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July 26,2017

Mr. Mike Riemann
Becker Morgan Group, Inc
309 S. Governors Ave.
Dover, DE 19901

RE: PLUS review 2017-06-02; Coastal Station Phase 2
Dear Mike:

Thank you for meeting with State agency planers on June 28,2017 to discuss the proposed plans
for the Coastal Station Phase -2 projecf. According to the information received you are seeking
review of a site plan for 96 residential units and 36,000 square feet of commercial space on
5.1402 acres along Coastal Highway in Sussex County. It is noted that the property is currently
zoned C-1 and CR-1 which is compatible with the proposed use.
Please note that changes to the plan, other than those suggested in this letter, could result in
additional comments from the State. Additionally, these comments reflect only issues that are
the responsibility of the agencies represented at the meeting. The developers will also need to

comply with any Federal, State, and local regulations regarding this property. We also
note that as Sussex County is the governing authority over this land, the developers will
need to comply with any and all regulations/restrictions set forth by the County.

Strategies for State Policies and Spendins
This project is located in Investment Level 2 according to the Strategies for State Policies and
Spending. Investment Level2 reflects areas where growth is anticipated by local, county, and
State plans in the near term future. The State has no objections to the development of this
property. With that said, below are individual agency comments relating to the development of
the property.

Haslet Armory . Third Floor . Dover, DE 19901
Fax (302) 739-5661 . www. stateplanning.delaware.gov

I22Mafün Luther King Jr. Blvd. South
Phone

(302)739-3090

-
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Code Req u irements/Agency Permittine Req uirements
Department of Transportation - Contact Bill Brockenbroush 760-2109
a
The site access on Holland Glade Road (Sussex Road 271) must be designed and built in
accordance with DeIDOT's Development Coordination Manual (formerly the Standards
for Su
treets and State
which is available at
://www
a

Per Section 2.2.2.I of the Development Coordination 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. Section2.2.2.2 of the Manual
provides that for developments generating less than2,000 vehicle trip ends per day and
less than 200 vehicle trip ends per hour in any hour of the day, DeIDOT may accept an
Area Wide Study (AWS) Fee in lieu of the TIS if the local government does not require a
TIS. However, DeIDOT anticipates, from the PLUS application, that the proposed
development would generate 4,355 vehicle trip ends per day on weekdays. Therefore a
TIS is warranted and payment of the AWS Fee is not an option. DeIDOT held a TIS
scoping meeting with the applicant's engineer on May 2,2017, and issued minutes on
May 10, 2017.

a

Pursuant to Section P.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

http://www.deldot.sov/information/business/subdivisions/Meeting Request Form.pdf.
DeIDOT anticipates having more detailed comments to offer at that time.
a

As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-aof the Manual,
DeIDOT will require dedication of right-of-way along the site's frontage on Holland
Glade Road. By this regulation, this dedication is to provide a minimum of 30 feet of
right-of-way from the right-of-way centerline on Holland Glade Road. The following
right-of-way dedication note is required, "An X-foot wide right-of-way is hereby
dedicated to the State of Delaware, as per this plat."
In accordance with Section 3.2.5.1.2 of the Manual, DeIDOT will require the
establishment of a 15-foot wide permanent easement across the property frontage on
Holland Glade Road. The location of the easement shall be outside the limits of the
ultimate right-of-way. The easement areacan be used as part of the open space
calculation for the site. The following note is required, "A 1S-foot wide permanent
easement is hereby established to the State of Delaware, as per this plat."

o

Refening to Section 3.5.4.2.A of the Manual, all developments that generate 2,000 or
more trips in Average Daily Traffic are required to install a sidewalk or Shared Use Path
along their frontage unless a physical impossibility exists, which is not the case here.
The developer should install a 10-foot wide Shared Use Path along their frontage on
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Holland Glade Road, connecting to the path that will be installed
Station Phase I construction.
a

as

part of the Coastal

In accordance with Section 3.8 of the Development Coordination Manual. storm water
facilities, excluding filter strips and bioswales, shall be located a minimum of 20 feet
from the ultimate State righrof-way along Holland Glade Road.

Department of Natural Resources and Environmental Control
Tholstrup 735-3352
Executive Summary

