New Castle City Planning Commission Meeting
Minutes
June 22,2015 -- 6:30 p.m.
Trustees of the New Castle Common Board Room

Members Present: Michael Quaranta, Chair
David Baldini
David Bird
Joseph DiAngelo
Jonathan Justice
Josephine Moore
Florence Smith
Vera Worthy

Also present: Jeff Bergstrom, City Inspector
Debbie Pfeil, City Planner
Debbie Turner, Stenographer

The meeting was called to order at 6:35 p.m. Roll call followed.

Minutes - A motion was made and seconded to approve the 5/18/15 minutes. Motion
approved.

Site Plan - Triangle at St. Peters, LLC — 66 apartments; Tax Parcel #21-015.00-061
(portion) - (Plans provided to commissioners.) Chris Castagno (E. 5th Street) presented. He
handles real estate requirements for St. Peters Parish. He is serving to help with project
coordination called the Triangle at St. Peters. They are proposing an ‘age in place’ concept
designed to be built for people wishing to remain close to their current residence, jobs,
community. The entire parcel is a 9-acre piece that is divided by 6th Street. The project
will be on less than two acres of the property. This is not an assisted living concept and no
services will be provided to residents.

Mr. Castagno identified the project team as Pastor Steven Giuliano; Mark Ziegler and Greg
Swift of McBride & Ziegler, site engineers; Ralph Olivier, architect; Gary Burcham,
landscape architect, Burcham and Associates; and Shawn Tucker, counsel.

Pastor Giuliano talked about the intent of the project. St. Peters will retain ownership of
the land. Leases will be long-term for 50 years and renewable for another 50 years. He is
supportive of the project.

Mr. Castagno noted that each professional has reviewed the City Code and researched its
impact on the design and engineering of the project. A letter of no objection was received
today from the State, i.e., PLUS process.

Mark Ziegler described the property. The triangle piece is less than two acres and bound
by Ferry Cut-Off and 6th Street (at intersection with Harmony Street); four story building,
ground level will have 99 parking stalls; landscape screening around the property; will not
exceed 45 ft. in height, 2, 3, 4t floor will have 66 apartments. The building is located closer
to the east side of the parcel so if there is any extension of Harmony Street in the future
they can accommodate concerns of DelDOT. They have met with DelDOT twice, not
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including the PLUS hearing. They have received and addressed comments from URS.
There is minimal traffic impact.

The actual finished floor (21d floor) will be elevation 15 or 16. The living areas of the
building are out of the flood plain. The only area in the flood plain will be the stairs and
elevators to reach the second floor. This is Code compliant and satisfies FEMA
requirements.

Ralph Olivier informed there will be vestibules for the three fire stairs. There are no plans
at this time for commercial uses on the premises; management office only. The project will
be handicap accessible. There are 10-foot sidewalks around most of the property. Any
future development on the west side of the property can tie into the existing sidewalk.

Mr. Bird asked if there is an easement involved with DelDOT’s future extension of Harmony
Street to Ferry Cut-Off. Mr. Ziegler said they plan to locate the building to the east to
accommodate any future extension. Ms. Pfeil said she strongly encouraged the applicant to
design the project with the future extension in mind.

Mr. Olivier showed renderings of the architectural design for the project and described
design elements. Elevations show details of the church (arched windows, entrances,
cornice). There are two (2) major entrances on the 6th Street side and Ferry Cut-Off. They
plan screened arch openings to provide air and light into the parking level and landscape
screening will hide vehicles. Parapet lines vary in height and are recessed to give visual
interest. The balconies extend outward and inward.

Floor plan - There are two (2) corridors to access the apartments. A grassy area with
natural light will be located on the second floor. They plan on using spaces where
apartments cannot be built for meeting space. Those rooms will be for residents only.
Units will have a balcony and built to ADA standards, i.e., wheelchair accessible, wider
hallways, multi-purpose kitchen facilities, bathroom accessories. They plan on 52 two-
bedroom units, approximately 1,266 square feet, and 14 one-bedroom units approximately
1,000 square feet, 978 square feet and 970 square feet.

Vehicle egress to the building will be on 6th and Harmony Streets. There will be pedestrian
access only at Ferry Cut-Off.

Ms. Pfeil informed that the applicant has had two (2) pre-development meetings and
reviewed regulations and past practices in the Downtown Gateway (DG) zoning district.
The applicant followed City Code and submitted landscaping, an architectural site plan, and
architectural renderings that were easy to follow. For the record, this applicant is leasing
the land and it can be rented to anyone. Ms. Pfeil said the applicant has the right to rent to
whomever they want. The project was reviewed as a typical multi-family project and is not
a deed-restricted rental property. If it is rented to families or younger people, Ms. Pfeil
recommends recreation and open space be made available. These amenities already exist
on the existing piece of St. Peters’ property and could be extended if 6th Street is vacated.
If meeting rooms are rented to the public then parking could be affected.
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URS submitted comments to the applicant and most responses have been satisfied. Items
to be addressed by the Planning Commission:

e 5-foot sidewalk - A 5-foot sidewalk is proposed along 6th Street. The Code requires a
10-foot sidewalk in the DG district. DelDOT is on record for a long-range plan to vacate
6th Street. There is a 5-foot sidewalk that extends to 6th Street. Ms. Pfeil suggested
continuing the 5-foot sidewalk on 6th Street. The applicant has already met the 10-foot
requirement all around the building to 6th Street as proposed on the plan.

