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 2 THE CIRCLE I PO BOX 417 
 GEORGETOWN, DELAWARE 19947 
 

 

Sussex County 

Planning & Zoning Commission 
 

PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date April 14, 2022 

 

Application:  CU 2318 V&M, LLC                                   MS 

 

Owners:  V&M, LLC   

   P.O. Box 501    

   Rehoboth Beach, DE 19971    

 

Applicant:   V&M, LLC 

   P.O. Box 501 

   Rehoboth Beach, DE 19971 

 

Site Location:  19429, 19425, 19405, & 19387 John J. Williams Hwy. & 19676, 19662, 

19646, & 19634 Mulberry Knoll Rd., Lewes 

Southerly corner of John J. Williams Highway and Mulberry Knoll Road  

 

Zoning: AR-1 (Agricultural Residential District) 

 

Current Use: Residential 

 

Proposed Use: Commercial / Office  

 

Comprehensive Land  

Use Plan Reference:   Commercial Areas  

 

Councilmatic 

District:  Mr. Schaeffer 

 

School District:              Cape Henlopen School District 

 

Fire District:  Rehoboth Beach Fire District 

 

Sewer:   Sussex County  

 

Water:    Tidewater 

 

Site Area:   3.305 ac. +/- (Entire Site) 

 

Tax Map ID.:   334-12.00-108.00, 108.01, 109.00, 109.01, 110.00, 111.00, 111.01, & 112.00 
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Memorandum  
To: Sussex County Planning Commission Members  
From: Mr. Michael Lowrey, Planner III    
CC: Mr. Vince Robertson, Assistant County Attorney and Applicant  
Date: April 1st, 2022 
RE: Staff Analysis for C/U 2318 V&M LLC 

 
This memo is to provide background and analysis for the Planning Commission to consider as a 
part of application C/U 2318 V&M LLC to be reviewed during the April 14, 2022, Planning 
Commission Meeting. This analysis should be included in the record of this application and is 
subject to comments and information that may be presented during the public hearing.  
  
The request is for a Conditional Use for Tax Parcels: 334-12.00-108.00, 108.01, 109.00, 109.01, 
110.00, 111.00, 111.01, & 112.00 to allow for the construction of two (2) structures including a 
5,000 square foot commercial convenience store and a 17,000 square foot office use on the site. 
The properties are located at the southeast corner of the intersection of John J. Williams Highway 
(Route 24) and Mulberry Knoll Road (S.C.R. 284). The parcels comprise a total area of 3.3 acres 
+/-. 
 
Comprehensive Plan Analysis 
 
The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a 
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use 
Map is included to help determine how land should be zoned to ensure responsible development.  
The Future Land Use Map in the plan indicates that the parcels have a designation of “Commercial 
Area.” The parcels to the northwest, south, and west also have a Future Land Use Map designation 
of “Commercial Area.” The adjacent parcels to the east of the subject properties across Mulberry 
Knoll Road have the Future Land Use Map designation of “Coastal Area.”  
 
As outlined within the 2018 Sussex County Comprehensive Plan, Commercial Areas are growth 
areas that include concentrations of retail and service uses and are primarily located “arterials, and 
highways.” (Sussex County Comprehensive Plan, 4-17) The Plan specifically notes that these areas 
include commercial corridors geared towards vehicular traffic and recommends they be located 
along “main roads or near major intersections.” While the Plan’s Commercial Area category 
dominates this portion the John J. Williams Highway (Route 24) corridor, much of the surrounding 
area is designated as “Coastal Area.” Coastal Areas are areas that can accommodate development 
provided special environmental concerns are addressed, noting that commercial and office uses 
“can be appropriate to provide for convenient services.” (Sussex County Comprehensive Plan, 4-
15) 
 
 
 
 



 
 

Staff Analysis 
C/U 2318 V&M LLC 
Planning and Zoning Commission for April 14, 2022 
 

 

 
Zoning Information 
 
The subject properties are zoned Agricultural Residential (AR-1) with all the immediately 
surrounding properties zoned (AR-1) as well. The closest commercial use zoning districts lie 
approximately 1.25 miles north on John J. Williams Highway (Route 24) at the intersection with 
the Coastal Highway (Route 1) corridor.  
 
Existing Conditional Uses within the Vicinity of the Subject Site 
 
Since 2011, there have been seven (7) Conditional Use applications within less than a 1-mile radius 
of the application site. The first application is Conditional Use No. 2246 Bee Wise, LLC to allow 
for a Real Estate Business in the Agricultural Residential (AR-1) Zoning District. This application 
was approved by the Sussex County Council on Tuesday, June 8, 2021, and adopted through 
Ordinance No. 2775. The second application is Conditional Use No. 2016 for Cape Henlopen 
School District to allow for Elementary School in the Agricultural Residential (AR-1) Zoning 
District. This application was approved by the Sussex County Council on Tuesday, June 16, 2015, 
and was adopted through Ordinance No. 2402. The third application is Conditional Use No. 2015 
Delaware Division of Facilities Management to permit a Public Service Facility (State Police) in the 
Agricultural Residential (AR-1) Zoning District. This application was approved by the Sussex 
County Council on Tuesday, June 16, 2015, and was adopted through Ordinance No. 2401. The 
fourth application is Conditional Use No. 1938 Karen Barwick for purposes of allowing a Therapist 
Office and Residence in an Agricultural Residential (AR-1) Zoning District. This application was 
approved by the Sussex County Council on Tuesday, September 11, 2012, and adopted through 
Ordinance No. 2289. The fifth application is Conditional Use No. 2046 Lockwood Design and 
Construction, Inc. to allow for Multi-Family Dwelling Structures to be located within a Medium-
Density Residential (MR) Zoning District. This application was approved by the Sussex County 
Council on Tuesday, June 14, 2016, and adopted through Ordinance No. 2479. The sixth 
application is Conditional Use No. 2297 Schell Brothers, Inc. to allow for an amendment to the 
Conditions of Approval relating to CU 2046 (Ordinance No. 2479) and the permitted hours of 
construction to be located within a Medium-Density Residential (MR) Zoning District. This 
application was approved by the Sussex County Council on County Tuesday, February 22, 2022, 
and adopted through Ordinance No. 2831. The seventh application is Conditional Use No. 2017 
Eli and Victoria Zacharia to allow for Multi-Family Dwelling Structures to be located within a 
Medium-Density Residential (MR) Zoning District. This application was approved by the Sussex 
County Council on Tuesday, September 22, 2015, and adopted through Ordinance No. 2436. The 
final application is Conditional Use No. 2252 Delaware Electric Co-Op to allow for a substation 
to be located within a Medium-Density Residential (MR) Zoning District. This application was 
approved by the Sussex County Council on County Tuesday, July 13, 2021, and adopted through 
Ordinance No. 2788. 
 
Based on the analysis of the land use, surrounding zoning and uses, the Conditional Use to allow 
for the construction of commercial and office uses in this location, subject to considerations of 
scale and impact, could be considered as being consistent with the land use, area zoning and 
surrounding uses.  















Policy for Extending District Boundaries 

1. Property owner (developer) and/or his representative shall make 
a request to the Utility Planning Division for a Sewer System 
Concept Evaluation. 

2. Property owner (developer) and/or his representative shall meet 
with the applicable planning and zoning agency to determine if 
zoning is appropriate for the development being planned.  

3. With appropriate zoning, property owner (developer) and/or his 
representative shall send a letter (with appropriate application 
fee as listed below) requesting the Sussex County Council to 
consider extending the water and/or sanitary sewer district 
boundaries.  (Sussex County Code)  

Application Fees 

 Less than 2 acres $500.00 

 2.1 -9.99 acres $750.00 

 10 - 150.00 acres $1,500.00 

 Greater than 150.00 acres $2,500.00 

4. The Sussex County Engineering Department shall present, for 
Sussex County Council's consideration, posting of notices for the 
proposed extension of the district boundaries.  

5. The Sussex County Council approves posting notices for the 
proposed extension of the boundaries.  (If approval to post the 
notices is not given, the appropriate fee is refunded.)  

6. Within ninety days of the posting of the notices, the Sussex 
County Council approves/disapproves extending the boundaries. 

7. The Sussex County Council approves/disapproves of the 
extension of the water and/or sanitary sewer pipelines under the 
appropriate Sussex County Ordinance. 
 



Michael R. Wigley, AIA, LEED AP 
W. Zachary Crouch, P.E. 
Michael E. Wheedleton, AIA, LEED GA 
Jason P. Loar, P.E.  
Ring W. Lardner, P.E. 
Jamie L. Sechler, P.E. 

 
 
 
 
 

 

 

 ONE PLAZA EAST, SUITE 200, P.O. BOX 93, SALISBURY, MD 21803-0093 • 410.543.9091  
 23 NORTH WALNUT ST, MILFORD, DE 19963 • 302.424.1441  

 106 NORTH WASHINGTON ST, EASTON, MD 21601• 410.770.4744  
www.dbfinc.com 

 

 
 
 
March 31, 2022 
 
Sussex County Administrative Building 
Planning and Zoning Department 
2 The Circle 
P.O. Box 589 
Georgetown, Delaware 19947 
 
Attn: Mr. Jamie Whitehouse 
 Director of Planning 
 
RE: V&M Properties 
 Environmental Assessment and Public Facility Evaluation Report 

Tax Parcel No.:334-12.00-108.0, 108.01,109.00, 109.01, 110.00, 111.00, 111.01 &112.00 
DBF #3311C003.A01 

 
Dear Mr. Whitehouse: 
 
On behalf of our client, V&M, LLC., we are submitting an Environmental Assessment and 
Public Facility Evaluation Report in accordance with §115-194.3. We offer the following 
information that comprises our report: 
 

(a) Proposed drainage design and the effect on stormwater quality and quantity leaving the 
site, including methods for reducing the amount of phosphorous and nitrogen in the 
stormwater runoff and the control of any other pollutants such as petroleum 
hydrocarbons or metals.  
 
The proposed improvements will meet or exceed the state regulations for 
stormwater management. We intend to use infiltration basins as well as other Best 
Management Practices to meet these requirements.  Our improvements will also 
include storage and treatment for the Route 24 DelDOT project.  
 

(b) Proposed method of providing potable and, where appropriate, irrigation water and the 
effect on public or private water systems and groundwater, including an estimate of 
average and peak demands.   
 
The proposed project is located within Tidewater Utilities, Inc.’s franchise area and 
they hold the Certificate of Public Necessity (CPCN).  Tidewater is currently serving 
the surrounding community and infrastructure is already in plan to server the 
proposed development. Impacts to the groundwater and other systems have been 
evaluated as part of Tidewater’s CPCN.  



 
 
Mr. Jamie Whitehouse 
Sussex County Planning and Zoning Commission 
April 1, 2022 
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(c) Proposed means of wastewater treatment and disposal with an analysis of the effect on 

the quality of groundwater and surface waters, including alternative locations for on-site 
septic systems.  
 
The proposed project is located adjacent to the Sussex County West Rehoboth 
Expansion of the Dewey Beach Sanitary Sewer District and infrastructure is 
currently in place to server the site. 
 

(d) Analysis of the increase in traffic and the effect on the surrounding roadway system. 
 
A TIS was completed and approved by DelDOT. The developer will continue to 
work with DelDOT regarding widening and improvements along Route 24  
 

(e) The presence of any endangered or threatened species listed on federal or state registers 
and proposed habitat protection areas.  
 
There are no known state or federally listed endangered or threatened species on 
this site. 
 

(f) The preservation and protection from loss of any tidal or non-tidal wetlands on the site.  
 
Wetlands do not exist on or adjacent to the site.  
 

(g) Provisions for open space as defined in §115-4.  
 
Open space will be used for onsite stormwater and planted landscaped buffer areas.  
Sidewalks and a shared use path will improve pedestrian movement throughout the 
Route 24 and Mulberry Road area.     
 

(h) A description of provisions for public and private infrastructure.  
 
The Developer will construct gravity sewer lines to serve this parcel and will be 
maintained by Sussex County. The Developer will also construct the internal water 
mains in the project that will be owned and maintained by Tidewater Utilities, Inc.. 
The internal parking areas and drive isles will be constructed by the Developer and 
privately maintained. Electric will be provided by Delaware Electric Coop.  

 
(i) Economic, recreational or other benefits.  

 
The proposed convenience store and office building will increase employment in the 
vicinity.   
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(j) The presence of any historic or cultural resources that are listed on the National 
Register of Historic Places.  
 
There are no known archaeological sites or National Register-listed property on this 
parcel.  

 
(k) An affirmation that the proposed application and proposed mitigation measures are in 

conformance with the current Sussex County Comprehensive Plan. 
 
The site and surrounding parcels are shown as commercial on Sussex Counties 
Future Land use plan.  The convenience store and offices conform to the current 
comprehensive plan. 
 

(l) Actions to be taken by the applicant to mitigate the detrimental impacts identified 
relevant to Subsection B(2)(a) through (k) above and the manner by which they are 
consistent with the Comprehensive Plan.  
 
All mitigation measures, where required, have been discussed in their respective 
section. All mitigation measures as well as the application are consistent with the 
Comprehensive Plan. 

 
If you have any questions or need additional information, please call me at (302) 424-1441.  
 
Sincerely, 
Davis, Bowen & Friedel, Inc. 
 
 
 
W. Zachary Crouch, P.E. 
Principal  
 
\\Mil0\CIVIL\Sugrue\V&M, LLC\GIS\Booklet Pdf\27 - ESDDOZ Report.Doc 
 
CC:  



Michael R. Wigley, AIA, LEED AP 
W. Zachary Crouch, P.E. 
Michael E. Wheedleton, AIA, LEED GA 
Jason P. Loar, P.E.  
Ring W. Lardner, P.E. 
Jamie L. Sechler, P.E. 
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October 12, 2021 
 
Sussex County Administrative Building 
Planning and Zoning Department 
2 The Circle 
P.O. Box 589 
Georgetown, DE 19947 
 
Attn: Mr. Jamie Whitehouse 
Planning Director 
 
RE: Mulberry Knoll Store 
 Response to PLUS Review-2018-08 
 Tax Map No.: 3-34-108.00,108.01,109.00,109.01,110.00,11.00,11.01,112.00 
 DBF # 3311C003.A01 
  
Dear Mr. Whitehouse, 
 
On behalf of the owner, V&M, Inc., we are pleased to submit a response to the comments 
provided during the PLUS Review of the Project on August 25, 2021 and received from the 
Office of State Planning dated September 20, 2018. We have read all of the comments and offer 
the following item-by-item response narrative for your review: 
  
Strategies for State Policies and Spending 

• This project is located in Investment Level 2 according to the 2020 Strategies for State 
Policies and Spending.  Investment Level 2 reflects areas where growth is anticipated by 
local, county, and State plans in the near-term future.  State investments will support 
growth in this area.   
 
The Office of State Planning has no objections to the development of this property 
provided it meets the codes and criteria of Sussex County, but we do encourage you to 
work with State agencies to address any concerns noted in this letter. 

 
Thank you for your clarification of the state Investment Level 2 designation and 
support of growth in this area.  The developer with work closely with State agencies 
throughout the approval process.  

 
Code Requirements/Agency Permitting Requirements 
 
Department of Transportation – Contact Bill Brockenbrough 760-2109 
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• The site access on Delaware Route 24 and Mulberry Knoll Road (Sussex Road 284) must 
be designed in accordance with DelDOT’s Development Coordination Manual, which is 
available at http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes.   
 
Access will be designed in accordance with DelDOT’s Development Coordination 
Manual. 
 

• Pursuant to Section 1.3 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 
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?0802201
7. The Project Coordination Meeting held on October 14, 2020, and the Traffic Impact 
Study Scoping Meeting held on November 2, 2020, are not sufficient for this purpose. 
 
A pre-submittal meeting will be set up prior to plans being submitted for review. 
 

• Section 1.7 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. 
 
Developer will work with DelDot and provide the required fees when appropriate. 
 

• 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 
estimated at 4,264 vehicle trip ends per day.  Therefore, the plan meets the warrants for a 
TIS.   DelDOT and the applicant met on November 2, 2020, to set a scope of work for 
that study.  A memorandum outlining that scope is attached. 
 
The purpose of a TIS, per DelDOT regulations, is to determine the offsite improvements 
for which the developer should be responsible to build or contribute toward. In addition 
to whatever other offsite improvements may be identified, DelDOT would normally 
anticipate requiring the developer to improve Route 24 and Mulberry Knoll Road within 
the limits of their frontage, to meet DelDOT’s standards associated with their Functional 
Classifications. Because DelDOT has a pending project to improve the relevant portion 
of Route 24, DelDOT and the applicant are preparing to enter an agreement regarding 
how they will interact with regard to the DelDOT project and the improvements needed 
to support the proposed development.   
 