-

Contact Michael

Development of this parcel will result in increased impervious surface and new sources of
greenhouse gas emissions. Opportunities exist to reduce the environmental impact on-site
through appropriate use of pollution control strategies, considerations of the excellent recharge
potential and wellhead protection areas. DNREC has outlined a number of best management
practices to assist in protecting these resources and the overall health of the community. Waste
reduction and resource conservation measures will also improve the long term sustainability and
future needs of the community.
The State of Delaware is threatened by climate change and has a goal of reducing greenhouse gas
emissions by 30 percent by 2030. Appropriate development that provides access to public
transportation, opportunities to walk and bike to shopping and recreation, and that employs
energy efficient building standards are among key strategies to meet these goals. DNREC
encourages the use of high performance building standards and consideration of altemative
energy sources to promote clean sustainable energy and reduce greenhouse gas emissions. This
could mean siting the buildings to take advantage of solar and geothermal systems, and/or
including infrastructure for electric vehicle charging stations (funding assistance may be found at
www.de.sov/cl eantransportation). DNREC further recommends an abundant use of native
vegetation and shade trees throughout the landscape, as well as pervious pavement and green
infrastructure, where practicable, to absorb carbon dioxide, protect water quality and provide
relief to residents on hot days.
The following pages provide information about applicable regulations and detailed
recommendations associated with this project, from various DNREC Divisions. DNREC would
like to be a partner in creating appropriate development that protects and highlights the
environment as a natural amenity of the landscape. The Department has resources and expertise
that are available to help make this a reality, often at no expense to the landowner.

Water Qualify:
TMDLs

o

The project is located in the low nutrient reduction zone of the greater Inland Bays
watershed. In this watershed, Total Maximum Daily Load (TMDL) pollutant reduction
targets call for a 40 percent reduction in nitrogen and phosphorus from baseline

conditions. The TMDL also calls for a40 percent reduction (17 percent for marine
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waters) in bacteria from baseline conditions. The State of Delaware has developed these
targets for nutrients and bacteria under the auspices ofSection 303(d) ofthe l9T2Federal
Clean Water Act. A TMDL is the maximum level of pollution allowed for a given
pollutant below which a"water quality limited waterbody" can assimilate and still meet
State water quality standards to the extent necessary to support use goals such as,
swimming, hshing, drinking water and shell fish harvesting (e.g., dissolved oxygen,
nutrients, and bacteria; State of Delaware Surface Water Quality Standards, as amended
July I I, 2004). Please view further information on the regulatory requirements and
technical analysis involved in the development of the specific TMDLs here:
:l/v¡v¡w

a

The Inland Bays Pollution Control Strategy (PCS) and the accompanying regulations
were finalizedby order of the DNREC Secretary on October 2008. The PCS regulations
can be reviewed here: http://regulations.delaware.gov/documentsA{ovember2008c.pdf.
Background information about the PCS with guidance documents and mapping tools can
be retrieved here:
http://www.dnrec.state.de.us/water2000/Sections/V/atershed/ws/ibjcs.htm

Water Supply

o

a

Should dewatering points be needed during any phase of construction, a dewatering well
construction permit must be obtained from the Water Supply Section prior to construction
of the well points. In addition, a water allocation permit will be needed if the pumping
rate will exceed 50,000 gallons per day at any time during operation.

All well permit applications must be prepared

and signed by licensed water well
contractors, and only licensed well drillers may construct the wells. Please factor in the
necessary time for processing the well permit applications into the construction
schedule. Dewatering well permit applications typically take four weeks to process,
which allows the necessary time for technical review and advertising.

Source Water Protection
o DNREC has determined that a significant portion of the proposed development falls
within the wellhead protection area for the City of Rehoboth Beach. Wellhead protection
areas are surface and subsurface areas surrounding a public water supply well where land
use activities or impervious cover may adversely affect the quantity and quality of ground
water moving toward such wells.

In addition, the project falls entirely within an excellent groundwater recharge potential
area (see map). Excellent Ground-Water Recharge Areas are those areas mapped by the
Delaware Geological Survey where the first 20 feet of subsurface soils and geologic
materials are exceptionally sandy. These soils are able to transmit water very quickly
from the land surface to the water table. This map category (excellent) is an indicator of
how fast contaminants will move and how much water may become contaminated
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(Andres, 2004). Land use activities or impervious cover on areas of excellent groundwater recharge potential may adversely affect ground water in these areas.
DNREC acknowledge that Sussex County has a source water protection ordinance in
place but DNREC recommends that this project go beyond the requirements of the
ordinance and consider the recommendations in this letter. Maintenance of water levels
through clean recharge in this unconfined aquifer is critical to the coastal communities
due to long term risks of salt water intrusion in the event that head levels decline in the
freshwater aquifer.
o

The amount of impervious cover proposed in this project is significant, approximately 80
percent of the parcel. This amount of impervious cover added to the existing impervious
cover within the wellhead protection area has the potential to reduce groundwater
recharge of the City of Rehoboth Beach wellfield. The City of Rehoboth Beach well field
consists of a series of shallow public wells that draw water from the shallow unconfined
aquifer that receives recharge directly from precipitation.

