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STAFF RECOMMENDATION REPORT 
September 2, 2021 

 
Application Number : SL-21-01 
 
Preliminary Plan Title : Brookside Farms  
 
Zoning District    :   RS-1 (Single Family Residential) 
 
Site Area : 52.77 + acres 
 
Proposed Number of Lots   : 88 Single-Family Detached   
  
Relation to Growth Zone   : Inside 
 

      
I. STAFF RECOMMENDATION: 

 
Staff recommends CONDITIONAL APPROVAL based on the information submitted 
as the application demonstrates compliance with the conditions for approval as outlined 
in the Code, as follows: 
 
A. Code Requirements: 

 
1. The final plan must meet all requirements of both Chapters 187 and 205 of the 

Kent County Code and all items in the final plan column of Appendix D of 
Chapter 187. This may include items that are not specifically outlined below. 
The final plan must be recorded within 24 months of the date of preliminary 
approval. 
 

2. A list of required notes and other data to be added to the final plan is attached to 
this report. 

 
3. The creation of a trash district is required in accordance with the provisions of 

§187-53(H). The applicant shall contact the Kent County Department of Public 
Works for information on this process. (Phone 302-744-2430) 
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4. The shared-use path shown on the plan is a requirement of DelDOT and is 
acceptable to take the place of the §187-60(A) requirement for sidewalks along 
the roadway frontage. This path must be installed or bonded in conjunction with 
all other site improvements that are required.  

 

5. Prior to final approval, FEMA must issue a letter of map amendment in support 
of the adjusted floodplain boundary shown on the plan. 

 

6. Kent County Division of GIS/911 must approve the subdivision name and all 
internal street names prior to final plan approval. 

 

7. Prior to final approval, USGS or DNREC must issue a letter or a map 
amendment in support of the adjusted blue line stream boundary shown on the 
plan. 

 
8. Acknowledgement of and compliance with Kent County Code Section 187-70, 

Ownership and maintenance of active recreation areas and passive open spaces, 
shall be required prior to final plan approval.  

 
A. Recommendations: 

 
1. Kent County Code §187-56(C) states that subdivision and/or land development 

plans shall be designed in accordance with the design requirements and 
standards contained in this chapter, with the objective of achieving the most 
advantageous and efficient use of land resources and yielding high quality living 
environments. For this reason, Staff has the following recommendations: 

 
a. Staff recommends the addition of lighting near the amenities located in 

the Active Open Space. Developer should contact the Department of 
Public Works to create a Street Light District. This recommendation is 
based on Code Section 187-53(H)(1) requiring streetlights to be 
installed in major subdivisions with 51 or more lots and a density of 
2.5 dwelling units per acre. 
 

b. The applicant should consult with DNREC about the possibility of 
establishing habitat for aquatic and water dependent plants and 
animals in conjunction with the construction of the pond. The pond 
should be stocked with appropriate species of fish. 

 
2. To avoid conflict with individual lot owners or future improvements made by 

lot owners, Staff recommends that street trees shown on the Landscape Plan 
be planted prior to the issuance of a Certificate of Occupancy for the 
individual lots where street trees are proposed. A note should be added to the 
plan to this effect.  
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II. WAIVER REQUEST: 

 
1. The applicant has requested a waiver from Kent County Code §187-58(H)(2) 

requiring linkage streets designed to provide future access and street connection to 
adjacent vacant or undeveloped lands that may be developed in the future at a ratio of 
one linkage street ROW stub per 800 linear feet of subdivision boundary. The 
applicant’s request is for a waiver of a connection at the end of Stonewood Lane due 
to environmental conditions on the subject site and neighboring site. The applicant 
further stated that the subject site is currently bounded by woods and wetlands in this 
area and that adjacent parcel 3-00-05600-01-4300-000 has “many issues” that would 
prevent any development or connection from taking place. 

 
Staff has reviewed this request and recommends APPROVAL of this waiver. The 
current street layout for the proposed subdivision includes a single interconnection to 
an adjacent parcel to the northeast. The southernmost boundary of the subject site is 
comprised of wetlands surrounding the Fork Branch stream and is not suitable for 
road construction. Similarly, the remaining land located southeast of the subject site 
contains significant woodlands and wetlands, as well as two blue line streams and 
also does not lend itself to development or road construction. 

 
III. BACKGROUND INFORMATION: 
 

• The applicant is requesting approval of an 88 lot single family development. 
 

• The Comprehensive Plan calls for medium density residential uses in this area. The 
proposed subdivision plan is in conformance with the Comprehensive Plan. 

 
• The subject site is 52.77 + acres and is currently utilized as a horse track and training 

facility. 
• The site is located on the east side of Pearsons Corner Road, west of Kenton Road 

and north of Central Church Road, west of Cheswold. 
 

• The character of the surrounding area is residential in nature. The proposed project is 
bounded on the south by the residential subdivision, Dover Meadows. Single family 
residential and agricultural lands comprise the remaining area. 

 
• The site will be served by Kent County Sanitary Sewer District 1 and Tidewater 

Utilities. 
 

• A landscape plan has been provided showing the proposed active open space 
improvements, the required buffers, and tree plantings. Based upon the area of this 
project, the applicant is required to plant 76 trees. The applicant is proposing to plant 
29 trees within open space areas and 222 trees on individual lots. Since the site design 
does not allow for a single active open space area to be centrally located, the 
applicant proposes three active open space areas disbursed throughout the 
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community, with parking spaces to be provided within the cul-de-sacs of Sugarloaf 
Court and Ramblewood Drive. The active improvements shown include three 
walking paths, two tot-lots, and two sets of swings.  
 

