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Preliminary Land Use Service (PLUS
Delaware State Planning Coordination
122 William Penn Street + Dover, DE 19901 ¢« Phone: 302-739-3090 « Fax: 302-739-6958
Purpose of PLUS - -The PLUS process is intended to provrde consolidated State comments regarding the proposed
project. The Applicant is encouraged to submit the application during the concept stages of planning as this process
often offers recommendations for changes to the plan. The application should be submitted after the pre-application

meeting with the local jurisdiction but before formal application is made.

Please complete this PLUS application in its entirety. All questions must be answered. If a question is unknown at this time
or not applicable, please explain. Unanswered questions on this form could lead to delays in scheduling your review. This form
will enable the state staff to review the project before the scheduled meeting and to have beneficial information available for the
applicant and/or developer at the time of review. If you need assistance or clarification, please call the State Planning Office at
(302) 739-3090.

PLUS Number (to be completed by OSPC):
Investment Level Per Strategies for State Policies and Spending (to be determined by OSPC):

1. PrOJect Title/Name: Silver Woods Subdivision (prevrously recorded as Starhght Woods PB 34, pages 297,297A, 297B and 147, )

2 Location ( please be specrflo) South srde of SCR #368 1/z mlle east of SCR #84, across from Bear Trap Dunes

3. Parcel Identification #: 1-34-16 346 Recorded Lots 4. County or Local Jurisdiction Name: where prOJect Is
_located: Sussex County

5. lf contlguous to a muntcrpallty, are you seeklng annexation: Yes mto the Town of Ocean Vrew

6 Owners Name Srlverstok Burlders LLC

Address P O Box 449

Clty Bethany Beach State: Delaware Zip: 19930

Phone (302) 541 0411 Fax: Email: srlverstok@aol com

7. Equitable Owner/Developer {This Person is required to attend the PLUS meeting): Same as above

Address:
. City: State: Zip:
Phone: Fax; Emait:

8. Project DeagneriEngmeer LandmarkJCM

Address: 418 North Bedford Street

City: Georgetown State: Delaware Zip: 19947

Phone: (302) 323-9377 Fax: (302) 323-9461 Email: markp@landmarkjcm.com

9. Please Designate a Contact Person, including phone number, for this Project: Mark C. Parker, P.E. / (302) 323-9377



Dorothy.Morris
Note
2011-02-01
Levels 2 & 3

Parcels 134-16.00-1000.00tp 134-16.00-1178.00
134-16.00-848.00 to 134-16.00-999.00


Preliminary Land Use Service Application * Page 2 of 3

17. Water: [ Central (Community system) [ Individual On-Site~ [X] Public (Utiity)

 18. Wastewater: [ Central (Community system) [ ] Individual On-Site [X] Public (Utility)

20, Environmental impacts:

Information Regarding Site:

10. Type of Review: ] Rezoning, if not in compliance with certified comprehensive plan [ ] Site Plan Review
- Xl Subdivision Resubdivision Related to Annexation
11, Brief Explanation of PrOJect being reviewed: Resubdivision / Annexation / Rezoning of existing recorded residential
plan from Sussex County to MXPC in Ocean View

If this property has been the subject of a previous LUPA or PLUS review, please provide the name(s) and date(s) of
those applications. Formerly 2007-09-05 : Hearing September 2007 : Comments October 2007

12, Area of Project (Acres +/-): 1155 +- Ac  Number of Residential Units: 179 Commercial square footage: 70,225

13. PresentZoning:GR 14. Proposed Zoning: MXPC

15. Present Use: Residential 16, Proposed Use: Mixed Use Planned Community

Service Provider Name: Tidewater Utilities, Inc.

Will a new public well be located on the site? [ ] Yes No

Service Provider Name: Sussex County Sanitary Sewer District

Will a new community wastewater system be located on this site? [ ]Yes [X] No

19. If residential, describe style and market segment you plan to target (Example- Age restricted): Single Family Homes, First Time
Homebuyer, Upgrade, Second Home, Green Building

How many forested acres are presently on-site? 92.4+/-  How many forested acres will be removed? 43.4 +/- This represents a
maximum clearing as all lot areas were assumed to be clear-cut. It is the intention of the Applicant to selective clear wherever feasible and
protect on-lot or rear lot forest whenever possible as was successfully achieved in Phase 1. This number is also exclusive of any
enhancement, landscaping or additional buffers on-site.

