A.l - ProjecT GOALS

The purpose of the Dover Transit Center Neighborhood Plan is to use the
new transit center as an impetus for redevelopment that will transform
and energize the surrounding area. The Dover/ Kent County Metropolitan
PManning Organization (MPO) and the Downtown Dover Fartnership
(DDP) conceived the plan.

The effort offers an opportunity for the community to influence the future
of the neighborhood and downtown by i::-;p]nnng simple urban design
questions such as appropriate building i'lﬂght the pedestrian experience,
the character of neighborhood roads and streetscapes. and building
setbacks. To have the area develop using transit-oriented design, with the
new transit center as the focal point, and to drive growth and economic
apportunity in the area are additional goals.

The MPO and DDF are committed to working with the City of Dover
and the State of Delaware to put the necessary tools in place, such as
reviewing and revising existing codes and ordinances to entice
redevelopment, encourage public-private investments, partnerships
and forums, and utilize key community stakeholders in generating
changes that are needed to help fulfill the project’s mission,

This master plan, crealed through a public charrette process, serves as
a vehicle to implement the community’s vision through the following
series of specific strategies:
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* Leverage the transil center to encourage downlown revilalizalion
* Identify context sensitive, adaptive use, and infill development options
» Promote walkability and integrate multimodal transportation solutions

-Imprm-: gnmwa}ﬁmdmmnmcmidurshﬂwdmwﬁrnm
with buildings, coordinated signage, and streetscapes that frame views
nndprnnde;ienﬁéﬂfnrrhﬂ

# Strengthen key North-South and East-West road connections o area
activity centers, such as Wesley College, the SL. Jones River, Eden Hill and
the Bayhealth Medical Center campus

* Reinforce the architectural character of downtown Dover t]wmgh the

rehabilitation and redevelopment of key downtown buildings, lots, and
intersections

Elﬁieamtw-mkufpmlmciﬂcﬁqumﬁmﬂ blic gathering spaces
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lead to increased public use

* Create an identity for the future that builds on Dover's history

* Develop an orderly framework for growth (including commumity desi
gulddhwsarh:l mu-indsjﬂut enhances economic devel tng Wf,r i

» Identify the codes and policies needed 1o foster growth and redeve
mﬂlfgm:thmmummtﬁphﬁgmh m:lmmﬂm:r




A.2 - ComMUNITY VISION

While no single characteristic represents the community’s viston, there
were several important themes and goals for Dover that resccurred during
the process that led to the neighborhood plan. The following points
represent the most important items to consider:

Dover, as the capital of Delaware, is growing and evolving to meet the
challenges and opportunities that come with serving as the center of the
regiom and the home of the legislature, The city provides a range of
regional services, uses, and governmental functions, and must provide
access to these services,

The Dover/Kent County Metropolitan Planning Organization (MPO)
sought community mput on what the future of the neighborhood should
be, with special focus on the activities that were adjacent to the new transit
center. The Downtown Dover Partnership, whose mission is to promote
development and economic growth within downtown Dover, expressed
an interest in the planning process and served as a cosponsor to the MPOYs
neighborhood plan study.

The MPO promotes alternative modes of transportation as a function of its
program. The downtown Dover neighborhood depicted in the plan is the
center of transit in Kent County. For several vears, Dover's transit hub
stood on Water Streel between State Street and Governor's Avenue. In
2010, the state relocated the transit hub less than a mile away to a larger site
at Queen and Water streets. The new transit center represents a great
opportunity to revitalize downtown and reconnect parts of the city that do
not function cohesively. The new location also creates & broader
opportunity for the transit hub to serve the region.
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* The plan needs to look several generations ahead

-{Zl‘g: residents and  business people are anxious to see new
t

* The downtown area does not have a cohesive layout
* Underground pollution and brown field sites need to be addressed
= The population around the transit center is not dense enough

-%mmtmmﬂuldh&ad&ﬁmmwﬂﬂmn transfer
station

* New construction should complement the scale and context of
downtown Dover’s historic buildings

* The arva at the edge of the 5t. Jones River - access, parking, trails and
activities should be improved

= Walkability of downtown should be improved through architecture
and streetscapes

L Ehli_l:l a train station near the transit center

= Rail right-of-way designs should improve to create more defined and
attractive edpes

;Fmphag-wha;mjﬁngt;apmﬁﬁdpiuﬂmmtmm

* Davelop shared parking facilities and district-wide parking

= Create consistent streetscapes with crosswalks and lighting, and
consider burying utility lines ' £

* “Mixed-use” should include retail on the first floors of buildings and
residential on upper floors

* The residential mix needs to include student and workforce housing,
such as apartments, townhomes, small, single homes and
condominums.

