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 EXHIBIT A 





 
Board of Adjustment Application – Area Variance 

 
 

 
1. Nature of the Zone in Which the Property Lies 

The subject property is located within the Institutional Office (IO) zoning district, 
which expressly permits hospital use. Bayhealth Kent Campus Hospital has 
continuously operated on this site since the early 1900s and has served as the primary 
hospital and healthcare institution for the region. 

Since the original hospital building opened in 1927, the campus has experienced 
significant growth to meet the needs of a growing community. This growth resulted in 
the acquisition of numerous surrounding properties and the development of a multi- 
building, horizontally oriented facility. The current campus layout includes four 
separate elevator banks serving multiple patient bed towers and long, winding 
corridors that are difficult for patients, particularly the elderly, to navigate. 

The proposed project will construct the remaining six stories of a previously approved 
ten-story bed tower, consolidating patient care vertically. This design will simplify 
wayfinding, improve operational efficiency, and reduce internal travel distances for 
patients, staff, and visitors. 

The project will also eliminate outdated dual-occupancy patient rooms and replace 
them with single-patient rooms, consistent with current privacy standards, best 
practices in patient care, and applicable regulations. To meet community demand, 
approximately 100 additional beds will be added, helping to alleviate emergency 
department backups caused by insufficient inpatient capacity. 

The ten-story tower was approved by the City of Dover in 2006, and four stories have 
already been constructed. The proposed expansion is therefore consistent with prior 
approvals, existing zoning, and long-term planning for the site. The Central Utility 
Building (CUB) located to the north will continue to support the tower by handling 
materials and supply deliveries via the existing bridge over South Street. 

2. Character of the Immediate Vicinity and Contained Uses 
The immediate vicinity of the subject property is characterized by a mix of 
institutional, commercial, and medical uses. The majority of surrounding parcels are 
owned by Bayhealth and directly support hospital operations. 

• North: All property to the north is Bayhealth-owned, IO-zoned, and used for 
parking and support functions, including the CUB. Two Bayhealth office 
buildings are also located in this area. 

• East: Across South State Street, two IO-zoned properties exist. One is 
Bayhealth-owned and used for staff parking, a surgery center, and a daycare 
facility. The other is Holy Cross Church and School, which has coexisted with 
Bayhealth for decades in a mutually supportive relationship. 

• South: Across Hope Street are three IO-zoned parcels: a Bayhealth parking 
facility serving a one-story outpatient building, a doctor’s office, and a 
Bayhealth-owned residence for relocating staff. 



 
 
 

 
• West: Across South Governors Avenue are five C3-zoned commercial 

properties. Two are occupied by Bayhealth offices, while the remainder house 
long-standing commercial businesses compatible with hospital operations. 

Overall, the immediate vicinity is a well-established medical and commercial corridor 
that has evolved with Bayhealth’s growth and remains consistent with the intent of 
the IO zoning district. 

3. Effect on Neighboring Properties if Restriction Is Removed 

Granting the requested variances (1) increasing the maximum height from 150 to 175 
feet and (2) allowing a 400-square-foot projection into the Building Restriction Line 
(BRL) will not adversely impact neighboring properties. 

The tower’s ten-story height was previously approved by the City of Dover in 2006, 
and four stories have already been completed. Surrounding property owners have 
been aware of this development for years. Nearly all adjacent properties are 
Bayhealth-owned and used for hospital operations. The few remaining properties are 
IO- or C3-zoned commercial uses that have coexisted compatibly with the hospital 
for decades. 

The tower is centrally located within the Bayhealth campus, with the nearest off-site 
building more than 320 feet away. The additional height is primarily for mechanical 
and HVAC systems necessary for a 24-hour hospital operation, requiring redundancy 
that exceeds the code’s 20% rooftop mechanical equipment allowance. 

The requested BRL projection will accommodate a second stairwell and elevator 
bank required by life-safety codes. This will improve emergency egress by reducing 
travel distances, facilitating faster patient evacuation, and allowing vertical transport 
of materials arriving via the South Street bridge without disrupting patient areas. 
Because the bridge already projects into the BRL, the visual impact of the new 
construction will be minimal. 