• This proposal went through the PLUS process in 2019 (application 2019-01-10). A 
copy of the applicant’s response to the PLUS comments is attached to this report. 

  
• This application must comply with the standards of the Adequate Public Facilities 

Ordinance: 
a. The project will be served with public water provided by Tidewater Utilities. The 

water supplier will be required to provide sufficient capacity to meet State Fire 
Prevention Regulations. Fire hydrants will be provided according to State Fire 
Prevention Regulations. 
 

b. The applicant submitted a letter stating that they will comply with the School and 
EMS sections of the ordinance by paying the relevant fee at the time of building 
permits. 

 
c. The fee required for the Capital School District will be calculated at the final 

plan approval stage by multiplying the total student generation rate by the most 
recently established local school district share of total average cost per student 
for school construction as determined by DOE. A School Mitigation Agreement 
must be submitted prior to final plan approval and recorded along with this 
development. 

 
d. The EMS fee will be based upon the projected number of annual dispatch calls 

for the proposed development multiplied by the per capita EMS costs based upon 
the most recent reporting year. 

 
e. A Traffic Impact Study (T.I.S.) was prepared for this development in 2019, 

which requires a number of off-site roadway improvements to be completed, 
including the following: 

 
• Reconstruction of Pearsons Corner Road to provide two 11’ travel lanes 

and two 6’ shoulders; 
 

• Lane configuration improvements related to the site entrance; 
 

• The installation of a roundabout or traffic signal at the intersection of 
Kenton Road and Central Church Road; and 
 

• Various bicycle, pedestrian and transit improvements. 
 

IV. AGENCY COMMENTS:  
 
The following County and State agencies have reviewed the preliminary plan prepared 
by First State Engineering and have provided the following requirements, conditions and 
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recommendations: 
 

A. KENT COUNTY DEPARTMENT OF PUBLIC WORKS, Engineering Division 
Contact: Brian L. Hall, Engineering Project Manager II 
 
Requirement: 
1. Property is “legally” located in KCSDD1, Fork Branch West Area. 

 
2. “Technically”, the underlying TFS must be updated due to its vintage, and it 

appears the other original participating entities have not progressed in the 
overall approval process. 

 
3.     Proposal must proceed in accordance with all applicable requirements of the 

KC Code, specifically Chapter 128 (Fees) & Chapter 180 (Standards). 
 

4. Providing SS service to all existing strip lots & adherence to the applicable 
BUS’s, in accordance with the KC Code, Chapter 187. 
 

5. Depiction of all SS easement, R-O-W, and/or dedication areas. 
  

6. Section 187-53(H)(4) requires that Garbage Collection Districts be created in 
major subdivisions unless specifically not required by the Commission.  
 

7. Section 187-53(H)(1) requires that Street Lighting Districts be created for any 
subdivision with over fifty (50) lots and a density of 2.5 units per acre or 
greater. Additionally, the entrance to the subdivision must be lighted. 

 
 Comment:  
1.  The Engineering Division grants “Conditional Approval”. 

 
III. OWNER/DEVELOPER:  

  
The owner shall be aware of and be prepared to comply with all comments regarding this 
project stated in this report. All comments must be addressed in the final plan prior to 
final approval. Letters of “No Objection to Final Approval” from the following agencies 
will be required prior to final approval: 

 
A. DelDOT, Division of Highways 
B. Kent Conservation District 
C. Office of State Fire Marshal 
D. Kent County Department of Public Works 
E. Kent County Division of GIS / 911 Addressing 
F. FEMA Letter of Map Amendment 
G. USGS (Blue Line Stream) 

 
This recommendation is offered without the benefit of public testimony and is based on the 
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information presented when the application was received by the Department of Planning 
Services.    

 
ENC: Data Sheet 

Exhibit A – Location Map 
Waiver Request – Street Linkage dtd. 7/6/18 
PLUS Response Letter dtd. 7/1/21 
Traffic Impact Study dtd. 8/26/20 
APFO Compliance Summary 
Plan requirements for final approval 
Subdivision Plan rev 8/17/21 
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DATA SHEET FOR PRELIMINARY SUBDIVISION PLAN REVIEW 
 

Regional Planning Commission Public Hearing of September 2, 2021 
 

Regional Planning Commission Business Meeting of September 9, 2021 
 

 
Plan Number and Title    :   SL-21-01 Brookside Farms  
              
Location                                                                     : Located on the east side of Pearsons 

Corner Road, approx. 950’ southwest of 
Dapple Gray Lane and approx. 1,370’ 
northeast of Rose Dale Lane, west of 
Cheswold 

 
Owner  / Applicant     : Sugar Loaf Farm, Inc. 
        Attn: Elmer Fannin, Partner 
        8272 Brick Granary Road 
        Lincoln, DE  19960 
   
Engineer      : Scott Lobdell, P.E. 
        First State Engineering 
        630 Churchmans Road, Ste 105 
        Newark, DE  19702 
 
Present Zoning District :      RS-1 (Single Family Residential) 
 
Levy Court District     :   1st - Masten 
 
School District     :   Capital 
 
Fire District      :   Cheswold 
 
Size of Site      : 52.77 acres + 
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Number of Proposed Lots    : 88 Single Family Lots 
 