» North Street needs (0 have “fronts” of bulldings and include office,
service, and residential uses

* Create new “rules” for the area and incentives for development
* Integrate new green areas to link pedestrian pathways

* Reconnect Water Street across rallroad tracks to Eden Hill Farm




A.3 - PuBLic PLANNING PROCESS
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The charrette took place during the week of September 27, 2010, More than 100 participants attended the various mestings including
Dover City Council members, city, county, and state agency staff, Downtown Dover Partnership representatives, community leaders,
developers, business owners, and citizens. The design team worked maore than 450 hours during the charette. The major events that
contributed to the process were as follows:

* An openin, pmmmﬁ’mwhmmﬁapumbﬂw 2010 at the Eden Hill Medical Center conference room. The project’s design
pmmuﬂm. : wmmﬁﬂanWhmmm H&i&mhdﬁp
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Group offices September 27, 2010 through

*= An house was held !Emhﬂﬂ illl II'-E Bﬁ:hr. : Morgan
the pr;t.]:?nlus mﬁw&':y&, umwﬁpaa limi ﬂﬁ'ﬁhhnﬂm&_phn'n'rd; e
durhgﬂﬂzglﬂdﬂ and roundtable : ' well
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ed and community members provided additional

tation was held on October 1, 2010 at the Eden Hill Medical Center conference room. The neighborhood vision

urban framewark, ans and sites, study, state c
e s e T
- team held a question and answer session after the presentation to gain feedback and public input.

The final component of the MPOYs planning process will be to create a document that catalogs the work completed prior to and during
the charrette in written and visual formats, This document will serve as a road map for downtown development and implementation
of the vision plan, as well as a marketing tool to showcase the development potential of downtown Dover for private and public
stakeholders.
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B.1 - History oF THE CrTy OF DOVER

['Tily of Dover Aerial Hmt‘iﬂrtng - Circa 1885

Thae frst obficial settlement in the area of Dover was in 1680
when Governor Edmund Andros saw need for a county
court that would be safer and easter to travel to than the
evisting court in what is now the town of Lewes. The

vernor created St Jones County (now called Kent
Cnunh,]- and the first court and county seat were estab-
lished in the home of a Justice of the Peace, near the mouth
of the St Jones Biver. In 1683, William Penn was deeded the
land grant to what is now Delaware by the Duke of York
and anthorized “the survevor to lav out for the Governor a
tovwn to be called Dover,” somewhere in the middle ot the
county. Around 1690, the county seat was moved to a
tavern at the head of the river, near where Dover was to be
established. The land for the town of Dover was purchased
in 169, and in 1697 the original courthouse tor the county
was built in the location of the existing courthouse.

In 1717, the original town of Dover was laid out, comprising
the area that is presently bounded on the north I:L].-' Marth
Street, on the south by what is now Water Street, on the cast
by King Street, which used to run in front of the Old State
House, and on the west by what is now Governors Avenue.
This remained the extent of the settlement in and around
Dover for some time. By 1730, there were said to be no
miore than 40 families in Dover,

In 1777, the British captured Delaware’s colonial capital,
Mew Castle. The State Assembly fled south to Dover to
begin meeting in the county courthouse. Soon thereafter,
Dover was designated the cap:taE of the stabe and state offi-
clals shared the undersized courthouse until 1792 when the
Old State House was completed. [t served as both the
county seat and state capitol until 1873, when the county
courthause was buill.

Still, reflective of its setting in the center of a rural, agricul-
tural region, Dover remained more of a market and govern-
ment town than a city in which to live. By 1838, there were
no more than 600 inhabitants within the city limits.

