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Planning Commission Public Hearing Date: January 26™, 2023

Application: C/Z 1974 — Gregory & Patricia White
Applicant: Gregory and Patricia White
955 Beacon Lane
Vero Beach, FL 32963
Owner: Gregory and Patricia White
955 Beacon Lane
Vero Beach, FL 32963
Site Location: Lying on the northeast side of Vine Creek Road (Rt. 26) approximately
425-feet northwest of the intersection of Vines Creek Road, Atlantic
Avenue (Rt. 26), Assurance Avenue and Powell Farm Road (S.C.R. 365).
Current Zoning: Agricultural Residential (AR-1) Zoning District
Proposed Zoning: Heavy Commercial (C-3) Zoning District
Proposed Use: Mini-Storage

Comprehensive Land
Use Plan Reference: Coastal Area

Councilmanic

District: Mr. Hudson

School District: Indian River School District
Fire District: Millville Fire Department
Sewer: N/A (Sewer Tier 1)

Water: N/A

Site Area: 2.83 acres +/-

Tax Map ID: 134-11.00-152.00
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Memorandum

To: Sussex County Planning Commission Members

From: Elliott Young, Planner 1

CC: Vince Robertson, Assistant County Attorney, and applicant
Date: January 5, 2023

RE: Staff Analysis for CZ 1974 Gregory & Patricia White

This memo is to provide background and analysis for the Planning Commission to consider as a
part of application CZ 1974 Gregory & Patricia White to be reviewed during the January 26, 2023,
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 Change of Zone for Tax Parcel 134-11.00-152.00 to allow for a change of zone
from an Agricultural Residential (AR-1) District to a Heavy Commercial (C-3) District. The
property is lying on the northeast side of Vines Creek Road (Rt. 26) approximately 425-feet northwest
of the intersection of Atlantic Avenue (Rt. 26), Assurance Avenue and Powell Farm Road (S.C.R.
365).The patcel to be rezoned contains 2.83 acres +/-.

The 2018 Sussex County Comprehensive Plan Update (Comprehensive Plan) provides a
framework of how land is to be developed. As part of the Comprehensive Plan, a Future Land Use
Map is included to help determine how land should be zoned to ensure responsible development.
The Future Land Use Map in the plan indicates that the parcel has a designation of “Coastal Area.”
The adjoining parcels to the north, west, east, and south also have a Future Land Use Map
designation of “Coastal Area”.

As outlined within the 2018 Sussex County Comprehensive Plan, Coastal Areas are areas that can
accommodate development provided special environmental concerns are addressed. A range of
housing types should be permitted in Coastal Areas, including single-family homes, townhouses,
and multi-family units. Retail and office uses are appropriate but larger shopping centers and office
parks should be confined to selected locations with access along arterial roads. Appropriate mixed-
use development should also be allowed. 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.

The property is zoned Agricultural Residential (AR-1) Zoning District. Adjacent parcels to the
north, and northwest are zoned Agricultural Residential (AR-1) Zoning District. The properties to
the south across Vines Creek Road are zoned Medium Density Residential (MR) Zoning District
and the parcels to the east are zoned Commercial Residential (CR-1) Zoning District.

The 2018 Sussex County Comprehensive Plan Outlines Zoning Districts by their applicability to
each Future Land Use category. Under Table 4.5-2 “Zoning Districts Applicable to Future Land



Staff Analysis
CZ 1974 Gregory & Patricia White
Planning and Zoning Commission for January 26, 2022

Use Categories,” the Heavy Commercial Zoning District (C-3) is listed as an applicable zoning
district in the “Coastal Area.”

