxide). 

Emissions from electrical power generation associated with this project are estimated to 
be 2.9 tons (5,717.0 pounds) per year of NOx (nitrogen oxides), 9.9 tons (19,885.2 
pounds) per year of SO2 (sulfur dioxide) and 1,466.5 tons (2,933,059.9 pounds) per year 
of CO2 (carbon dioxide). 

VOC   NOx   SO2   PM2.5   CO2 
Mobile    17.9   14.8   10.9   1.0   1495.8 
Residential   7.2   0.8   0.7   0.8   29.2 
Electrical Power    2.9   9.9     1466.5 
TOTAL    25.1   18.5   21.5   1.8  
 2991.5 

For this project the electrical usage via electric power plant generation alone totaled to 
produce an additional 2.9 tons of nitrogen oxides per year and 9.9 tons of sulfur dioxide 
per year. 

A significant method to mitigate this impact would be to require the builder to construct 
Energy Star qualified homes. Every percentage of increased energy efficiency translates 
into a percent reduction in pollution. Quoting from their webpage, 
http://www.energystar.gov/: 

“ENERGY STAR qualified homes are independently verified to be at least 30% more 
energy efficient than homes built to the 1993 national Model Energy Code or 15% more 
efficient than state energy code, whichever is more rigorous. These savings are based on 
heating, cooling, and hot water energy use and are typically achieved through a 
combination of: 

building envelope upgrades, 
high performance windows, 
controlled air infiltration, 
upgraded heating and air conditioning systems, 
tight duct systems and 
upgraded water-heating equipment.” 

The DNREC energy office is in the process of training builders in making their structures 
more energy efficient. The Energy Star Program is excellent way to save on energy costs 
and reduce air pollution. We highly recommend this project development and other 
residential proposals increase the energy efficiency of their homes. 
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It is also recommended that the home builders offer geothermal and photo voltaic energy 
options. Applicable vehicles should use retrofitted diesel engines during construction. 
The development should provide tie-ins to the nearest bike paths and links to mass 
transport system, and fund a lawnmower exchange program for their new occupants. 

Comments acknowledged.

State Fire Marshal’s Office – Contact: Duane Fox 302-856-5298 

These comments are intended for informational use only and do not constitute any type of 
approval from the Delaware State Fire Marshal’s Office. At the time of formal submittal, 
the applicant shall provide; completed application, fee, and three sets of plans depicting 
the following in accordance with the Delaware State Fire Prevention Regulation 
(DSFPR): 

a. Fire Protection Water Requirements:
Water distribution system capable of delivering at least 1000 gpm for 1- 
hour duration, at 20-psi residual pressure is required. Fire hydrants with 
800 feet spacing on centers. (Assembly) 
Where a water distribution system is proposed for single family dwellings 
it shall be capable of delivering at least 500 gpm for 1-hour duration, at 
20-psi residual pressure. Fire hydrants with 1000 feet spacing on centers 
are required. (One & Two- Family Dwelling) 
Where a water distribution system is proposed for the site, the 
infrastructure for fire protection water shall be provided, including the size 
of water mains for fire hydrants and sprinkler systems. 

b. Fire Protection Features: 
All structures over 10,000 Sq. Ft. aggregate will require automatic 
sprinkler protection installed. 
Buildings greater than 10,000 sq.ft., 3-stories of more or over 35 feet, or 
classified as High Hazard, are required to meet fire lane marking 
requirements. 
Show Fire Department Connection location (Must be within 300 feet of 
fire hydrant), and detail as shown in the DSFPR. 
Show Fire Lanes and Sign Detail as shown in DSFPR 

c. Accessibility 
All premises which the fire department may be called upon to protect in 
case of fire, and which are not readily accessible from public roads, shall 
be provided with suitable gates and access roads, and fire lanes so that all 
buildings on the premises are accessible to fire apparatus. This means that 
the access road to the subdivision from Stockley Road and Cool Spring 
Road must be constructed so fire department apparatus may negotiate it. 
Fire department access shall be provided in such a manner so that fire 
apparatus will be able to locate within 100 ft. of the front door. 
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Any dead end road more than 300 feet in length shall be provided with a 
turn-around or cul-de-sac arranged such that fire apparatus will be able to 
turn around by making not more than one backing maneuver. The 
minimum paved radius of the cul-de-sac shall be 38 feet. The dimensions 
of the cul-de-sac or turn-around shall be shown on the final plans. Also, 
please be advised that parking is prohibited in the cul-de-sac or turn 
around.
The use of speed bumps or other methods of traffic speed reduction must 
be in accordance with Department of Transportation requirements. 
The local Fire Chief, prior to any submission to our Agency, shall approve 
in writing the use of gates that limit fire department access into and out of 
the development or property. 

d. Gas Piping and System Information: 
Provide type of fuel proposed, and show locations of bulk containers on 
plan. 

e. Required Notes:
Provide a note on the final plans submitted for review to read “ All fire 
lanes, fire hydrants, and fire department connections shall be marked in 
accordance with the Delaware State Fire Prevention Regulations” 
Proposed Use 
Alpha or Numerical Labels for each building/unit for sites with multiple 
buildings/units
Square footage of each structure (Total of all Floors) 
National Fire Protection Association (NFPA) Construction Type 
Maximum Height of Buildings (including number of stories) 
Note indicating if building is to be sprinklered 
Name of Water Provider 
Letter from Water Provider approving the system layout 
Provide Lock Box Note (as detailed in DSFPR) if Building is to be 
sprinklered
Provide Road Names, even for County Roads 

Preliminary meetings with fire protection specialists are encouraged prior to formal 
submittal. Please call for appointment. Applications and brochures can be downloaded 
from our website: www.delawarestatefiremarshal.com, technical services link, plan 
review, applications or brochures. 

Comments acknowledged.

Department of Agriculture - Contact: Milton Melendez 698-4500 

The proposed development is in an area designated as Level 4 under the Strategies for State Policies and 
Spending. The Strategies and the Sussex County Comprehensive Plan do not support this type of 
isolated development in this area. The intent of these plans is to preserve the agricultural lands, 
forestlands, recreational uses, and open spaces that are 
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preferred uses in Level 4 areas. The Department of Agriculture opposes the proposed 
development which conflicts with the preferred land uses, making it more difficult for 
agriculture and forestry to succeed, and increases the cost to the public for services and 
facilities.  The Department of Agriculture opposes this project because it negatively impacts those 
land uses that are the backbone of Delaware’s resource industries - agriculture, forestry, horticulture - 
and the related industries they support.  

The Department of Agriculture and the Department of Natural Resource and Environmental 
Control, along with other partners developed the State’s “Green Infrastructure” Investment 
Strategy. This strategy identifies high-value cropland, forestland and natural resource lands 
for preservation and conservation. This proposed development site is designated as high 
value cropland, forestland and natural resource lands on the Green Infrastructure Investment 
Strategy. In other words, in addition to their location in a rural area, due to their soil quality 
and other significant factors, these lands have been further designated by the State for 
conservation and preservation. 

Furthermore, often new residents of developments like this one, with little understanding or 
appreciation for modern agriculture and forestry, find their own lifestyles in direct conflict with the 
demands of these industries. Often these conflicts result in compromised health and safety; one 
example being decreased highway safety with farm equipment and cars competing on rural roads. 
The crucial economic, environmental and open space benefits of agriculture and forestry are 
compromised by such development. We oppose the creation of isolated development areas that are 
inefficient in terms of the full range of public facilities and services funded with public dollars. Public 
investments in areas such as this are best directed to agricultural and forestry preservation. 

The Delaware Department of Agriculture supports growth which expands and builds on 
existing urban areas and growth zones in approved State, county and local plans. Where 
additional land preservation can occur through the use of transfer of development rights, and other 
land use measures, we will support these efforts and work with developers to 
implement these measures. If this project is approved we will work with the developers to 
minimize impacts to the agricultural and forestry industries. 

Comments acknowledged.

Public Service Commission - Contact: Andrea Maucher 739-4247 

Any expansion of natural gas or installation of a closed propane system must fall within 
Pipeline Safety guidelines. Contact: Malak Michael at (302) 739-4247. 

Application notes “Tidewater – CPCN request is in process.” No Application for the 
subject parcels has been filed by Tidewater; however, Artesian has a CPCN Application 
pending before the Commission that includes parcel no, 234-5.00-30.00. 

The developer is coordinating with the two utilities listed above to determine the best 
source for wastewater treatment and water supply.   
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Delaware State Housing Authority – Contact Karen Horton 739-4263 
This proposal is to develop 233 units on 215 acres located on both sides of Stockley 
Road, between Forrest Road and Cool Spring Road, east of Andersons Corner. 
According to the State Strategies Map, the proposal is located in an Investment Level 4. 
As a general planning practice, DSHA encourages residential development in areas where 
residents will have proximity to services, markets, and employment opportunities such as 
Investment Level 1 and 2 areas outlined in the State Strategies Map. The proposal is 
located in an area targeted for agricultural and natural resource protection, and therefore 
inconsistent with where the State would like to see new residential development. 

Comments acknowledged. 

Sussex County – Contact: Richard Kautz 855-7878 

The application should note that within the site there is a 400 foot deep zone of General 
Residential fronting along Forest Road (Road 292). Concerning the site design, this is 
one of the first projects to locate all lots with direct access to open space. 

This fiscal year Sussex County will be considering implementation of a Source Water 
Protection Program required by the State. Depending on the requirements adopted by the 
County Council this project might be affected. Any well location should insure that the 
wellhead protection area is entirely on site. 

Because this project is an AR-1 Cluster subdivision, the developer must include in the 
application a plan for the management of all open space. Also, the developer must 
document for the Planning and Zoning Commission how the proposed development: 
provides for a total environment and design which are superior to that which would be 
allowed under the standard lot option; preserves the natural environment and historic or 
archeological resources; and, will not have an adverse effect on any of the items included 
under Ordinance Number 1152 (County Code 99-9C). These issues can be addressed by 
including in the application an explanation of how the developer plans to mitigate the 
issues raised by the State agencies. 

The Sussex County Engineer Comments: 

The project proposes to develop using a private central community wastewater system. 
We recommend that the wastewater system be operated under a long-term contract with a 
capable wastewater utility that meets TMDL limits for Delaware's Inland Bays. In 
addition, we recommend they have a wastewater utility provider prior to approving the 
project. The proposed project is located outside of the Inland Bays Planning area where 
Sussex County expects to provide sewer service. Sussex County requires design and 
construction of the collection and transmission system to meet Sussex County sewer 
standards and specifications. A review and approval of the treatment and disposal system 
by the Sussex County Engineering Department is also required and plan review fees may 
apply. Disposal fields should not be counted as open space. Wastewater disposal fields 
should be clearly identified on recorded plots and separated from lot area. 
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If Sussex County ever provides sewer service, it is required that the treatment system be 
abandoned and a direct connection made to the County system at the developers and/or 
homeowners association expense. 

Submission and approval of a sewer Concept Plan is not required. 

For question regarding these comments, contact Rob Davis, Sussex County Engineering 
Department at (302) 855-7820. 

Comments acknowledged.

Upon your review of the above, should you have any questions or require additional information, 
please do not hesitate to contact this office at 302.645.0777.  Thank you. 

Sincerely,        
Element Design Group      

Douglas M. Warner, PE        

Cc:  Sussex County Council 
Mark Chura, OAA (w/enc.), File





 

Sussex County, Delaware 
Technical Advisory Committee 

 

Comment Sheet 

************************************************************************************ 

   

   

    

 DATE OF REVIEW:   October 2, 2019        

                     

 

 REVIEWING AGENCY: Delaware State Fire Marshal’s Office, Sussex Office 

   

 INDIVIDUAL REVIEWERS: Duane T. Fox, CFPS, CFPE, CFI, Asst. Chief Technical Services 

 Dennett E. Pridgeon, CFPS, CFPE, CFI, Sr. Fire Protection Specialist 

 Jefferson L. Cerri, CFI, Sr. Fire Protection Specialist 

 Joseph Moran, CFI, Sr. Fire Protection Specialist 

 Desiree B. McCall, CFI, Sr. Fire Protection Specialist 

 

 AGENCY PHONE NUMBERS:  302-856-5298, Fax:  302-856-5800 

 

 RE: COOL SPRING MEADOWS (2019-24) 

 

 
 The reasons and conditions applied to this project and their sources are itemized below: 

******************************************************************************************************* 

 

At the time of formal submittal, the applicant shall provide; completed application, fee, and three sets of plans 

depicting the following in accordance with the Delaware State Fire Prevention Regulation (DSFPR): 

 

a. Fire Protection Water Requirements:  

➢ Water distribution system capable of delivering at least 1000 gpm for 1-hour duration, at 20-psi 

residual pressure is required.  Fire hydrants with 800 feet spacing on centers.  (Assembly) 

➢ Where a water distribution system is proposed for single-family dwellings it shall be capable of 

delivering at least 500 gpm for 1-hour duration, at 20-psi residual pressure.  Fire hydrants with 

1000 feet spacing on centers are required.  (One & Two- Family Dwelling) 

➢ Where a water distribution system is proposed for the site, the infrastructure for fire protection 

water shall be provided, including the size of water mains for fire hydrants and sprinkler 

systems. 

 

b. Fire Protection Features: 

➢  

 

c. Accessibility 

➢ All premises, which the fire department may be called upon to protect in case of fire, and which 

are not readily accessible from public roads, shall be provided with suitable gates and access 

roads, and fire lanes so that all buildings on the premises are accessible to fire apparatus.  This 



means that the access road to the subdivision from Stockley Rd must be constructed so fire 

department apparatus may negotiate it. 

➢ Fire department access shall be provided in such a manner so that fire apparatus will be able to 

locate within 100 ft. of the front door. 

➢ Any dead end road more than 300 feet in length shall be provided with a turn-around or cul-de-

sac arranged such that fire apparatus will be able to turn around by making not more than one 

backing maneuver. The minimum paved radius of the cul-de-sac shall be 38 feet. The dimensions 

of the cul-de-sac or turn-around shall be shown on the final plans. Also, please be advised that 

parking is prohibited in the cul-de-sac or turn around.  Bayberry and Point both exceed the 300 

feet limit. 

➢ The use of speed bumps or other methods of traffic speed reduction must be in accordance with 

Department of Transportation requirements. 

➢ The local Fire Chief, prior to any submission to our Agency, shall approve in writing the use of 

gates that limit fire department access into and out of the development or property. 

 

d. Gas Piping and System Information: 

➢ Provide type of fuel proposed, and show locations of bulk containers on plan. 

 

e. Required Notes: 

➢ Provide a note on the final plans submitted for review to read “ All fire lanes, fire hydrants, and 

fire department connections shall be marked in accordance with the Delaware State Fire 

Prevention Regulations” 

➢ Proposed Use 

➢ Alpha or Numerical Labels for each building/unit for sites with multiple buildings/units 

➢ Square footage of each structure (Total of all Floors) 

➢ National Fire Protection Association (NFPA) Construction Type 

➢ Maximum Height of Buildings (including number of stories) 

➢ Note indicating if building is to be sprinklered 

➢ Name of Water Provider 

➢ Letter from Water Provider approving the system layout 

➢ Provide Lock Box Note (as detailed in DSFPR) if Building is to be sprinklered 

➢ Provide Road Names, even for County Roads 

 

Preliminary meetings with fire protection specialists are encouraged prior to formal submittal.  Please call for 

appointment.  Applications and brochures can be downloaded from our website:  

www.statefiremarshal.delaware.gov, technical services link, plan review, applications or brochures. 

 

 

 

THIS DOCUMENT IS INFORMATIONAL ONLY, AND DOES NOT CONSTITUTE ANY 

TYPE OF APPROVAL FROM THE DELAWARE STATE FIRE MARSHAL’S OFFICE 

http://www.statefiremarshal.delaware.gov/
http://www.statefiremarshal.delaware.gov/
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STRATUS ESTATES (f/k/a Cool Spring Meadows) 

Project Information 
 

Owner:   Fusco Properties, LP 

Developer:   Fusco Properties, LP 

Engineer:   The Kercher Group, Inc. 

 

Project Description 

 

Physical Location: Located at the Northwest corner of SCR 290 (Cool Spring Road) 

and SCR 280 (Stockley Road) 

Tax Parcel #:   234-5.00-30.00 

Acreage:  187.93 Acres 

Current Zoning:  AR-1 

Proposed:  AR-1 (Cluster Development) 

Current Land Use:  Agriculture 

Proposed Land Use:  Residential Community 

 

Proposed Units 

 

Single Family Lots:  226 Lots 

 

AR-1 Proposed Zoning Requirements 

 

Front Yard Setback:   25 FT 

Corner:   15 FT 

Side Yard Setback:   10 FT 

Rear Yard Setback:   10 FT 

Minimum Lot Area:   7,500 SQFT. 

Minimum Lot Width:   60 FT 

Minimum Lot Depth:   100 FT 

Maximum Building Height:  42 FT 

 

Proposed Land Use Areas 

 

Single Family Lots:   40.89 Acres (21.76%) 

Right of Way:     7.77 Acres (4.13%) 

Wetlands:   21.93 Acres (15.75%) 

Other SWM/Open Space:           117.34 Acres (58.36%) 

 

Utility Provider 

 

Water   Artesian 

Sewer   Artesian 
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EXECUTIVE SUMMARY 

 

 

1. Land Use & Zoning 

 

A. Stratus Estates (f/k/a Cool Spring Meadows), a Cluster Subdivision. 

 

B. The property is located on the Northeast corner of Stockley Road and Cool 

Spring Road. 

 

C. The Owner of the property is Fusco Properties, LP. 

 

D. The property is currently zoned Agricultural Residential (AR-1). 

 

E. The proposed application is a request for a Cluster Subdivision. 

 

F. The property is located in the Level 4 Area of the 2015 & 2020 State Strategies 

Map. 

 

G. The property is located within the Low Density Area on the 2019 

Comprehensive Plan. 

 

2. Land Utilization 

 

A. The total acreage of the property is 187.93 acres of land. 

 

B. The proposed community is designed for 226 single-family lots on 40.89 acres 

with 117.34 acres of storwmater management/open space, 7.77 acres of right-

of-way and 21.93 acres of wetlands.     

 

C. The applicant requests a Cluster Subdivision. 

 

D. The number of units proposed is 226 single family lots with a site density of 

1.20 units/acre.  

 

E. The access for the proposed community off Stockley Road. 

 

F. The property has 21.93 acres of wetlands located on site.  The wetlands will 

remain undisturbed and be protected by a 50’ buffer. 

 

G. As proposed, the community will have active and passive open space. 

 

1. North Side: 

a. Pool; 

b. Clubhouse; 

c. Tot lot; 
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d. Sidewalks (both sides of the streets);  

e. Walking trail in the woods ( ¼ mile to ½ mile); and 

f. Bus Stop. 

 

2. South Side: 

a. Sidewalks (both sides of the streets); and 

b. Tot lot. 

 

H. The project was presented to PLUS on July 24, 2019 and comments were 

received from the Office of State Planning on August 21, 2019.  A response 

was filed to those comments on December 2, 2019. 

 

3. Environmental 

 

A. The property contains 21.93 acres of wetlands. 

 

B. The property contains 126.37 acres of existing woods (8.24 acres on the south 

and 118.13 acres on the north).  As proposed on the preliminary plan, none of 

the woods on the south will be disturbed and 14.33 acres on the north side of 

Stockley Road will be removed. 

 

C. The property is not located within a Wellhead Protection Area. 

 

D. The property is located in a Fair Groundwater Recharge Area. 

 

 

4. Traffic 

 

A. The developer will make the improvements outlined in the PLUS report. 

 

B. The developer will work closely with DelDOT regarding the entrance on 

Stockley Road and will meet DelDOT road design standards for the entrance 

and DelDOT required improvements. 

