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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 Area 18 Study Area is identified as those parcels between Don Knotts Boulevard and the
Monongahela River, north of Cobun Creek and south of Mountaineer Heritage Park, that are
currently zoned I-1, Industrial District. Figure 1 displays the planning area, as identified in the
2013 Comp Plan, with the boundary shown in green, and Figure 2 shows the zoning districts
located within and adjacent to the study area. Appendix A contains photographs of the study
area.
According to the 2013 Comp Plan, the area is currently commercially developed with an
adjoining single-family residential neighborhood, commonly referred to as First Ward across
Don Knotts Boulevard. The closest homes in the First Ward neighborhood to the study area sit
more than 70 feet vertically above. The permitted industrial uses do not seem practical due to
these existing commercial uses and the adjoining First Ward neighborhood. The 2013 Comp
Plan recommends an evaluation of the existing nonconforming commercial uses and the
viability of larger-scaled former industrial buildings in the study area.
Through further analysis, there are 9 structures situated on the 10 parcels that are either fullyor partially-included in the study area. From those 9 structures, there is one multi-story office
building with ground-floor commercial, one grocery store, one strip-style commercial building,
and six standalone commercial businesses (see Figure 3). All properties have access from two
locations, one at each end (north and south) of the study area, onto Don Knotts Boulevard.
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 (they extend
north towards the Wharf District) 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. Note: It is assumed due to the existing zoning and land use classifications that there are
no households within Area 18 and therefore zero population.
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 18 are minimal
and most types of development can proceed without significant investment in site work and
engineering to overcome slope issues.
From these parcels, there are three (3) 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 land use.

Table 1: Land Use Types
Land Use

Number of Parcels

Area (Acres)

Office

1

1.16

Retail

6

9.80

Parks / Recreation

2

4.76

The transportation system serving Area 18 (Figure 8) is very simplistic and made up of local
collector streets leading to Don Knotts Boulevard. Don Knotts Boulevard (US 119) is a major
arterial in Morgantown connecting downtown, Sabraton, and Interstate 68 within minutes.
Traffic volume in Area 18 is not an issue, and with mixed-use, commercial and industrial
development considered, connectivity is good and will not be an impediment to future growth.
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Community Preferences
The local community input process revealed that most people were satisfied with the types of
development presently occurring in the study area and did not see any issues 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
feedback on original and future development intentions. Through a series of two community
meetings and a hearing before the Planning Commission, participating residents
overwhelmingly supported changing the existing I-1 zoning classification for the study area to a
zone that better matches the existing uses, such as B-2 Service Business District. Additionally,
a B-2 zoning classification would support existing commercial uses and advance desired mixeduse redevelopment patterns, as the I-1 zoning prohibits this type of development pattern.

Community Forum No. 1 | August 8, 2018
7 p.m. | Pierpont at MTEC, 1000 Mississippi Drive, Room 107
Attendees at the first neighborhood public forum shared concern for future development
patterns of an industrial nature that might alter the existing commercial nature of the study area.
Lands uses that exist today in the area function well, and a change in the zoning to better reflect
these types of uses would better serve the neighborhood. Attendees noted that if the density in
the area were to increase, the transportation access to the study area would need to be
improved. The only existing signalized intersection might not be sufficient to handle increased
traffic loads, but an additional access point exists to the north at the BFS fueling station.

Community Forum No. 2 | October 29, 2018
7 p.m. | Pierpont at MTEC, 1000 Mississippi Drive, Room 107
The second neighborhood public forum served as a chance to reintroduce the concepts and
discussion that took place at the first public forum. In addition, as attendees learned more about
the existing issues and opportunities, deeper conversation took place and common ground was
discovered. Attendees overwhelmingly supported conversion of zoning classification from I-1 to
B-2 to support neighborhood-level mixed use development and reinvestment in this area as a
future hub for residential, commercial, and community uses. Concerns centered around
transportation access, lack of community support for a new bridge to the Morgantown Industrial
Park, and enhanced connectivity for pedestrians and cyclists that would serve the First Ward
neighborhood and White Park.