Active Open Space     : 1.09 acres + 
    
Passive Open Space     : 26.43 acres + 
 
Stormwater Management Area   : 0.93 acre + 
 
Wetlands Area     : 13.91 acres + 
 
Total Acreage Within Woodlands   : 12.83 acres +   
 
Average Lot Area    : 8,938.07 sq. ft. (0.21 acres +) 
 
Minimum Lot Area   : 7,500.00 sq. ft. (0.17 acres +) 
 
Maximum Lot Area   : 16,455.00 sq. ft. (0.38 acres +) 
 
Maximum Impervious Coverage   : 35% 
 
Relation to Growth Zone    : Inside 
 
Proposed Density    : 1.67 dwelling units per acre 
 
Water    : Public - Tidewater Utilities 
 
Sewer    : Public - Kent County- KCSSD 1 
  
Kent County Property Identification Number :   3-00-056.00-01-02.00-000 



Exhibit A

LOCATION  AND ZONING MAP
Application: SL-21-01

Brookside Farms Subdivision

APPLICANT/OWNER: 

Sugar Loaf Farm, Inc. 

Attn: Elmer Fannin, Partner

ENGINEER:

Scott Lobdell, P.E. 

First State Engineering

PRESENT ZONING 

DISTRICT:

RS-1 (Single Family Residential)

PRESENT USE: 

Horse Track & Stables  

PROPOSED REQUEST:

88 Single Family Lots    

LEVY COURT DISTRICT:  

1st - Masten

TAX MAP NO: 

KH-00-056.00-01-02.00-000

LOCATION: Located on the east 

side of Pearsons Corner Rd. 

approx. 950’ southwest of  Dapple 

Gray Lane and approx. 1,370’ 

northeast of Rose Dale Lane, west 

of Cheswold

Kent County
Levy Court

PEARSONS CORNER RD

KENTON RD 

CHESWOLD

SUBJECT SITE

ROSE DALE LN









Consulting Civil Engineers ♦ Surveying ♦ Planning 
Hydraulics/Hydrology ♦ Construction Inspections 
Construction Management ♦ Land Development 
Water/Wastewater ♦ Construction Management 

 

 

Please Reply To: 

First State Engineering 

630 Churchmans Road, Suite 105 

Newark, DE 19702 

PH:  302.368.3184 

FAX:  302.368.7195 

info@FirstStateEngineering.com 

  FirstStateEngineering.com 

 

 

 
 

July 1, 2021 

 
Office of State Planning 

Haslet Armory 

122 Martin Luther King Jr. Blvd. South 
Dover, DE 19901 

 

Attn:  Mr. David Edgell, AICP 

  
RE: Brookside Farms 

 Plus Review #2019-01-10  

 Pearsons Corner Road 
 Kent County, Delaware 

 FSE File #18-01-Kent 

 
Dear Mr. Edgell: 

 

We have received the PLUS comments dated February 20, 2019 for the above referenced project ad offer 

the following responses for your consideration.  Our responses below are in red. 
 

Department of Transportation - Contact Bill Brockenbrough 760-2109 

• This project is located within the regulated airspace zones of Delaware Airpark (33N), which is a 

public-use facility.  Federal Aviation Regulation (FAR) Part 77 imposes height restrictions on any 

structures within these zones.  DelDOT requires that the applicant for this project submit a 

"Proposed Construction/Alteration in Airport Zones Notification Form" in accordance with 

Delaware Code (2 Del. C. § 602).  The form will be submitted and approved prior to recordation. 

 

• This notification form can be submitted during the plan approval process with the local land use 

jurisdiction, but DelDOT's  Office of Aeronautics is willing to test hypothetical height numbers to 

prevent any future project complications.  Please contact Mr. Nate Attard with the DelDOT Office 

of Aeronautics at (302) 760-2174 with any questions or concerns.  Same as above. 

 

• The site access on Pearsons Corner Road (Kent Road 101) and the internal subdivision streets must 

be designed in accordance with DelDOT's Development Coordination Manual.  Entrances will be 

designed in compliance with all DelDOT regulations. 

 

• Pursuant to Section P.3 of the Manual, a Pre-Submittal Meeting is required before plans are 

submitted for review.  We will request the meeting prior to starting the submittal process. 

 

• Section P .5 of the 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.  Fees for this 

project will be paid when due. 



 

 

• Per Section 2.2.2.1  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.  The PLUS application states that the proposed development 

would generate 1,190 vehicle trip ends per day. DelDOT calculates that the development would 

generate 1,220 vehicle trip ends per day and 120 vehicle trip ends per hour during the evening peak 

hour on Pearsons Comer Road. Therefore a TIS is warranted.   

Per Section 2.2.2.2 of the Manual, developments generating fewer than 2,000 vehicle trip ends per 

day and fewer than 200 vehicle trip ends per hour in any hour of the day may be eligible to pay a 

fee, the Area Wide Study Fee, in lieu of doing a TIS if the relevant local government does not 
require a TIS.  The fee is calculated as $10 times the Average Daily Traffic volume shown on the 

site plan and is payable with the Initial Stage submission. Payment of the fee does not exempt the 

developer from responsibility to make off-site improvements  or from preparing  a Traffic 

Operational  Analysis  (TOA) if DelDOT identifies  a need for a TOA in the plan review process. 
 

One off-site  improvement  that DelDOT can identify without the benefit of a TIS is frontage 

improvements  along Pearsons  Comer Road.   DelDOT  anticipates  requiring the developer  to 
improve Pearson's Comer Road to meet its standards  for collector  roads, which include  12-foot 

lanes and 8-foot shoulders  in both directions. 