 

 

5. Civil Engineering  

 

A. The internal roads will be privately maintained and will meet Sussex County 

Design Standards. 

 

B. Drinking water and fire protection water will be provided by Artesian Water 

Company, Inc. 

 

C. Sanitary Sewer service will be provided by Artesian Water Company, Inc. 
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D. The stormwater management system will meet all State, County and 

Conservation District requirements through a combination of Best Management 

Practice (BMP) and Best Available Technologies (BAT).  The project consist 

of some infiltration practices as well as traditional wet detention ponds. 

 

E. The project is within the Cape Henlopen School District. 

 

F. Fire Protection will be provided by the Milton Fire Company. 

 

G. Electricity will be provided by Delaware Electric Co-operative. 

 

 

6. County Code Compliance 

 

A. Preliminary Land Use Service Response Letter (December 2, 2019). 

 

B. Sussex County Code, Chapter 115, Article IV (Agricultural Residential 

Districts) 

 

1. Sussex County Code, Chapter 99-9C Summary Response. 

 

2. Sussex County Code, Chapter 115-25, E. Design Requirements for 

Cluster Development. 

 

3. Sussex County Code, Chapter 115-25, F. (3) Planning and Zoning 

Requirements. 

 

 

 









File #; '2-0 

Sussex County Major Subdivision Application J 0 lH5 
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 

RECEIVED 

SEP 11 2019 
Type of Application: (please check applicable) 
Standard: 
Cluster: 
ESDDOZ: _ 

Location of Subdivision; 

SUSSEX COUNTY 
PLANNING & ZONING 

NW Corner of SCR 290 (Cool Spring Road) and SCR 280 (Stockley Road) 

roposed Name of Subdivision: 
Cool Spring Meadows 

Tax Map #: 

Zoning: 

234-5.00-30.0 & 33.0 Total Acreage: 187.93 

AR Density: 1.2 

Open Space Acres: 

Water Provider 

106.81 

Artesian 

Applicant Information 

Applicant Name: |Fusco Properties. LP 
Applicant Address: P.O. Box 665 
City: [New Castle 

Phone #: 302.328.6251 

Owner Information 

Owner Name: Fusco Properties, LP 
Owner Address:|P.O. Box 665 
City: [New Castle 

Phone #: 302.328.6251 

Minimum Lot Size: 7,500 Number of Lots: 226 

Sewer Provider: Artesian 

DE State: 
E-mail; Ifrankie@fusc0mana9ement.com 

J ZipCode: 119720 

State:[DE" Zip Code: [19720" 
E-mail: Iirankie@fuscomanagement.com 

Agent/Attornev/Eneineer Information 

Agent/Attorney/Engineer Name: fhe Kercher Group, Inc. 
Agent/Attorney/Engineer Address; 37385 Rehoboth Ave., Unit #11 
City:|Rehoboth Beach | State: [DE 
Phone ft:l302.854.9063 J F-maiMiom@kerchergroup.com 

Zip Code: [19971" 



Check List for Sussex County Major Subdivision Applications 
The following shall be submitted with the application 

^ Completed Application 

^ Provide fifteen (15) copies of the Site Plan or Survey of the property and a PDF (via e-mail) 
o Plan shall show the existing conditions, setbacks, roads, floodplain, wetlands, topography, 

proposed lots, landscape plan, etc. Per Subdivision Code 99-22, 99-23 & 99-24 
o Provide compliance with Section 99-9. 
o Deed or Legal description, copy of proposed deed restrictions, soil feasibility study 

^ Provide Fee $500.00 

Optional - Additional information for the Commission to consider (ex. photos, exhibit 
books, etc.) If provided submit seven (7) copies and they shall be submitted a minimum 
often (10) days prior to the Planning Commission meeting. 

— Please be aware that Public Notice will be sent to property owners within 200 feet of the 
subject site and County staff will come out to the subject site, take photos and place a sign 
on the site stating the date and time of the Public Hearings for the application. 

PLUS Response Letter (if required) 

51% of property owners consent if applicable 

The undersigned hereby certifies that the forms, exhibits, and statements contained in any papers or 
plans submitted as a part of this application are true and correct. 

I also certify that I or an agent on by behalf shall attend all public hearing before the Planning and 
Zoning Commission and any other hearing necessary for this application and that I will answer any 
questions to the best of my ability to respond to the present and future needs, the health, safety, 
morals, convenience, order, prosperity, and general welfare of the inhabitants of Sussex County, 
Delaware. 

Signature of Apolicant/Aaent/Attorney 

Date: 08/05/19 

Date: 08/05/19 

For office use only: ^ j i ^ "X , 
Date Submitted: d | iM I ^ Fee: $500.00 Check #: '3 D I J 
Staff accepting application: CHc/. Application & Case loUU'l A "I '?7t)f'l IU 
Location of property; 

Date of PC Hearing; Recommendation of PC Commission: 

Sussex County Major Subdivision Application 
P a g e  |  2  last updated 12-1-16 































 

 

LEGAL DESCRIPTION FOR LOT LINE ADJUSTMENT 
TAX PARCEL. NO. 234-5.00-30.00 
 
All that certain tract, piece or parcel of land, situate in Indian River Hundred, Sussex 
County, Delaware as shown and described more particularly in accordance with the 
“Record Plan – Lot Line Adjustment” for property known as lands of Fusco Properties, LP 
prepared by The Kercher Group, Inc. dated January 24, 2021 and described more 
particularly as follows, to wit: 
 
South side of Sussex County Road #280 (Stockley Road) 
Beginning at a point on the southerly right of way of Sussex County Road #280 (Stockley 
Road) at the northwesterly property corner with lands of Paul C. Anderson; thence from 
said Point of Beginning and along the following eighteen courses and distances: (1) 
South 19°-32’-32” West, 598.14 feet to a point; (2) North 72°-02’-27” West, 149.62 feet 
to a point; (3) South 19°-35’-33” West, 278.00 feet to a point; (4) North 88°-32’-56” 
West, 274.97 feet to a point; (5) North 88°-11’-56” West, 212.72 feet to a point; (6) 
North 88°-45’-20” West, 299.85 feet to a point; (7) South 83°-42’-52” West, 43.76 feet 
to a point; (8) North 39°-28’-54” West, 46.77 feet to a point; (9) North 30°-51’-24” West, 
55.31 feet to a point; (10) North 29°-14’-53” West, 140.40 feet to a point; (11) North 
29°-25’-54” West, 116.60 feet to a point; (12) North 57°-02’-13” West, 140.74 feet to a 
point; (13) North 36°-11’-53” West, 43.68 feet to a point; (14) North 50°-37’-32” West, 
39.28 feet to a point; (15) North 07°-25’-02” East, 929.43 feet to a point; (16) South 66°-
08’-24” East, 522.04 feet to a point; (17) a curve with a radius of 1,830.00’, an arc length 
of 101.53 feet, a chord bearing of South 67°-43’-45” East, with a chord length of 101.52 
feet to a point; (18) South 69°-19’-07” East, 997.61 feet to a point; to the point and 
Place of Beginning. Containing within said bounds 33.70 acres of land more or less. 
 
North side of Sussex County Road #280 (Stockley Road) 
Beginning at a point on the northerly right of way of Sussex County Road #280 (Stockley 
Road) at the southeasterly property corner with lands of Majorie Bernice Streett, Estate; 
thence from said Point of Beginning and along the following nineteen courses and 
distances: (1) North 22°-03’-02” East, 1570.72 feet to a point; (2) South 72°-15’-01” 
West, 2137.86 feet to a point; (3) North 25°-10’-57” West, 506.14 feet to a point; (4) 
North 34°-27’-52” East, 829.79 feet to a point; (5) North 33°-36’-08” East, 612.30 feet to 
a point; (6) North 33°-08’-41” East, 322.07 feet to a point; (7) North 33°-40’-08” East, 
293.10 feet to a point; (8) North 34°-06’-08” East, 359.17 feet to a point; (9) South 65°-
19’-17” East, 1765.81 feet to a point; (10) South 09°-03’-59” East, 371.47 feet to a point; 
(11) South 62°-33’-04” East, 120.18 feet to a point; (12) South 03°-19’-55” East, 1225.63 
feet to a point; (13) South 69°-27’-09” East, 141.95 feet to a point; (14) South 11°-09’-
33” East, 299.97 feet to a point; (15) South 69°-27’-09” East, 289.97 feet to a point; (16) 
South 10°-58’-28” West, 987.02 feet to a point; (17) South 60°-12’-35” West, 52.11 feet 
to a point; (18) a curve with a radius of 6,470.00’, an arc length of 132.72 feet, a chord 
bearing of South 69°-49’-07” East, with a chord length of 132.09 feet to a point; (19) 



 

 

North 69°-19’-07” East, 1646.89 feet to a point; to the point and Place of Beginning. 
Containing within said bounds 154.23 acres of land more or less. 
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Compliance with Applicable Regulations 

 

I. Compliance with AR-1 (Agricultural Residential District) 

 

The project is located within the AR-1 zone and all lots being created will meet the 

requirements of an AR-1 Cluster Subdivision for lots using a central sewer system. 

 

Density:  The proposed subdivision is in conformity with the Zoning Ordinance which 

allows 2.0 dwelling units per acre based on the gross site area. 

 

 The Gross Site Area is 187.93 acres which allows for a maximum 

density of 375.86 units. 

 The proposed subdivision has only 226 units which results in a 

density of 1.20 units/acre.   

 

Purpose: Stratus Estates conforms with the purpose of the AR-1 code in as much as it is 

a low density residential community that protects water resources, watersheds, forest area 

and scenic views. Specific design elements include: 

‑ Recreation facilities including a pool and bathhouse. 

‑ Sidewalks and a connection to the multi-modal path are provided. 

‑ No meaningful wetlands are impacted. 

‑ There are no wellhead protection areas on the property. 

‑ The site is within the fair groundwater recharge area. 

 

Permitted Uses:  The AR-1 District allows the proposed single-family cluster 

development. 

 

Permitted Signs:  All proposed development signage will conform to the regulations 

provided in 115-159.2. 

 

Height, Area and Bulk Requirements:  The following is a summary of the lot dimensions 

and setbacks for Stratus Estates, all of which are in conformity with County requirements: 

 

Single Family Lots - 

Minimum Lot Area = 7,500 S.F.   

Minimum Lot Width = 60’ 

Front Yard = 25’ (15’ Corner Lot) 

Side Yard = 10’ 

Rear Yard = 10’ 

Maximum Building Height = 42’ 

 

The Open Space Requirements for the Cluster Development Option require a minimum 

of 30% open space. Stratus Estates has more than double the minimum requirement as 

the total open space is 139.27 acres or 74.11% of the site. 
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II.   Statement of Compliance with Chapter 115-25, E. Design Requirements for 

Cluster Development 

 

 

(1) All development shall be in accordance with the latest amendment to the community 

design standards.  

 

The proposed cluster subdivision complies with the Community Design section of the 

County’s comprehensive plan. 

 

 

(2) Housing types in the low-density area, as shown on the Sussex County 

Comprehensive Plan, are limited to single-family detached dwellings and manufactured 

homes where permitted by ordinance.  

 

Only single-family detached home types are proposed within the cluster subdivision. 

 

 

(3) A forested buffer area with a minimum width of 30 feet shall be provided for lots 

abutting an agricultural area.  

 

Only one part of the site abuts agricultural uses and a 30’ buffer is provided adjacent to 

that property. In addition, a 30’ buffer is provided to all the adjacent properties, i.e., along 

all property boundaries. 

 

 

(4) Dwellings located within 50 feet of an existing residential development shall provide 

adequate transition in density or shall provide a thirty-foot buffer meeting the standards 

below and maintained by a designated entity.  

 

There are lots used residentially adjacent to several of the property boundaries and a 30’ 

buffer is provided for the entire boundary. In addition, a property owners association will 

be created to manage the open space and buffers and to govern and manage the 

community. 

 

 

(5) No lots shall have direct access to any state-maintained roads.  

 

No proposed lots have access to state-maintained roads. 

 

 

(6) All lots shall be configured to be contained completely outside of all wetlands.  

 

The proposed lots are not located within wetlands.  There is a spot of “isolated wetlands” 

at the rear of Lot 149 that would not technically have to be qualified as wetlands.  This 

area will be filled. 
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(7) Any development using the option in Subsection B(2) shall have central water and 

wastewater systems operated and maintained by companies authorized by the State of 

Delaware to perform such services. Wastewater collection and treatment systems must 

be designed in accordance with the requirements of Sussex County ordinances and 

conform to the requirements for a central sewer system as defined in § 115-194A of the 

Sussex County Zoning Ordinance.  

 

The proposed community will be served by both central water and wastewater systems. 
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III.    Statement of Compliance with Chapter 115-25, F. Review Procedures for  Cluster 

Development 

 

(1) The developer shall submit an application for a cluster development in accordance 

with Chapter 99, Subdivision of Land, of the Sussex County Code and which shall 

include, at a minimum, a sketch plan showing the location and uses of all open spaces, 

the extent of existing wooded areas and wetlands and the location of any historical or 

cultural resources. The Director of Planning and Zoning may waive this requirement 

when the proposed development does not contain significant natural features or 

resources. 

 

The appropriate application was filed. 

 

(2) The information submitted shall include a plan for the management of all open space. 

 

All open space is labeled on the site plan and a property owners association is 

proposed to manage the open space areas. 

 

(3) The Planning and Zoning Commission shall determine that the following 

requirements are met before approving any preliminary plan and such application 

shall be reviewed on an expedited basis. 

 

(a) The cluster development sketch plan and the preliminary plan of the cluster 

subdivision provides for a total environment and design which are superior, 

and the reasonable judgment of the Planning Commission, to that which 

would be allowed under the regulations for the standard option. For the 

purposes of this subsection a proposed cluster subdivision which provides for 

a total environment and design which are superior to that allowed under the 

standard option subdivision is one which, in the reasonable judgment of the 

Planning Commission meets all of the following criteria: 

 

[1]  Homes shall be clustered on the environmentally suitable portions 

of the tract, specifically those portions of the tract least encumbered 

by sensitive environmental features, including but not limited to 

wetlands, mature woodlands, waterways and other water bodies. 

This does not inhibit the development of wooded parcels.  

 

  The proposed lots and amenities are located within the 

environmentally suitable portions of the site. Specifically, wetlands 

and waterways are avoided. Clearing of the woods are limited to the 

amount required to develop the project. 

 

    [2] (Reserved) 

 

https://ecode360.com/8882536#8882536
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   [3] Required open space shall comply with the following criteria: 

 

[a] Required open space must meet the official definition of 

acceptable open space contained in §115-4. 

 

 The required open space meets the definition of acceptable 

open space in Sussex County Code §115-4. 

 

[b] Required open space must be designed to be beneficial to the 

residents or users of the open space. It shall not be 

constituted of fragmented lands with little open space value. 

Accordingly, 30% of all required open space shall be located 

on one contiguous tract of land, except that such open space 

may be separated by water bodies and a maximum of one 

street. 

  

 The project contains 78 acres of open space that is one 

contiguous tract of land. 

 

[c] If one of the following physical conditions exists adjacent to 

the proposed cluster development tract, at least 30% of all 

required open space must be adjacent to: 

 

[i] An existing or officially planned public park, land 

preserved by easement, or land preserved as open space and 

in municipal, County, state, or federal ownership. 

 

Not applicable. 

 

[ii] Existing wetlands, waterways, wildlife corridors, or 

other ecology-sensitive land. 

 

The ecologically-sensitive lands are within the 78 acres of 

open space that is one contiguous tract of land. 

 

[iii] Existing farmland and/or woodlands. 

 

The 78 acres of open space that is one contiguous tract of 

land is adjacent to existing woodlands. 

 

[iv] If more than one of these physical features exist on 

adjacent properties, then one of these features will be 

identified and utilized to satisfy this requirement. 

 



 

6 
 

 See answers to [iii] and [iv]. 

 

[v] If the open space is proposed to be dedicated to a 

municipality, a County, state, or federal agency or a 

homeowners’ association, an agreement shall be provided, 

in advance, stipulating that such entity agrees in advance to 

accept that dedication and maintain that land for public 

recreation or as a nature preserve. 

 

Not applicable. 

 

[vi] Open space in a cluster development shall include a 

pedestrian trail system accessible to residents. This trail 

system shall connect to an adjacent trail, adjacent 

neighborhood, adjacent commercial area, or adjacent public 

open space, if any such areas exist adjacent to the proposed 

cluster development. Construction materials for the 

proposed trail shall be identified, and a typical construction 

detail for the proposed trail shall be shown. Trail 

construction materials shall be pervious in nature. 

 

The open space meets the requirements of the County Code. 

The required open space (30% of site) is 56.4 acres, 139.3 

acres (74.11% of the site) have been provided. The largest 

open space tract is contains and surrounds the wetlands on 

the site. The sidewalk system is proposed to be connect to the 

DelDOT multi-modal system. 

 

[4] A minimum of 25 feet of permanent setback must be maintained 

around the outer boundaries of all wetlands, except for tidal waters, 

tidal tributary streams and tidal wetlands and from the ordinary high 

water line of perennial nontidal rivers and nontidal streams as 

provided for in § 115-193B under Ordinance No. 774 where a fifty-

foot permanent setback is required. No buildings or paving shall be 

placed within these setbacks. 

 

A minimum 50’ buffer is provided around the existing non-tidal 

wetlands. 

 

[5] Stormwater management shall be designed to promote groundwater 

recharge and protect groundwater quality. Natural drainage flows 

shall be maintained to the greatest extent possible. Drainage from 

rooftops shall be directed to vegetated areas or allow green 

technology. Stormwater detention and retention facilities should be 

designed to resemble natural ponds as referenced by DNREC in the 

National Resource Conservation Service’s (NRCS) Pond Code 378, 

https://ecode360.com/8885110#8885110


 

7 
 

Visual Resource Design. 

 

 Stormwater management shall be provided per DNREC and Sussex 

Conservation District. Recharge or structurally equivalent BMPs 

shall be provided. 

 

[6] Removal of healthy mature trees shall be limited. 

 

Tree removal shall be limited to the areas necessary to construct the 

project.  The proposed project greatly reduces the amount of tree 

removal from the previously approved project.  

 

[7] Scenic views that can be seen from within the tract should be 

preserved to the greatest extent possible. 

 

Scenic views to wetland and wooded areas are preserved for the 

homeowners and passersby by limiting back-to-back lots. 

 

[8] The applicant for a cluster development shall illustrate that the 

following sequence and process was followed in the site design of 

the cluster project: 

 

[a] Identify lands that should be preserved. First, areas worthy 

of preservation should be mapped, including wetlands, 

wooded areas, waterways, other water bodies, and natural 

drainage areas. Then, other features that are important 

should be mapped, such as tree lines, scenic views, historic 

buildings, and prime farmland. The areas with the fewest 

important natural, scenic and historic features should be 

considered the “potential development area.” 

  

[b] Identify developable areas. Next, the most appropriate 

locations for development should be chosen to minimize the 

impact to the most important features mapped in the first 

step. 

 

[c] Locate roads and trails. After the developable areas are 

determined, a road system should be designed to serve those 

homes. A trail system that links homes to destinations 

outside of the tract should be designed. 

 

[d] Locate lot lines. The last step is to configure lot lines and 

make necessary adjustments to satisfy the various reviewing 

agencies’ comments. 

