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Background 

What is an Area for Future Study? 

During the course of preparing the 2013 Comprehensive Plan Update (2013 Comp Plan), 
sixteen (16) areas were identified that could benefit from further exploration and study.  Each of 
these areas has its own unique character that should be protected and/or enhanced as new 
development or redevelopment opportunities take place.  These areas were identified in 
Appendix A of the 2013 Comp Plan as “Areas for Future Study”. 

The “Areas for Future Study” are places where the existing zoning does not align with the 
existing land uses or the existing pattern of development.  It may also be an area where the 
existing zoning is not compatible with or does not fully support the desired future of the area as 
indicated in the 2013 Comp Plan’s Conceptual Growth Framework map and Land Management 
map.  These areas require further land use and development study by the Planning Commission 
to support zoning map amendment and/or zoning text amendment recommendations to City 
Council that will advance the goals, objectives, strategies, and consistency principles of the 
2013 Comp Plan. 

What is a Small Area Plan? 

A Small Area Plan is a neighborhood-level planning process that addresses land use, 
transportation, and a variety of other development-related topics.  For each Area for Future 
Study, a planning document is developed that is submitted to the Planning Commission for 
consideration.  If accepted, the planning document is filed by the Planning Commission as an 
appendage to and product of the 2013 Comprehensive Plan Update. Ultimately, the principal 
goal of the Small Area Plan is to enhance the quality of life in each distinct Future Study Area 
and its surrounding environs. 

Relationship to the City of Morgantown Comprehensive Plan Update 

Small Area Plans assist in implementing the goals and recommendations of the 2013 Comp 
Plan within the sixteen (16) identified Future Study Areas.  Recognizing the unique character of 
the City’s different neighborhoods and/or commercial nodes, Small Area Plans provide a 
separate, more detailed land use planning initiative guided by the 2013 Comp Plan’s vision, 
objectives, and strategies, the Conceptual Growth Framework map, and the Land Management 
map. 

Benefits of Small Area Plans 

A key benefit of the Small Area Planning process is local stakeholder involvement in the 
development of each plan’s analysis and recommendations.  Small Area Plans serve as a guide 
for land use, development patterns, environmental protection, transportation improvements, 
open space and other capital improvements, and identify opportunities for revitalization and, 
where appropriate, mixed-use development. 
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Benefits of Small Area Plans: 

• Represent the community’s vision 

• Reflect property owner and resident stakeholders’ input 

• Provide specific recommendations at a neighborhood level 

• Offer increased efficiency in the provision of public services 

• Remove potential regulatory obstacles and catalyze revitalization opportunities 

• Allow greater predictability in land use and development 

• Enable neighborhoods to be proactive in making land use recommendations 

• Identify priority neighborhood projects and possible resources for implementation 

• Help to guide the investment decisions of local governments 

Introduction 

The planning area for the Area 16 Plan is identified as those parcels on Powell Avenue north of 
Deckers Creek and south of Woodrow Street that are currently zoned B-2 for business use. 
Figure 1 displays the planning area, as identified in the 2013 Comp Plan, with the boundary 
shown in red, and Figure 2 shows the zoning districts located within and adjacent to the study 
area. 

In 2012, to support preparation of the 2013 Comp Plan, a windshield land use survey was 
conducted for the entire City to establish land use classifications.  Because no significant 
change appears to have occurred within the Area 16 study area, this data was used for 
identifying trends.  The existing land use is mostly open space on severe slopes, but the current 
zoning classification for the study area is B-2, Service Business District. 
 
There appears to be two (2) fully-enclosed structures within the study area boundary.  The study 
team identified 37 residential sized plots including all parcels with single-, two-, and multi-family 
buildings.  All but one (1) of the parcels appear to be vacant after viewing the Monongalia 
County Assessor Office’s 2018 aerial imagery.  Another structure is located within public right-of-
way and appears to be a utility outbuilding.  Figure 3 illustrates affected structures in the study 
area. 
 
Property access is undetermined for most parcels.  A paper right-of-way extends from Montrose 
Avenue west to the back side of the study area but no improved street currently exists.  Twenty 
(20) of the parcels have direct frontage on Powell Avenue. 
 
Figures 4 and 5 show US Census population and housing data for the year 2010 for those 
Census blocks that fall within the study area.  Although they are the smallest Census 
geographic unit available, the blocks are much larger than the affected parcels and do not 
adequately represent the actual affected population. 
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For the purposes of this planning study, the estimated population can be calculated based on 
the average household population in the area reported for the year 2010 by the US Census 
Bureau and the assumptions made in this report on the number of residences.  The US Census 
reported an average household population of 2.35 persons per household between 2009 and 
2013.  With a single structure inside the study area, it is safe to estimate between 2-4 people 
reside inside the study area. 

