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June 21, 2024 
 
Meredith Wickersham 
Apex Engineering, Inc. 
27 W Market St, 
Newport, DE 19804 
 
RE:  PLUS review – 2024-05-09; Red Lion Business Park 
 
Dear Ms. Wickersham: 
 
Thank you for meeting with State agency planners on May 22, 2024 to discuss Red Lion 
Business Park.  According to the information received, you are seeking review of a proposed 
site plan for the construction of three proposed warehouse buildings totaling 57,740 SF on 5.74 
acres zoned I (Industrial). 
 
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 New Castle 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 Spending  
 
Based on its location in a Level 2 and Level 3 investment area, this project may be consistent 
with the 2020 Strategies for State Policies and Spending.  Investment Level 2 reflects areas 
where growth is anticipated by local, county, and State plans in the near-term future.  
Investment Level 3 reflects areas where growth is anticipated by local, county, and state plans 
in the longer-term future, or areas that may have environmental or other constraints to 
development.   
 



PLUS review 2024-05-09 
Page 2 of 11 
 

Code Requirements/Agency Permitting Requirements 
 
Department of Transportation – Contact Stephen Bayer 302-760-4834 
 

• The site access on all State maintained roads must be designed in accordance with 
DelDOT’s Development Coordination Manual, which is available at 
http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes. 

 
• Pursuant to Section 1.3 of the Development Coordination 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 
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?0802
2017. 

 
• Section 1.7 of the Development Coordination Manual addresses fees that are assessed 

for the review of development proposals.  DelDOT anticipates collecting the Initial Stage 
Fee when the record plan is submitted for review and the Construction Stage Fee when 
construction plans are submitted for review. 
 

• As necessary, in accordance with Section 3.2.5 and Figure 3.2.5-a of the Development 
Coordination Manual, DelDOT will require dedication of right-of-way along the site’s 
frontage.  By this regulation, this dedication is to provide a minimum of 30 feet of right-
of-way from the physical centerline of Red Lion Road. The following right-of-way 
dedication note is required, “An X-foot wide strip of right-of-way from the centerline is 
hereby dedicated in fee simple to the State of Delaware, acting by and through the 
Delaware Department of Transportation.”  
 

• In accordance with Section 3.2.5.1.2 of the Development Coordination Manual, DelDOT 
will require the establishment of a 15-foot wide permanent easement across the 
property frontage.  The location of the easement shall be outside the limits of the 
ultimate right-of-way. The easement area can be used as part of the open space 
calculation for the site. The following note is required, “A 15-foot wide permanent 
easement is hereby dedicated in fee simple to the State of Delaware, acting by and 
through the Delaware Department of Transportation.” 

 
• Referring to Section 3.4.2.1 of the Development Coordination Manual, the following 

items, among other things, are required on the Record Plan: 
 

o A Traffic Generation Diagram. See Figure 3.4.2-a for the required format and 
content. 

http://www.deldot.gov/Business/subdivisions/index.shtml?dc=changes
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017
https://www.deldot.gov/Business/subdivisions/pdfs/Meeting_Request_Form.pdf?08022017
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o Depiction of all existing entrances within 300 feet of the proposed entrances on 

Red Lion Road.  
 

o Notes identifying the type of off-site improvements, agreements (signal, letter) 
contributions and when the off-site improvements are warranted.    

 
• 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 right-of-way along all State maintained roads. 

 
• In accordance with Section 5.2.9 of the Development Coordination Manual, the Auxiliary 

Lane Worksheet should be used to determine whether auxiliary lanes are warranted at 
the site entrances and how long those lanes should be. The worksheet can be found at 
http://www.deldot.gov/Business/subdivisions/index.shtml. 
 

• In accordance with Section 5.4 of the Development Coordination Manual, sight distance 
triangles are required and shall be established in accordance with American Association 
of State Highway and Transportation Officials (AASHTO) standards.  A spreadsheet has 
been developed to assist with this task.  It can be found at 
http://www.deldot.gov/Business/subdivisions/index.shtml. 