 

The plan was laid out to maximize the retention of wooded 
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areas and preserve and protect natural facilities (wetlands 

and woods).  The lots were primarily placed in the existing 

upland and open areas of the site.  After that, the road and 

sidewalk network was determined, including sidewalks on 

both sides of the street and connections to DelDOT’s multi-

modal path.  Finally, lots were established with no lot 

backing up directly to another lot with existing grades and 

drainage areas considered in the lot layout. 

    

[9] Sidewalks shall be required at least on one side of each street, 

subject to Planning and Zoning Commission approval.  

 

 Sidewalks are provided on one side of each street. 

  

(b) The cluster development plan will preserve the natural environment and any 

historic or archeological resources. 

 

The natural environment is preserved as part of the land plan.  There are no 

historic or archeological resources on the property.   

 

(c) All of the items in Ordinance Number 1152 (see § 99-9C) have been 

addressed and approval of the cluster option for the proposed development 

will not have an adverse effect on any of the items to be considered. 

            Section 99-C items are addressed herein. 

 

(d) The cluster development lies within a Town Center, a Developing Area or an 

Environmentally Sensitive Developing Area as described within the Land Use 

Element and as shown on the Future Land Use Plan of the adopted Sussex 

County Comprehensive Plan, and the proposed development complies with 

§ 115-25B(2), and does not exceed four dwelling units per gross acre, and the 

developer has proffered to Sussex County for the purpose of creating open 

space for preservation and/or active and/or passive recreation areas the 

development fee required by § 115-25B(3). The Sussex County Council prior 

to the signing of a contract to purchase, shall approve all such land or 

conservation easement purchases which utilize monies paid to the County 

under the terms of this act. All such approvals by the Council shall be by a 

four-fifths majority vote. It is understood that the County shall control all 

monies and the Sussex County Land Trust will act as a recommending body 

and partner at the discretion of the County Council. 

 

This application does not seek the bonus density described in this section. 

 

(4) The Sussex County Planning and Zoning Commission may add conditions to the 

approval of any cluster development to protect adjacent properties and the natural 

environment. 

  

https://ecode360.com/8882633#8882633
https://ecode360.com/8884015#8884015
https://ecode360.com/8884016#8884016
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IV.     Statement of Compliance with Chapter 99, Sussex County Subdivision of Land 

Chapter 99-9 (C) 

 

The proposed development plan has taken into consideration all items listed within the 

Subdivision of Land - Chapter 99, Section C within the Sussex County Code and 

complies with it in the following manner: 

 

1. Integration of the proposed subdivision into existing terrain and surrounding 

landscape. 

 

a. The Developer has taken great effort to utilize the additional land as open space 

preserving almost 3/4 of the site.  

b. Forested non-tidal wetlands have been preserved. 

c. A minimum 30’ landscaped buffer has been provided adjacent to all surrounding 

property lines. 

 

2. Minimal use of wetlands and floodplains. 

 

a. A minimum of 50’ is provided between the proposed lots and wetlands. 

b. All of the proposed lots are located within flood Zone X (unshaded), areas 

determined to be outside the 0.2% annual chance floodplain. 

 

3. Preservation of natural and historic features. 

 

a. The natural features (wetlands and woods) have been preserved in one contiguous 

block of open space. 

b. There are no known historic sites. 

 

4. Preservation of open space and scenic views. 

 

a. A large tract of open space is being persevered including wooded areas, wetlands 

and buffers. 

b. Views of the existing wooded wetlands are preserved and are viewable from the 

lots. 

 

5. Minimization of tree, vegetation, and soil removal and grade changes. 

 

a. Disturbance to the site will be limited to only those areas required for homes, 

roads, storm water management and utility installation. All undisturbed 

vegetation that is compatible with native vegetation shall remain. 

b. Grade changes to the site shall be limited to those necessary to provide positive 

drainage and proper cover over utilities. 
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6. Screening of objectionable features from neighboring properties and roadways. 

 

a. Screening of objectionable features on the site from adjacent properties and 

roadways shall be provided utilizing the required 30’ landscaped buffer around 

the perimeter of the site or existing forested areas and storm water management 

facilities where those exist. 

 

7. Provision for water supply. 

 

a. Artesian will provide potable water and fire protection for the development. 

 

8. Provision for sewage disposal. 

 

a. Artesian will provide wastewater service for the development. 

 

9. Provision for solid waste disposal. 

 

a. Arrangements will be made with a commercial trash hauler to provide trash 

collection for Stratus Estates. 

 

10. Prevention of surface and groundwater pollution. 

 

a. All runoff from the Stratus Estates site will be directed into a storm water 

management system consisting of Best Management Practices (BMP) for 

treatment and discharge. The storm water management facilities will be designed 

in accordance with Delaware / Sussex County standards. 

b. Ultimately, through post-development design, runoff will receive better treatment 

than during pre-development conditions. The project will meet the current storm 

water management regulations as required by DNREC. 

 

11. 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. 

 

a. As stated above, stormwater management quality and quantity will be provided by 

a storm water management system consisting of Best Management Practices 

(BMP) for treatment and discharge. The BMP’s will be designed per Delaware / 

Sussex County standards. The stormwater collection/treatment system will be 

adequately sized to prevent flooding. 

b. Erosion and sediment control will be provided by methods approved by the Sussex 

Conservation District. An erosion and sediment control plan will be prepared and 

submitted for review. 
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12. Provision for safe vehicular and pedestrian movement within the site and to 

adjacent ways. 

 

a. Entrance to the site shall be designed per current DelDOT standards. 

b. To promote pedestrian traffic within the development, sidewalks are provided 

along both sides of the community streets. 

c. All roads will be designed in accordance with Sussex County standards. 

 

13. Effect on area property values. 

 

a. It is expected that the proposed Stratus Estates community will cause current 

property values to remain the same if not increase the value of the properties in 

the area. Great attention has been paid to the detail and aesthetic qualities of the 

plan, the livability of the community and amenities provided. 

 

14. Preservation and conservation of farmland. 

 

a. The proposed subdivision will not adversely affect adjacent farmland due to 

landscaped buffers and other natural wooded areas and wetland that separate the 

community from farmland. 

 

15. Effect on schools, public buildings, and community facilities. 

 

a. Stratus Estates will have not adversely effect schools, public buildings and 

community facilities. 

b. Community amenities will include a pool and bathhouse. In addition, Stratus 

Estates includes several open space areas for other active and passive uses. 

 

16. Effect on area roadways and public transportation. 

 

a. A pre-submittal meeting was held with DelDOT officials concerning area 

roadway improvements related to Stratus Estates specifically with regard to off-

site transportation improvements and frontage improvements.  The entirety of 

Stockley Road from Forest Road to Cool Spring Road will be widened and Cool 

Spring Road will also be widened to Local Road Standards (11’ travel lanes and 

5’ shoulders).  In addition a 10’ wide shared use path is required along the 

properties frontage on both Stockley Road and Cool Spring Road. 

 

17. Compatibility with Other Land Uses. 

 

a. The project is in the vicinity of other residential cluster communities of Coastal 

Club, Ridings at Rehoboth, Ocean Meadows and Heron Bay, thus being 

compatible in density, home style and land use. 
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18. “Effect on Area Waterways.” 

 

a. Runoff will be treated for water quality and quantity prior to discharge. 

 

 





 
 

ST ATE OF DELAWARE 
EXECUTIVE DEPARTMENT 

OFFICE OF STATE PLANNING COORDINATION 
 

August  21, 2019 
 
 
 

Mr. John Murray 
The Kercher Group, Inc. 
37385 Rehoboth Ave. Unit #11 
Rehoboth Beach, DE 19971 

 
RE: PLUS review 2019-07-04; Cool Spring Meadows 

Dear Mr. Murray: 

Thank you for meeting with State agency planners on July 24, 2019 to discuss the Cool Spring 
Meadows project. According to the information received you are seeking review of a 226 unit 
subdivision on 187.93 acres along Stockley Road in Level 4 in Sussex County. 

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

 

Strategies for State Policies and Spending 
 

This project represents land development that will result in 226 residential units in an Investment 
Level 4 area according to the 2015 Strategies for State Policies and Spending. Investment Level 
4 indicates where State investments will support agricultural preservation, natural resource 
protection, and the continuation of the rural nature of these areas. New development activities 
and suburban development are not supported in Investment Level 4 areas. These areas are 
comprised of prime agricultural lands and environmentally sensitive wetlands and wildlife 
habitats, which should be, and in many cases have been preserved. 

 
 
 
 
 
 

122 Martin Luther King Jr. Blvd. South - Haslet Armory • Third Floor• Dover, DE 19901 
Phone (302)739-3090 • Fax (302) 739-5661 •www.stateplanning.delaware.gov 
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From a fiscal responsibility perspective, development of this site is likewise inappropriate. The 
cost of providing services to development in rural areas is an inefficient and wasteful use of the 
State's fiscal resources. The project as proposed will bring new residents to an area where the 
State has no plans to invest in infrastructure upgrades or additional services. These residents will 
need access to such services and infrastructure as schools, police, and transportation. To provide 
some examples, the State government funds 100% of road maintenance and drainage 
improvements for the transportation system, 100% of school transportation and paratransit 
services, up to 80% of school construction costs, and 100% of the cost of police protection in the 
unincorporated portion of Sussex County where this development is proposed. Over the longer 
term, the unseen negative ramifications of this development will become even more evident as 
the community matures and the cost of maintaining infrastructure and providing services 
mcreases. 

 
Because the development is inconsistent with the Strategies for State Policies and Spending, the 
State does not support this proposed development. 

 
With that said, the comments in this letter are technical, and are not intended to suggest that 
the State supports this development proposal. This letter does not in any way suggest or 
imply that you may receive or may be entitled to permits or other approvals necessary to 
build on this property, construct the development you indicate, or any subdivision thereof 
on these lands. 

 

Code Requirements/Agency Permitting Requirements 
 

Department of Transportation - Contact BiJI Brockenbrough 760-2109 
• The site access on Stockley Road (Sussex Road 280) must be designed in accordance 

with DelDOT's Development Coordination Manual, which is available at 
http: //www.deldot.gov/Busi ness/subdivisions/index .shtm I?dc=changes . 

 
• Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required before plans 

are submitted for review. The form needed to request the meeting and guidance on what 
will be covered there and how to prepare for it is located at 
http  ://www.deldot.go  /Bu in ess/subdi   i  ion  /pelfs/Meeting R qu t Form.pdf?080220 
11. 

 
• Section P.5 of the Manual addresses fees that are assessed for the review of development 

proposals. DelDOT anticipates collecting the Initial Stage Fee when the record plan is 
submitted for review and the Construction Stage Fee when construction plans are 
submitted for review. 

 
• Per Section 2.2.2.1 of the Manual, Traffic Impact Studies (TIS) are warranted for 

developments generating more than 500 vehicle trip ends per day or 50 vehicle trip ends 
per hour in any hour of the day. From the PLUS application, the total daily trips are 

http://www.deldot.gov/Business/subdivisions/index.shtmI?dc=changes
http://www.deldot.go/Buiness/subdi
http://www.deldot.go/Buiness/subdi


PLUS review 2019-07-04 
Page 3 of 8 

 

 
 

estimated at 2,158 vehicle trip ends per day. DelDOT calculates a higher number, 2,201 
vehicle trip ends per day, but regardless the warrant for a TIS is met. 

 
In April 2006 (See attached letters.) DelDOT commented to the County on its review of a 
TIS for an earlier plan to develop these lands. The letter includes a numbered list of off- 
site improvements and contributions toward off-site improvements that DelDOT 
recommended be required of the development. 

 
Some of the listed items apply to locations that would not be included in a TIS done 
today because DelDOT regulations have changed. Following is a list of off-site 
improvements and contributions toward off-site improvements that DelDOT finds should 
be required of the developer. If the County or the developer would prefer to restart the 
TIS process with current data, DelDOT would be amenable to that. Alternatively, 
DelDOT recommends that the following items be required: 

 
o The developer should improve Stockley Road from Cool Spring Road (Sussex 

Road 290) to Forest Road (Sussex Road 292) in order to meet DelDOT local road 
standards as nearly as possible. Local road standards include two eleven-foot 
travel lanes and two five-foot shoulders. The developer should provide a 
bituminous concrete overlay to the existing travel lanes, at DelDOT' s discretion. 
DelDOT should analyze the existing travel lanes' pavement section and 
recommend an overlay thickness to the developer's engineer if necessary. 

 
o The developer should improve Cool Spring Road from Stockley Road to the north 

limit of the site frontage in order to meet DelDOT local road standards as nearly 
as possible. Local road standards include two eleven-foot travel lanes and two 
five-foot shoulders. The developer should provide a bituminous concrete overlay 
to the existing travel lanes, at DelDOT's discretion. DelDOT should analyze the 
existing travel lanes' pavement section and recommend an overlay thickness to 
the developer's engineer if necessary. 

 
o The developer should enter into a traffic signal agreement with DelDOT for the 

intersection of Delaware Route 5 and Forest Road. 
 

• As necessary, in accordance with Section 3.2.5 and Figure  3.2.5-a  of  the Manual, 
DelDOT will require dedication ofright-of-way along the  site's  frontage  on  Stockley 
Road and Cool  Spring Road.  By this regulation, this dedication is to provide a minimum  
of 30 feet ofright-of-way from the physical centerline along both roads. The following 
right-of-way dedication note is required, "An X-foot wide right-of-way is hereby 
dedicated to the State of Delaware, as per this plat." 

 
• In accordance with Section 3.2.5.1.2 of the Manual, DelDOT will require the 

establishment of a 15-foot wide permanent easement across the property frontage on 
Stockley Road and Cool Spring Road. The location of the easement shall be outside the 
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limits of the ultimate right-of-way. The easement area can be used as part of the open 
space calculation for the site. The following note is required, "A 15-foot wide 
permanent easement is hereby established for the State of Delaware, as per this 
plat." 

 
• Referring to Section 3.4.2.1 of the Manual, the following items, among other things, are 

required on the Record Plan: 
 

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

 
o Depiction of all existing entrances within 600 feet of the entrances on Stockley 

Road. 
 

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

 
• Section 3.5 of the Manual provides DelDOT's requirements with regard to connectivity. 

The requirements in Sections 3.5.1 through 3.5.3 shall be followed for all development 
projects having access to state roads or proposing DelDOT maintained public streets for 
subdivisions. DelDOT recommends that Goldemod Drive be extended to the property 
line as a stub street. 

 
• Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and sidewalks. 

For projects in Level 1 and 2 Investment Areas, installation of paths or sidewalks along 
the frontage on State-maintained roads is required. DelDOT anticipates requiring the 
developer to build Shared Use Paths along their frontage on both Stockley Road and Cool 
Spring Road. 

 
• Section 3.5.4.4 of the Manual addresses access-ways, essentially shared-use paths 

connecting subdivision streets either to each other or to the road on which the property 
fronts. DelDOT anticipates requiring the developer to build one access-way from 
Goldemod Drive to Stockley Road near Lot 16 and another from Monarch Avenue to 
Cool Spring Road near Lot 99. 

 
• Referring to Section 3.5.5 of the Manual, existing and proposed transit stops and 

associated facilities as required by the Delaware Transit Corporation (DTC) or DelDOT 
shall be shown on the Record Plan. 

 
• In accordance with Section 3.8 of the Manual, storm water facilities, excluding filter 

strips and bioswales, shall be located a minimum of 20 feet from the ultimate State right- 
of-way along Stockley Road and Cool Spring Road. 

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

 
• In accordance with Section 5.14 of the Manual, all existing utilities must be shown on the 

plan and a utility relocation plan will be required for any utilities that need to be 
relocated. 
If granted preliminary approval, a pre-submittal meeting is required by DELDOT. At 
this meeting, the above items will be discussed. The developer shall be required to 
make all required improvements. 

 
 

Department of Natural Resources and Environmental Control - Contact Michael 
Tholstrup 735-3352 
Wastewater Disposal 

• The DNREC Groundwater Discharge Large Systems Section will need to be notified 
where the developer intends to send the wastewater. The PLUS application states that a 
new community system will not be located on this site. 
If granted preliminary approval, a central sewer system is proposed. A pump station 
shall be provided for this site and Artesian will maintain the system. 

 
Floodplain and Sea Level Rise 

• Chapel Branch runs through the southeast comer of the site. This site is situated 
upstream of the mapped floodplain for Chapel Branch, 

 
• The unmapped floodplain area should be avoided, and floodplain analysis and mapping 

could be required. 
If required, a floodplain analysis and mapping would be performed. 

 
Water Quality 

• DNREC mapping indicates presence of wetlands and hydric soils (Hurlock) which 
encompass a large portion of the subject parcel. 

 
• Increased impervious cover from development and removal of forest cover will increase 

the potential for future flooding concerns. 
 

• Green-technology stormwater management is highly recommended. Efforts to mitigate 
for impervious cover (pervious pavers) should also be implemented where applicable. 

 
• To protect the function and integrity of wetlands, a minimum 100-foot buffer should be 

left intact around the perimeter. 
 

• Avoid disturbance and filling of wetlands. 
If granted preliminary approval, the project would be subject to approval from the Sussex 
Conservation District. The project will adhere it all state regulations. 

 
Forest Preservation 

• DNREC mapping indicates presence of forested wetlands which encompass a large 

http://www.deldot.gov/Business/subdivisions/index.shtml
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portion of the subject parcel. 
 

• The site plan should be designed to allow for the preservation of as much of this wooded 
area as feasible, with special consideration for preservation given to large, mature trees. 
Leaving a forest intact is usually more beneficial to the existing wildlife and is preferred 
to clearing. 

 
• To reduce impacts to nesting birds and other wildlife species that utilize forests for 

breeding, we recommend that clearing not occur April 1st to July 31st. 
 

• Low spillage lights (those that reflect light directly downward onto the illuminated area) 
should be used on roads and homes within 750 feet of the forested wetlands on site. 
Fluorescent and mercury vapor lighting should not be used. 

• Contact the Division of Fish and Wildlife for assistance in identifying , preserving, and 
managing the existing forest on-site. For technical assistance or to schedule a site visit 
please contact Katie Kadlubar , Ka thr yn.Kadl ubar@ delaware.gov. 
The preliminary plan shows a minimal amount to tree clearing. The original 
approved subdivision encompassed the entire property and required a 
significant portion of the trees to be removed. The revised plan reflects the 
developers efforts to conserve these natural resources. The developer may 
request clearing to occur as stated above. Most lighting to be installed by the 
developer would typically be downward facing. 

 
 

State Historic Preservation Office - Contact Carlton Hall 736-7404 
• The Delaware SHPO does not support development in a Level 4 area. 

 
• There are no known archaeological sites or known National Register listed or eligible 

properties on the parcel. However, the soils are a mix of well-and poorly drained areas. 
Poorly drained areas could have been a source for plant and animal resources. There is 
moderate potential for archaeological resources to be present and our office recommends 
an archaeological survey of the project area. If there are any questions, inquiries, or 
concerns, feel free to contact the Delaware State Historic Preservation Office for 
assistance at 302-736-7400. 

 
• If any project or development proceeds, the developer should be aware of the Unmarked 

Human Burials and Human Skeletal Remains Law (Del. C. Title 7, Ch. 54). Prior to any 
demolition or ground-disturbing activities, the developer should hire an archaeological 
consultant to examine the parcel for archaeological resources, including unmarked human 
burials or human skeletal remains, to avoid those sites or areas. 

 
• If there is federal involvement, in the form oflicenses, permits, or funds, the federal 

agency, often through its client, is responsible for complying with Section 106 of the 
National Historic Preservation Act (36 CFR 800) and must consider their project's effects 
on any known or potential cultural or historic resources. For further information on the 
Section 106 process please review the Advisory Council on Historic Preservation's 
website at: www.achp.gov 

 
The developer would be open to allowing the State investigate the property for any 

mailto:Kathryn.Kadlubar@delaware.gov
http://www.achp.gov/
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archaeological resources. It is noted that the developer shall hire an archaeological 
consultant to investigate potential unmarked burial site. 
 

