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Name of Municipality:   NEW CASTLE COUNTY                        PLUS 2009-06-02 

Contact Person: David Culver 

Phone Number:  302-395-5463 

Fax Number:  302-395-5983 

Address: 
 
87 Reads Way 
New Castle, DE 19720 

E-mail Address:  krbieri@nccde.org 

 
Date of Most Recently Certified Comprehensive Plan:  July 31, 2007 
 
Application Type: 
  Comprehensive Plan Amendment:  NA  
                
  Ordinance: Ord. 09-037, Hamlet and Village Development Option 
 
  Other:   NA 
 
Comprehensive Plan Amendment or Municipal Ordinance prepared by: 

Contact Person: 

Phone Number: 

Fax Number: 

Address: 
 
Same as above 

E-mail Address: 

 
  
Maps Prepared by:  NA 

Contact Person: 

Phone Number: 

Fax Number: 

Address: 

E-mail Address: 
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Please describe the submission: 
 
This Ordinance adds the Smart Code development option to Chapter 40 of the New Castle 
County Code.  The incorporation of the Smart Code requires amendments to a large 
number of Chapter 40 Articles and Sections.  The amendment recognizes and fully 
supports the goals of Smart Code legislation including (1) preservation of open space and 
farmland, (2) provision of a variety of transportation choices, (3) requirement for mixed 
uses, (4) a range of housing opportunities and choices, (5) walkable neighborhoods, (6) 
distinctive and attractive communities for a strong sense of place, (7) predictable fair and 
cost effective development decisions, (8) development directed towards existing 
communities, and (9) compact building design and efficient infrastructure design.  The 
amendment also limits this type of development option to the S (Suburban) zoning district 
and the hamlet and village option, but it is recognized that a more countywide approach 
along existing major transportation corridors and other infill and redevelopment areas may 
be appropriate in the future. 

 
 
 

See attachment for more detail.
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Hamlet and Village Development Option 
 
Background: 
 
Comprehensive Plan Implementation: 
 
Smart Growth Committee was formed in order to develop effective legislation for the 
implementation of the Comprehensive Plan Strategy Recommendations. 
 
Committee Members: 
 
Chairwoman Stephanie McClellan 
Ralph Reeb – DelDOT 
Vic Singer – NCC Civic League 
Brad Killian – Delaware Greenways 
Beverly Baxter – Committee of 100 
Representatives Office of the State Fire Marshal 
Department of Land Use Staff 
 
Comp Plan Strategy Recommendations: 
 
1. Build thriving communities by: 

a) Revising mixed use regulations to provide a variety of mixed use centers 
in the infill and redevelopment area and the southern growth area; 

b) Revising regulations relating to affordability and diversity of housing; 
c) Incentivizing high tech and small businesses; 
d) Implementing walkability and mobility friendly design standards; 
e) Creating a mechanism for design guidelines tailored to specific mixed use 

areas; and 
f) Revise regulations to facilitate the location of schools, parks, libraries and 

other public services in designated growth areas and centers. 
2. Where needed, incorporate transitional building elements and buffers adjacent to 

existing development to alleviate abrupt differences in land use and density. 
3. Remove barriers to encourage the consolidation of smaller parcels of land to enable 

more efficient redevelopment.   
4. Revise the UDC to reduce permissible density when only single use commercial 

development is proposed along existing strip corridors identified for redevelopment.  
Increase density to encourage mixed use on transit corridors.   

5. Review development standards to give new neighborhoods the incentive to include 
community schools, with sidewalks and bike paths to encourage non-motorized 
transportation. 
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6. Promote infill and redevelopment to optimize existing infrastructure, focusing on transit 
corridors with a mix of housing to relieve the pressure of greenfield development.  

7. Revise the UDC to act as an incentive for infill and redevelopment.  This would 
maximize the use of existing infrastructure, supporting transit served areas with a mix 
of uses and more affordable housing.   

8. Revise the UDC to improve walkability and interconnectivity and support mobility 
friendly development and design:  
a.  Reevaluate block length regulations to encourage walkability. 
b.  Require bicycle and pedestrian connections where street connections are not 

possible.  
c.  Identify and coordinate off site improvements to ensure a complete system of bike 

and pedestrian amenities as part of the plan review process.  
d.  Ensure that site design of commercial and employment buildings includes 

pedestrian oriented public spaces.   
e.  Reduce the maximum cul-de-sac length. 
f. Require new development to maximize intermodal connection with the surrounding 

circulation system.  
g. Reduce surface parking in transit served areas, provide incentives for shared and 

structured parking, adopt a maximum parking requirement and place more 
parking behind buildings. 

h. Require the identification and creation of cross access easements between 
nonresidential parcels to be completed as part of the plan review process. 