 
• In accordance with Section 5.14 of the Development Coordination Manual, all existing 

utilities must be shown on the plan and a utility relocation plan will be required for any 
utilities that need to be relocated. 
 

• In accordance with the Development Coordination Manual the developer will be 
required to provide sidewalks along the property frontages. 

 
Department of Natural Resources and Environmental Control – Contact Beth Krumrine 302-735-
3480 
 
Stormwater Management 
The project proposes greater than 5,000 square feet of land disturbing activities and will be 
subject to Delaware’s Sediment and Stormwater Regulations. 
 

• A Sediment and Stormwater Plan must be developed, then approved by the appropriate 
plan review agency prior to any land disturbing activity taking place on the site. For this 
project, the plan review agency is the New Castle County Department of Land Use.  
 

http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.deldot.gov/Business/subdivisions/index.shtml
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• Additionally, to address federal requirements, construction activities that exceed 1.0 
acre of land disturbance require Construction General Permit coverage through 
submittal of an electronic Notice of Intent for Stormwater Discharges Associated with 
Construction Activity. This form must be submitted electronically 
https://enoi.dnrec.delaware.gov/, select Construction Stormwater General Permit) to 
the DNREC Division of Watershed Stewardship, along with the $195 fee.  
 

• Schedule a project application meeting with the appropriate plan review agency prior to 
moving forward with the stormwater and site design. As part of this process, you must 
submit a Stormwater Assessment Study.  

 
Plan review agency contact: New Castle County Department of Land Use at (302) 395-5400. 
Website: https://www.newcastlede.gov/2420/Land-Use 

 
General Stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. E-
mail: DNREC.Stormwater@delaware.gov.  
Website: https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/  

 
Industrial Stormwater  

Delaware’s Industrial Stormwater Regulation’s may apply. Before beginning an industrial 
operation, the applicant may be required to obtain permit coverage under Delaware’s Industrial 
Stormwater Regulations.  Any unpermitted, stormwater discharge affected by industrial 
activities is considered to be an illicit discharge, a violation of the National Pollutant Discharge 
Elimination System and the Clean Water Act. Industrial Stormwater Regulations can be found 
by visiting the DNREC Commercial and Government Services website 
at: https://dnrec.delaware.gov/water/commercial-government/npdes/industrial-stormwater/   

 
• A Notice of Intent form or No Exposure form must be submitted by each site, directed to 

the DNREC Surface Water Discharges Section. The Standard Industrial Classification code 
for each site will also vary from site to site, depending upon the industry type occurring 
on each lot. 
  

• Each site may also be required to develop a Storm Water Pollution Prevention Plan, 
determined on a case-by-case basis.    

Contact: DNREC Commercial and Government Services Section at (302) 739-9946. 
Email: DNREC_ISW@delaware.gov  

https://enoi.dnrec.delaware.gov/
http://nccde.org/174/Land-Use
https://www.newcastlede.gov/2420/Land-Use
about:blank
https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/
https://dnrec.delaware.gov/water/commercial-government/npdes/industrial-stormwater/
mailto:DNREC_ISW@delaware.gov
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Website: https://dnrec.delaware.gov/water/commercial-government/npdes/industrial-
stormwater/   

Wastewater Disposal Systems – Large Systems  

A new public wastewater system will be located at this site, as the applicant is proposing to 
connect to New Castle County sewer service.  

• A Wastewater Pollution Collection and Conveyance (WPCC) permit is required from the 
Commercial and Government Services section for any construction and operation and 
the sewer connection from any single family or multi-family dwelling, office building, 
store or other commercial building which generates more than 2,000 gallons of liquid 
waste per day. 

Contact: DNREC Large Systems Branch at (302) 739-9948.  
Website: https://dnrec.delaware.gov/water/groundwater/  

Hydrologic Soils Group  

Hydrologic Soil Group C and/ D soils (poorly drained) have been identified in the southwestern 
portion of the property, generally following the pattern of the existing tree coverage. While 
some of poorly drained soil is outside the Limit of Disturbance, there does appear to the 
addition of pavement on one end of the hydrologic soil and the addition of a stormwater 
management facility at the other end. These soil types could worsen current drainage issues, if 
present, and are typically not conducive to utilizing infiltration stormwater Best Management 
Practices such as bioretention and infiltration basins. These practices must meet minimum 
infiltration requirements.  
 

