
AGENDA

December 9, 2024

6:00 PM

Call to Order

Pledge of Allegiance

Approval of Agenda

Approval of the Minutes for October 7, 2024

Approval of the Findings of Fact for October 7, 2024

Approval of the Amended Findings of Fact for Case No. 12976

Approval of the Amended Findings of Fact for Case No. 12944

Public Hearings

Case No. 13017 – Cellco Partnership (Verizon Wireless)
seeks a special use exception to place a telecommunications tower (Section 115-40, 
115-194.2, and 115-210 of the Sussex County Zoning Code). The property is located 
on the west side of Cedar Neck Road. 911 Address: 30430 Cedar Neck Road, Ocean 
View. Zoning District: GR and B1. Tax Parcel: 134-9.00-67.00

Case No. 13019 – Milad and Jennifer Bahrami
seek variances from the front yard setback requirement for a proposed structure 
(Sections 115-34, 115-42, and 115-182 of the Sussex County Zoning Code). The 
property is located on the northwest side of Ocean View Place within the White Creek 
at Bethany Subdivision. 911 Address: 30867 Ocean View Place, Ocean View. Zoning 
District: MR. Tax Map: 134-8.00-583.00

Case No. 13020 – Michelle Kinsey
seeks variances from the side yard setback requirement for existing structures, 
(Sections 115-25 and 115-183 of the Sussex County Zoning Code). The property is 
located on the south side of Lincoln Ave within the Cape Windsor Subdivision. 911 
Address: 38827 Lincoln Drive, Selbyville. Zoning District: AR-1. Tax Map: 533-
20.14-32.00.
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Case No. 13021 – Michael Allison
seeks variances from the rear yard setback for a proposed structure ( Sections 115-
34 and 115-183 of the Sussex County Zoning Code). The property is located on the 
north east side of Ensign Crest within the Bay Crossing Subdivision. 911 Address: 
34945 Ensign Crest, Lewes. Zoning District- MR. Tax Map: 334-6.00-1517.00.

Additional Business

-MEETING DETAILS- 

In accordance with 29 Del. C. §10004(e)(2), this Agenda was posted on December 2, 2024 at 4:30 
p.m. and at least seven (7) days in advance of the meeting.

The Agenda was prepared by the Director of Planning and Zoning and is subject to change to include 
the additional or deletion of items, including Executive Sessions, which arise at the time of the meeting.

Agenda items may be considered out of sequence.

The meeting will be streamed live at https://sussexcountyde.gov/council-chamber-broadcast

The Board of Adjustment meeting materials, including the “packet” are electronically accessible on 
the County’s website at: https://sussexcountyde.gov/.

If any member of the public would like to submit comments electronically, these may be sent to 
pandz@sussexcountyde.gov. All comments are encouraged to be submitted by 4:30 P.M. on December 
5, 2024.

####

********************************

https://sussexcountyde.gov/council-chamber-broadcast
https://sussexcountyde.gov/
mailto:pandz@sussexcountyde.gov
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June 19, 2024 
 
Mr. John Tracey 
Young, Conaway, Stargatt, and Taylor, LLP 
Rodney Square 1000 N King St 
Wilmington, DE 19801 
 
 
Re:  Market Study of the Effects of Communications Towers on 

Residential Property Values 
                                                   
As requested, W.R. McCain & Associates has conducted an 
Independent Market Study to analyze the effects of communications 
towers on property values of residential properties with a particular focus 
on relatively new projects, located in Sussex County, Delaware and 
Worcester County, Maryland. In each case, the tower was in place prior 
to the onset of development.  
   
It is noted that the findings from the regional sales data in this 
market study are for specific properties and are presented as examples 
for various types of residential properties. The reader is cautioned that 
these results may not necessarily indicate the effect that may be realized 
for all properties of a particular type, due in part to differing factors such 
as market conditions, locations, and overall market appeal. The impact 
on real estate values, as a result of communications towers, is a very site 
specific issue and not easily quantified. Moreover, any measurable 
impact will differ from one individual property to another. 
 
Real estate appraisers may perform assignments that include valuation, 
consulting (analysis or evaluation), or both. This appraisal consulting 
assignment has been prepared in conformance with the requirements of 
the Uniform Standards of Professional Appraisal Practice (USPAP). In 
appraisal consulting assignments, valuation techniques are frequently 
used, but the objective is not necessarily to value a particular property. 
Instead, the focus is on decision making and providing advice for a client. 
In this assignment, a market value estimate for a specific piece of real 
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estate is not sought. The scope of work for the services being performed is limited to 
presenting a compilation of the existing national research on the subject, combined with our 
own independent market-based research, for the purpose of estimating the effect of 
communications towers on residential property values. 
 
The summary results of the research are presented in table format as follows. The findings are 
as of May 27, 2024. 
 

 
APPROACHES TO EXAMINING THE EFFECTS OF COMMUNICATIONS TOWERS ON 

RESIDENTIAL PROPERTY VALUES: 
 
REVIEW OF NATIONAL RESEARCH: When detrimental effects have been found, 

they tend to be small. Furthermore, any 
effects diminish as the distance from the tower 
increases. The extent of any impact is highly 
parcel specific and can vary from one 
transaction to the next. 
 

REGIONAL SALES DATA ANALYSIS: Typically, nominal to no adverse impacts have 
been found. In the individual matched pairs, 
where detrimental value effects were found, 
the impact was usually small, almost always 
less than -5% to -10%. In some instances, 
those properties, that have a significant view 
of a tower, sold for more than the control 
properties. There is no consistent trend which 
suggests a diminution in value as a result of a 

close view or proximity to a communications 
tower. 
 

FINAL CONCLUSIONS OF MARKET STUDY: Market perception of the impact of a 
communications tower on property value often 
differs greatly from the impact observed in the 
actual sales data. There appears to be little 

to no discernable difference in residential 
property values as a result of proximity to 
communications towers. 
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The supporting data, analysis, and conclusions upon which this consultation is based are 
contained in the accompanying report and in the appraisers’ workfile.  THIS LETTER MUST 
REMAIN ATTACHED TO THE REPORT IN ORDER FOR THE OPINION(S) SET FORTH TO 
BE CONSIDERED VALID.   
 
Respectfully Submitted, 
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CERTIFICATION 

 
CERTIFICATION:  The appraisers certify and agree that, to the best of their knowledge 
and belief: 
 
 
1. The statements of fact contained in this report are true and correct. 
 
2. The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are our personal, unbiased professional 
analyses, opinions, and conclusions. 

 
3. The appraisers have no present or prospective interest in the property that is the subject 

of this report, and have no personal interest or bias with respect to the parties involved. 
 
4. The appraisers have no bias with respect to the property that is the subject of this report 

or to the parties involved with this assignment. 
 
5. The engagement in this assignment was not contingent upon developing or reporting 

predetermined results.  
 
6. The compensation of the appraisers is not contingent upon the developing or reporting 

of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

 
7. Our analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 
 
8. R. Braxton Dees inspected the communications towers of focus in the Regional Sales 

Data Analysis.  
 

9. Heather Hazewski (DE Appraiser Trainee #X4-0000645 / MD Appraiser Trainee #06-
33754) provided significant assistance to the person signing this certification with the 
report setup, market research, data collection, analysis, and conclusions. 

 
10. The reported analyses, opinions, and conclusions were developed, and this report has 

been prepared, in conformity with the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

 
11. The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 
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12. As of the date of this report, R. Braxton Dees has completed the continuing education 

program for Designated Members of the Appraisal Institute.  
 

13. To the best of our knowledge, W. R. McCain & Associates has not appraised the subject 
property in the three years prior to this assignment. 

 
 

 
Respectfully Submitted, 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 
    This appraisal report has been made with the following general assumptions: 
 
1. The information furnished by others is believed to be reliable, but no warranty is given 

for its accuracy. 
 
This appraisal report has been made with the following general limiting conditions: 
 
1. Possession of this report, or a copy thereof, does not carry with it the right of 

publication. 
 
2. The appraiser, by reason of this market study, are not required to give further 

consultation or testimony or to be in attendance in court with reference to the property in 
question unless arrangements have been previously made.  In the event appraiser is 
subpoenaed or otherwise required to give testimony or attend any public or private 
hearing as a result of this assignment, the summoning party agrees to compensate the 
appraiser at his or her corresponding hourly rate.   

 
3. Neither all nor any part of the contents of this report (especially any conclusions as to 

value, the identity of the appraiser, or the firm with which the appraiser is connected) 
shall be disseminated to the public through advertising, public relations, news, sales, or 
other media without the prior written consent and approval of the appraisers. 

 
4. The report is based on data and information available or made available at the time the 

assignment is in process.  Any Amendments, Addendums, and/or Modifications 
requested after the reports have been turned in, will be made as soon as reasonably 
possible, for an additional fee.  
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SUMMARY OF IMPORTANT DATA AND CONCLUSIONS 

 

REPORT TYPE: Summary Market Study 
File No. CC19181 

REPORT DATE: June 19, 2024 

MARKET AREA: Sussex County, Delaware and Worcester County, 
Maryland 

CLIENT: Young, Conaway, Stargatt, and Taylor, LLP, c/o 
John Tracey, Partner 

INTENDED USE: As an aid in estimating the effects of communications 
towers on nearby residential property values. 

PROPERTY RIGHTS CONSIDERED: Fee Simple 

  
APPROACHES TO EXAMINING THE EFFECTS OF COMMUNICATIONS TOWERS ON 

RESIDENTIAL PROPERTY VALUES 

    REVIEW OF NATIONAL RESEARCH: When detrimental effects have been found, they tend 
to be small. Furthermore, any effects diminish as the 
distance from the tower increases. The extent of any 
impact is highly parcel specific and can vary from one 
transaction to the next. 

    REGIONAL SALES DATA ANALYSIS: Typically, nominal to no adverse impacts have been 
found. In the individual matched pairs, where 
detrimental value effects were found, the impact was 
usually small, almost always less than -5% to -10%. 
In some instances, those properties, that have a 
significant view of a tower, sold for more than the 
control properties. There is no consistent trend which 
suggests a diminution in value as a result of a close 
view or proximity to a communications tower. 

    FINAL CONCLUSIONS OF MARKET  
    STUDY: 

Market perception of the impact of a communications 
tower on property value often differs greatly from the 
impact observed in the actual sales data. There 
appears to be little to no discernable difference in 
residential property values as a result of proximity to 
communications towers. 

  
EFFECTIVE DATE: May 27, 2024 

APPRAISER/CONSULTANT(S): R. Braxton Dees, MAI 
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PURPOSE OF MARKET STUDY 

The objective of this Summary Market Study report is to analyze the effects of communications 
towers on residential property values. The purpose of this report is to present the data and 
reasoning the appraiser/consultant has used in conducting the market study, so that the 
client/intended user (John E. Tracey / Young Conaway Stargatt & Taylor, LLP) may use it as an 
aid in evaluating the impact of communications towers on residential property values. 
 

DEFINITIONS 

 
Market value is defined as "The most probable price in terms of money which a property will 
bring in a competitive and open market, under all conditions requisite to a fair sale, the buyer 
and seller each acting prudently, knowledgeably and assuming the price is not affected by 
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date 
and the passing of title from seller to buyer whereby: 
 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their 

best interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in United States dollars or in terms of financial 

arrangements comparable thereto; and 

 The price represents the normal consideration for the property sold unaffected by 

creative financing or sales concessions granted by anyone associated with the sale." 

