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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 

Planning Commission Public Hearing Date: November 3rd, 2022 

 

Application: CU 2331 Sweet Meadow Riding Academy 

 

Applicant: Sweet Meadows Riding Academy 

 37033 Sweet Meadow Lane 

 Selbyville, DE 19975 

 

Owner: Shelly Wright 

 37033 Sweet Meadow Lane 

 Selbyville, DE 19975 

 

Site Location:  Located on the north side of Deer Run Road (S.C.R. 388), 

approximately 0.49-miles southwest of the intersection of Deer Run 

Road and Zion Church Road (Rt. 20).  

 

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

 

Proposed Use:  Horse riding academy with overnight accommodations 

 

Comprehensive Land  

Use Plan Reference:   Developing Area 

 

Councilmanic 

District:  Mr. Hudson 

 

School District: Indian River School District 

 

Fire District:  Roxanna Fire Co.  

 

Sewer:   Sussex County 

 

Water:    On-site Well 

 

Site Area:   5.00 ac. +/- 

 

Tax Map ID.:   533-11.00-27.04 
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Memorandum 
To: Sussex County Planning and Zoning Commission Members  
From: Mr. Elliott Young, Planner I 
CC: Mr. Vince Robertson, Assistant County Attorney and Applicant  
Date: October 25th, 2022 
RE: Staff Analysis for CU 2331 Sweet Meadows Riding Academy  

 
The purpose of this memo is to provide background and analysis for the Planning and Zoning 
Commission to consider as a part of Application CU 2331 Sweet Meadows Riding Academy to be 
reviewed during the November 3rd, 2022, Planning and Zoning Commission Meeting. This analysis 
should be included in the record of this application and is subject to comments and information 
that may be presented during the public hearing. 
 
The request is for a Conditional Use for Tax Parcel: 533-11.00-27.04, to allow for a horse-riding 
academy with overnight accommodations and associated Agricultural activities, to be located at 
37033 Sweet Meadow Lane Selbyville, Delaware. The property is lying on the north side of Deer 
Run Road (S.C.R. 388), approximately 0.49-miles southwest of the intersection of Zion Church 
Road (Rt. 20)) and Deer Run Road (S.C.R. 388). The parcel consists of 5.00 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 parcel has a designation of “Developing 
Area.” The adjoining parcels to the north, west, and east also have a Future Land Use Map 
designation of “Developing Area.” The parcels to the south, across Deer Run Road (S.C.R. 388) 
also have a Future Land Use Map designation of “Developing Area” as well as “Coastal Area” 
 
As outlined within the 2018 Sussex County Comprehensive Plan, The Developing Areas are newer, 
emerging growth areas that demonstrate the characteristics of developmental trends. Most of the 
proposed Developing Areas are adjacent to municipalities, within or adjacent to potential future 
annexation areas of a municipality, or adjacent to Town Centers. – A range of housing types are 
appropriate in Developing Areas, including single family homes, townhouses, and multi-family 
units. In selected areas and at appropriate intersections, commercial uses should be allowed. A 
variety of office uses would be appropriate in many areas. Portions of the Developing Areas with 
good road access and few nearby homes should allow for business and industrial parks. Appropriate 
mixed-use development should also be allowed. In doing so, careful mixtures of homes with light 
commercial and institutional uses can be appropriate to provide for convenient services and to 
allow people to work close to home (Sussex County Comprehensive Plan, 4-14). 
 
 
 



 
 

Staff Analysis 
CU 2331 Sweet Meadows Riding Academy 
Planning and Zoning Commission for November 3rd, 2022 
 

 

Zoning Information 
 
The subject property is zoned Agricultural Residential (AR-1) District. All adjacent properties to 
the north, west, and east of the subject property are zoned Agricultural Residential (AR-1) District. 
The parcels to the south of the subject property, on the opposite side of Deer Run Road (S.C.R. 
388), are also zoned Agricultural Residential (AR-1) District as well as General Residential (GR). 
 
Existing Conditional Uses within the Vicinity of the Subject Property 
 
Though there are several existing Conditional Uses in the area, since 2011, there has been two (2) 
Conditional Use application within a one (1) mile radius of the application site. The first application 
was Conditional Use No. 1929 for Everett Dennis & David Harbin to allow for a farm tractor and 
auto repair shop to be permitted within an Agricultural Residential (AR-1) Zoning District. This 
application was approved by the Sussex County Council on Tuesday, June 5th,2012 and this change 
was adopted through Ordinance No. 2258. The second application is Conditional Use No. 2389 
for AWH Properties, LLC to allow for Boat & RV storage to be permitted within an Agricultural 
Residential (AR-1) Zoning District. This application has yet to be introduced to County Council. 
 