It may be observed that the subject development is in the Henlopen Transportation 
Improvement District (TID) and that payment of the TID fee would relieve the developer 
of responsibility for a TIS and off-site improvements.  The planning study done to support 
development of the TID assumed the continuation of the previously existing, largely 
residential, uses on the site rather than the proposed commercial uses. Thus, the TIS is 
needed; payment of the TID fee is not acceptable. 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017
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The developer’s engineer is working closely with DelDOT regarding the TIS, 
ongoing DelDOT projects along the frontage, and the types of additional 
improvements that may be required.    
 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the Manual, 
DelDOT will require dedication of right-of-way along the site’s frontage on Route 24 and 
Mulberry Knoll Road.  By this regulation, this dedication is to provide a minimum of 40 
feet of right-of-way from the physical centerline of Route 24 and 30 feet from the physical 
centerline of Mulberry Knoll Road. Right-of-way dedication would be addressed in the 
aforementioned agreement. 
 
The developer’s engineer is working with DelDOT regarding the right-of-way 
required along route 24 for DelDOT’s existing road improvements project.  Right-
of-way dedications along Route 24 & Mulberry Knoll Road will meet the 40’ & 30’ 
minimum distance from the centerline of road.  
 

• 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.  The 
location of the easement shall be outside the limits of the ultimate right-of-way. The 
easement area can be used as part of the open space calculation for the site. The 
following note is required, “A 15-foot wide permanent easement is hereby established 
for the State of Delaware, as per this plat.” 
 
An easement along Route 24 which encompasses DelDOT’s’ proposed side will be 
established. A 15’ wide permanent easement will be provided along Mulberry Knoll 
Road.  
 

• 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 450 feet of the site entrance. 
 

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

 
The final Record Plan will include the required Traffic Generation Diagram, 
existing entrances with 450’, and all notes regarding improvements/agreements. 
 

• Section 3.5.4.2 of the Manual addresses requirements for Shared Use Paths (SUP) and 
sidewalks.  For projects in Level 1 and 2 Investment Areas, installation of paths or 
sidewalks along the frontage on State-maintained roads is mandatory.  DelDOT 
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anticipates building a sidewalk along this development’s Route 24 frontage and requiring 
the developer to provide a sidewalk or SUP along the Mulberry Knoll Road frontage. 
 
The developer will work with DelDOT regarding the requirements of the SUP along 
the Route 24 and Mulberry Knoll Road.  
 

• 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 Route 24 and Mulberry Knoll Road.  
 
Stormwater will be located more than 20’away from the dedicated State right-of-
way. 
 

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

• 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.   
 
Existing and proposed utilities will be shown on the plans. Should utilities need to be 
relocated a utility relocation will be submitted to DelDOT. 

 
Department of Natural Resources and Environmental Control – Beth Krumrine 735-3480 
Concerns Identified Within the Development Footprint 
 
Stormwater Management 
 
This application proposes greater than 5000 square feet of land disturbing activities, therefore, 
this project will be subject to Delaware’s Sediment and Stormwater Regulations. 

 
• A Sediment and Stormwater Plan must be developed, then approved by the appropriate 

plan review agency prior to any land disturbing activity taking place on the site.  For this 
project, the plan review agency is the Sussex Conservation District. 
 
A detailed Sediment and Stormwater Plan will be prepared and submitted to the 
Sussex Conservation District for their review and approval.  
 

• Additionally, to address federal requirements, construction activities that exceed 1.0 acre 
of land disturbance require Construction General Permit coverage through submittal of 
an electronic Notice of Intent for Stormwater Discharges Associated with Construction 

http://www.deldot.gov/Business/subdivisions/index.shtml
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Activity.  This form must be submitted electronically 
(https://apps.dnrec.delaware.gov/enoi/, select Construction Stormwater General Permit) 
to the DNREC Division of Watershed Stewardship, along with the $195 fee.   
 
A notice of intent for stormwater discharge will be provided to DNREC as part of 
the Sussex Conservation District submission 
 

• Schedule a project application meeting with the appropriate plan review agency prior to 
moving forward with the stormwater and site design.  As part of this process, you must 
submit a Stormwater Assessment Study.  
 
The developer’s engineer will work closely with Sussex Conservation District to 
provide a detailed Stormwater Assessment Study.  
 

Plan review agency contact:  Sussex Conservation District at (302) 856-2105 or (302) 856-
7219. 
Website: https://www.sussexconservation.org/ 
 
General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. 
E-mail:  DNREC.Stormwater@delaware.gov. 
Website: https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/ 

 
Water Quality (Pollution Control Strategies) 
 
This site lies within the Rehoboth Bay Watershed. Surface water quality in this watershed does 
not meet State Water Quality Standards and a Pollution Control Strategy is in place for this 
watershed.   
 

• Consult with the appropriate plan review agency (Sussex Conservation District) to 
determine if stricter stormwater management standards may apply for development 
projects due to the Pollution Control Strategy. More information about Pollution 
Control Strategies can be found at the following website: 
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-
teams/ 
 

Contact: DNREC Division of Watershed Stewardship’s Watershed Assessment Section at 
(302) 739-9939. https://dnrec.alpha.delaware.gov/watershed-stewardship/ 

The development will adhere to all stormwater standards and regulations and will be 
submitted to the Sussex Conservation District for their review and approval 

Wastewater Disposal Permitting – Large Systems 
 
Sussex County holds existing permits with the DNREC Groundwater Discharges Section’s Large 
Systems Branch for wastewater disposal.   

 

https://apps.dnrec.delaware.gov/enoi/
https://www.sussexconservation.org/
https://www.sussexconservation.org/
about:blank
https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-teams/v
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-teams/v
https://dnrec.alpha.delaware.gov/watershed-stewardship/
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• If additional flows to Sussex County’s system will require capacity updates, it is the 
responsibility of the permitee (Sussex County) to notify the Large Systems Branch.  
 

Contact:  DNREC Large Systems Branch at (302) 739-9948.  
Website: https://dnrec.alpha.delaware.gov/water/groundwater/ 
 

Wastewater Disposal Systems – Small Systems  
 
The following permits exist in the Small System Branch database for the project area: 
 

o For parcel 3-34-12.00-0108.00, there is an existing gravity system septic permit (# 
227796) with a completion report (September of 2014).  

 
o For parcel 3-34-12.00-0108.01, there is an existing gravity system septic permit (# 

226106) with a completion report (January of 2014).   
 

o For parcel 3-34-12.00-0109.01, there is an existing gravity system septic permit (# 
CHP-9504).  

 
o For parcel 3-34-12.00-0111.00, there is an expired (December of 1990) gravity 

system septic permit (#2168-90S). 
 

• Contact the DNREC Groundwater Discharges Section to properly abandon these 
systems. 
 

Contact: DNREC Groundwater Discharges Section at (302) 856-4561  
Website: https://dnrec.alpha.delaware.gov/water/groundwater/septic-systems/ 
 
Wastewater Disposal will be provided by Sussex County (West Rehoboth Expansion of 
the Dewey Beach SSD) 
 

State Historic Preservation Office – Contact Carlton Hall 736-7400 
• This parcel has low potential for prehistoric archaeological resources. Although the 

parcel has well-drained soils, it is not within favorable distance to a water source.  
 

• There is high potential for historic archaeological resources. The parcel was 
agricultural fields prior to construction of homes between 1937 and 1954. There are 
at least 4 extant buildings older than 50 years (S10116, S10117, S10118, S01007). 
This Office would recommend a Phase I archaeological survey prior to any ground 
disturbance. 

 
• 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), which is currently being revised. 

 

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

 
Thank you for the information regarding prehistoric, historic archaeological sites and the 
potential for unmarked graves.  We do not anticipate any federal funding for this project. 

 
Delaware State Fire Marshall’s Office – Contact Duane Fox 259-7037 
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 
Regulations (DSFPR): 
 
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. 

• Where a water distribution system is proposed for 
(business/educational/assembly/healthcare/multi-family) sites, the infrastructure for 
fire protection water shall be provided, including the size of water mains for fire 
hydrants and sprinkler systems. 

 
Water distribution will be provided by Tidewater Utilities, Inc. using existing 
infrastructure. 

 
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 or more, 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 
 
We anticipate building 2 to be 3 stories and a total of 12,000 sqft.  Automatic 
Sprinklers and fire land marking requirements will be met.  Fire lanes, Sign Details 
and Fire department connections will be shown on the plans and submitted to the 
Fire Marshall for review and approval.  

 
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 

http://www.achp.gov/
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from Mulberry Knoll Road and Route 24 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. 

 
The site will comply with all Fire Department access requirements.  
 

Gas Piping and System Information 
• Provide type of fuel proposed and show locations of bulk containers on plan. 
 
The site plan will provide locations of underground tanks and types of fuel 
proposed.  
 

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 
 
The require information and notes will be provided to the fire marshal for their 
review and approval.  
 

Recommendations/Additional Information 
This section includes a list of site-specific suggestions that are intended to enhance the 
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project.  These suggestions have been generated by the State Agencies based on their expertise 
and subject area knowledge.  These suggestions do not represent State code requirements. They 
are offered here in order to provide proactive ideas to help the applicant enhance the site design, 
and it is hoped (but in no way required) that the applicant will open a dialogue with the relevant 
agencies to discuss how these suggestions can benefit the project. 
 
Department of Transportation – Contact Bill Brockenbrough 760-2109 

• The applicant should expect a requirement that any substation and/or wastewater 
facilities will be required to have access from an internal driveway with no direct access 
to Route 24 or Mulberry Knoll Road. 
 
We do not anticipate any new substation, all facilities on the site will require direct 
access internally from the site.  
 

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

• Please be advised that the Standard General Notes have been updated and posted to the 
DelDOT website.  Please begin using the new versions and look for the revision dates of 
March 21, 2019 and March 16, 2021.  The notes can be found at 
https://www.deldot.gov/Business/subdivisions/ 
 
The latest note will be used.  
 

Department of Natural Resources and Environmental Control – Beth Krumrine 735-3480 
Stormwater Management 

• Where the site and soil conditions allow, integrate runoff reduction techniques including 
infiltration basins, bioretention (rain gardens), filter strips, and pavers to encourage on-
site stormwater infiltration and reduce runoff.     
 

• For improved stormwater management, preserve existing trees, wetlands, and passive 
open space.  
 

Plan review agency contact:  Sussex Conservation District at (302) 856-2105 or (302) 856-
7219. 
Website: https://www.sussexconservation.org/ 
 
General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. 
E-mail:  DNREC.Stormwater@delaware.gov. 
Website: https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/ 
 
A detailed stormwater report will be submitted to the Sussex Conservation office for 
review and approval.  
 

https://www.deldot.gov/Business/subdivisions/
https://www.sussexconservation.org/
https://www.sussexconservation.org/
about:blank
https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/
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Additional Sustainable Practices 
 

• Consider using renewable energy infrastructure such as solar or geothermal to reduce 
energy costs and further reduce pollution created from offsite generation. Grant funds 
and incentives are available for Delmarva Power customers through the DNREC Green 
Energy Fund, which includes several funding types through the state’s major electric 
utilities (https://dnrec.alpha.delaware.gov/climate-coastal-
energy/renewable/assistance/).  
 

• Install electric vehicle charging stations for your customers. It is easier to plan for the 
installation at construction, rather than doing costly retrofits later. The DNREC Division 
of Climate, Coastal and Energy offers rebates of up to 90% of the cost of the charging 
station for commercial, multi-unit dwelling and other public properties.  These programs 
address climate change goals of reducing greenhouse gas emissions and improving 
overall air quality (https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-
transportation/). 

• Include space for recycling dumpsters within the preliminary site design stage. These can 
be placed adjacent to trash dumpsters. 
 

• Incorporate trees into the landscaping plan to reduce the heat island effects from 
pavement. 
 

• Install bicycle racks where feasible to help facilitate non-vehicular travel modes. 
 

• Use efficient Energy Star rated products and materials in construction and 
redevelopment. Energy efficient appliances use less energy over time. This saves 
consumers and businesses money, while also helping to reduce pollution from power 
generation. 
 

• Use structural paint coatings that are low in Volatile Organic Compounds to help protect 
air quality. Air pollution from new construction is generated through the use of 
maintenance equipment, paints, and consumer products like roof coatings and primers. 
 

• Use recycled materials, such as reclaimed asphalt pavement, to reduce heat island effects 
on paved surfaces, prevent landfill waste, and lower material costs. 

Contact:  DNREC Division of Climate, Coastal & Energy at (302) 735-3480. 
Website: https://dnrec.alpha.delaware.gov/climate-coastal-energy/ 
 
Thank you for the suggestions to provide sustainable energy alternatives.  

 
Delaware State Fire Marshall’s Office – Contact Duane Fox 259-7037 

• 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  Plan Review & Inspections link. 

https://dnrec.alpha.delaware.gov/climate-coastal-energy/renewable/assistance/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/renewable/assistance/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-transportation/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-transportation/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/
http://www.statefiremarshal.delaware.gov/
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The developers engineer will work closely with the State Fire Marshall’s Office during 
plan submittal, review and approval.  
 

Delaware Transit Corporation (DTC) – Contact Jared Kauffman 576-6062 
• A Type 2 5’x8’ bus stop pad is needed placed before the beginning of the right-turn lane 

onto Mulberry Knoll Road 

A Type 2 bus stop will be provided along Mulberry Knoll Road.  
 

On behalf of the Owner, we thank the State for providing us with these comments. Please contact 
me at (302) 424-1441 if you have any questions or need additional information. 
    
Sincerely, 
DAVIS, BOWEN & FRIEDEL, INC. 
 
 
                                                                
W. Zachary Crouch, P.E. 
Principal 
 
CC:  David L. Edgell, AICP, Office of State Planning 
 

































































 
 
 

 
 
 
 
 
 
 
 

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

 

March 4, 2022 
 
 
 
Ms. Dawn Riggi 
Davis Bowen & Friedel, Inc.  
1 Park Avenue  
Milford, DE 19963 
 
Dear Ms. Riggi:  
 
 The enclosed Traffic Impact Study (TIS) review letter for the V&M, LLC (Tax Parcels: 
334-12.00-108.00, 108.01, 109.00, 109.01, 110.00, 111.00, 111.01, 112.00, 112.01) commercial 
development has been completed under the responsible charge of a registered professional 
engineer whose firm is authorized to work in the State of Delaware.  They have found the TIS to 
conform to DelDOT’s Development Coordination Manual and other accepted practices and 
procedures for such studies.  DelDOT accepts this letter and concurs with the recommendations.  
If you have any questions concerning this letter or the enclosed review letter, please contact me at 
(302) 760-2124. 

 
Sincerely, 

 
 

Claudy Joinville  
Project Engineer 
 

CJ:km 
Enclosures 
cc with enclosures: Mr. Zac Crouch, Davis Bowen & Friedel, Inc.  

Mr. Eric Sugrue, V&M, LLC 
Mr. David Edgell, Office of State Planning Coordination 
Mr. Jamie Whitehouse, Sussex County Planning and Zoning 

   Mr. Andrew Parker, McCormick & Taylor, Inc.  
DelDOT Distribution 
 
 

 
 



 
 

DelDOT Distribution 
 
Brad Eaby, Deputy Attorney General 
Shanté Hastings, Deputy Secretary / Director of Transportation Solutions (DOTS) 
Pamela Steinebach, Director, Planning 
Mark Luszcz, Deputy Director, Traffic, DOTS 
Peter Haag, Chief Traffic Engineer, Traffic, DOTS 
Michael Simmons, Assistant Director, Project Development South, DOTS 
Todd Sammons, Assistant Director, Development Coordination 
T. William Brockenbrough, Jr., County Coordinator, Development Coordination 
Wendy Carpenter, Traffic Calming & Subdivision Relations Manager, DelDOT Traffic 
Alistair Probert, South District Engineer, South District 
Matthew Schlitter, South District Public Works Engineer, South District  
Jared Kauffman, Service Development Planner, Delaware Transit Corporation 
Tremica Cherry, Service Development Planner, Delaware Transit Corporation 
Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 
Wendy Polasko, Subdivision Engineer, Development Coordination 
Steve McCabe, Sussex Review Coordinator, Development Coordination 
Mark Galipo, Traffic Engineer, Traffic, DOTS 
Brian Yates, Subdivision Manager, Development Coordination 
Annamaria Furmato, Project Engineer, Development Coordination 
 



 
 

 

March 2, 2022 
 
Mr. Claudy Joinville 
Project Engineer 
DelDOT Division of Planning 
P.O. Box 778 
Dover, DE 19903 
 
RE: Agreement No. 1946F 
 Traffic Impact Study Services  
 Task No. 2A Subtask 07A – V&M LLC 
 

Dear Mr. Joinville: 

 

McCormick Taylor has completed its review of the Traffic Impact Study (TIS) for the V&M LLC 

development prepared by Davis, Bowen & Friedel, Inc. dated November 2021. Davis, Bowen & 

Friedel prepared the report in a manner generally consistent with DelDOT’s Development 

Coordination Manual. 