I.  Encourage TOD development along transit corridors and near existing and planned 
commuter rail stations that support the efficient provision. 

j. Encourage innovative strategies such as on-site day care, shuttle services and bus 
passes for residents and/or employees.   

9. Evaluate and/or develop TIS and LOS standards for economic development, transfer 
of development rights, mixed-use development, affordable housing initiatives and 
multi-modal analysis. 

10. Revise the Unified Development Code (UDC) regulations governing mixed-uses, 
villages and hamlets to promote development of mixed use centers in targeted 
locations. 

 
 
Charge of the Committee: 
 

Recommended  strategies for the Smart Growth Committee to address included the 
following: revising the mixed use regulations to provide for a variety of mixed use 
centers; implementing walkability and mobility friendly design standards; design 
guidelines to specific mixed use areas; transitional building elements and buffers, 
referred to as community character; encourage mixed use on transit corridors, review 
development standards to give neighborhoods the incentive to include community 
schools with sidewalks and bike paths to encourage non-motorized transportation; 
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improve walkability and interconnectivity and support mobility friendly development 
and design; and a rewrite of the UDC regulations regarding villages and hamlets to 
promote development of mixed use centers in targeted locations. 

 
Article 25 - Hamlet and Village: 
 
Committee members recommended beginning with revisions to the Hamlet and Village 
portion of the UDC. 
 
Continuing to recognize the importance of creating places and enabling town 
development, New Castle County did include in the UDC an option that would allow 
hamlets and villages to be built.  The option has, however, been underutilized.  The 
follow reasons were identified as problems with the option which have inhibited its use: 

• A lack of flexibility to meet market conditions 
• The design guidelines (lack of flexibility) 
• Significant acreage requirements 
• Substantial buffers 
• Limited by-right options of the mixture of units 
• Lack of parametric in the style of the development 

 
Most recently, a 2007 self-audit of the UDC (in cooperation with the Smart Growth 
Leadership Institute), the county determined that while the UDC has a variety of tools 
that mirror the principles of smart growth, however, the use of the tools were limited. 
 

New Castle County’s Continued Commitment 
 

New Castle County’s 2007 Comprehensive Plan Update affirmed the county’s 
commitment to infill development, mixed-use development and promotion and utilization 
of the hamlet and village option.  The county made this commitment based in part on the 
evidence that development with smaller lot sizes and pedestrian friendly design, located 
in close proximity to public services and facilities provides taxpayer’s savings through 
more efficient service delivery.  It further based its commitment on the evidence indicates 
that there are significant health and environmental benefits that come from a resident’s 
ability to walk to nearby amenities.  
 
 The county has acknowledged that its commitment to achieving these 
development goals and reaping the benefits for residents and for the environment will 
require greater attention to overall design and integration of movement patterns than has 
been paid in previous efforts to promote town development.   Specifically, the county has 
acknowledged the need for additional code provisions in order to realize the following: 
 

• The preservation of open space, farmland, natural beauty and critical 
environmental areas 
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• The provision of a variety of transportation choices  
• Mixed land uses 
• A range of housing opportunities and choices 
• Walkable neighborhoods 
• Distinctive, attractive communities with a strong sense of place 
• Predictable, fair and cost effective development decisions 
• Development that is directed towards existing communities 
• Compact building design and efficient infrastructure design 

 
Form Based Codes: 
 
Many of the most-loved traditional towns were deliberately and thoughtfully planned. 
Cities, towns and villages evolved as compact, walkable, mixed-use places, because of 
their geography and because of the economic and circumstances of their time.  However, 
over the past sixty years, places have evolved in a different form.  Historically, zoning 
practices have separated uses and created standards that favor the automobile over the 
pedestrian.  Euclidian zoning was not inclusionary, and increased sprawl.  
 
Smart or Form Based Codes are tools that guides the form of the built environment to the 
resemble that of traditional neighborhoods, towns and villages.  This form is compact, 
walkable, and mixed use, and it is meant to be comfortable, safe and ecologically 
sustainable.  It allows a mix of uses within the neighborhood, reducing the dependence on 
automobiles.  It preserves the form of urbanism and open lands. 
 