Delaware State Fire Marshall's Office - Contact John Rudd 323-5365 
At the time of formal submittal, the applicant shall provide; completed application, fee, and three 
sets of plans depicting the following in accordance with the Delaware State Fire Prevention 
Regulation: 
Fire Protection Water Requirements: 

• Where a water distribution system is proposed for single-family dwellings it shall be 
capable of delivering at least 500 gpm for 1-hour duration, at 20-psi residual pressure. 
Fire hydrants with 1000 feet spacing on centers are required. 

• The infrastructure for fire protection water shall be provided, including the size of water 
mams. 

 
Accessibility: 

• All premises, which the fire department may be called upon to protect in case of fire, and 
which are not readily accessible from public roads, shall be provided with suitable gates 
and access roads, and fire lanes so that all buildings on the premises are accessible to fire 
apparatus. Additionally, where trees are to be situated adjacent to travel roads in the 
subdivision, some forethought should be exercised regarding how future growth of the 
trees may affect fire department travel throughout the subdivision. 

• Fire department access shall be provided in such a manner so that fire apparatus will be 
able to locate within 100 ft. of the front door. 

• Any dead end road more than 300 feet in length, such as Point Lane and Bayberry Drive, 
shall be provided with a tum-around or cul-de-sac arranged such that fire apparatus will 
be able to tum around by making not more than one backing maneuver. The minimum 
paved radius of the cul-de-sac shall be 38 feet. The dimensions of the cul-de-sac or turn- 
around shall be shown on the final plans. Also, please be advised that parking is 
prohibited in the cul-de-sac or tum around. 

• The use of speed bumps or other methods of traffic speed reduction must be in 
accordance with Department of Transportation requirements. 

• The local Fire Chief, prior to any submission to our Agency, shall approve in writing the 
use of gates that limit fire department access into and out of the development or property. 

 
Gas Piping and System Information: 

• Provide type of fuel proposed, and show locations of bulk containers on plan. 
 

Required Notes: 
• Provide a note on the final plans submitted for review to read " All fire lanes, fire 

hydrants, and fire department connections shall be marked in accordance with the 
Delaware State Fire Prevention Regulations" 

• Name of Water Supplier 
• Proposed Use 
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• National Fire Protection Association (NFPA) Construction Type Maximum Height of 
Buildings (including number of stories) 

• Provide Road Names, even for County Roads 
If granted preliminary approval, the project will be required to submit to the 
OSFM for their approval. The project shall adhere to the State regulations. 

 
Sussex County - Contact Rob Davis 302-855-7820 

• Sussex County does not expect to provide sanitary sewer service within the area proposed 
for the 226-unit subdivision. The Sussex County Engineering Department recommends 
the project receive wastewater service from Artesian Utilities as proposed. 
If granted preliminary approval, wasterwater service shall be from Artesian Utilities. 

 
In addition to the comments above our office has received a letter from Brandy Nauman, 
Sussex County Housing Coordinator & Fair Housing Compliance Officer. A copy of that 
letter is enclosed wit this letter. 

If granted preliminary approval, the developer may wish to contact the County 
regarding affordable housing.  

 
Following receipt of this letter and upon filing of an application with the local jurisdiction, 
the applicant shall provide to the local jurisdiction and the Office of State Planning 
Coordination a written response to comments received as a result of the pre-application 
process, noting whether comments were incorporated into the project design or not and the 
reason therefore. 

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

s 0: .k 
Constance C. Holland AICP 
Director, Office of State Planning Coordination 

CC: Sussex County 

Enclosure 
Attachment 



 

 
 

BRANDY BENNETT NAUMAN 
HOUSING COORDINATOR & 

FAIR HOUSING COMPLIANCE OFFICER 
(302) 855-7777 T 
(302) 854-5397 F 

bnauman@sussexcountyde.gov 
 
 

July 22, 2019 
 
 

Mr. John Murray 
The Kercher Group, Inc. 
37385 Rehoboth Ave., Unit #11 
Rehoboth Beach, DE 19971 

ussex <!Countp 
DELAWARE 

sussexcountyde.gov 

 
RE: Cool Spring Meadows-PLUS Review (PLUS 2019-07-04) 

Dear Mr. Murray, 

Sussex County endeavors to promote non-discrimination and affordable housing whenever possible 
throughout the County. In this regard, the developer and associated financial institutions are encouraged 
to provide and finance affordable housing opportunities to Sussex County residents in all new 
developments, and affirmatively market those affordable housing units to diverse populations. 

 
For questions about opportunities available for affordable housing projects within Sussex County, please 
consult Sussex County's "Affordable Housing Support Policy". The policy along with other resources 
are available on the County's Affordable & Fair Housing Resource Center website: 
www.sussexcountyde.gov/affordable-and-fair-housing-resource-center. The County's Community 
Development & Housing Department can advise about existing affordable housing opportunities in 
Sussex County and the appropriate County Department to contact regarding specific development issues 
concerning future affordable housing projects within Sussex County. 

 
The Community Development & Housing Department can also explain and assist with any financial 
support or incentives that may be available to a project from federal, state and county sources, as well 
as private funding sources that also promote affordable housing in Sussex County. 

 
Please understand that all residential projects, including Affordable Housing Projects are subject to the 
applicable provisions of the Sussex County Subdivision and Zoning Codes, and the approval processes 
set forth in those Codes. 

 
On behalf of Sussex County, we look forward to cooperating with you and your project as it moves 
forward. 

 

Thank you, 
 

. 
Brandy B. Nauman 
Housing Coordinator & 
Fair Housing Compliance Officer 

 
 
 

COUNTY ADMINISTRATIVE OFFICES WEST COMPLEX 
22215 DUPONT BOULEVARD I PO BOX 589 

GEORGETOWN,  DELAWARE 19947 

mailto:bnauman@sussexcountyde.gov
http://www.sussexcountyde.gov/affordable-and-fair-housing-resource-center


 

 
April 19, 2006 

 
Mr. Todd J. Sammons 
Project Engineer 
DelDOT Division of Planning 
P.O. Box 778 
Dover, DE 19903 

 
RE: Agreement No. 1294 

Traffic Impact Study Review Services 
Task No. 91 – Cool Spring Meadows 

 
Dear Mr. Sammons, 

 
McCormick Taylor has completed its review of the Traffic Impact Study (TIS) for the 
development of Cool Spring Meadows prepared by Orth-Rodgers and Associates, Inc., dated 
January 19, 2006. This review was assigned as Task Number 91. Orth-Rodgers and Associates, 
Inc. prepared the report in a manner generally consistent with DelDOT’s Rules and Regulations 
for Subdivision Streets. 

 
The TIS evaluates the impacts of the development of Cool Spring Meadows in Sussex County, 
Delaware. The proposed development would consist of 233 single-family detached houses. This 
development is located on the both sides of Stockley Road (Sussex Road 280), west of Cool 
Spring Road (Sussex Road 290). Two access points on Stockley Road are proposed to create a 
four-way intersection, and one access point is proposed on Cool Spring Road creating a t- 
intersection. Construction is expected to be complete by 2010. 

 
There are currently no active DelDOT projects within the study area. 

 
Based on our review, we have the following comments and recommendations: 

 
One intersection exhibits level of service deficiencies without the implementation of physical 
roadway and/or traffic control improvements: the intersection of US Route 9 (Lewes– 
Georgetown Highway) and Cool Spring Road. This intersection is expected to exhibit level of 
service deficiencies in the 2010 afternoon and summer Saturday peak hours with and without the 
development, and in the 2010 morning peak hour with the development. 

 
Should the County choose to 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. 

 
 
 
 
 
 
 



Cool Spring Meadows April 19, 2006 
Page 2 

 

 

 

1. The developer should improve Stockley Road from Forest Road (Sussex Road 292) to 
Cool Spring Road in order to meet DelDOT local road standards as nearly as possible. 
Local road standards include two eleven-foot travel lanes and two five-foot shoulders. 
The developer should provide a bituminous concrete overlay to the existing travel lanes, 
at DelDOT’s discretion. DelDOT should analyze the existing travel lanes’ pavement 
section and recommend an overlay thickness to the developer's engineer if necessary. 

 
2. The developer should improve Cool Spring Road from Stockley Road to Forest Road in 

order to meet DelDOT local road standards as nearly as possible. Local road standards 
include two eleven-foot travel lanes and two five-foot shoulders. The developer should 
provide a bituminous concrete overlay to the existing travel lanes, at DelDOT’s 
discretion. DelDOT should analyze the existing travel lanes’ pavement section and 
recommend an overlay thickness to the developer's engineer if necessary. 

 
3. The developer should enter into a traffic signal agreement with DelDOT for the 

intersection of US Route 9 and Cool Spring Road. The agreement should include 
pedestrian signals, crosswalks, and interconnection at DelDOT’s discretion. Due to the 
fact that an active railroad line is aligned diagonally through the intersection, any traffic 
signal agreement should also include active railroad warning devices and railroad- 
highway traffic signal interconnection at DelDOT’s discretion. 

 
4. The following bicycle and pedestrian improvements should be included: 

 
a) A minimum of a five-foot bicycle lane should be striped along the Stockley Road 

and Cool Spring Road site frontage (in addition to any required turn lanes) in 
order to facilitate safe and unimpeded bicycle travel. 

b) A fifteen-foot wide permanent easement should be established across the property 
frontage for a future ten-foot wide multi-use path. 

c) Regulatory/warning signage should be added to any forthcoming plans to this 
project in order to alert motorists to the presence of bicycle traffic. 

d) Utility covers should be moved outside of the designated bicycle lane or be flush 
with the pavement. 

e) Internal sidewalks to promote walking as a viable transportation alternative 
should be constructed. 

f) An ADA compliant crosswalk should be considered at the opposing access points 
along Stockley Road. 

 
 

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 subdivision review 
process. 



Cool Spring Meadows April 19, 2006 
Page 3 

 

 

 

Additional details on our review of the TIS are attached. Please contact me at (302) 738-0203 or 
through e-mail at mluszcz@mtmail.biz if you have any questions concerning this review. 

 
 

Sincerely, 
 

McCormick Taylor, Inc. 
 
 
 

Mark Luszcz, P.E., PTOE, AICP 
Associate 

 
Enclosure 

mailto:mluszcz@mtmail.biz
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General Information 
 

Report date: January 19, 2006 
Prepared by: Orth-Rodgers & Associates, Inc. 
Prepared for: Ocean Atlantic Agency 
Tax parcel: 2-34-5.00-30.00, 2-34-5.00-33.00 
Generally consistent with DelDOT’s Rules and Regulations for Subdivision Streets: Yes 

 
Project Description and Background 

 
Description: Development of 233 single-family detached houses 
Location: Site is located on either side of Stockley Road, west of Cool Spring Road in Sussex 
County, Delaware 
Amount of land to be developed: approximately 207 acres 
Land use approval(s) needed: Subdivision Review 
Proposed completion date: 2010 
Proposed access locations: Two access points on Stockley Road are proposed to create a four- 
way intersection, and one access point is proposed on Cool Spring Road creating a t-intersection. 

 
Livable Delaware 
(Source: Delaware Strategies for State Policies and Spending, July 2004) 

 
Location with respect to the Strategies for State Policies and Spending Map of Delaware: 
The proposed Cool Springs Meadow Development is located within Investment Level 4. 

 
Description of Investment Level 4: 
Areas located within Investment Level 4 are predominantly agricultural; contain agribusiness 
activities, farm complexes and small settlements that are often found at historic crossroads. 
These areas contain undeveloped natural areas, including forestland and recreational parks, 
however may have scattered single-family detached residential homes located within them. 

 
Transportation facilities and services will be preserved by the state while they continue to 
manage the transportation system in a manner that will support the preservation of the natural 
environment. The state will limit its investments in water and wastewater systems to existing 
public health, safety and environmental risks and discourage accommodating further 
development. In addition, the state will limit continued development of areas within Investment 
Level 4 to those that enhance agriculture and protect water supplies, preserve critical habitat and 
maintain existing education and public safety services. Although residential development is not 
desirable in Investment Level 4, conservation design techniques (protecting large portions of 
existing open space and farmland while clustering development on a smaller portion of the parcel 
and using environmentally friendly design innovations) can be utilized in some cases to help 
ensure that developments are compatible with the rural character and natural resources present in 
the area. However, it is the state’s general intent to discourage additional development in 
Investment Level 4 areas that are unrelated to the areas’ needs by limiting infrastructure 
investment. 
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Proposed Development’s Compatibility with Livable Delaware: 
The proposed Cool Spring Meadows Development falls within Investment Level 4. Residential 
development is generally not desirable in Investment Level 4. Developments within Investment 
Level 4 areas should focus on protection of large portions of existing open space and farmland 
on a site while clustering development on a smaller portion of the parcel. This proposed 
development would be developed using the cluster option under that zoning and therefore would 
be compatible with Livable Delaware. However, it should be noted that conservation design 
techniques should be utilized to ensure that the development is compatible with the rural 
character and natural resources present in the area. 

 
Comprehensive Plans 

 
Sussex County Comprehensive Plan: (Source: 2003 Sussex County Comprehensive Plan 
Update) The Sussex County Comprehensive Plan indicates that the parcel of land for the 
proposed development is in a Low Density Area. The purpose of the Low Density Area is to 
provide for a full range of agricultural activities and to protect agricultural lands as one of the 
County's most valuable natural resources from the depreciating effect of objectionable, 
hazardous and unsightly uses. Although this area is intended primarily for agricultural use, low 
density residential development is permitted. Density guidelines state that the minimum lot size 
in a Low Density Area is 20,000 square feet (about 0.46 acres). 

 
Public water and wastewater systems are not planned for low density areas therefore the 
proposed development will use on-site septic systems or private wastewater treatment systems. 
Improvements to local roads will be limited to safety considerations and emergency evacuation. 

 
Proposed Development’s Compatibility with Comprehensive Plans: Since the average 
density of this proposed development would be approximately 1.12 dwelling units/acre (close to 
an average 0.89 acre lots sizes), this development would most likely be compatible with the 
Sussex County Comprehensive Plan. 
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Transportation Analysis Zone 
 

Transportation Analysis Zones (TAZ) where development would be located: 
637 (Peninsula Code TAZ) 

 
TAZ Boundaries: 

 
Current employment estimate for TAZ: 36 
in 2005 
Future employment estimate for TAZ: 39 
in 2010 
Current population estimate for TAZ: 841 
in 2005 
Future population estimate for TAZ: 938 
in 2010 
Current household estimate for TAZ: 351 
in 2005 
Future household estimate for TAZ: 397 in 
2010 
Relevant committed developments in the 

TAZ: Beaver Creek (The Villages) 
Would the addition of committed developments to current estimates exceed future 
projections: Yes 
Would the addition of committed developments and the proposed development to current 
estimates exceed future projections: Yes 

 
Relevant Projects in the DelDOT Capital Transportation Program (2005-2010) 

 
There are currently no active DelDOT projects within the study area. 

 
Trip Generation 

 
Trip generation for the proposed development was computed using comparable land uses and 
equations contained in Trip Generation, Seventh Edition, published by the Institute of 
Transportation Engineers (ITE). The following land uses were utilized to estimate the amount of 
new traffic generated for this development: 

 
• Single-Family Detached Houses (ITE Land Use Code 210) 

 
Table 1. 

COOL SPRING MEADOWS TRIP GENERATION 
 

Land Use 
AM 

Peak Hour 
PM 

Peak Hour 
Saturday 
Mid-Day 

In Out Total In Out Total In Out Total 
233 Residential Single-Family 
Detached Houses 

43 130 173 145 85 230 118 100 218 

TOTAL TRIPS 43 130 173 145 85 230 118 100 218 
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Overview of TIS 
 

Intersections examined: 
 

1) Stockley Road (Sussex Road 280) & Site Access 
2) Cool Spring Road (Sussex Road 290) & Site Access 
3) Cool Spring Road & Stockley Road 
4) Cool Spring Road & Forest Road (Sussex Road 292) 
5) Forest Road & Stockley Road 
6) Cool Spring Road & Delaware Route 5 (Sussex Road 22)* 
7) Cool Spring Road & US Route 9 (Sussex Road 18)* 
8) Forest Road/Anderson Corner Road (Sussex Road 292) & Delaware Route 5* 
9) Stockley Road & Beaver Dam Road (Sussex Road 23)* 

 
The asterisks (*) indicate intersections for which Saturday conditions were analyzed. 

 
Conditions examined: 

 
1) 2005 existing conditions 
2) 2010 without Cool Spring Meadows Development 
3) 2010 with Cool Spring Meadows Development 

 
Peak hours evaluated: Weekday morning and evening peak hours, Saturday mid-day. 

 
Committed developments considered: 

 
1) Heron Bay (352 Single Family Houses) 
2) Beaver Creek 

a. The Meadows (102 Single-Family Houses) 
b. The Trails (170 Single-Family Houses) 
c. The Villages (400 Single-Family Houses, 50 Condominiums, 50,000 Square 

Feet of General Retail) 
3) Stonewater Creek 

a. Phase 1-9 (712 Single-Family Houses) 
b. Phase 10-13 (360 Single-Family Houses) 

4) Oak Crest Pond (26 Single-Family Houses) 
5) Oak Crest Farm (96 Single-Family Houses) 

 
Intersection Descriptions 

 
1) Stockley Road & Site Access: 

Type of Control: Proposed two-way stop-controlled intersection 
Northbound approach: (Site Access) stop-controlled shared left/through/right-turn lane 
Southbound approach: (Site Access) stop-controlled shared left/through/right-turn lane 
Eastbound approach: (Stockley Road) one shared left/through/right-turn lane 
Westbound approach: (Stockley Road) one shared left/through/right-turn lane 
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2) Cool Spring Road & Site Access: 

Type of Control: Proposed T-intersection 
Northbound approach: (Cool Spring Road) one shared left-turn/through lane 
Southbound approach: (Cool Spring Road) one shared through/right-turn lane 
Eastbound approach: (Site Access) stop-controlled shared left/right-turn lane 

 
3) Cool Spring Road & Stockley Road: 

Type of Control: Two-way stop-controlled intersection 
Northbound approach: (Cool Spring Road) stop-controlled shared left/through/right- 
turn lane 
Southbound approach: (Cool Spring Road) stop-controlled shared left/through/right- 
turn lane 
Eastbound approach: (Stockley Road) one shared left/through/right-turn lane 
Westbound approach: (Stockley Road) one shared left/through/right-turn lane 

 
4) Cool Spring Road & Forest Road: 

Type of Control: Stop-controlled T-intersection 
Northbound approach: (Cool Spring Road) one shared left-turn/through lane 
Southbound approach: (Cool Spring Road) one shared through/right-turn lane 
Eastbound approach: (Forest Road) stop-controlled shared left/right-turn lane 

 
5) Forest Road & Stockley Road: 

Type of Control: Stop-controlled T-intersection 
Northbound approach: (Stockley Road) stop-controlled shared left-turn/right-turn lane 
Eastbound approach: (Forest Road) one shared through/right-turn lane 
Westbound approach: (Forest Road) one shared through/left-turn lane 

 
6) Cool Spring Road & Delaware Route 5: 

Type of Control: Two-way stop-controlled intersection 
Northbound approach: (Delaware Route 5) one shared left-turn/through/right-turn lane 
Southbound approach: (Delaware Route 5) one shared left-turn/through/right-turn lane 
Eastbound approach: (Cool Spring Road) stop controlled shared left-turn/through lane 
and one yield controlled channelized right-turn lane 
Westbound approach: (Cool Spring Road) one stop controlled shared left-turn/through 
lane and one yield controlled channelized right-turn lane 

 
7) Cool Spring Road & US Route 9: 

Type of Control: Two-way stop-controlled intersection 
Northbound approach: (Cool Spring Road) stop-controlled shared left- 
turn/through/right-turn lane 
Southbound approach: (Cool Spring Road) stop-controlled shared left- 
turn/through/right-turn lane 
Eastbound approach: (US Route 9) one shared left-turn/through/right-turn lane 
Westbound approach: (US Route 9) one shared left-turn/through/right-turn lane 



Cool Spring Meadows April 19, 2006 
Page 9 

Detailed TIS Review by 
McCormick Taylor, Inc. 

