
Welcome!



7:00 - Welcome and Announcements – Jill Hicks

7:30 – Land Use Reform Working Group Update – Jill Hicks

8:10 - Questions

8:30 - Adjourn

Agenda       



Have your cell phones 

ready to take a shot of 

events that interest you!



Doug Tallamy

A Must Attend Event!

September 8th ,  7:00 PM
Cape Henlopen High School Auditorium

UD Professor of Ag and Natural Resources in the Department of 

Entomology and Wildlife Ecology.  

An American entomologist, ecologist and conservationist who 

advocates for native plants in home gardens and landscaping.



“Eyes on 

County Council” 

Looking to be an active participant?  

Join the EOCC team! 

Sign up to receive the newsletter!



Upcoming SPC Meetings

**September 8th  (Monday)  - Doug 

Tallamy – Homegrown National Parks**

(September 16th – Land Use Reform Working Group 

Update)

October 14th  - TBD

November 12th - TBD



Sussex County

Land Use Reform Working Group

Thursday, August 21st

10:00 AM – Noon

Emergency Services Center,
21911 Rudder Lane, Georgetown



The Town of Ellendale will present its 
annual Ellendale Family Fun Day from 10 
a.m. to 2 p.m., Saturday, Aug. 16, at 
Ellendale Town Hall and town park areas, 
300 McCaulley Ave., Ellendale.



Thursday, August 21st,  6:00 PM

Lewes Public Library

Getting Grounded: A Conversation About 

the Sussex Land Use Reform 

Working Group 
Panelists:

Anne Canby, Rethinking Delaware

Jill Hicks, Sussex Preservation Coalition

Mike Riemann, Home Builders’ Association

Christophe Tulou, Center for the Inland Bays



The Delaware Department of Natural Resources and Environmental Control 

Environmental Justice Office announced today it is accepting grant applications 

for the 2026 Community Environmental Project Fund (CEPF) through Aug. 31, 

2025.

Proposed environmental and recreation projects can range from $5,000 to 

$50,000, and any community or non-profit organization is eligible to apply for a 

CEPF grant. CEPF is funded by penalties assessed by DNREC for violations of 

the state’s environmental laws and regulations, including violations of air, water 

or hazardous material permits.

https://dnrec.delaware.gov/


Volunteers Sought for 38th Delaware Coastal Cleanup 

Saturday, Sept. 13

Volunteer registration is now open for the 38th annual Delaware Coastal 

Cleanup, set for Saturday, Sept. 13.  Hosted by the Delaware 

Department of Natural Resources and Environmental Control, this 

popular annual event invites volunteers to help maintain the state’s 

beaches and waterways from 9 a.m. to noon. Individuals and groups can 

sign up today at de.gov/coastalcleanup.

https://links-2.govdelivery.com/CL0/https:%2F%2Fnews.delaware.gov%2F2025%2F08%2F04%2Fvolunteers-sought-for-38th-delaware-coastal-cleanup-saturday-sept-13%2F%3Futm_medium=email%26utm_name=%26utm_source=govdelivery/1/0101019875b274f5-687f6f57-27b8-40e4-91d3-de5a98828de6-000000/gvoNWEoXqsCwFL-dYPb1mzBM6THBo81jHUkZlqsvZik=416
https://links-2.govdelivery.com/CL0/https:%2F%2Fnews.delaware.gov%2F2025%2F08%2F04%2Fvolunteers-sought-for-38th-delaware-coastal-cleanup-saturday-sept-13%2F%3Futm_medium=email%26utm_name=%26utm_source=govdelivery/1/0101019875b274f5-687f6f57-27b8-40e4-91d3-de5a98828de6-000000/gvoNWEoXqsCwFL-dYPb1mzBM6THBo81jHUkZlqsvZik=416
https://links-2.govdelivery.com/CL0/https:%2F%2Fnews.delaware.gov%2F2025%2F08%2F04%2Fvolunteers-sought-for-38th-delaware-coastal-cleanup-saturday-sept-13%2F%3Futm_medium=email%26utm_name=%26utm_source=govdelivery/1/0101019875b274f5-687f6f57-27b8-40e4-91d3-de5a98828de6-000000/gvoNWEoXqsCwFL-dYPb1mzBM6THBo81jHUkZlqsvZik=416
http://de.gov/coastalcleanup










SPC needs office 

space!



