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S T A F F  R E P O R T  
 
CASE NO: S15-02-III / Stan Corp / Evans Street 

REQUEST and LOCATION: 

Request by David Robertson, on behalf of Stan Corp, for a Development of Significant 
Impact site plan approval of a “Multi-Family Dwelling” development on Evans Street 

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

Tax Map 15, Parcels 86, 87, 88, 89, 90, 92.1 and 93; O-I, Office and Industrial District 

SURROUNDING ZONING: 

North, West and South:  R-3, Multi-Family Residential District 

East:  R-1A, Single Family Residential District 

BACKGROUND: 

The petitioner seeks to develop 49 one-bedroom apartments, which requires 
Development of Significant Site Plan approval by the Planning Commission.  Addendum 
A of this report illustrates the location of the subject site.  Additionally, a Planning and 
Zoning Code Conformity Report dated 05 FEB 2015 is attached hereto. 

Proposed Development Program 

The following generally summarizes the proposed development program illustrated in 
the petitioner’s application documents.   

 49 one-bedroom multi-family dwelling units. 

 The structure includes five (5) levels with parking on the lowest level. 

 58 parking spaces planned in the basement and as surface spaces, two (2) of 
which are van accessible. 

 The developer’s design team has been working with the City Engineer, Fire 
Marshal, and MUB to identify, plan, and design requisite roadway and utility 
improvements, including the widening of Evans Street. 

DSI Application Exhibits 

The following list identifies documents submitted by the petitioner as a part of the subject 
Development of Significant Impact Site Plan petition. 

 Type III Development of Significant Impact Site Plan Application. 

 Drawings prepared by Cheat Road Engineering dated 30 DEC 2014 

 Drawings prepared by LAI Architecture Studio dated 01 DEC 2014. 
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Required Planning and Zoning Code Approvals 

The following Planning and Zoning Code related approvals are required for the 
development program as proposed with modifications noted in the attached Conformity 
Report.  Each case number is followed with a brief description.   

Planning Commission 

Case No. S15-02-III ................. Development of Significant Impact Site Plan. 

Article 1385.05 provides that developments with 12 to 99 dwelling units are 
considered “Developments of Significant Impact” (DSI) which are those that have a 
neighborhood or citywide impact and involve the transportation network, 
environmental features such as parks or corridor streams, and local schools.  DSI 
Site Plans are reviewed and approved by the Planning Commission. 

Case No. MNS15-02 ................ Minor Subdivision. 

The development site includes seven (7) parcels that have been assembled, which 
must be combined so that the proposed structure is situated on one (1) parcel 
rather than crossing parcel boundaries. 

Board of Zoning Appeals 

Case No. CU15-02 ................... Conditional use approval relating to “Multi-Family 
Dwelling” uses. 

Table 1331.05.01 provides that “Multi-Family Dwelling” uses required conditional 
use approval in the OI District. 

Case No. V15-10 ..................... Variance relief from minimum setback requirements. 

Article 1343.04(A)(1) provides a minimum front setback requirement of fifteen (15) 
feet.  The proposed site plan illustrates a ten (10) foot setback, which requires 
variance relief.  Article 1343.04(A)(3) provides a minimum side setback 
requirement of thirty (30) feet.  The proposed site plan illustrates an eight (8) foot 
west side setback, which requires variance relief. 

ANALYSIS: 

Comprehensive Plan Concurrence 

As recommended in Chapter 9 “Implementation” of the 2013 Comprehensive Plan 
Update, Addendum B of this report identifies how the proposed development program 
relates to the land management intent, location, and pattern and character principles of 
the current Comprehensive Plan. 

It should be noted that “shall” statements within the Comprehensive Plan must be 
understood as desired objectives and strategies that do not have the force or effect of 
law unless incorporated into the City’s Planning and Zoning Code. 
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With the exception of Principal 10 concerning parks, open space, and recreational areas, 
the proposed development program appears to be in concurrence with the Plan’s 
principles for land management. 

Staff encourages the Planning Commission to review the Comprehensive Plan for 
guidance as Addendum B is not intended to represent a complete comparative 
assessment. 

Site Location 

The subject site is located in an “Infill and Redevelopment” concept area.  The plan 
notes that “Infill” describes the development of land in existing urban and suburban 
areas that is vacant but is near existing development and infrastructure.  
“Redevelopment” is improving or utilizing buildings or sites that have been developed 
(are not vacant), but are not reaching their highest and best use. 

Some of the parcels that comprise the subject development site are undeveloped.  Two 
(2) parcels contain single-family dwellings, which are not permitted in the OI District.  
Based on the Plans guidance for “Infill” and “Redevelopment”, it appears that the subject 
site represents an opportunity to address underutilization and reaching a higher and 
better use. 