A major component of the planning process and site evaluation for this study area is the 
topography of the property and how elevation may affect the ability to utilize the land for its 
highest and best use.  As you can see in Figure 6, the grades that exist in Area 16 have major 
impacts on the ability to develop the property to suit quality development.  With over 100 feet in 
elevation change from the front to back of the property, significant investment in site work and 
engineering will be necessary to overcome elevation issues. 
 
For these parcels, there are two (2) land use designations identified.  Table 1 shows the most 
recent land use designation, the number of parcels in that designation, and the total land area in 
acres for each land use type.  Figure 7 illustrates the existing land use designation. 
 

Table 1:  Land Use Types 

Current Land Use Number of Parcels Area (Acres) 
Residential – Single Family  1 0.19 

Vacant / Open Space 36 4.31 
 

The transportation system serving Area 16 (Figure 8) involves Powell Avenue immediately 
adjacent to the property with additional access to the east edge by Woodrow Street and 
Montrose Avenue.  Powell Avenue is a primary corridor in Morgantown and has connections 
between downtown, Sabraton, and Interstate 68 within minutes.  Traffic volume in Area 16 is 
currently not an issue, but with residential development considered, connectivity needs to be 
improved to the rear of the property and will be an asset to future growth. 
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Community Preferences 

The local community input process revealed that the family who owns the house inside the 
study area and the surrounding neighbors all agree that the current zoning is not ideal and 
would tend to agree with adjusting the zoning to better match existing uses.  While not all 
opinions were in total agreement, consensus was reached on many aspects of the desired 
future condition of the study area.  Local input from property owners and interested neighbors 
ranged from history on the neighborhood to environmental concerns and access to nearby 
parks and community activity centers.  Through a series of two community meetings and a 
hearing before the Planning Commission, participating residents discussed changing the 
existing B-2, Service Business District zoning district for the study area to a zone that better 
matches the existing uses such as R-1A, Single-Family Residential.  The majority of participants 
supported the change, but the major landowner in the study area preferred to leave the property 
in its current zoning classification. 

Community Forum No. 1 | August 20, 2018 
7 p.m. | Marilla Center 

Attendees at the first neighborhood public forum shared common concerns relating to multiple 
topics.  There are significant issues related to water crossing many properties that has caused 
repeated property damage and erosion.  The water issues seem to stem uphill in the Woodburn 
neighborhood and water sheets downhill over the underground clay seams to Deckers Creek.  
Attendees shared that business use is not desired for this area and that the common preference 
is to keep it residential if it must be developed but to also investigate preservation of the existing 
green space and to protect the property from future development. 

Concerns regarding the ability of the local transportation network to absorb any future 
development were common among those in attendance, particularly for commercial type 
development permitted in the B-2 District.  In addition, there were numerous questions raised 
regarding Route 7 and the ability of the City of Morgantown to regulate access from the study 
area directly into the route. 

Community Forum No. 2 | November 7, 2018 
7 p.m. | Marilla Center 

Although attendance was smaller than the first community forum, residents were active and 
shared numerous concerns.  There were questions about the ability of the infrastructure to 
adequately handle B-2 permitted development, particularly water and transportation.  Attendees 
were concerned about the ability of Route 7 to handle additional commercial access and related 
traffic, especially access and safety directly from the site. 

There were particular concerns about the involvement of WVDOH in this and other local 
projects with the recent retirement of the District Four Engineer and his replacement. 
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Meeting with Bill Bland | November 11, 2018 
9 a.m. | City Hall 

The planning team met with Mr. Bill Bland, president of O-Max, Inc. and owner of the parcels 
highlighted in Figure 9 below.  Mr. Bland’s Realtor Mr. Michael Shuman was also in attendance. 

 
 
Although no immediate site and development planning appear underway, offers to purchase the 
property have been made, with the existing B-2 zoning classification understood as an incentive 
to potential market interest.  The owner does not consider the holdings to be nearly 60 individual 
parcels but the entire approximately eight (8) acres.  The planning team advised the owner of 
the City’s Planned Unit Development (PUD) provisions for assembled sites of two (2) or more 
acres.  The owner understood these options, particularly given the challenge of the eight (8) 
acres falling within two (2) very distinct zoning districts.  The owner was adamant that the 
existing B-2 zoning classification remain in place. 