To your knowledge, are there any wetlands, as defined by the U.S. Army Corps of Engineers or the Department of Natural Resources and
Environmental Control, on the site? [X] Yes [ No

Are the wetlands:  [] Tidal Acres: NONE
Non-tidal ~ Acres: 24.33 +/- Jurisdictional / non-jurisdictional isolated wetiands / Also potential subaqueous Lands

If “Yes", have the wetlands been delineated? Yes [INo
Has the Army Corps of Engineers signed off on the delineation? [] Yes No (Not Final, In Progress)

Will the wetlands be directly impacted and/or do you anticipate the need for wetland permits? Yes [JNo If*Yes”,
describe the impacts: De-minimis to allow for Nationwide Permits for crossings and also restoration / enhancement work

How close do you anticipate ground disturbance to wetlands, streams, wells, or waterbodies? Varies ~ some restoration work is
proposed as part of the overall project.

21, Does this activity encroach on or impact any tax ditch, public ditch, or private ditch (ditch that directs water off-site)?D<] Yes ] No
22. List the proposed method(s) of stormwater management for the site: Combination of traditional Stormwater approach including
BMPs and green technology.




Preliminary Land Use Service Application * Page 3 of 3

23. |s open space proposed? [X] Yes [ ]No If*“Yes,"how much? 51.4 +- Acres or more than 44% of the project site will be
usable open space. In addition a large, 43.5 +/- ac contiguous wooded wetland complex will be preserved / enhanced as part of
this project.

What is the intended use of the open space (for example, active recreation, passive recreation, stormwater management,
wildlife habitat, historical or archeological protection)? active recreation, passive recreation, stormwater management,
wildlife habitat reserve and restoration

leAre y&lﬁc'o’ﬁs'i'derihg dedlfgau;g ainilwlér‘id;d'r_éémmunity use (eg E)blice, fire, sbho&)? Yé; [INo (Clubhguse Fa&ﬂty)
25. Please estimate How many vehicle trips will this project generate on an average weekday? A trip is a vehicle entering or exiting. If
traffic is seasonal, assume peak season: Assume full occupancy of retail and homes: Daily = 4,792 trips (ITE Manual 8th ed.)
What percentage of those trips will be trucks, excluding vans and pick-up trucks? 2%

26. Will the project connect fo state maintained roads? P<] Yes [_] No SCR #368 (Proposed Rt 26 Detour Route)

indicate your willingness to discuss making these connections. Project represents infill development - connection not feasible

28. Ave there existing sidewalks? []Yes [XINo; bikepaths [ ]Yes [XINo -
Are there proposed sidewalks? <] Yes [1No;  bike paths [X] Yes [] No (As part of SCR #368 improvements)

Is there an opportunity to connect to a larger bike, pedestrian, or transit network? [X] Yes  [_] No (As part of SCR #368 imprvmnts)

129, To your knowledge, is this site in the vicinity of any known historicicultural resources or sites? [ Yes B No
Has this site been evaluated for historic and/or cultural resources? [_] Yes No

Would you be open to a site evaluation by the State Historic Preservation Office? [X] Yes [ No

30. To promote an accurate review of your parcel’s features, would you permit a State agency site visit? B Yes [ INo
Person to contact to arrange visit. ~ John Phelps phone number: (302) 323-9377 - Site Visit scheduled with DNREC already.

31. Are any federal permits, licensing, or funding anticipated? [X] Yes [] No (Nationwide Permit for de minimis impact to wetlands)

I herghy certify that the inforngation on this application is complete, true and correct, fo the best of my knowledge.
/ l[ :‘! /AI
Signature of property own Date
%_y o '/ j; /)
te

’ﬁgnature of Person compl@rm

(If different than property oyner

Signed application must by teceived before application is scheduled for PLUS review.