When the railroad extended to Dover in 1855, the cit} Wwas
ideally situated to support industries such as the Richard-
son and Robbins Cannery which could provide large
markists with local IIH,I'IL‘LIIfI.I'I!‘E and agua culture products.
Sevieral industries located in Dover around mid-century,
requiring a stable labor force and housing, were generating
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a significant amount of wealth. The Green, which had always
been a markot square, was gontrified and turned into the park-
like setting it is today. Commercial growth began to occur
north of The Green along State Street. When the Civil War
ended, Dover flourished,

Several local landowners to the north of the oldest section of the
city began to sub-divide their lots and extend the city grid with
new streets. Commercial development moved west alon
Loockerman Street and the city itself expanded in 1868 to annex
the new sub-divisions. By 1885, the new section of the city was
well on its way to I:I-E']ntE fulh-' developed. It is obvious from the
number and quality of the houses that were built at this ime
that Dover had become a very prosperous place for many
inhabitants.

Dover's growth slowed somewhat around the turn of the
century. During the Depression, the Works Projects Adminis-
tration produced the new Capital Square area. L.'jrge industries
began to locate around Dover, but bl;"'l.l'ill'ld what is now the
histaric area. After World War 11, suburbs were built and the
city cnntlnualh' expanded to annex what had been agnru]tu ral
land. Earher dmelnpmmlﬁ continued to be infilled with new
constroction.

Today, there are several iﬂ'n[:r developments on the outskirts of
Dover that have a distinctly ‘suburban’ character, The historic
area of the city is somewhat isolated from this kind of develop-
ment. While social characteristics have changed, such as where
people do most of their shopping and Zi for entertainment, the
appearance and character of the historic sections of the city
have been largely unaffected by ‘modern” development. The
center of Dover remains an attractive and appealing place o
Five.
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Dover has three historic districts: The Mational
Historic Districts and one local Historic

The two National r districts are known as
ﬂr&DﬂmeﬂHmhn:DMrﬁundﬂw%
rian Dover Historic District, These districts are
te but share a boundary along MurthShﬂet.
The Dover Green Historic District the
cance of the evalution of Dover during the
eighteenth and early nineteenth centuries when
its population was less than 600 people and devel-
opment was concentrated within the original city
boundaries. The Victorian Dover Historic District
the significance of Dover's rapid post-
il War development when the city boundaries
expanded northward to provide land for rapid
residential development that took place during
the late nineteenth century,

The City of Dover Historic District zone is a local

‘historic district that overlaps parts of each of the

National Districts and includes pro
ties that are outside of the National Re
Historic districts.

of its region, and for

cant but also to

LEGEND
- MPO Study Boundary

i DOP Sites
ﬂ 1. Acme Site

2. Harry Lounie Site
3. Collegian Site
4. DOP Building

Mational Register of Historic Places
Victorian Dover Historic Dhistrict

Mational Register of Historic Places
Dower Green Historic District

City of Dover Historic District Zone

Mational Register of Historic Places
Listing

and la

There are important distinctions between the
Mational Historic Districts and the
Dover Historic District zone. When a district
is listed on the National Register of Historic
Places, it is given official and professional
recognition that it is si I.Eﬁl:'-ﬂl'lﬂbﬂ‘lehhl:
‘historic integrity
has retained. Under Section 106 of the
Hnlimal Historic Preﬂeml:inn Act of 19!55;
of the federal ment must

_hl ¢ into consideration the historical signifi-
cance of listed buildings, objects, or areas

when they are undertaking pr:jecu that
might affect them, However, listing on the
Mational Register places no restrictions on
private owners or on what private owners

may do with their properties,

Local Historic District zones, in contrast o
Mational Districts, are authorized
by state statutes and enacted via local ordi-
nances, Local Hi.ﬂl:ﬂnc District zones are
created o : mﬂ_}r individual
historic buildings that are considered signifi-
@ the historic charac-
ter of the district as a whole, They frequently
involve controls on grhral:e pl'upﬂ't}'
«changes to exterior architectural

features. The design review
‘often abetted by design guidelines,
are important tools in that process,