 
Federal Register, Vol. 55, No. 163, Wednesday, August 22, 1990, Rules and Regulations. 
 
 
A Market Study can be defined as, "A macroeconomic analysis that examines the general 
market conditions of supply, demand, and pricing or the demographics of demand for a specific 
area or property type. A market study may also include analyses of construction and 
absorption trends.” (Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th Edition). 
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PROPERTY RIGHTS CONSIDERED 

 
The property rights considered address the Fee Simple interest.  
 
Fee Simple - “Absolute ownership unencumbered by any other interest or estate, subject only 
to the limitations imposed by the governmental powers of taxation, eminent domain, police 
power, and escheat. “ 1 
 
 
 

 
1  The Dictionary of Real Estate Appraisal, 5th Edition, Appraisal Institute. 
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SCOPE OF WORK 

 
According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s 
responsibility to develop and report a scope of work that results in credible results that are 
appropriate for the appraisal problem and the intended user(s).  Therefore, the appraiser must 
identify and consider: 
 

 the client and intended users; 

 the intended use of the report; 

 the type and definition of value 

 the effective date of value; 

 the assignment conditions; 

 typical client expectations; and 

 typical appraisal work by peers for similar assignments. 

 
 

Client: Young, Conaway, Stargatt, and Taylor, LLP, c/o John 
Tracey, Partner 

Purpose: To present the data and reasoning the appraiser/ 
consultant has used in conducting the market study, so 
that the client/intended user may use it as an aid in 
evaluating the impact of communications towers on 
residential property values 
 

Intended Use: As an aid in estimating the effects of communications 
towers on nearby residential property values 
 

Intended User: Young, Conaway, Stargatt, and Taylor, LLP, c/o John 
Tracey, Partner 

Type of Value and Report Type: Market Value / Market Study 
 

 
The scope of this Market Study is to assess the impact, if any, of communications towers on 
the adjacent residential property values. The market area studied includes several residential 
projects in Sussex County, Delaware and Worcester County, Maryland, which are positioned 
directly adjacent to a communications tower. The extent of this valuation consultation 
encompasses a two-part study, including a review of the existing national research on the 
topic, and a comparative analysis of regional sales data of residential properties with and 
without a close view of a communications tower. The findings are then reconciled into final 
opinions regarding the property valuation implications of communications towers in the subject 
market.  
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Information presented, concerning regional data, was based upon information obtained from 
the State of Delaware and the State of Maryland, and the U.S. Census Bureau. Additional data 
was obtained from local news sources, municipal and county offices, as well as online 
communications tower locators. National research, regarding the effects of communications 
towers on residential property values, was obtained primarily through articles published by the 
Appraisal Institute and the International Right of Way Association. Neighborhood details were 
based on a physical inspection of the area, local property owners, Realtors and other 
knowledgeable parties. The research in preparing this appraisal report has also drawn from 
similar market study, consultation and valuation assignments conducted by this office in the 
past. Such assignments have investigated the issue of proximity impact on residential property 
values within the extended marketing area, for such varied external influences such as high-
voltage transmission lines, new regional shopping center development, new road and sidewalk 
construction, and elevated roadways. 
 
The first step of the market study is to review the existing body of national research on the 
effects of communications towers on residential property values. The focus of this literature 
review is on articles from The Appraisal Journal, published by the Appraisal Institute, and Right 
of Way magazine, published by the International Right of Way Association. These sources are 
highly respected in the right-of-way and real estate appraisal professions, with articles 
contributed by leading experts in many facets of the industry, including appraisal, 
environmental, land acquisition and real estate law. After a thorough search, only a limited 
number of articles and published studies specific to communications towers were found. As a 
result, literature pertaining to high-voltage transmission lines and their support towers was also 
reviewed. These structures are somewhat similar to communications towers in height, tower 
designs and in the perceived health concerns due to exposure to electromagnetic fields. 
Moreover, they are similar to communications towers in the concerns of neighboring property 
owners regarding a perceived loss in value due to their views and proximity. More research 
has been published about the impact of high-voltage transmission lines on property values 
and, as a result, also bears strong consideration in the matter of communications tower impact 
on property values.  
 
The next step is to investigate the region-specific influence of communications towers on 
residential property values. This is accomplished primarily through a comparative analysis of 
actual settled sales of residential properties with and without a close view of a communications 
tower. Regional sales data has been extensively researched through the Bright Multiple Listing 
Service, county assessment records, and through direct contact with Realtors, property 
owners, and other appraisers. Upon assembling and analyzing the data defined in this scope 
of work, final opinions of the effects of communications towers on residential property values 
have been reached. As a Summary Report, only summary discussions of the data, reasoning, 
and analysis, that were used in the valuation process to develop the opinions, are presented. 
Additional supporting documentation is retained in the work file. However, all due diligence was 
employed to arrive at the final conclusions. 
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PRESENTATION OF DATA 
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MARKET AREA ANALYSIS 

 
Regional: 
 
The Delmarva Peninsula is located on the Mid-Atlantic Coast, consisting of the State of 
Delaware, as well as the Eastern Shores of Maryland and Virginia. It is bounded on the north 
by Pennsylvania, on the east by the Atlantic Ocean and the Delaware Bay and River, and on 
the south and west by the Chesapeake Bay. In stark contrast with the rest of the eastern 
seaboard, the Delmarva Peninsula is mostly rural.  

 

State Population (as of 7/2022) Area (Square Miles) Density

Delaware 1,018,396 1,954 521

Maryland (Eastern Shore) 459,170 3,323 138

Virginia (Eastern Shore) 45,331 662 68

Total 1,522,897 5,939 256

Source:  US Census Bureau / QuickFacts  
 
The Peninsula, stretching over 180 miles long, and 80 miles at its 
widest point, narrows as you travel south to Cape Charles, Virginia, 
about 16 miles north of Norfolk, Virginia. The Chesapeake Bay, which 
separates the Western and Eastern Shores of Maryland and Virginia, 
is the largest bay in the United States. The primary industries of the 
region include meat and poultry processing, soybean production, corn 
production, timber harvesting, crab, oyster, and fish harvesting and 
tourism. The tourism industry has been particularly fast developing 
due to Delmarva's proximity to the Atlantic Ocean. Several towns, 
such as Rehoboth Beach, Dewey Beach and Ocean City, have grown 
primarily as tourism centers. 
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Sussex County: 
 
Sussex County is the southernmost and largest of Delaware's three counties, in terms of its 
geographical area. Its 960 square miles make up 49 percent of the total land statewide. It is 
located near the center of the Delmarva Peninsula and is bounded on the north by Kent 
County, on the west and south by Maryland's Eastern Shore, and on the east by the Atlantic 
Ocean and the Delaware Bay. 
 

 
 

 

Population: 
 
In 2010, Sussex County had a population of 197,145. Sussex County’s population increased 
from 2010 to 2022 by more than 29 percent to 255,956. Sussex County’s current population 
represents approximately 25 percent of Delaware’s total population, making it Delaware's 
second largest county. Georgetown, Delaware, with a current population of 7,662, is the seat 
of Sussex County.2  
 

2010 2020 2025 2030 2035 2040 2050 # %

State 899,600 992,035 1,018,473 1,042,869 1,065,740 1,085,592 1,115,712 216,112 24.02%

Kent 162,955 182,481 183,690 184,613 186,828 190,631 204,411 41,456 25.44%

New Castle 538,753 571,058 578,589 585,990 593,626 599,650 603,757 65,004 12.07%

Sussex 197,892 238,496 256,194 272,266 285,286 295,311 307,544 109,652 55.41%

Population Change 

2010-2040

DELAWARE POPULATION CONSORTIUM

ANNUAL POPULATION PROJECTIONS October 31, 2021

Version 2021.0 Dover, Delaware  
 
The Delaware Population Consortium predicts that the county’s population will grow by 55.41 

 
2 U.S. Census Bureau / QuickFacts, “Sussex County, Delaware,” U.S. Census Bureau, 2010. Web, (October 22, 2020). 
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percent from 2010 and 2050.3 Based on the data above, Sussex County’s population growth is 
the largest of the three counties.  
 
The largest age group living in Sussex County is age 60 to 69.4 The county is well suited for 
senior citizens. A study by Kiplinger rated Delaware the “#3 senior tax friendly State in the 
nation” in 2019.5 Delaware has limited income taxes for seniors, does not tax social security 
benefits, and has no state or local sales taxes. Additionally, the property taxes in most areas 
are significantly below national averages.  
 
Income: 
 
The US Census Bureau reports that the median household income in Sussex County was 
$68,886 in from 2017-2021. This was relatively in line with the national median wage, which 
was $72,724. The per capita income was $39,066, which was slightly higher than the national 
per capita ($38,917).6  
 
According to the Bureau of Labor Statistics 4th quarter 2021, the average weekly wage in 
Sussex County was $1,065. Although still below the national average, the county’s average 
weekly wage is up from the 2019 average of $874.  Sussex County has the lowest weekly 
wage in Delaware.7 
 
Labor Force: 

  
The unemployment rate is a driving statistic that must be analyzed to determine the strength of 
an area. Sussex County is seeing a downward trend in its unemployment rate as the effects of 
the pandemic end. This shows improved growth and stability in the job market in the area. It is 
also noted that, due to its vast tourist industry, the seasonal months typically have the lowest 
unemployment rates.  These trends are better depicted in the following charts.  
 

 
3 Delaware Population Consortium , “Delaware Population Consortium,” Office of State Planning, October 31, 2019.  
4 U.S. Census Bureau (2019). American Community Survey 1-year estimates. Retrieved from Census Reporter 

Profile page for Sussex County, DE. Web, (October 22, 2020). 
5 “10 Most Tax-Friendly States for Retirees, 2019,” Kiplinger, Web (October 22, 2020). 
6 U.S. Census Bureau / QuickFacts, “Sussex County, Delaware.” 
7 Bureau of Labor Statistics, “County Employment and Wages in Delmarva Peninsula” Bureau of Labor Statistics U.S. 

Department of Labor, released July 28, 2020. PDF file, (June 2, 2023).  
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Sussex Dec. 

2022

Sussex 

Dec. 2020 % Change

Delaware 

Dec. 2022

Delaware 

Dec. 2020 % Change

Labor Force 109,899 105,080 4.59% 494,576 481,840 2.64%

Employed 104,912 99,440 5.50% 473,976 453,637 4.48%

Unemployed 4,987 5,640 -11.58% 20,600 28,203 -26.96%

Unemployment 

Rate
4.5% 5.4% -15.46% 4.2% 5.9% -28.24%

Source: Bureau of Labor Statistics (BLS)     Publisher: Delaware Department of Labor  
  
Economy: 
 
There are numerous tax advantages in Delaware designed to attract new business and 
encourage the expansion of existing operations. Included in the tax advantages are a lack of 
state and local general sales tax, as well as personal property or inventory taxes. Additionally, 
there are many favorable corporate income tax credits and reductions of gross receipt taxes 
for both new and expanding businesses. As a result, many businesses have chosen to 
incorporate in Delaware, thus creating numerous job opportunities. 