Based on the analysis provided, the Conditional Use to allow for a horse-riding academy with 
overnight accommodations and other agricultural activites, could be considered as being consistent 
with the surrounding land use, zoning, and uses, subject to considerations of scale and impact. 
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DEVELOPER: 
 
SHELLY LYNN WRIGHT 
37033 SWEET MEADOW LANE 
SELBYVILLE, DE 19975  
 
 
PENNONI 
18072 DAVIDSON DRIVE 

MILTON, DE 19968 

MARK H. DAVIDSON, PRINCIPAL LAND 
PLANNER 

ALAN DECKTOR, PE., ENV SP 
JOHN W. HAUPT, PLS 
 
ENVIRONMENTAL: 
 

PENNONI  

MARC CHARTIER, PG, LSRP 

JOHN-THOMAS GRAUPENSPERGER, PWS 
 

ACCENT ENVIRONMENTAL 

WILLIAM J. GANGLOFF, PhD. PROFESSIONAL 
SOIL SCIENTIST 
 
 
 
 
 
 
 
 
 

 



SWTMW21001  Page 2 
SWEET MEADOWS RIDING ACADEMY  CU2331 

TABLE OF CONTENTS: 

 

1.  APPLICATION         TAB 1 

 
a. APPLICATION CU 2331 

b. DEED DB2914 PG200 533-11.00-27.04 LOT 6 

c. METES AND BOUNDS DESCRIPTION 

d. CONDITIONAL USE SITE PLAN 2022 

e. EXISTING CONDITIONAL USE PLAN 

f. SFR RESPONSE LETTER 

g. PLAT PB80 PG227 533-11.00-27.04 LOT 6 

h. CU2331 NOTICE LETTER TO ENGINEER  

i. SERVICE LETTER EVALUATION REQUEST 

 

2.  THOSE IN FAVOR        TAB 2 

  
a. NEIGHBOR LETTERS 

b. 200 SIGNATURES  

 

3.  SPECIAL USE #8287-2003       TAB 3   

a. CU #8287-2003 BOA SPECIAL USE EXCEPTION FINDING OF FACTS 

 

4.  EXHIBITS         TAB 4 

 
a. VISION FOR SEEKING A CONDITIONAL USE 

b. DE AGRITOURISM LISTING 

c. GOOGLE AERIAL 

d. ILLISTRATIVE PHOTO “COTTAGE 1” 

e. ILLISTRATIVE PHOTO “COTTAGE 2” 

f. ILLISTRATIVE PHOTO “A FRAME” 

g. ILLISTRATIVE PHOTO “YURT” 

 

5.  MAPS          TAB 5 

 
a. 2017, 2012, 2007, 2002, 1997, 1992, 1968, 1961, 1954, 1937, AND  

  1926 ORTHOPHOTOS, 2020 STATE STRATEGIES, COUNTY ZONING, LAND USE  

LAND COVER, NRCS SOILS, STATE WETLANDS, FEMA FLOODPLAIN, GROUND- 

WATER RECHARGE POTENTIAL, USGS TOPOGRAPHIC, APPROVED AREA CU,  

SUSSEX COUNTY CONDITIONAL USE, AND 2019 SUSSEX PLAN FUTURE LAND USE  

MAPS 

 

6.  FINDINGS         TAB 6    

 
a. FINDINGS OF FACT AND CONDITIONS OF APPROVAL 

 



Mark H. Davidson / Vice President 
Principal Land Planner/Office Director 

2019 Davidson | 1 of 1 

EXPERIENCE SUMMARY  
Mark H. Davidson serves as Vice President of Pennoni and Office Director for our Southern 
Delaware, Milton Office. Mark also serves as the Principal Land Planner for Pennoni. He has 
over 35-years of past experience in Surveying, Engineering, Consulting, Construction and 
Land Planning. For 12-years he owned a professional engineering, surveying, land planning, 
environmental and consulting firm that provided professional consulting and design in land 
planning for residential, industrial, institutional, municipal and commercial applications to 
a wide range of clients in Delaware and Maryland. Mr. Davidson’s project experience 
includes land development planning, surveying, engineering, environmental design and 
permitting; construction and project consulting, management and inspection; water 
resource consulting, management and inspection and municipal consulting, planning and 
inspection for residential, industrial, institutional, municipal and commercial applications.  

Mark is a past director of the Delaware Onsite Wastewater Recycling Association as well as 
a member of the American Planning Association, American Institute of Certified Planners 
and has served in the past as a committee member of Delaware Low Impact Development 
Roundtable Committee, Delaware Pollution Control Strategy Committee, Delaware 
Sediment & Stormwater Regulatory Advisory Committee, and the Delaware Technical & 
Community College A/E Curriculum Committee. Past Board Member for the On Site Septic 
Advisory Board for the State of Delaware.  He was also nominated for the Brandywine 
Chapter Association of Fundraising Professionals Philanthropy Award and has won the BNI 
Notable Networker Award.  

Along with all the experience and education stated and with many years of combined 
experience in Surveying, Engineering, Consulting and Land Planning, he has been 
responsible for providing consulting, layout and design in surveying, engineering and land 
planning for residential, industrial, institutional, municipal and commercial applications to 
a wide range of clients in Delaware, Maryland, Virginia and West Virginia.   He has project 
managed, studied, planned, surveyed, designed and engineered sustainable, master-
planned communities, commercial and urban redevelopment projects, and the public 
infrastructure that supports them. 