Since 2011, there has been five (5) Change of Zone applications within a 1-mile radius of the
application site. The First application being, Change of Zone No. 1738 for a change of zone from
AR-1 (Agricultural Residential) to B-1 (Neighborhood Business). This application was approved
by the County Council at their meeting of December 3™, 2013 and was adopted through Ordinance
No. 2331. The Second Application was Change of Zone No. 1789 for a change of zone from AR-
1 (Agricultural Residential) to CR-1 (Commercial Residential). This application was approved by
the County Council at their meeting of April 5", 2016 and was adopted through Ordinance No.
2439. The third application was Change of Zone No. 1798 for a change of zone from AR-1
(Agricultural Residential) and CR-1 (Commercial Residential) to C-1 (General Commercial). This
application was approved by the County Council at their meeting of June 21%, 2016 and was
adopted through Ordinance No. 2457. The fourth application was Change of Zone No. 1840 for
a change of zone from AR-1 (Agricultural Residential) to CR-1 (Commercial Residential). This
application was approved by the Sussex County Council at their meeting of January 30", 2018 and
was adopted through Ordinance No. 2544. The fifth and last application was for Change of Zone
No. 1980 for a change of zone from AR-1 (Agricultural Residential) to C-3 (Heavy Commercial).
This application was approved by the County Council at their meeting of June 7%, 2022 and was
adopted through Ordinance No. 2857.

Based on the analysis of the land use, surrounding zoning and uses, a Change of Zone from an
Agricultural Residential Zoning District (AR-1) to a Heavy Commercial (C-3) Zoning District could
be considered as being consistent with the land use, based on size and scale, with area zoning and
surrounding uses.
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VICINITY MAP
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SITE DATA

OWNER/DEVELOPER: GREGORY WHITE

955 BEACON LANE
VERO BEACH, FL 32963
CONTACT: GREGORY WHITE

ENGINEER: SOLUTIONS IPEM

303 NORTH BEDFORD STREET
GEORGETOWN, DE 19947

PHONE: 302-297-9215

CONTACT: JIM ERIKSEN, PE

EMAIL: JERIKSEN@SOLUTIONSIPEM.COM

TAX MAP: 134-11.00-152.00
EXISTING ZONING:  AR-1
PROPOSED ZONING: C-3

EXISTING # OF LOTS: 1
PROPOSED # OF LOTS: 1

DEED REFERENCES: 3018/147

SETBACKS:

FRONT: 60'

SIDE: 5" (NOT ADJOINING RESIDENTIAL DISTRICT)
20' (ADJOINING RESIDENTIAL DISTRICT)

REAR: 5' (NOT ADJOINING RESIDENTIAL DISTRICT)
30" (ADJOINING RESIDENTIAL DISTRICT)

MAX. BUILDING HEIGHT: 42'

GROSS SITE AREA = 2.83 AC £ (123,227 SF)
TOTAL BUILDING AREA =0.39 AC + (17,000 SF)
PAVEMENT AREA = 0.48 AC £ (20,962 SF)

TOTAL IMPERVIOUS AREA = 0.87 AC % (37,962 SF)

FLOOD ZONE: PROPERTY IS LOCATED IN FLOOD ZONE AE (EL7) - SPECIAL FLOOD
HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL CHANCE FLOOD,
BASE FLOOD ELEVATIONS DETERMINED. FLOOD ZONE X UNSHADED - AREAS
DETERMINED TO BE OUTSIDE THE 0.2% CHANCE FLOODPLAIN, PER FIRM MAP
NUMBER 10005C0495K, MAPS REVISED MARCH 16, 2015.

WATER SUPPLY: N/A
SANITARY SEWER: N/A

BOUNDARY AND TOPOGRAPHY INFORMATION PROVIDED BY TRUE NORTH LAND
SURVEYING DATED 1/27/2022 AND LAND TECH LAND SURVEYING, LLC DATED
12/28/2005. ELEVATIONS ARE BASED ON NAVD 88 AND COORDINATES ARE
BASED ON DELAWARE STATE PLANE, NADS83.

AUTOMATIC SPRINKLERS ARE NOT PROPOSED FOR THIS STRUCTURE.

TYPE OF CONSTRUCTION: NFPA TYPE V (000)

ALL FIRE LANES, FIRE HYDRANTS, AND FIRE DEPARTMENT CONNECTIONS SHALL BE
MARKED IN ACCORDANCE WITH THE STATE FIRE PREVENTION REGULATIONS AND
AS SHOWN ON THESE PLANS.