 
The Sussex County economy is specialized in Agriculture, Manufacturing, Tourism, Healthcare, 
Construction and Retail. The largest industry is Healthcare and Social Services and Retail 
Trade employing 15% and 14%, respectively of the workforce.  Healthcare has been the 
fastest growing sector in recent years with $400 million in new facilities underway. This 
category of employers includes the three hospitals in Sussex County (Bayhealth Medical 
Center in Milford, Beebe Medical Center in Lewes, and Nanticoke Health Services in Seaford), 
as well as a growing number of extended care, independent extended living, and assisted 
living facilities across the county. Some of the key employers in the county include Beebe 
Medical Center, Mountaire Farms, Merck Animal Health and Dogfish Head Brewery.8  
 
Agriculture: 
 
Agriculture is, one of the biggest employment drivers, considering the number of jobs created 
by some of the largest poultry companies in the nation, such as Allen Harim Foods, LLC, 
Mountaire Farms, Perdue, Inc. and Sea Watch International. Both Allen Harim Foods LLC and 
Mountaire Farms are headquartered in Sussex County. Allen Harim Foods is headquartered in 
Seaford and Mountaire is in Millsboro.9  

 
Agricultural properties make up a large portion of Sussex County’s overall land use. According 
to the 2017 Census of Agricultural, which is the most recent available, there are approximately 
275,473 acres of farm land with approximately 1,119 farms.10 Sussex County was the number 

 
8 Sussex County Economic Development, www.excitesussex.com 
9 Ibid. 
10 U.S. Census of Agriculture, “Sussex County, Delaware,” U.S. Census of Agriculture, 2017. PDF file, (October 22, 2020.)  
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one county for “meat chicken production” in the United States.11 Given the amount of land 
dedicated to agriculture, a large proportion of Sussex County is described as rural with the 
more developed areas being established around the major highway systems. 

 
Delaware ranked eighth in the nation in 2017 for having a production value of $1.02 billion. In 
the same year, Delaware produced 1.87 million pounds of chicken.12 Sussex County is a 
leader in poultry production in Delaware. The 2017 Census of Agriculture also reported that 
Sussex County had a market value of products greater than $1 billion. The average size farm 
was 246 acres and produced more than $900,000 in products sold in 2017.13  
 

Housing Data:  
 
The housing market in Sussex County continues to grow as evidenced by the increase in the 
average sale price and unit sold over the past several years.  
 

 
Year 

 
Units Sold 

 
Average Sale 
Price 

Average Sale 
Price % Change 
from Prior Year 

2021 7,322 $471,266 12.95% 
2020 7,303 $417,179 7.94% 
2019 5,855 $373,065 5.07% 
2018 5,514 $355,065 6.01% 
2017 5,533 $334,925 5.97% 
Source: Bright MLS Market Statistics Report 

 
It is noted that Eastern Sussex County is driving the pattern of growth due to the influence of 
its resort areas.  
 

Housing Facts 
(2017-2021 US Census Data) 

Households 96,375 

Persons per household 2.40 

Median household income $68,886 

Housing Units (7/1/2022) 152,262 

Median Value of 
owner-occupied housing units $285,100 

Owner-occupied housing rate 81.2% 

Median gross rent $1,101 

Poverty rate 11.5% 

 
11 Delmarva Poultry Industry, Inc., “Facts About Delaware’s Meat Chicken Industry.” 
12 Ibid. 
13 U.S. Census of Agriculture, “Sussex County, Delaware” 
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Building Permits (2021) 4,170 
 
Taxation: 
 
Property in Sussex County is taxed at a rate, which is comprised of a county tax rate and a 
rate established by each school district, per $100 of assessed value based on School District. 
Assessments are based on 1974 property values. The tax rate in Sussex County has remained 
mostly constant for a number of years. These low tax rates have also led to a significant 
amount of planned residential communities.  Due to the density of the resort areas, properties 
within 5 miles of the coast represent 57% of the County’s tax base. 14  Sussex County began a 
court ordered reassessment of residential, agricultural and commercial properties in 2021.  
The reassessment was ordered in 2020 to address the issue that the County assessments 
were not representative of the “true value of money”.  The reassessment will be over a 3 year 
period with new assessment values being set at what is expected to be the fair market value of 
the property as of July 1, 2023. The county and the school districts are capped by law on how 
much additional revenue can be generated from reassessment.  Property tax rates will be 
adjusted to ensure the taxing entity does not collect more than allowed by statute.  Sussex 
County cannot yield property tax revenues greater than 15% of the preceding year in which the 
reassessment occurred. The State Code caps school districts to a 10% revenue increase due 
to reassessment.  
 
Education: 
 
Because there is such a direct connection between education levels and employment 
opportunities, education can be a critical demographic. The Sussex County public school 
system consists of 7 school districts and 1 career and technology high school. In addition to 
these schools, there are 6 special & charter schools included in Sussex County’s public school 
system. 
 
 
 

 
 
 
 
 

 
Post-Secondary Schooling is a large factor in today’s society. Sussex County has access to 4 
post-secondary schools to accommodate these needs. These include Delaware Technical & 
Community College, Delaware State University, University of Delaware, and Wilmington 
College.  These schools have local branches in Sussex County; however, their main campuses 
are located in Kent County and New Castle County. The lack of higher education institutions in 

 
14 Sussex County Administrator, SCOAR presentation – December 2017 
15 US Census, Quick Facts 

 
High school 
graduate or higher15 

Bachelor Degree or 
higher 

Sussex County 89.6% 30.4% 

Delaware 91.1% 33.6% 

United States 88.9% 33.7% 
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Sussex County may contribute to the lower percentage of the population with a college degree. 
 
Sussex County Resorts: 
 
The easternmost section of Sussex County is 
primarily devoted to the tourism industry. Sussex 
County has a 25-mile stretch of ocean front land. Of 
this land, 17 miles are protected as public parklands 
and are not available for development. Along the 
remaining beaches, the towns of Rehoboth Beach, 
Lewes, Dewey Beach, Bethany Beach and Fenwick 
Island have grown. These towns are relatively quiet, 
though, when compared to Maryland's Ocean City. 
Nonetheless, the area attracts large crowds during 
the summer season, which pump many tourist dollars 
into the county and create numerous jobs associated 
with the industry. Overall, tourism is responsible for 
1.7 billion in annual gross domestic product for the 
County and 18,000 jobs.16  
 
These small resort towns are greatly influenced by the large influx of seasonal tourists from 
nearby metropolitan areas. Tourists come to enjoy beach activities, including surfing, wind 
surfing, fishing, boating, farmers markets, shopping, and relaxing. The towns are constructed 
to offer an all-inclusive vacation experience. Each town includes numerous housing facilities, 
restaurants, bars, and retail shops. Tourists are encouraged to come and park their cars for the 
extent of their trip.  

 
Transportation is linked between each of these towns by Route 1. During the peak seasonal 
months, public transportation between the resort towns is provided for a nominal fee. This 
includes a bus route from Fenwick Island to Rehoboth Beach. The towns have not grown 
significantly in size for quite some time as a result of the limited available land within the 
corporate limits. Instead of growing in land area, the towns have expanded outward into 
numerous smaller developments, many of which provide transportation into the “beach” towns. 
This allows the resort towns to focus more on establishing commercial centers.  
 
In order to succeed, several of the resort towns, such as Lewes and Rehoboth Beach, have 
found ways to attract visitors even in the off-season periods. The three Tanger Outlet centers 
have grown to become some of the most popular commercial enterprises. The outlets are 
established along Route 1 allowing visitors to stop and shop while on their way to their resort 
destination. With the influx of more year-round clientele, numerous restaurants, bars, and retail 
stores have aligned themselves in close proximity of the outlets. The success of these 
commercial centers has resulted in the outlets becoming an “anchor” to the commercial sector 
of the resort towns and this has led the resort areas to become year-round destinations. 

 
16 The Convention and Visitors Bureau for Sussex County, “2018 Visitor Survey” by Visit Southern Delaware.com 
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Transportation / Linkages:  
 
Most commercial activities, and the majority of Sussex County’s population, reside near three 
major corridors: U.S. Route 13, U.S. Route 113 and Delaware Route 1. There are also a vast 
number of secondary roads, all in good condition. Each of these routes extends from Kent 
County to Sussex County’s southern border. Beginning in Milford, Delaware Route 1 extends 
along the Atlantic coastline through or near the county’s major resort towns. U.S. Route 113 
runs through the center of the county from Milford to Selbyville and into Maryland. The third 
major connecting highway is U.S. Route 13, which provides direct access from New Castle 
County to Delmar through the western part of the county. This highway connects Delaware, 
from north to south, all the way to the southern tip of the Eastern Shore of Virginia. This 
highway also parallels a Norfolk-Southern (formerly Conrail) rail line, which operates two 
freight trains daily through the area. The main track runs north from Cape Charles, Virginia to 
Wilmington, Delaware, where it connects to the rest of the country. Also at Wilmington, the 
train track connects with the deep water port of Wilmington, where water borne freight can be 
shipped throughout the country and world. 10 truck lines operate in the Sussex County area, 
providing overnight service to most of the large cities along the eastern seaboard. 
 
Climate: 
 
The climate for Sussex County is mild and has a 191 day freeze free period. The average 
temperature during the summer is 76.2 degrees; whereas, the average temperature during the 
winter is 35.7 degrees. Average rainfall for the year is around 49.76 inches. This helps to 
provide a good seasonal mix, important for the tourism industry, as well as for livability. 
 
Worcester County: 
 
Worcester County is located on Maryland's Lower Eastern Shore, bounded by the Atlantic 
Ocean on the east, Sussex County, DE on the north; Wicomico County, MD on the north and 
west, Somerset County, MD on the west, and Accomack County, VA to the south. The center of 
Worcester County is approximately 124 miles southeast of Baltimore, 138 miles east of 
Washington D.C., 145 miles south of Philadelphia, 245 miles southwest of New York, and 135 
miles north of Norfolk. 
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Population: 
 
Worcester County had an estimated population of 53,866 in 2022. The county’s represents 11 
percent of the Eastern Shore of Maryland’s total population, making it the third largest county 
in population.17 Snow Hill is the county seat of Worcester County, and it has a population of 
just over 2,000 in 2018. Worcester County is also home to Ocean City, which serves as the 
county’s major resort town. In 2022, Ocean City had a population of 6,915.18  

 
The Brief Economic Facts for Worcester County, produced by the Maryland Department of 
Commerce, indicates that Worcester County’s population in 2020 has increased approximately 
1.8% since 2010. Additionally, a 3.8 percent decrease in the number of households was 
indicated for the county from 2010 to 2020.19 The largest age group in the county were those 
between ages 45 and 64.20  

 
Labor Force and Employment: 
 
Worcester County’s total labor force has decreased 2 percent between 2015 and 2022. This 
rate is below the growth of Maryland’s labor force, which decreased just under 1 percent 
between 2015 and 2022.  