A significant portion of this impervious cover is Parking Lot and the developer estimates
4,355 vehicle trips will be generated from this project, as provided on the PLUS
application. The Source Water Assessment and Protection Program identifies potential
contamination from land use in the Source Vy'ater Assessment Reports for public water
systems. These reports are required by amendments to the Federal Safe Drinking Water
Act passed in 1996 (EPA, 1997). The land use category Highway/Parking lot is
associated with the production of petroleum hydrocarbons, other organic compounds,
metals, and other inorganic compounds (DNREC, 1999). Additionally, commercial land
use is associated with the introduction of pathogens into the groundwater (DNREC,
reee).
Impervious surface cover is known to accumulate pollutants leaked from vehicles. Windblown pollutants also accumulate on impervious surface cover. During a storm event,
these pollutants are mobilized in runoff (Li,2003; Schueler, 1994). The runoff from
impervious surface cover can carry a pollutant load in a sufficient concentration to
degrade water quality (Gobel, 2007; Li et al., 2006; Schueler, 1994).If this runoff is
infiltrated into the unconfined aquifer, it has the potential to affect the drinking water
quality and may require additional treatment methods for the City of Rehoboth Beach
with additional costs.
The site plan submitted with the PLUS application states that underground infiltration
will be used to manage stormwater. The construction phase of stormwater management
facilities requires excavation, hauling, and grading. The heavy equipment used in this
phase has the capacity to compact and degrade the structure of the strata of the
underlying aquifer (Schueler, 2000). Changes to the structural soil properties may cause
significant reduction in recharge capacity. Installing storm-water management facilities in
wellhead protection and excellent groundwater recharge potential areas has the potential
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to contaminate the ground water beneath it and infiltrate into the aquifer. DNREC
recommends:

o

o

that the portion of the new development within the wellhead protection wellhead
protection areaandlor the excellent ground-water recharge areanot exceed 20 percent
impervious cover. Some allowance for augmenting groundwater recharge should be
considered if the impervious cover exceeds 20 percent but is less than 50 percent of
that portion of the parcel within this area. However, the development should not
exceed 50 percent regardless. A water balance calculation will be necessary to
determine the quantity of clean water to be recharged via a recharge basin. The
pulpose of an impervious cover threshold is to minimize loss of recharge (and
associated increases in storm water) and protect the quality and quantity of ground
water and surface water supplies.

o

Downsize the project to reduce impact.

o

Use best management practices in the design, construction, and maintenance of a
stormwater management system designed to address water quality with respect to
the dissolved component of nutrient and other pollutant loads.

o

Design the infiltration facility with advanced treatment, for example, multichamber sand filter system, to minimize the likelihood of introduction of any
contamination to the infiltration basin.

In addition, because the wellhead protection area is the source of public drinking water
for the City of Rehoboth Beach, the storage of hazardous substances or wastes should not
be allowed within the area unless specific approval is obtained from the relevant state,
federal, or local program.

Relerences:
Andres, A. S., 2004, Ground-Water Recharge Potential Mapping in Kent and Sussex Counties, Delaware, Delaware Geological
Survey Report of Investigations No. 66, p. 14.

DNREC, 1999, The State of Delaware Source Water Assessment Plan, in DNREC, ed.: Dover, DE, State of Delaware, p. 301.
EPA, 1997, State Source Water Assessment and Protection Programs Guidance: Final Guidance: Washington D.C., EPA, p.

160.

Gobel. P, Dierkes, C., and Coldewey, W G , 2007, Storm Water runoff concentration matrix for urban areas: Joumal of Contaminant
Hydrology v. 9l,no. l-2,p.26-42.

Li, L., Yin, C., He, Q., and Kong, L.,2006, First flush of storm runoff pollution from an urban catchment in China: Journal of
Environmental Sciences v. 19, no. l-2,p.295 -299.
Schueler, T. R., 1994, The Importance oflmperviousness: Watershed Protection Techniques, v,

l, no.3, p. 100-t I l.

-, 2000, The Compaction of Urban Soils, in Schueler, T. R., and Holland, H. K., eds., The Practice of Watershed Protection: Ellicott
City, MD, Center for Watershed Protection, p.215-218.
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Sediment and Erosion ControUStormwater Management
o A detailed sediment and stormwater plan will be required prior to any land disturbing
activity taking place on the site. Contact the reviewing agency to schedule a preapplication meeting to discuss the sediment and erosion control and stormwater
management components of the plan. The site topography, soils mapping, pre- and postdevelopment runoff, and proposed method(s) and location(s) of stormwater management
should be brought to the meeting for discussion. The plan review and approval as well as
construction inspection will be coordinated through the Sussex Conservation District.
Contact the Sussex Conservation District at (302) 856-7219 for details regarding
submittal requirements and fees.