Mark has provided nationwide land planning consulting services to a variety of clientele to 
help coordinate project startups as well as final construction consulting services when it 
came to commercial, residential, industrial, municipal, educational and community land 
planning. Provided additional consulting in civil/site engineering, stormwater management, 
erosion and sediment control, wastewater collection and disposal, transportation, and 
environmental. Market areas practiced; Delaware, Maryland, West Virginia, Virginia, North 
Carolina, South Carolina, North Dakota, Puerto Rico, Canada and Panama. 

Additional Project experience includes cutting edge design and technology as well as value 
engineering and construction to help clients through the ever-changing market including 
but not limited to solar voltaic and wind generation projects. 

 

EDUCATION 
University of Delaware; Civil Engineering, 
(1986-1990) 

Land Surveying, Delaware Technical & 
Community College (1984-1986) and 
Wastewater Microbiology Diploma 
(1997) 

Land Planning, Institute for Public 
Administration (2006) 

CERTIFICATIONS 
DNREC Class A Percolation Tester & Class 
B Septic Designer, (DE #2418)  

Sediment & Stormwater Management, 
Responsible Personnel, DE (#8760) and 
MD (#4914) 

DNREC Certified Construction Reviewer: 
DE (#1270) 

Delaware Notary  

TRAININGS  
Hydrology, Delaware TR-20 (1993) 

Reducing Flood Hazard in Coastal 
Development (1996) 

Law for Managers/Supervisors (1999) 

State and Federal Laws (2000) 

Advanced Real Estate Law in Delaware 
(2002) 

Land Conservation and Historic 
Preservation (2003) 

Land Surveying Business Diploma (1998) 

Project Manager Training I, Pennoni 
(2015) 

PROFESSIONAL AFFILIATIONS 
National Onsite Wastewater Recycling 
Association 

Delaware Onsite Wastewater Recycling 
Association  

American Planning Association 

American Institute of Certified Planners 

HONORS/AWARDS 
Association of Professionals 
Philanthropy, Brandywine Chapter 
Fundraising Nominee (2014) 

Notable Networker Award, BNI (2013) 
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METES AND BOUNDS DESCRIPTION 
 

LANDS NOW OR FORMERLY SHELLEY LYNN WRIGHT 
BALTIMORE HUNDRED, SUSSEX COUNTY, DELAWARE 

 
TAX MAP 533-11.00-27.04 

 
All that certain piece, tract and parcel lying in Baltimore Hundred, Sussex 
County, Delaware and being more particularly described as follows: 

BEGINNING at an iron pipe situate on the northerly right of way of County 
Route 388 (50’ ROW) said pipe being a corner for these lands and Lot 7; 
thence, by and with the aforesaid northerly right-of-way of County Route 
388, South 71 degrees 01 minutes 42 seconds West, 160.00 feet to an iron 
pipe, said pipe being a corner for these lands and Lot 5; thence, by and 
with Lot 5, the following two (2) courses and distances: 

1) North 09 degrees, 35 minutes, 39 seconds West, 307.82 feet to an 
iron pipe 

2) South 80 degrees, 24 minutes, 21 seconds West, 148.00 feet to a 
point, 

said point being situate in the centerline of a ditch, said point being a 
corner for these lands, Lot 5 and a point on line of Lands of Howard 
Edward Johnson and Naomi B. Johnson; thence, by and with Lands of 
Howard Edward Johnson and Naomi B. Johnson and the centerline of the 
aforesaid ditch, North 09 degrees 35 minutes, 39 seconds West, 560.00 
feet to a point, said point being a corner for these lands and Lot 7; thence, 
by and with Lot 7, the following two (2) courses and distances:  

1) North 80 degrees, 24 minutes, 21 seconds East, 305.86 feet to an 
iron pipe, 
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2) South 09 degrees 35 minutes, 39 seconds East, 841.75 feet to an iron 
pipe,  

said iron pipe being the Point of Beginning for this description. 

This Parcel contains 5.0 acres, more or less 
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1. TAX MAP NUMBER: 533-11.00-27.04
DEED BOOK: D 2914, PG 200

2. OWNER NAME: SHELLY WRIGHT
   OWNER ADDRESS: 37033 SWEET MEADOW LANE

SELBYVILLE, DE 19975

3. ADDRESS LOCATION: 37024 & 37033 SWEET MEADOW LANE
SELBYVILLE, DE 19975

  HUNDRED: BALTIMORE
COUNTY: SUSSEX

4. CURRENT ZONING: AR-1 (AGRICULTURE-RESIDENTIAL)
PRESENT USE: AGRICULTURE-RESIDENTIAL
PROPOSED USE: AGRICULTURE-RESIDENTIAL

5. REQUIRED SETBACKS (B.R.L.): (PER 115-25C)
FRONT: 40 FT
SIDE: 15 FT
REAR: 20 FT

6. BUILDING HEIGHT: 42' ALLOWED (PROPOSED 15' ± MAX.)

7. REQUIRED LOT SIZE (MIN.):
FRONT: 100 FT (PER 115-25B1)
DEPTH : 100 FT (PER 115-25B1)
AREA: 32,670 SQ. FT. (PER 115-25B1)