 

 

 

Note: There is an active railroad line aligned diagonally through this intersection, as 
described below. 

 
8) Forest Road/Anderson Corner Road & Delaware Route 5: 

Type of Control: Two-way stop-controlled intersection 
Northbound approach: (Delaware Route 5) one shared left-turn/through/right-turn lane 
Southbound approach: (Delaware Route 5) one shared left-turn/through/right-turn lane 
Eastbound approach: (Anderson Corner Road) stop-controlled shared left- 
turn/through/right-turn lane 
Westbound approach: (Forest Road) stop-controlled shared left-turn/through/right-turn 
lane 

 
9) Stockley Road & Beaver Dam Road: 

Type of Control: Stop-controlled T-intersection 
Northbound approach: (Beaver Dam Road) one shared left-turn/through lane 
Southbound approach: (Beaver Dam Road) one shared through/right-turn lane 
Eastbound approach: (Stockley Road) stop-controlled shared left/right-turn lane 

 
At-Grade Railroad Crossing Description 

 
Location: At the intersection of US Route 9 and Cool Spring Road: 

 
Rail Line: This east-west active rail line is a Class III line called the Delaware Coastline 
line. It is owned by the Delaware Transit Corporation (DTC) and extends from 
Georgetown to Lewes, Delaware. Trains over the line are operated by the Delaware  
Coast Line Railroad. 
Northbound approach: (Cool Spring Road) one shared left/through/right-turn lane with 
appropriate pavement markings and signage. 
Southbound approach: (Cool Spring Road) one shared left/through/right-turn lane with 
appropriate pavement markings and signage. 
Eastbound approach: (US Route 9) one through lane with appropriate pavement 
markings, signage and warning flashers 
Westbound approach: (US Route 9) one through lane with appropriate pavement 
markings, signage and warning flashers 
Description: This is an at-grade crossing of an active rail line that serves about 1 
train/week of about 5 cars in length running through the intersection of US Route 9 and 
Cool Spring Road at a 35 degree angle. The trains along the rail line generally have a 
speed of approximately 15 MPH in this area. The crossing is currently equipped with 
pavement markings and railroad crossing signs at the stop signs on the northbound and 
southbound approaches of Cool Spring Road. On US Route 9, pavement markings, 
signing, and side-mounted warning flashers are present, but there are no gates. Traffic 
volumes at the intersection are expected to increase in the next few years due to the 
development in the area. Without improvements, the intersection is expected to operate  
at a level of service F in the AM, PM and Saturday peak hour with and without the 
development. 
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Transit, Pedestrian, and Bicycle Facilities 
 

Existing transit service: None. 
 

Planned transit service: In an email from David Dooley from DelDOT dated March 8, 2006,  
he stated that no transit routes are proposed in the area. Pedestrian and bicycle mobility access 
should be enhanced so that should transit be expanded to serve these developments in the future, 
pedestrian access to the frontage road would make transit trips more viable. 

 
Existing bicycle and pedestrian facilities: The Delaware Kent and Sussex Counties Bicycle 
Touring Map designates Delaware Route 5 as a bike route; therefore a five-foot minimum 
shoulder must be maintained along any property frontage. 

 
Planned bicycle and pedestrian facilities: In a letter dated November 14, 2005, Anthony Aglio 
from DelDOT commented that Livable Delaware’s updated State Strategies for Spending Map 
indicates the site is located in an Investment Level 4 area, where the existing transportation 
network should preserve the natural environment. Per Livable Delaware’s recommendations 
residential developments such as this are not encouraged in Investment Level 4 areas. However, 
should the development be approved, he requested the following improvements be incorporated 
into the project to facilitate bicycle and pedestrian transportation: 

a) Striped five-foot bicycle lanes with five-foot shoulders (in addition to any required turn 
lanes) along the Stockley Road and Cool Spring Road site frontages. 

b) An ADA compliant crosswalk should be considered at the opposing access points along 
Stockley Road. 

c) Internal sidewalks to promote walking as a viable transportation alternative. 
 

Previous Comments 
 

All comments from DelDOT's Scoping Letter dated May 27, 2005 were addressed in the Final 
TIS submission except for the following: 

• In regards to compliance with DelDOT, AASHTO and MUTCD standards for geometry 
and traffic control devices, no evaluation was performed for the study intersections. 

• In regards to compliance with DelDOT, AASHTO and MUTCD standards for geometry 
and traffic control devices, no evaluation was performed for Stockley Road from 
Delaware Route 23 to Forest Road, Cool Spring Road from Delaware Route 5 to US 
Route 9 and Forest Road from Delaware Route 5 to Cool Spring Road. 

• No correspondence was present indicating that Mr. Mark Harbeson was contacted with 
regard to the Delaware Route 24 corridor project. 

 
All comments from DelDOT's letter dated August 5, 2005 were addressed in the Final TIS 
submission. 

 
All comments from DelDOT's Preliminary TIS Letter dated September 13, 2005 were addressed 
in the Final TIS submission. 
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General HCS Analysis Comments 
(see table footnotes on the following pages for specific comments) 

 
1) The TIS used the existing truck percentage for all approaches in all future cases. McCormick 

Taylor used the greater of either the existing truck percentage or 2% for all future cases. 
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Table 2 
PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 
Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc. 
 

Unsignalized Intersection 1
 

Two-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Stockley Road & Site Access Weekday 

AM 
Weekday 

PM 
Weekday 

AM 
Weekday 

PM 
2010 With Development     

Northbound Site Access A (9.3) A (9.8) A (9.3) A (9.8) 
Southbound Site Access A (9.7) A (10.0) A (9.7) A (10.0) 

Eastbound Stockley Road - Left A (7.5) A (7.5) A (7.5) A (7.5) 
Westbound Stockley Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 
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Table 3 
PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 
Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc. 
 

Unsignalized Intersection 2
 

One-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Cool Spring Road & Site Access Weekday 

AM 
Weekday 

PM 
Weekday 

AM 
Weekday 

PM 
2010 With Development     

Northbound Cool Spring Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 
Eastbound Site Access A (9.3) A (9.8) A (9.3) A (9.8) 
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Unsignalized Intersection 3

 

Two-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Stockley Road & Cool Spring Road Weekday 

AM 
Weekday 

PM 
Weekday 

AM 
Weekday 

PM 
2005 Existing     

Northbound Cool Spring Road A (9.3) A (9.6) A (9.3) A (9.6) 
Southbound Cool Spring Road A (9.9) A (10.0) A (9.9) A (10.0) 

Eastbound Stockley Road - Left A (7.5) A (7.3) A (7.5) A (7.3) 
Westbound Stockley Road - Left A (7.3) A (7.3) A (7.3) A (7.3) 

     
2010 Without Development     

Northbound Cool Spring Road A (9.6) B (10.2) A (9.6) B (10.2) 
Southbound Cool Spring Road B (10.3) B (10.7) B (10.3) B (10.7) 

Eastbound Stockley Road - Left A (7.6) A (7.4) A (7.6) A (7.4) 
Westbound Stockley Road - Left A (7.3) A (7.5) A (7.3) A (7.5) 

     
2010 With Development     

Northbound Cool Spring Road B (10.1) B (10.9) B (10.1) B (10.9) 
Southbound Cool Spring Road B (11.0) B (11.4) B (11.0) B (11.4) 

Eastbound Stockley Road - Left A (7.7) A (7.5) A (7.7) A (7.5) 
Westbound Stockley Road - Left A (7.4) A (7.5) A (7.4) A (7.5) 
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Unsignalized Intersection 4
 

One-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Forest Road & Cool Spring Road Weekday 

AM 
Weekday 

PM 
Weekday 

AM 
Weekday 

PM 
2005 Existing     

Northbound Cool Spring Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 
Eastbound Forest Road A (9.2) A (9.2) A (9.2) A (9.2) 

     
2010 Without Development     

Northbound Cool Spring Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 
Eastbound Forest Road A (9.3) A (9.4) A (9.3) A (9.4) 

     
2010 With Development     

Northbound Cool Spring Road - Left A (7.5) A (7.6) A (7.5) A (7.6) 
Eastbound Forest Road A (9.8) B (10.2) A (9.8) B (10.2) 
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Table 6 
PEAK HOUR LEVELS OF SERVICE (LOS) 

based on Traffic Impact Study for Cool Spring Meadows Development 
Report dated January 19, 2006 

Prepared by Orth-Rodgers & Associates, Inc. 
 
 

Unsignalized Intersection 5
 

One-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Forest Road & Stockley Road Weekday 

AM 
Weekday 

PM 
Weekday 

AM 
Weekday 

PM 
2005 Existing     

Northbound Stockley Road A (9.2) A (9.3) A (9.2) A (9.3) 
Westbound Forest Road - Left A (7.4) A (7.4) A (7.4) A (7.4) 

     
2010 Without Development     

Northbound Stockley Road A (9.5) A (9.6) A (9.5) A (9.6) 
Westbound Forest Road - Left A (7.4) A (7.5) A (7.4) A (7.5) 

     
2010 With Development     

Northbound Stockley Road A (9.7) A (10.0) A (9.7) A (10.0) 
Westbound Forest Road - Left A (7.5) A (7.6) A (7.5) A (7.6) 
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Table 7 

PEAK HOUR LEVELS OF SERVICE (LOS) 
based on Traffic Impact Study for Cool Spring Meadows Development 

Report dated January 19, 2006 
Prepared by Orth-Rodgers & Associates, Inc. 

 
Unsignalized Intersection 6

 

Two-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Cool Spring Road & 
Delaware Route 5 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

2005 Existing       
Northbound Delaware Route 5 - Left A (7.6) A (7.6) A (7.6) A (7.6) A (7.6) A (7.6) 
Southbound Delaware Route 5 - Left A (7.7) A (7.6) A (7.6) A (7.7) A (7.6) A (7.6) 

Eastbound Cool Spring Road B (10.9) B (11.6) B (11.3) B (10.9) B (11.6) B (11.3) 
Westbound Cool Spring Road B (11.0) B (11.2) B (10.9) B (11.0) B (11.2) B (10.9) 

       
2010 Without Development       
Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 
Southbound Delaware Route 5 - Left A (7.8) A (7.9) A (7.9) A (7.8) A (7.9) A (7.9) 

Eastbound Cool Spring Road B (12.5) B (13.9) B (13.6) B (12.5) B (13.9) B (13.6) 
Westbound Cool Spring Road B (12.4) B (13.4) B (13.6) B (12.5) B (13.4) B (13.6) 

       
2010 With Development       
Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 
Southbound Delaware Route 5 - Left A (7.8) A (7.9) A (7.9) A (7.8) A (7.9) A (7.9) 

Eastbound Cool Spring Road B (12.5) B (14.1) B (13.7) B (12.5) B (14.1) B (13.7) 
Westbound Cool Spring Road B (12.6) B (13.7) B (13.8) B (12.6) B (13.7) B (13.8) 
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Unsignalized Intersection 7

 

Two-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 8 
US Route 9 & 
Cool Spring Road 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

2005 Existing       
Northbound Cool Spring Road B (13.5) C (17.3) C (24.9) B (13.5) C (17.3) C (24.9) 
Southbound Cool Spring Road C (17.2) C (20.4) D (29.3) C (17.2) C (20.4) D (29.3) 

Eastbound US Route 9 - Left A (8.1) A (8.5) A (9.1) A (8.1) A (8.5) A (9.1) 
Westbound US Route 9 - Left A (8.3) A (8.5) A (9.2) A (8.3) A (8.5) A (9.2) 

       
2010 Without Development       

Northbound Cool Spring Road D (30.4) F (52.4) F (375.5) D (31.4) F (56.2) F (451.3) 
Southbound Cool Spring Road D (25.6) D (34.0) F (76.9) D (25.9) E (35.5) F (90.6) 

Eastbound US Route 9 - Left A (8.5) A (9.5) B (10.4) A (8.5) A (9.5) B (10.6) 
Westbound US Route 9 - Left A (9.0) A (9.1) B (10.9) A (9.1) A (9.2) B (11.1) 

       
2010 With Development       

Northbound Cool Spring Road E (50.0) F (128.0) F (*) F (53.0) F (150.9) F (1237) 
Southbound Cool Spring Road D (27.9) E (45.4) F (132.7) D (28.5) E (48.9) F (159.7) 

Eastbound US Route 9 - Left A (8.5) A (9.5) B (10.4) A (8.5) A (9.5) B (10.6) 
Westbound US Route 9 - Left A (9.1) A (9.3) B (11.4) A (9.1) A (9.5) B (11.6) 

 
Signalized Intersection 7

 LOS per TIS LOS per 
McCormick Taylor 9

 

US Route 9 & 
Cool Spring Road 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

2010 With Development B (0.59) B (0.76) B (0.88) B (0.60) B (0.77) C (0.93) 
 
 
 
 
 
 
 
 
 
 

7 For unsignalized analyses, the numbers in parentheses following levels of service are average delay per vehicle, 
measured in seconds. For signalized analyses, those numbers are X-critical, a composite volume-to-capacity ratio. 
8 The TIS used a minimum PHF of 0.92 on the eastbound and westbound US Route 9 approaches for all future 
cases. Because this is a rural Level 4 area, McCormick Taylor used a minimum PHF of 0.88 on US Route 9 for all 
future cases. 
9 McCormick Taylor used 6 seconds of yellow and red time; the TIS used 5 seconds of yellow and red time. 
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Unsignalized Intersection 10

 

Two-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Anderson Corner Road/ 
Forest Road & 
Delaware Route 5 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

2005 Existing       
Northbound Delaware Route 5 - Left A (7.5) A (7.6) A (7.5) A (7.5) A (7.6) A (7.5) 
Southbound Delaware Route 5 - Left A (7.7) A (7.8) A (7.7) A (7.7) A (7.8) A (7.7) 

Eastbound Anderson Corner Rd B (12.2) B (13.3) B (11.3) B (12.2) B (13.3) B (11.3) 
Westbound Forest Road B (12.6) B (13.6) B (11.9) B (12.6) B (13.6) B (11.9) 

       
2010 Without Development       
Northbound Delaware Route 5 - Left A (7.7) A (7.8) A (7.8) A (7.7) A (7.8) A (7.8) 
Southbound Delaware Route 5 - Left A (8.0) A (8.2) A (8.1) A (8.0) A (8.2) A (8.1) 

Eastbound Anderson Corner Rd C (15.1) C (18.9) C (16.3) C (15.1) C (19.0) C (16.3) 
Westbound Forest Road B (14.2) C (17.1) B (14.3) B (14.2) C (17.1) B (14.4) 

       
2010 With Development       
Northbound Delaware Route 5 - Left A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) A (7.8) 
Southbound Delaware Route 5 - Left A (8.0) A (8.2) A (8.1) A (8.0) A (8.3) A (8.1) 

Eastbound Anderson Corner Rd B (14.4) C (18.3) B (14.9) B (14.4) C (18.3) B (15.0) 
Westbound Forest Road C (15.3) C (20.9) C (17.5) C (15.3) C (21.0) C (17.5) 
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Unsignalized Intersection 11

 

One-Way Stop Control 
LOS per TIS LOS per 

McCormick Taylor 
Stockley Road & 
Delaware Route 23 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

Weekday 
AM 

Weekday 
PM 

Saturday 
Mid-Day 

2005 Existing       
Northbound Delaware Route 23 - Left A (7.5) A (7.9) A (7.7) A (7.5) A (7.9) A (7.7) 

Eastbound Stockley Road B (11.4) B (12.2) B (11.6) B (11.4) B (12.2) B (11.6) 
       
2010 Without Development       

Northbound Delaware Route 23 - Left A (8.0) A (8.6) A (8.2) A (7.9) A (8.6) A (8.2) 
Eastbound Stockley Road C (16.8) C (23.7) C (20.1) C (15.9) C (23.7) C (20.3) 

       
2010 With Development       

Northbound Delaware Route 23 - Left A (8.1) A (8.7) A (8.3) A (8.0) A (8.7) A (8.3) 
Eastbound Stockley Road C (18.3) D (30.6) C (23.8) C (17.2) D (30.6) C (24.1) 

 





From: Laws, Susanne K (DelDOT)
To: Kevin Smith
Cc: Yates, Brian K. (DelDOT); Brockenbrough, Thomas (DelDOT)
Subject: RE: RE: Cool Spring Meadows
Date: Thursday, February 20, 2020 5:32:17 PM
Attachments: image003.png

image001.png

Hi Kevin,
Thanks for providing the notes and edits.  They generally agree with my notes and
recollection from the meeting.
Thanks,
Susanne
 
Susanne K. Laws, P.E.
Sussex County Review Coordinator
Planning/Development Coordination
Delaware Department of Transportation
P.O. Box 778 – 800 Bay Road
Dover, DE 19903
(302) 760-2128 office
(302) 760-2569 fax
 

 
 
 
From: Kevin Smith <kts@kerchergroup.com> 
Sent: Thursday, February 20, 2020 1:39 PM
To: Laws, Susanne K (DelDOT) <Susanne.Laws@delaware.gov>
Cc: Yates, Brian K. (DelDOT) <Brian.Yates@delaware.gov>; Brockenbrough, Thomas (DelDOT)
<Thomas.Brockenbrough@delaware.gov>
Subject: RE: RE: Cool Spring Meadows
 
Susanne:
 
I have made the correction to the notation regarding The Kercher Group, Inc. contacting DNREC
to inquire about their position of new impervious along Cool Spring Road. If there are no
additional comments, please let me know if DELDOT finds these minutes satisfactory.
 
 
 
Pre-submittal Meeting - Minutes
Location: Delaware Department of Transportation, 800 S. Bay Rd, Dover, DE 19901
Prepared by: Kevin T. Smith, The Kercher Group, Inc.
 
Date: February 11, 2020
 
Project: Cool Spring Meadows – Milton

mailto:Susanne.Laws@delaware.gov
mailto:kts@kerchergroup.com
mailto:Brian.Yates@delaware.gov
mailto:Thomas.Brockenbrough@delaware.gov




                  TM#: 234-5.00-30.00 & 33.00
 
Attendees:
                Susanne Laws (DELDOT)
                James Argo (DELDOT) via Skype
                Brian Yates (DELDOT)
                Bill Brockenbrough (DELDOT)
                Kevin Smith (The Kercher Group, Inc.)
               