This form should be returned to the Office of State Planning electronically at Dorothy.morris@state.de.us along
with an electronic copy of any site plans and development plans for this site. Site Plans, drawings, and location
maps should be submitted as image files (JPEG, GIF, TIF, etc.) or as PDF files. GIS data sets and CAD drawings
may also be submitted. If electronic copy of the plan is not available, contact Dorothy at (302) 739-3090 for further
instructions. A signed copy should be forwarded to the Office of State Planning, 122 William Penn Street, Dover, DE

19901. Thank you for this input. Your request will be researched thoroughly. Please be sure to note the contact
person so we may schedule your request in a timely manner.
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NARRATIVE FOR
SILVER WOODS ANNEXATION TO OCEAN VIEW

APPLICATION FOR PLUS REVIEW
1/31/11

This attachment represents a narrative to accompany an application for a Preliminary
Land Use Service (PLUS) review to be conducted by the State Office of Planning for a
proposed annexation to the Town of Ocean View, Sussex County, Delaware.
Accordingly, a summary of applicable information regarding this application is
summarized below:

Project Location / Background: The project is located in unincorporated Sussex County
with frontage and access along Beaver Dam Road (SCR #368), across from existing Bear
Trap Dunes. The location of the project is shown on Figure 1.

Figure 1
Project Location

The property (parent parcel 1-34-16) has already been subdivided and recorded on June
13, 1986 as the “Starlight Woods Subdivision” for 353 single family residential lots on
approximately 124.3 +/- acres under Sussex County’s General Residential (GR) zoning.
Accordingly, the Recorded Plan is at a density of 2.84 residential units per acre.
Subsequently, a Record Re-Subdivision Plan for Phase 1 of “Silver Woods” (Formerly
Section Four) consisting of approximately 12.21 +/- acres was recorded on December
15, 2004 with conveyances to Sussex County for sewer, eliminating right-of-way and
seven lots and to accommodate stormwater management facilities. The resultant
entitlement is shown on Figure 2.
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Figure 2

Existing Subdivision — Formerly Known As “Starlight Woods”
Recorded Lots — Source: Delaware Environmental Navigator

The original Record Plan for “Starlight Woods” is still in effect for Sections One, Two,
Three A and B. They entitle development of the entire site. In addition, the original plan
predates state stormwater regulations. Accordingly, the previous developer recorded the
current plan, cut trees, graded roads, blocked ditches and sold some lots within the
subdivision without completing site improvements. Unlike his predecessor, the current
Developer has advanced Section Four (Now Phase 1) by the Record Re-Subdivision Plan
in compliance with all applicable regulations and policies. Please refer to the “Current
Site Status™ later in this narrative for additional detail.

Although previously recorded, the bulk of the project is yet unconstructed and now
represents an infill development opportunity to pursue an updated plan using new
information and planning techniques. Reflecting the continuing transition of the area, a
subsequent concept plan was therefore developed in August 2007 showing a combined
372 residential units consisting of 186 single family homes (including 29 in the
previously resubdivided Section 4) and 186 multi-family townhouse units on a larger
parcel of land consisting of approximately 127.7 +/- acres. The resulting proposed gross
density of the project was then to be 2.91 units per acre.

In September 2007, an application (2007-09-5) based on the revised plan (372 residential
units) was submitted to PLUS. This represented an effort to reduce anticipated impacts
by re-thinking the proposed development plan. It was a first attempt to be “green” and
save resources including limiting cutting of trees and impacts to wetlands.



Since that prior application, a third, newly modified land use plan has been developed to
reflect the continuing changes to the surrounding area that have occurred since that time.
Figure 3 shows the current surrounding land use and zoning information. Presently, the
site remains zoned by Sussex County as General Residential (GR). Furthermore, this
proposed plan is been prepared to further reduce anticipated impacts to site resources. It
1s this proposed plan, consisting of commercial and residential mixed-uses that will be the
plan proposed for annexation into the Town of Ocean View. It is the intention of the
applicant for Phase 2 to build on the lessons and successes of Phase 1 including
achievement of a 3 and potentially a 4-star rating using the National Green Building
Standard Site (NGBS) Certification.
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Existing Land Use / Zoning
Source: Sussex County Delaware Online Mapping