• Any stormwater Best Management Practices that propose the use of infiltration or 
natural recharge shall include a soils investigation. 

 
Contact: DNREC Sediment and Stormwater Program at (302) 739-9921. 
E-mail: DNREC.Stormwater@delaware.gov.  
Website: https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/  
 
Delaware Emergency Management Agency – Contact Phillip Cane 302-659-2325 
 
Proposed Project Parcel Flood Concern 

• This parcel is located within an area of Minimal Flood Concern of 1000 years or greater.  
 

https://dnrec.delaware.gov/water/commercial-government/npdes/industrial-stormwater/
https://dnrec.delaware.gov/water/commercial-government/npdes/industrial-stormwater/
https://dnrec.delaware.gov/water/groundwater/
about:blank
https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/
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Parcel Status within County Evacuation Zone Location 
• The parcel is not yet located within a New Castle County Evacuation Zone.  

 
Parcel Status within the 10-mile Emergency Planning Zone (EPZ) for the Salem Nuclear Power 
Plant 

• The parcel is not located within the 10-mile EPZ for the Salem Nuclear Power Plant. 
 
State Historic Preservation Office – Contact Carlton Hall 302-736-7400 
 

• There is low potential for archaeological sites on this parcel. The parcel is not near any 
known source of freshwater and therefore there is low potential for any pre-Contact 
archaeological sites. There is no known historic occupation of the parcel. In addition, the 
parcel has changed significantly according to aerial imagery, and soils are likely 
disturbed.  
 

• This Office does not recommend archaeological survey prior to ground disturbance.  
 
Delaware State Fire Marshall’s Office – Contact Duane Fox 302-739-4394 
 
At the time of formal submittal, the applicant shall provide; completed application, fee, and 
three sets of plans depicting the following in accordance with the Delaware State Fire 
Prevention Regulation (DSFPR): 
 
Fire Protection Water Requirements:  

• Water distribution system capable of delivering at least 1500 gpm for 2-hour duration, 
at 20-psi residual pressure is required.  Fire hydrants with 800 feet spacing on centers.  
(Storage) 

• Where a water distribution system is proposed for the site, the infrastructure for fire 
protection water shall be provided, including the size of water mains for fire hydrants 
and sprinkler systems. 

Fire Protection Features 
• All structures over 10,000 Sq. Ft. aggregate will require automatic sprinkler protection 

installed. 

• Buildings greater than 10,000 sq. ft, 3-stories or more, over 35 feet, or classified as High 
Hazard, are required to meet fire lane marking requirements. 

• Show Fire Department Connection location (Must be within 300 feet of fire hydrant), 
and detail as shown in the DSFPR. 
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• Show Fire Lanes and Sign Detail as shown in DSFPR. 

Accessibility 
• All premises, which the fire department may be called upon to protect in case of fire, 

and which are not readily accessible from public roads, shall be provided with suitable 
gates and access roads, and fire lanes so that all buildings on the premises are accessible 
to fire apparatus.  This means that the access road to the subdivision from Red Lion 
Road must be constructed so fire department apparatus may negotiate it. 

• Fire department access shall be provided in such a manner so that fire apparatus will be 
able to locate within 100 ft. of the front door. 

• Any dead-end road more than 300 feet in length shall be provided with a turn-around or 
cul-de-sac arranged such that fire apparatus will be able to turn around by making not 
more than one backing maneuver. The minimum paved radius of the cul-de-sac shall be 
38 feet. The dimensions of the cul-de-sac or turn-around shall be shown on the final 
plans. Also, please be advised that parking is prohibited in the cul-de-sac or turn around. 

• The use of speed bumps or other methods of traffic speed reduction must be in 
accordance with Department of Transportation requirements. 

• The local Fire Chief, prior to any submission to our Agency, shall approve in writing the 
use of gates that limit fire department access into and out of the development or 
property. 

Gas Piping and System Information: 
• Provide type of fuel proposed and show locations of bulk containers on plan. 