A LOCK BOX CONTAINING KEYS FOR FIRE DEPARTMENT ACCESS TO THE
BUILDINGS ARE REQUIRED. CONTACT THE LOCAL FIRE CHIEF FOR ORDERING
INFORMATION AND LOCATION OF THE BOX ON THE BUILDING.

EXISTING USE: VACANT LOT

PROPOSED USE: MINI-STORAGE FACILITY

PORTIONS OF SITE ARE WITHIN EXCELLENT GROUNDWATER RECHARGE AREAS.
TOTAL AREA W/IN EXCELLENT GW RECHARGE = 97,713 (+/-) SQFT
TOTAL IMPERVIOUS AREA W/IN EXCELLENT GW RECHARGE = 33,446 (+/-) SQFT
PERCENT IMPERVIOUS W/IN EXCELLENT GW RECHARGE = 34.2% (+/-)

NOTE: PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE

GRAPHIC SCALE
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303 North Bedford Street
Georgetown, DE 19947
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3003 Merritt Mill Road
Salisbury, MD 21804
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PLUS 2022-11-09 St. Georges Tax Ditch Web Map

S 2007-130 McCoy

S 2006-90 White
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11/9/2022, 11:40:24 AM
Drainage Concerns DITCHDEL
Tax Ditch Extent of Right-of-Way
Roadside Drainage Approx. Watershed Boundary

S 2008-192 HaMM

S 2014-29 Allen

VINES CREEK ROAD - Rd. 026

1:2,257
0 0.01 0.03 0.06 mi
Parcels - Sussex
0.02 0.04 0.09 km

DE_Boundaries - State and County Boundaries 0
Maxar, Microsoft, DNREC, Division of Watershed Stewardship, Drainage

Program, john.inkster@state.de.us, Esri Community Maps Contributors,

DNREC, Division of Watershed Stewardship, Drainage Program

These maps do not replace the official documents on file in the Prothonotary Office, and not to be used for engineering purposes



Division of Watershed Stewardship
Drainage Program
21309 Berlin Rd., Unit 6
Georgetown, DE 19947

Tax Ditch Land Development Project Review
Request Form

Project Name:

Attach Site Plan of proposed request(s) and include all structures, easements, setbacks, etc.
that make your proposal as requested necessary. Include and label existing tax ditch channel
and rights-of-way for comparison.
Check out de.gov/taxditchmap to view tax ditch channels and rights-of-way from any web browser.
To download the tax ditch GIS Feature Service layer to your own application, visit Delaware
FirstMap. Don't forget to label all tax ditch features in all your plans!

Project Representative/Consultant Information:

Name(s):
Company:
Title(s):

Phone Number(s):
Email(s):

Owner(s) Contact Information:

Name:
Phone Number:
Email:

Authorized Signer(s) Contact Information (when applicable):

Name:

Title:

Phone Number:
Email:

For Internal Use Only
Date Received:
Tracking #:

Page 1 0of 2



Division of Watershed Stewardship
Drainage Program
21309 Berlin Rd., Unit 6
Georgetown, DE 19947

Property Information:

Tax Parcel(s) Affected:
Tax Ditch Organization(s) Affected:

Request(s) of / Proposed Impact(s) to Tax Ditch System (Check all that apply):

Outfall/Discharge into Tax Ditch Channel(s)
Pipe Crossing/Entrances in Tax Ditch Channel(s)
Relocate/Eliminate Tax Ditch Channel(s)
Reduce/Increase Tax Ditch Rights-of-Way
Change Tax Ditch Watershed Boundary
Alteration of Existing Tax Ditch Channel(s)
Utility Crossing in Tax Ditch Channel

Other  Explain:

Based on the options selected above, additional information may be requested.

LT

Please specify Tax Ditch Channel(s) affected, existing and requested tax ditch rights-of-way extents
whenever applicable, using the space below. (REQUIRED)

Submit all forms to the DNREC Drainage Program
Via email: DNREC_drainage@delaware.gov
Subject Line: Tax Ditch- Land Development Request

For questions about this form please call the Tax Ditch Program at 302-855-1930.