Beach Life Magazine:

Beach Briefs Number Crunching

1,992



Beach Life Magazine:

Beach Briefs Number Crunching

1,992
The number of planned homes in the Cool Spring Crossing 

development west of Lewes. It would be one of the largest such 

projects in the history of Sussex County if approved.



Beach Life Magazine:

Beach Briefs Number Crunching

23



Beach Life Magazine:

Beach Briefs Number Crunching

23
The percentage increase in the population of Sussex County 

between 2015 (215,848) and 2024 (264,913), according to the 

Sussex County Office of Economic Development.



Beach Life Magazine:

Beach Briefs Number Crunching

3



Beach Life Magazine:

Beach Briefs Number Crunching

3
The approximate number of pounds of oyster shells, in millions, 

recycled into restoration projects by the Center for the Inland Bays.  

The project, launched in 2015, uses the shells to build underwater 

habitat and to protect shorelines.  Check out a story on oysters on 

pages 83-86.



Land Use Reform Working Group 



GROUND RULES:

• There are 20 recommendations to be covered, time is valuable

• Comments need to be short and concise – no pontificating or 

ranting, please!

• Stay on topic and avoid tangents to maintain focus.

• Only one person to speak at a time to ensure clarity. No 

sidebars.

• Give others an opportunity to speak.

• Be courteous and respectful. 

• Be cognizant of the audience.

• What you like, as well as what you dislike.

• Do not shoot the messenger!



LAND USE REFORM 
WORKING GROUP

Background:

1. Call for a Moratorium

2. SPC: Commitment, Plan, Progress

3. County Council Responded with the 

LURWG



LAND USE REFORM 
WORKING GROUP

Objective: to analyze land use development 

and recommend updates to the County Code 

and Comprehensive Land Use Plan that result 

in smarter and more sustainable development 

practices.



LAND USE REFORM 

WORKING GROUP

Goals 

1. Implement smarter and more sustainable development practices 

2. Ensure growth is supported by infrastructure, i.e., roads, schools, 

environment, and public safety 

3. Create an inventory of affordable and workforce housing 

4. Preserve farmland and critical natural resources 

5. Prevent low density development in unincorporated areas 



LAND USE REFORM 

WORKING GROUP

Deliverables:

1. Recommendations that create incentives for residential land use 

development in State Strategies Levels 1 & 2 and possibly 3, 

while discouraging land use development in Level 4. Look for 

infill development in State Strategies Levels 1 & 2 

2. Recommendations that require transportation improvements 

phased with land use development while considering the cumulative 

effect of development in the surrounding area 



LAND USE REFORM 

WORKING GROUP

Deliverables

3. Recommendations that create incentives to develop affordable 

and workforce housing for rental and ownership 

4. Recommendations focused on zoning reform and bulk standards 

that promote more affordable and workforce housing for rental and 

ownership 

5. Recommendations that will create funding support for roads, 

schools, and public safety needs 





LAND USE REFORM 

WORKING GROUP

• The 10-member Group has met 8 times for a total of 16 hours.

• A smaller group conducted 2 break-out sessions and met for a 

total of 8 hours

• Mike Riemann, Jon Horner, Christophe Tulou, Jill Hicks



LAND USE REFORM 

WORKING GROUP

• County Council has the final say.  They can accept all, some, or 

none of the recommendations. 

• There will be Public Hearings.

• Your voice matters.  County Council wants to hear from you.