 
With those things said, DelDOT' s understanding is that Kent County will require a TIS for this 

project.   If they do, DelDOT will support their requirement  and will not accept the Area Wide 

Study Fee. 

 
A traffic study was prepared reviewed and approved by DelDOT.  Improvement agreements have 

been determined. 

 

• Section 3.2.4.2 of the Manual  addresses the placement  of right-of-way monuments (markers)  

along the roads on which a property  fronts, in this case Pearsons  Comer Road. Monuments  

sufficient to re-establish  the permanent  rights-of-way after the dedication discussed  below should 

be shown on the plan and provided  in the field in accordance with this section.  Proposed 

monuments are called for on the Record plans. 

 

• As necessary,  in accordance  with Section 3.2.5 and Figure 3.2.5-a of the Manual, DelDOT will 

require dedication  of right-of-way along the site's frontage on Pearsons Comer  Road to meet 

DelDOT's standards  for collector  roads.   By this regulation,  this dedication  is to provide  a 

minimum  of 40 feet of right-of-way from the physical centerline along Pearsons  Comer  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."  The needed ROW dedication has been called 

for on the Record plans. 

 

• In accordance with Section  3.2.5.1.1  of the Manual, if this development is proposing a 

neighborhood sign/structure,  then a permanent  easement  shall be established  at the site entrance.  

The easement  shall be located outside of any existing and/or proposed  right-of-way. It will also 

need to be verified that the sign/structure does not pose a sight distance and/or safety hazard.  The 

signage has been shown as required on the Landscape plan. 

 



 

• In accordance  with Section  3.2.5.1.2  of the Manual, DelDOT  will require the establishment of 

15-foot wide permanent  easements  across the property  frontage on Pearsons  Comer Road.   The 

location of the easements  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 established for the State of Delaware, as per this 

plat."  The easement has been provided. 

 

• In accordance  with Section  3 .4 of the Manual, a record plan shall be prepared  prior to issuing  

"Letter  of No Objection". The record plan submittal  shall include the items listed on the Critical  

Items for Acceptance:  The Record plan will be in compliance with the required regulations. 

 

• Section 3.5 of the Manual provides DelDOT's  requirements with regard to connectivity. The 

requirements in Sections 3.5.1 through 3.5.3 shall be followed for all development projects having 

access to state roads or proposing DelDOT-maintained  public streets for subdivisions.  While all 

of these sections apply to this project,  DelDOT offers two specific requirements: 

 
o Section 3.5.6 specified that all plans demonstrate that the proposed subdivision street 

system will achieve a connectivity ratio of 1.4  or greater.  DelDOT calculates that the 

proposed plan would have a connectivity ratio of 1.33  and suggests replacing the two cul-

de-sacs closest to the entrance with a loop street as a way of meeting the requirement.  We 

have not connected to the two streets due to limited space however there are further 

connectivity solutions within the rest of the layout. 

 
o Section 3.5.7 requires connections between adjoining subdivisions and DelDOT 

anticipates requiring a connection to the adjoining lands along Thoroughbred Lane in this 

regard.  We have provided a future ROW for this connection. 

 

• Section 3.5.4.2 of the Manual addresses requirements for shared-use paths and sidewalks.  

Referring to Section 3.5.4.2.A of the Manual,  in Level 3 Investment Areas, installation of a 

sidewalk or Shared Use Path along the development's road frontage is at the discretion of DelDOT's  

Subdivision Engineer.  Because there is significant development activity along Pearsons Comer 

Road, DelDOT will require a Shared Use Path along the development frontage.  A shared use path 

is proposed. 

 

• Referring to Section 3.5.5 of the Manual, existing and proposed transit stops and associated 

facilities as required by the Delaware Transit Corporation (DTC) or DelDOT shall be shown on the 

Record Plan.  We have added a bus stop within the development nearby to the exiting pond. 

 

• Referring to Section 4.3 of the Manual, an entrance plan shall be prepared prior to issuing entrance 

approval. The entrance plan submittal  shall include the items listed on the Critical Items for 

Acceptance:  The entrance plan with be compliant with all regulations and will be submitted for 

approval. 

 

• Section 5.1.2 of the Manual addresses design criteria for subdivision streets.   DelDOT recommends 

that the applicant check their street design against the minimum horizontal curve radii  in Figure 

5.1.2-a before submitting the subdivision plan for review.  All streets comply with the required 

regulations. 



 

 

• In accordance with Section 5.2.5.6 of the Manual, a separate turning template plan shall be provided 

to verify vehicles can safely enter and exit the site entrance.   As per Section 5.2.3 of the Manual, 

the entrance shall be designed for the largest vehicle using the entrance.  The template will be 

shown on the entrance plans. 

 

• In accordance  with Section 5.2.9 of the Manual, the Auxiliary  Lane Worksheet  should be used to 

determine whether auxiliary lanes are warranted at the site entrance and how long those lanes 

should be.   The worksheet will be utilized in the design process. 

 

• In accordance  with Section 5.4 of the 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.  Site distance triangle 

will be part of the entrance plan submittal. 

 

• In accordance  with Section 5.14 of the 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.  Utilities will be 

depicted on the plans as required. 

 

• Section 7.7.2 of the Manual  addresses the need to provide 20-foot wide drainage easements  for 

all storm drainage systems, open or closed, that fall outside the existing right-of-way or the 

drainage/utility easement.   In accordance  with this section, metes and bounds and total areas need 

to be shown for any drainage easements.   The easements should be shown and noted on the record 

plan.  All required easements will be depicted on the plans as required. 