 
Worcester County currently has a higher unemployment rate than the state of Maryland. This is 
likely influenced by the seasonal nature of jobs in the resort area. In 2022, Worcester County’s 
average unemployment rate was 5.4 percent, a significant decrease from the 2015 rate of 10.6 
percent. Maryland’s unemployment rate also decreased 50% between 2015 and 2022.21 
 

2015 2022 % Change

Worcester

Labor Force 25,464 24,955 -2.00%

Employment 22,775 23,601 3.63%

Unemployment Rate 10.6 5.4 -49.06%

Maryland

Labor Force 3,141,602 3,163,206 0.69%

Employment 2,981,859 3,083,676 3.41%

Unemployment Rate 5.1 2.5 -50.98%

Source: MD Dep. of Commerce; MD Dep. of Labor, Licensing, and Regulation
 

 

 
17 U.S. Census Bureau / QuickFacts, “Worcester County, Maryland.” 
18 Ibid. 
19 Maryland Department of Commerce, “Brief Economic Facts – Worcester County, Maryland,” MD Dept. of Commerce, 2021. 

PDF file, (May 25, 2023).  
20 Ibid. 
21 MD Dep. Of Commerce; MD Dep. of Labor, Licensing and Regulation. Local Area Unemployment Statistics. Web, May 25, 

2023. 
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It is not unusual for counties on the Eastern Shore of Maryland, like Worcester, to have an 
unemployment rate higher than the state of Maryland. Most of Maryland’s population is in the 
metropolitan areas of the state, such as the outskirts of Washington, D.C., Baltimore, and 
Annapolis. Those areas rely on federal government jobs, whereas Wicomico County and other 
counties are more rural and have more jobs within the private sector than the federal 
government. This results in Worcester County having a higher unemployment rate than the 
state of Maryland. Additionally, there are many seasonal jobs in the county which causes lower 
unemployment rates within the spring and summer months, and higher rates in the fall and 
winter. 

 
The unemployment rate is a driving statistic that must be analyzed to determine the strength of 
an area. Worcester County is seeing a downward trend in its unemployment rate. This shows 
improved growth and stability in the job market in the area. It is also noted that, due to its vast 
tourist industry, the seasonal months typically have the lowest unemployment rates. These 
trends are better depicted in the next chart.22 It is noted the Covid-19 pandemic and the 
national shutdown has impacted these numbers for the 2020 year resulting in unemployment 
rates higher than they were for the same period the prior year.    
 

Year - 2020 Apr May June July Aug Sep

Labor Force 25,279 25,182 25,588 25,967 25,451 23,539

Employed 19,809 20,659 22,716 23,577 23,426 21,683

Unemployment 

Rate 21.6 18.0 11.2 9.2 8.0 7.9

"Local Area Unemployment Statistics" (dllr.maryland.gov/lmi/laus/)

Source: BLS, Publisher: Office of Workforce Information and Performance  
 
The Brief Economic Facts of Worcester County produced the number of employed workers per 
sector in Worcester County in 2019. The figures are graphed below:23  
 

 
22 Ibid.  
23 Maryland Department of Commerce, “Brief Economic Facts – Worcester County, Maryland.” 
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Income: 
 
The median household income in Worcester County was $65,396 during the years of 2016-
2020. This was slightly higher than the national median wage, which was $64,994. The per 
capita income for the county was $41,055, which was higher than the national figure ($35,384). 
Approximately 19.6 percent of residents commute outside the county for work during the years 
of 2016-2020.24   
 
Business: 

 
Some of the major employers include the Harrison Group (hotels and restaurants), Atlantic 
General Hospital, Bayshore Development, Casino at Ocean Downs, Ocean Pines Association, 
Berlin Nursing and Rehabilitation Center and multiple restaurant and hospitality 
establishments. Because of the tourism in Ocean City during the summer months, there are 
several businesses that employ many more workers during the season to compensate for the 
large number of visitors in Ocean City. These employers include O.C. Seacrets (470), Dough 
Roller (360), Phillips Seafood (290), Carousel Resort Hotel and Condominiums (340), Clarion 
(340), Fager’s Island (300), 91st Street Joint Venture/Princess Royale (290) and Trimper’s 
Rides (245).25 Worcester County is one of 10 jurisdictions that participate in the One Maryland 
Program. The program offers significant tax credits for capital investments creating jobs. 

 
 
 

 
24 Ibid. 
25 Ibid. 
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Agricultural and Poultry Industries: 
 

One of the larger industries in Maryland is poultry. The Delmarva Poultry Industry, Inc. 
frequently reports research and data about the poultry industry on the Delmarva Peninsula. In 
2017, Maryland was ranked 9th in the nation for having a production value of $1 billion. In the 
same year, Maryland produced 1.84 billion pounds of chicken.26  

 
The “Facts about Maryland’s Meat Chicken Industry” reported that in 2012, Worcester County 
ranked 29th in the United States “among the leaders in broiler chicken production in America.”27 
Moreover, Worcester County ranked third in Maryland for poultry production, producing 
$210,756,000 in market value of products sold in 2017, which is the most recent Agricultural 
Census available. The average size farm in 2017 was 269 acres and produces approximately 
$675,153 in products sold in Worcester County.28  

 
According to Worcester County Building Permits, between the years of 2014 and 2016, there 
have been plans to build over 75 chicken houses. The average number of houses one 
requests to build is 2. 

 
Taxation and Government: 
 
The Brief Economic Facts for Worcester County reports the tax rates for Worcester County and 
Maryland. The county taxes property at a rate of $0.845 per each $100 of assessed value, 
using a 100 percent assessment ratio. Added to the state's rate of $0.112 per $100, this results 
in a base tax rate of $0.957 per $100. The State of Maryland also taxes corporate income 
progressively up to 8.25 percent and has a six percent sales tax.29 

 

 
26 Delmarva Poultry Industry, Inc., “Facts About Maryland’s Meat Chicken Industry,” Delmarva Poultry Industry, Inc., last 

modified December 2015. PDF file, (February 10, 2017). 
27 Ibid. 
28 U.S. Census of Agriculture, “Worcester County, Maryland,” U.S. Census of Agriculture, 2017 PDF file, (November 18, 

20120). 
29 Maryland Department of Commerce, “Brief Economic Facts – Worcester County, Maryland.” 
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Households and Building Permits: 
 

The real estate market seems to be stable in Worcester County. Residential home sales 
increased 4 percent from 2018 (2,328 units sold) to 2019 (2,442 units sold). The average sale 
price in 2019 was $295,403, which was a 4 percent increase from 2018.30 For commercial land 
sales, the average cost in 2019 was $58,000 per acre for industrial land, and $135,000 per 
acre for office use.31 

 

Housing Facts (2017-2021 US Census Data)32 

       Ocean City Worcester Co. 

Households 3,723 22,573 

Persons per household 1.82 2.28 

Median household income $58,563 $71,262 

Median Value of 
owner-occupied housing units $317,100 $279,200 

Owner-occupied housing rate 71.8% 76.3% 

Median gross rent $1,063 $1,068 

Poverty rate 8.8% 10.3% 

Building Permits (2020) Not available 304 

 
The differences in the median value of owner-occupied housing units and the median 
household income are a reflection of Eastern Shore economics, which is much more rural than 
the State of Maryland as a whole. Although only 13% of the county’s total population resides in 
Ocean City, over 50 percent of the total housing units are situated within Ocean City, which is 
due to the large number of multi-family buildings.  
 
Education:  
 
The Worcester County public school system consists of six elementary schools, three 
middle/combined schools and four high schools including a technical school. The total 
enrollment is almost 7,000 students.33

 

 
In addition to the public school system, there are several private schools in Worcester County, 
including Worcester Preparatory School (PK-12), Seaside Christian Academy (PK-8), Snow Hill 
Mennonite School (1-11) and Most Blessed Sacrament Catholic School (K-9). The nearest post 
graduate schools include Salisbury University, a 4-year university in Salisbury offering 
programs leading to B.A., B.S., M.S., and M.B.A. degrees. The university also offers several 
evening programs, particularly in business. The University of Maryland Eastern Shore is 

 
30 Bright MLS, “Market Research – Market Statistics Report”, (November 18, 2020). 
31 Maryland Department of Commerce, “Brief Economic Facts – Worcester County, Maryland.” 
32 U.S. Census Bureau / QuickFacts, “Worcester County, Maryland.” 
33 Maryland Department of Commerce, “Brief Economic Facts – Worcester County, Maryland.” 
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located in Princess Anne (Somerset County) and offers programs in micro technology, 
electronics, computers, and robotics. In addition, Wor-Wic Community College in Salisbury 
offers Associate degrees and courses to benefit the community and local businesses through 
continuing education programs. As of 2020, 92.2% of the county’s population, 25 years and 
older, were high school graduates or higher; 30% had bachelor’s degrees or higher. Those 
statistics are relatively in line with the statistics for the State of Maryland; 90% of the population 
being high school graduates and 40% with bachelor’s degrees or higher.34  
 
Transportation: 
 
Transportation through Worcester County consists mainly of personal vehicle and motor 
freight. Both U.S. 50 and U.S. 113 run directly through Worcester County providing access to 
the major interstates on the eastern seaboard. There are currently 20 motor freight lines that 
regularly operate in Worcester County. Rail transportation is provided by Norfolk Southern, 
operating two trains through the area daily. Also, about 20 miles west, the Salisbury-Wicomico 
Airport offers national and international flights via U.S. Air Express. Four air freight companies 
operate out of the airport, including Federal Express and U.P.S. The Ocean City Municipal 
Airport, located in West Ocean City, can accommodate small corporate jets on its 3,400' 
runway. 

  
Climate: 
 
The climate for Worcester County is mild. The average temperature during summer is 74.8 
degrees; while during winter, the average temperature is 39 degrees. Average rainfall for the 
year is around 44.2 inches. This helps to provide a good seasonal mix, important for the 
tourism industry, as well as for livability.35 
 
Ocean City Resort Market:  
 
Worcester County is unique in Maryland in that it derives most of its income from tourism. 
Ocean City is located on the far eastern side of the county, bounded by the Atlantic Ocean on 
the east and the Isle of Wight Bay on the west. The southern boundary is the Inlet, which 
separates Ocean City from Assateague Island. The Delaware-Maryland state line provides the 
northern boundary to Ocean City. The city boasts a total population of only 6,915 people; 
however, on any given summer weekend, the tourist population can reach over 325,000 
people. The summer average is around 300,000 people. 
 
According to the Ocean City Public Relations Office, nearly 90 percent of Ocean City's visitors 
are between 18 and 54 years old. Among this group, the distribution is somewhat flat. The 
majority makes between $31,000 and $75,000 dollars per year and will stay for one week. 
Nearly 80 percent of Ocean City's visitors visit between one and three times per year; half stay 
in a hotel and the remainder stay in condominiums. In all, over 8,000,000 people visit Ocean 

 
34 U.S. Census Bureau / QuickFacts, “Worcester County, Maryland.” 
35 Ibid. 
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City annually. 
 
Ocean City also has a broad economic impact on the state of Maryland, collecting over $68 
million in taxes directly and indirectly related to Ocean City and the tourist trade. In all, visitors 
spend nearly $130 million in lodging and over $317 million on all taxable goods. 
 
The Roland E. Powell Convention Center plays a vital role in the overall economic impact of 
Ocean City.  Expansions of the convention center were recently completed in 2013 and 2014.  
Another expansion, to include an additional 30,000 square feet of exhibit all space was 
approved by the Town in 2016.  After this expansion the convention center will provide 80,000 
square feet of exhibit hall space, 21 meeting rooms and a 1,200 seat Performing Arts Center. 
 
