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Member News

Development of  
Master Plan Set to Begin

The Downtown Dover Partnership 
is preparing to launch development 
of a master plan for downtown Dover. 
The process will begin by engaging 
the community to learn about Dover 
and to hear their ideas for its future; 
to consider residential, business 
and workforce opportunities; to look 
at trends in the economy and how 
people are living and working; and to 
guide investment and re-development 
strategies to transform the Capital 
City over the next eight years. Target 
completion of the plan is September. 

Representatives of the DDP met with 
Mosaic Development Partners in early 
2021 to discuss the firm’s potential 
interest in redevelopment of the 
DDP-owned parcel at the former Acme 
site at 120 S. Governor’s Avenue120 
S. Governors Avenue. While currently 
occupied by Auto Plus Auto Parts and 
a day care facility, the site is currently 
underutilized. More than ten years ago, 
the DDP conceptualized redevelopment 
of the site into a mixed-use facility of 
first-floor retail and upper-floor(s) of 
residential apartments and included 
a parking component. At the end of 
the meeting between Mosaic and DDP, 
it was clear that DDP’s focus on one 
property was simply too narrow and 
that a more encompassing approach to 
redevelopment of numerous vacant or 
underutilized parcels was necessary 
and would best be considered by 
developing a master plan for the 
commercial district. 

Strategically redeveloping key 
parcels is critical for the success 
of the downtown. For instance, the 
DDP’s concept for the space at 120 S. 
Governors Ave. would not only provide 
new commercial/retail space but would 
also bring more downtown residents 
to support businesses. This similar 
model — and opportunity — could 
apply to several currently vacant or 
underutilized sites downtown and 
would stand to reinvigorate the district. 
Dover Interim City Manager Dave 
Hugg noted that “New construction 
can be compelling for potential tenants 
because the spaces are already 
wheelchair accessible, and they’re 
‘clean vanilla shells’ that will require 
only minor fit-out to be ready for a 
business to move in. Many of Dover’s 
older historic buildings are beautiful, 
but they often need to be retrofitted 
and brought up to code when changing 
hands. This can be time-consuming, 
and sometimes costly. The process 

can also be intimidating to a business 
owner.”

The target area for the plan includes 
Loockerman Street and adjacent 
neighborhoods within the city and will 
take into consideration development 
nodes within the 250-acre Downtown 
Development District. This area is also 
designated as a Qualified Opportunity 
Zone, indicating that it is a high 
priority target area for redevelopment 
and reinvestment. Delaware State 
University and DDP representatives 
have begun meeting regularly to 
ensure coordination of planning efforts, 
considering the recent acquisition of 
the Wesley College campus by DSU and 
opportunities for a stronger college 
presence downtown.

Dover City Counciman Fred Neil 
is one of 11 panelists that were 
integrally involved in the selection of 
Mosaic Development Partners to guide 
the process and bring together the 
team that will develop the plan. “As 
part of the review panel of the seven 
organizations that were considered, 
Mosaic was by far the best equipped 
to mesh the history of Dover with 
our immediate need and the evolving 
world of the future. Their experience 
with diverse communities and their 
impressive ability with existing 
projects, which includes pulling 
together a broad variety of funding 
sources, are a few of the examples that 
indicate they will be a perfect fit.”

Mosaic Development Partners 
co-founders and Principals, Leslie 
Smallwood and Greg Reaves, are 
extremely excited to get started in 
Dover. “The DDP will be included in 
all phases of the development of the 
master plan,” Mr. Reaves commented. 
“Mosaic will lead and coordinate the 
first-class team we’ve put together 
to bring all key stakeholders through 
the phases we’ve outlined in our RFP: 
‘Listen, Discover, Ideate and Present.’ 
This work includes stakeholder and 
community outreach, evaluation of the 
existing infrastructure, zoning, market 
and financial analysis, transportation, 
development of the strategy and 
documentation of the plan.” 

Done correctly, a master plan 
requires a range of professional skill 
sets to make it a living document that 
is executable. That’s why Mosaic 
assembled a highly capable team of 
professional firms who have significant 
prior experience in the master 
planning process. Key team members 
include the firms of Econsult Solutions 
Inc. (ESI), a nationally recognized 
economic impact consulting firm; 
Bernardon, who ranks among the 
region’s leading architecture firms, 

with significant past experience in 
Dover; Connect the Dots, a Philadelphia 
based community engagement 
firm; and Kimley Horn, a nationally 
renowned transportation and planning 
firm. The team will work closely with 
the DDP to conduct a deep analysis of 
Dover’s existing infrastructure and will 
hold community engagement sessions 
and charrettes to discover together the 
best projects and locations for optimal 
impact going forward.

Connect the Dots, an impact-driven 
firm that specializes in civic and 
community engagement, will take the 
lead early in 2022. Director Marisa 
Denker said she is looking forward 
to collaborating with the team and 
Downtown Dover partnership to 
develop an inclusive engagement 
process that ensures locals have 
a meaningful say throughout the 
planning process. “We will work to 
develop creative online and offline 
strategies to meet people where 
they are.” Connect the Dots focuses 
on meaningfully engaging with 
stakeholders to move projects forward 
and drive positive outcomes. Additional 
team members will be highlighted as 
the project progresses.

Mosaic Development Partners and 
its joint venture partner, Ensemble 
Investments, are currently leading the 
redevelopment of the final phase of the 
Philadelphia Navy Yard, a 109-acre, 
$2.5 billion mixed use development. 
Mosaic is also leading, in partnership 
with Cheyney University, a 200-acre 
multi- phase master development and 
investment plan for the Historically 
Black College/University located in 
Cheyney, PA; as well as leading the 
financial analysis and programming 
for Wilberforce University, a 200-acre 
campus redevelopment project in Ohio. 

The Downtown Dover Partnership 
is committed to driving an improved 
quality of life for the residents and 
visitors of Dover, Delaware, through 
collective collaboration, economic 
development and promotion of 
downtown Dover’s unique historic 
properties. Call 302-678-2940 or visit: 
www.DowntownDover.com

Documents relating to the Downtown 
Dover Strategic Master Plan RFP, 
vendor selection process and timeline 
for the process, including a kick-off 
meeting within the next several weeks, 
can be found online at tinyurl.com/
DoverPlan and on the home page of the 
DDP website: www.DowntownDover.
com
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