Figure 4 is an aerial photo depicting 2006 land use in the vicinity of the subject project.
Accordingly, the Silver Woods subdivision is surrounded by existing and on-going
development and is contiguous to the Town of Ocean View Corporate Boundary.
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Figure 4
2006 Aerial Photo

Source: Sussex County Delaware Online Mapping

The State Strategies Maps for policy and Spending, as promulgated by the State Office of
Planning Coordination, should also reflect changes in land use over time. Accordingly,
Figures 5 and 6 depict the 2004 and Draft June, 2010 State Strategies mapping

respectively. Additional detail in an updated 2010 Map for Sussex County is not readily
available at this time.

Both maps identify the project limits within Level 2 and 3 areas, although the Draft 2010
map generally has reduced the amount of area shown as Level 1 and 2 in the vicinity of
the project area. This discrepancy may be in error or not adequately presented due to the
fact that a detailed map for Sussex County has yet to be developed or posted online.
Nevertheless, the classifications shown do not necessarily reflect the growth experienced
in this area since 2004. Moreover, since the 2004 map, state, county and municipal
governments have made significant investment in road and sewer projects in the region
including the planned detour route for the Route 26 improvements which will result in
significant road upgrades along the project’s frontage. In addition, the site will be served
by public sewer through existing Sussex County Sewer.



Phase 2 Site Resources Summary: Phase 2 consists of approximately 115.5 +/- acres to

be annexed into the Town of Ocean View. Within this area, the following resources have
been identified:

No areas identified as area for excellent recharge are part of Phase 2

No tax ditches are present on-site

No drainage goes to any tax ditch district

Drainage discharges to a tidal reach of the Assawoman Bay, less than ' mile
away through % mile of off-site drainage ditches. It is evident, from field studies
conducted at the site, that the National Hydraulic Data Set identifying drainage
patterns for this site and the immediate surrounding area does not reflect actual
site conditions, but is instead based on conditions that may have once existed in
the 1960’s. Accordingly Figure 2 illustrates the “published” drainage network.
Actual site drainage conditions are more complex and in-depth than those
illustrated in Figure 2.

No FEMA delineated flood zones exist on-site

Topography for the site averages elevation 15 (NAVD 1988)

On-site soils consist of the following, as mapped on Figure 7:

HnA Hammonton sandy loam, 0 to 2 percent slopes ~ HSC
HvA Hurlock sandy loam, 0 to 2 percent slopes HSC
MmAMullica mucky sandy loam, 0 to 2 percent slopes HSC
MuA Mullica-Berryland complex, O to 2 percent slopes HSC

vvilveivellvv)

Soil Mapping
Source: NRCS Web Soil Survey / USGS-NRCS Dominant Condition Soil Report



Site soils and hydrogeology have been monitored since 2004 with up to 31 wells and
piezometers across the site. Accordingly, the updated plan reflects this understanding of
site hydrogeology which has been fully integrated into the current proposed plan.

e Approximately 92.4 +/- acres of the site are currently wooded. This includes
areas previously cleared for road construction as part of the original Record Plan.

e Approximately 26.87+/- acres of non-tidal wetlands are present on-site. They
consist of the following subareas:

= XA Jurisdictional = 24.33 acres

= XC Isolated Non-Jurisdictional = 0.40 acres
= XD Isolated Non-Jurisdictional = 0.85 acres
= XE Isolated Non-Jurisdictional = 0.17 acres
= XF Isolated Non-Jurisdictional = 0.92 acres
=  XG Isolated Non-Jurisdictional = 0.20 acres

These areas are based on wetland delineations conducted by JCM Environmental
in December 1999 and updated in September 2007 performed in accordance with
United States Army Corps of Engineers (USACE) protocols.

e Delaware Subaqueous Lands are present on-site. They consist of an unnamed
tributary to Beaver Dam Ditch located in the southeast corner of the property, and
miscellaneous non-connected ditch remnants distributed throughout the subject
property. Efforts to coordinate the location and jurisdictional status of these
features have been initiated with DNREC. The Subaqueous Lands Section
reviewed this plan with our office on1/19/11. In addition, it is anticipated that an
official application to DNREC for a Jurisdictional Determination will be
submitted on or about 2/2/11.