For Internal Use Only
Date Received:
Tracking #:

Page 2 of 2



Visit de.gov/plus for updates

Preliminary Land Use Service (PLUS) Meeting
Meeting will be conducted on-line and in person
Room 133, Haslet Armory
122 Martin Luther King Jr. Blvd., South

Please see https://publicmeetings.delaware.gov/ for link to on-line access

November 16, 2022

Applicants should arrive at least 15 minutes before their appointed time. Times are approximate and are
subject to change.

Public comment will be heard at the end of each PLUS application after the State Agencies have shared
their comments with the applicants. Each person wishing to comment on the application under review
will have up to 3 minutes.

VI.

8:30 AM

9:00 AM

9:30 AM

10:00 AM

10:30 AM

10:45 AM

Pre-Meeting Discussion — PLUS Reviewers

Review and Discussion: 755 Governor Lea Road (2022-11-01)

County: New Castle Municipality: Unincorporated

Location: 755 Governor Lea Road, New Castle.

Project: Review of a site plan for the construction of seven warehouses totaling
84,840 sf on 15.6 acres zoned HI (Heavy Industrial).

Review and Discussion: Jamison Corner Commerce Center (2022-11-03)
County: New Castle Municipality: Unincorporated

Location: Jamison Corner Road & US Hwy. 301

Project: Review of a site plan for the construction of three warehouses and one self-
storage facility on 25 acres zoned BP (Business Park).

Review and Discussion: Leander Lakes 111 (2022-11-06)

County: Kent Municipality: Dover

Location: Part of 2285 Forest Avenue, Dover

Project: Review of a site plan for the construction of 200 dwelling units on 25 acres
zoned RM-2 (Medium Density Residence Zone) & COZ-1 (Corridor Overlay Zone 1).

Review and Discussion: 422 S. Erin Avenue (2022-11-07)

County: Kent Municipality: Felton

Location: 422 S. Erin Avenue, Felton.

Project: Review of a Comprehensive Plan Amendment to revise the Future Land Use
Map from the 2018 Comprehensive Plan for Parcel #8-0-129.17-01-3.00-0001 from
Residential to Commercial.

Review and Discussion: Long Family of Sussex County (2022-11-04)



VII.

VIIIL.

IX.

11:15 AM

12:15PM

12:45 PM

County: Sussex Municipality: Selbyville

Location: West side of US Route 13 and east of Cypress Road.

Project: Review of a Comprehensive Plan Amendment to revise the Future Land Use
Map for two parcels from Shopping Business or Trade to Residential.

The proposed project is located within the City/Town/Growth and Annexation Area
of the Town of Selbyville. The Sussex County Engineering Department does not
have comments for this project.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

Review and Discussion: Coy Investments, LLC — Sullivan’s Landscaping (2022-11-
05)

County: Sussex Municipality: Selbyville

Location: South side of Cemetery Road and East of Cypress Road.

Project: Review of a Comprehensive Plan Amendment to revise the Future Land Use
Map for two Parcels from Residential to Shopping, Business or Trade.

The proposed project is located within the City/Town/Growth and Annexation Area
of the Town of Selbyville. The Sussex County Engineering Department does not
have comments for this project.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

LUNCH

Review and Discussion: Dagsboro Thorogoods Solar 1 (2022-11-02

County: Sussex Municipality: Unincorporated

Location: Southeast side of Thorogoods Road, approximately 1800 feet east of US 113.
Project: Review of a site plan for a community solar project on 25 acres zoned AR-1.

The project is within a Tier 2 area for wastewater planning. Sussex County does not
currently have a schedule to provide sanitary sewer to these parcels. The Sussex
County Engineering Department recommends the project receive wastewater
service from a public utility or municipality.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

Review and Discussion: Ash Property (2022-11-08)

County: Sussex County Municipality: Unincorporated

Location: 20565 & 20581 John J. Williams Highway.

Project: Review of a proposed rezoning to rezone two parcels from AR-1 to C-3 for
mini-storage on 2.3 acres.

The proposed project is located within a Tier 1 area within the Sussex County
Unified Sanitary Sewer District and connection to the sewer system is mandatory.