 

The TIS evaluates the impacts of the proposed V&M LLC development, along the south side of 

Delaware Route 24 (Sussex Road 24) and the west side of Mulberry Knoll Road (Sussex Road 

284), in Sussex County, Delaware. The proposed development would consist of a 5,000 square-

foot convenience store with gas pumps and a 12,000 square-foot office building. Two unsignalized 

access points are proposed: one right-in/right-out on Delaware Route 24 and one full-movement 

access on Mulberry Knoll Road. Construction is anticipated to be completed in 2023. 

 

The subject land is located on an approximately 3.31-acre assemblage of parcels. The subject land 

is currently zoned AR-1 (Agricultural Residential), and the developer seeks a conditional use 

zoning to develop this commercial use. 

 

There are currently two active DelDOT projects within the study area. The SR 24, Mulberry Knoll 

to SR 1 (State Contract No. T200411209) project will widen Delaware Route 24 to provide dual 

lanes from just east of Mulberry Knoll Road to Delaware Route 1. The typical section of Delaware 

Route 24 will consist of a 16-foot center-left-turn lane along with two 11-foot travel lanes in each 

direction, an 8-foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements 

at the intersection of Delaware Route 24 and Plantation Road / Warrington Road (Sussex Road 

275) will include changing the Delaware Route 24 approaches so they each have one left-turn lane, 

two through lanes, and one right-turn lane, along with widening the Plantation Road and 

Warrington Road approaches so they each consist of one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane. Construction has begun 

and is scheduled for completion in Spring 2022. 

 

The SR 24, Love Creek to Mulberry Knoll (State Contract No. T201212201) project will improve 

safety and increase capacity on Delaware Route 24 from Love Creek to Mulberry Knoll Road. 

Dual lanes along Delaware Route 24 will extend from east of Mulberry Knoll Road to west of the 
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school entrances located west of Mulberry Knoll Road. The dualized portion of the project will 

include a 12-foot center-left-turn lane along with two 11-foot travel lanes in each direction, an 8-

foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements at the 

intersection of Delaware Route 24 and Mulberry Knoll Road will include signalization, changing 

the Delaware Route 24 approaches so they each have one left-turn lane, two through lanes, and 

one right-turn lane, along with widening the Mulberry Knoll Road approaches so they each have 

one left-turn lane and one shared through/right turn lane. Construction is scheduled to begin in 

2022 and be completed in 2023. 

 

It is noted that DelDOT and V&M LLC (the developer) entered into a Letter Agreement executed 

on August 12, 2021 to have DelDOT incorporate certain access and frontage improvements needed 

for the V&M LLC commercial project into the construction of DelDOT’s SR 24, Love Creek to 

Mulberry Knoll project. The developer would pay for certain construction costs as specified in the 

agreement. 

 

The proposed development is located within the boundary of the Henlopen Transportation 

Improvement District (TID) as presently contemplated by Sussex County and DelDOT. The TID 

is a planning concept that seeks to proactively align transportation infrastructure spending and 

improvements with land use projections and future development within the designated district. 

This development is not consistent with the approved TID future land use plan and therefore does 

not qualify for TID participation. 

 

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

 

The following intersections exhibit level of service (LOS) deficiencies without the implementation 

of physical roadway and/or traffic control improvements:  

 

Intersection 
Existing  

Traffic Control 
Situations for which deficiencies occur 

Delaware Route 24 and  

Mulberry Knoll Road 
Unsignalized 

2019 Existing PM and Saturday (Case 1); 

2023 without development AM, PM and SAT (Case 2); 

2023 with development AM, PM and SAT (Case 3) 

Delaware Route 24 and  

Plantation Road / 

Warrington Road 

Signalized 
2023 without development PM and Saturday (Case 2); 

2023 with development PM and Saturday (Case 3) 

 

Both intersections listed in the table above exhibit LOS deficiencies if unimproved, but 

improvements at both intersections are scheduled for construction in the near future as part of 

DelDOT’s aforementioned SR 24 projects. The improvements to be implemented by those projects 

will completely mitigate the LOS deficiencies for the scenarios evaluated in this TIS. These two 

DelDOT projects are fully funded and scheduled for construction within the next 2-3 years. As 

such, we do not recommend any additional improvements be implemented at these intersections 

by the V&M LLC developer other than the northbound Mulberry Knoll Road left-turn lane 

extension described below in Item No. 5, nor should this developer contribute towards the DelDOT 
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projects other than by satisfying requirements of compensation as specified in the Letter 

Agreement between DelDOT and the developer executed on August 12, 2021. 

 

Should Sussex County choose to approve the proposed development, the following items should 

be incorporated into the site design and reflected on the record plan by note or illustration. All 

applicable agreements (i.e. letter agreements for off-site improvements and traffic signal 

agreements) should be executed prior to entrance plan approval for the proposed development. 

 

1. The developer and DelDOT must comply with all requirements specified in the Letter 

Agreement by and between DelDOT and the developer executed on August 12, 2021, many 

of which are associated with roadway, access, and site frontage improvements along 

Delaware Route 24 and within the V&M LLC site frontage of that roadway.  

 

Responsibilities of DelDOT per that Letter Agreement include, but are not limited to, 

construction of the V&M LLC development’s right-in/right-out site access on the south 

side of Delaware Route 24 west of Mulberry Knoll Road, along with a separate right-turn 

deceleration lane along eastbound Delaware Route 24 for that site access. DelDOT will 

also be responsible for constructing sidewalk along the entire Delaware Route 24 site 

frontage. 

 

Design details of the Delaware Route 24 site access and site frontage improvements should 

be coordinated between the developer and DelDOT’s Development Coordination and 

Project Development – South sections. 

 

2. The developer shall improve the State-maintained roads on which they front (Delaware 

Route 24 and Mulberry Knoll Road, with exceptions noted in the second paragraph of this 

item), within the limits of their frontage, to meet DelDOT’s standards for their Functional 

Classification as found in Section 1.1 of the Development Coordination Manual and 

elsewhere therein. The improvements shall include both directions of travel, regardless of 

whether the developer’s lands are on one or both sides of the road.  Frontage is defined in 

Section 1 of the Development Coordination Manual, which states “This length includes the 

length of roadway perpendicular to lines created by the projection of the outside parcel 

corners to the roadway.” Questions on or appeals of this requirement should be directed to 

the DelDOT Subdivision Review Coordinator in whose area the development is located. 

 

It is noted that the above paragraph may not be entirely applicable to improvements within 

the Delaware Route 24 frontage, as most if not all such improvements are to be 

implemented by DelDOT as part of the SR 24, Love Creek to Mulberry Knoll project. The 

Letter Agreement between DelDOT and the developer executed on August 12, 2021 

describes responsibilities for improvements along the Delaware Route 24 site frontage by 

both parties, and should be followed accordingly. 
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3. The developer should construct the full-movement site access on Mulberry Knoll Road. 

The proposed configuration is shown in the table below.  

 

Approach Existing Configuration Proposed Configuration 

Eastbound 

Site Access 
Approach does not exist One shared left/right-turn lane 

Northbound  

Mulberry Knoll Road 
One through lane One shared through/left-turn lane 

Southbound  

Mulberry Knoll Road 
One through lane 

One through lane and  

one right-turn lane 

 

Initial recommended minimum turn-lane lengths (excluding tapers) of the separate turn 

lanes are listed below. The developer should coordinate with DelDOT’s Development 

Coordination Section to determine final turn-lane lengths and other design details during 

the site plan review. 

 

Approach Left-Turn Lane Right-Turn Lane 

Eastbound 

Site Access 
N/A N/A 

Northbound  

Mulberry Knoll Road 
N/A N/A 

Southbound  

Mulberry Knoll Road 
N/A 60 feet * 

 

*  Initial turn-lane length based on DelDOT’s Auxiliary Lane Worksheet and assuming an effective 

entrance radius of greater than 50 feet as indicated in the TIS. The length of this right-turn lane 

assumes a reduction of the posted speed limit on Mulberry Knoll Road down to 35 mph, as proposed 

by the developer to achieve acceptable sight distance at the site access. Additional discussion is 

required during site plan review, and the turn lane length would need to be longer if the posted speed 

limit is not reduced and/or if the entrance radius is less than 50 feet. 

 

Sight distance limitations at the proposed site access location on Mulberry Knoll Road 

have been identified. Sight distance for drivers exiting this driveway is limited by 

horizontal curves in both directions on Mulberry Knoll Road, and sight distance 

requirements are not met at the current posted speed limit of 50 mph. The developer 

proposes to reduce the posted speed limit on Mulberry Knoll Road to 35 mph, which would 

allow sight distance requirements to be satisfied. 

 

The developer’s recommendation to reduce the posted speed limit on Mulberry Knoll Road 

will need to be evaluated by DelDOT and further coordinated with the developer. There 

may also be a need to consider changes to the site access location and design, as well as 

the possibility of a design deviation. As always, adequacy of available sight distance must 

be confirmed during the site plan review process. 
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4. As described immediately above, the developer should coordinate with DelDOT regarding 

the possibility of reducing the posted speed limit on Mulberry Knoll Road south of 

Delaware Route 24. 

 

5. The developer should improve the intersection of Delaware Route 24 and Mulberry Knoll 

Road beyond the scope of improvements being implemented by DelDOT under the SR 24, 

Love Creek to Mulberry Knoll project by extending the length of the planned northbound 

Mulberry Knoll Road left-turn lane by an additional 40 feet to better accommodate 

projected queues due to increased vehicle demands for that movement which are directly 

attributed to the proposed development. The developer should coordinate DelDOT’s 

Development Coordination Section to determine final turn-lane length and design details, 

as well as responsibilities for implementation especially as they relate to the possibility of 

incorporating this modification into DelDOT’s SR 24 project. 

 

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

 

a. Per the DelDOT Development Coordination Manual section 5.2.9.2, bicycle lanes are 

required where right turn lanes are being installed. 

 

b. Appropriate bicycle symbols, directional arrows, pavement markings, and signing 

should be included along bicycle facilities within the project limits. 

 

c. Utility covers should be made flush with the pavement. 

 

d. A minimum 15-foot wide easement from the edge of the right-of-way should be 

dedicated to DelDOT within the site frontage along Mulberry Knoll Road. 

 

e. Within the easement along the Mulberry Knoll Road site frontage, a minimum of a ten-

foot wide shared-use path that meets current AASHTO and ADA standards should be 

constructed. The shared-use path should meet AASHTO and ADA standards and 

should have a minimum of a five-foot buffer from the roadway. At the southern 

property boundary, the shared-use path should connect to the adjacent property or to 

the roadway in accordance with DelDOT’s Shared-Use Path and/or Sidewalk 

Termination Reference Guide dated August 1, 2018.  At the northern property 

boundary / Delaware Route 24, the shared-use path should connect to the sidewalk 

being constructed along the Delaware Route 24 frontage as part of DelDOT’s SR 24, 

Love Creek to Mulberry Knoll project. The developer should coordinate with 

DelDOT’s Development Coordination Section to determine the details of the shared-

use path connection at the property boundaries. 

 

f. ADA compliant curb ramps and crosswalks should be provided at all pedestrian 

crossings, including all site entrances. Type 3 curb ramps are discouraged. 
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g. Internal sidewalks for pedestrian safety and to promote walking as a viable 

transportation alternative should be constructed within the development. These 

sidewalks should each be a minimum of five-feet wide (with a minimum of a five-foot 

buffer from the roadway) and should meet current AASHTO and ADA standards. 

Internal sidewalks in the development should connect to the proposed shared-use path 

along Mulberry Knoll Road, the proposed sidewalk (to be constructed as part of the 

DelDOT project) along Delaware Route 24, and to the to-be-signalized intersection of 

Delaware Route 24 & Mulberry Knoll Road. 

 

h. Where internal sidewalks are located alongside of parking spaces, a buffer should be 

added to prevent vehicular overhang onto the sidewalk. 

 

i. The developer should coordinate with the Delaware Transit Corporation (DTC) 

regarding design and construction of a 5’x8’ Type 2 bus stop pad to be located on 

eastbound Delaware Route 24 before the beginning of the right-turn lane onto Mulberry 

Knoll Road. This bus stop pad may be incorporated into the improvements being made 

by DelDOT as part of the SR 24, Love Creek to Mulberry Knoll project. The developer 

should coordinate with DTC and DelDOT to ensure the bus stop pad is designed and 

installed to the satisfaction of all parties. 

 

Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 

Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 

http://deldot.gov/Publications/manuals/de_mutcd/index.shtml. 

 

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 site plan review process.  

 

Additional details on our review of this TIS are attached. Please contact me at (610) 640-3500 or 

through e-mail at ajparker@mccormicktaylor.com if you have any questions concerning this 

review. 

 
Sincerely, 
 
McCormick Taylor, Inc. 

 
Andrew J. Parker, PE, PTOE 
Project Manager 
 
Enclosure 
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General Information 

 

Report date: November 2021 

Prepared by: Davis, Bowen & Friedel, Inc 

Prepared for: V&M LLC 

Tax parcel: 3-34-12.00-108.00, 108.01, 109.00, 109.01, 110.00, 111.00, 111.01, 112.00, 112.01 

Generally consistent with DelDOT’s Development Coordination Manual:  Yes 

 

Project Description and Background 

 

Description:  The proposed V&M LLC development consists of a of a 5,000 square-foot 

convenience store with gas pumps and a 12,000 square-foot office building. 

Location: The site is located along the south side of Delaware Route 24 (Sussex Road 24) and the 

west side of Mulberry Knoll Road (Sussex Road 284), in Sussex County, Delaware. A site location 

map is included on page 8. 

Amount of land to be developed: approximately 3.31 acre assemblage of parcels 

Land use approval(s) needed: Subdivision approval. The subject land is currently zoned AR-1 

(Agricultural Residential), and the developer seeks a conditional use zoning to develop this 

commercial use. 

Proposed completion year: 2023 

Proposed access locations: Two access points are proposed: full site access along Mulberry Knoll 

Road and right-in/right-out access along Delaware Route 24.  

Daily Traffic Volumes (per DelDOT Traffic Summary 2019): 

• 2019 Average Annual Daily Traffic on Delaware Route 24: 19,793 vehicles/day 

• 2019 Average Annual Daily Traffic on Mulberry Knoll Road: 517 vehicles/day 
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Site Location Map 
Proposed Entrance 
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2020 Delaware Strategies for State Policies and Spending 

 

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

The proposed V&M LLC development is located within Investment Level 2. 

 

Investment Level 2 

This investment level has many diverse characteristics. These areas can be composed of less 

developed areas within municipalities, rapidly growing areas in the counties that have or will have 

public water and wastewater services and utilities, areas that are generally adjacent to or near 

Investment Level 1 Areas, smaller towns and rural villages that should grow consistently with their 

historic character, and suburban areas with public water, wastewater, and utility services. These 

areas have been shown to be the most active portion of Delaware’s developed landscape. They 

serve as transition areas between Level 1 and the more open, less populated areas. They generally 

contain a limited variety of housing types, predominantly detached single-family dwellings. 

 

In Investment Level 2, state investments and policies should support and encourage a wide range 

of uses and densities, promote other transportation options, foster efficient use of existing public 

and private investments, and enhance community identity and integrity. 

 

Investments should encourage departure from the typical single-family-dwelling developments 

and promote a broader mix of housing types and commercial sites encouraging compact, mixed-

use development where applicable. Overall, the State’s intent is to use spending and management 

tools to promote well-designed development in these areas. Such development provides for a 

variety of housing types, user-friendly transportation systems, and provides essential open spaces 

and recreational facilities, other public facilities, and services to promote a sense of community. 

Investment Level 2 areas are prime locations for designating "pre-permitted areas." 

 

Proposed Development’s Compatibility with Strategies for State Policies and Spending:   

The proposed V&M LLC development falls within Investment Level 2 and is to be developed as 

a super-convenience store with gas. The proposed development is consistent with the character of 

Investment Level 2. It is therefore concluded that the proposed development appears to generally 

comply with the policies stated in the 2020 “Strategies for State Policies and Spending.” 

 

Comprehensive Plan  

 

Sussex County Comprehensive Plan: 

(Source: Sussex County Comprehensive Plan, March 2019)  

 

The Sussex County Comprehensive Plan Future Land Use Map indicates that the proposed V&M 

LLC site is planned for “Commercial” land use. It would appear that the proposed V&M LLC 

building fits within the intended land use for this location. 

 

Proposed Development’s Compatibility with Comprehensive Plan:  

The proposed development appears to comply with the Sussex County Comprehensive Plan. The 

V&M LLC store is proposed on land that is planned for Commercial use. The land is zoned as 

AR-1 (Agricultural Residential); and the developers are seeking a conditional use zoning of C-2 
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(Medium – Commercial). The proposed facility generally aligns with both the Future Land Use 

Map and the proposed zoning.  