The subject development site represents a unique opportunity to strategically locate 
higher residential density along the University Avenue corridor that is linked to West 
Virginia University’s Evansdale and Downtown campuses.  Because the site is well 
served by public transit and is within walking and biking distance of primary educational 
and commercial destinations, residents can access alternate modes of transportation 
thereby reducing auto dependency and mitigating increased traffic congestion created 
by commuting traffic from higher density residential development outside the City of 
Morgantown. 

To this point, Land Management Objective LM 5.2 of the 2013 Comprehensive Plan 
Update provides, “Permit higher density development in areas that are well-supported by 
existing or planned transportation infrastructure or transit services.” 

Appendix A of the Plan includes the subject site in “Future Study Area 7.”  These areas 
are places where the existing zoning does not align with the existing land uses or the 
existing pattern of development.  Some of the Plans considerations for “Future Study 
Area 7” include: 

 Consider zoning reclassifications that allow for higher residential density patterns. 

 Provide incentives to assemble and consolidate realty. 

 Discourage continued added density of converted single-family dwellings. 

 Improve infrastructure supporting higher densities including sidewalks…increased supply 
of on-site parking. 

Residential Density 

Neighborhood and Housing Objective NH 4.1 offers to, “Provide incentives to 
development to encourage development of alternative housing types (i.e, higher density, 
live-work, mixed-use) in designated growth areas.” 
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Traffic Impact Analysis 

The City Engineer has determined that the number of one-bedroom dwelling units will 
generate an insignificant amount of traffic and that an analysis is not warranted.  The 
petitioner is working with the Engineering Department to plan, design, and construct 
widening and geometry improvements to Evans Street as a part of the proposed 
development that will serve to improve roadway safety and efficiency along with 
emergency access. 

Parking 

The proposed development program includes parking spaces that exceed minimum 
parking requirements. 

STAFF RECOMMENDATION: 

Staff recommends approval of Case No. S14-07-III with the following conditions: 

1. That minor subdivision petition Case No. MNS15-02 combining Parcels 86, 87, 
88, 89, 90, 92.1 and 93 of Tax Map 15 must be approved. 

2. That Conditional Use Case No. CU15-02 must be approved by the Board of 
Zoning Appeals (BZA) to permit the proposed “Multi-Family Dwelling” use in the 
OI District all related conditions therein observed and/or addressed 
accordingly. 

3. That Variance Case No. V14-24 must be approved by the Board of Zoning 
Appeals (BZA) to permit the proposed encroachment into minimum setback 
standards and all related conditions therein observed and/or addressed 
accordingly. 

4. That widening and geometry improvements to Evans Street must be completed 
to the satisfaction of the City Engineer including securing related performance 
bond. 

5. That the final Landscape Plan and Erosion Control Plan must be submitted with 
the building permit application for review and approval.  Variance approval 
must be obtained should said plans not conform to the related performance 
standards set forth in the City’s Planning and Zoning Code. 

6. That a Sign Plan must be submitted and reviewed under the standard building 
permit application process.  Variance approval must be obtained should the 
Sign Plan not conform to related performance standards set forth in the City’s 
Planning and Zoning Code. 

7. That the development must meet all applicable federal Fair Housing and 
Americans with Disabilities Act standards to the satisfaction of the City’s Chief 
Building Code Official. 

Attachments: As noted above. 
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STAFF REPORT ADDENDUM B 

S15-02-III / Stan Corp / Evans Street 

Concurrence with the 2013 Comprehensive Plan Update 

The following narrative identifies where, in the opinion of the Planning Division, the subject 
development of significant impact is in concurrence and/or is inconsistent with the 2013 
Comprehensive Plan Update. 

INTENT 
Development proposals will reflect the spirit and values expressed in 
the Plan’s principals. 

Principles for Land Management 

Principal 1 Infill development and redevelopment of underutilized 
and/or deteriorating sites takes priority over development 
in green field locations at the city’s edge. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The development site includes three (3) single-family houses and three (3) 
undeveloped parcels.  Single-family dwelling uses are not permitted in the OI District. 

Principal 2 Expansion of the urban area will occur in a contiguous 
pattern that favors areas already served by existing 
infrastructure. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The development site is nearly surrounded by multi-family developments of varying 
scales.  The development will be required to improve the width and geometry of 
Evans Street as a part of the development, which should serve to improve vehicular 
and emergency access within the immediate area. 