• All these materials can be found online. 



DRAFT RECOMMENDATIONS

1. Align Future Land Use Map: As part of the 2028 

Comprehensive Plan Update, revise the Future Land Use Map 

(FLUM) within it, using the State Strategies for Spending as a 

guide, where appropriate, to designate the boundaries of the 

Growth Areas and the Rural Areas (Conservation Area).



2. Comprehensive Rezoning:  As part of the 2028 

Comprehensive Plan Update, undertake a countywide rezoning 

effort to realign zoning districts with growth and conservation 

areas established in recommendation #3. The process should 

prioritize enabling housing diversity and affordability, and be 

supported by public engagement and implementation guidance.



A.  As part of the comprehensive plan update, establish 

areas intended for growth (“Growth Areas”) and 

conservation areas (“Conservation Areas”) to align growth 

with infrastructure and land suitable for development.

3. Establish Growth and Conservation Areas: 



B. Criteria for Growth Area:

1. Within 2 miles of Sanitary Sewer Pump Stations,

2.  Within 2 miles of public water,

3.  Within 1 mile of all municipalities,

4.  Along Arterial roadways and planned major capital projects, 

5.  Within proximity of schools, fire, EMS, & healthcare services,

6.  Areas largely comprised of Commercial districts,

7.  Includes town future annexation areas,

8.  Include areas within 0.25 – 0.5 miles of a transit hub or bus 

routes,

9.  Location or proximity to TIDs  (Transportation Improvement 

District)

3. Establish Growth and Conservation Areas: 



3. Establish Growth and Conservation Areas: 

C. Establish conservation areas (“Conservation Areas”) 

for all areas not included in Growth Areas.



3. Establish Growth and Conservation Areas: 

D. Permit only the following zoning designations in Growth Areas; 

GR, MR, HR, UR, M, CR-1, C-1, C-2, C-3, C-4, C-5, I-1, UB, B-

1, B-2, B-3, RPC. 



3. Establish Growth and Conservation Areas: 

E. Permit only the following zoning districts in Conservation 

Areas; AR-1, B-1, I-1, LI-1, LI-1, LI-2, HI-1. 

F.  Adjust natural resource protection requirements within Growth 

and Conservation Areas.  See recommendations. 



4. Establish Clear Standards for Rezoning 

A. Consistency with the Comprehensive Plan, including 

alignment with the Future Land Use Map and adopted 

policy objectives;

B. Compatibility with Zoning District Intent;

C. Environmental suitability of the site, including the presence 

of sensitive or protected natural resources that cannot be 

mitigated;

D. Proximity of existing and planned supportive infrastructure.



5. Define Missing Middle Housing Types: 



5. Define Missing Middle Housing Types: 

A. Multifamily

B. Duplex

C. Triplex

D. Staked Flats

E. Cottage Courts



6. Permit Missing Middle Housing in Strategic Areas:

A. Revise 115-37 of GR to add Duplex and Triplex

(Currently allows AR, Detached single-family manufactured 

homes, SCRP)



6. Permit Missing Middle Housing in Strategic Areas:

B. Revise 115-29 of MR to add uses permitted in GR,

Townhomes and Stacked Flats, and Cottage Courts

(Currently allows Single Family homes, Churches, Golf Courses,

Public Parks, SCRP . . .)



6. Permit Missing Middle Housing in Strategic Areas:

C. Revise 115-45 of HR to add uses permitted in MR and 

Multifamily.

(Currently Townhomes,  Boarding & Lodges,  Hotels,  Motels, 

SCRP)



7. Strategic Density Adjustments:

Adjust permitted base densities in 

Growth Areas and Conservation Areas 

to promote growth in strategic areas 

where infrastructure is supported and 

discourage growth in areas where 

conservation should be promoted.  



