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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: December 9th, 2021 

 

Application: CU 2279 Ron Sutton (Winward Village) 

 

Applicant: Ron Sutton 

   55 W. Main St 

   Middletown, DE 19709 

 

Owner: Christopher Land, LLC  

   10461 White Granite Drive Suite 250 

   Oakton, VA 22124 

 

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

mile south of Garfield Parkway. (Route 26) 

 

Current Zoning: Medium Density (MR) Zoning District   

 

Proposed Use:  Multi-Family (11 Units) 

 

Comprehensive Land  

Use Plan Reference:   Coastal Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Bethany Beach Fire Department  

 

Sewer:   Artesian 

 

Water:    Sussex County 

 

Site Area:   1.035 acres +/- 

 

Tax Map ID.:   134-17.11-6.00 
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Memorandum 
To: Sussex County Planning Commission Members  
From: Christin Scott, Planner I    
CC: Vince Robertson, Assistant County Attorney and Applicant  
Date: December 2, 2021 
RE: Staff Analysis for CU 2279 Ron Sutton 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application CU 2279 Ron Sutton to be reviewed during the December 9, 2021 Planning 
Commission Meeting. This analysis should be included in the record of this application and is 
subject to comments and information that may be presented during the public hearing.  
 
The request is for a Conditional Use for Tax Parcel: 134-17.11-6.00 to allow for multi-family 
condominiums. The parcel is lying on the east side of Kent Avenue (S.C.R. 361), approximately 
0.66 mile south of Garfield Parkway (Route 26). The parcel consists of 1.035 acres +/-. 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.   
The Future Land Use map in the plan indicates that the parcel has a designation of “Coastal Area”. 
The surrounding and adjacent parcels to the north, south, west and east also contain the “Coastal 
Area” land use designation.  
 
As outlined within the 2018 Sussex County Comprehensive Plan, Coastal Areas are areas that can 
accommodate development provided that special environmental concerns are addressed. A range 
of housing types should be permitted in Coastal Areas, including single-family homes, townhomes, 
and multi-family units. Retail and office uses are appropriate, but larger shopping centers and office 
parks should be confined to selected locations with access along arterial roads. Appropriate mixed-
use development should also be allowed.  
 
The subject property is zoned Medium Residential (MR). The adjacent properties to the north and 
east of the subject site are also zoned Medium Residential (MR). The adjacent properties to the 
south and across Kent Avenue are zoned High Density Residential (HR-1). Properties further east 
are zoned General Commercial (C-1) Zoning District.  
 
Since 2011, there has been one (1) Conditional Use application within a 1-mile radius of the 
application site. Conditional Use No. 2222 was approved by the Sussex County Council on 
Tuesday, June 9, 2020, through Ordinance No. 2713, to allow for a mini golf course.   
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional use for multi-
family condominiums, subject to considerations of scale and impact, could be considered as being 
consistent with the land use, area zoning and surrounding uses. 
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PROPERTY SURVEY & DEED 
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SUSSEX COUNTY 

DESIGN CONSIDERATIONS 

(SECTION 99-9 C.) 
 

INTEGRATION OF THE PROPOSED SUBDIVISION INTO EXISTING TERRAIN AND 

SURROUNDING LANDSCAPE 

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

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

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

supplement the surrounding woods. 

MINIMAL USE OF WETLANDS AND FLOODPLAINS 

There are no wetlands existing on site. 

PRESERVATION OF NATURAL AND HISTORICAL FEATURES 

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

or historical features. 

PRESERVATION OF OPEN SPACE AND SCENIC VIEWS 

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

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

will exceed the 30% requirement. 

MINIMIZATION OF TREE, VEGETATION AND SOIL REMOVAL AND GRADE CHANGES 

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

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

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

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

ROADWAYS 

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

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

an 8-foot privacy fence surrounding the property. 

PROVISION FOR WATER SUPPLY 

Water will be provided by Tidewater Utilities. 