Stakeholder Meetings | 2018 | Various Locations
AECOM met with two separate stakeholders regarding property interests in the study area.
AECOM planners met with the owner of Waterfront Jeep, who expressed interest in extending
service offerings of his dealership, which is located less than one mile north of the study area, to
include a used car lot and service center in one of the existing storefronts in the study area.
This arrangement would involve restriping the parking lot in front to include storage space for
vehicles for sale, as well as through-access for vehicles using the interior frontage road. The
Recommendations (January 4, 2019)
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existing seven bays of service garage would be utilized for vehicle maintenance and service.
Automotive sales would be allowed as a conditional use in the B-2 District, while automotive
service is a permitted use.
AECOM met with the property manager of many of the properties in the district. The overall
goal of the owner at this time is to maintain the current uses and occupancy types. If a few
additional key pieces of property could be assembled with the estimated 6 acres currently
owned, then there would be interest in possibly redeveloping the majority of the study area into
a mixed-use destination with office, residential, and retail on the first floor. The area is very
desirable, with good vehicular access, the rail-trail, and a general location in a growth area of
Morgantown.

Planning Commission Public Hearing | January 10, 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 and advised the Planning Commission of procedural steps
to accept the report. Chet Parsons, AICP CTP of AECOM provided a presentation summarizing
project activities, the final draft document and recommendations, and addressed questions.
The Planning Commission voted unanimously to:
1. Accept, as submitted, the Small Area Plan and Recommendations Report for Future
Study Area 18 – Don Knotts Boulevard dated January 4, 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 January 10, 2019 public hearing.
2. File said Area 18 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 18
Report for future consideration by the Planning Commission.
A sample of the community forum and stakeholder comments received throughout the planning
process includes:
Notifications: The City’s notification system works well. The direct mail postcards and press
release to neighborhood organizations and media helped to spread the word.
Double-checking addresses and times posted on social media will help to avoid any confusion
in meeting dates and times for the future. All those people directly impacted by any proposed
changes received mailed postcards, but the larger community learns about the meetings
through Facebook and other media announcements.
Transportation: If the building density increases in the future, transportation access will be
impacted, and an additional signalized intersection may be necessary.
Recommendations (January 4, 2019)
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Land Use: Be aware of any impacts that a zoning change might have on taxes. Although this
was discussed in detail at the first meeting and clarified that zoning has no influence on taxes, it
is worthwhile to note that the concern was raised.
Modifying the zoning to reflect the existing and planned uses of the property would be desirable
rather than the existing industrial uses designated for the property.
The analysis and recommendations contained in the following pages effectively considers
landowner preferences and balances public opinion with sound planning practice and overall
community and economic development objectives enumerated in the 2013 Comp Plan.

Development Context
Currently, Area 18 is classified as an I-1, Industrial District. This type of land-use district allows
for the development of research and industrial parks, wholesale business, manufacturing and
the like. Industrial districts are intended to be located on major thoroughfares where truck traffic
does not disrupt local streets (Article 1355.01 Planning & Zoning Code). After carefully reviewing
the study area’s built environment and considering community and stakeholder input, the I-1
zoning classification appears to be more of an impediment than impetus to achieve desired
continued commercial occupancy, redevelopment to diversified mixed-use opportunities, and
preservation of the quality of life for the adjoining First Ward neighborhood.
Since future development is considered in Area 18, the zoning of the study area should be
reclassified to better adapt to the growth of the city. Following the goals set forth in the 2013
Comp Plan Update, 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 be
harmonious with adjacent land uses. With that concept in mind, Area 18 would be best suited to
transition to uses and development patterns that better reflect the existing establishments as
well as potential future development in the area.
Considering current land use, the existing properties would be well supported by a zoning
classification of B-2, Service Business District. The Morgantown Planning and Zoning Code
establishes this district, “to provide 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.” In this case, there are large space users such as a
neighborhood grocer, a paint distributor, and a medical pharmacy in addition to automotivefocused businesses that have the potential to expand. The study area is situated immediately
adjacent to Don Knotts Boulevard, a major four-lane arterial connecting the downtown to
Interstate 68, with a posted speed limit of 50 miles per hour in this particular area.
Appendix B contains the full text of the I-1 and B-2 Districts from the City’s Planning and Zoning
Code and also contains a table comparing the two 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 Study Area 18. Additional land development in Area 18 will depend on nearby
planned infrastructure improvements and their ability to support additional development density.
Certain infrastructure improvement entities 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 are two long-term projects
which may impact the study area. The two projects are shown below with references to the
2045 MTP. Project 28 is shown as a Tier 2 and Project 29 is shown as a Tier 4 priority in the
MTP, which indicates both projects are of high value yet have a low priority for funding.
Project 28 provides improved connectivity from White Park
and adjacent neighborhoods to the regional trail system.
Those improvements include:
•

Improvements from White Park to the Caperton Trail

•

Construction of a multi-use trail

•

Consider installation of a pedestrian/bicycle bridge
over US 119, connecting White Park and Caperton
Trail.

