


Volume I

Executive Summary iii

Introduction
Acknowledgements xv
Preface xvii

Part 1:  Vision for the Future
Overview 1
Assets and Challenges 3

A.  Assets 3
Personal Rapid Transit (PRT) System 3
Mon River Trail and Riverfront 3
Proximity to University Campuses 3
Dense Urban Character 3
Expanding Population 3
Committed Stakeholders 4
The Square at Falling Run and 4

the Wharf District
B.  Challenges 5

Off-Street Parking Shortages 5
“Missing” Pedestrian Connections 5
Zoning Constraints 5
Constricted Traffic 5
Lack of Green Space/Public Realm 6
Limited Building Codes 6
Captive Real Estate Market 6
Poor Property Maintenance 6

Neighborhood Master Plan
A.  Future Land Use 7

Land Use Characteristics 11
Planning Area A  - Campus Side 12
Planning Area B - Residential and 13

Recreational Riverfront
Planning Area C - Multi-Modal Transit Center 14
Planning Area D - Central Sunnyside 19
Planning Area E - Longview 20
Planning Area F - Grand Central Station 20
Planning Area G and H - Seneca Park and 21

Seneca Heights
Planning Area I and J - Beechurst Retail and 21

Working Riverfront

i

Table of Contents



B.  Parking, Transit and Circulation Improvements 21
First/Stewart Street 22
Parking Structure and Lot Locations 22
Bicycle Lanes on Grant and 

University Avenues 22
Parking Program 22

C.  Infrastructure Improvements 25
Utilities 25
First/Stewart Street 25

D. Civic Amenities 25
Power Plant Park 25
Seneca Park 26
University Ramble 26
Celebration Square Plaza 26

Policy Recommendations
A.  Base Zoning Districts 29
B.  Zoning Overlays 29

South Sunnyside Overlay 29
Central Sunnyside Overlay 30
Beechurst Corridor Overlay 30

C.  Urban Design Principles 35
Purpose 35
Building Orientation 36
Massing 37
Building Form and Scale 38
Street Hierarchy 40
Parking and Service Areas 41
Open Spaces and Landscaping 43
Site Amenities 43

Part 2: Actions for Implementation
Overview 45
Economic Incentives and Funding Strategies 47
Immediate Actions 49
Other Actions 53

Table of Contents

ii



Executive Summary

iii

Located in the City of Morgantown on a south-west facing hillside
above the Monongahela River, the 130-acre Sunnyside
neighborhood is a prime residential location.

Sunnyside lies between the Downtown and Evansdale Campuses
of West Virginia University (WVU) and is close to the WVU Law
School and Downtown Morgantown.  Historically, Sunnyside has
served as a student enclave and today is estimated to
accommodate 10-15% of the University’s population and 10% of
the City’s overall population.  

Deterioration of housing stock and related infrastructure in
Sunnyside has significantly increased in recent years.  In 2003, the
City designated Sunnyside as a blighted district.

Campus Neighborhoods Revitalization Corporation (CNRC),
supported by the City of Morgantown and West Virginia University,
has initiated a revitalization effort for the neighborhood.

Based upon Sunnyside’s existing characteristics, assets and
challenges, CNRC has developed a vision to energize and guide
residents, local leaders and other stakeholders to implement
development improvements and policy amendments.  The
centerpiece of these efforts is the Comprehensive Revitalization
Plan.  The Comprehensive Revitalization Plan seeks to create an
urbane neighborhood known for its livability, convenience and
character.  With a diversity of housing types, mixed-use
development, infrastructure improvements and civic amenities,
Sunnyside will be attractive to students, faculty, urban
professionals and young families.
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Assets and Challenges

Assets
CNRC and the City of Morgantown recognize there are many 
assets to build the momentum and successes 
of Sunnyside’s revitalization.

1. Personal Rapid Transit (PRT) system

2. Monongahela (Mon) River Trail and Riverfront

3. Proximity to University Campuses

4. Dense Urban Character

5. Expanding Population

6. Committed Stakeholders

7. Adjacency to the Square at Falling Run 
and the Wharf District  

Challenges
Several obstacles or challenges exist within the neighborhood. 
Without attention these may hinder or slow implementation of the 
Plan.  These challenges include: 

1. Off-street Parking Shortages

2. “Missing” Pedestrian Connections

3. Zoning Constraints

4. Constricted Traffic

5. Lack of Green Space and Public Realm

6. Limited Building Codes

7. Captive Real Estate Market 

8. Poor Property Maintenance
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Neighborhood Master Plan

The Neighborhood Master Plan promotes a strategic balance of
development intensities, infrastructure improvements and civic
amenities.  Recommended land uses blend residential,
employment and recreational opportunities for students, University
Staff, urban professionals and young families.  Distinctive locations
for redevelopment are combined with infrastructure and amenity
improvements.  Some proposed “quality of life” improvements
include the creation of roadway and transit enhancements, large
public open spaces, a pedestrian circulation network and riverfront
access.