Mr. Bergstrom said there is debate for the front fagade for corner lots, but this property
is not a typical corner. Mr. Castagno added there is a provision in the Code concerning
corner lots that the building front facade face the primary street, thus allowing for the
adjustment without any modification.

e Revised Site Lighting - Lighting needs to be revised to 50 feet on center along Ferry
Cut-Off and 6t Street so it does not interfere with traffic. Mr. Olivier said the current
plan is using a minimal amount of lighting attached to the building. They plan to add
lighting to highlight the architectural features of the building and exterior exits and
stairways of the building.

Ms. Pfeil confirmed the applicant did attend the PLUS meeting. DelDOT has control over
Ferry Cut-Off and 6th Street (State maintained) and would control standards and traffic
counts. The DelDOT review process will take about six (6) months. Any major changes to
the project will be brought to the Planning Commission. She does not anticipate any
changes with DelDOT. Ms. Pfeil informed they have a letter on record from the applicant’s
attorney justifying the applicant’s “by right” under the current DG zoning requirements.

Ms. Pfeil strongly recommended the Planning Commission discuss uses in the DG zoning
district by right. Past interpretation surrounds not meeting the intent of mixed used.
“Mixed” can be different things like recreation or housing styles, but when “commercial” is
required, sometimes the average medium household, demographics, and economics cannot
support the zoning.

The applicant has met all Code requirements of the application contingent on input of all
State agencies, 5-foot sidewalks, revised lighting and changes in the site plan as described
in the letter to McBride & Ziegler dated 6/16/15.

Mr. Bergstrom said the applicant is totally Code compliant. Ms. Pfeil added the project is
high density and that aspect will be reviewed.

Ms. Pfeil said if the Planning Commission approves the plan the applicant will work with all
appropriate State agencies for approvals and bring back construction drawings for review
based on recommendations. If there are changes to the site plan it will be returned to the
Planning Commission.

Miscellaneous - A question was asked if the landowner could provide additional parking
within the landowner’s space across the street if the meeting rooms are opened to the
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public. Ms. Pfeil said if they decide to use the church parking lot or neighboring parking lot,
it must meet parking requirements, and a management partnership can be entered
between both parties. The City does not get involved.

The City received a grant to plant Hawthorne trees along 6t Street. Mr. Bird asked if the
applicant needs to consult with the Tree Advisory Commission about landscaping. Ms. Pfeil
said that everything is being planted within the property lines of the project. The property
owner would need to agree if a third party (City) wants to plant trees within the property
lines and would need to agree to do maintenance within the right of way.

Mr. Justice asked how the Planning Commission has any discretionary role. Ms. Pfeil
provided examples: the visibility of A/C units, architectural features, landscaping, and
character throughout the site plan. The Planning Commission can ask for stipulations
beyond the site plan. Discussion would follow to get a decision.

Site Plan - Mr. Quaranta asked Mr. Castagno to explain what is being proposed to mitigate
against neighbors incurring water issues as a result of the project. Mr. Castagno said it is
elevation 3 in the street and base flood elevation in the area is 9 plus 12 inches to meet
FEMA regulations. Mr. Swift is identified as an expert in storm water management. He
informed there will be no negative impact on neighboring properties.

Storm water management requirements are new State regulations and require that the
applicant control volume and peak rates run off. Mr. Swift said the site drains to the east. A
catch basin at the intersection of the triangle collects water from across the street. It runs
across 6 Street to a large swale and up Chestnut Street, crosses via a pipe, and runs into a
canal. The canal drains into the Delaware River. A sluice gate manages 1,800 acres of canal
and water flow at the river. They plan to raise the elevation of the site to manage the run
off. Bio-retention areas with special soils will be installed along the perimeter of the site.
The soils act much like a sponge and the area will be heavily landscaped. They believe
conditions will be improved as a result.

Mr. Justice inquired about the location of mechanical equipment. It will be placed on the
roof and not visible from the street. Mr. Justice would like to see a sidewalk put in on a
portion of 6th Street near the school that does not have a sidewalk. Ms. Pfeil said that is a
matter the Planning Commission can address.

Ms. Moore asked where trash receptacles will be situated. Mr. Olivier used a rendering to
show where they are planned. Trash needs (location, pick up schedule) will be determined
by the developer.

Father Giuliano said it is confusing why we would want a 10-foot sidewalk on Ferry Cut-Off
if there is nothing commercial. Mr. Ziegler said the Code was not clear. On one side there is
commercial zoning and on the other side it is more residential. We believe the intent of the
Code was met by putting in a 10- foot sidewalk facing Ferry Cut-Off.

A motion was made by Mr. Baldini to approve the plans as submitted. Mr. Bird
seconded the motion. (Mr. Quaranta called for a two-minute recess.)