State Historic Preservation Office -- Contact Carlton Hall 736-7404 
 

• There is an archaeological  site (K00438),  located in open space in the southwest  corner of the 

parcel, fronting  Pearson's Corner Road.  Noted. 

 

• Given the presence  of an archaeological  site within the parcel and prevalence  of archaeological  

sites in the vicinity, the parcel has a high potential to contain archaeological  resources,  The 

Delaware SHPO is requesting  an archaeological survey of the project  area and a copy of the report.  

We will investigate this request further as the plan is developed. 

 

• If any project  or development proceeds, the developer  should be aware of the Unmarked Human 

Burials and Human  Skeletal Remains  Law (Del. C.  Title 7, Ch.  54).  Prior to any demolition  or 

ground-disturbing activities,  the developer  should hire an archaeological consultant  to examine  

the parcel for archaeological resources,  including  unmarked  human burials or human  skeletal 

remains, to avoid those sites or areas.  Noted. 

 

• If there is federal involvement, in the form of licenses, permits, 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. For further information  on the Section  106 process  please review 

the Advisory  Council on Historic  Preservation's website at: www.achp.gov.  Noted. 

http://www.deldot.gov/Business/subdivisions/index.shtml
http://www.achp.gov/


 

 

Delaware State Fire Marshall's Office -- Contact Duane Fox 259-7037 

 

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:  A 

completed submittal package will be provided when required. 

 

Fire Protection Water Requirements: 

• Where a water distribution system is proposed for single-family dwellings, it shall be capable of 

delivering at least 500 gpm for I-hour duration, at 20-psi residual pressure. Fire hydrants with 1000 

feet spacing on centers are required.  We will ensure the pressure requirements are met. 

 

• The infrastructure for fire protection water shall be provided, including the size of water mains.  All 

information will be located on the fire protection plan that will be submitted for approval. 

 

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.  Additionally, 

where trees are to be situated adjacent to travel roads in the subdivision, some forethought should 

be exercised regarding how future growth of the trees may affect fire department travel throughout 

the subdivision.  Noted. 

 

• 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.  This access has been provided. 

 

• 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 cul-de-sacs comply with these requirements. 

 

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

Department of Transportation requirements.  Noted. 

 

• 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.  Noted. 

 
Gas Piping and System Information: 

 

• Provide type of fuel proposed and show locations of bulk containers on plan.  This information will 

be depicted on the plans. 

 

 



 

Required Notes: All notes will be on the submitted plans. 

 

• 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" 

• Name of Water Supplier 

• Proposed Use 

• National Fire Protection Association (NFPA) Construction Type 

• Maximum Height of Buildings (including number of stories) 

• Provide Road Names, even for County Roads 

 

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 the suggestions can benefit the 
project. 

 

Department of Transportation - Contact Bill Brockenbrough  760-2109 

• The applicant should expect a requirement that any substation and/or wastewater facilities will be 

required to have access from an internal street or driveway with no direct access to Pearsons Comer 

Road.  We have configured the pump station lot to comply with this. 

 

• The applicant should expect a requirement that all PLUS and Technical Advisory Committee 

(TAC) comments be addressed prior to submitting plans for review.  Noted. 

 

• Please be advised that the Standard General Notes were updated on December 8, 2017, and posted 

to the DelDOT website.  The notes can be found at 

http://www.deldot.gov/Business/subdivisions/index.shtml.  The notes will be the most recent notes 

posted on DelDOT’s website at the time of the submittal. 

 

Department of Natural Resources and Environmental Control --Contact Michael Tholstrup 

735-3352.  Wetlands. 

• Statewide Wetland Mapping Project mapping indicates wetlands within the subject parcel.  A 25-

foot buffer width is proposed which is narrower than the recommended 100 buffer width.  We are 

holding the recommended Kent County requirement of 25 feet minimum.  The buffer is larger 

than this in most spots. 

Water Quality. 

• DNREC mapping identifies the presence of hydric soils (Fallsington).  Noted 

 

• Recommendation:  Minimize the proposed stormwater management ponds and expand u. se 

of green-technology.   Minimize the removal of forest cover, and the creation of impervious 

areas.  All forested areas will be preserved. 

 

http://www.deldot.gov/Business/subdivisions/index.shtml


 

Natural Areas. 

• A portion of the project parcel is located within the Fork Branch Natural Area.  Impacts to this 

important ecological feature should be avoided.  A "natural area" as defined by the law is an area 

of land or water, or of both land and water, whether in public or private ownership, which either 

retains or has reestablished its natural character (although it need not be undisturbed), or has 

unusual flora or fauna, or has biotic, geological, scenic or archaeological features of scientific or 

educational value.  Noted. 

 
Delaware State Fire Marshall's Office -- Contact Duane Fox 259-7037 

•   Although not a requirement of the State Fire Prevention Regulations, the Office of the State Fire 

Marshal encourages home builders to consider the benefits of home sprinkler protection in 

dwellings. The Office of the State Fire Marshal also reminds home builders that they are obligated 
to comply with requirements of Subchapter III of Chapter 36 of Title 6 of the Delaware Code 

which can be found at the following website: 

http://delcode.delaware.gov/title6/c036/sc03/index.shtml.  The builder will comply with the 

required regulations. 

 

•  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.  Noted. 