8. SITE AREA AND ACREAGE: ACRES(±)
NET DEVELOPMENT AREA/ GROSS ACRES: EX: 5.00
BUILDING FOOTPRINT: EX: 0.15 (3%) PR: 0.15 (3%)
PARKING, DRIVE AISLES, IMPERVIOUS EX: 0.29 (6%) PR: 0.29 (6%)
OPEN SPACE EX: 4.56 (91%) PR: 4.56 (91%)

NO CHANGE
9. PARKING:  (PER 115-162A)

SINGLE FAMILY DWELLING: 2 SPACES PER FAMILY UNIT.
= 2 SPACES REQUIRED

LODGING FACILITY: 1.5 SPACES PER RENTAL ROOM, PLUS 1 PER 3 EMPLOYEES
= 14 SPACES REQUIRED

TOTAL REQUIRED: 16 SPACES
EXISTING: 9 SPACES
PROPOSED: 8 SPACES
TOTAL PARKING: 17 SPACES
TEMPORARY OVERFLOW
GRASS PARKING: 13 SPACES

10. SERVICES:
WATER SUPPLIER: EX. PRIVATE WELL

SECTION 89:
SOURCE WATER PROTECTION: A. SUBJECT PROPERTY IS WITHIN AN AREA OF 

"FAIR" GROUND WATER RECHARGE
B.       SUBJECT PROPERTY IS NOT LOCATED IN A WELLHEAD

PROTECTION AREA

SANITARY SEWER SUPPLIER: PUBLIC - SUSSEX COUNTY

11. STATE INVESTMENT AREA: LEVEL 3
SCHOOL DISTRICT: INDIAN RIVER SCHOOL DISTRICT
FIRE DISTRICT: ROXANA FIRE CO. (DISTRICT 90)

12. 2019 FUTURE LAND USE MAP DEVELOPING AREA

13. LATITUDE AND LONGITUDE STATE PLANE COORDINATES
   LONGITUDE : W-75° 09' 48.1431"  LATITUDE: N38° 28' 47.0129"

14. WETLAND AREA:  0.00 ACRES

15. WATERSHED:  LITTLE ASSAWOMEN BAY

16. PROPOSED DISCHARGE LOCATION:  OVERLAND FLOW TOWARDS ADJACENT TAX DITCH  

17. FLOOD ZONE  FIRM NUMBER 10005C0635K, DATED MARCH 16,
        2015 ZONE 'X', UNSHADED

18. TRANSPORTATION IMPROVEMENT
DISTRICT          NOT INCLUDED

19. DATUM  HORIZONTAL = NAD83
         VERTICAL = NAD88

20. LOCAL GOVERNMENT RESPONSIBLE FOR
LAND USE APPROVAL          SUSSEX COUNTY

SITE INFORMATION:
SITE ADDRESS:

 OWNER/DEVELOPER:

ENGINEER:

SITE INFORMATION:
SITE ADDRESS:

37024 & 37033 SWEET MEADOW LANE
SELBYVILLE, DE 19975
SUSSEX COUNTY

 OWNER/DEVELOPER:
SHELLY WRIGHT
37033 SWEET MEADOW LANE
SELBYVILLE, DE 19975

ENGINEER:
PENNONI ASSOCIATES, INC.
18072 DAVIDSON DRIVE
MILTON, DE 19968
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ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

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

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

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

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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GENERAL NOTES :
1. CONSTRUCTION SHALL MEET THE REQUIREMENTS OF DELDOT SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION

AND STANDARD CONSTRUCTION DETAILS, LATEST EDITION, AND ALL APPLICABLE AGENCIES HAVING JURISDICTION OVER
THIS WORK.

2. NO WETLANDS EXIST ON THE SITE.
3. THE SUSSEX CONSERVATION DISTRICT RESERVES THE RIGHT TO ADD, DELETE, OR MODIFY ANY EROSION AND SEDIMENT

CONTROL MEASURES AS THEY DEEM NECESSARY.
4. ALL DISTURBED AREAS WITHIN THE RIGHT-OF-WAY, BUT NOT IN PAVEMENT, SHALL BE TOP-SOILED (6" MINIMUM),

FERTILIZED AND SEEDED.
5. THE PROPOSED ENTRANCES/EXITS ARE PROPOSED ONLY, AND ARE SUBJECT TO REVIEW AND APPROVAL BY THE

DELAWARE DEPARTMENT OF TRANSPORTATION BEFORE A CONSTRUCTION PERMIT IS ISSUED.
6. TO MINIMIZE RUTTING AND EROSION OF THE ROADSIDE DUE TO ON-STREET PARKING, DRIVEWAY AND BUILDING LAYOUTS

MUST BE CONFIGURED TO ALLOW FOR VEHICLES TO BE STORED IN THE DRIVEWAY BEYOND THE RIGHT-OF-WAY,
WITHOUT INTERFERING WITH SIDEWALK ACCESS AND CLEARANCE.