Items Discussed:
               
•             Review of PLUS comments
•             Requirements for design
•             Site access located on Stockley Road (SCR 280) shall be designed per DELDOT
Coordination Manual
•             This meeting meets the requirements of a Pre-submittal meeting, which is required prior
to submittal of plans for review
•             Noted that submittal fees are required for the LONOR (Initial Stage Fee) and for the
Entrance Plans (Construction Stage Fee)
•             Discussed DELDOT’s TIS requirements on projects with over 500 daily trips
•             Discussed right-of-way requirements. Local Road - requires 60’ wide (30’ from
centerline).
•             Requires a 15’ Permanent Easement (PE) beyond the 10’ R/W dedication
•             Local road standards – 11’ travelways, 5’ shoulders for both Stockley Rd and Cool Spring
Rd
•             Discussed interconnectivity
•             Level 4 area – requires 10’ shared use path
•             Discussed access ways to connect interior sidewalks to shared use paths
•             Discussed transit stops
•             Stormwater features to be at least 20’ from the right-of-way
•             Discussed design vehicles for entrances
•             Discussed roadway improvement reductions required by DNREC for the originally
approved layout
•             All plans are to be submitted via the PDCA
 
Discussion Details:
•             DNREC submitted a memorandum of understanding to DELDOT during the previous
planning and approval stage, which stated that DNREC did not want any new impervious to be
placed along Cool Spring Road due to lack of drainage. Plans were approved without new
impervious being placed along Cool Spring Road. At the time of the meeting, DELDOT did not
have access to this memorandum. Kercher shall contact DNREC to discuss any concerns they may
have currently about the addition of new impervious along Cool Spring Road. Kercher, DELDOT,
and DNREC will coordinate the improvement planning for both Cool Spring Road and Stockley
Road.
•             DELDOT’s position is that the original approved TIS by Orth-Rodgers & Associates dated



January 19, 2006 meets their requirements. An updated TIS will not be required by DELDOT. This
was noted in the PLUS comments and reinforced at the Pre-submittal meeting.
•             DELDOT does not have improvements scheduled or funded for any intersections in the
vicinity of this project. DELDOT and the developer previously entered into a signal agreement for
the intersection of RT9 and Cool Spring Road. DELDOT received a check for $22,000.00, which was
placed in the Signal Agreement/Revolving Fund. It was discussed that a new signal agreement
will be necessary for the intersection of RT5 and Forest Road. DELDOT shall discuss internally
whether the funds they received for the RT9/Cool Spring Rd signal agreement can be transferred
to the new location or whether a new separate fee will be required.
•             DELDOT typically sends a liaison to Sussex County Public Hearings to answer any
questions from the Commissions. The liaison varies depending of availability.
•             Although this project is located outside of the Henlopen TID, it was discussed that
Stockley Road was included in the conceptual planning for improvements located within the
Henlopen TID. The recommendations included in the PLUS comments were part of that
conceptual planning.
•             As part of the PLUS comments, DELDOT requires the developer to meet DELDOT local
road standards, as nearly as possible. Which is two 11’ travel lanes and two 5’ shoulders. This
applies to both Stockley Road and Cool Spring Road.
•             On the south side, DELDOT has requested an interconnection to tax parcel 234-5.00-
24.00. Goldenrod Drive shall be extended to provide this interconnection.
•             A pedestrian study shall be required due to the location of amenities on both sides of the
road.
•             Kercher Group shall contact DELDOT’s Pavement Section to request pavement cores and
a road widening pavement section recommendation.
•             A SU-30 and a WB-40 vehicle shall be used for the entrance design. The vehicles shall be
able to navigate the entrance without encroaching into the opposite lane of traffic.
•             If vertical curbing is to be used in the right-of-way, 4” vertical curb shall be the
maximum.
•             At the intersection of Stockley Road and Cool Spring Road, the improvements shall
extend past the intersection. Butt joints shall extend 60’ beyond the end of the PT/PC of the
radii.
•             DELDOT shall require stop bars to be placed on Cool Spring Road, both north and south.
•             At the time of submittal, separate Design Criteria forms shall be submitted. One for each
road (Cool Spring Rd and Stockley Rd).
•             For design grading, the shoulder is preferred to be designed at 2%, with a maximum of
4%.
•             Access Ways shall be placed at Lot 16 and Lot 99 to provided interconnection with
internal sidewalks and the shared use path.
 
 
Kevin T. Smith
37385 Rehoboth Ave. Ext, Unit #11, Rehoboth Beach, DE 19971
Direct (302) 781-4346 
 
THE KERCHER GROUP, INC.  
Strategic Infrastructure and Transportation Asset Management
Consulting | Systems | Engineering

tel:(302)%20781-4346




OVER 100 YEARS OF SUPERIOR SERVICE R E S O U R C E S  R E S O U R C E S  

Artesian Water Company AL Artesian Wastewater Management ^ Artesian Utility Development A Artesian Water Pennsylvania 

January 21, 2020 

FUSCO PROPERTIES, L.P. 
C/O Frank J. Vassallo IV 
200 AIRPORT ROAD 
NEW CASTLE, DE 19720 

RE: Cool Spring Meadows Ability to Serve Letter 

With reference to your request concerning Water and Wastewater Service (collectively, "Service") 
for the proposed Cool Spring Meadows Project, consisting of approximately 226 single family 
homes in Indian River Hundred, Sussex County, Delaware known as Tax Parcel Number 234
5.00-30.00, and 234-5.00-33.00 (the "Property"), please be advised as follows: 

Subject to the following conditions, Artesian Water Company, Inc. and Artesian Wastewater 
Management, Inc. (collectively, "Artesian") are willing and able to provide Service to the Property 
that meets all applicable State of Delaware, Delaware Department of Natural Resources and 
Environmental Control, and Sussex County standards. Artesian has existing water and wastewater 
Certificates of Public Convenience and Necessity ("CPCNs") from the Delaware Public Service 
Commission. 

Based on current conditions and subject to the development entity and Artesian entering Water 
and Wastewater Service Agreements (collectively, "Agreements") that addresses the financial 
terms of the provision of Service for the Property, in accordance with Artesian's tariff as approved 
by the Delaware Public Service Commission, Artesian is willing and able to provide the required 
Service for this Property. 

This letter shall expire if Agreements are not executed within one year of the date of this letter. 

Yours very truly, 

ARTESIAN WATER COMPANY, INC. 

A Artesian Water Maryland A Artesian Wastewater Maryland 

Aaam uouia 
Manager of Systems Planning and Design 

664 Churchmans Road, Newark, Delaware 19702, P.O. Box 15004 Wilmington, Delaware 19850 Phone: (302) 453-6900 Fax: (302) 453-6957 
14701 Coastal Highway, Milton, Delav/are 19968 Phone: (302) 645-7299 Fax: (302) 645-8233 

email: artesian@artesianwater.com Website: artesianwater.com 







From: Bruce Bagley
To: Kevin Smith
Subject: Re: Wetlands - Sussex County, DE, Tax Parcel: 234-5.00-30.00 & 33.00 - Fusco Properties
Date: Tuesday, January 7, 2020 3:22:58 PM

Kevin,
It is probably ok to make that area disappear, Bruce

On Tue, Jan 7, 2020 at 2:22 PM Kevin Smith <kts@kerchergroup.com> wrote:

Mr. Bagley:

 

You had performed a wetland delineation on this property some time ago for a project with
Ocean Atlantic and Fusco Properties. It received Final approval on December 6, 2012. The
project has been idle since that time and the subdivision plan has sunset. We are in the
process of attempting to get Preliminary approval again, with a Preliminary hearing set for
January 23, 2020. The client requested that we redesign the project to take up less “space”
and to attempt to preserve as much woods as possible. The new layout has done just that,
however, one of the lots (149) has been designed in a small isolated wetland area along the
property line with Parcel 31.00. We are asking whether, if under the current regulations, that
this area can be considered as isolated and possibly omitted as wetlands. If not, since the
area is so small (2,336 s.f. – 0.05 ac.), that a permit could be obtained to fill in this particular
wetland area.

 

I’ve attached the revised subdivision plan for your use.

 

If you have any questions, please contact me.

 

Thanks.

 

Kevin T. Smith

37385 Rehoboth Ave. Ext, Unit #11, Rehoboth Beach, DE 19971

Direct (302) 781-4346 

 

THE KERCHER GROUP, INC.  

Strategic Infrastructure and Transportation Asset Management

Consulting | Systems | Engineering

mailto:bruce.b.bagley@gmail.com
mailto:kts@kerchergroup.com
mailto:kts@kerchergroup.com
tel:(302)%20781-4346
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GENERAL NOTES 
THE PROJECT SITE IS KNOWN AS COOL SPRING MEADOWS, (T.P.: 2-34-5, PARCELS 30 & 33), AND IS LOCATED 
AT THE NORTHWEST CORNER OF THE SUSSEX COUNTY ROAD 280 AND SUSSEX COUNTY ROAD 290 INTERSECTION 
NEAR HARBESON, DELAWARE. 

THE BOUNDARY AND EXISTING CONDITIONS SHOWN WERE OBTAINED FROM A SURVEY TITLED "BOUNDARY & 
IMPROVEMENT LOCATION SURVEY PLAN" FOR THE PROPERTY KNOWN AS "LANDS OF GLATFELTER PULP WOOD 
COMPANY', TAX MAP PARCEL 2-34-5.00-33.00, PREPARED BY MERESTONE CONSULTANTS, INC., DATED DECEMBER 9, 
2004 AND FROM A SURVEY TITLED "BOUNDARY AND TOPOGRAPHY PLAT FOR THE PROPERTY KNOWN AS "LANDS OF 
FRANCIS HENRY PRETTYMAN", TAX MAP PARCEL 2-35-5.00-30.00, PREPARED BY McCRONE, INC., DATED FEBRUARY 
4, 2005. 

THE WETLAND DELINEATIONS SHOWN WERE OBTAINED FROM THE FOLLOWING SURVEYS: 
- "WETLAND DELINEATION PLAN" FOR THE PROPERTY KNOWN AS "LANDS OF GLATFELTER PULP WOOD COMPANY", 

TAX MAP PARCEL 2-34-5.00-33.00, PREPARED BY MERESTONE CONSULTANTS, INC., DATED MAY 19, 2005. 
- "WETLAND DELINEATION PLAN' FOR THE PROPERTY KNOWN AS 'LANDS OF FRANCIS HENRY PRETTYMAN", TAX MAP 

PARCEL 2-34-5.00-30.00, PREPARED BY MERESTONE CONSULTANTS, INC., DATED MAY 19, 2005. 
- "BOUNDARY AND TOPOGRAPHY PLAT' FOR THE PROPERTY KNOWN AS "LANDS OF FRANCIS HENRY PRETTYMAN", 

TAX MAP PARCEL 2-34-5.00-30.00, PREPARED BY McCRONE, INC., DATED FEBRUARY 4, 2005. 

INFORMATION SHOWN ON THESE SHEETS IS ONLY ACCURATE TO THE EXTENT OF THE SURVEYS PREPARED BY 
THE ABOVE-MENTIONED ORGANIZATIONS. 

A BOUNDARY DISCREPANCY EXISTS BETWEEN THE VARIOUS SURVEYS USED TO CREATE THESE PLANS. KERCHER 
ENGINEERING, INC. ASSUMES NO LIABILITY FOR THE ACCURACY OF THE OVERALL BOUNDARY, AS PREPARED BY THE 
ABOVE-MENTIONED ORGANIZATIONS. 

MAINTENANCE OF THE STREETS WITHIN THIS SUBDIVISION WILL BE THE RESPONSIBILITY OF THE DEVELOPER, THE 
PROPERTY OWNERS WITHIN THIS SUBDIVISION OR BOTH. THE STATE ASSUMES NO RESPONSIBILITY FOR THE FUTURE 
MAINTENANCE OF THESE STREETS. . 

ALL PROPOSED STORMWATER MANAGEMENT FACILITIES, BUFFERS AND OPEN SPACE ARE TO BE MAINTAINED BY THE 
DEVELOPER UNTIL SUCH TIME AS A HOMEOWNERS ASSOCIATION CAN PROVIDE FOR SAID MAINTENANCE. 

ALL LOTS SHALL HAVE ACCESS FROM THE INTERNAL SUBDIVISION STREETS AND DIRECT ACCESS TO SCR 280, SCR 290 
AND SCR 292 WILL NOT BET PERMITTED. EACH LOT WILL BE PERMITTED TO HAVE ONLY ONE ACCESS POINT TO SERVE 
THE ENTIRE PARCEL HORSESHOE DRIVEWAYS WILL NOT BE PERMITTED. 

THIS PLAN DOES NOT VERIFY TO THE LOCATION AND/OR EXISTENCE OF EASEMENTS OR RIGHT-OF-WAYS CROSSING 
SUBJECT PROPERTY AS NO TITLE SEARCH WAS PROVIDED. 

THE CONTRACTOR SHALL ENSURE THAT ALL NECESSARY PERMITS AND APPROVALS HAVE BEEN OBTAINED PRIOR TO 
COMMENCEMENT OF ANY SITE CONSTRUCTION ACTIVITIES. 

ALL CONTRACTORS WORKING ON THIS PROJECT SHALL BE RESPONSIBLE FOR ENSURING THAT ALL CONSTRUCTION ACTWITIES 
RELATED TO THIS PROJECT ARE PERFORMED IN ACCORDANCE WITH ALL O.S.H.A. (OCCUPATIONAL SAFETY and HEALTH 
ADMINISTRATION) STANDARDS AND REQUIREMENTS. 

ALL CONTRACTORS WORKING ON THIS PROJECT SHALL COMPLY WITH THE REQUIREMENTS OF THE DELAWARE EROSION AND 
SEDIMENT CONTROL HANDBOOK, 1989 OR LATEST EDITION. 

CONSTRUCTION MATERIALS AND PROCEDURES SHALL FOLLOW SUSSEX COUNTY SPECIFICATIONS AND STANDARD DRAWINGS 
(LATEST EDITION). 

EXISTING SUBSURFACE UTILITY INFORMATION INDICATED IS BASED UPON VISUAL FIELD INSPECTION BY MERESTONE 
CONSULTANTS, INC. AND McCRONE, INC. SUCH INFORMATION CONCERNING THE SIZE, LOCATION, DEPTH, QUANTITY, ETC. OF 
SUBSURFACE UTILITIES IS APPROXIMATE IN NATURE AND HAS BEEN OBTAINED AS AN AID IN THE PROJECT DESIGN. THE 
INFORMATION PROVIDED IS REPRESENTATIVE OF SUBSURFACE CONDITIONS ONLY AT LOCATIONS AND DEPTHS WHERE SUCH 
INFORMATION WAS OBTAINED. THERE IS NO EXPRESSED OR IMPLIED AGREEMENT THAT UTILITY SIZE, LOCATION, DEPTH, 
QUANTITY, ETC. AS SHOWN EXISTS BETWEEN EXPLORED LOCATIONS. ACCORDINGLY, UTILITY INFORMATION SHOWN SHOULD 
NOT BE REUED UPON FOR CONSTRUCTION PURPOSES. IT IS INCUMBENT UPON THE CONTRACTOR TO VERIFY THE SIZE, 
LOCATION, DEPTH, QUANTITY, ETC. OF ALL UTILITIES BEFORE EXCAVATION. 

BASED ON THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) FLOOD INSURANCE RATE MAP (FIRM) 100029 0330 J, 
MAP NUMBER 10005C0330J, DATED JANUARY 6, 2005, THIS PROPERTY IS IN A ZONE "X"—UNSHADED WHICH IS AN AREA 
DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN. 

ALL FIRE LANES, FIRE HYDRANTS AND FIRE DEPARTMENT CONNECTIONS SHALL BE MARKED IN ACCORDANCE WITH THE 
DELAWARE STATE FIRE PREVENTION REGULATIONS. 

IN ACCORDANCE WITH THE DELAWARE STATE FIRE PREVENTION REGULATIONS PART V, CHAPTER 4, SECTION 4-1.1, THE 
DEVELOPER SHALL PROVIDE, TO THE EMERGENCY DISPATCH CENTER HAVING JURISDICTION, A PLOT PLAN OF THE 
DEVELOPMENT SHOWING EACH LOT LOCATION. THE DEVELOPER SHALL ALSO ASSIGN NUMBERS TO ALL PROPERTIES IN 
A CONSECUTIVE MANOR AND HAVE PLACED THE ASSIGNED NUMBER IN A READILY VISIBLE LOCATION ON EACH HOME TO 
ELIMINATE CONFUSION IN THE EVENT THAT AN EMERGENCY VEHICLE IS NEEDED. 

ALL CUL-DE-SACS ARE TO HAVE A 38' PAVED RADIUS. NO PARKING PERMITTED ON CUL-DE-SACS. 

ALL SINGLE FAMILY HOMES TO BE OF WOOD FRAME CONSTRUCTION WITH A MAXIMUM BUILDING HEIGHT OF THREE STORIES, 
NOT TO EXCEED 42'. 

THIS PROPERTY IS LOCATED IN THE VICINITY OF LAND USED PRIMARILY FOR AGRICULTURAL PURPOSES ON WHICH NORMAL 
AGRICULTURAL USES AND ACTIVITIES HAVE BEEN AFFORDED THE HIGHEST PRIORITY USE STATUS. IT CAN BE ANTICIPATED 
THAT SUCH AGRICULTURAL USES AND ACTIVITIES MAY NOW OR IN THE FUTURE INVOLVE NOISE, DUST, MANURE AND OTHER 
ODORS, THE USE OF CHEMICALS AND NIGHTTIME FARM OPERATIONS. THE USE AND ENJOYMENT OF PROPERTY IS EXPRESSLY 
CONDITIONED ON ACCEPTANCE OF ANY ANNOYANCE OR INCOVENIENCE WHICH MAY RESULT FROM SUCH NORMAL 
AGRICULTURAL USES AND ACTIVITIES. 

MAINTENANCE OF THE MULTI-USE PATH SHALL BE THE RESPONSIBILITY OF THE DEVELOPER, THE PROPERTY OWNERS 
WITHIN THIS SUBDIVISION OR BOTH. THE STATE ASSUMES NO RESPONSIBILITY FOR THE FUTURE MAINTENANCE OF THE 
MULTI-USE PATH. ARTESIAN RESOURCES AND ITS SUBSIDIARIES HEREBY HAS ACCESS TO MAINTAIN FACILITIES WITHIN 
THE MULTI-USE PATH. 

BLANKET EASEMENTS WITHIN ALL PRIVATE RIGHT-OF-WAYS TO BE DEDICATED TO ARTESIAN RESOURCES FOR THE 
MAINTENANCE AND INSPECTION OF ALL INSTALLED UTILITIES. 

A 20' WIDE EASEMENT, 10' ON EITHER SIDE OF CENTERLINE OF PIPE, IS HEREBY CREATED WHERE A SANITARY SEWER 
OR WATER LINE EXITS THE OMITS OF THE PRIVATE RIGHT-OF-WAY. 

ALL SUBDIVISION LOTS SHALL HAVE TEN-FOOT-WIDE EASEMENTS ALONG ALL LOT ONES FOR A TOTAL OF AT LEAST TWENTY 
(20) FEET ALONG A LOT LINE COMMON TO TWO LOTS FOR THE PLACEMENT AND PERPETUAL MAINTENANCE OF ANY UTILITY. 

THE INTERIOR STREET DESIGN SHALL BE IN ACCORDANCE WITH OR EXCEED SUSSEX COUNTY STREET DESIGN REQUIREMENTS. 
STREET DESIGN SHALL INCLUDE CURBS, SIDEWALK (AS DEPICTED ON THE CONSTRUCTION PLANS) AND STREETLIGHTS. 

STREET LIGHTS SHALL BE PROVIDED WITHIN THE SUBDIVISION, THE EXACT LOCATIONS WILL BE DETERMINED BY THE 
ELECTRICAL SUPPLIER. 