 
Delaware Area Rapid Transit (DART)-Contact: Jared Kauffman 576-6062 

• A shared use pathway along Pearsons Corner Road is recommended.  The SUP is proposed along 

the frontage. 

Please let me know if you need any additional information or have any questions. 

 
Sincerely, 
 

 

 
 

Scott Lobdell, P.E.     
 

http://delcode.delaware.gov/title6/c036/sc03/index.shtml
http://www.statefiremarshal.delaware.gov/




 

 

August 26, 2020 

 

 

Mr. Scott Lobdell 

Van Cleef Engineering Associates, Inc. 

630 Churchmans Road 

Suite 105 

Newark, DE 19702 

 

Dear Mr. Lobdell: 

 

 The enclosed Traffic Impact Study (TIS) review letter for the Brookside Farms (Protocol 

Tax Parcel 3-00-056.00-01-02.00-000) development has been completed under the responsible 

charge of a registered professional engineer whose firm is authorized to work in the State of 

Delaware.  They prepared the TIS in a manner that conforms to DelDOT’s Development 

Coordination Manual and other accepted practices and procedures for such studies.  DelDOT 

accepts this letter and concurs with the recommendations.  If you have any questions concerning 

this letter or the enclosed review letter, please contact me at (302) 760-2167. 

 

Sincerely, 

 

 

Troy Brestel  

Project Engineer 

 

TEB:km 

Enclosures 

cc with enclosures: Mr. Brent Fannin, Key Properties Group 

Ms. Constance C. Holland, Office of State Planning Coordination 

Ms. Sarah E. Keifer, Kent County Department of Planning Services 

   Mr. Mir Wahed, Johnson, Mirmiran & Thompson, Inc. 

   Ms. Joanne Arellano, Johnson, Mirmiran & Thompson, Inc. 

   Mr. John Pietrobono, Johnson, Mirmiran & Thompson, Inc. 

DelDOT Distribution 

 

 

 

 



 

 

 

DelDOT Distribution 

 

Brad Eaby, Deputy Attorney General 

J. Marc Coté, Director, Planning 

Shanté Hastings, Director, Transportation Solutions (DOTS) 

Mark Luszcz, Deputy Director, Traffic, DOTS 

Michael Simmons, Assistant Director, Project Development South, DOTS 

Todd Sammons, Assistant Director, Development Coordination 

T. William Brockenbrough, Jr., County Coordinator, Development Coordination 

Peter Haag, Chief Traffic Engineer, Traffic, DOTS 

Chris Sylvester, Traffic Studies Manager, Traffic, DOTS 

Matthew Lichtenstein, Central District Engineer, Central District 

Richard McCabe, Central District Public Works Engineer, Central District  

David Dooley, Service Development Planner, Delaware Transit Corporation 

Anthony Aglio, Planning Supervisor, Statewide & Regional Planning 

Joshua Schwartz, Subdivision Manager, Development Coordination 

Jeff Steward, Kent Plan Reviewer, Central District 

Mark Galipo, Traffic Engineer, Traffic, DOTS 

Claudy Joinville, Project Engineer, Development Coordination 

 



 

 

August 26, 2020 

Mr. Troy Brestel  
Project Engineer  
Development Coordination 
DelDOT Division of Planning 
P O Box 778 
Dover, DE 19903  
 
RE: Agreement No. 1774 
 Project Number T201769002 

Traffic Impact Study Services 
Task 7-Brookside Farms 

 
Dear Mr. Brestel: 
 
Johnson, Mirmiran and Thompson (JMT) has completed a Traffic Impact Study (TIS) for 
Brookside Farms. This task was assigned Task Number 7. The report is prepared in a manner 
generally consistent with DelDOT’s Development Coordination Manual. 
 
The TIS evaluates the impacts of a proposed residential development in Kent County, Delaware. 
The development would be comprised of 119 single-family detached houses. The site is located 
on the southeast side of Pearsons Corner Road (Kent Road 101) approximately 1,400 feet northeast 
of the intersection of Pearsons Corner Road and Rose Dale Lane (Kent Road 167). One full access 
point is proposed along Pearsons Corner Road (Kent Road 101) at the location of the existing 
entrance to the parcel (for the purposes of this analysis Pearsons Corner Road is considered an 
east/west roadway at its intersections from Central Church Road to Kenton Road). The subject 
property is on an approximately 52.77-acre parcel (Tax Parcel: 3-00-056.00-01-02.00-000) that is 
currently zoned as RS1 (Single-Family Residential), and the developer does not plan to rezone the 
land.  
 
DelDOT currently has a pavement rehabilitation project along McKee Road (Kent Road 156) 
within the study area. The pavement rehabilitation project of McKee Road (DelDOT Contract No. 
T202006202) will involve a mill and overlay of McKee Road from Scarborough Road to Main 
Street (Kent Road 45). Design is underway and construction is anticipated to start Summer of 
2021.  
 
DelDOT also completed a 2019 Pearsons Corner Road study which involved a speed evaluation 
along Pearsons Corner Road from Kenton Road (Kent Road 104) to Delaware Route 8  (Kent Road 
51) as well as an evaluation of the Pearsons Corner Road intersections with Dinah Corners Road 
(Kent Road 165) and W. Denneys Road (Kent Road 100)/Lockwood Chapel Road (Kent Road 
171). Per the study, the areas along Pearsons Corner Road with a posted speed limit of 50 miles 
per hour will be reduced to 45 miles per hour. Figure 1 on Page 6 shows the limits of the proposed 
speed reductions. Signing and striping improvements were recommended at the Pearsons Corner 
Road intersections with Dinahs Corner Road and W. Denneys Road/Lockwood Chapel Road. 
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These improvements include relocating or replacing warning signs per DEMUTCD standards and 
installing “STOP AHEAD” and “STOP” pavement markings.  
 