The scale and intensity of future residential and new mixed-use
development in the southeastern portion of Sunnyside will be
greater than that of today.  In the neighborhood’s central and
northwestern portions, development will slightly increase
residential intensity.  The most concentrated and highest intensity
area of commercial and office development will exist within the
Beechurst Avenue corridor.
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To view Neighborhood Master Plan map click here.
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The Public Realm

To implement the Neighborhood Master Plan, a two-pronged
approach is proposed: firstly, enhance infrastructure improvements
and, secondly, implement land use changes.  It is anticipated that
as a response to key public investment and land use changes,
private sector owners and developers will to take action and make
changes that will further the goals of The Plan.  Infrastructure
enhancements include improvements to the neighborhood’s
roadway and sanitary sewer systems, the establishment of a
pedestrian circulation network and designated bike lanes and the
construction of a formal green space in the Campus Drive right-of-
way.  Other key public investment opportunities, as outlined below,
include a Multi-Modal Transit Center, Celebration Square and
Seneca Park.

Multi-Modal Transit Center
Along Beechurst Avenue, the area between 3rd and 6th Streets is
proposed for development as a Multi-Modal Transit Center.  The
Transit Center is envisioned to serve as a neighborhood and
regional transportation hub.  The addition of the Transit Center has
the potential to dramatically improve the appeal and assets of the
Sunnyside neighborhood.  Ancillary services that could be provided
include a new PRT Station, structured parking, bus parking and
bicycle lockers.  Commercial activity, high intensity residential
development, the riverfront, marina/boat launch facilities and the
Downtown Campus are all within a 5-minute walk.

Power Plant Park is conceived primarily as a natural landscape
within the floodplain area of the Monongahela River.  Indigenous
trees, shrubs and grasses would provide seasonal flowering
displays.  This area could serve dually for stormwater management
and for passive recreation.  A trail spurring from the Mon River Trail
could be constructed to enable neighborhood residents and other
trail users to enjoy the Park’s blending of ecology, engineering and
recreation.

Celebration Square
Celebration Square Plaza will be Sunnyside’s central “meeting
place” for everyday use and special events.  The Plaza
incorporates a rooftop design into a portion of the 3rd Street
Parking Garage.  Hardscape elements and site amenities should
respect the character and scale of surrounding development.
Pedestrian entrances and circulation to Celebration Square should
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be designed to handle large crowds.  Simple, low maintenance
landscaping with distinctive seasonal character, will complement
the scale of paved surfaces and provide desirable green space for
residents.

Seneca Park
Generally bounded by Grant Avenue, 8th Street and 6th Street,
Seneca Park provides open space for surrounding office tenants
and residential users.  The existing terrain encourages the use of
this area as passive recreation space.  Grading for improvements
such as  seating areas and trails should be minimized.  Given the
general seclusion of the facility from the neighborhood’s more
intensive development areas, the City should promote the Park as
a day-use facility.  Lighting and other safety measures should be
incorporated into the Park’s design.
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Actions for Implementation

CNRC should annually evaluate its adopted planning policies and
actions.  The City of Morgantown should create an annual “State of
Sunnyside” report to record past year achievements and prioritize
future year policies.  City Council, with CNRC, should charge key
parties with implementing the Plan’s strategies.  Actions for the
near future include: 

Complete a preliminary design of Stewart/First Streets
The reconstruction of Stewart/First Streets can address intersection
safety and road capacity limitations as well as ways in which to
create a formal entryway and neighborhood edge. 

Design new sanitary sewer and water infrastructure
facilities 
In the neighborhood’s Campus Side district, existing sewer and
water facilities should be evaluated and designed to ensure that
areas of  increased residential density will be adequately served.   

Determine mechanisms for funding parking garage
construction
The neighborhood’s future density and the limited supply of
available land constructing shared parking structures.  At $10,000
to $20,000 per structured space, it is unlikely one entity can
finance such a project.  A feasibility study can identify potential
funding sources.     

Conduct a feasibility study of new PRT Station 
A new PRT Station within the multi-modal center can reduce
Campus traffic and provide more convenient transit opportunities.
While the University studies the Station’s construction, the City
should evaluate potential parcels, street network alignment and
platform access.  

Increase police presence by establishing a
“substation”
A Sunnyside police “substation” manned with officers on bike or
foot, can reduce vandalism and petty crime.  Incorporating the
substation into Celebration Square creates a functional amenity in
the neighborhood’s central public place.

Upgrade City building codes/subdivision standards
The creation and enforcement of updated codes and
standards will improve Sunnyside’s current physical
appearance and safety.
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Designate Sunnyside as a Tax Increment Financing
(TIF) district
Making improvements to address Sunnyside’s blight and
property maintenance issues will require funding.  The
neighborhood, or specific portions of it, could be designated
as a TIF district to leverage economic capital for infrastructure
upgrades and improvements.

Revise the City Zoning Ordinance
Zoning districts in Sunnyside should be evaluated and updated
based upon densities detailed in the Neighborhood Master Plan.
Overlay districts should be created to address building heights,
building setbacks, open space, viewsheds, off-street parking and
ground floor retail/office use.
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Zoning Recommendations

Base Zoning Districts
The City of Morgantown should amend its zoning district map and
regulations to permit increased development densities and
flexibility currently unavailable to developers. 