Ocean City's growth can be tied directly to the growth in the surrounding regions, as well as 
the vast time and money spent on improving U.S. Route 50 to eliminate bottlenecks in traffic. 
Nearly 30 percent of all the United States population and 31 percent of the United States' 
buying power is within one day's drive to Ocean City. However, also due to the rapid growth of 
the area, there is no longer much land available for commercial or residential development 
within Ocean City. Consequently, much of the more recent commercial development has 
spread to areas just west of, and outside, the resort "proper" to West Ocean City, Berlin, the 
more southern areas of Worcester County and the southeastern corner of Sussex County, 
Delaware. 
 
In the late 1990's and early 2000's, the Ocean City residential condominium market had 
undergone a strong pattern of growth and development coupled with double digit appreciation 
rates. Since late 2005, the market has softened considerably. In the case of condominium 
sales, the trend continued downward through 2011. In spite of these trends, some projects that 
were already in the pipeline at the onset of the softening continued to move forward. This 
resulted in an over-supplied status that continued into 2012. Since 2014 the number of active 
listings has been trending downward. Recently, there has been a shift toward hotel 
development vs. condominiums in Ocean City. Below is a chart showing current listings of 
condominiums, townhouses and detached single family dwellings in Ocean City as well as 
sales volumes for the past year and the current months supply of each unit type. 
 

December 2023 
Property Type Sales Volume – Past 12 

Months 
Current Listings 

 
Condominiums 750 227 
Townhouses 112 31 
Single Family 122 29 

 
Hotel Market: 
 
The hotel market in Ocean City appears to be strong with several new hotels recently built, as 
well as several others in the works.  According to the OC Department of Tourism, hotel 
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occupancy rates remained fairly stable in 2023 compared to 2022.  
 

The Americana Hotel Boardwalk on N Atlantic Ave opened in February 2021, and the Cambria 
Hotel opened in August 2020 on St Louis Ave.  Marriott is currently building a 150-room hotel 
near the Route 90 bridge.  Other projects in the pipeline include 2 Hyatt Place Hotels along 
16th Street, one on the boardwalk and the other between Philadelphia and Baltimore Avenues.  
They will include a total of 170 units.  A new 54 room Hotel Monte Carlo is planned along the 
Boardwalk at 11th Street. Harbor Mist Hotel is approved for 129 units at 25th Street and 
Philadelphia Avenue.  There is also a new project planned at 45th Street Village as well as a 
Home 2 Suites planned for 67th Street. 
 
Ocean City is a major tourist destination, with 8 million +- visitors each year. According to the 
Ocean City Hotel/Motel Association, there are roughly 10,000 hotel/motel rooms in the town, 
and another 25,000+- condos. During the summer season, most if not all facilities are at or 
near full capacity. The town recently ranked #2 on the top 10 most popular summer travel 
destinations by HomeAway.com. 

 
Commercial Market: 
 
Ocean City’s commercial market includes numerous restaurants, gift shops, beachwear stores, 
professional offices (attorney, accountants, real estate and some medical), grocery stores, 
convenience stores/gas stations, and amusements, all of which are intended to primarily serve 
the tourist population. There are several shopping centers; however, they are situated in North 
Ocean City where a greater portion of the population is year-round. South of 60th Street, the 
commercial activities become more oriented toward tourism and, south of 30th Street, they are 
predominantly seasonal enterprises, open from early Spring to late Fall. 

 
New developments over the past few years include a new retail shopping center at 67th Street, 
which was completed in 2013, renovation and new anchor for the Gold Coast Mall at 115th 
Street and a new shopping center is proposed between 78th and 79th Street to include retail 
and office space.  Frescos’s restaurant was purchased, renovated and reopened as Ropewalk, 
which also as a location on Fenwick Island, DE.  There has also been new medical office 
space constructed in west Ocean City in the past few years including Your Doc’s In and West 
Ocean City Injury and Illness Center.  In addition, commercial brokers are reporting increased 
leasing activity as the number of listings have been declining over the past four years. 

 
A December 2023 snapshot was taken of active commercial listings in the MLS. Of the 15, 1 is 
situated in W. Ocean City; 4 are located south of 30th Street with the remainder north of 30th 

Street. Of the 15 listings in Ocean City proper, 5 are apartment buildings of varying sizes and 
numbers of units; 4 are for retail uses; 1 are hotels/motels; 2 is a restaurant; 4 is offices; and 1 
is a warehouse. List prices ranged from as low as $375,000 for a 1230 square foot retail 
condominium unit along Coastal Highway to as high as $4,500,000 for a restaurant on Coastal 
Highway. 
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In summary, given the amount of new activity in both the lodging and retail/commercial 
markets, the market in Ocean City is certainly showing signs of optimism.  
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REVIEW OF NATIONAL RESEARCH  

The investigation on the effects of communications towers on residential property values 
begins by summarizing the results of the most recent studies in published literature. Only a 
handful of publicly documented case studies were found on the topic. The most definitive 
research on this subject was done by Dr. Sandy Bond, PhD., who concluded that each 
geographical location is unique and that the value effects from towers may vary over time as 
market participants’ perceptions change due to increased public awareness. Percentage 
decreases mentioned in her studies range from 2 to 20% with the percentage at the high end 
of the range in communities that had been subjected to large amounts of negative attention in 
the media, relative to the siting of towers and the possible health hazards relating to these 
structures. These are her three most relevant published studies on the subject: 
 

Sandy Bond, Ph.D, "The Effect of Distance to Cell Phone Towers on House Prices", The 
Appraisal Journal (Fall 2007): 362-370. This article outlines the results of a study 
conducted in Florida in 2004 regarding the effect that cell phone tower proximity has on 
residential property prices. The study focused on an analysis of residential property 
sales transaction data. The results of the study show that prices of properties decreased 
by just over 2%, on average, after a tower was built. The effect typically diminished with 
distance from the tower and was almost negligible after about 365 feet. Although the 
results showed that a tower has a statistically measurable effect on the prices of 
properties located near a tower, the effect was minimal.  
 
Sandy Bond, Ph.D., Ko-Kang Wang, “The Impact of Cell Phone Towers on House 
Prices in Residential Neighborhoods”, The Appraisal Journal, (Summer 2005): 256-277. 
This study focused on case study areas in Christchurch, New Zealand, to examine 
whether proximity to cellular phone towers has an impact on residential property values 
and the extent of any impact. The article presented the results from both an opinion 
survey and market sales analysis undertaken in 2003. Both the survey and the sales 
analysis indicated similar negative impacts on home prices, of up to about -20%, in the 
study areas. It is noted that the effect of a tower on price was greatest (between 
negative 20.7% to 21%) in two communities where the towers were built following 
substantial negative media publicity. In the other two communities, where towers were 
built prior to the media publicity, the results indicated that a tower was either 
insignificant or demonstrated an increase in prices by up to +12%. 
 
Sandy Bond, PhD., K. Beamish, "Cellular Phone Towers: Perceived Impact on 
Residents and Property Values", Pacific Rim Property Research Journal 11, no. 2 
(2005):158-177. This research report presents the results of an opinion survey 
undertaken in 2002 in several New Zealand suburban communities. The purpose of the 
survey was to evaluate residents’ perceptions towards living near cellular phone base 
station towers and how this impacts property values. From the results, it appears that 
people who live close to cell towers perceive the sites less negatively than those who 
live further away. 
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A more recently published study was found, written by Ermanno Affuso, J. Reid Cummings and 
Huubinh Le, “Wireless Towers and Home Values: An Alternative Valuation Approach Using a 
Spatial Econometric Analysis”, J Real Estate Finan Econ (2018) 56: 653–676. This study 
assesses the impact of communication towers on the value of residential properties using a 
hedonic spatial autoregressive model. The study focuses on proximity to communications 
towers and visibility within a specific radius for homes that sold after the tower was constructed 
in Mobile County, Alabama. Ultimately, it was concluded that, “For properties located within 
0.72 kilometers of the closest tower, results reveal significant social welfare costs with values 
declining 2.46% on average, and up to 9.78% for homes within tower visibility range compared 
to homes outside tower visibility range” (Ermanno Affuso, J. Reid Cummings and Huubinh Le 
2018, p. 653).  
 
Communications towers bear some similarities to high-voltage transmission lines (HVTL) 
and their support towers. Many more appraisal practitioners, right-of-way professionals, and 
academics have investigated the topic of HVTL and taken diverse approaches to detecting and 
measuring the effect on real property values over the years. HVTL structures share some 
resemblances to communications towers in height, tower designs and in the perceived health 
concerns due to exposure to electromagnetic fields. Moreover, they are similar to 
communications towers as it relates to the concerns of neighboring property owners over a 
potential loss in value due to their views and proximity. One would expect the findings in the 
HVTL research to relate well to communications towers and, as a result, the HVTL literature 
also bears consideration. The following studies referenced included a combination of literature 
reviews, survey research, and sales data analysis. The studies show that the impacts are 
varied, as are market perceptions. Many studies show no significant effect on residential 
properties and, for those that do show a detriment, it is, on average, in the range of -1% to -
10%. The following is a summation of the numerous studies that have been examined on the 
topic of high-voltage transmission lines and towers influence on residential property values. 
 
William N. Kinnard, Jr., MAI, gained a reputation as one of the foremost authorities in the 
valuation field. In his 1967 study, he wrote: “When all of the findings and evidence had been 
assembled, the general conclusion was that very little impact is felt by individual residential 
property owners on the market value of their homes as a result of the proximity of a tower line 
right of way. In addition, any negative impact that might be experienced initially either when a 
tower line is newly constructed or a subdivision newly developed may be expected to 
disappear when the property is resold at a later date. There were individual exceptions to 
these general findings, of course. The important point remains that the typical individual 
residential property owner need not suffer any negative financial or economic consequences 
as a result of having his house near a high-voltage overhead electric transmission line. The 
owner may not like it personally; but as far as general market reaction is concerned, such a 
property normally is not penalized.”36  
 
 
 
 
__________________________________________ 

36    William N. Kinnard, “Tower Lines and Residential Property Values,” The Appraisal Journal (April 1967): 269-284 
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Colwell and Foley (1979) found that proximity to power lines was associated with a slight 
negative influence on selling prices in two Illinois subdivisions.37 In 1990, Colwell re-examined 
this same sales data that was utilized in the 1979 study, with the addition of considering the 
variables of distance to a tower and the presence of a right-of-way easement. He hypothesized 
that residential selling prices are related to both proximity to the lines and proximity to the 
towers, and that any impact of the power lines and towers might be lessened through time. His 
estimates indicated a value loss of 2% to almost 7% of total property value, at distances of 50 
to 200 feet from transmission lines. Colwell established that the negative effect of power lines 
declines as distance increases. Furthermore, any detriment to property values, attributable to 
power lines, diminishes with time.38  
 
Kinnard and Dickey revisited the topic in 1995 and identified three types of proximity impacts 
that could include diminished price, increased marketing time, and decreased sales volume. 
While they found little compelling evidence for increased marketing time or decreased sales 
volume, there was support for diminished prices associated with proximity to HVTL. According 
to their study, “One interesting finding in studies of both attitudes and market behavior of 
purchasers who are in proximity to HVTLs (and other sources of claimed hazards) is that the 
more informed a potential buyer is about the claimed hazard, the less likely that buyer is to be 
deterred from purchasing near the claimed hazard. The strong implication of these findings is 
that conscious efforts to disseminate known factual information is in the interest of all parties 
concerned. Moreover, for identifying and measuring any impact on property value, buyers' 
attitudes and perceptions about the effect of claimed health and safety hazards are the major 
influences, not the science. Indeed, what really matters is what people actually do when 
confronted with a purchase decision, rather than what they say they will do in an artificially 
contrived, hypothetical decision-making environment.”39 