Planning Commission Meeting Minutes
June 22, 2015

The floor was open to the public for comments. Terry Gormley, resident, asked how the 99
parking stalls are assigned for the 66 apartments. Ms. Pfeil said that is a management
decision that has not yet been made; however, the Code does address the issue.

Karen Whalen, resident, identified herself as a fire protection engineer. She asked what fire
protection system has been considered for the building, has fire protection been
considered, has the NFPA Code been looked at, i.e. automatic sprinkler system, and has the
fire department and fire marshal been involved. Ms. Pfeil said the architect is required to
follow fire marshal regulations in the State. Mr. Olivier added State Fire Marshal
regulations require any building over 10,000 square feet to have a sprinkler system.

Alice Jarvis, resident, asked about LEED compliance. Mr. Olivier said they would not be
addressing LEED compliance at this phase of the project. LEED will be addressed at the
construction design phase. The State encourage, but does not require LEED.

Roll call vote followed:

Mr. Baldini - Yes.

Mr. Bird - Yes, it is an exemplary project.

Mr. D’Angelo - Yes, it will meet DG requirements and will benefit the City and
beautify the area. The DG development should and will take place and will be a good
example to follow.

Mr. Justice - Yes.

Ms. Moore - Yes.

Ms. Smith - Yes.

Ms. Worthy - Yes.

Mr. Quaranta - Yes.

Motion approved by unanimous vote.

Parking Committee Report and Update - Dr. Joanne Viola and Gail Seitz presented. A draft
progress report was given to the Planning Commission in April. The report details the
group’s progress versus goals of the Comprehensive Plan as it pertains to parking. Some of
the items recommended by the Planning Commission have gone to City Council for
consideration. Items reviewed included available parking survey, parking usage inventory
(with help of WILMAPCO), recommendations to parking expansion, visitor data, meters,
kiosks, increase in visitation due to the National Park, resident permit issue, and major
event parking issues.

The committee needs guidance and more professional help, specifically along Delaware
Street - identifying businesses, residents and renters and how it is quantified. They plan
on putting together a proposal to do this work. Mr. Quaranta noted that part of the
Planning Commission budget submission for the next fiscal year was to set aside resources
for an inventory of existing parking availability in the City.
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The committee will submit a list of issues, in priority order, to this body that they want to
address and the Planning Commission will decide what recommendations to forward to
City Council for funding in order to complete certain tasks.

Ms. Pfeil announced that the City was one of six in the state to receive a Neighborhood
Building Block Grant (no match). A small portion of that funding will go towards the
committee’s efforts. Mr. Bird congratulated the Parking Sub-Committee for their efforts.
He referenced the City’s resolution that reads that City Council adopts the
recommendations of the Parking Committee and not the Planning Commission and
authorizes the City Administrator, City Consultants and Planning Commission Chair to
move forward to implement the report.

Mr. Justice complimented Dr. Viola and the Parking Sub-Committee for their efforts.

Mr. Baldini asked if issues could be better defined when the Parking Sub-committee reports
back to the Planning Commission. He would like to focus on solutions in specific areas. He
would like to focus on the parking section of the Comprehensive Plan to allow time for
other sections.

Mr. Bird asked if there is a way a parking survey could be done during an event for non-
residents to get their feedback. He suggested coordinating with the National Park
Superintendent on his views on parking. Dr. Viola said they did interview non-residents
and businesses as part of the first survey and would consider revisiting. Ms. Pfeil said as
part of the Neighborhood Building Block project they will ask tourism and economic
development questions to residents and non-residents and will include questions about
parking.

Ms. Moore asked about streamlining critical items (kiosks, meters) and making decisions.
Dr. Viola said those items can be revisited but are deemed more long-term issues.

Ms. Moore asked about the status of proposed sites for parking that were passed on to City
Council. Ms. Pfeil said the project is now in the City’s hands and referred questions to the
City Administrator.

Comprehensive Plan Implementation Update — Ms. Pfeil presented.

The 2015 report was distributed to commissioners. Items in the plan do not have to be
done by 2019. They are broken down as unfunded, short term, and long term. The
Planning Commission concentrates only on things recommended by City Council or things
identified in the Comprehensive Plan. Highlighted items in the report show items that
involve the Planning Commission.

The most pressing items are infrastructure, traffic patterns, community design, economic
development, and environmental protection.



Planning Commission Meeting Minutes
June 22, 2015

Comments from Commission Members

Mr. Bird - The City’s new WILMAPCO designee is Gail Seitz. He suggested having Ms. Seitz
give reports at future Planning Commission meetings.

Mr. Justice - Inquired about the status of getting an updated zoning map for the (second
floor) meeting room. (This issue was raised at a previous Planning Commission meeting. Mr.
Bergstrom will follow up.)

Mr. D’Angelo - Noted the best solution for most problems (streets, drainage) in the City is
funding. He suggested the City take out loans to address infrastructure issues and invest in
recreational features.

Ms. Pfeil suggested that quarterly reports be presented to the Planning Commission on
parking, WILMAPCO, and the Comprehensive Plan.

The Planning Commission’s next meeting is 7/27/15. There being no further business the
meeting was adjourned at 8:50 p.m.