7. Strategic Density Adjustments (Conservation Area):

D. Establish a maximum base density of 1 unit per acre within 

the AR-1 zoning district.  (Downzoning)

Single Family

(Current code allows for 2 dwelling units per acre)



It has been argued that by increasing the Missing Middle 

Housing inventory, rents will become more affordable: 

Economics of supply and demand.  

Developers state they cannot build and rent for lower rates 

near municipalities due to the higher cost of land unless 

densities and height are increased, and bulk and area 

standards are reduced. 

Developers want an expedited process for Affordable and 

Workforce Housing.

Density Adjustments for the Growth Area 



7. Strategic Density Adjustments (Growth Area):

A. Establish a maximum base density of 4 units per 

acre within the GR zoning district.  (Growth 

Zone)

Single Family

Duplex 

Triplex

(Current density is 2 units per acre)



7. Strategic Density Adjustments (Growth Area):

B. Establish a maximum base density of 6 units per 

acre within the MR zoning district.

Townhome

Stacked Flat

Cottage Court

 

(Current density is 4 units per acre)



7. Strategic Density Adjustments (Growth Area):

C. Establish a maximum base density of 18 units per 

acre within the HR zoning district.

Multifamily

(Current density is 12 units per acre)



8. Establish Bulk and Setback Standards for Missing Middle 

Housing and adjust height, building length and separation caps in 

growth areas.  Lots:

 



9. Modernize Commercial Zoning Districts to Support Mixed-

Use Residential Corridors



10. Create Transportation Improvement Districts for all 

Growth Areas and develop a Transportation Impact Fee for 

development in Conservation Areas.   

SPC Prerequisite: Evaluate and revise the current TID 

Program



11. Develop Strategic Density Bonus Programs:  Create 

incentive programs to preserve open space, farmland, natural 

resources and/or produce affordable housing units.   

Sussex County Preservation Program.  Authorize additional density above the base 

level only through an expanded Density Bonus for Preservation Program (115-22), 

which will:

• Increase density in GR, MR or HR by 1/3;

• Only be  available in Growth Areas;

• Replace the current flat per-unit fee with a tiered fee based on unit type (e.g. 

sfh, townhome, duplex, multifamily);

• Direct proceeds to a dedicated land preservation fund that prioritizes 

protection of farmland, forests, and high-value conservation areas located 

within  conservation areas, when possible in the same HUC-10 watershed as 

the receiving site.



11. Develop Strategic Density Bonus Programs:  Create 

incentive programs to preserve open space, farmland, natural 

resources and/or produce affordable housing units.   

Sussex County Purchase Program.  Authorize additional 

density above the base level only through an expanded 

Density Bonus for Workforce program (115-22), which will:

• Increase density in GR, MR or HR by 1/3;

• Only be available in Growth Areas;

• Require 10% of units are priced for sale to achieve 

affordability target of 120% AMI.  



12. Amend the Sussex County Rental Program (SCRP) 

Program: Revise the Sussex County Rental Program (SCRP) to 

improve effectiveness and increase developer participation 

through a data- informed, phased approach:



12. Amend the Sussex County Rental Program (SCRP):

Amend the program structure to:

• Reduce the affordable unit set-aside from 25% to 10%

• Revise the AMI target from 50% to 80% AMI.  

Adjust additional adjustments:

• Reduce open space requirements (e.g., from 50% to 

30%)

• Offer impact fee reductions proportionate to the share of 

affordable units (e.g., for TID fees, sewer connections)

• Align rent calculation methodology with DSHA’s Mixed 

Income Market Fund



13. Tree Preservation: Promote the retention of existing trees by 

enacting value-based tree preservation requirements including 

mitigation options and incentives to promote preservation.

Provide minimum standards for retention based on the forest location.

• Inside Growth Area: Forest shall be protected at a minimum 

percentage of 30%

• Outside Conservation Area: Forest shall be protected at a 

minimum percentage of 50%

• Retention requirements do not apply to lands actively 

managed for the cultivation and harvest of trees as a crop



Tree Preservation: 

Tree Mitigation: Forests may be cut or cleared over a greater area 

than permitted only if mitigation is provided.

