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PLEASE NOTE 
 
 
This paperless packet is published on the County’s website for 
convenience purposes, and only includes information received up to 
the close of business on the day before a public hearing.  Documents 
received after this, or documents submitted during the public hearing 
are not uploaded to the Paperless Packet.  The legal record is the 
paper record maintained in the Offices of the Planning & Zoning 
Department. 
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PLANNING AND ZONING AND COUNTY COUNCIL INFORMATION SHEET 
Planning Commission Public Hearing Date: August 25th, 2022 

 
Application: C/U 2356 Sun Massey’s, LLC  
 
Applicant:  Sun Massey’s, LLC 
   9919 Stephen Decatur Highway 
   Ocean City, MD 21842 
 
Owner:  Sun Massey’s Landing RV LLC 
   27777 Franklin Road, Suite No. 200 
   Southfield, MI 21842 
 
Site Location:  20628 Long Beach Drive, Millsboro. Lying on the north side and south 

side of Vines Creek Road (Rt. 26), approximately 0.5 miles east of 
Armory Road (Rt. 382). 

 
Current Zoning: AR-1 – Agricultural Residential District 
 
Proposed Zoning:  AR-1 – Agricultural Residential District 
 
Comprehensive Land  
Use Plan Reference:   Coastal Area 
 
Councilmanic 
District:  Mr. Schaeffer 
 
School District: Indian River School District 
 
Fire District:  Indian River Fire Company  
 
Sewer:   Sussex County 
 
Water:    Long Neck Water Company 
 
Site Area:   54.33 acres +/- 
 
Tax Map ID.:   234-25.00-31.02 & 31.05 
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Memorandum 
To: Sussex County Planning and Zoning Commission Members 
From: Mx. Jesse Lindenberg, Planner I 
CC: Mr. Vince Robertson, Assistant County Attorney, and Applicant 
Date: August 18th, 2022 
RE: Staff Analysis for C/U 2356 Sun Massey’s LLC  
 
The purpose of this memo is to provide background and analysis for the Planning and Zoning 
Commission to consider as a part of Application C/U 2356 Sun Massey’s LLC to be reviewed 
during the August 25th, 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 234-25.00-31.02 & 31.05, to allow for an 
amendment to Condition No. 9 in Ordinance No. 2378 (Conditional Use No. 1963). to amend the 
requirement that no campers or RVs shall be stored on the campground during the period that the 
campground is closed. The property lies on the north side and south side of Vines Creek Road (Rt. 
26), approximately 0.5 miles east of Armory Road (Rt. 382). The property consists of 54.33 acres 
+/-. 
 
The applicant is requesting to amend Condition #9 to state “The campground/RV park shall 
remain vacant and no campers or RV’s except “Park Model RV’s” on approved Park Model 
campsites shall be stored on the campground during the period that the campground is closed. 
Park Model RV’s in special flood hazard areas shall meet the requirements of 115-141.5B (3) for 
manufactured homes.” 
 
Condition No. 9 currently states “The campground/RV park shall remain vacant and no campers 
or RVs shall be stored on the campground during the period that the campground is closed.” 
 
The approved site plan allows for a maximum of 70 Park Model Sites. 
 
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 “Coastal Area.” 
The parcels to the south, east, and west also have a Future Land Use Map designation of “Coastal 
Area.” 
 
As outlined in the 2018 Sussex County Comprehensive Plan, Coastal Areas are areas that can 
accommodate development provided that special environmental concerns are addressed. A range 
of housing types should be permitted in Coastal Areas, including single-family homes, townhouses, 
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and multi-family units. Retail and office uses are appropriate, but larger shopping centers and office 
parks should be confined to selected locations with access along arterial roads. Appropriate mixed-
use development should all be allowed. In doing so, careful mixtures of homes with light 
commercial, office and institutional uses can be appropriate to provide for convenient services and 
to allow people to work close to home. Major new industrial uses are not proposed in these areas. 
(Sussex County Comprehensive Plan, 4-15). 
 
Zoning Information 
 
The subject property is zoned Agricultural Residential (AR-1) District. All adjacent properties to 
the south, east, and west of the subject property are also zoned Agricultural Residential (AR-1) 
District. 
 
Existing Conditional Uses within the Vicinity of the Subject Property 
 
Since 2011, there have been four (4) Conditional Use application within a one (1) mile radius of the 
application site. The first application was Conditional Use No. 1963 for Ida C. Faucett, Faucett 
Heirs, LLC, and Massey’s Landing Park, Inc. to allow for campgrounds. This application was 
approved by the Sussex County Council on Tuesday, December 9th, 2014, and this change was 
adopted through Ordinance No. 2378. The second application was Conditional Use No. 2089 for 
Massey’s Landing Property, LLC to allow for an amendment to the conditions of approval from 
CU 1963. This application was denied by the Sussex County Council on Tuesday, September 19 th, 
2017. The third application is Conditional Use No. 2191 for Al Tortella to allow for a Restaurant 
and Bar expansion. This application is awaiting introduction to council. The fourth application was 
Conditional Use No. 2332 for Blue Water Hospitality to allow for year rentals for rental cottages. 
This application was withdrawn and replaced with Conditional Use No. 2356. 
 