The proposed Hamlet and Village development option is Transect-based.  That means it 
organizes the natural, rural, suburban and urban landscape into categories of density, 
complexity in the same way the countryside relates to the traditional towns and villages 
we admire.  The operating principle of the Transect is that certain forms belong in certain 
environments; for example, an apartment building is typically a more urban setting, while 
detached single family dwelling are more rural in nature.  Some kinds of thoroughfares 
are urban, and some are rural.  This does not limit choices; it expands them.  Instead of 
one-size-fits-all development, it enables different patterns, without becoming a free for-
all. 
 
Form-based codes are drafted to achieve a community vision based on time-tested forms 
of urbanism.   
 
Proposed Hamlet and Village Development Option: 
 
New Castle County contracted with Place Makers to help develop a form based code.   
A local neighborhood survey was performed for New Castle County. 
The Smart Code was locally calibrated for New Castle County. 
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Local Neighborhood Survey: 
 
Land Use staff in coordination with Placemakers selected existing communities within 
New Castle County that closely represented the various transect descriptions. 
 
Placemakers staff performed an on-site analysis of the selected communities.   

• Private frontages were evaluated for setbacks, building height, lot sizes, lot 
coverage, outbuildings and use. 

• Public frontages were evaluated for lane widths, speed, sidewalk widths, curb 
radius, parking, block lengths and planting widths. 

• Densities, lot sizes and lot coverage were documented for each transect. 
The Synoptic Survey results were incorporated into the proposed code. 
 
Local Calibration: 
 
The model code was evaluated to suite local conditions and findings.  It was used as a 
template for the local neighborhood survey findings.   
 
The smart code was incorporated into the current Hamlet and Village option of the code. 
 
The proposed Hamlet and Village development is restricted to the S zoning district.  
Proposed projects must contain a minimum of 50 contiguous acres. 
 
Transect Zones 
 
Transect zones are geographic areas within a community (pedestrian shed) for which 
specific thresholds are established land use diversity, density, and the design of the public 
realm.  The Transect Zones are: 
 

• T1- (Natural) area intended for natural preservation (open space) exclusively 
• T2- (Rural) areas intended for natural preservation, agricultural us, very low 

density or clustered residential development,  
• T3 -  (Sub-Urban) areas intended for clustered residential development with 

varying density 
• T4 - (General Urban) areas intended for medium-high density residential 

development with lodging, retail, office and civic.  Land Uses are “limited”. 
• T-5 - (Urban Center) areas intended for high-density residential development with 

lodging, retail, office and civic.  Land uses are “open”. 
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Process: 
 
Plans submitted in accordance with the proposed Hamlet and Village Division will follow 
the current review process, as outlined in Article 31 and Appendix 1 of the UDC. 
 
A project must be zoned S and contain at least fifty contiguous acres to qualify for this by 
right development option. 
 
Section 25.120 regulating plans will be required to demonstrate compliance with the 
following standards: 
Pedestrian Sheds – determine the approximate boundaries and centers of  the community 
types 
Transect Zones – allocated by pedestrian shed according to the community type. 
Civic Zones – assigned specific to various transects. 
Thoroughfares – network shall be laid out, as approved by DelDOT 
Density – calculated and assigned to various transects. 
 
Transect zones are not zoning districts, but are applicable only to Section 25.120 
development plans.  The underlying NCC zoning districts will continue to be applicable 
to standards and regulations not addressed by the development plan. 
 
Density 
 
Density Calculation: 
 
• All protected resources, as outlined in Article 10 shall be included in the T-1 zone as 

open space.   
• All areas of the plan that are not part of  T-1 shall be considered the net site area.   
• The net site area shall be allocated to the various transect zones according to the 

parameters in Table 14. 
• Table 14 outlines the required transects and a range for allocation of zones per 

pedestrian shed. 
• Density is expressed in terms of housing units per acre.   
• Within the percentage range shown in Table 14b for other functions, the housing units 

shall be exchanged for nonresidential units at a rate of 1,300 per a unit of net site 
density.  Nonresidential uses include lodging, office, and retail. 

• The housing and other functions for each transect is subject to further adjustment as 
limited by Table 10 and Table 11 (Example:  T2,T3 retail use is restricted to one 
block corner location at the first story for each 300 dwelling units.) 

 
 
 
 










































































































