In addition, DelDOT is coordinating with the Town of Cheswold and Kent County regarding the 
creation of a Transportation Improvement District (TID). DelDOT is in the process of obtaining 
traffic count information and reviewing existing conditions with the Town and County. The TID 
boundary has not been finalized but a TID Agreement is expected to be established Summer of 
2020.  
 
Section 5.3.k.2 of the Kent County Adequate Public Facilities Ordinance (APFO) states: "The 
specific traffic mitigation measures shall be chosen based on their ability to reduce the impact of 
traffic generated by the proposed subdivision or land development, in order to achieve and 
maintain the Level of Service standards for a minimum of two (2) years for roadway segments and 
intersections within the area of influence." Based on an April 14, 2008, meeting between DelDOT 
and Kent County Planning regarding the interpretation of the APFO, JMT has been instructed to 
perform the future two-year Level of Service maintenance analysis, for a date two years from when 
construction of the development is anticipated to be complete. The two-year Level of Service 
maintenance analysis results (referred to as Case 4) are contained in this final TIS letter. 
 
Based on the traffic impact study, we have the following comments and recommendations:  
 
The following intersection exhibits level of service (LOS) deficiencies without the implementation 
of physical roadway and/or traffic control improvements. 
 

Intersection Situations for which LOS deficiencies occur 
Kenton Road (Kent Road 104)/Central Church 
Road (Kent Road 155) 

2024 Weekday PM without Development (Case 2) 
2024 Weekday PM with Development (Case 3)  
2026 Weekday PM with Development (Case 4) 

 
The unsignalized intersection of Kenton Road (Kent Road 104)/Central Church Road (Kent Road 
155) would exhibit LOS deficiencies under 2024 without development (Case 2) as well as 2024 
and 2026 with development (Cases 3 and 4) during the PM peak period. The deficiencies would 
occur along the westbound Central Church Road approach with LOS F (61.5 seconds of delay per 
vehicle) and a calculated 95th percentile queue length of approximately 160 feet.  
 
The deficiencies at the Kenton Road/Central Church Road intersection can be mitigated through 
the provision of a left turn lane along eastbound and westbound Central Church Road. However, 
based on the TIS review letter for Palomar North and South dated December 2, 2010, a single lane 
roundabout was recommended to be installed to address LOS deficiencies and a roundabout would 
operate with acceptable LOS with years 2024 and 2026 peak hour traffic. Therefore, it is 
recommended that the developer be responsible to fund an equitable portion to the improvement 
to modify the intersection to be a single lane roundabout. Three other developers (Villages of 
Noble’s Pond, Cherrington, and Palomar North and South) are expected to enter into an agreement 
to install a roundabout at this intersection as well. 
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Should Kent County approve the proposed development, the following items should be 
incorporated into the site design and reflected on the record plan. All applicable agreements (i.e. 
letter agreements for off-site improvements and traffic signal agreements) should be executed prior 
to entrance plan approval for the proposed development.  
 

1. The developer should reconstruct Pearsons Corner Road to provide two 11-foot travel lanes 
and two six-foot shoulders from the easternmost limits of the site frontage to before the 
bridge limits as well as after the bridge limits to Rose Dale Lane. A mill and overlay should 
be provided along the bridge. At DelDOT’s discretion, DelDOT should analyze the 
existing lanes’ pavement section and recommend an overlay thickness to the developer’s 
engineer, if necessary.  
 

2. The developer should maintain the existing full access site entrance for the proposed 
Brookside Farms development on Pearsons Corner Road to be consistent with the lane 
configurations as shown in the table below:  
 

Approach Current Configuration Proposed Configuration 

Eastbound Pearsons Corner 
Road  

One shared left turn/through/right turn 
lane. No change 

Westbound Pearsons Corner 
Road  

One shared left turn/through/right turn 
lane. 

One left turn lane and one 
shared through/right turn lane 

Northbound Site Entrance One shared left turn/through/right turn 
lane. No change 

Southbound Private 
Driveway  

One shared left turn/through/right turn 
lane. No change 

 
Based on DelDOT’s Development Coordination Manual, the recommended minimum 
storage length is 185 feet (excluding taper) for the westbound Pearsons Corner Road left 
turn lane. The calculated queue lengths from the HCS analysis can be accommodated 
within the recommended storage length. 
 

3. The developer should enter into an agreement with DelDOT to fund an equitable portion 
of the improvements required to install a single lane roundabout at the intersection of 
Kenton Road with Central Church Road. The Villages of Noble’s Pond, Cherrington, and 
Palomar North and South developments are expected to enter into an agreement to install 
a roundabout at this intersection as well. 
 