The City of Dum:r Historic District mne was
establis in 1961, Construction |

R e e e

bex

tectural EHIE;';.‘I Eﬂﬁﬁtﬂti;r“}r since
its i The Design Guidelines for the
City of Dover Hisloric District zone are
intended Mruﬁeu&m reference by the
communily and a basic reference for the
Historic icl Commission and/or the
Planning Commission in their deliberations

as they review applications for Architectural
Review Certificates,

Tt gy from * Stanadards amd Gaiidiedines for tha
City ol Dover Histowie Disbrict Sone™ wivdated, Secliom 1,
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The study area is defined by Loockerman Street, State Street, South Street, and West
Street, as hlg_hllﬁhtﬂ.‘l within the red border in the aerial ov erlay on this page. Both sides
of the stroet were ncluded in the '-'-h.'ld}’ area so the character of the street and strestscape
could be better studied and understood. The study area represents roughly 16 blocks and
includes a major North-South thoroughfare (5. Governors Avenue) as well as other
im pnr'tunt streets such as North Street and Water Street. Morth Street provides one of the
rain gateways and access points into the city from west of downtown and was identified
prior to the charrette as an important access street that could benefit from improvement.
Water Street has significance as the historical connection between downtown Dover
commerce, Eden Hill Farm, and the St. Jones River. Water Street is also important as the
access to both the new and old transit center sites and as the northern boundary to the
Ba:.rhualth Medical Center campus and other medical uses to the south.

The streets within the study area form a traditional urban grid that transitions to a more
suburban pattern south of Water Street. It should be noted that the urban fabric, with
regrard to density, street presence of buildings, and context, is divided along North Street,
S, Governors Avenue and Water Street. The character of thu strectscapes and 'I:l-m]dmgq
east and north of these stroets feels very urban and active while the areas to the south and
west are less dense and more suburban in character, espedally in 1 ej;ard to how parking
and pedestrian access is handled. The new transit center site hasana vantageous cication
on the edge of downtown and Eden Hill Farm, which will be the largest new growth area
of the city in the next 10-20 years. The rail line, which serves as a divider between
downtown and Eden Hill Farm, is adjacent to the transit center and represents an
opportunity for better connectivity in the futore.




B.3 - LAND USE / ZONING

The study area consists of 258 parcels on 89
acres, with a variety of exi_ﬂting land nsze
categories. The Loockerman Street corridor
represents  the ];:n'mnr:; dowentonen  retail
district and its primary land uses are
mixed-use and commercial relal.  State
Strect also has a well established wrban
fabric and features a wvariety of wuses,
including  institutional, business/office,
mixed-nse and some residential. The rost of
the study area is not as well defined in
character ac these two areas. Institubional
uses make up the maiuril.'y of the land wse
regards to the remaining P-BTH.I:!I'[ of the
study area especially to the south and west
of State and Loockerman streets. Lar
public facilities are prominent, such as the
City of Dover police station, Justice of the
Peace Court 7, Bavhealth Medical Center
campus, and the |. Allen Frear Federal
Building. There are also residential,
commiercial and business uses thmughm:l
this area, including senior housing alon
Queen Street and commercial vses along 5.
Covernors Avenue.,

Current Land Use Current Zoning
USE LEGEND ZONING LEGEND
B Mied Use B conoercal / Retail Bl RGO- General Residence and Office  [JJJJj €PO - Commercial Professional Office
- Institutional |- | Residenitial - I‘.j - I]‘Eﬁl‘uﬁnl‘lﬁl and EI:HEE E] RG-] - GEI'II!'I!’H] RﬂiidEﬂEE
B iniusial B OpenSpuce B C-14 - Limited Commercial B RG- - MultiStory Apartments
B business / Office 0] Vacant Bl - Cenal Commercial [ | R-8-One-Family Residence
B c24 - Limited Central Commercial [l TND - Traditional Neighborhood Design
- Study Boundary - C-3 - Service Commercial - ROS - Recreational and Open Space
DDP Sites

1. Acme Site

2. Harry Louie Site

3. Collegian Site

4. DDP Building
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B.3 - LAND USE / ZONING

Proposed Land Use Proposed land use for the study area, as shown in the
Dover Comprehensive Plan, is intended to support the
existing development pattern as well as add flexibility for

USE LEGEND future development and redevelopment opportunities.
Based on this, the majority of the study area i« defined as

- Mixed Use - Commercal / Retail — mixed-use with smaller areas reserved for institutional
Lif ey - . and residential uses. The institutional uses are primarily

- Institutional ___| Residential related to the Bayhealth Medical Center campus and the
. exist vernmental and le tive uses to the east of