A “Use of Existing Infrastructure Agreement” is required for new projects. Sussex
County Code, Chapter 110, requires that the Engineer and/or Developer request a
Sewer System Concept Evaluation (SSCE) from the Utility Planning & Design
Review Department for the project by providing the parcel(s) estimated equivalent
dwelling units (EDU) for the project, along with payment of a $1,000.00 fee for the
evaluation and must be approved prior to approval of construction plans. The fee is



X.

1:00 PM

to be payable to Sussex County Council. The Department will review the parcel(s)
and EDU, confirm capacity, provide the connection point and define any additional
parcels that must be served as part of the project. Should it be determined that a
pump station is required for the project, additional information may be requested.
This information will be conveyed to the engineer and/or developer. The
Department will use this information when reviewing construction drawings to
verify that the correct connection point is used, and all required parcels are served.

The proposed development will require a developer installed collection system in
accordance with Sussex County standards and procedures.

One-time system connection charges will apply. Please contact the Utility Permits
Division at 302 855-7719 for additional information on charges.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

Review and Discussion: White Mini-Storage Parcel 152 (2022-11-09)

County: Sussex Municipality: Unincorporated

Location: Northeast side of Vines Creek Road, approximately 611 feet west of
intersection with Omar Road.

Project: Review of a rezoning and site plan to change the zoning from AR-1 to C-3 for
mini-storage on 2.3 acres.

The proposed project is located within a Tier 1 area within the Sussex County
Unified Sanitary Sewer District and connection to the sewer system is mandatory.

A “Use of Existing Infrastructure Agreement” is required for new projects. Sussex
County Code, Chapter 110, requires that the Engineer and/or Developer request a
Sewer System Concept Evaluation (SSCE) from the Utility Planning & Design
Review Department for the project by providing the parcel(s) estimated equivalent
dwelling units (EDU) for the project, along with payment of a $1,000.00 fee for the
evaluation and must be approved prior to approval of construction plans. The fee is
to be payable to Sussex County Council. The Department will review the parcel(s)
and EDU, confirm capacity, provide the connection point and define any additional
parcels that must be served as part of the project. Should it be determined that a
pump station is required for the project, additional information may be requested.
This information will be conveyed to the engineer and/or developer. The
Department will use this information when reviewing construction drawings to
verify that the correct connection point is used, and all required parcels are served.

The proposed development will require a developer installed collection system in
accordance with Sussex County standards and procedures.

One-time system connection charges will apply. Please contact the Utility Permits
Division at 302 855-7719 for additional information on charges.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

Review and Discussion: White Mini-Storage Parcels 107 & 108 (2022-11-10)
County: Sussex Municipality: Unincorporated

Location: Southwest side of Vines Creek Road, approximately 611 feet west of
intersection with Omar Road.



Project: Review of a rezoning and site plan to change the zoning from MR to AR-1 with
a Conditional Use for mini-storage on 3.64 acres.

Parcel 107 is located within a Tier 1 area within the Sussex County Unified Sanitary
Sewer District and connection to the sewer system is mandatory.

A “Use of Existing Infrastructure Agreement” is required for new projects. Sussex
County Code, Chapter 110, requires that the Engineer and/or Developer request a
Sewer System Concept Evaluation (SSCE) from the Utility Planning & Design
Review Department for the project by providing the parcel(s) estimated equivalent
dwelling units (EDU) for the project, along with payment of a $1,000.00 fee for the
evaluation and must be approved prior to approval of construction plans. The fee is
to be payable to Sussex County Council. The Department will review the parcel(s)
and EDU, confirm capacity, provide the connection point and define any additional
parcels that must be served as part of the project. Should it be determined that a
pump station is required for the project, additional information may be requested.
This information will be conveyed to the engineer and/or developer. The
Department will use this information when reviewing construction drawings to
verify that the correct connection point is used, and all required parcels are served.

The proposed development will require a developer installed collection system in
accordance with Sussex County standards and procedures.

One-time system connection charges will apply. Please contact the Utility Permits
Division at 302 855-7719 for additional information on charges.