 

Relevant Projects in the DelDOT Capital Transportation Program 

 

There are currently two active DelDOT projects within the study area. The SR 24, Mulberry Knoll 

to SR 1 (State Contract No. T200411209) project will widen Delaware Route 24 to provide dual 

lanes from just east of Mulberry Knoll Road to Delaware Route 1. The typical section of Delaware 

Route 24 will consist of a 16-foot center-left-turn lane along with two 11-foot travel lanes in each 

direction, an 8-foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements 

at the intersection of Delaware Route 24 and Plantation Road / Warrington Road (Sussex Road 

275) will include changing the Delaware Route 24 approaches so they each have one left-turn lane, 

two through lanes, and one right-turn lane, along with widening the Plantation Road and 

Warrington Road approaches so they each consist of one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane. Construction has begun 

and is scheduled for completion in Spring 2022. 

 

The SR 24, Love Creek to Mulberry Knoll (State Contract No. T201212201) project will improve 

safety and increase capacity on Delaware Route 24 from Love Creek to Mulberry Knoll Road. 

Dual lanes along Delaware Route 24 will extend from east of Mulberry Knoll Road to west of the 

school entrances located west of Mulberry Knoll Road. The dualized portion of the project will 

include a 12-foot center-left-turn lane along with two 11-foot travel lanes in each direction, an 8-

foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements at the 

intersection of Delaware Route 24 and Mulberry Knoll Road will include signalization, changing 

the Delaware Route 24 approaches so they each have one left-turn lane, two through lanes, and 

one right-turn lane, along with widening the Mulberry Knoll Road approaches so they each have 

one left-turn lane and one shared through/right turn lane. Construction is scheduled to begin in 

2022 and be completed in 2023. 

 

It is noted that DelDOT and V&M LLC (the developer) entered into a Letter Agreement executed 

on August 12, 2021 to have DelDOT incorporate certain access and frontage improvements needed 

for the V&M LLC commercial project into the construction of DelDOT’s SR 24, Love Creek to 

Mulberry Knoll project. The developer would pay for certain construction costs as specified in the 

agreement. 

 

The proposed development is located within the boundary of the Henlopen Transportation 

Improvement District (TID) as presently contemplated by Sussex County and DelDOT. The TID 

is a planning concept that seeks to proactively align transportation infrastructure spending and 

improvements with land use projections and future development within the designated district. 

This development is not consistent with the approved TID future land use plan and therefore does 

not qualify for TID participation. 
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Trip Generation 

 

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

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

Engineers (ITE). The following land use was utilized to estimate the amount of new traffic 

generated for this development: 

 

• 5,000 square-foot Super C-Store with Gas (ITE Land Use Code 960) 

• 12,000 square-foot Office (ITE Land Use Code 710) 

 

Table 1 

V&M, LLC Peak Hour Trip Generation 

 

Land Use 

Weekday AM 

Peak Hour 

Weekday PM  

Peak Hour 

Weekday PM  

Peak Hour 

In Out Total In Out Total In Out Total 

5,000 SF Super C-Store w/ Gas 211 211 422 173 173 346 159 160 319 

12,000 SF General Office 33 5 38 2 13 15 3 3 6 

Internal Capture -2 -2 -4 -4 -4 -8 -2 -2 -4 

External Trips 242 214 456 171 182 353 160 161 321 

Pass-By Trips 159 160 319 130 130 260 120 121 241 

TOTAL TRIPS 83 54 137 41 52 93 40 40 80 

 

Overview of TIS 

 

Intersections examined: 

1) Site Entrance & DE Route 24 

2) Site Entrance & Mulberry Knoll Road 

3) DE Route 24 & Mulberry Knoll Road 

4) DE Route 24 & Plantation Road / Warrington Road 

 

Conditions examined:  

1) 2019 Existing (Case 1) 

2) 2023 without development (Case 2) 

3) 2023 with development (Case 3) 

 

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

 

Committed developments considered: 

1) Belle Terre (269 single-family detached houses) 

2) Arbor-Lyn (142 single-family detached houses) 

3) Beebe Health Care (100-employee hospital) 

4) Osprey Point (217 single-family detached houses) 

5) Delaware State Police Troop 7 (25,270 sf admin facility and 10,115 sf maintenance facility) 

6) Saddle Ridge (f.k.a. Windswept) (81 single-family detached homes) 
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7) Wellesley (132 single-family detached houses) 

8) Welches Pond (f.k.a. Fieldstone) (247 single-family detached houses) 

9) Pelican Landing (84,576 square-foot shopping center) 

10) Rehoboth Point Yacht Club (f.k.a. Love Creek Marina) (180 units of three-story 

apartments, 5,000 square-foot quality restaurant, and a 500 square-foot retail facility) 

11) Acadia Landing (f.k.a. Insight at Lewes Point) (238 single-family detached houses) 

12) Marsh Island (139 single-family detached houses) 

13) Marsh Farm Estates (134 single-family detached houses) 

14) Windswept at Lewes (201 single-family detached houses, 178 townhouses) 

15) Middle Creek Preserve (313 single-family detached houses) 

16) Hailey’s Glen (f.k.a. Kielbasa Property) (68 single-family detached houses) 

17) Beachtree Preserve (155 single-family detached houses) 

 

Intersection Descriptions 

 

1) Site Entrance & Delaware Route 24 

Type of Control: proposed unsignalized right-in/right-out intersection 

Eastbound Approach: (DE 24) existing one through lane; proposed one left-turn lane for 

downstream intersection, two through lanes, and one right-turn lane 

Westbound Approach: (DE 24) existing one through lane; proposed two through lanes 

 

Northbound Approach: (Site Entrance) proposed one right-turn-only lane, stop-

controlled   

 

2) Site Entrance & Mulberry Knoll Road 

Type of Control: proposed unsignalized T-intersection 

Eastbound Approach: (Site Entrance) proposed one shared left/right-turn lane, stop-

controlled 

Southbound Approach: (Mulberry Knoll Road) existing one through lane; proposed one 

through lane and one right-turn lane 

Northbound Approach: (Mulberry Knoll Road) existing one through lane, proposed one 

shared through/left-turn lane 

 

3) Delaware Route 24 & Mulberry Knoll Road 

Type of Control: existing two-way stop-controlled intersection (to be signalized as part of 

DelDOT Project “SR 24 Love Creek to Mulberry Knoll”) 

Eastbound Approach: (DE 24) existing one shared through/left-turn lane and one 

channelized right turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Westbound Approach: (DE 24) existing one shared through/left-turn lane and one 

channelized right turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Northbound Approach: (Mulberry Knoll Road) existing one shared left/through/right-

turn lane; proposed one left-turn lane and one shared through/right-turn lane  

Southbound Approach: (Mulberry Knoll Road) existing one shared left/through/right-

turn lane; proposed one left-turn lane and one shared through/right-turn lane 
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4) Delaware Route 24 & Plantation Road / Warrington Road 

Type of Control: signalized four-leg intersection (proposed improvements to approaches 

as part of DelDOT Project “SR 24 Mulberry Knoll Road to SR 1”) 

Eastbound Approach: (DE 24) existing one left-turn lane, one through lane, and one 

channelized right-turn lane; proposed one left-turn lane, two through lanes, and one 

channelized right-turn lane 

Westbound Approach: (DE 24) existing one left-turn lane, one through lane, and one 

channelized right-turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Northbound Approach: (Warrington Road) existing one left-turn lane, one through lane, 

and one channelized right-turn lane; proposed one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane 

Southbound Approach: (Plantation Road) existing one left-turn lane, one through lane, 

and one channelized right-turn lane; proposed one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane 

 

Safety Evaluation 

 

Crash Data: Delaware Crash Analysis Reporting System (CARS) data was provided in the TIS 

for the three-year period from September 13, 2018, through September 13, 2021. A total of 70 

crashes occurred within the study area during the three-year period, with 46 of those occurring 

at/near the intersection of Delaware Route 24 & Plantation Road/Warrington Road. The other 24 

occurred at near the intersection of Delaware Route 24 & Mulberry Knoll Road. Of the 70 crashes, 

40 were rear-end crashes, 11 were angle collisions, 4 were sideswipes, and 4 were head on. Zero 

fatalities occurred, while 12 crashes resulted in injuries. Three of the crashes were alcohol related. 

None of the crashes involved pedestrians or bicyclists. 

 

Sight Distance: The study area generally consists of relatively flat roadways and there are few 

visual obstructions. However due to a horizontal curve, sight distance at the intersection of the 

proposed site access and Mulberry Knoll Road fails to meet the required distance of 530’ to the 

left and 610’ to the right (exiting the site). A reduced speed limit from 50 mph to 35mph would 

allow for acceptable sight distance given the geometry of the existing roadway. As always 

adequacy of available sight distance should be confirmed during the site plan review process for 

all proposed movements at the site accesses. 

 

Transit, Pedestrian, and Bicycle Facilities 

 

Existing transit service: Based on the current DART Bus Stop Map, the Delaware Transit 

Corporation (DTC) currently operates one fixed-route transit bus route in the area of the proposed 

V&M, LLC development. Route 215 Millsboro/Rehoboth runs along DE 24 with the nearest stops 

located west of the site at the Love Creek Marina and east of the site at Beebe Medical Center.  

 

Planned transit service: DBF contacted a representative from DART regarding existing and 

planned service in the area. DBF was notified by Jared Kauffman that a Type 2, 5’x8’ bus stop 

pad is to be located before the beginning of the right turn lane onto Mulberry Knoll Road. Based 
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on coordination with DART, a Type 2, 5’x8’ bus stop pad is to be located before the beginning of 

the right turn lane onto Mulberry Knoll Road.  

 

Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 

Delaware Route 24 is designated as a High-Traffic Regional Bicycle Route with a Bikeway.  

Delaware Route 24 has 10’ shoulders in both directions, but no designated bike lanes along the 

site frontage, nor are there pedestrian crosswalks at the existing intersections within the study area. 

There are currently no Shared-Use-Paths (SUPs) or sidewalks within the study area. 

 

Planned bicycle and pedestrian facilities: Based on coordination with DelDOT Bicycle 

Coordinator, John T. Fiori; the developer plans to implement 10’ wide SUP along the site frontage 

of Mulberry Knoll Road. The SUP will connect into the proposed sidewalk at the site’s frontage 

along DE 24 as part of the capital improvement project “SR 24, Love Creek to Mulberry Knoll”. 

In addition, a 4’-5’ bicycle lane is to be constructed along the DE 24 site frontage.  

 

Previous Comments 
 
In a review letter dated October 20, 2021, DelDOT indicated that the Preliminary TIS was 
acceptable as submitted with minor revisions for the Final TIS. 
 
It appears that all substantive comments from DelDOT’s TIS Scoping Memorandum, Traffic 
Count Review, Preliminary TIS Review, and other correspondence were addressed in the Final 
TIS submission. 
 
General HCS Analysis Comments 

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

 

1) Both the TIS and McCormick Taylor utilized Highway Capacity Software (HCS) version 

7.8.5 to complete the traffic analyses. 

 

2) For two-way stop control intersections, the TIS and McCormick Taylor applied heavy 

vehicle factors (HV) by movement using existing data. For signalized intersections, the 

TIS and McCormick Taylor applied HV by lane group using existing data. The TIS 

adjusted future HV assuming 2% HV in the added volume, while McCormick Taylor 

generally assumed future HV to be the same as existing HV at all intersections. Both the 

TIS and McCormick Taylor assumed 3% HV for future movements to and from the 

proposed site access points (as per DelDOT’s Development Coordination Manual section 

2.2.8.11.6.H). 

 

3) For existing conditions, the TIS and McCormick Taylor determined overall intersection 

peak hour factors (PHF) for each intersection based on the turning movement counts that 

were available. Future PHFs were determined as per the DelDOT Development 

Coordination Manual section 2.2.8.11.6.F where applicable.  

 

4) The TIS and McCormick Taylor used different signal timings when analyzing the 

signalized intersections in some cases.  
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Table 2 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
1 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 1 

One-Way Stop (Right-in/Right-out) 
LOS per TIS 

LOS per 

McCormick Taylor 

Delaware Route 24 &  

Site Access 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 Build Condition (Case 3)       

Northbound Site Access – Right C (17.6) B (14.3) C (18.6) C (17.6) B (14.3) C (18.6) 
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Table 3 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
2 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 2 

One-Way Stop (T-Intersection) 
LOS per TIS 

LOS per 

McCormick Taylor 

Mulberry Knoll Road &  

Site Access 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 Build Condition (Case 3)       

Eastbound Site Access A (9.6) A (9.6) A (9.4) A (9.2) A (9.2) A (9.2) 

Northbound Mulberry Knoll Road – Left  A (7.5) A (7.5) A (7.4) A (7.5) A (7.5) A (7.4) 
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Table 4 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
3 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 3 

Two-Way Stop 
LOS per TIS 

LOS per 

McCormick Taylor 

Delaware Route 24 &  

Mulberry Knoll Road 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2019 Existing Condition (Case 1)       

Eastbound DE 24 – Lefts  A (8.7) A (9.9) A (8.8) A (8.7) A (9.9) A (8.8) 

Westbound DE 24 – Lefts B (10.5) A (9.2) B (10.3) B (10.5) A (9.2) B (10.3) 

Northbound Mulberry Knoll Road D (29.8) E (47.4) D (33.8) D (29.7) E (47.3) D (33.8) 

Southbound Mulberry Knoll Road B (14.8) C (23.8) F (695.7) B (14.8) C (23.7) F (693.2) 
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Table 5 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
4 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  
5 Future cases reflect improvements to be implemented as part of DelDOT’s SR 24 Love Creek to Mulberry Knoll 

project. Improvements consist of adding a separate left-turn lane and a second through lane on both approaches of DE 

24, adding a separate left-turn lane on both approaches of Mulberry Knoll Road, and signalizing the intersection. 

Signalized Intersection 4 LOS per TIS 
LOS per 

McCormick Taylor 

Delaware Route 24 &  

Mulberry Knoll Road 5 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 No Build Condition (Case 2) C (25.8) C (20.3) C (25.4) B (19.0) B (18.4) C (21.6) 

       

2023 Build Condition (Case 3) C (31.0) C (28.4) C (27.5) C (27.1) C (25.0) C (24.1) 
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Table 6 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

  

 

 
6 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  
7 Future cases reflect improvements to be implemented as part of DelDOT’s SR 24 Mulberry Knoll to SR 1 project. 

Improvements consist of adding a second through lane on both approaches of DE 24 and adding a shared through/left-

turn lane on both side street approaches. 

Signalized Intersection 6 LOS per TIS 
LOS per 

McCormick Taylor 

Delaware Route 24 &  

Plantation Road / Warrington Road 7 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2019 Existing Condition (Case 1) D (35.7) D (39.9) D (43.1) D (35.3) D (40.8) D (41.9) 

       

2023 No Build Condition (Case 2) C (33.5) D (35.7) D (43.6) C (33.3) D (37.9) D (40.1) 

       

2023 Build Condition (Case 3) C (32.6) D (43.2) D (44.2) C (33.6) D (38.0) D (40.3) 
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Presentation Outline 
 

A. Land Use & Zoning 
 

1. The project is will include a 5,000 sqft. convenience store with gas pumps and a 3 
story 12,000 sqft. office building. 
 

2. The property is located on the south corner of John J. Williams Highway and 
Mulberry Knoll Road,  within Lewes & Rehoboth Hundred.  

 
3. The Owner of the parcels is V&M, LLC. 

 
4. The property is currently zoned AR-1 (Agricultural Residential) in Sussex 

County. 
 

5. The property is in Investment Level Areas 2 on the 2020 State Strategies Map. 
 

6. The property is designated as Commercial Area on Sussex Counties 2045 future 
land use map in the latest comprehensive plan. 

 
7. The property is located within Sussex Counties Coastal Area. 

 
B. Land Utilization 

 
1. The total acreage of the site is 3.305 acres of land. 

 
2. The project proposed will include 2 buildings (5,000 sqft. convenience store and 

12,000 sqft. 3 story office building). 
 

3. The parking area includes 75 parking spaces and 2 loading spaces. 
 

C. Environmental 
 

1. Wetlands do not exist on site. 
 

2. There are no known archaeological sites within the project boundaries. There are 
no national historic listed properties within the project boundaries. 

 
3. The proposed project is not located within an Excellent Groundwater Recharge 

Area.  



 
4. The proposed project is not within a Wellhead Protection Area. 

 
D. Traffic 

 
1. The proposed project will include two entrances, one off Route 24 and one off 

Mulberry Knoll Road  
 

2. DelDOT is planning major improvements to the Intersection of Route 24 and 
Mulberry Knoll Road, including a signalized intersection, widening, proposed 
bike lanes, and sidewalks. The site is designed around right-of-way requirements 
needed by DelDOT to complete improvements. 

 
3. The property owner will continue to work with DelDOT on offsite improvements, 

turn lane requirements, sidewalks, shared use path installation to compliment the 
work being performed by DelDOT in the area.  

 
E. Civil Engineering 

 
1. The internal parking areas will be privately maintained and will meet or exceed 

the requirements of the Code of Sussex County. 
 