Figure 9: MMMPO Project 28
Although the City was unsuccessful in seeking West Virginia
Transportation Alternatives Program (TAP) grant funds in
2017 and 2018, this project remains a City priority, as it will serve to improve bike/ped
connections between neighborhoods, open spaces, and passive and active recreation facilities.
Project 29 increases automobile capacity to address existing deficiencies and to provide bike
connectivity. Those improvements include:

•

Improvements from Greenbag Rd to 4 H
Camp Rd (Walmart)

•

Complete 4-lane roadway

•

Provide turn lanes where appropriate

•

Limit any new full access points to no
closer than 2,000 feet from an existing full
access point

•

Bike lanes or climbing lanes
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At the request of the Monongalia County Commission and the Morgantown Industrial Park
representatives, the MMMPO recently completed a “Morgantown Industrial Park Access Study”
concerning the need for additional access to the industrial park located on the west side of the
Monongahela River due to River Road closures and future expansion of the park. This work
was presented to the MMMPO’s Policy Board on 18 OCT 2018. The next step for the MMMPO
Policy Board will be to amend the Metropolitan Transportation Plan (MTP) to include additional
industrial park access. Following an MTP amendment, a more advanced preliminary
investigation and engineering traffic study is anticipated. The MMMPO’s Option D involves
construction of a bridge over the Monongahela River connecting the Morgantown Industrial Park
with Don Knotts Boulevard in the general vicinity of Mississippi Street. Seven (7) total
preliminary alternatives were developed (see Figure 11) but not prioritized or analyzed from an
engineering feasibility perspective.

Figure 11: MMMPO Industrial Park Access Study
Recommendations (January 4, 2019)
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Morgantown Utility Board
At this time, there are no known short-term improvements planned within or serving the Area 18
study area. MUB’s water treatment plant is located approximately 350 feet south of the study
area opposite Cobun Creek. MUB is exploring property acquisition opportunities within the
immediate area of its plant for land banking and facility expansion purposes as demand
necessitates in the long-term.

Development Recommendations
Based upon best practices, professional planning experience, and feedback from residents and
stakeholders, the following recommendations are made for Area 18 and future development
scenarios.

Land Use
The land use recommended for Area 18 is directed to a more walkable neighborhood-scale
model that encourages a blend of residential, office, and retail uses. The location of this
development node in relation to Downtown Morgantown and First Ward opens up a variety of
exciting future development possibilities. The potential for an assembled property of close to 16
acres that is flat and on the riverfront is limitless. The benefit of having the Mon River Trail
adjacent to the properties opens up the opportunities of alternative pedestrian-scale recreational
development patterns. Redevelopment could benefit from having two front doors, with one
facing the river and trail and the other facing Don Knotts Boulevard. Although separated by the
four-lane Don Knotts Boulevard facility and more than 70 vertical feet, increased density and
development intensity should be harmonious with the adjoining First Ward neighborhood.

Zoning
The zoning classification within Area 18 should be consistent with the desires of the majority of
landowners and neighboring property owners and residents, informed by conceptual growth
framework and land management objectives established in the 2013 Comp Plan Update. Area
18 represents an opportunity to direct new growth, infill and redevelopment in a manner that
reasonably increases density and mixed-use patterns within City limits. The overwhelming
feedback received from participating residents is to retain density and scale in this area without
significantly increasing traffic or jeopardizing quality of life within the adjoining First Ward
neighborhood. The existing zoning district of I-1 is not consistent with the existing and planned
uses in the study area; specifically, moving away from industrial type uses and toward
diversified and mixed-use residential / office / commercial offerings and development patterns.
The B-2 District appears to allow for the study area to remain commercial and retain the
patterns of development that currently exist, while also promoting mixed-use redevelopment
opportunities. The allowable lot sizes will be reduced to 6,000 square feet rather than the
existing 2 acres (87,120 sf) required in the I-1 District. In addition, the minimum front setbacks
for the B-2 District are 15 feet as opposed to the 50 foot setbacks in the current I-1 district.
Further, the Planning and Zoning Code’s Permitted Land Uses Table provides that a B-2 zoning
Recommendations (January 4, 2019)
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classification will advance the preservation and expansion of existing commercial type
occupancies and harmonious mixed-use redevelopment opportunities.