4. Hardship or Practical Difficulty if Restriction Is Not Removed 

Strict enforcement of the current height and BRL restrictions would result in 
significant hardship and exceptional practical difficulty for Bayhealth in carrying out 
permitted hospital uses. 

Although the project complies with the ten-story limit, hospitals require greater floor- 
to-ceiling heights (15–18 feet) than typical commercial buildings to accommodate 
heavy medical equipment, redundant HVAC systems, medical gas lines, data 
infrastructure, and other life-safety features. In addition, hospital equipment such as 
MRI machines, robotics and other apparatuses are extremely heavy requiring a larger 
structure that needs extra clear space. Gases, computers, monitors , etc are also 
needed on hospital rooms, all of which are run in the spaces below and above the 
rooms requiring more height than typical buildings. Without the variance, entire 
floors and beds would need to be eliminated, preventing Bayhealth from meeting 
community demand and defeating the project’s purpose. 



 
 
 

 
The vertical expansion is also essential to address current wayfinding challenges 
caused by the existing horizontal layout, which includes four widely separated 
elevator banks. The new tower will provide direct elevator access from the main 
entrance, simplifying navigation for patients and visitors. 

Finally, the requested BRL projection is critical for life safety. The additional 
stairwell and elevator cannot reasonably be located elsewhere given that the first four 
stories of the tower are already in place. These features will enhance emergency 
evacuation and operational efficiency, thereby serving the best interests of patients, 
staff, and the broader community. 
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OWNERS  CERTIFICATION

MIKE METZING VP, CORPORATE SUPPORT SERVICES

WE, BAYHEALTH MEDICAL CENTER, INC., HEREBY CERTIFY THAT WE ARE THE OWNER OF THE PROPERTY
DESCRIBED AND SHOWN ON  THIS PLAN, THAT THE PLAN WAS MADE AT OUR DIRECTION, AND THAT WE
ACKNOWLEDGE THE SAME TO US BY ACT AND DESIRE THE PLAN TO BE DEVELOPED AS SHOWN IN ACCORDANCE
WITH ALL APPLICABLE LAWS  AND REGULATIONS.
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SCALE: 1" =  400'
2019-184-50RZ-V-Map-400

CITY  OF  DOVER - KENT  COUNTY,  DELAWARE

LOCATION  MAP

SITE

SOUTH  STREET

BAYHEALTH
HOPE  STREET

PARCEL

HOPE  STREET

BAYHEALTH
SOUTH  STREET

PARCEL

BAYHEALTH
KENT  CAMPUS

02-05-07713-01-5200-00001
12.12  ACRES

ZONED  IO

1.01 AC.±

02-05-07713-01
4800-00001

BAYHEALTH
SCULL  PROPERTY

2-05-07713-01-5100-00001
ZONED  IO

02-05-07713-01-1800-00001
ZONED  IO

02-05-07713-01-

1801-00001
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VICINITY  MAP
CITY  OF  DOVER - KENT  COUNTY,  DELAWARE

SCALE: 1" =  1000'
2019184-51RZ-V-Map-1000
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2-05-07713-01-5200-00001

OF1 2
LANDS N/F

BAYHEALTH  MEDICAL  CENTER,  INC
T.P.:  2-05-07713-01-5100-000

DEED REF.: D12603/324
ZONING - IO

LANDS OF
BAYHEALTH  MEDICAL  CENTER,  INC

T.P.:  2-05-07713-01-1800-000
DEED REF.: D 2750/94

ZONING - IO

LANDS N/F
JCD PROPERTIES, LLC

TM: 02 05 07713 01 4400 000
DEED: D 3418/95

ZONING: C3
0.77 AC.

LANDS N/F
JCD PROPERTIES, LLC

TM: 02 05 07713 01 4300 000
DEED: D 3418/95

ZONING: C3
0.87 AC.

LANDS N/F
MENTOR PROPERTIES 1, LLC
TM: 02 05 07713 01 4200 000

DEED: D 8681/27
ZONING: C3

0.26 AC.

LANDS N/F
HOLDEN LEASING, LLC

TM: 02 05 07713 01 4000 000
DEED: D 4274/26

ZONING: C3
1.35 AC.