2. The grading of the site will meet or exceed the requirements of the Code of 
Sussex County. 
 

3. Drinking and fire protection water will be provided by  Tidewater Utilities, Inc. 
 

4. Wastewater will be provided by Sussex County (West Rehoboth Expansion of the 
Dewey Beach Sanitary Sewer District) 
 

5. The stormwater management system will meet all State, County, and 
Conservation District requirements through a combination of Best Management 
Practices (BMP) and Best Available Technologies (BAT). 

 
6. Fire protection will be provided by the Rehoboth Beach Fire Co.  

 
7. Electricity will be provided by Delaware Electric Cooperative. 

 
8. The parcels are located in the Cape Henlopen School District. 





V&M Properties 
Data Sheet 

 
Owner/Developer:  V & M, LLC 
Engineer:   Davis, Bowen & Friedel, Inc. 
Legal Services:  Fuqua, Willard, Stevens, & Schab, P.A. 
 
Project Description 
Physical Location: Property is located on the south corner of John J. Williams 

Highway (Route 24) and Mulberry Knoll Road (SCR 284) 
 
Tax Parcel #: 334-12.00-108.00, 108.01,109.00,109.01,110.00,111.00, 

111.01 & 112.00 
Acreage:  3.305 +\- Acres 
Current Zoning:  AR-1 (Agricultural Residential) 
Proposed Zoning:  AR-1(Agricultural Residential) 
Existing Use:  Residential/Vacant 
Proposed Use:  Commerical Convenience Store & Office  
Proposed Buildings:  5,000 Sqft. Convenience Store 
    12,000 Sqft. Office (3 Stories) 
    17,000 Sqft. Total 
Parking Required:  75 Spaces 
Parking Provided:  75 Spaces 
Loading Spaced Provide: 2 (1 per Building) 
Impervious Coverage:  2.029 Acres (61%) 
Wetlands:   Do not exist on site. 
Flood Plain:   Not within the 100-yr Flood Plain (Map #10005C0334K) 
 
 
Bulk and Area Regulations: 
 
Minimum Lot Area:   20,000 SQFT. 
Minimum Lot Width:   100 FT 
Front Yard Setback:   60 FT (DelDOT Road) 
Side Yard Setback:   20 FT 
Rear Yard Setback:   30 FT 
Maximum Building Height:  42 FT 
Open Space:    30% 
 
Water Provider:   Tidewater Utilities, Inc. 
Wasterwater Provider:  Sussex County 
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N i c o l e  M a j e s k i  
     s e c r e t a r y  

 

 

            July 20, 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 
V&M, LLC proposed land use application, which we received on July 16, 2021. This application 
is for an approximately 3.31-acre assemblage of parcels (Tax Parcels: 334-12.00-108.00, 108.01, 
109.00, 109.01, 110.00, 111.00, 111.01, 112.00, 112.01). The parcels are located on the south 
corner of Mulberry Knoll Road (Sussex Road 284) and John J Williams Highway (State Route 
24). The subject land is currently zoned AR-1 (Agriculture Residential) with a proposed zoning of 
C-2 (Medium Commercial) and the applicant seeks to build a convenience store and offices. 

 
Per the 2019 Delaware Vehicle Volume Summary, the annual average and summer average 

daily traffic volume along John J Williams Highway from Warrington Road to Camp Arrowhead 
Road is 19,793 and 25,451, respectively. The annual average daily traffic volume along Mulberry 
Knoll Road is 517. 

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

vehicle trips in any hour or 500 vehicle trips per day and would be considered to have a Major 
impact to the local area roadways.  In this instance, the Department considers a Major impact to 
be when a proposed land use would generate more than 200 vehicle trips in any hour of the week 
and / or 2,000 vehicle trips per day. According to the Institute of Transportation Engineers (ITE) 
Trip Generation Manual, a 5,000 square foot convenience store with gas pumps and a 12,000 
square foot office building would generate a combined 4,234 vehicle trips per weekday, 456 of 
them in the morning peak hour. These numbers of trips meet DelDOT’s warrants for requiring a 
Traffic Impact Study (TIS).  

 
The subject development is located in the Henlopen Transportation Improvement District 

(TID), recently adopted by DelDOT and Sussex County in accordance with Section 2.4 of the 
Development Coordination Manual. The intent of the TID is to plan comprehensively and thereby 



Mr. Jamie Whitehouse  
Page 2 of 2 
July 20, 2021 
 
to enable both land development and the transportation improvements needed to support it. For 
non-residential developments that are consistent with the Land Use and Transportation Plan 
(LUTP) developed for the TID, the applicant is required to pay a fee per 1,000 S.F. in lieu of doing 
a TIS and making off-site improvements in accordance therewith. However, the proposed land use 
was not accounted for in the planning that was done for the TID and therefore a TIS is required. 

 
A review of TIS completed in the last five years found that a TIS was completed for the Scenic 

Manor (fka. Estates at Mulberry Knoll) development. That TIS included the intersection of Delaware 
Route 24 and Mulberry Knoll Road. We are providing a copy of that TIS review letter; please find it 
enclosed with this letter. 

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

requires compliance with State regulations regarding plan approvals and entrance permits, whether 
or not a TIS is required. 

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

concerning this correspondence.  
 

Sincerely, 

 
T. William Brockenbrough, Jr. 
County Coordinator 
Development Coordination 
 

 
 

TWB:aff 
Enclosure 
cc:  V&M, LLC, Applicant  
 Russell Warrington, Sussex County Planning & Zoning 
 David Edgell, 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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N i c o l e  M a j e s k i  
     s e c r e t a r y  

 

March 4, 2022 
 
 
 
Ms. Dawn Riggi 
Davis Bowen & Friedel, Inc.  
1 Park Avenue  
Milford, DE 19963 
 
Dear Ms. Riggi:  
 
 The enclosed Traffic Impact Study (TIS) review letter for the V&M, LLC (Tax Parcels: 
334-12.00-108.00, 108.01, 109.00, 109.01, 110.00, 111.00, 111.01, 112.00, 112.01) commercial 
development has been completed under the responsible charge of a registered professional 
engineer whose firm is authorized to work in the State of Delaware.  They have found the TIS to 
conform to DelDOT’s Development Coordination Manual and other accepted practices and 
procedures for such studies.  DelDOT accepts this letter and concurs with the recommendations.  
If you have any questions concerning this letter or the enclosed review letter, please contact me at 
(302) 760-2124. 

 
Sincerely, 

 
 

Claudy Joinville  
Project Engineer 
 

CJ:km 
Enclosures 
cc with enclosures: Mr. Zac Crouch, Davis Bowen & Friedel, Inc.  

Mr. Eric Sugrue, V&M, LLC 
Mr. David Edgell, Office of State Planning Coordination 
Mr. Jamie Whitehouse, Sussex County Planning and Zoning 

   Mr. Andrew Parker, McCormick & Taylor, Inc.  
DelDOT Distribution 
 
 

 
 



 
 

DelDOT Distribution 
 
Brad Eaby, Deputy Attorney General 
Shanté Hastings, Deputy Secretary / Director of Transportation Solutions (DOTS) 
Pamela Steinebach, Director, Planning 
Mark Luszcz, Deputy Director, Traffic, DOTS 
Peter Haag, Chief Traffic Engineer, Traffic, DOTS 
Michael Simmons, Assistant Director, Project Development South, DOTS 
Todd Sammons, Assistant Director, Development Coordination 
T. William Brockenbrough, Jr., County Coordinator, Development Coordination 
Wendy Carpenter, Traffic Calming & Subdivision Relations Manager, DelDOT Traffic 
Alistair Probert, South District Engineer, South District 
Matthew Schlitter, South District Public Works Engineer, South District  
Jared Kauffman, Service Development Planner, Delaware Transit Corporation 
Tremica Cherry, Service Development Planner, Delaware Transit Corporation 
Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 
Wendy Polasko, Subdivision Engineer, Development Coordination 
Steve McCabe, Sussex Review Coordinator, Development Coordination 
Mark Galipo, Traffic Engineer, Traffic, DOTS 
Brian Yates, Subdivision Manager, Development Coordination 
Annamaria Furmato, Project Engineer, Development Coordination 
 



 
 

 

March 2, 2022 
 
Mr. Claudy Joinville 
Project Engineer 
DelDOT Division of Planning 
P.O. Box 778 
Dover, DE 19903 
 
RE: Agreement No. 1946F 
 Traffic Impact Study Services  
 Task No. 2A Subtask 07A – V&M LLC 
 

Dear Mr. Joinville: 

 

McCormick Taylor has completed its review of the Traffic Impact Study (TIS) for the V&M LLC 

development prepared by Davis, Bowen & Friedel, Inc. dated November 2021. Davis, Bowen & 

Friedel prepared the report in a manner generally consistent with DelDOT’s Development 

Coordination Manual. 

 

The TIS evaluates the impacts of the proposed V&M LLC development, along the south side of 

Delaware Route 24 (Sussex Road 24) and the west side of Mulberry Knoll Road (Sussex Road 

284), in Sussex County, Delaware. The proposed development would consist of a 5,000 square-

foot convenience store with gas pumps and a 12,000 square-foot office building. Two unsignalized 

access points are proposed: one right-in/right-out on Delaware Route 24 and one full-movement 

access on Mulberry Knoll Road. Construction is anticipated to be completed in 2023. 

 

The subject land is located on an approximately 3.31-acre assemblage of parcels. The subject land 

is currently zoned AR-1 (Agricultural Residential), and the developer seeks a conditional use 

zoning to develop this commercial use. 

 

There are currently two active DelDOT projects within the study area. The SR 24, Mulberry Knoll 

to SR 1 (State Contract No. T200411209) project will widen Delaware Route 24 to provide dual 

lanes from just east of Mulberry Knoll Road to Delaware Route 1. The typical section of Delaware 

Route 24 will consist of a 16-foot center-left-turn lane along with two 11-foot travel lanes in each 

direction, an 8-foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements 

at the intersection of Delaware Route 24 and Plantation Road / Warrington Road (Sussex Road 

275) will include changing the Delaware Route 24 approaches so they each have one left-turn lane, 

two through lanes, and one right-turn lane, along with widening the Plantation Road and 

Warrington Road approaches so they each consist of one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane. Construction has begun 

and is scheduled for completion in Spring 2022. 

 

The SR 24, Love Creek to Mulberry Knoll (State Contract No. T201212201) project will improve 

safety and increase capacity on Delaware Route 24 from Love Creek to Mulberry Knoll Road. 

Dual lanes along Delaware Route 24 will extend from east of Mulberry Knoll Road to west of the 
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school entrances located west of Mulberry Knoll Road. The dualized portion of the project will 

include a 12-foot center-left-turn lane along with two 11-foot travel lanes in each direction, an 8-

foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements at the 

intersection of Delaware Route 24 and Mulberry Knoll Road will include signalization, changing 

the Delaware Route 24 approaches so they each have one left-turn lane, two through lanes, and 

one right-turn lane, along with widening the Mulberry Knoll Road approaches so they each have 

one left-turn lane and one shared through/right turn lane. Construction is scheduled to begin in 

2022 and be completed in 2023. 

 

It is noted that DelDOT and V&M LLC (the developer) entered into a Letter Agreement executed 

on August 12, 2021 to have DelDOT incorporate certain access and frontage improvements needed 

for the V&M LLC commercial project into the construction of DelDOT’s SR 24, Love Creek to 

Mulberry Knoll project. The developer would pay for certain construction costs as specified in the 

agreement. 

 

The proposed development is located within the boundary of the Henlopen Transportation 

Improvement District (TID) as presently contemplated by Sussex County and DelDOT. The TID 

is a planning concept that seeks to proactively align transportation infrastructure spending and 

improvements with land use projections and future development within the designated district. 

This development is not consistent with the approved TID future land use plan and therefore does 

not qualify for TID participation. 

 

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

 

The following intersections exhibit level of service (LOS) deficiencies without the implementation 

of physical roadway and/or traffic control improvements:  

 

Intersection 
Existing  

Traffic Control 
Situations for which deficiencies occur 

Delaware Route 24 and  

Mulberry Knoll Road 
Unsignalized 

2019 Existing PM and Saturday (Case 1); 

2023 without development AM, PM and SAT (Case 2); 

2023 with development AM, PM and SAT (Case 3) 

Delaware Route 24 and  

Plantation Road / 

Warrington Road 

Signalized 
2023 without development PM and Saturday (Case 2); 

2023 with development PM and Saturday (Case 3) 

 

Both intersections listed in the table above exhibit LOS deficiencies if unimproved, but 

improvements at both intersections are scheduled for construction in the near future as part of 

DelDOT’s aforementioned SR 24 projects. The improvements to be implemented by those projects 

will completely mitigate the LOS deficiencies for the scenarios evaluated in this TIS. These two 

DelDOT projects are fully funded and scheduled for construction within the next 2-3 years. As 

such, we do not recommend any additional improvements be implemented at these intersections 

by the V&M LLC developer other than the northbound Mulberry Knoll Road left-turn lane 

extension described below in Item No. 5, nor should this developer contribute towards the DelDOT 
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projects other than by satisfying requirements of compensation as specified in the Letter 

Agreement between DelDOT and the developer executed on August 12, 2021. 

 

Should Sussex County choose to approve the proposed development, the following items should 

be incorporated into the site design and reflected on the record plan by note or illustration. All 

applicable agreements (i.e. letter agreements for off-site improvements and traffic signal 

agreements) should be executed prior to entrance plan approval for the proposed development. 

 

1. The developer and DelDOT must comply with all requirements specified in the Letter 

Agreement by and between DelDOT and the developer executed on August 12, 2021, many 

of which are associated with roadway, access, and site frontage improvements along 

Delaware Route 24 and within the V&M LLC site frontage of that roadway.  

 

Responsibilities of DelDOT per that Letter Agreement include, but are not limited to, 

construction of the V&M LLC development’s right-in/right-out site access on the south 

side of Delaware Route 24 west of Mulberry Knoll Road, along with a separate right-turn 

deceleration lane along eastbound Delaware Route 24 for that site access. DelDOT will 

also be responsible for constructing sidewalk along the entire Delaware Route 24 site 

frontage. 

 

Design details of the Delaware Route 24 site access and site frontage improvements should 

be coordinated between the developer and DelDOT’s Development Coordination and 

Project Development – South sections. 

 

2. The developer shall improve the State-maintained roads on which they front (Delaware 

Route 24 and Mulberry Knoll Road, with exceptions noted in the second paragraph of this 

item), within the limits of their frontage, to meet DelDOT’s standards for their Functional 

Classification as found in Section 1.1 of the Development Coordination Manual and 

elsewhere therein. The improvements shall include both directions of travel, regardless of 

whether the developer’s lands are on one or both sides of the road.  Frontage is defined in 

Section 1 of the Development Coordination Manual, which states “This length includes the 

length of roadway perpendicular to lines created by the projection of the outside parcel 

corners to the roadway.” Questions on or appeals of this requirement should be directed to 

the DelDOT Subdivision Review Coordinator in whose area the development is located. 

 

It is noted that the above paragraph may not be entirely applicable to improvements within 

the Delaware Route 24 frontage, as most if not all such improvements are to be 

implemented by DelDOT as part of the SR 24, Love Creek to Mulberry Knoll project. The 

Letter Agreement between DelDOT and the developer executed on August 12, 2021 

describes responsibilities for improvements along the Delaware Route 24 site frontage by 

both parties, and should be followed accordingly. 
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3. The developer should construct the full-movement site access on Mulberry Knoll Road. 

The proposed configuration is shown in the table below.  

 

Approach Existing Configuration Proposed Configuration 

Eastbound 

Site Access 
Approach does not exist One shared left/right-turn lane 

Northbound  

Mulberry Knoll Road 
One through lane One shared through/left-turn lane 

Southbound  

Mulberry Knoll Road 
One through lane 

One through lane and  

one right-turn lane 

 

Initial recommended minimum turn-lane lengths (excluding tapers) of the separate turn 

lanes are listed below. The developer should coordinate with DelDOT’s Development 

Coordination Section to determine final turn-lane lengths and other design details during 

the site plan review. 

 

Approach Left-Turn Lane Right-Turn Lane 

Eastbound 

Site Access 
N/A N/A 

Northbound  

Mulberry Knoll Road 
N/A N/A 

Southbound  

Mulberry Knoll Road 
N/A 60 feet * 

 

*  Initial turn-lane length based on DelDOT’s Auxiliary Lane Worksheet and assuming an effective 

entrance radius of greater than 50 feet as indicated in the TIS. The length of this right-turn lane 

assumes a reduction of the posted speed limit on Mulberry Knoll Road down to 35 mph, as proposed 

by the developer to achieve acceptable sight distance at the site access. Additional discussion is 

required during site plan review, and the turn lane length would need to be longer if the posted speed 

limit is not reduced and/or if the entrance radius is less than 50 feet. 