7. ALL SIGNAGE FOR MAINTENANCE OF TRAFFIC IS THE CONTRACTORS RESPONSIBILITY, AND SHALL FOLLOW THE DE
MUTCD.

8. DESIGN, FABRICATION, AND INSTALLATION OF ALL PERMANENT SIGNAGE SHALL BE AS OUTLINED IN THE DE MUTCD.
9. ALL WORK SHALL COMPLY WITH ALL APPLICABLE STATE, FEDERAL AND LOCAL CODES.  ALL NECESSARY LICENSES AND

PERMITS SHALL BE OBTAINED BY THE CONTRACTOR AT HIS EXPENSE UNLESS PREVIOUSLY OBTAINED BY OWNER.
10. THE CONTRACTOR SHALL IMMEDIATELY INFORM THE ENGINEER OF ANY DISCREPANCIES OR ERRORS THEY DISCOVER IN

THE PLAN.
11. DEVIATION FROM THESE PLANS AND NOTES WITHOUT THE PRIOR CONSENT OF THE OWNER OR HIS REPRESENTATIVE OR

THE ENGINEER MAY BE CAUSE FOR THE WORK TO BE REJECTED.
12. ALL MATERIALS SHALL BE NEW AND SHALL BE ASBESTOS AND VERMICULITE FREE.
13. DRAWINGS DO NOT INCLUDE NECESSARY COMPONENTS FOR CONSTRUCTION SAFETY.  CONTRACTOR SHALL BE

RESPONSIBLE FOR ALL WORK TO BE PERFORMED.  IT MUST BE IN COMPLIANCE WITH THE OCCUPATIONAL SAFETY AND
HEALTH ACT OF 1970, AS AMENDED AND ALL RULES AND REGULATIONS THERETO APPURTENANT.

14. PRIOR TO CONSTRUCTION, CONTRACTOR TO FIELD LOCATE AND RECORD AND DAMAGE TO EXISTING PAVING, SIDEWALK,
CURB OR STRUCTURES NOT TO BE REMOVED OR REPLACED, ENGINEER TO VERIFY LOCATION AND EXTENT OF DAMAGE.

15. DAMAGE TO EXISTING PAVING, SIDEWALK, CURB OR STRUCTURES NOT TO BE REPLACED OR REMOVED DURING
CONSTRUCTION SHALL BE IMMEDIATELY REPORTED TO ENGINEER, CONTRACTOR SHALL REPAIR OR REPLACE ALL
DAMAGED WORK WITHOUT CHARGE TO THE OWNER.

16. BASED UPON FLOOD INSURANCE RATE MAP (FIRM) NUMBERS 10005C0635K, DATED MARCH 16,2015, THE  PROPERTY IS
LOCATED IN AN AREA DESIGNATED AS FLOOD ZONE 'X', UNSHADED, WHICH IS AN AREA DETERMINED TO BE OUTSIDE THE
500 YEAR FLOOD PLAIN.

17. THE BOUNDARY INFORMATION SHOWN ON THESE PLANS IS BASED ON A SURVEY PERFORMED BY PENNONI ASSOCIATES
INC., IN  NOVEMBER 2021. TITLE REFERENCE TO DEED , BOOK 2914, PAGE 200.

18. ALL EXISTING SITE LIGHTING SHALL BE DOWNWARD SCREENED SO THAT IT DOES NOT SHINE ON NEIGHBORING
PROPERTIES OR ROADWAYS. ALL EXISTING LIGHTS WILL BE MODIFIED IF NEEDED TO MEET THIS REQUIREMENT.

19. EXISTING STORMWATER, NO FACILITY ON SITE ALL STORMWATER HANDLED BY OVERLAND SHEET FLOW  OFF SITE.
20. ALL FIRE LANES, EXITS, STANDPIPE AND SPRINKLER CONNECTIONS WILL BE MARKED IN ACCORDANCE WITH STATE FIRE

PREVENTION REGULATIONS.
21. MISS UTILITY SHALL BE NOTIFIED THREE (3) DAYS PRIOR TO EXCAVATION.
22. THE MAINTENANCE OF ALL LANDSCAPING SHOULD BE THE RESPONSIBILITY OF THE DEVELOPER.
23. SUBMITTALS, INCLUDING SIGN DETAILS, SHALL BE SUBMITTED TO SUSSEX COUNTY SEPARATELY, FOR REVIEW.

ENGINEER CERTIFICATION:
IT IS HEREBY CERTIFIED THAT I AM A REGISTERED ENGINEER IN THE STATE
OF DELAWARE, THAT THE INFORMATION SHOWN HEREON HAS BEEN
PREPARED UNDER MY SUPERVISION, AND TO MY BEST KNOWLEDGE
COMPLIES WITH APPLICABLE STATE AND LOCAL REGULATIONS AND
ORDINANCES. THE DESIGN REPRESENTS GOOD ENGINEERING PRACTICES AS
REQUIRED BY THE APPLICABLE LAWS OF THE STATE OF DELAWARE.