Should a roundabout be determined to be infeasible for this location, installation of a traffic 
signal may be an option. In such case, a Traffic Signal Justification Study would need to 
be completed to determine if a signal is warranted. The developer should coordinate with 
DelDOT’s Development Coordination Section to determine the implementation and 
equitable cost sharing of these improvements. 
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4. The following bicycle, pedestrian, and transit improvements should be included: 
 
a. A minimum fifteen-foot wide permanent easement from the edge of the existing right-

of-way should be dedicated to DelDOT along the Pearsons Corner Road site frontage. 
Within this easement, the developer should construct a ten-foot wide shared-use path 
along each side of Pearsons Corner Road that meets current AASHTO and ADA 
standards. A minimum five-foot setback should be maintained from the edge of 
pavement to the shared-use paths. If feasible, shared-use paths should be placed behind 
utility poles. The developer should coordinate with DelDOT’s Development 
Coordination section during the plan review process to identify the exact location of 
the shared-use paths. 
 

b. Sidewalks should be provided on both sides of all internal roads. 
 

c. ADA compliant curb ramps and a marked crosswalk should be provided along the Site 
Entrance approach to Pearsons Corner Road. The use of diagonal curb ramps is 
discouraged. 

 
d. Minimum five-foot wide bicycle lanes should be incorporated in the shoulder along the 

Pearsons Corner Road approaches to the Site Entrance 
 
e. Utility covers should be moved outside of any designated bicycle lanes and any 

proposed sidewalks or should be flush with the pavement. 
 

1. Due to the proximity of the proposed development to the Delaware Airpark, we 
recommend that deed restrictions be required similar to the attached Avigation Nuisance 
Easement and Non-Suit Covenant (pages 41 and 42). The applicant should contact Mr. 
Joshua Thomas at (302) 760-4834 at DelDOT’s Statewide and Regional Planning Section 
to determine whether the proposed development is within the Runway Protection Zone. If 
so, restrictions may apply. 

 
Please note that this review generally focuses on capacity and level of service issues; additional 
safety and operational issues will be further addressed through DelDOT’s Plan Review process.  
 
Improvements in this review may be considered “significant” under DelDOT’s Work Zone Safety 
and Mobility Procedures and Guidelines. These guidelines are available on DelDOT’s website at 
https://www.deldot.gov//Publications/manuals/de_mutcd/index.shtml. For any additional 
information regarding the work zone impact and mitigation procedures during construction please 
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contact Mr. Don Weber, Assistant Director for Traffic Operations and Management. Mr. Weber 
can be reached at (302) 659-4651 or by email at Don.Weber@delaware.gov. 
 
Additional details on the TIS are attached. Please contact me at (302) 266-9600 if you have any 
questions concerning this review. 
 
Sincerely, 
Johnson, Mirmiran, and Thompson, Inc. 
 

 
Joanne M. Arellano, P.E., PTOE  
 
cc: Mir Wahed, P.E., PTOE 
Enclosure  
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Required Additions to Final Plan – Brookside Farms 
 

1. Add a General Planting Note on the Landscape Plan that street trees will be planted 
within the boundary lines of individual lots and shall not be planted within the right-of-
way. 

2. Add the following notes regarding stormwater maintenance to the plan: 
 

Stormwater Maintenance District §187-90.4(D)(1-5): 

• Inclusion within the Stormwater Maintenance District shall be automatic as a condition 
for preliminary plan approval and shall be memorialized on the final and/or record plan. 

• Perpetual easements granting the District access for the inspection and maintenance of 
stormwater infrastructure shall be shown on the record plan. A separate recorded 
easement agreement in a form determined by Kent County shall also be required. 

• The District shall not assume responsibility for the stormwater facilities and 
infrastructure until the subdivision or land development, or phase thereof, is substantially 
complete and the Kent Conservation District has provided final approval of construction.  

• Fees shall not be assessed to property owners until the District assumes responsibility for 
maintenance. Once the District assumes responsibility, the units within the subdivision or 
land development, or phase thereof, shall be subject to annual billing. 
 

3. Add the following note: 
 
All required landscape buffers shall be planted prior to issuance of 50% of the Certificates of 
Occupancy by bonded phase, and maintained by the applicant until all Certificates of Occupancy 
have been issued; provided, however, that no required landscape plantings should be conducted 
between May 15 and September 1. The landscape buffer area and any other landscape plan 
depicted on the record plan shall be maintained in perpetuity by the Homeowners’ Association or 
Maintenance Corporation. These deed restrictions shall run with the land and may not be 
vacated by the Homeowners’ Association or the Maintenance Corporation. 

4. Add the Kent County Planning Office file number SL-21-01 to the Title Block. 
5. In accordance with §187-60(H), sidewalk design and installation must comply with federal 

requirements of the Americans with Disabilities Act (ADA) and shall incorporate barrier-free 
access ramping at points of intersection with street crossings and at other locations so as to 
accommodate barrier-free pedestrian movement and access to buildings, parking areas, and other 
site amenities. All sidewalks shall be designed as an “accessible route” and shall conform to 
ANSI 117.1-1998 standards for handicapped accessibility. Provide typical curb ramp detail on the 
plan. 

6. Maintenance set aside areas must be provided for all stormwater management areas. Indicate the 
location of these areas on the plan. 

7. All major subdivisions must have lighted entrances. Indicate the type of lighting for the 
subdivision entrances on the plan. 

8. Add details of all proposed active recreational improvements. 



9. Correct the parcel number shown on adjacent parcel 3-00-05504-01-9600-000. 
10. General Note 36 requires the installation of signage for the stormwater management area. Show 

the detail and location of the signage on the final plan. 
11. The final plan must show all utility easements. 
12. The final plan submitted for recordation shall include a block for the review stamp from a 

representative of the Department of Transportation. 
13. Linkage stub streets shall be identified by signage which reads “Street Connection to Future 

Development”. Please provide a detail of this sign and the proposed locations on the plan. 
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