• Forest area shall be mitigated at a rate of 1.5 to 1 within the 

growth area, and 2 to 1 outside the growth area.

• Mitigation is encouraged to be contiguous to existing forest 

stands to promote the existing ecology and habit value of 

existing forest stands.

• No mitigation is required for the removal of trees that are not 

contiguous to a defined forest and are under 6” in diameter, or 

any other non-native or invasive species.



Tree Preservation: 

Develop Landscape and Tree Planting requirements for 

development projects:

• Landscape requirements should be based on the net developed 

area as follows:

• Inside Growth Area: 1 tree per 10,000 s.f. for residential 

development and 1 tree per 5,000 s.f. for non residential 

development.

• Conservation Area: 1 tree per 5,000 s.f. for residential 

and 1 per 3,000 for non residential.



Tree Preservation: 

Develop Landscape and Tree Planting requirements for 

development projects:

• Retained forest in excess of minimum protection requirements 

may be utilized to achieve aforementioned planting 

requirements.

• Develop requirements which set standards for unauthorized 

clearing beyond allowable limits. 



14. Encourage Naturalized landscaping in Passive Open 

Space: Encourage naturalized landscaping and native 

vegetation  located within passive open space, where site 

conditions and regulatory standards permit. The County should 

coordinate with the Sussex Conservation District to identify 

opportunities to support habitat-friendly design features, such 

as native plantings, pollinator zones, and low-mow areas, in 

preserved open space.  This recommendation is intended to 

support existing trends and complement state standards, not 

override technical requirements or design constraints.



15. Focus Subdivision Design in Conservation Areas around 

Conservation Priorities:

Require all major subdivisions in AR-1 zoning within conservation 

areas to preserve natural resources to the maximum extent possible.  

In order to determine the maximum lot size for any major 

subdivision, valuable natural resources must be preserved to the 

maximum extent possible, but in all instances, the major 

subdivision shall be permitted to attain a density of 1 unit/acre at a 

maximum of ½ acre lot size.  The foregoing shall not prohibit larger 

than ½ acre lots provided all valuable natural resources are 

protected.



15. Focus Subdivision Design in Conservation Areas around 

Conservation Priorities:

Increase the minimum open space requirement to 35%.

Require Resource protection mapping to include delineation and 

mapping of resources including: Forests, habitat corridors, 

wetlands, waterways, and historic or Scenic Views.   Prioritize 

protection of resources as follows:  

Waterways;

Wetlands;

Forests; and

Habitat Corridors.



16. Support Working Farms Through Permitted Agricultural 

Support Uses: 

Support the viability of working farms in AR-1 zoning outside 

designated growth areas by permitting commercial agricultural support 

uses, such as processing facilities and equipment repair, subject to 

performance standards. Review and revise outdated zoning procedures 

(e.g., Board of Adjustment requirements) that may duplicate state 

oversight.



17. Complete adoption of a Master Plan Zoning Ordinance for 

Large-Scale Development: 

Complete adoption of the drafted Master Plan Zone ordinance to 

enable coordinated, mixed-use, and infrastructure-supported 

developments that align with County goals. This zoning tool can help 

guide large-scale development through a phased, Comprehensive Plan-

aligned process.



18. Explore a Transfer of Development Rights (TDR) 

Program: 

Review TDR programs to enable voluntary transfer of 

development rights from conservation-priority areas to 

designated growth zones with sending/receiving areas.



19. Improve Clarity and Consistency of Subdivision Code Section 

§99-9(C) Standards: Revise §99-9(C) of the Subdivision Code to 

reduce subjectivity and improve clarity for applicants, reviewers, and 

the public. While maintaining the intent of the existing criteria, the 

County should:

• Introduce objective, predictable, and measurable criteria to guide 

decision-making; 

• Eliminate terms such as “minimization,” “preservation,” and “effect 

on area property values” to support consistent interpretation and 

application; 

• Where applicable, reference specific County code requirements, 

such as Chapter 89 (Water Source Protection) and Chapter 90 

(Sediment and Stormwater Control), as well as relevant guidance 

materials. 