Air Quality

o

The applicant shall comply with all applicable Delaware air quality regulations. Please
note that the following regulations in Table 1 - Potential Regulatory Requirements may

apply to your project:

Table 1: Potential Resulatory Requirements
Regulation
Requirements
a
7 DE Admin. Code
Use dust suppressants and measures to
1106 - Particulate
prevent transport of dust off-site from
Emissions from
material stockpile, material movement
Construction and
and use ofunpaved roads.
Materials Handling
o
Use covers on trucks that transport
material to and from site to prevent
visible emissions.
a
7 DE Admin. Code
Prohibit open burns statewide during
1113 - Open Burning
the Ozone Season from May l-Sept. 30
each year.
a

Prohibit the burning of land clearing
debris.

a

7 DE Admin. Code
1135 - Conformity of

a

General Federal Actions
to the State
Implementation Plan
7 DE

Admin. Code

a

ll4l - Limiting

Emissions of Volatile
Organic Compounds

o

Prohibit the burning of trash or
building materials/debris.
Require, for any "federal action," a
conformity determination for each
pollutant where the total of direct and
indirect emissions would equal or
exceed any of the de minimus levels
(See Section3.2.l)
Use structurall paint coatings that are
low in Volatile Organic Compounds.
Use covers on paint containers when
paint containers are not in use.
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from Consumer and
Commercial Products
7 DE

Admin. Code

ll44 -

Control of
Stationary Generator
Emissions

a

Admin. Code
Excessive Idling
of Heavy Duty Vehicles
7 DE

a

ll45 -

Ensure that emissions of nitrogen
oxides (Ì.trO*), non-methane
hydrocarbons Q.{MHC), particulate
matter (PM), sulfur dioxide (SOz),
carbon monoxide (CO), and carbon
dioxide (COz) from emergency
generators meet the emissions limits
established. (See section 3.2).
Maintain recordkeeping and reporting
requirements.
Restrict idling time for trucks and
buses having a gross vehicle weight of
over 8,500 pounds to no more than
three minutes.

For a complete listing of all Delaware applicable regulations, please look at our website:
http ://www. awm. delaware. gov/AQM/Pages/AirRe gulations. aspx.

Recycling
o The Universal Recycling Law (7 Del.C., $6053) and Regulations (7 Del.C.. $1305)
require all waste service providers to provide recycling collection to their residential
customers including multi-family residential settings. Property owners/managers must
provide information to residents and help facilitate services. Every trash dumpster should
have an adjacent recycling dumpster. Those involved with the planning of new facilities
should give consideration to space for collection of recyclables.
a

Delaware Law and Regulations specify that the 'commercial sector' shall participate in a
comprehensive recycling program. As such, all those involved with the planning of new
facilities should give consideration to space for collection of recyclables that would be
typically generated. For example, an engineer might develop a facility site plan that
shows a curb cut and fencing around space for a trash dumpster. To later site an adjacent
recycling dumpster could be difficult and costly. However, if that space were allocated in
the planning phase, it would be so much cheaper and more efficient. Please take this into
consideration for this and all new commercial construction. For more information or
assistance related to recycling requirements, benefits, tools, and assistance, please call
(3 02) 7 3 9 -9 403, or vi sit http //www. de. gov/recycl ing.
:

Tank Management
o If a release of

a Regulated Substance occurs at the proposed project site, compliance of 7
Del.C., Chapter 60; 7 Del.C., Chapter 74 and DE Admin. Code I351, State of Delaware

PLUS review 2017-08-05
Page 10

of 18

Regulations Goveming Underground Storage Tank Systems (the UST Regulations) is
required.
a

The following (LUST) projects are located within a quarter-mile of the proposed project
aÍea:
o Boulevard Appliance Sales & Service Facility ID: 5-000812 Project: 59502042,
(Inactive)
o Jimmy's Grille-Rehoboth Facility ID: 5-001107 Project:S1506052, (Inactive)

a

Per the UST Regulations: Part E, $ 1. Reporting Requirements: Any indication of a
Release of a Regulated Substance that is discovered by any Person, including but not

limited to environmental consultants, contractors, utility companies, financial institutions,
real estate transfer companies, UST Owners or Operators, or Responsible Parties shall be
reported within 24 hours to:

o
o
o

The Department's 24-hour Release Hot Line (800) 662-8802; and
The DNREC Tank Management Section (302) 395-2500

If any aboveground storage tanks (ASTs) less than 12,500 gallons are installed, they must
be registered with the TMS. If any ASTs greater than 12,500 gallons are installed, they
are also subject to installation approval by the DNREC Tank Management Section.