 

According to the Cowger, Bottemiller, Cahill study (1996), minimal impacts on residential 
property values in three Pacific Northwest metropolitan areas were found. Seattle and 
Vancouver subjects averaged small decreases in property values (-1% and -1.05%, 
respectively); and Portland subjects were worth slightly more, on the average (+1.16%) than 
the matched comparables. They reported that, consistent with other studies, property value 
impacts from proximity to power lines, when detected, are generally small.40  

 

Jaconetty (2001) investigated relevant market studies, public perception, medical and scientific 
research, and developing case law to consider the implications for real property value as 
a result of HVTL proximity. He concluded that, on a subjective level, most people believe that 
the electromagnetic fields generated by high-voltage towers and lines adversely influenced 
real property values, primarily because of health concerns.  
__________________________________________ 

 
37    Peter F. Colwell and Kenneth W. Foley, “Electric Transmission Lines and the Selling Price of Residential Property,” The 
Appraisal Journal (October 1979): 490-499. 
38 Peter F. Colwell, “Power Lines and Land Value”, The Journal of Real Estate Research (Spring 1990): 117-127 
39 William N. Kinnard and Sue Ann Dickey, “A Primer on Proximity Impact Research: Residential Property Values Near High 
Voltage Transmission Lines,” Real Estate Issues (April 1995): 23-29.  
40 J.R. Cowger, Steven C. Bottemiller, and James M. Cahill, “Transmission Line Impact on Residential Property Values, A 
Study of Three Pacific Northwest Metropolitan Areas,” Right of Way (September/October 1996): 13-17.  
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On an objective level, they may not, or, if they do, it is likely that they affect residential property 
values only minimally.41 

 

In Conclusion 
 
It has been observed in the professional literature specific to communications towers, and 
also with consideration for the studies pertaining to HVTL proximity, as they relate to 
commuications towers, that the following are the main implications for residential property 
values: 

 View - the view of communications towers may cause a loss of aesthetics; the type and 
size of the tower structures, as well as the surrounding topography, play a part in the 
extent of the impact on nearby properties. If the tower structures are at least partially 
screened from view by trees, landscaping, or topography, any negative effects are 
reduced considerably or even eliminated. 
 

 Proximity - effects diminish as the distance from the tower increases 
 

 Media Attention - negative media attention plays a significant role in public perceptions 
and has the potential to affect property value negatively 
 

 Time - any effect on value resulting from communications tower views or proximity 
dissipates over time. 

 
 Primary concerns of property owners regarding proximity to communications towers 

include the views of the structures and a perception of loss in property value. 
 
The extent of any impact depends on a number of factors, including location, market 
conditions, and personal preference. Location may play a part in the extent of any overall 
effect, as homeowners in some regions may be more sensitive to the issue than in other 
regions. In a strong real estate market, a potential negative externality may have less of an 
influence. In a slow real estate market, particularly one that is coupled with increasing 
inventory levels, a property with uncommon characteristics is likely to receive greater scrutiny. 
For many, the question of whether or not communication towers have an effect on value or 
marketability is a matter of personal preference. Some buyers simply do not find the view 
imposed by communications towers to be objectionable. In some studies, it appears that lower 
priced homes may be affected to a lesser degree than luxury properties. However, other 
positive locational factors in middle to upper priced communities may diminish the effect. 
 
 
 
 
 
______________________________ 
41     Thomas A. Jaconetty, “Do You Want Your Children Playing Under Those Things?: The Continuing Controversy About 
High Voltage Electromagnetic Fields, Human Health, and Real Property Values,” Assessment Journal (May/June 2001): 23-30 
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As previously noted, when detrimental effects have been found, they tend to be nominal. 
The extent of any impact is highly parcel specific and can vary from one transaction to the 
next, even for re-sales of the same parcel, given all of the contributing factors. It is apparent 
that there is an inconsistency between the statistical results and the intense resistance that 
new communications towers generate among the general populace. Although the public 
perception regarding communications towers is oftentimes negative, the objective statistical 
results appear to indicate a relatively minimal, to barely measurable, market effect. 
 
In the next section of this market study, regional sales data, specific to the resort areas of 
Sussex County, Delaware and Worcester County, Maryland, will be presented and analyzed to 
consider the impact, if any, as a result of a close view of, or proximity to a communications 
tower. 
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REGIONAL SALES DATA ANALYSIS 

An analysis that includes actual arms-length sales of properties with close, or significant, views 
of existing communications towers is widely accepted as the most reliable evidence of any 
impact on the value.  
 
The approach taken is to first identify properties that might be affected adversely by a 
communications tower. The locations of communications towers in the resort areas of Sussex 
and Worcester counties were obtained through various sources, including county and 
municipal offices, internet tower search websites and office files. Communications tower 
locations were verified by actual visits to the sites. These locations were cross-referenced with 
tax maps and aerial images to identify residential properties in close proximity to a 
communications tower, and with the potential for a significant view of the tower. Sales data for 
properties in proximity to a communications tower was obtained from several sources, 
including tax records, the local MLS, and Realtors and brokers in the region. These properties 
with proximity to the communications tower will be referred to as the “subject” properties. 
Subsequently, the same sources were utilized to identify comparable, or “control” properties, 
without a similar communications tower influence. 
 
Numerous sales of properties that lie in proximity to communications towers have been 
investigated. There are, in fact, hundreds of properties throughout the region that have sold 
within the past 5-10 years, that were either in proximity to, or had a full or partial view of a 
communications tower. However, the focus of the comparative analysis is on properties with a 
close, or significant view of a tower. It is the opinion of the Consultant, that a property with a 
“close, or significant view” is located immediately adjacent to, or with a direct view of a 
communications tower structure. The view, in these cases, is relatively unobscured, and most 
of the tower structure is visible from either the front or rear of the residence. For the control 
properties, either they have no view of and are not in proximity to a tower, or they are judged to 
be far enough removed, so as to mitigate any potential influence. The following properties 
were selected as the most relevant for the discussion at hand and were judged representative 
of the marketing area. Where necessary, adjustments were quantified by the appraiser based 
on an analysis of market data and the opinions of market participants. 
 
As an aid to the reader, the following describes the format and content of the matched pairs 
tables that will be utilized throughout the Regional Sales Data Analysis. A paired sales analysis 
is used to determine the value added (or value lost), due to any specific factor that may affect 
the overall value of a property. The basic methodology employed in a matched pairs analysis is 
to identify two sales that are very similar, except for the issue being evaluated. The appraiser 
employs the principle of substitution, identifying properties that have sold in the market and 
that are reasonable substitutes for the subject. For example, two very similar homes are 
compared; the only difference is that one home has a pool and the other does not. The 
difference in the sale prices is then attributed to the pool. Generally, one pair of sales is not 
enough to establish a value for the pool, so the paired sales analysis is performed several 
times in order to illustrate trends. The appraiser uses this information to make a judgement call 
regarding the contributory value of the pool. 
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In the following analyses, the subject is considered to be the property within close proximity 
to a communications tower and that has a substantial view of the same. The first step in 
compiling matched pair data is to locate properties with this attribute and that have sold 
relatively recently. 
 
Subsequently, we’ve identified comparable sales that are as similar as possible in all regards, 
except for the issue being evaluated. Locating meaningful data is the most difficult part of 
performing a matched pair analysis. The consultant has made every effort to locate several 
matched pairs for each comparison. The data for each sale in the matched pairs tables will be 
presented horizontally. In each pair, a subject property, with a significant view of a 
communications tower, is the first property shown. The control property, without a similar 
communications tower influence or proximity, is provided as the second entity in the pair. 
 
In practice, it is very difficult to develop one truly identical matched pair. In some cases, it 
is necessary to make adjustments for differing elements prior to performing the matched pair 
analysis. Where necessary, adjustments are typically made to the value indicated for the 
control property, with respect to differences between it and the subject. After any required 
adjustments are made to the value of the control property, it is then possible to evaluate the 
difference in sale prices between the two Comparables in each set. The comparison can either 
be done on a gross sale price basis or by utilizing a unit of measure (such as sale price per 
square foot of gross living area). An effort has been made in the data selection to allow for as 
few adjustments as possible. In the matched pairs analyses that follow, any adjustments made 
have been noted. 
 
Finally, any resulting difference in sale prices is reported as a percentage, which is provided 
at the end of each set of matched pairs. Any difference between the sale prices of the subject 
and control property can provide an indication of value differential as a result of the issue being 
evaluated. For example, if the subject has a price of $105.00/sf of GLA, and the control 
property has a price of $100.00/sf of GLA, then the difference would be shown as 5%, or that 
the subject property has a value differential of 5% greater than the control property. 
 
 
Swann Cove 
 
Swann Cove is a 391-lot residential subdivision located on the north side of Lighthouse 
Road, east of its intersection with Old Mill Bridge Road in Selbyville, roughly 2.5 miles west of 
Route 1 (Coastal Highway). The project is situated in a fairly intensely developed area, 
characterized predominantly by residential uses, with more commercial uses interspersed 
along Lighthouse Road. Amenities include an outdoor pool and clubhouse; overall, the project 
has good market appeal for a single-family subdivision and is well positioned near Fenwick 
Island. The subdivision was developed in phases beginning in the early 2000’s with the final 
phase developed in 2020-2021. 
 
Fronting on Lighthouse Road (Route 54), adjacent to the subdivision, on Parcels 533-12.00 - 

Page 38 of 243

40



W. R. McCain & Associates, Inc 


 
 

CC19181 Cell Tower Market Study 

34 

  

78.01 and 79.00, is the North Bay Marina property and a Casual Designs Furniture store. 
Behind the store and directly across the Swann Cove subdivision’s stormwater pond is a 150' 
+/- monopole communications tower. The tower predates the subdivision and was originally 
constructed in 1998, according to the property owner. The Swann Cove properties at the 
southern end of Herring Court, Loggerhead Court and Killdeer Court have a direct, full view of 
the communications tower.  
 

 
The following matched pairs were gleaned from the sale data and provide comparisons 
between sales that have a full view of the tower and sales from within the subdivision that have 
only a limited view in the distance, or no view at all. Details regarding the sale dates and sale 
prices, as well as physical details such as the lot number, gross living area and year built, were 
taken directly from the Sussex County assessment records and the MLS. In some cases, data 
regarding individual unit upgrades or whether the sale included any builder incentives are 
unknown. The price per square foot is the unit of comparison. 
 

Page 39 of 243

41



W. R. McCain & Associates, Inc 


 
 

CC19181 Cell Tower Market Study 

35 

  

 
 
It is noted, there is one other recent sale on Herring Court with a significant view of the 
communications tower. The property is located at 36876 Herring Court and it is a new 
construction dwelling. It sold in March 2021 for $436,900 ($189.05/sf). Due to the dearth of 
recent comparable new construction dwellings available to match this property, it was not 
included in the above analysis. 
 