Principal 3 Downtown, adjacent neighborhoods and the riverfront will 
be the primary focus for revitalizations efforts. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The development site is within a neighborhood that has experienced a significant 
transition from single-family dwellings to multi-family dwellings primarily for college-
aged student housing over the past several decades and is linked to the multi-modal 
University Avenue corridor connecting the Evansdale and Downtown campuses. 

Principal 4 Existing neighborhoods throughout the city will be 
maintained and/or enhanced. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development appears to follow the residential density, massing, and 
scale of other multi-family development’s within the immediate area. 

  



Principal 5 Quality design is emphasized for all uses to create an 
attractive, distinctive public and private realm and 
promote positive perceptions of the region. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed structure meets requisite design and performance standards and 
provides for roadway and sidewalk improvements along a very narrow street. 

Principal 6 Development that integrates mixed-uses (residential, 
commercial, institutional, civic, etc.) and connects with 
the existing urban fabric is encouraged. 

☐  Concurrence 

☐  Inconsistent 

☒  Other 

 The proposed development program does not include mixed-uses due to its relative 
seclusion and lack of visibility from the University Avenue corridor.  Confidence in and 
potential for market absorption of nonresidential uses at this site does not appear 
strong. 

Principal 7 Places will be better connected to improve the function of 
the street network and create more opportunities to walk, 
bike and access public transportation throughout the 
region. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The subject site is less than 300 feet of walking distance from the University Avenue 
corridor, which is well serviced by public transit and is within walking and biking 
distance of the Evansdale and Downtown campuses.  Redevelopment of the site to a 
higher residential density links residents to alternate modes of transportation thereby 
reducing auto dependency within the City and mitigating increased traffic congestion 
created by commuting traffic from outside the City.  The proposed development will 
provide for roadway and sidewalk improvements thereby furthering alternate modes 
of transport. 

Principal 8 A broad range of housing types, price levels and 
occupancy types will provide desirable living options for a 
diverse population. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development program increases housing choice and diversity in the 
context of the immediate residential area; particularly the delivery of new housing 
stock and increasing the number of accessible housing units. Zoning ordinance 
dictates and/or guidelines concerning desired tenancy, affordability, and workforce 
opportunities identified in the 2013 Comprehensive Plan have not been developed or 
enacted.  

  



Principal 9 Residential development will support the formation of 
complete neighborhoods with diverse housing, 
pedestrian-scaled complete streets, integrated public 
spaces, connection to adjacent neighborhoods, and 
access to transportation alternative and basic retail 
needs. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development will introduce the first segment of formal sidewalks along 
Evans Street.  The site is less than a 300 foot walk to the University Avenue corridor, 
which is well served by public transit and includes a sidewalk link between the 
Evansdale / Suncrest neighborhoods and the downtown and their respective 
commercial nodes. 

Principal 10 Parks, open space, and recreational areas are 
incorporated as part of future development. 

☐  Concurrence 

☒  Inconsistent 

☐  Other 

 On-site passive and/or active open space has not been included in the proposed 
development program. 

Principal 11 Environmentally sensitive and sustainable practices will 
be encouraged in future developments. 

☐  Concurrence 

☐  Inconsistent 

☒  Other 

 The developer’s goals and objectives concerning sustainable construction techniques 
and industry accepted best practices have not been fully developed. 

 

  



 

LOCATION 

Development proposals will be consistent with the Land 
Management Map.  If the proposal applies to an area intended for 
growth, infill, revitalization, or redevelopment, then it should be 
compatible with that intent and with any specific expectations within 
Areas of Opportunity.  If the proposal applies to an area of 
conservation or preservation, it should be compatible with and work 
to enhance the existing character of the immediate surroundings. 

The following graphic is clipped from the Conceptual Growth Framework Map included on 
Page 19 of the 2013 Comprehensive Plan Update.  The subject development site is located 
within the “Infill and Redevelopment” area.  
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PATTERN 
AND 

CHARACTER 

Development proposals in growth areas will be consistent with 
preferred development types.  Development in areas where growth is 
not intended should be compatible with the relevant Character Areas 
description and expectations for how those areas should evolve in 
the future. 

The following graphic is clipped from Map 3 – Pattern and Character included on Page 27 of 
the 2013 Comprehensive Plan Update.  The subject development site is located within the 
“Neighborhood 2” pattern and character area. 

 

 

 

 

  



The following graphic is clipped from Map 4 – Land Management included on Page 39 of the 
the 2013 Comprehensive Plan Update.  The subject development site is located within the 
“Neighborhood Revitalization” concept area.  

 

 

  



 

The following graphics are clipped from Pages 41 through 43 of the 2013 Comprehensive Plan 
Update and identify the development types desired within the “Core Enhancement” concept 
area. 
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