State Historic Preservation Office - Contact Terrence Burns 736-7404
o The Dodd Homestead (S-1701), which was on this parcel and listed on the National
Register of Historic Places in 1982 has been demolished. Although the parcel has been
redeveloped, there might be some archaeological resources associated with the
Homestead. With this in mind, the developer should be aware of the Unmarked Human
Burials and Human Skeletal Remains Law.
Abandoned or unmarked family cemeteries are very common in the State of Delaware.
They are usually in rural or open space areas, and sometimes near or within the boundary
of an historic farm site. Even a marked cemetery can frequently have unmarked graves or
burials outside of the known boundary line or limit. Disturbing unmarked graves or
burials triggers the Delaware's Unmarked Human Burials and Human Skeletal Remains
Law (Del. C. Title 7, Ch. 54), and such remains or discoveries can result in substantial
delays while the procedures required under this law are carried out. If there is a discovery
of any unmarked graves, burials or a cemetery, it is very costly to have them
archaeologically excavated and the burials moved. The Division of Historical &, Cultural
Affairs recommends that owners and/or developers have a qualified archaeological
consultant investigate their project area, to the full extent, to see if there is any unmarked
cemetery, graves, or burial sites. In the event of such a discovery, the Division of
Historical & Cultural Affairs also recommends that the plans be re-drawn to leave the full
extent of the cemeteries or any burials on its own parcel or in the open space area of the
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development, with the responsibility for its maintenance lying with the landowner
association or development. If you would like to see more information, please review the
following websites: www.history.delaware.gov/preservation/umhr.shtml and
www.history. delaware. gov/preservation/cemeteries. shtml.
Therefore, prior to any demolition or ground-disturbing activities, the developer should
hire an archaeological consultant, to examine the parcel for archaeological resources and
plan to avoid those sites or areas.
a

If there is federal involvement, in the form of licenses, perrnits, 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. Owners and developers who
may plan to apply for an Army Corps of Engineers permit or for federal funding, such as
HUD or USDA grants, should be aware of the National Historic Preservation Act of 1966
(as amended). Regulations promulgated for Section 106 of this Act stipulate that no
ground-disturbing or demolition activities should take place before the Corps or other
involved federal agency determines the area of potential effect of the project undertaking.
These stipulations are in place to allow for comment from the public, the Delaware State
Historic Preservation Office, and the Advisory Council for Historic Preservation about
the project's effects on historic properties. Furthermore, any preconstruction activities
without adherence to these stipulations may jeopardize the issuance of any permit or
funds. If you need further information or additional details pertaining to the Section 106
process and the Advisory Council's role, please review the Advisory Council's website at
the following: www.achp. gov.

Recom mendations/Additional Information
This section includes a list of site specific suggestions that are intended to enhance the 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 the suggestions can benefit the project.

Contact Bill Brockenbroush 760-2109
The applicant should expect a requirement that all PLUS and Technical Advisory
Committee (TAC) comments be addressed prior to submitting plans for review.

Department of Transportation

o

a

-

The northeast edge of the subject parcel abuts State parkland which provides the potential
for a connection to the Junction and Breakwater Trail, a bicycle and pedestrian trail that
connects Rehoboth Beach and Lewes. DeIDOT anticipates commenting further on this
potential connection in reviewing the Traffic Impact Study for this development but to
obtain further information now, the developer may contact Mr. Jeff Niezgoda, DeIDOT's
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Assistant Director for Local System Improvements. Mr. Niezgoda may be reached at
Jeff.Niez goda@state.de. us or (3 02) 7 60 -217 8.
a

Please be advised that as of August 1,2015, all new plan submittals and re-submittals,
including major, minor and commercial plans, shall now be uploaded via the PDCA
(Planning Development Coordination Application) with any review fee paid online via
credit card or electronic check. Guidance on how to do this is available on our website at
http ://www. deldot. gov/information/business/subdivisions/.

a

Please be advised that the Standard General Notes have been updated and posted to the
DeIDOT website. Please begin using the new versions and look for the revision date of
July 20,2016. The notes can be found at
11

Department of Natural Resources and Environmental Control - Michael Tholstrup 7353352
Additional information on TMDLs and water quality
. Compliance with TMDLs through the Pollution Control Strategy (PCS): Compliance
with the TMDL nutrient and bacterial reduction requirements specified for the Inland
Bays watershed can be facilitated by adherence to the strategies and requirements
described in the Inland Bays PCS, and the implementation of the following recommended
BMPs, which would:

o

Maintain andlor preserve as much of the existing open space as possible; DNREC
fuither suggest additional native tree, shrub andlor native herbaceous vegetation
plantings, wherever possible.

o

Employ green-technology storm water management and arain gardens and catchment
systems as best management practices to mitigate or reduce nutrient and bacterial
pollutant runoff.

o

Assess nutrient and bacterial pollutant loading at the preliminary project design
phase. To this end, the Watershed Assessment Section has developed a methodology
known as the "Nutrient Load Assessment Protocol." The protocol is a tool used to
assess changes in nutrient loading resulting from the conversion of individual or
combined land parcels to a changed land use; thus providing applicants and
governmental entities with quantitative information about the project's impact(s) on
baseline water quality. DNREC strongly encourages the applicant/developer use this
protocol to design and implement the most effective best management practices.
Please contact John Martin of the Division of Watershed Stewardship for more
information on the protocol, at (302) 739-9939.
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Additional information on air quality

o

New developments may emit, or cause to be emitted, additional air contaminants into
Delaware's air, which will negatively impact public health, safety and welfare. These
negative impacts are attributable to:

o
o
o
a

Emissions that form ozone and fine particulate matter;
The emission of greenhouse gases which are associated with climate change, and
The emission of air toxics.