- st - Opeaopace Etatunsﬁ.n%ﬂut_ Single-family m%kd;tinl uses are primarily
B Business / Office | | Vacant located to the southeast of the study area in the Elm

Terrace neighborhood and Sherwood 2 to the southwest,
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B.4 - EXISTING DEVELOPMENT PATTERNS
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Existing Activity Centers Existing Density and Street Frontages

For the purposes of developing a neighborhood plan based around the transit center site and the adjacent study The center of the study area lacks an identifiable character and activity center. The analysis looked at the
area, the design team analyzed activity centers. The identified major activities were medical uses to the south and existing density and street frontages throughout the study area. As the graphic clearly shows, the buildings
west, a commercial / retail core area ﬂ]nng Loockerman Street, governmental and legislative uses to the east of State along State Street and Loockerman Street are located close to the street edge and create a strong, walkable
Street and the Wesley College campus to the north. There are also cultural uses in the northeast area of the study urban character. The density and street edges diminish outside of these two streets and need improvement
near State Street, and within the study area along North Street including the Biggzs Museum of American Art and the to create pedestrian character in this area. There are remmnanis of street edges along portions of Water Street,
Schwartz Center for the Arts, North Street and Governors Avenue that infill development could strengthen. Most of the area has a more

suburban character with one-lo-two-story buildings located in the center of the property and surface parking
areas along the edges.
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B.4 - EXISTING DEVELOPMENT PATTERNS

State Stroel

State Street 1= home to many of Dover's more
historically  signiticant buildings. The bree-lined
street features an array of building uses, including
governmoent buildings and business offices. Some
buildings have been maintained as  private
residences and are on the Nabonal Register of
Historie Places,
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B.4 - EXISTING DEVELOPMENT PATTERNS
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Water Street

Water Strect is a mixture of urban uses. At the ime of this study, the DART Transit Hub was located along Water
Strect and the new facility was under construction two blocks west. There are numerous office buildings, inelud-
ing maedical offices that ane su pported by the Bavhealth Medical Center campus, located one block south of the
transit hub. A handful of retail shops, multi-family residential, and institubional buildings line the eclectic

corridaor,
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B.4 - EXISTING DEVELOPMENT PATTERNS

MNorth Street
North Street is utilized as a service alleyway for the buildings that face Loockerman Street, and as a

moderately traveled access strect from the capital area to many residential subdivisions, stores and
restaurants on the west side of the city.
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B.5 - STREET NETWORK AND PARKING

Arterial 75,000 Vehicles [/ Day

\‘ wm Collechor 10-13,000 Yehicles [/ Day
= Minor Collector

— Local Street

o Stedy Area
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Street Hicrarchy

The study area, and downtown Dover in general, is located west of the major
highways (US Route 13 and DE Route 1) that run north to south. There is also
a major bypass (West Dover Connector) planned to the west of the metropaoli-
tan area. When constructed, this road will greatly alter traffic patterns on
Morth Street and New Burton Road. North Street is the main gateway into
dovwntown from the west. Division Street, located north of the project area, is
the major east-west route running throngh downtown.
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B.5 - STREET NETWORK AND PARKING
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- Private/ Reserved Parking

| Permit Lots

- Onestreet Parallel Parking

- Angled Pull-in Parking
E Existing Transit Center Site

- MNew Transit Center Site

Farl:irtE; Diagram

Farking patterns in and around the study area consist primarily of grade-level surface parking lots and on-street parking (both parallel
and pull-in). At the time of this study, there was a private, structured parking area under construction associated with Bayhealth
Medical Center campus, located in the southeast section of the study area. The charrette design team noted in its parking, analysis that
there is an opportunity to improve parking throughout the downtown area by implementing an area parking strategy. North Street,
shown at the top right, has potential for consolidated surface parking, or a multi-level parking structure.
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Mulﬂplp Surface Lots ah:‘mg MNorth Street

Parallel Parking along Queen Street

Parallel Pa rkin;.:; around The Green




B.6 - EX1STING ENVIRONMENT / OPEN SPACE

Existing Open Spaces

The public open spaces within the study area consist primarily of The Green and a small
urban pocket park, named Constitution Park, that is located at the corner of North and State
streets. There are also private open spaces within the study area, such as the cemeteries along
Morth Street. The major open spaces outside the project area include the 51, Jones River to the
east, the perimeter open space at Eden Hill Farm and the central alley that is the western
terminus of Water Street, Legislative Mall, the boulevard section of Loockerman Street and
Dover Park in the Sherwood 2 neighborhood with a playvground and sports fields just two
blocks south of the study area boundary.