 
Required Notes: 

• Provide a note on the final plans submitted for review to read “All fire lanes, fire 
hydrants, and fire department connections shall be marked in accordance with the 
Delaware State Fire Prevention Regulations” 

• Proposed Use 
• Alpha or Numerical Labels for each building/unit for sites with multiple buildings/units 
• Square footage of each structure (Total of all Floors) 
• National Fire Protection Association (NFPA) Construction Type 
• Maximum Height of Buildings (including number of stories) 
• Note indicating if building is to be sprinklered 
• Name of Water Provider 
• Letter from Water Provider approving the system layout 
• Provide Lock Box Note (as detailed in DSFPR) if Building is to be sprinklered 
• Provide Road Names, even for County Roads 
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Recommendations/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 these suggestions can benefit the project. 
 
Department of Transportation – Contact Stephen Bayer 302-760-4834 
 

• The applicant should expect a requirement that all PLUS and Technical Advisory 
Committee (TAC) comments be addressed prior to submitting plans for review. 
 

• Please be advised that the Standard General Notes have been updated and posted to 
the DelDOT website.  Please begin using the new versions and look for the revision dates 
of March 21, 2019 and March 16, 2021.  The notes can be found at 
https://www.deldot.gov/Business/subdivisions/ 

 
Department of Natural Resources and Environmental Control – Contact Beth Krumrine 302-735-
3480 
 
Stormwater Management 

• Where the site and soil conditions allow, integrate runoff reduction techniques including 
infiltration basins, bioretention (rain gardens), filter strips, and pavers to encourage on-
site stormwater infiltration and reduce runoff.    

 
• For improved stormwater management, preserve existing trees, wetlands, and passive 

open space.  
 

Plan review agency contact: Plan review agency contact: New Castle County Department of 
Land Use at (302) 395-5400. 
Website: https://www.newcastlede.gov/2420/Land-Use 
 
General stormwater contact: DNREC Sediment and Stormwater Program at (302) 739-9921. E-
mail: DNREC.Stormwater@delaware.gov.  
Website: https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/ 
 
Drainage 

• All existing drainage ditches on the property should be evaluated for function and 
cleaned, if needed, prior to the construction of the project.  

https://www.deldot.gov/Business/subdivisions/
http://nccde.org/174/Land-Use
http://nccde.org/174/Land-Use
https://www.newcastlede.gov/2420/Land-Use
about:blank
https://dnrec.delaware.gov/watershed-stewardship/sediment-stormwater/
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• Environmental permits or exemptions may be required by the County Conservation 
District (Standard Plan), the DNREC Sediment and Stormwater Program (eNOI/NOT), 
Army Corp of Engineers, and/or DNREC Wetlands and Waterways Section prior to 
clearing and/or excavating ditch channels. 

 
• All precautions should be taken to ensure the project does not hinder any off-site 

drainage upstream of the project or create any off-site drainage problems downstream 
by the release of on-site storm water. 
 

Contact: DNREC Drainage Program at (302) 855-1930.  
Website: https://dnrec.delaware.gov/drainage-stormwater/ 
 
Vegetated Buffer Zones  

• It is recommended to implement a 100-foot vegetated buffer zone from the edge of 
sensitive habitats across the site. Stormwater management areas should not be 
considered part of vegetated buffer zones.   

• Vegetated buffer zones should be left undisturbed during construction and should be 
identified outside of the Limit of Disturbance on the engineering plans. In some 
instances, stormwater outfalls, conveyances, and emergency spillways may cross 
through these zones, and will require temporary disturbance during construction. 

• Maintain vegetated buffer zones as either grasslands/meadows or forest. Buffer zones 
should be planted exclusively with native trees and plants. Native plants are well-suited 
to our climate and require limited maintenance. They also provide an increasingly 
important role in the survival of native birds and beneficial insects whose habitat is 
shrinking due to development and climate change.  