Based on the information provided, the three air emissions components (i.e., area, electric
power generation, and mobile sources) were quantified. Table 2 - Projected Air Quality
Emissions represents the potential impact the Coastal Station Phase 2 Apartment
Complex may have on air quality.

Table 2: Projected Air Quality Emissions for the Coastal Station
Phase 2 Apartments

Emissions
Attributable to
the Coastal
Station Phase 2
Apartments
Subdivision
(Tons per
Year)
Area source
emissions
Power
emlsslons
Mobile
emissions
Total
emlsslOns

Volatile

(voc)

Nitrogen
Oxides
(NOx)

Sulfur
Dioxide
(SOz)

Fine
Particulate
Matter
(PMz.s)

3.0

0.3

0.3

0.4

12.0

*

1.2

4.r

*

604.2

4.4

4.6

0.1

0.1

2,837.3

7.4

6.1

4.5

0.5

3,453.5

Organic
Compounds

Carbon

Dioxide
(COz)

(*) Indicates data is not available
Note that emissions associated with the actual construction of the subdivision, including
automobile and truck traffic from working in, or delivering products to the site, as well as
site preparation, earth moving activities, road paving and other miscellaneous air
emissions, are not reflected in the table above.
a

Recommendations for this project:

o

Include a designated truck route from Route I to prevent extensive truck traffic
emissions impacts through the area.
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o
o
o
o
o

o
o
o

At least two parking

in common areas (for each facility) dedicated to
alternative fueled vehicle use and charging (i.e. electric vehicle, hybrid electric
vehicle, and low emission vehicle).
This development is located with easy access to transit opportunities including DART
Bus Routes 203 and208.
Planting of native shade trees in parking areas or expanding the Urban Tree Canopy
can help to clean the air of localized pollutants and cut down on energy/cooling costs.
Inclusion of bike racks in common areas and expansion of the existing
bicycle/pedestrian network through sidewalks, trail connections, walking paths and
bike lanes which also promote alternative forms of transportation.
The use of open graded Reclaimed Asphalt Pavement, can reduces heat island effects
on paved surfaces due to its porosity and ability to take in water, reduces landfill
waste, is a sustainable pavement and more economically feasible than other pavement
types. Sustainable pavements (or cool pavement choices with higher albedo) reflect
40 percent more sunlight than warrn pavements which only reflect 10 percent.
Use of energy efficient products in construction to lessen the power source emissions
of the project and its costs.
Take advantage of compact building design to preserve open space. Open space
protects animals and plants and conserves their habitat as well as moderates
temperatures and combats air pollution.
Beautification and landscaping to generate a context-sensitive design that would
blend in well with surrounding land uses while also helping to mitigate the pollution
potential of the project
spaces

Tree Buffer or Canopy: Some green streetscape elements that the Coastal Station Phase 2
subdivision could incorporate the expansion of the Town of Rehoboth Beaches' tree

canopy. According to the Delaware Forest Service, in20l4, the Town of Rehoboth
Beaches' tree canopy percentage was 50.4. Providing shade for parking areas helps to
reduce heat island impacts, and, by extension, helps to minimize the potential for
localized ground-level ozone formation. Such measures can also have the additional
benefit of channeling or infiltrating storm water. Native trees reduce emissions by
trapping dust particles and replenishing oxygen. Trees also reduce energy emissions by
cooling during the summer and by providing wind breaks in the winter, whereby reducing
air conditioning needs by up to 30 percent and saving 20 to 50 percent on fuel costs. All
urban trees that are selected should be native to Delaware and preferably low VOC
emitting trees. As a general reminder, the best trees to plant are those that have a large
leaf surface areaat maturity, contain leaf characteristics that are amenable to particle
collection from Particulate Matter such as those that have hairy or sticky leaves and have
high transpiration rates which result in relatively high temperature reduction.
a

Energy Efficient Options: Constructing with only energy efficient products can help your
housing units immensely, not only in terms of environmental sustainability but
financially. Energy Star qualified products are up to 30 percent more energy efficient.
Savings come from building envelope upgrades, high performance windows, controlled
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air infiltration, upgraded heating and air conditioning systems, tight duct systems and
upgraded water-heating equipment. Every percentage of energy efficiency translates into
a percent reduction in pollution. The Energy Star Program is an excellent way to save on
energy costs and reduce air pollution as well as third-party certifications and building
materials (i.e. LEED, Greenseal, Ecologo).
Economic benefits include:
o Reduced operating costs
o Enhanced asset value and profits
o Improved employee productivity and satisfaction
o Enhanced occupant comfort and health
o Improved air, thermal, and acoustic environments

Optimize Energy Performance by implementing on-site renewable energy while taking
advantage of natural lighting and LED light fixtures. Providing shade for parking areas
can also be of added benefit to this facility. Some approaches may include architectural
devices, vegetation, or solar panels.
For more about energy effrcient options, please see: https://www.energystar.gov/ or
https ://www. epa. gov/greeningepa/energy-effi ciensy-epa.
a

Clean Fuel Measures: This measure helps to reduce localized air pollution by supporting
the use of clean diesel powered vehicles and charging infrastructure. It would be ideal to
include Electric Vehicle or Hybrid Vehicle parking (at least two parking spaces
designated for alternative fueled vehicles) and at least one charging station in common
areas.