Constitution Park The Green
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B.6 - EXISTING ENVIRONMENT / OPEN SPACE
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Environmental Constraints

There are some environmental constraints affecting redevelopment in the
study area. These constraints include the edge condition formed by the
Norfolk-Southern railroad spur that runs adjacent to West Street, three
brownfield sites (Braun Property, former Capitol Cleaners Site and the
former Dover Gas Light Company site) and underground contamination
from a tar ditch. The tar ditch rons from the northwest corner of the study
area and discharges into the 5t. Jones River south of Water Street. The
underground ditch often floods streets due to the deteriorating condition

Dover Transit Center Neighborhood

I reatmient Fiamt

of the outdated nfrastructure. Project costs, environmental concerns
associated with opening the ditch, and locations of major flooding have
prohibited remediation. At the south terminus of Legislative Avenuoe
are an abandoned sewer treatment facility, trash incinerator and other
city infrastructure. This area along ﬂ'IErLlElEE of the St Jones River
presents an opportunity o repurpose and redevelop into a riverwalk
park.

Plan and Design Book

Cemetery

St Jones River




B.7 - TRANSIT
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Aerial View of Existing and New Transit Site

. —

S L DT

O NN N
i d

s
-

Mew Bus Eoutes

LEGEND The Delaware Department of Transportation (DelDOT), through a public/ private part-
telnalo NG nership, is building a new facility adjacent to the bus lanes and parking lot to act as the

center of transit services in Dover, It shall serve as a central distribution point for the
B sty Ares

DART system in Dover. It will also house the interstate buses and taxi companies that
serve Dover. The facility will include an interior waiting area with vending capacity,
restrooms and a retail outlet for bus passes and tickets. There will be tenant space avail-
Bus Route able for other organizations and companies,

function of its program. The neighborhood outlined in this stody is the functional
center of transit in Kent County. The Cit}-' of Dover and DelDOT have begun promoting
New Transit Center Hub bicycle facilities to serve riders. This neighborhood is walkable with some minor limita-

Hons, One ferred outcome from the process is to identify improvements to walkabil-
ity and to eliminate impediments.

e —
Q Destination The MPO has a responsibility to promote alternative modes of transportation as a

Meow Transit Bus Terminal
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B.8 - STATE CAPITAL COMPARISONS / DEMOGRAPHICS

Jetferson City, Mo,

Anna;‘mlis, Md.

State Capital Population “*I5L T LOar | daba omic strength, similar  amenities to its residents and visitors, including a new
ocated ﬂwudslm the city, as well” as numerous
museums and | city is host to a number of
organized t the year including

=

Annapolis, MD 36,870
Concord;, NH 42,546
Frankfort, KY 27,382
Helena, MT 29,939
Jefferson City, MO 41,297

Juneau, AK 30,796
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B.9 - DEVELOPMENT MARKETING & PROGRAM BRIEF
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Potential Funding Sources:
* Funds raised from existing properly owners
* Business Improvement District - ad valorem tax
* Special Development District - ad valorem tax or special assessment
* Parking Authority Benefil Districl - assessment
* Recurring downtown revenues
* Tax Increment Financing (TIF)District - regular property tax
* Proad-based recurring revenues
* Realty transfer tax
* Hotel tax (collected by slate)

Financing Source Issues:

* Assessments and new ad valorem laxes burden existing property
owners and could discourage investment

* TIF revenue generation is relatively weak due to a low tax rate and
assessments, and ability (o only capture the city's share of the tax bill

* Realty transfer tax may be committed to the city's general government
needs

* Hotel tax would need to be allocated to the city by the state through

an agreement

Recurring Revenue Sources:

* Finding a recurring revenue source would be ideal

* Adds stability in funding; could be bonded

* Allow for upfront investment in public improvements

* Realty Transfer Tax

* Twenty years of pledged revenue could potentially support a bond of
up 1o 513 million

* Hotel Tax

* Twenly vears of the state’s general fund share could polentially
support a bond of up to 5535 million
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