ROADWAY IMPROVEMENT NOTES 
1. THE OWNER AND/OR DEVELOPER OF COOL SPRING MEADOWS SHALL BE RESPONSIBLE FOR MAKING THE FOLLOWING OFF-

SITE ROADWAY IMPROVEMENTS: 

- SUSSEX COUNTY ROAD 280 (STOCKLEY ROAD) SHALL BE IMPROVED TO HAVE AN OVERLAY ALONG THE EXISTING PAVEMENT 
WIDTH BEGINNING AT STATION 0+00 TO STATION 17+00. 

- SUSSEX COUNTY ROAD 280 (STOCKLEY ROAD) SHALL BE IMPROVED TO HAVE 11-FOOT WIDE TRAVEL LANES AND 5-FOOT 
WIDE SHOULDERS BEGINNING AT STATION 17+00 TO STATION 48+38.49. 

- SUSSEX COUNTY ROAD 290 (COOL SPRING ROAD) SHALL BE IMPROVED TO HAVE AN OVERLAY ALONG THE EXISTING PAVEMENT 
WIDTH BEGINNING AT STATION 1+28.93 TO STATION 15+50.49. 

2. UPON THE ISSUANCE OF THE ENTRANCE CONSTRUCTION PERMIT BY THE SOUTH DISTRICT PUBLIC WORKS OFFICE, THE 
ENTRANCE AND ROADWAY IMPROVEMENTS ALONG SCR 280 AND SCR 290 SHALL BEGIN CONSTRUCTION. 

3. PRIOR TO THE ISSUANCE OF THE 150th BUILDING PERMIT, THE ENTRANCE AND ROADWAY IMPROVEMENTS ALONG SCR 280 AND 
SCR 290 SHALL BE COMPLETELY CONSTRUCTED, INSPECTED AND ACCEPTED BY DELDOT. NO ADDITIONAL CERTIFICATE OF 
OCCUPANCIES SHALL BE ISSUED UNTIL THE ENTRANCE IMPROVEMENTS ARE COMPLETELY CONSTRUCTED, FINAL INSPECTED 
AND ACCEPTED BY DELDOT. 

4. THE OWNER AND/OR DEVELOPER OF COOL SPRING MEADOWS SHALL CONSTRUCT ALL OFF-SITE IMPROVEMENTS, AS PER THE 
APPROVED ENTRANCE AND ROADWAY CONSTRUCTION PLANS. 

5. IF ANY PHASE OF THIS DEVELOPMENT IS SOLD, IT SHALL BE THE RESPONSIBILITY OF THE NEW OWNER/DEVELOPER TO MAKE 
AND/OR COMPLETE THE NECESSARY IMPROVEMENTS ASSOCIATED WITH THIS DEVELOPMENT, AS OUTLINED IN THE FINAL TIS 
AND AS NOTED ON THE RECORD PLAN. 
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SUSSEX CONSERVATION DISTRICT 
SEDIMENT CONTROL & STORMWATER MANAGEMENT0*'1"-

Reviewed By <-) •. • . ..Date 

Approved By , Date JJ /Lf 

SITE DATA and ZONING SCHEDULE 
EXISTING SITE USE: 
PROPOSED SITE USE: 
ZONING DISTRICT: 

AGRICULTURAL FIELDS AND WOODLANDS 
226—LOT, SINGLE-FAMILY DWELLING CLUSTER SUBDIVISION 
AR-1, AGRIOULTURAL/RESIDENTIAL 

ORDINANCE ITEM REQUIREMENT: PROVIDED: 
MINIMUM LOT AREA 7,500 Sq. Ft. 10,168 Sq. Ft. (MIN.) 

MINIMUM LOT WIDTH 60 Ft. 80 Ft 

MINIMUM LOT DEPTH 100 Ft. 130 Ft. 

MINIMUM SETBACKS: 
FRONT 
SIDE 
REAR 

25 Ft. 
10 Ft. 
10 Ft. 

25 Ft. 
10 Ft. 
10 Ft. 

MAXIMUM BUILDING HEIGHT 3 Stories (42 Ft.) 3 Stories (42 Ft.) 

SEWER SERVICE CENTRAL CENTRAL (PRIVATE) 

WATER SERVICE WELL (MIN.) CENTRAL (PRIVATE) 

GROSS PROPERTY AREA: 215.23 ACRES 

LOT / R.O.W. AREA: 81.27 ACRES 

WETLAND AREA: 21.98 ACRES 

R.O.W. DEDICATION AREA: 4.31 ACRES 

OPEN SPACE AREA: 107.67 ACRES (NON -INCLUSIVE OF WETUNDS) 
OPEN SPACE %: 50 (NON-INCLUSIVE OF WETUNDS) 

<N 

R E V I S I O N S  

256 

396* 

396

147-

256 

iZ/lLllL ^4 
SUSSEX COUNTY 

PLANNING & ZONING COMMISSION 
6* 

147 

TRAFFIC FLOW SCHEMATIC 
DELAWARE ROUTE 290 ENTRANCE 

DE RT 290 SPEED LIMIT = 50 MPH 
ENTRANCE ADT = 1,086* 

HIGHWAY AADT (2006) = 382 
REQUIRED CLEAR ZONE = 30' EACH SIDE 

CU\SS "C" ENTRANCE 
* ENTRANCE ADT IS TAKEN FROM ORTH-RODGERS ASSOCIATES, INC. 

AMENDED TRAFFIC IMPACT STUDY ANALYSIS. DATED MAY 23, 2007 

272 317 

-317 
-384 

272
384-

TRAFFIC FLOW SCHEMATIC 
DELAWARE ROUTE 280 ENTRANCE 

DE RT 280 SPEED LIMIT = 50 MPH 
ENTRANCE ADT =1,178* 

HIGHWAY AADT (2006) = 724 
REQUIRED CLEAR ZONE = 30' EACH SIDE 

CLASS "C" ENTRANCE 

* ENTRANCE ADT IS TAKEN FROM ORTH-RODGERS ASSOCIATES, INC. 
AMENDED TRAFFIC IMPACT STUDY ANALYSIS. DATED MAY 23. 2007 

RECOMMENDED FOR APPROVAL BY THE PLANNING COMMISSION OF SUSSEX COUNTY 
ON THIS DAY OF pPlt. 90 IZ. 

__SE6RSARYU(ATTEST) 

RECOMMENDED FOR APPROVAL BY THE SUSSEX ̂ COUNTY COUNCIL 
ON THIS DAY OF /)&£- CL. 90 / 

PRESIDENT 

OWNER CERTIFICATE 
I HEREBY CERTIFY THAT I AM THE EQUITABLE OWNER OF THE PROPERTY DESCRIBED 
AND SHOWN ON THIS PLAN, THAT THE PLAN WAS MADE AT MY DIRECTION, THAT I 
ACKNOWLEDGE THE SAME TO BE MY ACT AND DESIRE THE PUN TO BE DEVELOPED 
AS SHOWN IN ACCORDANCE WITH ALL APPLICABLE UWS AND REGUUTIONS 

ioiz^L 
FUSCO PROPERTIES 
P.O. BOX 665 
200 AIRPORT ROAD 
NEW CASTLE, DE 19720 
Phone: 302.328.6251 
Fax: 302.328.6332 

WETLANDS CERTIFICATION 

DATE 

THIS PROPERTY HAS BEEN EXAMINED BY UUREL OAK LAND CONSULTING, LLC FOR THE 
PRESENCE OF WATERS OF THE UNITED STATES INCLUDING WETLANDS (SECTION 404 AND 
SECTION 10), STATE SUBAQUEOUS LANDS AND STATE TIDAL WETUNDS BASED ON THE 
CRITERIA SET FORTH BY THE REVIEWING ANGENCIES IN THE FORM OF MANUALS, POLICIES 
AND PROCEDURES IN PUCE AT THE TIME INVESTIGATION WAS CONDUCTED. ANY OF THE 
ABOVE RESOURCES THAT WERE FOUND ON THE PROPERTY ARE CLEARLY MAPPED ON THIS 
PUN IN ACCORDANCE WITH OUR FIELD INVESTIGATIONS AND DETAILED IN REPORTS BY 
UUREL OADKUND CONSULTING, fctp USING THEIR BEST PROFESSIONAL JUDGEMENT. 

BRUCE B. BAGLEY, MS, CI 
UUREL OAK UND CONSUL* 
420 COSDEN ROAD 
P.O. BOX 295 
SMDLERSVILLE, MD 21668-0295 
410.708.3854 PHONE 

'AG, CCA 
C 

ĴjdL 
'DATE 

It-

HAS BEEN PREPARED UNDER MY 
SUPERVISION AND TO THE BEST OF 

MY KNOWLEDGE COMPUES WITH 
THE APPUCABLE ORDINANCES OF 

SUSSEX COUNTY AND THE LAWS OF 
THE STATE OF DELAWARE. 
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JOB No: 
07—0307EG 

PLAN DATE: 
Apr. 5, 2007 

SHEET No. 
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WETLAND UNE TABLE 

SEGMENT LENGTH BEARING 
LI 9 85.71' S19- 31' 15"E 
L20 31.22' S30* 11' 35" E 
L2T 33.37' S30" 59' 21" E 
L22 50.13' S5* 25' 49" E 
L23 51.25* 539* 00' 57" E 
L24 29.20' N86" 26' 41" E 
L25 31.10' N77* 15' 51"E 
L26 35.37' S4T 12' 27" E cn 42.86' S66" 38' 47"E 
L28 46.56' 381* 27' 3rE 
L29 54.66' 576* 34' 33" E 
L30 62.21' S64° 02' 40" E 
L31 37.31' S39* 54' 07" E 
L32 47.05' S75* 58' 29" E 
L33 96.31' S66* 04' 55" E 
L34 72.05' S74* 26' 5rE 
L35 59.61' N68* 54' 01"E 
L36 29.82' S30* 35' 09" E 
L37 39.27' 55* 31' 55" W 
L38 35.64' S3* 36' 43" E 
L39 50.66' S40" 10' 00" E 
L40 54.16' N56* 20' 38" E 
L41 41.72' N74* 04' 15"E 
L42 68.99' S85* 57' 36" E 
L43 37.35' N32* 26' 23" E 
L44 48.96' N58* 12' 09" E 
L45 93.25' S85* 03' 20" E 
L46 102.76' N89* 11' 30" E 
L47 63.14' S63* 16' 56" E 
L48 50.96' N83* 13' 23" E 
L49 50.61' S84* 26* 51" E 
L50 68.83' 558* 55' 29" E 
LSI 67.92' S63* 16' 47'E 
L52 99.58' N22* 02' 49" E 
L53 43.39' N69* 21' 55"W 
L54 46.31' 351* 09' 02"W 
L55 87.82' 526* 34' 46" E 
L56 45.63' N40* 53' 09" E 
L57 38.45' N22* 03' 36" E 
L58 126.60' N36* 22' 35"W 
L59 42.69' S84* 34' 23" W 
L60 46.04' 387 27' 36" W 
L61 46.86' 339* 45' 19"W 
L62 30.02' 359* 58' 05"W 
L63 49.66' 324* 58' 00" W 
L64 40.49' 355' 53' 48" E 
L65 36.92' 338* 40' 00" E 
L66 25.91' N75* 43* 25" E 
L67 44.23' N75* 19' 46" E 
L68 60.23' S46" 09' 36" E 
L69 28.84' N78* 31' 56" E 
L70 38.14' 364* 26' 40"W 
L71 80.93' 370' 08' 18"W 
L72 81.54' N89* 19' 53"W 
L73 137.37' N87" 40' 45"W 
L74 88.42' 380* 52' 55"W 
L75 110.58' 387 42' 08"W 
L76 75.15' 389* 29' 26"W 
L77 76.68' 376* 42' 28" W 
L78 80.77' 363* 38' 40" W 
L79 76.28' 34* 19' 13"W 
L80 48.34' 317* 15' 57"£ 
-LSI 66.23' 366* 30' 30" W 
L82 94.20' 379* 29' 23"W 
L83 110.87' N85* 40' 43" W 
L84 92.40' N88* 52' 21"W 
L85 64.67' N88* 29* 41"W 
L86 69.71' N87 57' 28"W 
L87 84.00' N89' 05' 00"W 
L88 45.17' N88" 58' 43" W 
L89 62.61' N87 54' 45"W 
L90 18.90' N71* 30' 16"W 
L91 29.10' N57 38' 57" W 
L92 38.36' 384* 56' 24"W 
L93 29.88' 365* 11* 12"W 
L94 26.98* 374* 26' 42" W L95 67.05' S82' 26' 39"E 
L96 55.20' N89* 08' 52" E 
L97 14,58' N76* 04' 08" E 
L98 295.12' 388* 29' 41" E 
L99 21.44' 31* 30' 19"W 
LI 00 40.81' 388* 29' 45"W 
L101 80.28' 389* 39' Of'W 
LI 02 59.39' N85* 07' 23" W 
L103 62.73' 389* 26' 24"W 
LI 04 55.81* N89* 19* 07" W 
LI 05 64.88* N89* 35* 03" W 
LI 06 11.50' 383* 15' 21"W 
LI 07 4.00' SO* 43' 36" E 
LI 08 11.36' 386* 43' 26" E 
LI 09 64.85' 389* 35' 03" E 
L110 55.96' 387 16' 20"£ 
L111 63.63' N89* 24' 02" E 
L112 58.66' 388* 36' 38" E 
L113 74.86' 388' 55' 16"E 
L114 44.89' 389* 06* 34" E 
L115 20.16' N87 16' 31"E 
L116 82.56' 388* 23' 54" E 
L117 58.84' 388* 25' 48" E 
LI 18 18.69' 333* 4/' 45" E 
L119 76.20' 311' 14' 32" E 
LI 20 74.88' 34' 04' 08" E 
L121 59.22' 39* 43' 20"E 
LI 22 51.73' 355* 50' 31" E 
L123 37.42' 312* 23' 15"E 
LI 24 40.32' 331* 57' 35" E 
L125 49.67' 387 42' 43" E 
LI 26 50.07' Nil* 26' 02"E 
LI 27 48.36' N29* 33' 3(7 W 
LI 28 144.35' N14* 27* 30" E 
LI 29 55.09* : S32* 48' 24" E 
LI 30 65.05' 368* 14' 24" E 
LI 31 129.77' 328* 35' 50"E 
LI 32 93.57' N85* 07' 05" E 
L133 136.59' 342* 49' 48" E 
LI 34 162.67' 369* 11' 55" E 
LI 35 104-45' 364* 59' 37" E 
LI 36 77.45' 355* 57' 58" E 
LI 37 55.32' 38* 47' 18"E 
LI 38 91.28' 31* 35' 17" E 
LI 39 74.73' 327 00' 43" E 
LI 40 41.17' N66" 25' 52" E 
LI 41 14.04' N68* 36' 36'E 
LI 42 12.21' 372' 18' 44" E 
L143 14.32' 382* 31* 45" E 
LI 44 259.33' 386 25' 32" E 
LI 45 59.69' 383* 25' 53" E 
LI 46 95.35' N74* 27' 47 E 
LI 47 105.87' N25" 25' 12" E 
LI 48 5/. 47' NS* 28' 11"W 
LI 49 18.75' 366* 24' 01"W 
LI 50 119.57' N60* 05' 26rw 
LI 51 100.96' N64* 55' 00"W 
LI 52 76.75' N76* 08' 39" W 
LI 53 75.63' NSI* 55' 05"W 
LI 54 106.22' 385* 05' 49" W 
L155 105.37' 389* 09' 25" W 
LI 56 76.49' N44" 09' 41"W 
LI 57 24.46' N14* 15' 28" E 
LI 58 70.10' N81* 32' 26'W 
LI 59 25.35' N30* 47' 54" W 
LI 60 58.69' N78* 39' 04"E 
L161 81.94' N17 21' 25" W 
L162 88.96' N26* 31' 47"W 
L163 99.62' N i l *  03 '  29"E 
LI 64 53.67' N22* 44' 25" E 
LI 65 69.51' 387 45' 25" E 
LI 66 102.75' 384* 49' 21" E 
LI 67 52.33' 369* 32' 40" E 
LI 68 64.91' N70* 30' 09" E 
LI 69 90.60' N36* 59' 55"E 
LI 70 52.87' 379* 15' 41" E 
LI 71 49.81' N64* 08' 38" E 
LI 72 69.89' 386* 32' 19"E 
LI 73 99.79' 379* 35' 35" E 

EASEMENT UNE TABLE 

SEGMENT LENGTH BEARING 
E.L1 18.95' 370* 38' 25" E 
E.L2 65.30' N60r 12' 35" E 
E.L3 50.00' N10* 58' 28" E 

s 

3? 31 

A /of LOT. 145 -
 ̂/ 13,433 5.F.  ̂

BOUNDARY CURVE TABLE LOT. iq '§• v 
10,416 5.F. 0-S 

SEGMENT LENGTH RADIUS 
P.C1 160.15' 6525.00' 
P.C2 99.86' 1800.00' LOTi 150 "54 

vS>\  ̂V 10,436 SJ=. 

EASEMENT CURVE TABLE 

/s°o 
LOT: IT •00' 

10,353 S.F. , rff 
"f 

LOT: 154' 
10,436 5.F. 

SEGMENT LENGTH RADIUS 
E.C1 158.96' 6475.00' 
E.C2 101.25' 1825.00' 

a5;o»s l3<£oo-1 
LOT: 16 

/%> 

LOT: 160 ^c, 
10,416 S.F. 0} . * 

°2472''iv" U 

LANDS N/F OF MARJOR/E BERN/CE STREETT CDEED BOOK 4A4, RAOE 2/J ZONE.- ARf, LEE.- FARM LV HOMES/TE 

FORESTED BUFFER-
2 ROWS - STAS&ERED AL1&HHENT 

1ST ROW - JO' FROM PL 
2ND ROW - 20' FROM PL 
TREES SPAOIN& - 1405' 

HEIOHT fMIN.) - 4' 
EVEROREEN - ("21) 
DEOIDUOUS - (AF) 

LANDS N/F OF—\ MLLLIAM VERNON JR., 4 BETTY STREET (DEED BOOK 7JO, RASE 77 4 BOOK 76S, RASE MJj ZONE.- ART, USE.- RESIDENTIAL, STN&LE 
r 

tt) 

-mrwim 
caos* 

1 o .8 " 
/O' 

LOT: 146 Im LOT: I4T ® 
11,432 S.F. b (2336 S.F. /«, LOT: M& 

BUFFER AREA ("EXCLUDIHS PONDS/ 
WETLANDS/WETLAND BUFFER) 

2334331 s.f. 

C.261 

LOT: 'ST 'yj LOT: 156 L> 
10503 S.F. ĵ |c>,436 S.F. /$ 

iU 

C.46T 

£X. NON-T/DAL-HETLAND 2̂ 36 s.f. 

fo© 

/of 
%© 
©p 

fi 

/ 
©«* 

, ti-© 
b© 

II© 
r © ©  
f©* 

r©« /y 
»© , or 

/©«-
%© 

©« 

S04°2TO4"E I30.00' 

LOT: 15 
IO,455 S.F. 

\ LOT: 14 s. 

LOT: 161 
IO,455 S.F. 

%s 

LOT: 164 
25,<?40 S.F. 

I03T6 S.F. 

cX 
^ • 

z&vYn \so.oô  
LOT: 162 

IO,436 S.F. 

\ Ysfi' \cJO  ̂

LOT: 163 
2IPOT S.F. 

IO,4l6 S.F. 

'75 i 

LANDS N/F OF ROLAND JR., 4 MARY JEAN CLIFFORD CDEED BOOK 444, PACE Z/J ZONE: ART, USE: RESIDENTIAL TRAILER 

m 

LANDS N/F OF CARL H. JR., 4 JESSICA D. MENKE (DEED BOOK 2537, PACE272J ZONE: ARJ, USE: RESIDENTIAL, S/NCLE 

LOT: 165 
2O530 S.F. \>Jbx 

JRF 

LANDS N/F OF JAMES D. 4 ARLENEN. BENNETT (DEED BOOK2373, PACE 041/ ZONE: ARI, USE: RESIDENTIAL, S/NCLE 

/-PROPOSED 50' 
¥ WETLAND BUFFER 
 ̂ 41,015 s.f. 