For a site map of local altemative fueling sites, please visit the Alternative Fuels Data
Center website here: http://www.afdc.energy.gov/locator/stations/. Rebates may be
available here : www. de. gov/cleantransportation.

Native Landscaping: The developer is encouraged to beautify the development site with
landscaping that would not only make the neighborhood more attractive but also help to
clean the air of any pollutants that could be emitted or transported by sources around the
development area such as pollutants from mobile sources, construction or neighboring
activities. This would reduce air quality impacts on local residents while also
incorporating a context-sensitive design that blends well with the surrounding
development and existing land uses. Free information and advice can be found at
http://extension.udel.edu/lawngarden/plant-selection-design/ or call (302) 856-7303 in
Sussex County.
a

Should the developer have any more questions or concerns, the DNREC Division of Air
Quality (DAQ point of contact is Lauren DeVore, and she may be reached at(302)7399437 or lauren.devore@state.de.us. The applicant is encouraged to contact DAQ to
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will be incorporated into the Coastal
Station Phase 2 project. DNREC looks forward to working together with you on this
project to achieve our shared air quality goals.
discuss the emission mitigation measures that

Additional information on recycling and reducing water use
o Materials and resources utilized for new development should be considered, including
regionally available recycled content (i.e. carpet, concrete, countertops, furniture, siding,
etc.), rapidly renewable material and certified woods.
a

Construction Waste Management should include policies which promote efficient
material use and recycling of project debris).

o

Employ systems and appliances that increase water efficiency and reduce water use
o Low-flow and high-efficiency items
o Waterless urinals
o graywater recycling systems

Soils Assessment
o Based on soils survey mapping update, Greenwich (GrA) and Greenwich-Urban land
complex (GuB) are the primary soil mapping units mapped in the immediate vicinity of
the proposed project. These mapping units are well-drained and have few to moderate
limitations for development (Figure 1).

Additional information on tank management.

.

When contamination is encountered, PVC pipe materials should be replaced with ductile
steel and nitrile rubber gaskets in the contaminated areas.

Delaware State Housing Authoritv - Contact Karen Horton 739-4263
o DSHA supports the site plan review to develop a mixed use project that will consist of 96rental units above 36,000 sg, ft, of ground floor retail on 5.1 acres along Coastal Highway
just outside Rehoboth. This site is in close proximity to the many services, markets, and
employment opportunities available in the coastal resort area. In addition, DSHA's recent
2015-2020 Housing Needs Assessment identified a growing demand for rental housing as
more households wait to purchase a home, or have transitioned into the rental market.
o

It is important to note that while large suburban homes have dominated development in
Delaware for several decades, a growing body of research indicates that DSHA is in the
midst of a significant market shift. The baby boomers that once drove suburban development
are now aging and are looking to downsize into something more manageable. The Delaware

Population Consortium (DPC) projections for the next ten years indicate that not only will
there be alarge amount of suburban homes placed on the market by baby boomers, but that
there will be a declin¿ in households in age ranges that typically seek large homes. These
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same DPC projections show growth in younger age ranges most

likely at stages in their life

and income to support apartments, condominiums and entry level homes.

o

The combination of excess suburban housing supply currently on the market, additional
supply being added by aging baby boomers, more stringent lending standards, along with a
changing market indicate that it is critical that communities move away from large lot single
family-detached housingandproactively provide a variety of housing options to meet market
demand.

Sussex County
a

- Contact Jennifer Walls 855-7878
The parcel is in the Sussex County Unified Sanitary Sewer District, West Rehoboth area and
connection to the sewer system is mandatory. Sewer service has been extended to the parcel,
and connection points are available along the parcel's Route I frontage.

a

The developer, at his expense, will be required to extend mainline sewer to the project area
shown on the Coastal Station Phase 2 Residential and Retail Site Plan cover sheet drawing
dated May 31,2017.

