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Status of Review - General Compliance for the public earing- The Department will
issue an additional review after the public hearing that will either
find the plan acceptable to proceed to Preliminary after addressing
all comments and/or studies or una ceptable, submit a revised
exploratory plan to address all co ents and/or studies.

County Board Hearing - Planning Board
Board of Adjustment
RPATAC

Plan nine

Datecompletesubmissionreceived:March27,2008
Date reviewed: April22, 2008
Number of days: Eighteen

1.) . The proposedrezoningfromST to CR maybe c nsideredinappropriateat this time.
At the joint Department and Planning Board Pub ic Hearing, the applicant should be
prepared to address the plan's conformance wit the Comprehensive Development
Plan, impact upon the surrounding area and infr structure, compatibility of land use
intensity and scale of proposed development, ch acter of the neighborhood, zoning,
and use of nearby properties and the suitability the property for the proposed use.
Rezoning applications follow the procedure in Se tion 40.31.113 of the NCCC.
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2.) This plan represents significant improvements fro the previous iteration. Loading
and trash facilities are no longer oriented toward C ncord Pike. Combined with a
main street-like appearance, elimination of the divi ive jug handle configuration
allows a design that can be more pedestrian friendl . The 52,000 s.f. building is now
integrated into the overall design. What appear to e architectural features at its
comer and the building opposite will add visual int rest and better relate the
development to Concord Pike rather than turning it back on the corridor.

However, as a mixed use development some revisi n will be necessary. The
definition of Mixed Use in Chapter 40 of the New astle County Code is "One or
more buildings on a lot planned, designed and man ged as an integrated development
comprised of residential and nonresidential uses 0 ented to a pedestrian precinct and
intended to provide convenient shopping, employ ent and residential opportunities
while reducing vehicular trip generation." While he commercial component is
designed to be pedestrian friendly and has a "villag green" as a focal point, the
office and residential components appear tacked 0 as an afterthought rather than
integrated into the development. They are not "ori nted to a pedestrian precinct" as
required by the definition. Further, Pedestrian Pre inct is defined as "A paved or
largely paved area such as a plaza or courtyard set side for pedestrian use that
provides amenities, including but not limited to se ing areas and other street
furniture, lighting, landscaping, fountains, water fe tures, art or other appropriate
elements." Therefore, both office and residential u es must have a significant
presence on a courtyard or plaza feature along wit the commercial use. This may be
accomplished with the use of multi-story buildings and by designing the "village
green" as a plaza, relocating it to the west side of t e intersection and by placing a
residential building fronting on the east-west drive t the 0.3 ac. stormwater area.

3.) The 36 proposed dwelling units would be nearly 2, 00 s.f. each which is
considerably larger than most apartments. This sit can accommodate and, to make
full use of the mixed use concept, should have a m re pronounced residential
presence. Dwellings should be designed to take be ter advantage of the natural area
in the center by placing them closer to its edger rat er than being interrupted by
stormwater facilities. By dispersing or relocating s ormwater management, dwellings
may be placed in a more natural setting and orient ion that better complements the
surrounding landscape yet is integrated with and p vides a transition to the
remainder of the proposed development.

4.) The intersection of Concord Pike and NaamanS/Be

j

ver Valley Road represents a
highly visible gateway to New Castle County and elaware. As such it should not be
showcased by a parking lot at its southwest comer. The 8,000 s.f. building should be
expanded into that comer and as a multi-story buil ing to complement the other
architectural themes previously discussed on Conc rd Pike.
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5.) A minimum 100 foot scenic corridor buffer is r

~

qUired along Beaver Valley and
Thompson Bridge Roads in accordance with Secti n 40.04.240 and the Brandywine
Scenic Rivers and Highway Study. A variance fr m the Board of Adjustment must
be granted prior to preliminary plan submission.

6.) Prior to record plan approval, submit a copy of the ~orps of Engineers permit for the
proposed wetlands disturbance/crossing. Confirm ivhether DNREC requires a
subaqueous permit across the stream.

7.) Disturbance of the RBA for a use not permitt

~

by Table 40.10.210 requires a
variance from the Board of Adjustment subsequ t to a recommendation from the
RPATAC. Since the proposed nonresidential d elopment consists solely of one
story buildings, we find that alternatives exist to disturbing the RBA to construct
them.

8.) If this project is intended to be constructed in ph$es, it must be accomplished such
that each phase meets the mixed use standards forirequired variety of uses including
residential.

9.) Note that mixed use developments do not permit sipgle use, pad site restaurants.

10.) Where Rocky Run Parkway meets the proposed

~

xtension, the parking and loading
access for the existing shopping center is affected This area must be redesigned to
retain full access to the rear of the shopping center and satisfactory circulation for the
parking along its side near the entrance.

11.) Extend sidewalks in front of the office building t

1

and along Thompson Bridge and
Beaver Valley Roads. Extend the walk from th 52,000 s.f. building to Concord
Pike. For perimeter sidewalks, provide a five foot or wider landscape median
between the walk and curb.

12.) Bicycle racks should be distributed along the "mai~ street" which should also include
street trees and furnishings as with a typical main sheet.

13.) The park and ride location is subject to DART revl

t
w. It may be more convenient

for its users to take advantage of shopping opportu ities ifbus stop was closer to
center of site rather than in the far corner of the pa ing lot.

14.) Confirm that loading facilities can be adequately a
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cessed by vehicles intended to be
served by them. Architecturally compatible gates hould be used where appropriate
so as not to impose a psychological barrier to pede trians using the sidewalks.

15.) The CNA appears to follow southern property line Ibutmay extend onto subject site.
Provide written confirmation of the delineation frob DNREC.
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