 

Sight distance limitations at the proposed site access location on Mulberry Knoll Road 

have been identified. Sight distance for drivers exiting this driveway is limited by 

horizontal curves in both directions on Mulberry Knoll Road, and sight distance 

requirements are not met at the current posted speed limit of 50 mph. The developer 

proposes to reduce the posted speed limit on Mulberry Knoll Road to 35 mph, which would 

allow sight distance requirements to be satisfied. 

 

The developer’s recommendation to reduce the posted speed limit on Mulberry Knoll Road 

will need to be evaluated by DelDOT and further coordinated with the developer. There 

may also be a need to consider changes to the site access location and design, as well as 

the possibility of a design deviation. As always, adequacy of available sight distance must 

be confirmed during the site plan review process. 



 

V&M, LLC  March 2, 2022 

  Page 5 

4. As described immediately above, the developer should coordinate with DelDOT regarding 

the possibility of reducing the posted speed limit on Mulberry Knoll Road south of 

Delaware Route 24. 

 

5. The developer should improve the intersection of Delaware Route 24 and Mulberry Knoll 

Road beyond the scope of improvements being implemented by DelDOT under the SR 24, 

Love Creek to Mulberry Knoll project by extending the length of the planned northbound 

Mulberry Knoll Road left-turn lane by an additional 40 feet to better accommodate 

projected queues due to increased vehicle demands for that movement which are directly 

attributed to the proposed development. The developer should coordinate DelDOT’s 

Development Coordination Section to determine final turn-lane length and design details, 

as well as responsibilities for implementation especially as they relate to the possibility of 

incorporating this modification into DelDOT’s SR 24 project. 

 

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

 

a. Per the DelDOT Development Coordination Manual section 5.2.9.2, bicycle lanes are 

required where right turn lanes are being installed. 

 

b. Appropriate bicycle symbols, directional arrows, pavement markings, and signing 

should be included along bicycle facilities within the project limits. 

 

c. Utility covers should be made flush with the pavement. 

 

d. A minimum 15-foot wide easement from the edge of the right-of-way should be 

dedicated to DelDOT within the site frontage along Mulberry Knoll Road. 

 

e. Within the easement along the Mulberry Knoll Road site frontage, a minimum of a ten-

foot wide shared-use path that meets current AASHTO and ADA standards should be 

constructed. The shared-use path should meet AASHTO and ADA standards and 

should have a minimum of a five-foot buffer from the roadway. At the southern 

property boundary, the shared-use path should connect to the adjacent property or to 

the roadway in accordance with DelDOT’s Shared-Use Path and/or Sidewalk 

Termination Reference Guide dated August 1, 2018.  At the northern property 

boundary / Delaware Route 24, the shared-use path should connect to the sidewalk 

being constructed along the Delaware Route 24 frontage as part of DelDOT’s SR 24, 

Love Creek to Mulberry Knoll project. The developer should coordinate with 

DelDOT’s Development Coordination Section to determine the details of the shared-

use path connection at the property boundaries. 

 

f. ADA compliant curb ramps and crosswalks should be provided at all pedestrian 

crossings, including all site entrances. Type 3 curb ramps are discouraged. 

 



 

V&M, LLC  March 2, 2022 

  Page 6 

g. Internal sidewalks for pedestrian safety and to promote walking as a viable 

transportation alternative should be constructed within the development. These 

sidewalks should each be a minimum of five-feet wide (with a minimum of a five-foot 

buffer from the roadway) and should meet current AASHTO and ADA standards. 

Internal sidewalks in the development should connect to the proposed shared-use path 

along Mulberry Knoll Road, the proposed sidewalk (to be constructed as part of the 

DelDOT project) along Delaware Route 24, and to the to-be-signalized intersection of 

Delaware Route 24 & Mulberry Knoll Road. 

 

h. Where internal sidewalks are located alongside of parking spaces, a buffer should be 

added to prevent vehicular overhang onto the sidewalk. 

 

i. The developer should coordinate with the Delaware Transit Corporation (DTC) 

regarding design and construction of a 5’x8’ Type 2 bus stop pad to be located on 

eastbound Delaware Route 24 before the beginning of the right-turn lane onto Mulberry 

Knoll Road. This bus stop pad may be incorporated into the improvements being made 

by DelDOT as part of the SR 24, Love Creek to Mulberry Knoll project. The developer 

should coordinate with DTC and DelDOT to ensure the bus stop pad is designed and 

installed to the satisfaction of all parties. 

 

Improvements in this TIS may be considered “significant” under DelDOT’s Work Zone Safety and 

Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 

http://deldot.gov/Publications/manuals/de_mutcd/index.shtml. 

 

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 site plan review process.  

 

Additional details on our review of this TIS are attached. Please contact me at (610) 640-3500 or 

through e-mail at ajparker@mccormicktaylor.com if you have any questions concerning this 

review. 

 
Sincerely, 
 
McCormick Taylor, Inc. 

 
Andrew J. Parker, PE, PTOE 
Project Manager 
 
Enclosure 
 



Detailed TIS Review by 

McCormick Taylor, Inc. 

V&M, LLC  March 2, 2022 

  Page 7 

 

General Information 

 

Report date: November 2021 

Prepared by: Davis, Bowen & Friedel, Inc 

Prepared for: V&M LLC 

Tax parcel: 3-34-12.00-108.00, 108.01, 109.00, 109.01, 110.00, 111.00, 111.01, 112.00, 112.01 

Generally consistent with DelDOT’s Development Coordination Manual:  Yes 

 

Project Description and Background 

 

Description:  The proposed V&M LLC development consists of a of a 5,000 square-foot 

convenience store with gas pumps and a 12,000 square-foot office building. 

Location: The site is located along the south side of Delaware Route 24 (Sussex Road 24) and the 

west side of Mulberry Knoll Road (Sussex Road 284), in Sussex County, Delaware. A site location 

map is included on page 8. 

Amount of land to be developed: approximately 3.31 acre assemblage of parcels 

Land use approval(s) needed: Subdivision approval. The subject land is currently zoned AR-1 

(Agricultural Residential), and the developer seeks a conditional use zoning to develop this 

commercial use. 

Proposed completion year: 2023 

Proposed access locations: Two access points are proposed: full site access along Mulberry Knoll 

Road and right-in/right-out access along Delaware Route 24.  

Daily Traffic Volumes (per DelDOT Traffic Summary 2019): 

• 2019 Average Annual Daily Traffic on Delaware Route 24: 19,793 vehicles/day 

• 2019 Average Annual Daily Traffic on Mulberry Knoll Road: 517 vehicles/day 
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Site Location Map 
Proposed Entrance 
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2020 Delaware Strategies for State Policies and Spending 

 

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

The proposed V&M LLC development is located within Investment Level 2. 

 

Investment Level 2 

This investment level has many diverse characteristics. These areas can be composed of less 

developed areas within municipalities, rapidly growing areas in the counties that have or will have 

public water and wastewater services and utilities, areas that are generally adjacent to or near 

Investment Level 1 Areas, smaller towns and rural villages that should grow consistently with their 

historic character, and suburban areas with public water, wastewater, and utility services. These 

areas have been shown to be the most active portion of Delaware’s developed landscape. They 

serve as transition areas between Level 1 and the more open, less populated areas. They generally 

contain a limited variety of housing types, predominantly detached single-family dwellings. 

 

In Investment Level 2, state investments and policies should support and encourage a wide range 

of uses and densities, promote other transportation options, foster efficient use of existing public 

and private investments, and enhance community identity and integrity. 

 

Investments should encourage departure from the typical single-family-dwelling developments 

and promote a broader mix of housing types and commercial sites encouraging compact, mixed-

use development where applicable. Overall, the State’s intent is to use spending and management 

tools to promote well-designed development in these areas. Such development provides for a 

variety of housing types, user-friendly transportation systems, and provides essential open spaces 

and recreational facilities, other public facilities, and services to promote a sense of community. 

Investment Level 2 areas are prime locations for designating "pre-permitted areas." 

 

Proposed Development’s Compatibility with Strategies for State Policies and Spending:   

The proposed V&M LLC development falls within Investment Level 2 and is to be developed as 

a super-convenience store with gas. The proposed development is consistent with the character of 

Investment Level 2. It is therefore concluded that the proposed development appears to generally 

comply with the policies stated in the 2020 “Strategies for State Policies and Spending.” 

 

Comprehensive Plan  

 

Sussex County Comprehensive Plan: 

(Source: Sussex County Comprehensive Plan, March 2019)  

 

The Sussex County Comprehensive Plan Future Land Use Map indicates that the proposed V&M 

LLC site is planned for “Commercial” land use. It would appear that the proposed V&M LLC 

building fits within the intended land use for this location. 

 

Proposed Development’s Compatibility with Comprehensive Plan:  

The proposed development appears to comply with the Sussex County Comprehensive Plan. The 

V&M LLC store is proposed on land that is planned for Commercial use. The land is zoned as 

AR-1 (Agricultural Residential); and the developers are seeking a conditional use zoning of C-2 
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(Medium – Commercial). The proposed facility generally aligns with both the Future Land Use 

Map and the proposed zoning.  

 

Relevant Projects in the DelDOT Capital Transportation Program 

 

There are currently two active DelDOT projects within the study area. The SR 24, Mulberry Knoll 

to SR 1 (State Contract No. T200411209) project will widen Delaware Route 24 to provide dual 

lanes from just east of Mulberry Knoll Road to Delaware Route 1. The typical section of Delaware 

Route 24 will consist of a 16-foot center-left-turn lane along with two 11-foot travel lanes in each 

direction, an 8-foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements 

at the intersection of Delaware Route 24 and Plantation Road / Warrington Road (Sussex Road 

275) will include changing the Delaware Route 24 approaches so they each have one left-turn lane, 

two through lanes, and one right-turn lane, along with widening the Plantation Road and 

Warrington Road approaches so they each consist of one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane. Construction has begun 

and is scheduled for completion in Spring 2022. 

 

The SR 24, Love Creek to Mulberry Knoll (State Contract No. T201212201) project will improve 

safety and increase capacity on Delaware Route 24 from Love Creek to Mulberry Knoll Road. 

Dual lanes along Delaware Route 24 will extend from east of Mulberry Knoll Road to west of the 

school entrances located west of Mulberry Knoll Road. The dualized portion of the project will 

include a 12-foot center-left-turn lane along with two 11-foot travel lanes in each direction, an 8-

foot shoulder eastbound and a 5-foot shoulder/bike lane westbound. Improvements at the 

intersection of Delaware Route 24 and Mulberry Knoll Road will include signalization, changing 

the Delaware Route 24 approaches so they each have one left-turn lane, two through lanes, and 

one right-turn lane, along with widening the Mulberry Knoll Road approaches so they each have 

one left-turn lane and one shared through/right turn lane. Construction is scheduled to begin in 

2022 and be completed in 2023. 

 

It is noted that DelDOT and V&M LLC (the developer) entered into a Letter Agreement executed 

on August 12, 2021 to have DelDOT incorporate certain access and frontage improvements needed 

for the V&M LLC commercial project into the construction of DelDOT’s SR 24, Love Creek to 

Mulberry Knoll project. The developer would pay for certain construction costs as specified in the 

agreement. 

 

The proposed development is located within the boundary of the Henlopen Transportation 

Improvement District (TID) as presently contemplated by Sussex County and DelDOT. The TID 

is a planning concept that seeks to proactively align transportation infrastructure spending and 

improvements with land use projections and future development within the designated district. 

This development is not consistent with the approved TID future land use plan and therefore does 

not qualify for TID participation. 
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Trip Generation 

 

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

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

Engineers (ITE). The following land use was utilized to estimate the amount of new traffic 

generated for this development: 

 

• 5,000 square-foot Super C-Store with Gas (ITE Land Use Code 960) 

• 12,000 square-foot Office (ITE Land Use Code 710) 

 

Table 1 

V&M, LLC Peak Hour Trip Generation 

 

Land Use 

Weekday AM 

Peak Hour 

Weekday PM  

Peak Hour 

Weekday PM  

Peak Hour 

In Out Total In Out Total In Out Total 

5,000 SF Super C-Store w/ Gas 211 211 422 173 173 346 159 160 319 

12,000 SF General Office 33 5 38 2 13 15 3 3 6 

Internal Capture -2 -2 -4 -4 -4 -8 -2 -2 -4 

External Trips 242 214 456 171 182 353 160 161 321 

Pass-By Trips 159 160 319 130 130 260 120 121 241 

TOTAL TRIPS 83 54 137 41 52 93 40 40 80 

 

Overview of TIS 

 

Intersections examined: 

1) Site Entrance & DE Route 24 

2) Site Entrance & Mulberry Knoll Road 

3) DE Route 24 & Mulberry Knoll Road 

4) DE Route 24 & Plantation Road / Warrington Road 

 

Conditions examined:  

1) 2019 Existing (Case 1) 

2) 2023 without development (Case 2) 

3) 2023 with development (Case 3) 

 

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

 

Committed developments considered: 

1) Belle Terre (269 single-family detached houses) 

2) Arbor-Lyn (142 single-family detached houses) 

3) Beebe Health Care (100-employee hospital) 

4) Osprey Point (217 single-family detached houses) 

5) Delaware State Police Troop 7 (25,270 sf admin facility and 10,115 sf maintenance facility) 

6) Saddle Ridge (f.k.a. Windswept) (81 single-family detached homes) 
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7) Wellesley (132 single-family detached houses) 

8) Welches Pond (f.k.a. Fieldstone) (247 single-family detached houses) 

9) Pelican Landing (84,576 square-foot shopping center) 

10) Rehoboth Point Yacht Club (f.k.a. Love Creek Marina) (180 units of three-story 

apartments, 5,000 square-foot quality restaurant, and a 500 square-foot retail facility) 

11) Acadia Landing (f.k.a. Insight at Lewes Point) (238 single-family detached houses) 

12) Marsh Island (139 single-family detached houses) 

13) Marsh Farm Estates (134 single-family detached houses) 

14) Windswept at Lewes (201 single-family detached houses, 178 townhouses) 

15) Middle Creek Preserve (313 single-family detached houses) 

16) Hailey’s Glen (f.k.a. Kielbasa Property) (68 single-family detached houses) 

17) Beachtree Preserve (155 single-family detached houses) 

 

Intersection Descriptions 

 

1) Site Entrance & Delaware Route 24 

Type of Control: proposed unsignalized right-in/right-out intersection 

Eastbound Approach: (DE 24) existing one through lane; proposed one left-turn lane for 

downstream intersection, two through lanes, and one right-turn lane 

Westbound Approach: (DE 24) existing one through lane; proposed two through lanes 

 

Northbound Approach: (Site Entrance) proposed one right-turn-only lane, stop-

controlled   

 

2) Site Entrance & Mulberry Knoll Road 

Type of Control: proposed unsignalized T-intersection 

Eastbound Approach: (Site Entrance) proposed one shared left/right-turn lane, stop-

controlled 

Southbound Approach: (Mulberry Knoll Road) existing one through lane; proposed one 

through lane and one right-turn lane 

Northbound Approach: (Mulberry Knoll Road) existing one through lane, proposed one 

shared through/left-turn lane 

 

3) Delaware Route 24 & Mulberry Knoll Road 

Type of Control: existing two-way stop-controlled intersection (to be signalized as part of 

DelDOT Project “SR 24 Love Creek to Mulberry Knoll”) 

Eastbound Approach: (DE 24) existing one shared through/left-turn lane and one 

channelized right turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Westbound Approach: (DE 24) existing one shared through/left-turn lane and one 

channelized right turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Northbound Approach: (Mulberry Knoll Road) existing one shared left/through/right-

turn lane; proposed one left-turn lane and one shared through/right-turn lane  

Southbound Approach: (Mulberry Knoll Road) existing one shared left/through/right-

turn lane; proposed one left-turn lane and one shared through/right-turn lane 



Detailed TIS Review by 

McCormick Taylor, Inc. 

V&M, LLC  March 2, 2022 

  Page 13 

 

4) Delaware Route 24 & Plantation Road / Warrington Road 

Type of Control: signalized four-leg intersection (proposed improvements to approaches 

as part of DelDOT Project “SR 24 Mulberry Knoll Road to SR 1”) 

Eastbound Approach: (DE 24) existing one left-turn lane, one through lane, and one 

channelized right-turn lane; proposed one left-turn lane, two through lanes, and one 

channelized right-turn lane 

Westbound Approach: (DE 24) existing one left-turn lane, one through lane, and one 

channelized right-turn lane; proposed one left-turn lane, two through lanes, and one right-

turn lane 

Northbound Approach: (Warrington Road) existing one left-turn lane, one through lane, 

and one channelized right-turn lane; proposed one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane 

Southbound Approach: (Plantation Road) existing one left-turn lane, one through lane, 

and one channelized right-turn lane; proposed one exclusive left-turn lane, one shared 

through/left-turn lane, one exclusive through lane, and one right-turn lane 

 

Safety Evaluation 

 

Crash Data: Delaware Crash Analysis Reporting System (CARS) data was provided in the TIS 

for the three-year period from September 13, 2018, through September 13, 2021. A total of 70 

crashes occurred within the study area during the three-year period, with 46 of those occurring 

at/near the intersection of Delaware Route 24 & Plantation Road/Warrington Road. The other 24 

occurred at near the intersection of Delaware Route 24 & Mulberry Knoll Road. Of the 70 crashes, 

40 were rear-end crashes, 11 were angle collisions, 4 were sideswipes, and 4 were head on. Zero 

fatalities occurred, while 12 crashes resulted in injuries. Three of the crashes were alcohol related. 