Additional Agency Coordination: Additional coordination with DelDOT regarding this
project has been ongoing including discussions with Messrs. John Fiore, Troy Brestel,
and Tom Banez. The intent of the discussions has been to coordinate this project with the
proposed SR 26 relief routes and to ensure that phasing and construction is concurrent.

In addition, discussions with DelDOT have included the need and requirements relating
to a Traffic Operational Analysis (TOA) or Traffic Impact Study (TIS).

Current Site Status: Phase 1 of Silver Woods is nearing completion. As stated
previously, Phase 1 is a Record Re-Subdivision of Section Four of the former Starlight
Woods subdivision. Accordingly, Phase 1 is in compliance with all applicable
regulations and policies. Phase 2 will build on the successes of Phase 1. Although not a
part of this application, we offer the following information for your consideration
regarding Phase 1:

e First “Gold” Green Certified Home in the Nation (NAHB Resource Center
Green Homebuilding Guidelines)



e First Green Home in Delaware (NAHB)
e Every home constructed since has been certified Green (NAHB)
e First Delaware Green4Green Rebate

In addition to the above achievements, the following represents Green Building
Principles Employed in Phase 1:

Integrated Pest Management Plan for Site

Native Landscaping Manual Implemented for lots and Open Space
Tree Preservation

Construction Waste Recycling

Resource Efficiency for Materials Use and Re-Use

Building Products and Practices in each Home

Homeowner information packet

Additional opportunities that Phase 2 will incorporate into the proposed project:

e Compliance with Assawoman Bay TMDL requirements which will include a

40% reduction of Nitrogen, Phosphorous and Bacteria

Maintenance of Existing Site Drainage Conveyances

Biologic and Hydrologic Enhancement of Drainage Ditches

Preservation of Upland and Wetland Forest Block (>50 +/- Acres or > 43%)

Enhancement/Restoration of Forest Areas

Green Technology-Based Storm Water Management

e Walking Trail Loop with Interpretive Signs

e Nature Education at Clubhouse

e Green-Constructed, Green-Certified Homes (NAHB)

o Phase I Site Certification under NGBS (anticipated achievement of a
minimum of 3 stars)

Proposed Annexation / Land Use: The plan submitted to PLUS includes a proposal for
mixed-use consisting of approximately 179 single family lots with an area of 53 +/- acres,
70,225 square feet of commercial space on 11.1 +/- acres and the balance, approximately
51.4 acres (or more than 44 % of the project site) remaining as useable open space
including the proposed community center / clubhouse, walking trails and interpretive
areas. The 115.5+/- ac project will be annexed into the Town of Ocean View and be
rezoned from GR to Mixed Use Planned Community (MXPC). Information regarding
the proposed plan:

70,225 st Commercial Use on 11.1 +/- ac (9.6%)

Gross Denisty : 179 residential units / 104.4 +/- ac = 1.71 du/ac

Net Density: 179 / 80 +/- ac = 2.23 dw/ac

Clubhouse Facilities

Functional Open Space = 51.4 +/- ac (44%)

Forest Preserved > 49 +/- acres (or more than 53% of existing)




Town Of Ocean View: The Applicant is seeking annexation into the Town of Ocean
View. Accordingly, the project will seek to be zoned as Mixed Use Planned Community
(MXPC) in accordance with the Town of Ocean View’s Comprehensive Plan. Figures 8
and 9 shows that the planned growth area for the Town of Ocean View includes the
project site and the surrounding area.

Figure 8
Town of Ocean View Growth Area

Source: MAP 3, 2004 Town of Ocean View Comprehensiv Plan Update
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Town of Ocean View Growth Area

Source: MAP 6a, 2009 DRAFT Town of Ocean View Comprehensive Plan Update™
*Note: the Comp. Plan Update was certified by the State in 2009, but is not available online at
http://www.stateplanning.delaware.gov/municipal/ocean_view.shtml

Therefore, this proposed use is consistent with the Comprehensive Plan of the Town of
Ocean View and will represent a permitted use under MXPC zoning in their code.
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