Contact: DNREC Wildlife Species Conservation & Research Program at (302) 735-3600.  
Website: https://dnrec.delaware.gov/fish-wildlife/contact-information/ 
 
Removal of Forest  
The preliminary plan proposes the elimination of approximately 0.5 of the 0.82 acres of forest 
on the site. Forests filter water for improved water quality, provide habitat for wildlife, absorb 
nutrients, infiltrate stormwater, moderate temperatures, and store atmospheric carbon which 
would otherwise contribute to climate change. 
 

• Removing forested areas for development, should be avoided to the greatest extent 
possible.  
 

• In general, contiguous forest and connected areas of natural habitat are more beneficial 
to wildlife, allowing for safer movement from one area to another while reducing 

https://dnrec.delaware.gov/drainage-stormwater/
https://dnrec.delaware.gov/fish-wildlife/contact-information/
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roadway mortality. The forest on this property appears to be connected to other tracts 
of forest by way of tree lines on neighboring parcels. Removal could have unintended 
consequences to wildlife moving among these areas. 

• To reduce impacts to nesting birds and other wildlife species that utilize forests for 
breeding, it is recommended that tree clearing not occur from April 1st to July 31st. 
Likewise, avoid mowing open space areas and grass filter strips during the same 
timeframe, as various species of birds utilize these areas for nesting sites.  
 

Contact: DNREC Division of Fish and Wildlife, Species Conservation and Research Program at 
(302) 735-3600. Website:  https://dnrec.delaware.gov/fish-wildlife/contact-information/  
 
Sustainable Practices 

• On large expanses of impervious surfaces and asphalt, design parking areas to include 
trees for shading. 

• Incorporate nonmotorized connectivity and install bicycle racks where feasible to help 
facilitate employees’ non-vehicular travel modes. 

• Consider installing electric vehicle charging stations for employees. Installation costs can 
vary significantly depending on the parking and electricity distribution at a given 
location, so it is often easier and cheaper to plan for the installation at construction, 
rather than doing costly retrofits later. The DNREC Division of Climate, Coastal and 
Energy offers rebates of up to 80% of the cost of the charging station for commercial, 
multi-unit dwelling and other public properties. These programs address climate change 
goals of reducing greenhouse gas emissions and improving overall air quality 
(https://dnrec.delaware.gov/climate-coastal-energy/clean-transportation/). 

• Consider using renewable energy infrastructure such as solar or geothermal to reduce 
energy costs and further reduce pollution created from offsite generation. Grant funds 
and incentives are available for Delmarva Power customers through the DNREC Green 
Energy Fund, which includes several funding types through the state’s major electric 
utilities ((https://dnrec.delaware.gov/climate-coastal-energy/renewable/assistance/).  

• Use efficient Energy Star rated products and materials in construction and 
redevelopment. Energy efficient appliances use less energy over time. This saves 
consumers and businesses money, while also helping to reduce pollution from power 
generation. 

 
• Use structural paint coatings that are low in Volatile Organic Compounds to help protect 

air quality. Air pollution from new construction is generated through the use of 
maintenance equipment, paints, and consumer products like roof coatings and primers. 

https://dnrec.delaware.gov/fish-wildlife/contact-information/
https://dnrec.delaware.gov/climate-coastal-energy/clean-transportation/
https://dnrec.delaware.gov/climate-coastal-energy/renewable/assistance/
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• Use recycled materials, such as reclaimed asphalt pavement, to reduce heat island 
effects on paved surfaces, prevent landfill waste, and lower material costs. 

 
Contact: DNREC Division of Climate, Coastal & Energy at (302) 735-3480. 
Website: https://dnrec.delaware.gov/climate-coastal-energy/ 
 
Delaware State Fire Marshall’s Office – Contact Duane Fox 302-739-4394 
 

• Preliminary meetings with fire protection specialists are encouraged prior to formal 
submittal.  Please call for appointment.  Applications and brochures can be downloaded 
from our website:  www.statefiremarshal.delaware.gov, technical services link, plan 
review, applications or brochures. 

 
Following receipt of this letter and upon filing 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, 
 
 
 
David L. Edgell, AICP 
Director, Office of State Planning Coordination 
 

https://dnrec.delaware.gov/climate-coastal-energy/
http://www.statefiremarshal.delaware.gov/
Rose Zappacosta
Stamp


