
Northstar



Northstar, is 
not a mixed-
use 
community.
It is neither 
pedestrian or 
bike friendly.

Divided into 5 
fragments by 
two major State 
thoroughfares.

The Willows are 
segregated by 
conditions.

Lewes
Crossing 



Flashpoint:
It is unrealistic 
to believe that 
drivers will 
obey a 25-35 
mph speed 
limit on 
Mulberry Knoll 
Extension 
through 
Northstar .



Flashpoint:
No traffic light 
provided to 
safely cross 
Mulberry Knoll 
Extension to 
reach Amenity 
Center.



Flashpoint:
Speed limit on 
Beaver Dam 
Road, which 
divides 
Northstar is 
45 mph



Flashpoint:
Mullbery Knoll 
Extension cuts 
through the 
subdivision and 
Northstar 
residents will 
have to cross 
Beaver Dam Rd. 
and the 
Extension to 
reach the 
Amenity Centers 
or Commercial 
Retail Space.



Flashpoint: To reach Commercial Retail Areas, Affordable Housing Residents must 
cross Mulberry Knoll Extension, or LewesтGeorgetown Highway. There is no light at 
Mulberry Knoll Extension. Pedestrians will cut through the buffer. The speed limit on 
Lewes-Georgetown Hwy is 50 mph. 

Nassau Commons
Commercial Retail

Redners 



Design 
Concern:
Stub Road into 
Lewes Crossing was 
removed from the 
Preliminary Plan.

During the hearing, 
Lewes Crossing 
residents need to 
speak up and voice  
that in no way 
should this be 
added back by P&Z 
or CC, backing it a 
part of the record.

Interconnection is a 
priority to some who 
sit on P&Z 
Commission and 
CC

 

Lewes
Crossing 



Design Concern : Security lighting for MR parking area will shine into Lewes 
9ƖŸƚƚŔŰŊШŉƖŸůШƣőĲШƽĲƚƣШƚŔĬĲЮШfŉШƣőŔƚШƽĲƖĲШċШÉ9ÅÂЯШċШΡΜќШт ΝΜΜќШŉŸƖĲƚƣĲĬШĤƨŉŉĲƖШƽŸƨũĬШĤĲШ
required for this very reason.  A larger buffer will reduce light and noise pollution.



This is Lewes Crossing, already dealing with 
ũŔŊőƣШċŰĬШŰŸŔƚĲШƓŸũũƨƣŔŸŰШŉƖŸůШÅĲĬŰĲƖќƚЮШ



Lewes 
Crossing

Without a larger 
forested buffer, the 
quality of life in Lewes 
Crossing will 
deteriorate, and home 
values will be 
impacted.



Cluster Subdivision requires 30% Open Space
 Northstar must provide 114 Acres of Open Space
 Northstar claims 166 Acres of Open Space

30% of the 30% Must be Contiguous, or 34 Acres.
 Only One Area of the Site is large enough:

Open Space A = 46.3 Acres

Open Space





Open Space A is the Only Space that Qualifies as 
Contiguous (?) Open Space = 46.3 Acres

This is Superior Design?



115-25 F (3)(a)[3][b]

ÅљÅĲƕƨŔƖĲĬШŸƓĲŰШƚƓċĦĲШůƨƚƣШĤĲШĬĲƚŔŊŰĲĬШƣŸШĤĲШĤĲŰĲŉŔĦŔċũШƣŸШƣőĲШ
residents or users of the open space. It shall not be constituted 
of fragmented lands with little open space value. Accordingly, 
30% of all required open space shall be located on one 
contiguous tract of land, except that such open space may be 
ƚĲƓċƖċƣĲĬШĤǃШƽċƣĲƖШĤŸĬŔĲƚШċŰĬШċШůċǂŔůƨůШŸŉШŸŰĲШƚƣƖĲĲƣЮњ



Open Space A is (6) small isolated Open Spaces 
Connected by the Perimeter Buffer



Cluster Subdivision Gross Area needs to be reduced by the Mulberry Knoll 
Extension, its ROW and Easements.



Amenity 
Centers  are 
shown as 
Open Space.

Parking?
(Impervious 
surfaces are 
not included 
in Open 
Space)



Design ConcernаШ7ƨŉŉĲƖƚШŉŸƖШũŸƣƚШƚƨŉŉŔĦŔĲŰƣеШШ7ĲĲШsċǃШxċŰĲШĤƨŉŉĲƖШŸŉШΞΜќе



How does Northstar stack up against 99-9C?
 љШЮШЮШЮШƣőĲШċƓƓƖŸƻċũШŸŉШċШƚƨĤĬŔƻŔƚŔŸŰШƚőċũũШŔŰĦũƨĬĲШĦŸŰƚŔĬĲƖċƣŔŸŰШŸŉШƣőĲШ
ŉŸũũŸƽŔŰŊањ

X - мΟЮШљÂƖĲƚĲƖƻċƣŔŸŰШŸŉШŸƓĲŰШƚƓċĦĲШċŰĬШƚĦĲŰŔĦШƻŔĲƽƚЮњШ

X - мΣЮШљÉĦƖĲĲŰŔŰŊШŸŉШŸĤŢĲĦƣŔŸŰċĤũĲШŉĲċƣƨƖĲƚШŉƖŸůШŰĲŔŊőĤŸƖŔŰŊШ
ƓƖŸƓĲƖƣŔĲƚШċŰĬШƖŸċĬƽċǃƚЮњ

X - мΝΝЮШљÂƖŸƻŔƚŔŸŰШŉŸƖШƚċŉĲШƻĲőŔĦƨũċƖШċŰĬШƓĲĬĲƚƣƖŔċŰШůŸƻĲůĲŰƣШ
ƽŔƣőŔŰШƣőĲШƚŔƣĲШċŰĬШƣŸШċĬŢċĦĲŰƣШƽċǃƚЮњ

X - мΝΠЮШљEŉŉĲĦƣШŸŰШƚĦőŸŸũƚЯШƓƨĤũŔĦШĤƨŔũĬŔŰŊƚШċŰĬШĦŸůůƨŰŔƣǃШ
ŉċĦŔũŔƣŔĲƚЮњ

X - мШΝΡЮШљEŉŉĲĦƣШŸŰШċƖĲċШƖŸċĬƽċǃƚШċŰĬШƓƨĤũŔĦШƣƖċŰƚƓŸƖƣċƣŔŸŰЮњ