For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

Parcel 108 is located within a Tier 2 area and is contiguous to the Sussex County
Unified Sanitary Sewer District. Annexation and connection to the sewer system is
required.

A “Use of Existing Infrastructure Agreement” is required for new projects. Sussex
County Code, Chapter 110, requires that the Engineer and/or Developer request a
Sewer System Concept Evaluation (SSCE) from the Utility Planning & Design Review
Department for the project by providing the parcel(s) estimated equivalent dwelling
units (EDU) for the project, along with payment of a $1,000.00 fee for the evaluation
and must be approved prior to approval of construction plans. The fee is to be payable
to Sussex County Council. The Department will review the parcel(s) and EDU,
confirm capacity, provide the connection point and define any additional parcels that
must be served as part of the project. Should it be determined that a pump station is
required for the project, additional information may be requested. This information
will be conveyed to the engineer and/or developer. The Department will use this
information when reviewing construction drawings to verify that the correct
connection point is used, and all required parcels are served.

The proposed development will require a developer installed collection system in
accordance with Sussex County standards and procedures.

One-time system connection charges will apply. Please contact the Utility Permits
Division at 302 855-7719 for additional information on charges.



For questions regarding these comments, contact Chris Calio, Sussex County Engineering Department at (302) 854-5088

The agenda items times are approximate and subject to change. This agenda is subject to change to include additional items
or the deletion of items, which arise at the time of the meeting.
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III.

Review and Discussion: White Mini-Storage Parcel 152 (2022-11-09)

Location: East side of Vines Creek Road (Route 26) approximately 600 feet west of the
intersection with Omar Road (S.C.R. 54).

Project: Review of a proposed rezoning from (AR-1) to (C-3) to accommodate a proposed
commercial storage facility on a parcel comprised of 2.83 acres +/-.

Sussex County Department of Planning & Zoning Comments

The applicant is required to participate in a pre-application meeting with the County.
Please contact the Planning and Zoning Department to schedule a pre-application
meeting with staff to discuss the proposed project by calling (302)855-7878 or you may
reach out to Michael Lowrey at michael.lowrey@sussexcountyde.gov.

Following submission to the County, staff will review the Preliminary Site Plan, where
more detailed comments will be provided to the Applicant. At the PLUS stage of
review, staff wish to limit comments to high-level comments only.

Please note that the following are informal staff comments, and do not prejudice any
decision that the Sussex County Planning & Zoning Commission may wish to make
as part of any application submitted to the Department.

Tax Parcel ID(s): 134-11.00-152.00

Zoning: The parcel is currently zoned Agricultural Residential (AR-1). The proposed Heavy
Commercial (C-3) permits the proposed commercial storage and multifamily uses by-right.
Staff note that no office square footage indicated and no parking is provided on the plan. If
any office use is included at the site, the provision of parking would be required under (§115-
162).

Proposed: The project proposes a change of zone from (AR-1) to (C-3) to accommodate
improvements including (17,000) square feet of commercial storage, an access road, loading
areas, and related improvements on a (2.83) acre parcel. The Applicant has submitted an
accompanying application for a PLUS review of a separate site immediately adjacent across
Vines Creek Road that proposes a zoning change from (MR) to (AR-1) with a proposed
Conditional Use application to allow for similar storage facility use. It is unclear why differing
zoning proposals have been submitted for the same storage use on opposite sides of Vines
Creek Road. Commercial storage facilities may be appropriate as a Conditional Use in the
Agricultural Residential (AR-1) Zoning District given specific site considerations. Staff note
that although the proposed use is permitted by-right in Heavy Commercial (C-3) Zoning
District, this change would introduce a wide range of new uses on the parcel. Many of which,
including the varied commercial and manufacturing uses permitted by-right in (C-3), are
commonly of a greater scale and intensity than the proposed commercial storage.