_________________________________________________________________
SIGNATURE DATE
ALAN DECKTOR, PE (DE PE#17771)
PENNONI ASSOCIATES, INC
18072 DAVIDSON DRIVE
MILTON, DE 19968
OFFICE (302) 684-8030 - FAX (302) 684-8054
ADECKTOR@PENNONI.COM

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

_________________________________________________________________
SIGNATURE DATE
SHELLY WRIGHT
37033 SWEET MEADOW LANE
LEWES, DELAWARE 19958
(302) 396-0564
SWEETMEADOWSTABLE@GMAIL.COM
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            October 25, 2021 
 
Mr. Jamie Whitehouse, Director 
Sussex County Planning & Zoning  
P.O. Box 417 
Georgetown, DE  19947 
 
Dear Mr. Whitehouse:   
 

The Department has completed its review of a Service Level Evaluation Request for the 
Shelley Wright proposed land use application, which we received on October 11, 2021. This 
application is for an approximately 5.00-acre parcel (Tax Parcel: 533-11.00-27.04). The subject 
land is located on the north side of Deer Run Road (Sussex Road 388) at the intersection with 
Bearhole Road (Sussex Road 390A). The subject land is currently zoned AR-1 (Agriculture 
Residential) and the applicant seeks a conditional use approval to operate a horse riding academy. 

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

along Deer Run Road is 935 vehicles per day.  
 
Based on our review, we estimate that the above land use will generate fewer than 50 

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

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

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

 



Mr. Jamie Whitehouse  
Page 2 of 2 
October 25, 2021 
 

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

Sincerely, 

 
T. William Brockenbrough, Jr. 
County Coordinator 
Development Coordination 
 

 
 

TWB:afm 
cc:  Shelly Wright, Applicant  
 Lauren DeVore, 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 
Claudy Joinville, Project Engineer, Development Coordination  
Annamaria Furmato, Project Engineer, Development Coordination 
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              JAMIE WHITEHOUSE, AICP                               Sussex County 
           PLANNING & ZONING DIRECTOR                         DELAWARE 
                        (302) 855-7878 T                                                                                                   sussexcountyde.gov  
                 (302) 854-5079 F 
        jamie.whitehouse@sussexcountyde.gov   
 

 COUNTY ADMINSITRATIVE OFFICES 
 2 THE CIRCLE I PO BOX 417 
 GEORGETOWN, DELAWARE 19947 

October 6, 2022 

 

Mark H. Davidson        Email: mdavidson@pennoni.com  

Pennoni 

18072 Davidson Drive 

Milton, DE 19968 

 

Dear Mark H. Davidson: 

 

C/U 2331 Sweet Meadows Riding Academy 
AN ORDINANCE TO GRANT A CONDITIONAL USE OF LAND IN AN AR-1 (AGRICULTURAL 

RESIDENTIAL DISTRICT) FOR A HORSE-RIDING ACADEMY WITH OVERNIGHT 

ACCOMMODATIONS AND ASSOCIATED AGRICULTURAL ACTIVITIES TO BE LOCATED ON A 

CERTAIN PARCEL OF LAND LYING AND BEING IN BALTIMORE HUNDRED, SUSSEX COUNTY, 

CONTAINING 5.0 ACRES, MORE OR LESS. The property is lying on Sweet Meadow Lane on the north side of 

Deer Run Road (S.C.R. 388), approximately 0.5 mile southwest of Zion Church Road (Rt. 20). 911 Address: 37033 

Sweet Meadow Lane, Selbyville. Tax Parcel: 533-11.00-27.04. 

 

The Planning and Zoning Commission will hold a Public Hearing on Thursday, November 3, 2022, at 5:00 

pm in the Sussex County Council Chambers located in the County Administrative Office at 2 The Circle 

Georgetown, DE, 19947.  

 

The Sussex County Council will hold a Public Hearing on Tuesday, January 10, 2023, at 1:30 pm in the 

Sussex County Council Chambers located in the County Administrative Office at 2 The Circle Georgetown, DE, 

19947.  

 

It will be necessary for you the applicant to participate at the hearings before both the Commission and County 

Council.  If you do not participate or are not represented, the Commission and/or County Council reserve the 

right to refuse to act on your application and may require that a new application be filed, and fees paid at your 

expense. 

  

If an attorney, or agent, will be representing you, the applicant, it is your duty to notify them as to the dates and 

times of the hearings as herein set forth, as the Commission and County Council will not notify your counsel. 

 

Further instructions describing the method of public participation and the manner of viewing the hearings will 

be contained within the Agendas for both of these meetings that will be posted at least 7 days in advance of 

each meeting at sussexcountyde.gov.  

 

Sincerely, 

Planning and Zoning Department 

mailto:mdavidson@pennoni.com


     

Service Level Evaluation Request Form 

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

Date: 

Site Information:  

Site Address/Location:  

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

Proposed Use(s):  

Square footage of any proposed buildings or number of units:  

Applicant Information:  

Applicant’s Name:  

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

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

COUNTY ADMINISTRATIVE OFFICES
2 THE CIRCLE I PO BOX 417

 GEORGETOWN, DELAWARE 19947 Last updated 3-12-20

North Side of Deer Run Road, just opposite Bear Hole Road, Baltimore Hundred, Sussex County

AR-1/CONDITIONAL USE

DEVELOPING AREA | LEVEL 2 & 3

HORSE RIDING ACADEMY WITH
OVERNIGHT ACCOMODATIONS
AND ASSOCIATED
AGRICULTURAL ACTIVITIES

EXISTING PRIMARY DWELLING
EXISTING DWELLING FOR PERSON
PERMANETLY EMPLOYED ON THE
PREMISES
HORSE BARN/STABLES
PROP. (3) COTTAGES/CABINS
PROP. (7) PRIMITIVE "A"-FRAME HUTS/
YURT SITES