None of the crashes involved pedestrians or bicyclists. 

 

Sight Distance: The study area generally consists of relatively flat roadways and there are few 

visual obstructions. However due to a horizontal curve, sight distance at the intersection of the 

proposed site access and Mulberry Knoll Road fails to meet the required distance of 530’ to the 

left and 610’ to the right (exiting the site). A reduced speed limit from 50 mph to 35mph would 

allow for acceptable sight distance given the geometry of the existing roadway. As always 

adequacy of available sight distance should be confirmed during the site plan review process for 

all proposed movements at the site accesses. 

 

Transit, Pedestrian, and Bicycle Facilities 

 

Existing transit service: Based on the current DART Bus Stop Map, the Delaware Transit 

Corporation (DTC) currently operates one fixed-route transit bus route in the area of the proposed 

V&M, LLC development. Route 215 Millsboro/Rehoboth runs along DE 24 with the nearest stops 

located west of the site at the Love Creek Marina and east of the site at Beebe Medical Center.  

 

Planned transit service: DBF contacted a representative from DART regarding existing and 

planned service in the area. DBF was notified by Jared Kauffman that a Type 2, 5’x8’ bus stop 

pad is to be located before the beginning of the right turn lane onto Mulberry Knoll Road. Based 
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on coordination with DART, a Type 2, 5’x8’ bus stop pad is to be located before the beginning of 

the right turn lane onto Mulberry Knoll Road.  

 

Existing bicycle and pedestrian facilities: According to DelDOT’s Sussex County Bicycle Map, 

Delaware Route 24 is designated as a High-Traffic Regional Bicycle Route with a Bikeway.  

Delaware Route 24 has 10’ shoulders in both directions, but no designated bike lanes along the 

site frontage, nor are there pedestrian crosswalks at the existing intersections within the study area. 

There are currently no Shared-Use-Paths (SUPs) or sidewalks within the study area. 

 

Planned bicycle and pedestrian facilities: Based on coordination with DelDOT Bicycle 

Coordinator, John T. Fiori; the developer plans to implement 10’ wide SUP along the site frontage 

of Mulberry Knoll Road. The SUP will connect into the proposed sidewalk at the site’s frontage 

along DE 24 as part of the capital improvement project “SR 24, Love Creek to Mulberry Knoll”. 

In addition, a 4’-5’ bicycle lane is to be constructed along the DE 24 site frontage.  

 

Previous Comments 
 
In a review letter dated October 20, 2021, DelDOT indicated that the Preliminary TIS was 
acceptable as submitted with minor revisions for the Final TIS. 
 
It appears that all substantive comments from DelDOT’s TIS Scoping Memorandum, Traffic 
Count Review, Preliminary TIS Review, and other correspondence were addressed in the Final 
TIS submission. 
 
General HCS Analysis Comments 

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

 

1) Both the TIS and McCormick Taylor utilized Highway Capacity Software (HCS) version 

7.8.5 to complete the traffic analyses. 

 

2) For two-way stop control intersections, the TIS and McCormick Taylor applied heavy 

vehicle factors (HV) by movement using existing data. For signalized intersections, the 

TIS and McCormick Taylor applied HV by lane group using existing data. The TIS 

adjusted future HV assuming 2% HV in the added volume, while McCormick Taylor 

generally assumed future HV to be the same as existing HV at all intersections. Both the 

TIS and McCormick Taylor assumed 3% HV for future movements to and from the 

proposed site access points (as per DelDOT’s Development Coordination Manual section 

2.2.8.11.6.H). 

 

3) For existing conditions, the TIS and McCormick Taylor determined overall intersection 

peak hour factors (PHF) for each intersection based on the turning movement counts that 

were available. Future PHFs were determined as per the DelDOT Development 

Coordination Manual section 2.2.8.11.6.F where applicable.  

 

4) The TIS and McCormick Taylor used different signal timings when analyzing the 

signalized intersections in some cases.  
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Table 2 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
1 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 1 

One-Way Stop (Right-in/Right-out) 
LOS per TIS 

LOS per 

McCormick Taylor 

Delaware Route 24 &  

Site Access 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 Build Condition (Case 3)       

Northbound Site Access – Right C (17.6) B (14.3) C (18.6) C (17.6) B (14.3) C (18.6) 
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Table 3 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
2 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 2 

One-Way Stop (T-Intersection) 
LOS per TIS 

LOS per 

McCormick Taylor 

Mulberry Knoll Road &  

Site Access 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 Build Condition (Case 3)       

Eastbound Site Access A (9.6) A (9.6) A (9.4) A (9.2) A (9.2) A (9.2) 

Northbound Mulberry Knoll Road – Left  A (7.5) A (7.5) A (7.4) A (7.5) A (7.5) A (7.4) 
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Table 4 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
3 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  

Unsignalized Intersection 3 

Two-Way Stop 
LOS per TIS 

LOS per 

McCormick Taylor 

Delaware Route 24 &  

Mulberry Knoll Road 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2019 Existing Condition (Case 1)       

Eastbound DE 24 – Lefts  A (8.7) A (9.9) A (8.8) A (8.7) A (9.9) A (8.8) 

Westbound DE 24 – Lefts B (10.5) A (9.2) B (10.3) B (10.5) A (9.2) B (10.3) 

Northbound Mulberry Knoll Road D (29.8) E (47.4) D (33.8) D (29.7) E (47.3) D (33.8) 

Southbound Mulberry Knoll Road B (14.8) C (23.8) F (695.7) B (14.8) C (23.7) F (693.2) 
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Table 5 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

 
4 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  
5 Future cases reflect improvements to be implemented as part of DelDOT’s SR 24 Love Creek to Mulberry Knoll 

project. Improvements consist of adding a separate left-turn lane and a second through lane on both approaches of DE 

24, adding a separate left-turn lane on both approaches of Mulberry Knoll Road, and signalizing the intersection. 

Signalized Intersection 4 LOS per TIS 
LOS per 

McCormick Taylor 

Delaware Route 24 &  

Mulberry Knoll Road 5 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2023 No Build Condition (Case 2) C (25.8) C (20.3) C (25.4) B (19.0) B (18.4) C (21.6) 

       

2023 Build Condition (Case 3) C (31.0) C (28.4) C (27.5) C (27.1) C (25.0) C (24.1) 
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Table 6 

Peak Hour Levels of Service (LOS)  

Based on V&M, LLC Traffic Impact Study – November 2021 

Prepared by Davis, Bowen & Friedel, Inc. 
 

 

  

 

 
6 For both unsignalized and signalized analyses, the numbers in parentheses following levels of service are average 

delay per vehicle, measured in seconds. For signalized analyses, LOS analysis results are given for only the overall 

intersection delay.  
7 Future cases reflect improvements to be implemented as part of DelDOT’s SR 24 Mulberry Knoll to SR 1 project. 

Improvements consist of adding a second through lane on both approaches of DE 24 and adding a shared through/left-

turn lane on both side street approaches. 

Signalized Intersection 6 LOS per TIS 
LOS per 

McCormick Taylor 

Delaware Route 24 &  

Plantation Road / Warrington Road 7 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

Weekday 

AM 

Weekday 

PM 

Summer 

Saturday 

2019 Existing Condition (Case 1) D (35.7) D (39.9) D (43.1) D (35.3) D (40.8) D (41.9) 

       

2023 No Build Condition (Case 2) C (33.5) D (35.7) D (43.6) C (33.3) D (37.9) D (40.1) 

       

2023 Build Condition (Case 3) C (32.6) D (43.2) D (44.2) C (33.6) D (38.0) D (40.3) 
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PAVEMENT MARKINGS LEGEND

ITEMSYMBOL QUANTITY

2,130 LFA
5" SOLID (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, WHITE

3,554 LFC
5" SOLID DOUBLE LINE (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, YELLOW

306 LFD
5" DOTTED - 2' LINE & 6' GAP (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, WHITE

350 LFE
5" BROKEN - 10' LINE & 30' GAP (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, WHITE

202 SFG
STRIPING, WHITE SYMBOL/LEGEND, (ITEM 817002)

16" SOLID ALKYD-THERMOPLASTIC PAVEMENT

535 SFH
STRIPING, WHITE SYMBOL/LEGEND, (ITEM 817002)

24" SOLID ALKYD-THERMOPLASTIC PAVEMENT

194 SFI
SYMBOL/LEGEND, (ITEM 817002)

ALKYD-THERMOPLASTIC PAVEMENT STRIPING, WHITE

J 7 EACH
MARKINGS, WHITE, BIKE SYMBOL (ITEM 817015)

PREFORMED RETROFLECTIVE THERMOPLASTIC

CONDUIT RUN SCHEDULE

NO.

CR

CONDUITS

NO. OF
SIZE LENGTH AMOUNT AND TYPE OF CABLE / WIREB/T/O

1 4" 105'

12

13

1 4" 415' T DELDOT FIBER OPTIC

DELDOT FIBER OPTIC

DELDOT FIBER OPTIC

B=BORE, T=TRENCH, O=OPEN CUT** CONDUIT RUN CONTINUOUS ON ADJACENT SHEET

1 4"

14**

SIG-CON

SIG-CON

110'/490' B/T

B

4" -
13A

3 4'

1 4" 4' - DELDOT FIBER OPTIC

DELDOT SIGNAL CABLE

SIGNAL

NOTES:

1.

WITH THE EXCEPTION OF THE SIGNAL CABINET LOCATION.

BUT SHOULD NOT RUN WITHIN THE SAME JUNCTION WELLS

SIGNAL AND ITMS CONDUIT MAY RUN IN SAME TRENCH
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EPOXY RESIN PAINT PAVEMENT STRIPING, YELLOW

276 LFD
5" DOTTED - 2' LINE & 6' GAP (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, WHITE

330 LFE
5" BROKEN - 10' LINE & 30' GAP (ITEM 817013)

EPOXY RESIN PAINT PAVEMENT STRIPING, WHITE

200 SFG
STRIPING, WHITE SYMBOL/LEGEND, (ITEM 817002)

16" SOLID ALKYD-THERMOPLASTIC PAVEMENT

1,063 SFH
STRIPING, WHITE SYMBOL/LEGEND, (ITEM 817002)

24" SOLID ALKYD-THERMOPLASTIC PAVEMENT

124 SFI
SYMBOL/LEGEND, (ITEM 817002)
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J 4 EACH
MARKINGS, WHITE, BIKE SYMBOL (ITEM 817015)

PREFORMED RETROFLECTIVE THERMOPLASTIC

NOTES:

2.

1.

CONDUIT RUN SCHEDULE

NO.

CR

CONDUITS

NO. OF
SIZE LENGTH AMOUNT AND TYPE OF CABLE / WIREB/T/O

1 4" T40'10

1 4" 585' T DELDOT FIBER OPTIC

DELDOT FIBER OPTIC

DELDOT FIBER OPTIC

B=BORE, T=TRENCH, O=OPEN CUT

11

12**

1 4"

1 4" DELDOT FIBER OPTIC

SIG-CON

S292

520'/80'9** B/T

B/T110'/490'

4"
10A*

** CONDUIT RUN CONTINUOUS ON ADJACENT SHEET

* DENOTES EXISTING

3

1

DELDOT SIGNAL CABLE

DELDOT FIBER OPTIC
SIG-CON

OF THE SIGNAL CABINET LOCATION.

NOT RUN WITHIN THE SAME JUNCTION WELLS WITH THE EXCEPTION

SIGNAL AND ITMS CONDUIT MAY RUN IN SAME TRENCH BUT SHOULD

WELL AS NECESSARY FOR INSTALLATION OF PROPOSED CONDUIT.

CONTRACTOR SHALL RESET, ADJUST, OR REPAIR EXISTING JUNCTION

SEE NOTE 1

-3'

3' -4"
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October 12, 2021 
 
Sussex County Administrative Building 
Planning and Zoning Department 
2 The Circle 
P.O. Box 589 
Georgetown, DE 19947 
 
Attn: Mr. Jamie Whitehouse 
Planning Director 
 
RE: Mulberry Knoll Store 
 Response to PLUS Review-2018-08 
 Tax Map No.: 3-34-108.00,108.01,109.00,109.01,110.00,11.00,11.01,112.00 
 DBF # 3311C003.A01 
  
Dear Mr. Whitehouse, 
 
On behalf of the owner, V&M, Inc., we are pleased to submit a response to the comments 
provided during the PLUS Review of the Project on August 25, 2021 and received from the 
Office of State Planning dated September 20, 2018. We have read all of the comments and offer 
the following item-by-item response narrative for your review: 
  
Strategies for State Policies and Spending 

• This project is located in Investment Level 2 according to the 2020 Strategies for State 
Policies and Spending.  Investment Level 2 reflects areas where growth is anticipated by 
local, county, and State plans in the near-term future.  State investments will support 
growth in this area.   
 
The Office of State Planning has no objections to the development of this property 
provided it meets the codes and criteria of Sussex County, but we do encourage you to 
work with State agencies to address any concerns noted in this letter. 

 
Thank you for your clarification of the state Investment Level 2 designation and 
support of growth in this area.  The developer with work closely with State agencies 
throughout the approval process.  

 
Code Requirements/Agency Permitting Requirements 
 
Department of Transportation – Contact Bill Brockenbrough 760-2109 
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• The site access on Delaware Route 24 and Mulberry Knoll Road (Sussex Road 284) must 
be designed in accordance with DelDOT’s Development Coordination Manual, which is 
available at http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes.   
 
Access will be designed in accordance with DelDOT’s Development Coordination 
Manual. 
 

• Pursuant to Section 1.3 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 
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?0802201
7. The Project Coordination Meeting held on October 14, 2020, and the Traffic Impact 
Study Scoping Meeting held on November 2, 2020, are not sufficient for this purpose. 
 
A pre-submittal meeting will be set up prior to plans being submitted for review. 
 

• Section 1.7 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. 
 
Developer will work with DelDot and provide the required fees when appropriate. 
 

• 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 
estimated at 4,264 vehicle trip ends per day.  Therefore, the plan meets the warrants for a 
TIS.   DelDOT and the applicant met on November 2, 2020, to set a scope of work for 
that study.  A memorandum outlining that scope is attached. 
 
The purpose of a TIS, per DelDOT regulations, is to determine the offsite improvements 
for which the developer should be responsible to build or contribute toward. In addition 
to whatever other offsite improvements may be identified, DelDOT would normally 
anticipate requiring the developer to improve Route 24 and Mulberry Knoll Road within 
the limits of their frontage, to meet DelDOT’s standards associated with their Functional 
Classifications. Because DelDOT has a pending project to improve the relevant portion 
of Route 24, DelDOT and the applicant are preparing to enter an agreement regarding 
how they will interact with regard to the DelDOT project and the improvements needed 
to support the proposed development.   
 
It may be observed that the subject development is in the Henlopen Transportation 
Improvement District (TID) and that payment of the TID fee would relieve the developer 
of responsibility for a TIS and off-site improvements.  The planning study done to support 
development of the TID assumed the continuation of the previously existing, largely 
residential, uses on the site rather than the proposed commercial uses. Thus, the TIS is 
needed; payment of the TID fee is not acceptable. 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017


Mulberry Knoll PLUS 
October 12, 2021 
Page 3 
 

 
The developer’s engineer is working closely with DelDOT regarding the TIS, 
ongoing DelDOT projects along the frontage, and the types of additional 
improvements that may be required.    
 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the Manual, 
DelDOT will require dedication of right-of-way along the site’s frontage on Route 24 and 
Mulberry Knoll Road.  By this regulation, this dedication is to provide a minimum of 40 
feet of right-of-way from the physical centerline of Route 24 and 30 feet from the physical 
centerline of Mulberry Knoll Road. Right-of-way dedication would be addressed in the 
aforementioned agreement. 
 
The developer’s engineer is working with DelDOT regarding the right-of-way 
required along route 24 for DelDOT’s existing road improvements project.  Right-
of-way dedications along Route 24 & Mulberry Knoll Road will meet the 40’ & 30’ 
minimum distance from the centerline of road.  
 

• 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.  The 
location of the easement shall be outside the limits of the ultimate right-of-way. The 
easement area can be used as part of the open space calculation for the site. The 
following note is required, “A 15-foot wide permanent easement is hereby established 
for the State of Delaware, as per this plat.” 
 
An easement along Route 24 which encompasses DelDOT’s’ proposed side will be 
established. A 15’ wide permanent easement will be provided along Mulberry Knoll 
Road.  
 

• 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 450 feet of the site entrance. 
 