Planning Commission Public Hearing | February 14, 2019 
6:30 p.m. | City Council Chambers 

Christopher Fletcher, AICP, Director of Development Services reported that the small area 
planning project had been completed, presented the project’s findings and recommendations, 
advised the Planning Commission of procedural steps to accept the report, and addressed 
questions. 

The Planning Commissioners present and voting unanimously to: 

1. Accepted, as submitted, the Small Area Plan and Recommendations Report for Future 
Study Area 16 – Powell Avenue dated January 16, 2019, with the understanding 
additional narrative will be included beginning on Page 14 summarizing Commission and 
public comments and Commission action.  No additional public comments were made 
during the February 14, 2019 public hearing. 

Figure 9:  O-Max, Inc. owned tracts 
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2. File said Area 16 Recommendations Report as an appendage to and product of the 
2013 Comprehensive Plan, affirming the Report advances implementation of Comp Plan 
Strategies NH 1.2 and ED 5.7.  

3. Direct Staff to proceed with drafting a zoning map amendment as outlined in the Area 16 
Recommendations Report for future consideration by the Planning Commission. 

A sample of the comments received throughout the planning process includes: 

Environment:  There are major issues with water crossing the property of current homeowners 
from the top of the hill from the Woodburn neighborhood down to Deckers Creek.  It has 
damaged property and is not improving.  Erosion and an existing clay seam contribute to the 
problems.  Councilman Ron Dulaney was in attendance at the meeting and shared that he has 
made the City Manager aware of the issue and is working to seek solutions 

The majority preference was to do what was necessary to preserve the existing open space, 
including the current groundcover and trees that help with water runoff and recapture.  The 
primary hope is that no development of any kind occurs on this property.  Discussion focused on 
how the city or another agency could preserve the land against future development without 
spending exorbitant amounts of money as proposed with the Haymaker Forest deal.  Agencies 
such as the city’s Land Reuse and Preservation Agency or the WV Land Trust were raised as 
possible aids in this process. 

Transportation:  If for some reason residential or business development happens, there will be 
significant access issues with substandard streets like Montrose Avenue and Woodrow Street.  
Powell Avenue is not equipped to facilitate multiple access points from the 17 existing parcels 
that front the road, so rear access would be necessary for parking and garbage service. 

This plan should look at access to the Woodburn neighborhood from this area so that people 
can walk instead of being forced to drive and add to the existing traffic levels.  The right-of-way 
for the former Columbia Street would be a natural green avenue to consider. 

The City of Morgantown needs to do what it can to take control of Rt. 7 to regulate the traffic 
and maintenance of the roadway, given its continued substandard condition. 

The analysis and recommendations contained in the following pages strongly considers 
landowner preferences and balances public opinion with sound planning practice and overall 
City development needs.  
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Development Context 
Currently, Area 16 has a zoning classification of B-2, Service Business District.  This type of land 
use district allows for areas that are appropriate for most kinds of businesses and services, 
particularly large space users such as department stores. Typically, B-2 Districts are located 
along major thoroughfares [see Planning and Zoning Code Section 1347.01].  

Since future development is to be considered in Area 16, it is planned that the district will be 
reclassified to better adapt to the growth of the city.  Following the goals set forth in the 2013 
Comp Plan, the best fit for new growth in the City of Morgantown should be a development type 
that can accept new growth but will also blend into its surroundings and topography and be 
harmonious with adjacent land uses.  With that concept in mind, Area 16 would be best suited to 
shift away from its current commercial land use designation to one that better matches the 
existing and future potential of the study area.   

Considering adjacent development patterns and land uses, the existing properties within the 
study area would be supported by a designation of R-1A, Single-Family Residential District.  
The Morgantown Planning and Zoning Code establishes this district to: 

“Provide for single family neighborhoods on smaller lots, located within convenient 
walking distance of other uses, preserve the desirable character of existing single-family 
neighborhoods, protect the single-family residential areas from change and intrusion that 
may cause deterioration, and provide for adequate light, ventilation, quiet, and privacy 
for neighborhood residents.”   

In this case, the existing neighborhood is residential in nature for those parcels where 
development is a realistic option.  Lots are small, with the average lot size of 3,900 square feet.  
The minimum lot size for R-1A property is 3,500 square feet while R-1 parcels are 7,200 square 
feet. 