Based on the analysis provided, a Conditional Use to allow for an amendment to Condition No. 9 
in Ordinance No. 2378 (Conditional Use No. 1963) could be considered as being consistent with 
the surrounding land uses and zoning subject to considerations of scale and impact. 
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            March 8, 2022 
 
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 
Bluewater Hospitality proposed land use application, which we received on February 14, 2022. 
This application is for an approximately 46.94- acre parcel (Tax Parcel: 234-25.00-31.02). The 
subject land is located on the north side of Long Neck Road (State Route 23) about 400 feet from 
the east end of the road. The subject land is currently zoned AR-1 (Agriculture Residential), and 
the applicant seeks a conditional use approval for an amendment of the site plan to permit year-
round installation of rental cottages consisting of 6 permanent buildings and 63 park models. 

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

daily traffic volumes along the section of Long Neck Road from John J Williams Highway (State 
Route 24) to the end of the road is 11,726 and 15,078 vehicles per day, respectively.  

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

vehicle trips per peak hour or 500 vehicle trips per day, and would be considered to have a Minor 
impact to the local area roadways.  In this instance, the Department considers a Minor impact to 
be when a proposed land use would generate more than either 50 vehicle trips per peak hour and / 
or 500 vehicle trips per day but fewer than 200 vehicle trips per a weekly peak hour and 2,000 
vehicle trips per day.  Because of this impact, we recommend that the applicant be required to 
perform a Traffic Impact Study (TIS) for the subject application. However, our Development 
Coordination Manual provides that where a TIS is required only because the volume warrants are 
met, and the projected trip generation will be fewer than 200 vehicle trips per a weekly peak hour 
and fewer than 2,000 vehicle trips per day, DelDOT may permit the developer to pay an Area-
Wide Study Fee of $10 per daily trip in lieu of doing a TIS. For this application, if the County 
were agreeable, we would permit the developer to pay an Area-wide Study Fee. 
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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 Annamaria.Furmato@delaware.gov, if you 

have questions concerning this correspondence.  
 
 

Sincerely, 
 
 
 
Claudy Joinville 
Project Engineer  
Development Coordination 
 

 
 

CJ:afm 
cc:  Bluewater Hospitality, Applicant 

Elliott Young, Sussex County Planning & Zoning 
Sussex Reviewer, Sussex County Planning & Zoning 

 Todd Sammons, Assistant Director, Development Coordination 
 T. William Brockenbrough, County Coordinator, 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 
Annamaria Furmato, Project Engineer, Development Coordination 

 





















 

 

 

 

 

 

Sun Massey’s 
Landing RV, LLC  

 
Conditional Use No. 2356 

Amendment of Ordinance 
No. 2378 

David C. Hutt, Esquire 
Morris James LLP 
Public Hearings:  
       Planning Commision    08/25/2022 
       County Council     09/27/2022
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ANNUAL PROCESS & COST 

 
Winterizing and Storage procedures: 

• Skirting removal 

• Sewage, Water, and Electric must be unhooked from each cottage 

• Stair removal (requires a minimum of 3 people) 

• Skirting frame removal 

• Lines must be blown out with air compressor 

• Hitch framing removed 

• Antifreeze must be applied 

• All wiring from the breaker box must be disconnected and removed completely 

• Company must be contacted for transportation of cottages 

• Extra materials and hurricane straps must be applied/purchased 

• Storage space will need to be acquired 

 

General Issues with cottage storage: 

• Moving cottages in general takes about a quarter of the structural life span away every time we 

move a cottage 

• Dry wall and HVAC systems integrity are compromised which in turn leads to constant repairs 

and more money. Constantly fixing cracks in dry wall and many, many issues arise with HVAC 

after cottages are transported 

• With the cottages off site, it is difficult for our team to work on any maintenance issues from the 

removal due to the cottages not being on the grounds. Also, cottages won’t have electric or water 

hookups at the storage lots which gives us little time for repairs and yearly maintenance. This is 

due to the storage process being extremely time consuming 

• Takes a minimum of 4 of our staff to winterize and store, same amount is required to open cottages 

for the season once they are placed. This is difficult when we have several on-site issues that need 

to be addressed along with cottage prep 

• Structural issues such as the skirting framework and stairs gets compromised. As we remove and 

reconnect, it takes a toll on the material, especially any lumber. You can only drill a hole in the 

same place so many times before it loses its integrity to hold the wood. This can cause us to have 

to purchase more lumber for framing which is added cost 

• Furniture, appliances, and landscape takes on damage. Often equipment will fail after 

transportation and our sites will get ruts, take damage from the hook up, and break down of 

cottages 

 

ESTIMATED COST BASED ON 55 COTTAGES: 

• $70,000 for all skirting and materials 

• $70,000 Tear down, delivery, return set up 

• $10,000 4 people working for about 6 weeks on cottages 

• ? Additional storage space, additional added cost due to damages from transportation and 

replacement of material 

• $150,000-$200,000 Total Estimated cost for total storage and setup process 
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