a

4.0 EDUs per acre of sewer capacity has been allocated to AR-1 zoned parcels and 12.0
EDUs per acre of sewer capacity has been allocated in the West Rehoboth area. The
proposed development on the parcel exceeds the total EDU allocation. Downstream upgrades
at the developer's expense may be required. A "Use of an Existing Infrastructure" agreement
is required. Contact the Sussex County Utility Planning Division, 302 855-1299, for
additional information

o

Sussex County requires design and construction of the collection and transmission system to
meet Sussex County sewer standards and specifications. A sewer concept plan must be
submitted to the Sussex County Engineering Department for review and approval. Attached
is a checklist for preparing sewer concept plans. All costs associated with upgrades and
extending sewer service will be the sole responsibility of the developer.

o

Onetime System Connection Charges will apply. Please contact Mrs. Christine Fletcher at
302 854-5086 for additional information on charges.

o

Sussex County Council recently adopted Ordinance No. 2489 to amend County Code
regarding Drainage and Grading requirements; road, drive and parking construction; bonding
requirements; project construction including notices to proceeds, inspections and closeout;
and fees which may impact this proposed project. This ordinance can be found on line at
1. rf you have questions
regarding the ordinance, please contact Sussex County Public Works at (302-) 855-7703.

a

The parcel is currently zoned C-1 (Commercial) and CR-l (Commercial- Residential). Staff
notes that mixed residential and commercial uses is a Special Use Exception and will require
an application and hearing before the Sussex County Board of Adjustment. In addition, the
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concept plan shows multi-family structures. No overall outside wall dimension of a building
shall exceed 165 feet in and a minimum 40 feet separation is required between buildings.

o
o

o

Staff notes an opportunity to provide a connection to the Junction and Breakwater Trail.
Sussex County endeavors to promote non-discrimination and affordable housing whenever
possible throughout the County. In this regard, the developer and associated financial
institutions are encouraged to provide and finance affordable housing opportunities to Sussex
County residents in all new development, and affirmatively market those affordable housing
units to diverse populations.

For questions about opportunities available for affordable housing projects within Sussex
County, please consult Sussex County's "Affordable Housing Support Policy." The policy
along with other resources are available on the County's Affordable & Fair Housing
Resource Center website: www.sussexcountyde. sovlaffordable-and-fair-housing-resourcecenter. The County's Community Development & Housing Department can advise about
existing affirdable housing opportunities in Sussex County and the appropriate County
Department to contact regarding specffic development issues concerningfuture affordable
housing projects within Sussex County and can be reached at (302) 855-7777.

In addition to the comments above The Offrce of State Planning Coordination has received a
letter from Brandy Nauman, Sussex County Housing Coordinator & Fair Housing
Compliance Offrcer. A copy of that letter is enclosed with this letter.

Following receipt of this letter and upon fïling of an application with the local jurisdiction,
the applicant shall provide to the local jurisdiction and the Office of State Planning
Coordination a written response to comments received as a result of the pre-application
process, noting whether comments were incorporated into the project design or not and the
reason therefore.
Thank you for the opportunity to review this project. If you have any questions, please contact
me at 302-739-3090.
Sincerely,

Ho
CP
Director, Office of State Planning Coordination
CC:

Sussex County Planning

City of Rehoboth

Enclosure

BRANDY BENNETT NAUMAN

buggex 6,sunty

HOUSING COORDINATOR &
FAIR HOUSING COMPLIANCE OFFICER

f

DELAWARE
sussexcountyde.gov

(302) 855-7777
(302) 854-5397 F
bnauman@sussexcountyde. gov

June26,2017

Mr. Ring Lardner
Davis, Bowen & Friedel, Inc.
23 N. Walnut St.
Milford, DE 19963
RE: PLUS Review (PLUS 2017-06-01)
Dear Mr. Lardner,
Sussex County endeavors to promote non-discrimination and affordable housing whenever possible
throughout the County. In this regard, the developer and associated financial institutions are encouraged
to provide and finance affordable housing opportunities to Sussex County residents in all new
developments, and affirmatively market those affordable housing units to diverse populations.
For questions about opportunities available for affordable housing projects within Sussex County, please
consult Sussex County's "Affordable Housing Support Policy". The policy along with other resources
are available
Fair Housing Resource Center website:
the County's Affordable

&.

on

The County's Community
www.sussexcountyde.gov/affordable-and-fair-housing-resource-center.
Development & Housing Department can advise about existing affordable housing opportunities in
Sussex County and the appropriate County Department to contact regarding specific development issues
concerning future affordable housing projects within Sussex County.

The Community Development & Housing Department can also explain and assist with any financial
support or incentives that may be available to a project from federal, state and county sources, as well
as private funding sources that also promote affordable housing in Sussex County.
Please understand that all residential projects, including Affordable Housing Projects are subject to the
applicable provisions of the Sussex County Subdivision andZoningCodes, and the approvalprocesses
set forth in those Codes.

On behalf of Sussex County, we look forward to cooperating with you and your project as it moves
forward.
Thank you,

d.af\-

Brandy B. Nauman
Housing Coordinator &
Fair Housing Compliance Officer
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