The residential market has experienced a period of significant appreciation in the range of 10-
15% per year (0.8-1.25% per month) beginning in 2020 through the end of 2023. Therefore, 
market condition adjustments were applied at a rate of 1% per month as all of the above 
properties transferred between 2020 and 2022. The comparables are generally similar in terms 
of age, condition, size, bathroom count, etc. Therefore, no other adjustments were warranted. 
There is little difference in the average price per square foot of GLA for the properties 
which have a close view of the communications tower and those that do not (average 
sale prices from above table: $183/sf with a close tower view vs. $187/sf without a close 
tower view). In 4 of the 5 matched pairs, the homes with a close view of the tower sold 
for 0.2% to 6% less than the control properties, which is minimal. In one of the matched 
pairs, the property with a close view of the communications tower sold for 6% more 
than the control property. Therefore, there is not any apparent market evidence to 
suggest a significant value detriment for those lots with a close view of the 
communications tower as compared to those that do not, and any negative impact is 
minimal. 
 
 

Page 40 of 243

42



W. R. McCain & Associates, Inc 


 
 

CC19181 Cell Tower Market Study 

36 

  

Sunset Island 
 
Sunset Island is a private resort, located at 67th

 Street and the bay, in Ocean City, Maryland. 
It features townhomes, detached single-family and flat-style units, all under condominium 
ownership. It offers private bayside beaches, indoor and outdoor pools, a kiddy pool, an 
interactive fountain for the kids, clubhouse, fitness center, walking trail, marina, crabbing and 
fishing pier, restaurant and other amenities. Furthermore, Sunset Island is within walking 
distance to Ocean City’s beaches, restaurants and amusements. Sunset Island also offers a 
gated entry with traffic monitored 24/7 by a security guard. 
 
The south side of Sunset Island is bordered by a canal. On the opposite side of the canal 
is Parcel 6685, a public works property owned by the Town of Ocean City. This property serves 
multiple Town uses, including the Ocean City Emergency Management Department, 
Engineering Department, Court and Police Department. A 340' +/- tall lattice-style 
communications tower is positioned on this property and is directly in view of the Sunset Island 
detached single-family and townhouse units immediately across the canal, at the eastern end 
of Island Edge Drive (odd numbered units 1 Island Edge Drive through 21 Island Edge Drive). 
To a lesser extent, the communications tower is also visible, but is not as imposing on the 
other canal-front detached single-family and townhouse units further to the west along Island 
Edge Drive (odd numbered units 35 Island Edge Drive through 59 Island Edge 
Drive). These canal front units are somewhat unique in the community as they are the only 
ones fronting directly on the canal with views of the community marina. Reportedly, there have 
been no marketing issues with the units directly across from the communications tower. On the 
contrary, because of the canal orientation, it was reported that these units were popular and 
highly sought-after, compared to some of the other interior units without water frontage or 
views. 
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Because of the uniqueness and extensive amenities present in Sunset Island, its sales will 
not be compared to sales outside of the project. Similarly, because of the differences in values 
for the interior units (inferior) and those with full views of the Assawoman Bay (superior), these 
sales will not be utilized in comparison to the canal-front units. Ultimately, the best comparison 
that can be made is between the canal-front units closest to the communications tower and 
those further west on the canal with a less imposing view of the tower. Data regarding the sale 
dates and sale prices, as well as physical details such as the unit number, gross living area 
and year built, were taken directly from the Worcester County assessment records and the 
MLS. In some cases, details such as individual unit upgrades, or whether the sales included 
any seller incentives, are not known. 
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As discussed, the residential market in Ocean City has experienced a period of significant 
appreciation in the range of 15-25% per year (1.25-2.08% per month) beginning in 2020 
through the end of 2023. Therefore, market condition adjustments were applied at a rate of 2% 
per month as all of the above properties transferred within this time period. For the third pair, 
property values were increasing approximately 2% per year between 2014 and 2017, 
therefore, a 6% adjustment was applied to the 2014 sale in this pair. The comparables are 
generally similar in terms of age, condition and size. Bathroom count adjustments were applied 
where necessary. The paired sale data in Sunset Island does not suggest a significant 
discernible diminution in values for the properties with the closest views of the 
communication tower. In the first match, the property with a significant view of the 
communication tower sold for 10% more than the control property. Moreover, the market 
acceptance of resort properties with positive locational factors, regardless of their 
proximity or view of a communications tower, is evident in the moderate-to-high sale 
prices noted above. 
 
Southampton 
 
Southampton is a residential subdivision located on the west side of Muddy Neck 
Road in Ocean View, less than 2 miles west of Route 1 (Coastal Highway) and approximately 
1 mile south of Atlantic Avenue (Route 26). The project is situated in a fairly intensely 
developed area, characterized predominantly by residential uses, with the more commercially 
developed areas along Atlantic Avenue and Route 1. The community includes detached single-
family dwellings and townhomes condominium ownership as well as typical detached single-
family dwellings on fee simple lots. Amenities include an outdoor pool, clubhouse and tennis 
courts. Overall, the project has good market appeal for a single-family subdivision and is well 
positioned near Bethany Beach. 
 
To the north of the Southampton subdivision, located at 33388 Lazy Dazy Lane is a 
communications tower. Properties within the subdivision along William Chandler Boulevard 
and the townhomes on Greenport Lane back up to the communications tower and have a 
significant view of it.  
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The following matched pairs were gleaned from the sale data and provide comparisons 
between sales that have a full view of the tower and sales from within the subdivision that have 
only a limited view in the distance, or no view at all. Details regarding the sale dates and sale 
prices, as well as physical details such as the lot number, gross living area and year built, were 
taken directly from the Sussex County assessment records and the MLS. In some cases, data 
regarding individual unit upgrades or whether the sale included any builder incentives are 
unknown. The price per square foot is the unit of comparison. 
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As discussed, the residential market in Sussex County has experienced a period of significant 
appreciation in the range of 10-15% per year (0.8-1.25% per month) beginning in 2020 through 
the end of 2023. Therefore, market condition adjustments were applied at a rate of 1% per 
month as all of the above properties transferred between 2020 and 2023. The comparables 
are generally similar in terms of age, condition and size. Bathroom count adjustments were 
applied where necessary. There is little difference in the average price per square foot of 
GLA for the properties which have a close view of the communications tower and those 
that do not (average sale prices from above table: $184.70/sf with a close tower view vs. 
$192.93/sf without a close tower view). In this analysis of single-family home sale prices 
in Southampton, there does not appear to be any evidence of a significant value 
detriment for those lots which have a close view of the communications tower, as 
compared to those that do not. 
 
 
Sycamore Chase 
 
Sycamore Chase is a new, 104-lot residential subdivision located on the west side of Bayard 
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Road, near its intersection with Central Avenue in Frankford, roughly 4 miles west of Route 1 
(Coastal Highway) and 3 miles south of Atlantic Avenue (Route 26). The project is situated in 
an intensely developing area, characterized predominantly by residential uses, with more 
commercial uses to the east along Atlantic Avenue and Route 1. Amenities include an outdoor 
pool and clubhouse; overall, the project has good market appeal for a single-family subdivision 
and is well positioned near Ocean View and Bethany Beach. This is a relatively new 
subdivision with development beginning in 2020-2022 and several vacant lots remaining. 
 
Fronting on Bayard Road (Route 54), at the north side of the Sycamore Chase subdivision, on 
Parcels 134-19.00-5.01 is a communications tower which appears to have been in place since 
~2009. The Sycamore Chase properties along Carlisle Court have a direct, full view of the 
communications tower.  
 

 
It is noted, there are currently 3 homes along Carlisle Court, however, the aerial maps are not 
yet updated to show them as they were very recently constructed. 
 
The following matched pairs were gleaned from the sale data and provide comparisons 
between sales that have a full view of the tower and sales from within the subdivision that have 
only a limited view in the distance, or no view at all. Details regarding the sale dates and sale 
prices, as well as physical details such as the lot number, gross living area and year built, were 
taken directly from the Sussex County assessment records and the MLS. In some cases, data 
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regarding individual unit upgrades or whether the sale included any builder incentives are 
unknown. The price per square foot is the unit of comparison. 
 

 
 
There have been 3 sales of improved properties with a direct view of the communications 
tower, and each are included in the above table. All properties transferred in 2023 and 2024. 
As discussed, the residential market in Sussex County has experienced a period of significant 
appreciation in the range of 10-15% per year (0.8-1.25% per month) beginning in 2020 through 
the end of 2023. The market is still strong, but appears to be leveling out over the current 6-9-
month period. Therefore, market condition adjustments were not applied to the properties that 
sold after October 2023. The control property for Match #2 was adjusted upward 1% per month 
through October 2023. All properties are new construction and generally similar in terms of 
size. Adjustments for bathroom count and garage space were applied where necessary. In 
Matches #2 and #3, the property with a significant view of the communication tower 
sold for more than the control property. The paired sale data in Sycamore Chase does 
not suggest a significant discernible diminution in values for the properties with the 
closest views of the communication tower.  
 

REGIONAL SALES DATA ANALYSIS SUMMARY AND CONCLUSION 

The following points summarize the results of the Regional Sales Data Analysis: 
 

 Swann Cove - In 4 of the 5 matched pairs, the homes with a close view of the tower 
sold for 0.2% to 6% less than the control properties, which is minimal. In one of the 
matched pairs, the property with a close view of the communications tower sold for 6% 
more than the control property. Therefore, there is not any apparent market evidence to 
suggest a significant value detriment for those lots with a close view of the 
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communications tower as compared to those that do not, and any negative impact is 
minimal. 

 Sunset Island - The paired sale data in Sunset Island does not suggest a significant 
discernible diminution in values for the properties with the closest views of the 
communication tower. In the first match, the property with a significant view of the 
communication tower sold for 10% more than the control property. Moreover, the market 
acceptance of resort properties with positive locational factors, regardless of their 
proximity or view of a communications tower, is evident in the moderate-to-high sale 
prices noted above. 

 Southampton - In 4 of the 5 matched pairs, the homes with a close view of the tower 
sold for 1% to 10% less than the control properties, which is minimal. In one of the 
matched pairs, the property with a close view of the communications tower sold for 
0.5% more than the control property. There is not any apparent market evidence to 
suggest a significant value detriment for those lots with a close view of the 
communications tower as compared to those that do not, and any negative impact is 
considered minimal. 

 Sycamore Chase - The paired sale data in Sycamore Chase does not suggest a 
significant discernible diminution in value for the properties with the closest views of the 
communication tower. In 2 of the 3 matched pairs, the homes with a close view of the 
tower sold for slightly more than the control properties without a significant view, and the 
one that sold for less was a very minimal difference (0.1%). 

 
In summary of our research, the data would seem to indicate that residential property values 
are not being penalized as a result of proximity to, or a close view of, a communications tower, 
and any negative impact is very minimal, primarily below 6%. For most of the examples, the 
subject properties were moderately to high priced residential resort properties, which could be 
an indication that these types of properties can be successfully marketed, in proximity to 
communications towers. For example, in the Sunset Island project, it is evident that the 
desirable amenities in the community overshadow any potential negative influence 
of the adjacent communications tower. Additionally, in the Sycamore Chase project, it is 
evident that these homes being new construction in relatively close proximity to the resort 
market also overshadows any potential negative influence of the adjacent communications 
tower. 
 