20. Prioritize Hearing Scheduling for Projects That Advance 

County Land Use Goals: 

Establish a formal process to prioritize scheduling for public hearings 

for residential subdivision and land development projects that advance 

the County’s land use goals and are located in Growth Areas. This 

process would not waive public hearing requirements but would place 

qualifying projects higher in the queue for scheduling and require 

completion of public hearing and rendering of decision within 6 

months of submission of completed and accepted application. 



LAND USE REFORM 

WORKING GROUP

Prerequisites:

• Comprehensive evaluation & revision the current TID 

program.

• County Council establishes a system that stabilizes fire and 

EMS services.

• County Council establishes a fund to provide for school 

space where growth produces 80% and above occupancy.

• County Council needs to establish targets for Affordable 

Workforce Housing and evaluate progress every 2 years.



LAND USE REFORM 

WORKING GROUP

Assumptions:

• Supply & Demand – Developers and Affordable Housing 

Task Force state if Sussex County increases the supply of  

Missing Middle Housing, rents will drop

• Developers claim 25% requirement for SCRP is too high. If 

Sussex County lowers the requirement to 10%, more 

developers will participate. Otherwise, they will continue to 

build in Conservation Area @ 1/acre.



LAND USE REFORM WORKING GROUP 

Next meeting is Thursday, 

Aug 21th, 10:00AM,  

Emergency Operations Center

Topic – Finalizing  LURWG Recommendations



LAND USE REFORM WORKING GROUP 

• What can you do?

• Stay engaged

• Sign up for the EoCC Digest to stay updated on the progress

• Attend future meetings or watch online

• Write to Council members 

• Write LTEs

• Be present when the public hearings begin



Thank You 

&

See you on Monday, September 8th 

“An Evening with Doug Tallamy”



Doug Tallamy

A Must Attend Event!

September 8th ,  7:00 PM
Cape Henlopen High School Auditorium

UD Professor of Ag and Natural Resources in the Department of 

Entomology and Wildlife Ecology.  

An American entomologist, ecologist and conservationist who 

advocates for native plants in home gardens and landscaping.



Appendix (if needed)



President
Jill Hicks

Director
Finance & IT

Pam Cole

Director

Public Relations & 

Communications
Mary Boggi

Vice 

President, 

Legal &

Government 

Affairs
Joe Pika

Director

Land Use Policy
Rich Borrasso

Director 

Administration 
Val Wood

Director 

Environmental Advocacy 
Judy Rose Seibert

Jim Dick

Bill Mailander

Jack Young 

EoCC
Alison White

Don Heverling

Frank Piorko

Johannes Sayre

Jeff Seemans

Steve Sinclair


	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27
	Slide 28
	Slide 29
	Slide 30
	Slide 31
	Slide 32
	Slide 33: Draft Recommendations
	Slide 34
	Slide 35
	Slide 36
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42
	Slide 43
	Slide 44
	Slide 45
	Slide 46
	Slide 47
	Slide 48
	Slide 49
	Slide 50
	Slide 51
	Slide 52
	Slide 53
	Slide 54
	Slide 55
	Slide 56
	Slide 57
	Slide 58
	Slide 59
	Slide 60
	Slide 61
	Slide 62
	Slide 63
	Slide 64
	Slide 65
	Slide 66
	Slide 67
	Slide 68
	Slide 69
	Slide 70
	Slide 71
	Slide 72
	Slide 73: Land Use Reform Working Group 
	Slide 74: Land Use Reform Working Group 
	Slide 75
	Slide 76
	Slide 77
	Slide 78