Density: N/A

COUNTY ADMINSITRATIVE OFFICES
2 THE CIRCLE | PO BOX 417
GEORGETOWN, DELAWARE 19947
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Applicability to Comprehensive Plan: The project lies within the Growth Area and is
categorized as “Coastal Area” (per the 2018 Comprehensive Plan). Coastal Areas are growth
areas that the County encourages only the appropriate forms of concentrated new
development, especially when environmental features are in play (2018 Sussex County
Comprehensive Plan, 4-9). The Coastal Area designation is intended to recognize the
characteristics of both anticipated growth and ecologically important and sensitive
characteristics (2018 Sussex County Comprehensive Plan, 4-15). The Plan also notes that
larger scale non-residential uses in Coastal Areas “should be confined to selected locations
with access along arterial roads” and noting that more intense uses should be “near major
intersections” (2018 Sussex County Comprehensive Plan, 4-15). The Heavy Commercial (C-
3) Zoning District is listed as an Applicable Zoning District within the Coastal Area according
to Table 4.5-2 “Zoning Districts Applicable to Future ILand Use Categories” as listed within
Sussex County’s 2018 Comprehensive Plan Update (2018 Sussex County Comprehensive
Plan, 4-25).

Open Space Provisions: While code may not provide detailed requirements for open space
with this type of development, staff note that the location and design of stormwater
management may be challenging due to the Tax Ditch ROWs on the site.

Interconnectivity: The Commission desire to see interconnectivity between proposed
developments in order to prevent only one-way-in, one-way-out access in the event that an
emergency should occur on the property in the future. The site is situated adjacent to
commercial development to the south and staff encourage the Applicant to include design
options that include connection to current or future uses adjacent to the south at the
intersection of Vines Creek Road & Omar Road.

Transportation Improvement District (TID): The proposed project is not located within
the Henlopen TID.

Agricultural Areas: The site is located within the vicinity of parcels which appear to be
actively farmed. Please include on any plans submitted the Agricultural Use Protection notice
located in (§99-6(G)(1)) of the County Code. This language shall also be included within any
subsequent deed restrictions, leases, or agreements of sale for the property.

Forested Areas: The Applicant notes that there are presently (0.8) acres of existing forest on
the site and that (0.2) acres will be removed. Therefore, the site is retaining (0.6) acres of
forested area. Staff appreciate efforts to conserve as many mature trees as possible on the
project site. Staff note many of the existing trees on the northern portion of the parcel are
within the existing Tax Ditch ROW. While a buffer is not required under the (M) District
Code, the Planning & Zoning Commission may desire to see buffers included in the design in
a future site plan review.

Wetlands/Waterways: The Application notes that there are (0.12) acres of non-tidal
wetlands present on the site. Please note, the wetland buffer requirements under Sussex
County Code were recently updated and code requires that “established natural forests and
nonforest meadows predominated by noninvasive species shall be retained” (§115-

COUNTY ADMINSITRATIVE OFFICES
2 THE CIRCLE | PO BOX 417
GEORGETOWN, DELAWARE 19947
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193(D)(2)(a)). Any proposed plan for the site will be required to meet all the wetland buffer
standards included in (§115-193).

The Plan includes structural improvements encroaching into the Ditch ROW. Staff note
extensive Tax Ditch ROWs on the site and proposed reductions to the Tax Ditch areas from
(80) feet to (40) feet. Any changes to the tax ditch right-of-way (ROW) on the parcel require
DNREC approval via a request for a Court Order Change (COC).

Site Considerations (Flood Zones, Tax Ditches, Groundwater Recharge Potential
etc.): The property is located within Flood Zone “AE” as indicated in the Applicant’s Plan.
This is accurate according to current data available to Sussex County Planning & Zoning. The
site is located within areas of “excellent” and “good” Groundwater Recharge according to
Sussex County GIS data. Please note this on any plans in order to comply with the provisions
of Chapter 89 “Source Water Protection” of the Sussex County Code (§89-7). The Plan
indicates a proposed impervious coverage of (0.87) acres which is approximately (30%) of the
(2.83) acre parcel. Please note, within the Excellent Recharge Area portion of the site, an
environmental assessment report is required for any development proposing impervious cover
greater than 35% and less than 60% (§89-6(F)(2)). Staff note that the site is not within a
wellhead protection area.

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