Numerous sales throughout the region have been evaluated and revealed little evidence 
supporting significant statement of detrimental impact of communications towers on property 
valuation. It is widely recognized that the strongest evidence on the effect of any potential 
impact of communications towers on the value of adjacent properties will be garnered from 
actual arm’s length sales of properties that are in proximity to or have a close or significant 
view of a tower. A comparison of those sales to other selected transactions of control 
properties without a similar influence provides the most reliable indication of the impact of 
communications towers on property values. This approach reflects the actions of buyers and 
sellers in the open market and resulted in fairly consistent outcomes. As revealed in the sales 
data, there is no demonstrated reluctance by the market for buyers to purchase a property 
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adjacent to a communications tower and the impact on value, if any, is considered minimal.  
 
It is noted that the results of the regional sales data found in this market study are for 
specific properties and are presented as examples for various property types. The impact on 
real estate values, as a result of communications towers, is a very site-specific issue and not 
easily quantified. Moreover, any measurable impact will differ from one individual property to 
another. 
 
Similar to the results found in the review of national research, nominal to no adverse 
impacts have been found. When detrimental value effects were found for individual 
matched pairs, the impact was usually small, almost always less than -5% to -10%. In 
some instances, the properties that have a significant view of a communications tower 
sold for more than the control properties. 
 

SUMMARY AND CONCLUSIONS OF MARKET STUDY 

The results of each section of the market study are summarized as follows:  
 
REVIEW OF NATIONAL RESEARCH: When detrimental effects have been found, they 

tend to be small. Furthermore, any effects 
diminish as the distance from the tower 
increases. The extent of any impact is highly 
parcel specific and can vary from one transaction 
to the next. 
 

REGIONAL SALES DATA ANALYSIS: Typically, nominal to no adverse impacts have 
been found. In the individual matched pairs, 
where detrimental value effects were found, the 
impact was usually small, almost always less 
than -5% to -10%. In some instances, those 
properties, that have a significant view of a tower, 
sold for more than the control properties. There is 
no consistent trend which suggests a diminution 
in value as a result of a close view or proximity to 
a communications tower. 
 

 
The ownership of real estate is one of the largest investments many people will make over 
the course of their lives. It is a matter which is not taken lightly, and any property owner would 
want to protect the value and future benefits of their investment. Accordingly, the analysis of 
the effects of communications towers on property values is a complex and emotional issue. 
Based on data found in the review of national research and in the local news headlines, the 
main concerns voiced by property owners, faced with the construction of a new 
communications tower near their property, will likely be focused on concerns for a loss in 
aesthetics and a fear that they will experience a decrease in property value. Communications 
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towers are a necessary part of the technology infrastructure that enables us to enjoy wireless 
communications in our homes and businesses. Most everyone will acknowledge that, in 
today’s environment, the availability of seamless wireless communication is expected by most 
people that utilize the services, but the perception is that no one wants a communications 
tower in their backyard. It has been suggested that unobtrusively designed structures, such as 
towers designed to resemble trees or lighthouses could allow a communications tower as an 
acceptable visual addition to the landscape. Over time, however, we become accustomed to 
changes in our surroundings and features such as utility structures tend to go unnoticed by 
passers-by. 
 
There is a wide gap between the stated reluctance of the market vs. actual market data, in 
regards to the effects of communications tower on property values. To reconcile the 
differences, one possible explanation is that in the actual sales data, many of the initial 
concerns are ultimately dealt with, or the prospective buyer decides that other desirable 
elements of the property outweigh any perceived negatives associated with the proximity to the 
communications tower. Also, as previously noted, it is human nature for most individuals to 
perceive the impact of a potentially negative outcome as being more severe than it actually 
ends up being. 
 
The results of our independent research agreed with the general findings in the summary 
of national research and the published literature on the subject. Similarly, based on the 
empirical evidence in our Regional Sales Data Analysis, when any detrimental effects were 
found, the impact was usually less than -5% to -10%. In many instances, there was little to no 
discernable difference in property values as a result of the communications tower proximity. 
 
On a subjective level, it seems that many people believe that communications towers will 
negatively influence residential real estate values. On an objective level, our statistical analysis 
of actual regional market data indicates that communications towers do not have a significant 
detrimental influence on residential property values or on the marketability of those properties. 
In those cases where detrimental effects were found, the impact was minimal. 
 
FINAL CONCLUSIONS OF MARKET STUDY: Market perception of the impact of a 

communications tower on property value often 
differs greatly from the impact observed in the 
actual sales data. There appears to be little 

to no discernable difference in residential 
property values as a result of proximity to 
communications towers. 
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Real Estate Appraisal Qualifications of 
R. Braxton Dees, MAI

Licenses

Certified General Real Estate Appraiser
Maryland Real Estate Appraisers Commission (04-31651)
Delaware Real Estate Appraisers Commission (X1-0000592)
Virginia Real Estate Appraisers Board (4001 016237)
Georgia Real Estate Appraisers Commission (307258)

MAI - Member Appraisal Institute (#505024)

Education

Bachelor of Science-Corporate Finance 1997
University of North Florida
Jacksonville, FL

Experience

August 2019 to Present
President/CEO
W. R. McCain & Associates, Inc.
Salisbury, MD

August 2012 to August 2019
Review/Valuation Analyst
W. R. McCain & Associates, Inc.
Salisbury, MD

June 1999 to August 2012
Review Appraiser/Commercial Lender
SunTrust Banks, Inc.
Atlanta, GA

Appraisal Education Courses/Seminars

DE Council on Real Estate Appraises, License Law and Reg.   5/2023
The Valuation of Partial Acquisition IRWA Course 421   3/2023
Broker’s Panel Discussion, Wilmington, DE   1/2023
Appraiser, Appraisal Litigation Support   9/2022
Inconsistency: Its Hiding in Plain Sight in Your Appraisal (commercial)   9/2022
7-Hour National USPAP Update   8/2022
Complex Litigation Appraisal Case Studies   6/2022
Fundamentals of Apartment Appraising   2/2022
Business Practices and Ethics   1/2022
Wisely Appraising Intangibles 10/2021
DE Council on Real Estate Appraisers, License Law and Reg.   3/2021
Appraisal of Manufactured Homes Featuring Next-Gen MH 10/2020
Appraising of Automobile Dealerships   8/2020
Appraisal of Medical Office Buildings   8/2020
The Discounted Cash Flow Model: Concepts, Issues and Appls.   8/2020
7-Hour National USPAP Update   2/2020
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Beracah Homes Facility & Tour   9/2019
DE Council on Real Estate Appraisers, License Law and Reg.   5/2019
Delaware Real Estate and Valuation Update 11/2018
FHA Appraising - Principles and Procedures   9/2018
Eminent Domain and Condemnation   9/2018
7-Hour National USPAP Update   8/2018
The Tough One: Mixed-Use Properties - Income Cap. Approach   5/2018
Solving Land Valuation Puzzles   3/2018
DE Council on Real Estate Appraisers, License Law and Reg.   9/2017 
Hospitality and Senior Health Care Valuation   5/2017
Delmarva Real Estate Outlook 12/2016
The Commercial Construction Process: The Contractor’s View 11/2016
Development in New Castle County 11/2016
Subdivision Valuation   8/2016
New Technology for Real Estate Appraisers   8/2016
Small Hotel/Motel Valuation   8/2016
7-Hour National USPAP Update   2/2016
FHWA Resource Center Right-of-Way Workshop   2/2015
The Appraiser as a Trusted Advisor  11/2014
Delmarva Real Estate Outlook    9/2014
Advanced Concepts and Case Studies    6/2014
General Demonstration Report Writing    6/2014
Advanced Income Capitalization   4/ 2014
DE Subdivision Market Overview and Appraisal Techniques    1/2014
Appraising Cell Towers  12/2013
Forecasting Revenue  10/2013
Introduction to Green Buildings: Principles and Concepts  10/2013
DE Law, Rules & Regulations    6/2013
Current Appraisal Issues    6/2013
Advanced Internet Search Strategies  10/2012
7-Hour National USPAP Update    4/2012
General Appraiser Report Writing & Case Studies  10/2010
State of Atlanta: The Good, The Bad, The Ugly    9/2010
General Appraiser Income Approach Part 2    7/2010
Residential Highest and Best Use and Market Analysis    6/2010
General Appraiser Sales Comparison Approach    4/2010
Real Estate Finance, Statistics, and Valuation Modeling    1/2010
Business Practice and Ethics  10/2009
General Appraiser Market Analysis and Highest and Best Use    8/2009
General Appraiser Income Approach Part 1    6/2008
General Appraiser Site Valuation & Cost Approach      9/2007
Residential Report Writing and Case Studies    4/2006
Basic Appraisal Procedures    2/2006
Basic Appraisal Principles    1/2006
410 National USPAP 15 Hour Course  11/2005

Associations/Affiliations

Delaware Chapter of the Appraisal Institute, President 2020-2021
Delaware Chapter of the Appraisal Institute, Vice President 2018 - 2019
Delaware Chapter of the Appraisal Institute, Secretary 2016 - 2017
Appraisal Institute 2009 to Present
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STATE OF MARYLAND
MARYLAND DEPARTMENT OF LABOR

COMMISSION OF RE APPRAISERS & HOME INSPECTORS
CERTIFIES THAT:
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EXPIRE!

08-31-2024

NUMBER

4001016237

REAL ESTATE APPRAISEB BOAHD

CERTIFIED GENERAL REAL ESTATE APPRAISEB

ROBERT BRAXTON DEES JR gIgiT
120 COVERED BRIDGE LANE
FRUITLAND, I\4 D 21 826

Status can be veified at httpluvwwdporviryinia.gov

(SEE REVERSE SIDE FOR PRIVILEGESAND INSTRUCTIONS) DPOR-LtC (02/2017)
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Online Services
The Division of Professional Regulation is proud of our professional and responsive customer service. To receive renewal notices and other critical information,
be sure to keep your professional license contact information up-to-date.

To manage your license, log into . Visit our web site at  for essential reference information and 24/7 access to online services. DELPROS dpr.delaware.gov

Can’t find what you need online? Send an email to  and let us know what you need.customerservice.dpr@delaware.gov

Department of State
Division of Professional Regulation
Our mission is to credential qualified professionals to ensure the protection
of the public’s health, safety, and welfare

NOT TRANSFERABLE
STATE OF DELAWARE

DIVISION OF PROFESSIONAL REGULATION
CANNON BUILDING

861 SILVER LAKE BLVD., SUITE 203
DOVER, DELAWARE 19904-2467

PROFESSIONAL LICENSE

PROFESSION: Real Estate Appraisers

LICENSE TYPE: Certified General Real
Property Appraise

LICENSE NUMBER: X1-0000592
LICENSE STATUS: Active
ISSUE DATE: 08/17/2012
EXPIRATION DATE: 10/31/2025
ISSUED TO: ROBERT B. DEES JR.
SIGNATURE:____________________________________

THIS CERTIFIES THAT THE PERSON NAMED IS HEREBY LICENSED TO
CONDUCT OR ENGAGE IN THE PROFESSION INDICATED ABOVE.

THIS DOCUMENT IS DULY ISSUED UNDER THE LAWS OF THE STATE OF DELAWARE 
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