PREPARED BY:
MARK H. DAVIDSON
PENNONI
18072 DAVIDSON DRIVE
MILTON, DE 19968
MDAVIDSON@PENNONI.COM
302-684-6207
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SWEET MEADOWS RIDING ACADEMY 

SHELLEY LYNN WRIGHT 

CONDITIONAL USE #2331 

 

FINDINGS OF FACT 

 

1. This is an application to grant a conditional use of lands in an AR-1 Agricultural 

Residential District located on 5.0 acres, more or less, being in the Baltimore Hundred 

of Sussex County with an address 37033 Sweet Meadow Lane, Selbyville Delaware, 

located on the north side of Deer Run Road Road Sussex County Road 388 and directly 

across the road from Bearhole Road (SCR 390). Also being known as Sussex County 

Tax District 533-11.00 Parcel 27.04 

          

 

2.  The subject property is owned by Mrs. Shelley Lynn Wright, who is the owner and 

operator of Sweet Meadow Riding Academy.  
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3. Sweet Meadow Riding Academy was founded by Mrs. Wright in 2003 on the subject 

parcel and has been operating under and existing Special Use Exception Case Number 

8287 -2003 as approved unanimously by the Sussex County Board of Adjustment back 

on August 18, 2003. The use was approved for a Riding Academy for the purpose of 

boarding horses and teaching equestrian skills. 

 

4. Sweet Meadow Riding Academy property consists of an existing dwelling where Mrs. 

Wright, her husband and three children currently reside on the property with a separate 

address of 37024 Sweet Meadow Lane, Selbyville DE. There is the office with its 

address of 37033 Sweet Meadow Lane, Selbyville DE; there are existing barns, sheds, 

run-ins, lean-to’s, parking and pastures. The facility is currently gated. 

 

5. The animals currently on site are 2 horses; 1 mini-horse; 1 alpaca; 2 goats; 1 Highland 

Bull; 6 chickens and 1 peacock. 

 

6. Mrs. Wright proposes to expand her use to be a Horse-Riding Academy with Overnight 

Accommodations and Associated Agricultural Activities. 

 

7. The Overnight Accommodations would consist of up to 10 individual style guest 

accommodations for temporary occupancy for persons engaged only with the specific 

use of the Horse-Riding Academy. Specifically, (4) Cabins, (2) Yurts, (3) Tents- “A”-

frame Style Huts and (1) barn style sleeping quarters is being proposed. 

 

8. A bathhouse will be provided for the overnight guests of the facility. All cabins will 

have bathroom facilities.  
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9. The Horse-Riding Academy and Associated Agricultural Activities will be centered 

around horsemanship for visiting guests that will offer education and unforgettable 

farm like experiences. Some of the activities the students and guests would expect: 

 

a. Classes on care for horses and other farm animals 

b. Daily chore schedule 

c. Dude Ranch living, ranch life and riding 

d. Pony ride lessons for young children 

e. Horse lessons for all ages 

f. Horse whispering sessions  

g. Equine based craft time 

h. Country critters petting area 

i. Equine based demonstrations 

j. After school cowboy club 

k. English riding academy  

l. Limited farm specific events 

m. Summer riding program  

n. 4H/ boy and Girl Scouts programs 

o. Animal yoga/ meditation  

p. Guided walking farm tours 

 

10. The properties are bordered on: 

a. North and East by an existing residential dwelling and a once used chicken house; 

b. South and West by an existing residential dwelling; 

c. And on the West by a vacant agricultural field.  

 

11. An existing vegetated buffer has been proffered and planted by the applicant along 

North and East property lines with Tax Parcel 27.02. 

 



4 | P a g e  

 

A 6-foot-tall privacy fence has been proffered and installed along the South and West 

property lines with Tax Parcel 27.06. 

 

No buffer is proposed along the property line shared with Parcel 28.00 given the 

existing vegetation along this section of the property line as well as the Agricultural 

relationship between the properties that serves as a visual character for the use of the 

facility. 

 

12. The immediate surrounding area to this property is a mixture of AR-1 Agricultural 

Residential zoned lands and GR General Residential zoned lands.  
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13. The Conditional Use request is not out of character with the neighborhood as there are 

several other Conditional Use properties in the vicinity of this property. 

 

14. This conditional use application is subject to the provisions of Articles IV through 

XXIV, and § 115-22 of the Zoning Code.   

  

15. The purpose of a Conditional Use is to provide for certain uses which cannot otherwise 

be well adjusted to their environment in particular locations with full protection offered 

to surrounding properties by rigid application of the district regulations.    

