
2020 NEW CASTLE CITY COMPREHENSIVE 

DEVELOPMENT PLAN AMENDMENT

APPLICABLE LEGAL STANDARDS 

FORCE OF LAW:  “After a comprehensive plan or portion thereof has been 

adopted by the municipality in accordance to this chapter, 

the comprehensive plan shall have the  force of law and no 

development shall be permitted except as consistent with the 

plan.”  22 del. C. §702(d)



2020 City of New Castle Comprehensive 

Development:

“The Planning Commission and City Council 

may entertain applications to change the  

suggested Land Use Map and Zoning Map on  a 

case-by-case basis”. 

(Comp. Plan Pg. 39)





2020 Comprehensive Development Plan –

Adoption/Change (Ordinance 528)

* Advances legitimate governmental interest

* Rationally related to a legitimate  

governmental interest

* Reasonably related to a legitimate 

governmental interest 

Some Examples of “legitimate 

governmental interests”:

❖ Convenience

❖ Prosperity

❖ Order

❖ Welfare of present and future 

inhabitants



Existing City Zoning







Nearby County Zoning – Mix of Uses
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Trip Generation:
How much new traffic could development of the property generate?

Development Scenario

Comparison of New Traffic Volumes

Weekday Daily
(24 hours, two-way)

Weekday Morning 
Commuter Peak Hour

(two-way)

Weekday Afternoon 
Commuter Peak Hour

(two-way)

Industrial Development:
562,500 square feet of 
fulfillment center

3,622 trips per day Including 
an estimated 107 tractor 

trailer trips per day
489 trips 675 trips

COMPARED TO:

Proposed Mixed-Use:
451 residential units 
18,000 square feet of 
commercial space

4,080 trips per day 266 trips 294 trips 

DIFFERENCE OF:

+458 trips per day or
+12%

-223 trips
-45%

-381 trips
-56%





City of New Castle Streets Requirements:
As defined, Lukens 

Drive is a Secondary 
Street. 

Lukens Drive is 36 
feet wide with a 60-

foot right-of-way, 
meeting the 

minimum criteria.

Note the residential 
street width 

minimum is 30 feet, 
only 6 feet 

narrower.  



SEA LEVEL RISE – STATE OF DELAWARE MAPPING TOOL







THE COMPATIBILITY OF MIXED-USE AND INDUSTRIAL 

1. Outdated automobile-centric planning model – Isolated Single Use Zoning Is Old School

2. Good planning can combines industrial uses in mixed-use developments

3. “Industrialized uses are building blocks for community”

4. Dual opportunity - to simultaneously grow business sector and contribute to neighborhood
revitalization efforts

5. Planning evolution - based on the progression of modern industry

6. Covid-19 - underscored the need for a more resilient supply chain

7. A mixed-use model that includes industrial zoning - creates a "self-sustaining ecosystem" and
encourages developers to "develop to the full value of integration and develop integrated
solutions"

8. In a model that includes all complementary uses - "symbiotic uses work together to create an
ecosystem that is not only financially viable but also creates value for developers, users, and
communities"

9. Community Value - "value in the convenience of multiple uses that are in close proximity" and
in "diverse employment opportunities, access to goods and services, and more aesthetically
appealing architecture"

10. Mix of uses establishes an ecosystem - oriented around people and workers who need goods,
education and a place to live harkening back to the factory town of the past – it is a modern
incarnation of an old idea



Planning Resources (Cont.)
• KSS ARCHITECTS, Mixed-Use Industrial Development: Building 

Community Around Industry (September 7, 2022, 1:00 PM), 
https://medium.com/@KSSarchitects/mixed-use-industrial-development-
building-community-around-industry-85ca168f0de; SMART GROWTH

AMERICA, Made in Place: Small-scale manufacturing and neighborhood 
revitalization (Nov. 2017); JAMIE WEBB, Industrial mixed-use: a new urban 
typology (September 7, 2022, https://www.benoy.com/design-
insights/industrial-mixed-use-a-new-urban-typology ("Industrial business 
parks, retail parks, big-box retail and warehousing – every city centre or 
outlying urban area has strategic sites which could be leveraged and 
repurposed to blend core uses. And not only would these new typologies 
provide a sustainable solution to spatial constraints and development 
imperatives, they would help to generate value.");. 2020 New Castle City 
Comprehensive Development Plan, Chapter 4, Page 37
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Site Program: 875 units

- Apartments: 316 units

- Townhouses: 401 units

- Twins: 80 units

- Single Family: 68 units



Big  Box Logistic Use versus Mixed-Use Development 

• Contiguous Charter School Use

• New housing & housing Types

• New Retail/commercial options

• Traffic Study (not required for Logistic Use)

• Beautiful River Views Made Public!

• Highly Walkable

• Future Interconnection Options

• Helps address Delaware’s highest residential rent increase in the country (2019 
to 2021 – 12%)

• Waste Pick-Up Will Be Kept Private



The above illustrations are representative of the architectural style. They are not meant to illustrate the final design or materials

but are intended to depict the size, mass, and general materials of the proposed building.

© 2022 BartonPartners Architects Planners, Inc. All rights reserved.
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Don’t Let “Perfect” be the Enemy of “Good”


