
 

 

MEMORANDUM 
 
TO:  Sireen Muhtaseb, New Castle Review Coordinator 

FROM: Troy Brestel, Project Engineer  
 
DATE:  November 25, 2020 
 
SUBJECT: Glasgow Commons (Protocol Tax Parcel #1102200015) 
  Results of Traffic Operational Analysis (TOA) 
    
 

We have reviewed the traffic operational analysis (TOA) for the proposed Glasgow Commons 
development, submitted by Becker Morgan Group on September 16, 2020.  The analysis evaluates the 
traffic impacts of the proposed development, which is to be located on the east side of Delaware Route 896, 
north of GBC Drive and southeast of Old Cooches Bridge Road in New Castle County.   

 
A traffic analysis was previously completed for New Castle County Project No. 2005-1249, which 

approved 1,635,139 square feet of office / manufacturing / warehousing space for the subject property 
(“Parcels B, D, and F – Glasgow Commons”).  The County granted a traffic impact study (TIS) waiver for 
that project.  They did so, in part based on the attached letter in which DelDOT confirmed that the project 
could meet New Castle County’s level of service (LOS) concurrency requirement by completing certain 
enumerated improvements for the intersections of Delaware Route 896 / Old Cooches Bridge Road / Four 
Seasons Parkway and Delaware Route 896 / Corporate Boulevard / GBC Drive.   
 

The purpose of this TOA is to examine the current condition of the two intersections specified 
above and to identify any necessary improvements needed at them in order to achieve concurrency as 
specified in New Castle County’s Unified Development Code (UDC).  

 
The proposed development will occupy three distinct parcels, specified as Parcels B, D and F, 

totaling approximately 149.12 acres. Parcel B (Tax Parcel:11-018.00-061) will consist of 375,000 square 
feet of manufacturing space. Parcel D (Tax Parcel: 11-018.00-059) will consist of 455,000 square feet of 
manufacturing space, and Parcel F (Tax Parcel: 11-022.00-015) will consist of 480,000 square feet of 
manufacturing space. Manufacturing space, in this context, may include some combination of uses from 
light industry, manufacturing, warehousing, and fulfilment center uses.  The land is currently split-zoned 
as OR (Office Regional) and BP (Business Park) in New Castle County, and the developer does not plan to 
rezone the land. 

 
Regarding access, Parcels B and D are each proposed to have a full access on Old Cooches Bridge 

Road, while Parcel F is proposed to have a full access on GBC Drive. Construction is anticipated to be 
complete in 2023. 
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There are two relevant DelDOT projects in the area.  One project is an improvement at the 
intersection of Delaware Route 896, Corporate Boulevard and GBC Drive, scheduled for construction 
beginning in Fiscal Year 2021.   It will add a second northbound left-turn lane on Delaware Route 896.  The 
other project is a widening project to provide a third through lane each way on Delaware Route 896 from 
US Route 40 to I-95.  It is scheduled for construction beginning in Fiscal Year 2026.   
 

Based on our review, we find the following: 
 

1) The intersection of Delaware Route 896 / Corporate Boulevard / GBC Drive would operate at worse 
than LOS D during the a.m. and p.m. peak hours for the future build condition (2023).  Construction of 
the DelDOT project to add a second northbound left-turn lane on Delaware Route 896 will mitigate the 
poor LOS at this intersection, and is expected to be complete prior to construction of the development 
in 2023.   

 
2) The intersection of Delaware Route 896 / Old Cooches Bridge Road would operate at LOS D or better 

during the a.m. and p.m. peak hours for all conditions that were analyzed.  However, the westbound 
left-turn queue would increase to 475 feet during the future build condition; to accommodate this queue, 
the developer’s engineer has recommended that the left-turn lane be lengthened.  We recommend more 
specifically that the left-turn lane be lengthened to 525 feet, which is the length of the queue plus a 50-
foot taper. 

 
With the above-mentioned improvements, we find that concurrency as defined in New Castle 

County’s UDC will be met. 
 
Please note that this analysis generally focuses on capacity and level of service issues.  Level of 

Service tables for the existing and future cases are attached with this memorandum. 
 
TB:km 
Enclosure 
cc:  Michael Hoffman, Tarabicos Grosso, L.L.P. 

J. Michael Riemann, Becker Morgan Group, Inc. 
 Christopher Duke, Becker Morgan Group, Inc. 
 Owen Robatino, New Castle County Department of Land Use 

Pamela Steinebach, Assistant Director, Project Development North, DOTS   
Todd Sammons, Assistant Director, Development Coordination  
T. William Brockenbrough, Jr., County Coordinator, Development Coordination  
Chris Sylvester, Traffic Studies Manager, Traffic, DOTS   
Breanna Kovach, Group Engineer, Project Development North, DOTS 
Claudy Joinville, Project Engineer, Development Coordination 
Will Mobley, Johnson, Mirmiran & Thompson, Inc. 
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Table 1 
PEAK HOUR LEVELS OF SERVICE (LOS) 

Glasgow Commons 
Prepared by Becker Morgan Group, Inc. 

 
Signalized Intersection1 LOS per TOA LOS per DelDOT2 

Delaware Route 896 / Corporate 
Boulevard / GBC Drive Weekday AM Weekday PM Weekday AM Weekday PM 

2020 Existing C (33.1) C (24.0) C (20.7) C (23.2) 
     

2023 without development E (57.2) E (67.4) D (37.2) D (54.0) 
     

2023 with full development E (76.9) F (87.1) E (55.4) E (64.7) 
     

2023 with full development and with 
DelDOT project #13 --- --- D (46.9) D (54.3) 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
1 Numbers in parentheses are average seconds of delay per vehicle. 
2 In the review of the TOA, DelDOT considered the westbound right-turn lane on GBC Drive as a free-flow movement; 
therefore, it was removed from the analysis.  DelDOT also used a cycle length of 150 seconds. 
3 DelDOT project #1 consists of the addition of a northbound left-turn lane on Delaware Route 896. 
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Table 2 
PEAK HOUR LEVELS OF SERVICE (LOS) 

Glasgow Commons 
Prepared by Becker Morgan Group, Inc.

Signalized Intersection1 LOS per TOA LOS per DelDOT2 
Delaware Route 896 / Old Cooches 

Bridge Road Weekday AM Weekday PM Weekday AM Weekday PM 

2020 Existing B (17.9) C (30.3) B (15.7) C (21.9) 
     

2023 without development B (17.9) C (31.3) B (17.0) C (25.3) 
     

2023 with full development C (25.9) D (46.1) C (22.8) D (38.3) 
     

2023 with full development and with 
DelDOT project #13 --- --- C (22.8) D (38.1) 

 

 
1 Numbers in parentheses are average seconds of delay per vehicle. 
2 In the review of the TOA, DelDOT considered the eastbound right-turn lane on Four Seasons Parkway and the 
westbound right-turn lane on Old Cooches Bridge Road as free-flow movements; therefore, they were removed from 
the analysis.  DelDOT also used a cycle length of 150 seconds. 
3 DelDOT project #1 consists of the addition of a northbound left-turn lane on Delaware Route 896 at Corporate 
Boulevard / GBC Drive. 
