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

 
The final Record Plan will include the required Traffic Generation Diagram, 
existing entrances with 450’, and all notes regarding improvements/agreements. 
 

• Section 3.5.4.2 of the Manual addresses requirements for Shared Use Paths (SUP) and 
sidewalks.  For projects in Level 1 and 2 Investment Areas, installation of paths or 
sidewalks along the frontage on State-maintained roads is mandatory.  DelDOT 
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anticipates building a sidewalk along this development’s Route 24 frontage and requiring 
the developer to provide a sidewalk or SUP along the Mulberry Knoll Road frontage. 
 
The developer will work with DelDOT regarding the requirements of the SUP along 
the Route 24 and Mulberry Knoll Road.  
 

• 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 Route 24 and Mulberry Knoll Road.  
 
Stormwater will be located more than 20’away from the dedicated State right-of-
way. 
 

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

• 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.   
 
Existing and proposed utilities will be shown on the plans. Should utilities need to be 
relocated a utility relocation will be submitted to DelDOT. 

 
Department of Natural Resources and Environmental Control – Beth Krumrine 735-3480 
Concerns Identified Within the Development Footprint 
 
Stormwater Management 
 
This application proposes greater than 5000 square feet of land disturbing activities, therefore, 
this project will be subject to Delaware’s Sediment and Stormwater Regulations. 

 
• A Sediment and Stormwater Plan must be developed, then approved by the appropriate 

plan review agency prior to any land disturbing activity taking place on the site.  For this 
project, the plan review agency is the Sussex Conservation District. 
 
A detailed Sediment and Stormwater Plan will be prepared and submitted to the 
Sussex Conservation District for their review and approval.  
 

• Additionally, to address federal requirements, construction activities that exceed 1.0 acre 
of land disturbance require Construction General Permit coverage through submittal of 
an electronic Notice of Intent for Stormwater Discharges Associated with Construction 

http://www.deldot.gov/Business/subdivisions/index.shtml
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Activity.  This form must be submitted electronically 
(https://apps.dnrec.delaware.gov/enoi/, select Construction Stormwater General Permit) 
to the DNREC Division of Watershed Stewardship, along with the $195 fee.   
 
A notice of intent for stormwater discharge will be provided to DNREC as part of 
the Sussex Conservation District submission 
 

• Schedule a project application meeting with the appropriate plan review agency prior to 
moving forward with the stormwater and site design.  As part of this process, you must 
submit a Stormwater Assessment Study.  
 
The developer’s engineer will work closely with Sussex Conservation District to 
provide a detailed Stormwater Assessment Study.  
 

Plan review agency contact:  Sussex Conservation District at (302) 856-2105 or (302) 856-
7219. 
Website: https://www.sussexconservation.org/ 
 
General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. 
E-mail:  DNREC.Stormwater@delaware.gov. 
Website: https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/ 

 
Water Quality (Pollution Control Strategies) 
 
This site lies within the Rehoboth Bay Watershed. Surface water quality in this watershed does 
not meet State Water Quality Standards and a Pollution Control Strategy is in place for this 
watershed.   
 

• Consult with the appropriate plan review agency (Sussex Conservation District) to 
determine if stricter stormwater management standards may apply for development 
projects due to the Pollution Control Strategy. More information about Pollution 
Control Strategies can be found at the following website: 
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-
teams/ 
 

Contact: DNREC Division of Watershed Stewardship’s Watershed Assessment Section at 
(302) 739-9939. https://dnrec.alpha.delaware.gov/watershed-stewardship/ 

The development will adhere to all stormwater standards and regulations and will be 
submitted to the Sussex Conservation District for their review and approval 

Wastewater Disposal Permitting – Large Systems 
 
Sussex County holds existing permits with the DNREC Groundwater Discharges Section’s Large 
Systems Branch for wastewater disposal.   

 

https://apps.dnrec.delaware.gov/enoi/
https://www.sussexconservation.org/
https://www.sussexconservation.org/
about:blank
https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-teams/v
https://dnrec.alpha.delaware.gov/watershed-stewardship/assessment/tributary-action-teams/v
https://dnrec.alpha.delaware.gov/watershed-stewardship/
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• If additional flows to Sussex County’s system will require capacity updates, it is the 
responsibility of the permitee (Sussex County) to notify the Large Systems Branch.  
 

Contact:  DNREC Large Systems Branch at (302) 739-9948.  
Website: https://dnrec.alpha.delaware.gov/water/groundwater/ 
 

Wastewater Disposal Systems – Small Systems  
 
The following permits exist in the Small System Branch database for the project area: 
 

o For parcel 3-34-12.00-0108.00, there is an existing gravity system septic permit (# 
227796) with a completion report (September of 2014).  

 
o For parcel 3-34-12.00-0108.01, there is an existing gravity system septic permit (# 

226106) with a completion report (January of 2014).   
 

o For parcel 3-34-12.00-0109.01, there is an existing gravity system septic permit (# 
CHP-9504).  

 
o For parcel 3-34-12.00-0111.00, there is an expired (December of 1990) gravity 

system septic permit (#2168-90S). 
 

• Contact the DNREC Groundwater Discharges Section to properly abandon these 
systems. 
 

Contact: DNREC Groundwater Discharges Section at (302) 856-4561  
Website: https://dnrec.alpha.delaware.gov/water/groundwater/septic-systems/ 
 
Wastewater Disposal will be provided by Sussex County (West Rehoboth Expansion of 
the Dewey Beach SSD) 
 

State Historic Preservation Office – Contact Carlton Hall 736-7400 
• This parcel has low potential for prehistoric archaeological resources. Although the 

parcel has well-drained soils, it is not within favorable distance to a water source.  
 

• There is high potential for historic archaeological resources. The parcel was 
agricultural fields prior to construction of homes between 1937 and 1954. There are 
at least 4 extant buildings older than 50 years (S10116, S10117, S10118, S01007). 
This Office would recommend a Phase I archaeological survey prior to any ground 
disturbance. 

 
• 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), which is currently being revised. 

 

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

 
Thank you for the information regarding prehistoric, historic archaeological sites and the 
potential for unmarked graves.  We do not anticipate any federal funding for this project. 

 
Delaware State Fire Marshall’s Office – Contact Duane Fox 259-7037 
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 
Regulations (DSFPR): 
 
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. 

• Where a water distribution system is proposed for 
(business/educational/assembly/healthcare/multi-family) sites, the infrastructure for 
fire protection water shall be provided, including the size of water mains for fire 
hydrants and sprinkler systems. 

 
Water distribution will be provided by Tidewater Utilities, Inc. using existing 
infrastructure. 

 
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 or more, 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 
 
We anticipate building 2 to be 3 stories and a total of 12,000 sqft.  Automatic 
Sprinklers and fire land marking requirements will be met.  Fire lanes, Sign Details 
and Fire department connections will be shown on the plans and submitted to the 
Fire Marshall for review and approval.  

 
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 

http://www.achp.gov/
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from Mulberry Knoll Road and Route 24 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. 

 
The site will comply with all Fire Department access requirements.  
 

Gas Piping and System Information 
• Provide type of fuel proposed and show locations of bulk containers on plan. 
 
The site plan will provide locations of underground tanks and types of fuel 
proposed.  
 

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 
 
The require information and notes will be provided to the fire marshal for their 
review and approval.  
 

Recommendations/Additional Information 
This section includes a list of site-specific suggestions that are intended to enhance the 
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project.  These suggestions have been generated by the State Agencies based on their expertise 
and subject area knowledge.  These suggestions do not represent State code requirements. They 
are offered here in order to provide proactive ideas to help the applicant enhance the site design, 
and it is hoped (but in no way required) that the applicant will open a dialogue with the relevant 
agencies to discuss how these suggestions can benefit the project. 
 
Department of Transportation – Contact Bill Brockenbrough 760-2109 

• The applicant should expect a requirement that any substation and/or wastewater 
facilities will be required to have access from an internal driveway with no direct access 
to Route 24 or Mulberry Knoll Road. 
 
We do not anticipate any new substation, all facilities on the site will require direct 
access internally from the site.  
 

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

• Please be advised that the Standard General Notes have been updated and posted to the 
DelDOT website.  Please begin using the new versions and look for the revision dates of 
March 21, 2019 and March 16, 2021.  The notes can be found at 
https://www.deldot.gov/Business/subdivisions/ 
 
The latest note will be used.  
 

Department of Natural Resources and Environmental Control – Beth Krumrine 735-3480 
Stormwater Management 

• Where the site and soil conditions allow, integrate runoff reduction techniques including 
infiltration basins, bioretention (rain gardens), filter strips, and pavers to encourage on-
site stormwater infiltration and reduce runoff.     
 

• For improved stormwater management, preserve existing trees, wetlands, and passive 
open space.  
 

Plan review agency contact:  Sussex Conservation District at (302) 856-2105 or (302) 856-
7219. 
Website: https://www.sussexconservation.org/ 
 
General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. 
E-mail:  DNREC.Stormwater@delaware.gov. 
Website: https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/ 
 
A detailed stormwater report will be submitted to the Sussex Conservation office for 
review and approval.  
 

https://www.deldot.gov/Business/subdivisions/
https://www.sussexconservation.org/
https://www.sussexconservation.org/
about:blank
https://dnrec.alpha.delaware.gov/watershed-stewardship/sediment-stormwater/
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Additional Sustainable Practices 
 

• Consider using renewable energy infrastructure such as solar or geothermal to reduce 
energy costs and further reduce pollution created from offsite generation. Grant funds 
and incentives are available for Delmarva Power customers through the DNREC Green 
Energy Fund, which includes several funding types through the state’s major electric 
utilities (https://dnrec.alpha.delaware.gov/climate-coastal-
energy/renewable/assistance/).  
 

• Install electric vehicle charging stations for your customers. It is easier to plan for the 
installation at construction, rather than doing costly retrofits later. The DNREC Division 
of Climate, Coastal and Energy offers rebates of up to 90% of the cost of the charging 
station for commercial, multi-unit dwelling and other public properties.  These programs 
address climate change goals of reducing greenhouse gas emissions and improving 
overall air quality (https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-
transportation/). 

• Include space for recycling dumpsters within the preliminary site design stage. These can 
be placed adjacent to trash dumpsters. 
 

• Incorporate trees into the landscaping plan to reduce the heat island effects from 
pavement. 
 

• Install bicycle racks where feasible to help facilitate non-vehicular travel modes. 
 

• Use efficient Energy Star rated products and materials in construction and 
redevelopment. Energy efficient appliances use less energy over time. This saves 
consumers and businesses money, while also helping to reduce pollution from power 
generation. 
 

• Use structural paint coatings that are low in Volatile Organic Compounds to help protect 
air quality. Air pollution from new construction is generated through the use of 
maintenance equipment, paints, and consumer products like roof coatings and primers. 
 

• Use recycled materials, such as reclaimed asphalt pavement, to reduce heat island effects 
on paved surfaces, prevent landfill waste, and lower material costs. 

Contact:  DNREC Division of Climate, Coastal & Energy at (302) 735-3480. 
Website: https://dnrec.alpha.delaware.gov/climate-coastal-energy/ 
 
Thank you for the suggestions to provide sustainable energy alternatives.  

 
Delaware State Fire Marshall’s Office – Contact Duane Fox 259-7037 

• 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  Plan Review & Inspections link. 

https://dnrec.alpha.delaware.gov/climate-coastal-energy/renewable/assistance/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/renewable/assistance/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-transportation/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/clean-transportation/
https://dnrec.alpha.delaware.gov/climate-coastal-energy/
http://www.statefiremarshal.delaware.gov/
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The developers engineer will work closely with the State Fire Marshall’s Office during 
plan submittal, review and approval.  
 

Delaware Transit Corporation (DTC) – Contact Jared Kauffman 576-6062 
• A Type 2 5’x8’ bus stop pad is needed placed before the beginning of the right-turn lane 

onto Mulberry Knoll Road 

A Type 2 bus stop will be provided along Mulberry Knoll Road.  
 

On behalf of the Owner, we thank the State for providing us with these comments. Please contact 
me at (302) 424-1441 if you have any questions or need additional information. 
    
Sincerely, 
DAVIS, BOWEN & FRIEDEL, INC. 
 
 
                                                                
W. Zachary Crouch, P.E. 
Principal 
 
CC:  David L. Edgell, AICP, Office of State Planning 
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March 31, 2022 
 
Sussex County Administrative Building 
Planning and Zoning Department 
2 The Circle 
P.O. Box 589 
Georgetown, Delaware 19947 
 
Attn: Mr. Jamie Whitehouse 
 Director of Planning 
 
RE: V&M Properties 
 Environmental Assessment and Public Facility Evaluation Report 

Tax Parcel No.:334-12.00-108.0, 108.01,109.00, 109.01, 110.00, 111.00, 111.01 &112.00 
DBF #3311C003.A01 

 
Dear Mr. Whitehouse: 
 
On behalf of our client, V&M, LLC., we are submitting an Environmental Assessment and 
Public Facility Evaluation Report in accordance with §115-194.3. We offer the following 
information that comprises our report: 
 

(a) Proposed drainage design and the effect on stormwater quality and quantity leaving the 
site, including methods for reducing the amount of phosphorous and nitrogen in the 
stormwater runoff and the control of any other pollutants such as petroleum 
hydrocarbons or metals.  
 
The proposed improvements will meet or exceed the state regulations for 
stormwater management. We intend to use infiltration basins as well as other Best 
Management Practices to meet these requirements.  Our improvements will also 
include storage and treatment for the Route 24 DelDOT project.  
 

(b) Proposed method of providing potable and, where appropriate, irrigation water and the 
effect on public or private water systems and groundwater, including an estimate of 
average and peak demands.   
 
The proposed project is located within Tidewater Utilities, Inc.’s franchise area and 
they hold the Certificate of Public Necessity (CPCN).  Tidewater is currently serving 
the surrounding community and infrastructure is already in plan to server the 
proposed development. Impacts to the groundwater and other systems have been 
evaluated as part of Tidewater’s CPCN.  
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(c) Proposed means of wastewater treatment and disposal with an analysis of the effect on 

the quality of groundwater and surface waters, including alternative locations for on-site 
septic systems.  
 
The proposed project is located adjacent to the Sussex County West Rehoboth 
Expansion of the Dewey Beach Sanitary Sewer District and infrastructure is 
currently in place to server the site. 
 

(d) Analysis of the increase in traffic and the effect on the surrounding roadway system. 
 
A TIS was completed and approved by DelDOT. The developer will continue to 
work with DelDOT regarding widening and improvements along Route 24  
 

(e) The presence of any endangered or threatened species listed on federal or state registers 
and proposed habitat protection areas.  
 
There are no known state or federally listed endangered or threatened species on 
this site. 
 

(f) The preservation and protection from loss of any tidal or non-tidal wetlands on the site.  
 
Wetlands do not exist on or adjacent to the site.  
 

(g) Provisions for open space as defined in §115-4.  
 
Open space will be used for onsite stormwater and planted landscaped buffer areas.  
Sidewalks and a shared use path will improve pedestrian movement throughout the 
Route 24 and Mulberry Road area.     
 

(h) A description of provisions for public and private infrastructure.  
 
The Developer will construct gravity sewer lines to serve this parcel and will be 
maintained by Sussex County. The Developer will also construct the internal water 
mains in the project that will be owned and maintained by Tidewater Utilities, Inc.. 
The internal parking areas and drive isles will be constructed by the Developer and 
privately maintained. Electric will be provided by Delaware Electric Coop.  

 
(i) Economic, recreational or other benefits.  

 
The proposed convenience store and office building will increase employment in the 
vicinity.   
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(j) The presence of any historic or cultural resources that are listed on the National 
Register of Historic Places.  
 
There are no known archaeological sites or National Register-listed property on this 
parcel.  

 
(k) An affirmation that the proposed application and proposed mitigation measures are in 

conformance with the current Sussex County Comprehensive Plan. 
 
The site and surrounding parcels are shown as commercial on Sussex Counties 
Future Land use plan.  The convenience store and offices conform to the current 
comprehensive plan. 
 

(l) Actions to be taken by the applicant to mitigate the detrimental impacts identified 
relevant to Subsection B(2)(a) through (k) above and the manner by which they are 
consistent with the Comprehensive Plan.  
 
All mitigation measures, where required, have been discussed in their respective 
section. All mitigation measures as well as the application are consistent with the 
Comprehensive Plan. 

 
If you have any questions or need additional information, please call me at (302) 424-1441.  
 
Sincerely, 
Davis, Bowen & Friedel, Inc. 
 
 
 
W. Zachary Crouch, P.E. 
Principal  
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CC:  



ImprovIng our CommunItIes.
shApIng the world Around us.

Creating Value by Design. 

1 Park Avenue
Milford, DE 19963
(302) 424-1441 

601 East Main Street, Suite 100
Salisbury, MD 21804

(410) 543-9091
 

106 Washington Street, Suite 103
Easton, MD 21601
(410) 770-4744

www.dbfinc.com
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