PROVISION FOR SEWAGE DISPOSAL 

Sanitary sewer will be provided by Sussex County. 

PREVENTION OF POLLUTION OF SURFACE AND GROUNDWATER 

Surface and groundwater pollution will be prevented with the onsite stormwater 

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

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

Sussex Conservation District. 

MINIMIZATION OF EROSION AND SEDIMENTATION, MINIMIZATION OF CHANGES IN 

GROUNDWATER LEVELS, MINIMIZATION OF INCREASED RATES OF RUNOFF, 

MINIMIZATION OF POTENTIAL FOR FLOODING AND DESIGN OF DRAINAGE SO THAT 

GROUNDWATER RECHARGE IS MAXIMIZED 

Surface and groundwater pollution will be prevented with the onsite stormwater 

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

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

Sussex Conservation District. 

PROVISION FOR SAFE VEHICULAR AND PEDESTRIAN MOVEMENT WITHIN THE SITE 

AND TO ADJACENT WAYS 

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

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

movement. 

EFFECT ON AREA PROPERTY VALUES 

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

project. 

PRESERVATION AND CONSERVATION OF FARMLAND 

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

existing farmland to be preserved. 

EFFECT ON SCHOOLS, PUBLIC BUILDINGS AND COMMUNITY FACILITIES 

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

expected due to proposed development.  

EFFECT ON AREA ROADWAYS AND PUBLIC TRANSPORTATION 

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

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

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

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

existing ADT of Kent Avenue is 3,103 trips. 

COMPATIBILITY WITH OTHER AREA LAND USES 

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

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

breakfast/motel which is compatible with the surrounding areas. 

EFFECT ON AREA WATERWAYS 

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

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

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

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

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

 
Wastewater Treatment and Disposal 

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

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

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

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

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

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

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

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

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

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

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

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

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

REQUEST FORM/DELDOT RESPONSE 



     

Service Level Evaluation Request Form 

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

Date: 

Site Information:  

Site Address/Location:  

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

Proposed Use(s):  

Square footage of any proposed buildings or number of units:  

Applicant Information:  

Applicant’s Name:  

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

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

COUNTY ADMINISTRATIVE OFFICES
2 THE CIRCLE I PO BOX 417

 GEORGETOWN, DELAWARE 19947 Last updated 3-12-20



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

 

 

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

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

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

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

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

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

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

 



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

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

Sincerely, 

 
T. William Brockenbrough, Jr. 
County Coordinator 
Development Coordination 
 

 
 

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

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

 James Argo, South District Project Reviewer, Maintenance & Operations 
Troy Brestel, Project Engineer, Development Coordination 
Claudy Joinville, Project Engineer, Development Coordination  
Annamaria Furmato, Project Engineer, Development Coordination 
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ZONING & COMPREHENSIVE PLAN 

CONTEXT & MAPPING 
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 Figure 4.2-1 Existing Land Use 
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Figure 4.5-1 Sussex County 2045 Future Land Use 
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Figure 4.4-1 Strategies for State Policies and Spending 
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Figure 4.2-2 Developed and Protected Land * 

                                                           
* Parcels enrolled in the State's Agricultural Lands Preservation Program change frequently and that the Delaware Department of Agriculture can be contacted for latest update. 
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 Wellhead Protection & Excellent Recharge Areas 
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 Wastewater Service Areas that have Received Certificates of Public Convenience and Necessity 
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 Wetlands and Floodplains 
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APPENDIX H 

 

SUSSEX COUNTY SSCE COMPLETED FORM 



 

CIVIL ENGINEERING ASSOCIATES 
    ENGINEERS   SURVEYORS   CONSTRUCTION SERVICES 

 
 

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

WINDWARD GARDENS 
SEWER SERVICE CONCEPT EVALUATION 

SUSSEX COUNTY, DELAWARE 
 
 

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