Housing
There is currently no housing located within the study area and there are no immediate plans by
landowners to develop housing. In the event additional properties can be assembled, the
potential exists for long-term mixed-use master planning.
This study area is the one last site along the river in the City of Morgantown that can be
redeveloped into an attractive urban mixed-use node, well served by a four-lane major arterial,
in the heart of the city, abutting Mountaineer Heritage Park and White Park, and along a prime
travelway for the Mon River Trail system. Modest increased density at this site will have no
intrusive impact or cut-through traffic on the First Ward neighborhood – it actually serves as an
opportunity for the neighborhood to grow with additional quality of life benefits of having retail
and recreation destinations within walking distance, particularly with bike/ped improvements
identified as Project 28 in the MMMPO’s metropolitan transportation planning (MTP). Don
Knotts Boulevard appears to have capacity to support higher densities associated with
redevelopment in this area.

Transportation
Mountain Line Transit services the study area though the Grafton Road Route 15. This route is
run twice daily, departing Westover terminal and travels south on University Avenue to this area
before going on to Grafton. The second trip of the day returns the opposite direction.
In addition to this route, there are also adjacent routing options through First Ward using the
Orange route, which stops at the corner of Mississippi Street and Madigan Avenue. Mountain
Line is a viable transportation option for this area.
The Mon River Trail is adjacent to the study area and provides connection to downtown
Morgantown and points north as well as south to Fairmont. Sidewalks exist along University
Avenue north to downtown Morgantown and south over Cobun Creek. Additional sidewalks
would be constructed by developers under the direction of the City of Morgantown to serve new
growth and to provide connections to adjacent neighborhoods and adjoining transportation
network. An obvious connection would extend sidewalks further south to connect to Greenbag
Road and its upcoming improvement project.
Access through the study area to the Morgantown Industrial Park on the opposite side of the
Monongahela River should be discouraged due to its impacts in a number of categories:
•

Efforts to mitigate and reduce industrial freight truck traffic through Downtown
Morgantown and within the city has long been a community objective. Specifically, the
2013 Comprehensive Plan Update addresses this issue as a community priority under
Chapter 4 Transportation, a portion of which is illustrated in the graphic below.

Recommendations (January 4, 2019)

Page 19 of 42

Small Area Plan
Area 18

•

Future development within the study area would be negatively impacted by industrial
traffic through or over this prime river real estate, particularly for residential and mixeduse development patterns.

•

The safety of pedestrians and cyclists would be negatively impacted by increased
industrial traffic, particularly given the objective to connect the Mon River Trail and White
Park facilities through the study area.

•

The type and volume of traffic along Don Knotts Boulevard would transition to a truck
corridor with increased safety concerns rather than a showcase boulevard providing
gateway access to downtown for visitors and residents.

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

Environment
There are no known pressing environmental issues related to the discussion of land use and
zoning. As development opportunities arise in the future, there is one tract of realty that
provides river access along the riverbank separated by the Mon River Trail from the rest of the
study area realty.

Parks
One tract of realty provides direct access to the river across the rail-trail facility. This access can
provide a critical connection in this area for the growing river-oriented recreation and tourism
focus in Morgantown.
In the future, as developers work with City staff to implement new projects, pocket parks,
streetscaping and green space should be a consideration to support quality of life amenities for
mixed-use housing opportunities and provide a greater sense of place for existing and future
nonresidential uses.
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Neighborhood Services
No additional neighborhood services are expected as a result of a potential zoning change from
I-1 to B-2 within Study Area 18.

Economic Development
A variety of neighborhood- and pedestrian-scaled retail, commercial, and service businesses in
conjunction with residential development in a mixed-use development pattern is highly desired
in this study area. A mixed-use approach should serve to increase market interest of key tracts
and permit developers to diversify margins and risk.
Appendix B provides the current list of permitted and conditional use options within the study
area’s existing and proposed zoning districts. Commercial uses that generate higher vehicular
trips from locations outside the neighborhood should generally be avoided to cut down on the
amount of necessary parking, but the availability of direct access from Don Knotts Boulevard
allows some flexibility in vehicular allowances.

Implementation
Task

Category

Capital Cost

Timeframe

Responsible
Agency

Reclassify study area from I-1 to
B-2

Zoning

N/A

<1 yr

City of
Morgantown

Investigate potential river access
opportunity

Quality of Life

N/A

<1 yr

City of
Morgantown

Install / Update sidewalks

Transportation

Sitedependent

1-5 yrs

Developer(s)

Develop new connection from
White Park to the Caperton Trail

Transportation

$500,000*

5-10 yrs

City of
Morgantown,
MMMPO

* 2045 Metropolitan Transportation Plan - Morgantown Monongalia Metropolitan Planning Organization
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Appendix B: I-1 vs B-2 – A Comparison for Area 18 Small Area Plan
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