An additional consideration is that a zoning reclassification of the four (4) parcels located at the 
southwest corner of the study area from B-2 to R-1A would resolve an existing nonconforming 
use.  Specifically, the single-family dwelling addressed as 755 Powell Avenue is considered a 
legal, preexisting, nonconforming use within the B-2 District.  Although the use may continue 
until abandoned “single-family dwelling” uses are not permitted in the B-2 District.  Additionally, 
reclassifying the study area would permit the development of single-family units on the existing 
parcels.  

Appendix A of this report contains the full text of the R-1A and B-2 Districts from the City of 
Morgantown Zoning Ordinance and also contains a table comparing the two (2) zoning 
classifications for quick reference. 
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Planned Infrastructure Improvements 

Regional infrastructure improvement planning and coordination will be significant in providing 
future services to Area 16, especially so if the current number of parcels are eventually able to 
be developed as residential properties. Additional land development in Area 16 will depend on 
transportation, water and sewer infrastructure improvements and their ability to support 
additional development density.  Certain infrastructure improvement organizations in 
Monongalia County have already planned the following improvements that may affect the study 
area.  

Morgantown Monongalia Metropolitan Planning Organization 

As part of the 2045 Metropolitan Transportation Plan (MTP), there is one long-term project that 
may impact the study area.  Project 20, shown in Figure 10 below, is a Tier 2 priority in the 2045 
MTP, which indicates high value yet lower priority for funding. 

Project 20 provides pedestrian and bike connectivity from Sabraton 
to downtown. Those improvements include: 

• Improve connections to Deckers Creek Trail 

• Improve and complete sidewalk connections   

• Provide bus stops with shelters at key locations 

Morgantown Utility Board 

At this time, there are no known short-term improvements planned 
within Area 16 or immediate vicinity. 

Development Recommendations 

Based upon best practices, professional planning experience, and feedback from residents, 
stakeholders, and the principal property owner within the study area, the following 
recommendations are made for Area 16 and future development scenarios. 

Land Use 
The land use recommended for Area 16 is consistent with the existing patterns of development 
in the adjoining Woodburn neighborhood and surrounding areas.  The predominant land use 
should remain single-family residential, which is the current platted development pattern even 
though it is inconsistent with the current B-2 District zoning classification.  If there are any 
changes in land use desired by landowners apart from those permitted by right, there is a set of 
established uses allowed with conditional use approval through the City of Morgantown’s 
established zoning process (see Appendix A for use tables).  

  

Figure 10:  MMMPO Project 20 
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Zoning 
The zoning of Area 16 realty should be consistent with the desires of the majority of property 
owners and residents that would be directly impacted by development of the study area.  The 
zoning of Area 16 should also be consistent with the 2013 Comp Plan’s objectives to direct new 
growth into infill situations, where possible, and to increase density within City limits.  While 
increased density is a continued overall goal of the City, the overwhelming feedback received 
from participating residents is to retain the existing detached, single-family residential scale and 
development pattern in the worst case and in the best case to preserve the land in the study 
area from future development. 

The R-1A District would allow for the neighborhood to remain single-family residential on smaller 
lots and retain the patterns of development and parcel configurations that currently exist.  The 
allowable minimum lot sizes will change to 3,500 square feet for the R-1A District from the 
existing 6,000 square-foot minimum lot size in the B-2 District.  In addition, the minimum front 
setbacks for the R-1A District are 8 feet in contrast to the 15-foot minimum setbacks in the B-2 
District.  Given the extreme slopes in this area, the flexibility given to landowners through the R-
1A zoning classification would make it more feasible to place a house on one of the parcels if 
that was desired. 

The principal owner of parcels within the Area 16 is resolute in preserving the existing B-2 
zoning classification to safeguard existing value and market opportunity, given the fact the 
property has enjoyed the B-2 classification for many years.  To address the owner’s reasonable 
concerns, the Planning and Zoning Code [see Article 1357] provides opportunities to pursue a 
Planned Unit Development (PUD) approach to develop land assembled of two (2) or more 
acres, outside the Sunnyside Neighborhood.  Regardless of present or future zoning 
classifications of the assembled approximately eight (8) acres, current or future owners may 
pursue an infinite number of contemplated development scenarios through the very public 
participatory PUD process. 

Housing 
The housing type for the neighborhood should remain as it currently exists, which is detached 
single-family residential, as identified in the Planning and Zoning Code under the R-1A District.  
The maximum allowable height for principal buildings in the R-1A District is 2.5 stories or 35 
feet. 