 

16. A horse-riding academy with overnight accommodations and associated agricultural 

activities use is generally of a public or semipublic character and is essential and 

desirable for the general convenience and welfare but, because of the nature of the use, 

the importance of its relationship to the Comprehensive Plan and possible impact on 

neighboring properties, requires the exercise of planning judgment on location and site 

plan.  
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17. In the 2019 Sussex County Comprehensive Plan – the area for the proposed Conditional 

Use is identified to be in a Developing Area which is considered one of the seven types 

of Growth Areas. The property is surrounded by areas designated on the Future Land 

Use Map as being within the Coastal Area and in close proximity of areas being in the 

Commercial Area. The development is consistent with the purposes and goals of the 

Sussex County Comprehensive Plan Update and is beneficial and desirable for the 

general convenience and welfare of Sussex County and its residents because it 

promotes tourism and related services, economic growth in a designated development 

area, offers employment opportunities, significant economic benefits to area businesses, 

and is consistent with the character of the zoning and development in the area; and that 

there will be no negative impact on schools or other similar public facilities.  
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18. The 2019 Comprehensive Plan states that permitted uses in the form of mixed-use 

development wit ha careful mixture of homes with light commercial is appropriate to 

provide for convenient services and allow people to work close to home. 

 

19. Section 9.2.1 of the Sussex County Comprehensive Plan states that agriculture is an 

important sector for the overall economy of Sussex County, and it provides a strong 

economic foundation and further states that given the importance of agriculture to 

Sussex County, it is important to have an understanding of the size of the industry and 

to look at recent trends in the industry.  Given the size of the agriculture industry, there 

is a large potential for agri-tourism in the County – Page 9-10. 

 

20. Sweet Meadows is listed under agritourism with the Delaware Department of 

Agriculture. 
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21. The 2020 Strategies for State Policies and Spending Map identifies the area as 

Investment 3.  

 

 

22. The property and use will have access from Deer Run Road (Sussex County Road 388) 

using Exisitng Sweet Meadow Lane. Deer Run Road is calssified as a Local Road 

according to DelDOT’s highway functional classification map. Right-of-way 

dedications and permanent easement dedications will be required. 

23. The propsoed conditional use will not adversely affect the congestion of roads as 

confirmed by DelDOT, which determined that the horse-riding academy with overnight 

accomodations and associated agricultural uses would generate fewer than 50 vehicle 

trips per day and considers the development traffic impact to diminutive in the context 

of the agreemnt with Sussex County. No Traffic Impact Study (TIS) was required for 

this application. 

24. No Wetlands are located on the property. 

25. There are no threatened or endagered species on the property. 
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26. The property is in the Tier 1 – Sussex County Unified Sanitary Sewer District and 

currently has sewer to the property. 

27. Water for Domestic Use is provided through private commercial wells servicing the 

property. 

28. The property is not located within an excellent groundwater recharge area or well head 

protection area. 

29. The property is not within a floodplain based upon the Federal Emergency 

Management Agency (FEMA) Flood Insurance Rate Maps (FIRM) dated March 16, 

2015, Map Number 10005C0635K, which shows the property located in an area 

designated as Zone “X” (unshaded), which is an area determined to be outside the 500-

year floodplain, or in an area with less than 0.2% annual probability of flooding. 

30. The property is located in the Roxana Fire Department (90) service area for fire 

protection. 

31. The project will be subject to the “Conditions of Approval” which have been submitted 

as a part of this application.           

32. The proposed conditional use meets the general purpose of the Zoning Ordinance being 

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

comprehensive plan by providing sufficient space in appropriate locations for certain 

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

protection offered to surrounding properties by rigid application of the district 

regulations, which is essential and desirable for the general convenience, orderly 

growth, prosperity and welfare of the County. 
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Conditional Use 2331 – Conditions of Approval 

 

Approval is subject to the following conditions: 

 

1. The use shall be limited to the Horse-Riding Academy with Overnight Accommodations 

and Associated Agricultural Uses as described in the Findings of Fact. 

 

2. The maximum number of overnight accommodations will be ten (10) individual style 

guest accommodations for temporary occupancy for persons engaged only with the 

specific use of the horse-riding academy and associated agricultural uses. 

 

3. To enhance the general character of the district and its compatibility with its residential 

and agricultural surroundings, one indirectly illuminated on-premises sign, not to exceed 

32 square feet of sign area per side shall be permitted for the business. 

4. The entire facility shall be open all year round and will have “Quiet Hours” from 8:00 pm 

– 7:00 am each day. 

 

5. All security lighting shall be screened so that it does not shine on neighboring properties 

or roadways. 

6. All buffers as mentioned in the Findings of Fact number 10, as attached to this 

application, will be maintained by the applicant as depicted. With the exception, that if 

Tax Parcel 28.00, were to be developed into residential homes along the shared property 

line, then a vegetated buffer will be required to be planted by the applicant within their 

boundary. 

 

7. The applicant shall comply with all DelDOT requirements, including any entrance or 

roadway improvements 

 

8. The applicant shall comply with all State and County Stormwater and Erosion and 

Sediment Control Regulations. The project will meet or exceed stormwater management 
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system regulations set forth by the Sussex Conservation District and DNREC through the 

combination of Best Management Practices (BMP) and Best Available Technologies 

(BAT). The final site plan shall contain the approval of the Sussex Conservation District 

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

sedimentation control facilities. 

 

9. Sanitary sewer service will be provided by Sussex County. 

 

10. Potable water service will be provided by onsite commercial wells as regulated by 

DNREC. 

 

11. All trash container areas shall be screened and be located within the minimum building 

restriction lines. 

 

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

Zoning Commission. 
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