LANDS OF
BAYHEALTH MEDICAL

CENTER, INC.
TM: 02 05 07713 02 0100 000

DEED: V 48/146
ZONING: IO

0.91 AC.

GENERAL  NOTES
2019-184-50RZ-G-Notes

5.

4. BASED ON THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP, PANEL 5 OF
15 COMMUNITY PANEL NO. 100006 0005 C, DATED SEPTEMBER 16, 1982, THE PROPERTY SHOWN HEREON IS
LOCATED WITHIN ZONE C (AREA OF MINIMAL FLOODING).
BECKER MORGAN GROUP, INC. CERTIFIES THAT THERE ARE NO FRESH WATER WETLANDS LOCATED
WITHIN THE PROPOSED IMPROVEMENTS.

1.

NO TITLE EXAMINATION FURNISHED TO OR PERFORMED BY THE PREPARERS HEREOF. PROPERTY SHOWN
HEREON IS SUBJECT TO ANY RIGHT-OF-WAY, EASEMENTS, RESTRICTIONS, ETC.  AS MAY BE SHOWN OR
NOTED IN ANY RECORD, PUBLIC  OR OTHERWISE, OR ANY REQUIREMENT OR REGULATION OF ANY PUBLIC
AGENCY.

THE BOUNDARY LINES PORTRAYED HEREON HAVE BEEN ESTABLISHED BASED SOLELY ON PHYSICAL
EVIDENCE DISCOVERED IN THE FIELD IN CONJUNCTION WITH DETERMINATIONS DERIVED FROM SOURCE OF
TITLE AND ADJACENT DEED RECORD INFORMATION.

PORTIONS OF THE PROPERTIES SHOWN HEREON ARE LOCATED WITHIN THE SWPOZ (SOURCE WATER
PROTECTION OVERLAY ZONE). HOWEVER, THE CITY OF DOVER ZONING ORDINANCE (ARTICLE 3 - 29.79),
PROVIDES FOR AN EXEMPTION FROM THE REQUIREMENTS AND RESTRICTIONS OF THE SOURCE WATER
OVERLAY ZONE BASED ON THE ABOVE MENTIONED PROPERTIES LOCATION WITHIN THE DOWNTOWN
DEVELOPMENT TARGET AREA.

2.

3.

LANDS OF
BAYHEALTH  MEDICAL  CENTER,  INC

T.P.: 02-05-07713-01-4800-000
1.0053  AC.

LANDS N/F
CHURCH OF THE HOLY CROSS

TM: 02 05 07713 01 5600 000
DEED: Q 20/165

ZONING: IO
11.3 AC.

50.00'R.O.W.

LANDS N/F
MATTHEW PERZA

TM: 02 05 07709 05 7101 000
DEED: D 8452/199

ZONING: R8
0.13 AC.

ENGINEERS  CERTIFICATION
I, GREGORY V. MOORE, P.E., HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER IN THE STATE OF DELAWARE,
THAT THE INFORMATION SHOWN HEREON HAS BEEN PREPARED UNDER MY SUPERVISION AND TO THE BEST OF
MY KNOWLEDGE AND BELIEF REPRESENTS GOOD ENGINEERING PRACTICES AS REQUIRED BY THE APPLICABLE
LAWS OF THE STATE OF DELAWARE.

P.E. NO.: 9311 DATEGREGORY V. MOORE

2019-184-50-Engineers-Cert-GVM
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S.  STATE  STREET

S.  GOVERNORS  AVE.

BUILDING  HEIGHT
VARIANCE  REQUEST:
PROPOSED  BUILDING
HEIGHT:  175.0'

2.

BAYHEALTH MEDICAL CENTER IS REQUESTING TWO VARIANCES TO ALLOW FOR THE ADDITION OF A 10 STORY
BED TOWER TO BE CONSTRUCTED OVER THE EXISTING TOWER.  THE VARIANCES ARE THE FOLLOWING:

GENERAL  SCOPE  OF  PROJECT
2019-184-50VAR-Scope

1. VARIANCE REQUEST FROM THE 10' SIDE YARD SETBACK REQUIREMENT ALONG SOUTH STREET
2. VARIANCE REQUEST FROM THE 150' BUILDING HEIGHT REQUIREMENT.
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