\ 

M. /r, -
AT 

\ 

LOT: 12 
I3,4O0 S.F. 

LOT: II "o 
10366 S.F. '0o. 

:RED SCHOOL 
LTER 

/ / c-

/ %\ 

AMENITY AREA IS 
31,466 S.F. 

tut 
_ 

/ o  ̂LOT: 166 
' S). 12,444 S.F. «/ 

NON-TIDAL . 

LOT: to -Q-
10343 S.F. 

c 
LOT: 201 V> 
14,406 S.F. LO 

«0 

LOT= 1 
10516 S.F. 

-«8s h, h 

LOT: 4 
11336 S.F. 

LOT: 6  ̂\ 
10516 S.F. 

*>>  ̂
 ̂\ Qj. 

LOT: 5 Pb\ 0ZoCjDL 
IO5O0 S.F. 

LOT: 0 -J-A 
IJ1I502 S.F. ̂  

1? t 

/30 / (y Ky 

VV C / 10344 S.F. 0/ 

A Ml;/ 
0 LOT: 205 '0C 

tl,404S.F. 

%b?" 

LOT: 200 
12515 S.F. rf '"!/! 

L LOT: 204/ 
f<010,405 S.F. / ,M <-* 

LOT: 2IO 
10,405 S.F. 

Oj., 
'Sy, ̂ •56 "3" 

©II 
, il© 
©© 

«/©© 

LOT. 
10500 S.F. in^0 

•̂ •̂ofeTso-OO'Iv  ̂

LOT: 3 S-\ \ 
IO,516 S.F. \ OF. 

^ / 
OPEN SPACE 

2U43 s.F. 

/ x S0-
LOT: 204 '"O'l „ 
11566 S.F. A 'J 

&•  / "  

H 
vi 

if 

LANDS N/F OF ROBERTA. 4 VERA H. MEN/NCER (DEED BOOK 2044, PACE233/ ZONE: ART, USE: RESIDENTIAL, S/NCLE 

HI 

P 
43 Pz— W 

sSP ©P /tr 

!%• 
©/in 

,5-—FORESTED BUFFER 
2 ROFfS - STAOOERED ALISNMEN© 

LOT: 211 /rP 
10,405 S.F. 

12,114 S.F. 

\ 21 
cP VA 

% ,2 LOT: 212 
 ̂ 10,405 S.F. 

(p EOT: 213 Or r* \'r-\/©« 
1O,I40 S.F. -̂  \ 1 -v  ̂

"Pa / X Xc, 

laSo". ©ri \ 

V 

LOT: 216 
!5,O04 S.F. 

Z/P' 
•4? " LOT: 213 

20' DRAINAGE-
EASEMENT 

STORMWATER MANA6EMENT AREA/OPEN SPACE 
TOTAL - 161334 s.f. (POND ONLY - 114330 s.f) 

0T"q /3o-n? 

«p 
$/XQ 

r©© 
, ©* 

, n© 
. o© 

, Q* 
©© 

/o6̂ : 

/fit 
m 

/ /  / 

LOT: 203 
12521 S.F. 

N22003'35"E 
25.01' 

LOT: 2 
I05I6S.F. 0" 

/ J 
& Li 

0 LOT: I 
IO,450 S.F. 

'x ?7'i Lse, 

r0" f-

21.24' 

ia.33( 

>7': 

LOT: 202 
' 12513 S.F. 

20' DRAINAGE 
EASEMENT 

C445 C444 

JO C446 
O 

LOT: 20I 
10345 S.F. 'IT LOT: 200 UJ LOT: 141 

20' DRAINAGE 
EASEMENT 

LOT: III 
12004 S.F. . 

Zj.cP 2 <<P 
, ,Ap LOT: 172 
0° 12000 S.F. 

©©Im 

€-#©ir ©®/o 
©%» 

4?j«> 

.11 

IS 
«§i 

1ST ROW - IO' FROM PL 
2ND ROW - 20' FROM PL 
TREES SPACING - 14.25' 
HEIGHT {141N.) - 6' 
EVERGREEN - (26) 
DECIDUOUS - (51) 

©' 

LANDS N/F OF ROBERT H 4 MARIE HELEN STANLEY (DEED BOOK2530, PACE 107/ ZONE: ART, USE: RESIDENTIAL, S/NCLE 

EX. CONCRETE PIPE 
NEAR BENT IRON PIPE 

% o%o 
I I 

^ Or 

rP 
2 

4r LOT: 113 
12,000 SF. 

BUFFER AREA {EXCLUDING PONDS/ 
WETLANDS/WETLAND BUFFER) 

2534331 s.f. 

x> 

N 253-14=1 .&150 
E T063T=I.6=!60 

C443 

LOT: 146 

.̂04 
370 13 

fb 10345 S.F. ? 10240 SF 

'b IF 1 

" 0 1 1 

C44I 

56*0WOT 
61.W  ̂ P /fit/ , ,/ / / g  

Ik 0 
 ̂C234 

IS 

, X LOT: 141 
, 10,401 SF. 5.10,400 SF. A LOT: 146 ,. 
I |p f ̂  10345 SF. 
J 'P fS! I iV* . T /=: 

/ 4.p 
 ̂.Fp LOT-. 114 

l/P 12000 SF. 
ZQ6 

2 ^P 
:o 2̂  

fP LOT: 115 
11564 SF. 

A 15' WIDE PERMANENT EASEMENT FOR A—v I 1 
IO* WIDE MULTI-USE PATH IS HEREBY X 1/ 

ESTABLISHED, AS PER THIS PLAT J '' 

Nrvv̂  fl' A o. 
\ 

LOT: 145 
14,133 SF. 

Hi 
LOT: .144 

10555 SF. 

'§ c-3o. 

r 2 

C233 0231 

C232 
-2!£ ^Scas, 

C-2̂ , 

20-
OloT: 116 
11503 SF. 

i 

LOT: 211 
11305 S.F. 

ScH/F 

§ 0200 

5 c, i= 1  ̂ LOT: 141 /ry 10346 SF.'# 
10346 SF. f, IO,164 SF. 

'» IS 11 

Ul LOT: 104 
" IO340 SF. 

vlELt MAlNTAINFn 
' 0202 

LOT: 101 
I5,4O0 SF. 

/ / 

N 
OPEN SPACE 

1™# ,̂ 11555 s.f. 

x 

// 
, Xlot= m 
^11503 65. . I fit 

B 
$ 
f 

7-

o 
§ C436 

«0 
10 

x -̂£4— 

S LOT: 100 
[ft IO340 SF. © 
ia YP • (0 

LOT: 210 
14,105 SF. 

> LOT: 214 
^O- 12,131 SF. 

IO 
, S C433 'I X!JSC432 IO,145 SF. 

NOTES: 
LOCATE (3) ANCHOR STAKES 18" FROM TREE TRUNK 
120 DEC. APART. HARDWOOD STAKES TO BE USED. 

BASE OF TREE TO BE PLANTED SUGHTLY HIGHER 
THAN EXIST. GRADE 

. _ 

AN ADDITIONAL 5' OF RIGHT-OF-WAY IS 
HEREBY DEDICATED TO PUBLIC USE 
AS PER THIS PLAT IO,430 SF. 

LOT: 221 
10,111 S.F. 

LOT-- 105 

2.1 La /I " 1 * 

O 
O 
d (0 
m LOT: 220 
IO,ni SF. 

IS 

'i / fit'# 

ft 

VWH 
-SSKfsf 

tvmm 

Mmatmmat 

MH 

REMOVE ALL WIRE AND TWNIE FROM TOP 1/3 
OF ROOTBALL ' 

REINFORCED BLACK 
RUBBER HOSE & GALV. 
GUYING CABLES (TYP) 

im "ixfcr 

0fr 

ssii 

FASTEN TRUNK TO 
STAKE w/TREE RING 

W" • 3" PINE BARK 
MULCH 

/(/ 
s AY LOT: 104 
C-<,> IO,430 SF. 

cX 
/() LOT-. 103 
K IO302 SF. 

2? 
S LOT: 102 

O " 
O 

LOT: 174 
10,430 SF, 

- NATIVE SOIL 
OR T0PS01L 

wwytawiMt 

EXBRNG Tlz 
SUBGRADE LTjTiii-ijfLL 

TREE PLANTINQ DETAIL 
Not To Scale 

NSs-
35O0 

30'2S», 

,31 

// 

ty 
LOT: 110 

IO,146 SF. 
S22°4S'40"W 

I5.14: 

v. 

u y ^ ?  

v- IO,443 SF. = 

<(• \ 
LOT: 100 N 

10430 SF. 

'00.3 

XX i 
11 «* § 

PSP, 
llm, I 

P L A N T I N G  S C H E D U L E  

PLAN SYMBOL QUANTITY BOTANICAL NAME* COMMON NAME* 
MINIMUM 
PLANTING 
HEIGHT 

EVERGREEN TREES 

PLANTING 
SPREAD REMARKS 

24 (GA) 

23 (DF) 

T0TAL:47 

•TREES TO BE GIANT ARBORVITAE AND DOUGLAS FIR (OR SIMILAR, NATIVE EVERGREEN 
SPECIES). THE DEVELOPER SHALL DETERMINE WHAT SPECIES IS TO BE USED AND 
PROVIDE THAT INFORMATION TO THE SUSSEX COUNTY PLANNING AND ZONING 
DEPARTMENT PRIOR TO ANY PLANTING ACTIVITY. ALTERNATING SPECIES/ 
TYPE (EVERGREEN/DECIDUOUS) RECOMMENDED. 

14.25' 

1ST ROW -
10' FROM PL 

2ND ROW -
20' FROM PL 

DECIDUOUS TREES 
35 (RM) 
35 (FP) 
35 (WA) 

TOTAL: 105 

•TREES TO BE RED MAPLE, FLOWERING PEAR, AND WHITE ASH (OR SIMILAR, NATIVE 
DECIDUOS SPECIES). THE DEVELOPER SHALL DETERMINE WHAT SPECIES IS TO BE 
USED AND PROVIDE THAT INFORMATION TO THE SUSSEX COUNTY PLANNING AND 
ZONING DEPARTMENT PRIOR TO ANY PLANTING ACTIVITY. ALTERNATING SPECIES/ 
TYPE (EVERGREEN/DECIDUOUS) RECOMMENDED. / 

14.25' 

TST ROW -
10' FROM PL 

2ND ROW -
20' FROM PL 

• SH LOT: 101 
I (ft 10,430 SF.S  ̂ £,£ 

-A 15' HIDE FIRMAMENT EASEMENT FOR A 
IO' WIDE MULTI-USE PATH IS HEREBY 
ESTABLISHED, AS PER THIS PLAT. 

- R/OHT-Or-MAY EASEMENT AREA 3.120± ACRES EEEO 520/37-7 S 520/373 

I 
,'/ 

AN ADDITIONAL 5" OF RIGHT-OF-WAY IS 
HEREBY DEDICATED TO PUBLIC USE 
AS PER THIS PLAT 

3&'2e>"\ 
,53 

EX/ST/NO DA YLI&HT CORNER EASEMENT, ACOUiRED UNDER DELDOT CONTRACT 1345 UNDER DEED BOOK 520/37S (0.0234 ACRES/'. AREA OF CORNER EASEMENT IS HsREBYDBD/OAnzD TO PUBLIC USE, AS PER THIS FLAT. 
BENCHMARK 
TRAVERSE PIN SET 
ELEV=34.4g> 
N: 252664.C&SC 
E: 706231.1530 
C02/04/05 - NAVD SS) 

R E V I S I O N S  

I HEREBY CERTIFY THAT THIS PUN 
HAS BEEN PREPARED UNDER MY 

SUPERVISION AND TO THE BEST OF 
MY KNOWLEDGE COMPLIES WITH 

THE APPLICABLE ORDINANCES OF 
SUSSEX COUNTY AND THE LAWS OF 

THE STATE OF DELAWARE. 

/ft 
/t-i ©. 

; No. 13928 _ • 
& a 
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JOB No: 
07—0307EG 

PLAN DATE: 
Apr. 5, 2007 

SHEET No.: 

2 
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RECORD PUN 
COOL SPRING MEADOWS 

INDIAN RIVER HUNDRED - SUSSEX COUNTY - DELAWARE 

KERCBEE ENGINEERING, INC. 
W7~YTr ENGINEERS • RUNNERS • SURVEYORS 
IC IH 1 413 EAST MARKET STREET - GEORGETOWN, DELAWARE 19947 
JLmJLiJL 302.854.9062 (Voice) 302.854.9064 (Fax) www.Kercherei.com 

OWNER/APPLICANT: 
FUSC0 PROPERTIES 

P.O. BOX 665 
200 AIRPORT ROAD 

NEW CASTLE, DE 19720 
Phone: 302.328,6251 

Fax: 302.328.6332 

PARCEL INFORMATION: 

T.P.: 2-34-5, PARCELS 30 & 33 

GROSS AREA: 215.23 Acres 
ROW DED: 4.31 Acres 

NET AREA: 210.92 Acres 

APPROVED • BY:""' 
A.S.K. 

rssrarr 
J.CLM. 

DRAWrBY1 

J.O.M. 
LAYER111 LIST:' B-ozns 

100-

SCALE 

ONLY PLANS INCORPORATING A RAISED PROFESSIONAL SEAL ARE 
CONSIDERED TO BE OFFICIAL AND RELIED UPON BY THE USER. 

THIS PLAN HAS BEEN PREPARED SPECIFICALLY FOR THE CLIENT AND 
PROJECT DESIGNATED HEREON. ANY MODIFICATION, REVISION, 

DUPLICATION OR USE WITHOUT WRITTEN CONSENT OF KERCHER 
ENGINEERING, INC. IS PROHIBITED BY LAW. 

© COPYRIGHT 2012 KERCHER ENGINEERING, INC. 
ALL RIGHTS RESERVED 

^ 

if# '  ̂
~ * b I? 

C". -0'r>z 

-K^ 
s\̂ > 

COOL SPRING MEADOWS Thu, Oct 18. 2012 (7:05) 
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to 1 01/30/12 REVISIONS PER P&Z COMMENTS K.T.S. 

No.: DATE: DESCRIPTION: BY;rf 
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RECORD PLAN 
COOL SPRING MEADOWS 

INDIAN RIVER HUNDRED - SUSSEX COUNTY - DELAWARE 

A KEECHEE ENGINEEHING, INC. 
-wm* ENGINEERS • PLANNERS • SURVEYORS 
14 M I 413 EAST MARKET STREET - GEORGETOWN, DELAWARE 19947 
• m B JJL 302.854.9062 (Voice) 302.854.9064 (Fox) www.Kercherei.com 

OWNER/APPLICANT: 
FUSC0 PROPERTIES 

P.O. BOX 665 
200 AIRPORT ROAD 

NEW CASTLE, DE 19720 
Phone: 302.328,6251 

Fox: 302.328.6332 

PARCEL INFORMATION: 

T.P.: 2-34-5, PARCELS 30 & 33 

GROSS AREA: 215.23 Acres 
ROW DED: 4.31 Acres 

NET AREA: 210.92 Acres 

APPROVED BY:" 
A.SX 

DESIGNED BY: " DRAWN BY: 
J.C.M. J.O.M. 

'LAYIR'TIST11 

B-<P2R4 

100' 

SCALE 100') 

ONLY PLANS INCORPORATING A RAISED PROFESSIONAL SEAL ARE 
CONSIDERED TO BE OFFICIAL AND RELIED UPON BY THE USER. 

THIS PLAN HAS BEEN PREPARED SPECIFICALLY FOR THE CLIENT AND 
PROJECT DESIGNATED HEREON. ANY MODIFICATION, REVISION, 

DUPLICATION OR USE WITHOUT WRITTEN CONSENT OF KERCHER 
ENGINEERING, INC. IS PROHIBITED BY LAW. 

© COPYRIGHT 2012 KERCHER ENGINEERING. 
ALL RIGHTS RESERVED 

INC. 
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ial5se EEmS. S' 'ZfTT S? ^P-OCOCDO  ̂
1 01/30/12 REVISIONS PER P&Z COMMENTS K.T.S. 

No.: DATE: DESCRIPTION: 

COOL SPRING MEADOWS Thu, Oct 18, 2012 (7:06) 
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RECORD PUN 
COOL SPRING MEADOWS 

INDIAN RIVER HUNDRED - SUSSEX COUNTY - DEUWARE 

KIEGHER ENG1NS1MNG, INC. 
TT^—TT ENGINEERS • PLANNERS • SURVEYORS 
IC wi I 413 E:AST MARKET STREET - GEORGETOWN, DELAWARE 19947 
JLmJL-J JL 302.854.9062 (Voice) 302.854,9064 (Fax) www.Kerchersi.com 

OWNER/APPLICANT: 
FUSC0 PROPERTIES 

P.O. BOX 665 
200 AIRPORT ROAD 

NEW CASTLE, DE 19720 
Phone: 302.328,6251 

Fax: 302.328,6332 

PARCEL INFORMATION: 

T.P.: 2-34-5, PARCELS 30 & 33 

GROSS AREA: 215.23 Acres 
ROW DED; 4.31 Acres 

NET AREA: 210.92 Acres 

APPROVED BY: 
A.S.K. 

DESIGNED BY: 
J.O.M. 

DRAWN BY: 
J.O.M. 

LAYER LIST: 
B-02R5 

100' 

SCALE (1" = 100') 

ONLY PLANS INCORPORATING A RAISED PROFESSIONAL SEAL ARE 
CONSIDERED TO BE OFFICIAL AND RELIED UPON BY THE USER. 

THIS PLAN HAS BEEN PREPARED SPECIFICALLY FOR THE CLIENT AND 
PROJECT DESIGNATED HEREON. ANY MODIFICATION, REVISION, 

DUPLICATION OR USE WITHOUT WRITTEN CONSENT OF KERCHER 
ENGINEERING, INC. IS PROHIBITED BY LAW. 

© COPYRIGHT 2012 KERCHER ENGINEERING. INC. 
ALL RIGHTS RESERVED 

COOL SPRING MEADOWS Thy, Oct 18, 2012 (7:07) 
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Memorandum 
To: Sussex County Technical Advisory Committee 
From: Christin Headley, Planning Technician 
Date: September 25, 2019 
RE: Major Subdivision 

The Sussex County Planning and Zoning Office has received one (1) application for a major 
subdivision that require review by the Sussex County Technical Advisory Committee. Please 
review the applications and provide comments back to the Planning and Zoning Office on or 
before Wednesday, November 27, 2019. 

 

1.) 2019-24 – Cool Spring Meadows - This is a cluster subdivision. The cluster 

subdivision is for the creation of two hundred twenty-six (226) single family lots. The 

property is located on the corner of Stockley Rd. and Cool Spring Rd. Tax Parcels: 

234-5.00-30.00 & 234-5.00-33.00. Zoning: AR-1 (Agricultural Residential District). 

Owner: Fusco Properties, LP. 

 

Please feel free to send your comments via e-mail. Please feel free to contact me with any 
questions at (302) 855-7878 during normal business hours 8:30am-4:30pm Monday through 
Friday or e-mail me at christin.headley@sussexcountyde.gov. 

 
 
 
 
 

 

mailto:christin.headley@sussexcountyde.gov
mailto:christin.headley@sussexcountyde.gov
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