However, given the fact approximately eight (8) acres has been assembled inside and adjoining 
the study area, more intense residential development scenarios (e.g., two-family, townhouse, 
multi-family, etc.) could be pursued under a Planned Unit Development (PUD) Outline Plan 
proposal, given site, geotechnical, slope, infrastructure, access management, traffic impact, and 
open space preservation analyses required under the PUD process. 
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Transportation 
Mountain Line Transit services this area though the Brookhaven and Mountain Heights routes, 
which are Routes 8 and 14.  The Brookhaven route runs on a fixed schedule on 90-minute 
headways from 6:30 a.m. to 7:30 p.m. daily, departing Westover terminal and traveling to 
Brookhaven with a return trip.  The Mountain Heights runs three times a day, with a loop through 
Sabraton to Summer School Road and back down Kingwood Pike.   

In addition to this route, there are also adjacent routing options through Woodburn on the Blue 
Line, which is Route 12.  The Blue Line runs down Richwood Avenue to Hartman Run Road.  
Accordingly, Mountain Line Transit appears to be a viable transportation option for the study 
area.   

The Deckers Creek Trail is adjacent to the study area and provides connection to downtown 
Morgantown as well as east to Sabraton and out to Preston County.  Aside from the Deckers 
Creek Trail, there are currently no sidewalk connections along Powell Avenue or adjacent to the 
study area.   

Due to the industrial nature of Route 7 with significant truck traffic, safety is an issue for anyone 
on the north side of the road.  Assessment of the potential for one or more pedestrian crossings 
/ safety zones that connect residential areas north of Route 7 to the Deckers Creek Trail should 
be a priority of the City of Morgantown. 

Other potential connections for pedestrians and cyclists should be investigated through 
Whitmore Park to Woodburn and up Columbia Street from Montrose Avenue.  

Historic Preservation 

A cursory review of existing structures in the study area does not indicate the presence of any 
historic properties or sites that would warrant any special consideration during neighborhood 
planning.  If further development occurs, more careful study may be warranted during site 
review and permitting. 

Environment 
As noted in stakeholder comments, steep slopes and water runoff are concerns with all the 
parcels in the study area and the adjoining uphill neighborhood.  There will be higher than 
normal development costs within the study area to ensure slope stabilization and to properly 
construct requisite roadway and below-ground utility installation and improvements.  Without 
geotechnical analysis of the hillside, it is unknown whether detached single-family type 
development or larger multi-family and commercial building type development would be least 
physically impactful to the existing slopes and uphill tracts of realty. 
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Parks 

Most landowners involved in the planning process, including the sole homeowner within the 
study area, are in favor of preserving the remaining land in easement or some other long-term 
preservation tool to retain the existing open space.  Additionally, development scenarios under a 
Planned Unit Development (PUD) process would require the preservation of a percentage of 
open space, which would not be required under a by-right development scenario under the 
existing B-2 zoning classification. 

Neighborhood Services 
No additional neighborhood services are expected as a result of any new R-1A scaled 
development within Area 16.  However, driveway access and daily school bus and weekly solid 
waste hauling services should be carefully considered in overall site planning and development 
approval review. 

Economic Development 
As presented herein, the development of Area 16 should be restricted to detached, single-family 
residential development patterns, if not secured for preservation of open space and the 
protection of steep slopes.  Neighborhood-scaled commercial establishments are permitted in 
the R-1A District as conditional uses (see Appendix A), which would provide services to the 
neighborhood with a majority of patrons from inside and near the study area rather than 
capturing and/or attracting regional-scaled vehicular traffic. 

Accordingly, the development of B-2 scaled commercial uses should be excluded from future 
site planning.  However, given the fact approximately eight (8) acres has been assembled inside 
and adjoining the study area, more intense development scenarios could be pursued under a 
Planned Unit Development (PUD) Outline Plan proposal, given site, geotechnical, slope, 
infrastructure, access management, traffic impact, and open space preservation analyses 
required under the PUD process. 
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Implementation 

Task Category Capital Cost Timeframe Responsible 
Agency 

Reclassify study area 
from B-2 to R-1A Zoning N/A <1 yr City of 

Morgantown 

Investigate land 
preservation options 
including acquisition, 
land banking, 
preservation 
easements, etc. 

Land Use Undetermined <1 yr City of 
Morgantown 

Install pedestrian 
crossing area between 
the Deckers Creek Trail 
and the north side of 
Route 7 

Transportation Site-dependent 1-5 yrs 
City of 

Morgantown, 
MPO, WVDOH 

System-wide 
stormwater planning Environment N/A 5-10 yrs MUB 
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Appendix A:  B-2 vs R-1A – Comparison for Area 16 Small Area Plan 
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