Zoning Overlays
As enabled by the State of West Virginia, a zoning overlay can be
used as a tool to control the size of a use, the location of a use
and to shape the urban form of buildings.  The City should
designate three overlays into the neighborhood: 

• South Sunnyside Overlay
• Central Sunnyside Overlay
• Beechurst Corridor Overlay
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Introduction

Preface 

What is the Sunnyside Up Comprehensive Revitalization Plan?
The Sunnyside Up Plan is a strategy to promote the revitalization
and renaissance of Morgantown’s Sunnyside neighborhood.

The Sunnyside Up Plan is a policy framework that can motivate
and guide residents, local leaders, and other stakeholders to
implement specific neighborhood development and policy
enhancements.

Following this Plan, the people of Morgantown can realize the full
potential of the Sunnyside neighborhood.

Organization of this Report
The report is organized into three (3) parts:

Part 1, The Vision for the Future, identifies the neighborhood’s
existing assets and challenges.  An overall vision for revitalization
is set forth in a Neighborhood Master Plan, including
recommendations and concepts related to future land uses,
parking, transit, circulation, infrastructure and civic amenities,
policy recommendations for zoning and urban design.  Together,
these elements establish a long-term vision and framework for
Sunnyside’s design and vitality. 

Part 2, Actions for Implementation, identifies the work to do to
make the vision a reality, including organizational roles, timing, and
funding opportunities.

Part 3, References and Resources, compiles detailed
background studies related to the residential real estate market,
transportation planning, and other supporting information.  Part 3 is
contained within the Appendix to Parts 1 and 2.
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Overview 

Located in the City of Morgantown (the City) on a southwest facing
hillside above the Monongahela River, the 130-acre Sunnyside
neighborhood is a prime community and residential neighborhood
location.

Sunnyside lies between the Downtown and Evansdale Campuses
of West Virginia University (WVU) and is close to the WVU Law
School and the downtown Morgantown Main Street area.
Consequently, more than any other discrete City neighborhood,
Sunnyside is primarily populated by WVU students.

Deterioration of housing stock and related infrastructure in
Sunnyside has increased in recent years.  In 2003, the City
designated Sunnyside as a blighted district.

The overall goal of the revitalization effort set forth in the
Sunnyside Up Comprehensive Revitalization Plan (the Plan) is to
create an energetic and urbane City neighborhood known for its
livability - with a diversity of housing types, mixed-use
development, infrastructure improvements and civic amenities.

Under the Plan, Sunnyside will also be an attractive neighborhood
for a wide residential audience, including, but not limited to,
students, faculty and young professionals.   

This Report assesses Sunnyside’s most important assets and
challenges and proposes a plan to enhance the neighborhood’s
strengths and address its opportunities.

1
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Assets and Challenges

A. Assets

1. Personal Rapid Transit (PRT) system
WVU’s Personal Rapid Transit (PRT) system is an innovative,
user-friendly, electro-magnetic transit system that serves
thousands of students, faculty and staff daily.  The system links
Downtown Morgantown and WVU’s Medical Center campus.
The nearest PRT station is a 15-minute walk from the center of
Sunnyside.  The PRT could be expanded to connect to the
“Research Park” and Wharf District. 

2. Monongahela (Mon) River Trail and Riverfront
The 30-mile long Mon River Trail extends along the
Monongahela River from Morgantown north and south of the
neighborhood, along a former CSX railroad right-of-way.  Key
trail nodes close to Sunnyside are the Hazel Ruby McQuain
Amphitheater and the City’s Wharf District.  These node areas
contain office buildings, residential condominiums, hospitality
and restaurant activity.  The remainder of the land along the
Trail and river front are undeveloped, primarily because there
are no formal connections between the River’s edge and upper
portions of Sunnyside.  

3. Proximity to University Campuses
Sunnyside is convenient to classes, cultural resources,
entertainment and employment opportunities.  WVU’s
Downtown, Law School and Evansdale Campuses are
adjacent to Sunnyside’s southern, eastern and northern
borders.  Downtown Morgantown is a 15-minute walk from
Sunnyside’s southern boundary.  No other neighborhood in the
Morgantown region has this multiple proximity asset.

4. Dense Urban Character
The tightly-knit network of streets and buildings in Sunnyside
gives a unique sense of vibrancy and “energy”.  Housing
includes apartments, duplexes, single-family homes and
mixed-use buildings.  Suburban locations lack this diversity.    

5. Expanding Population
Approximately 10-15% of WVU’s student population currently
resides in Sunnyside.  The neighborhood contains about 10%
of the City’s housing supply.  WVU anticipates that its student

3
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population will grow to more than 30,000.  It is anticipated that
an additional 3,000 to 5,000 students will seek residence in
Sunnyside.  Any redevelopment efforts should attempt to
insure a diversity of affordable products is maintained
throughout the neighborhood to accommodate some low and
moderate income households.  The University is also moving
forward with its housing plan including the construction of a
new residence hall adjacent to Summit Hall.  The $10 to $12
million dollar project providing at least 900 beds is anticipated
to be completed by Fall 2007.

6. Committed Stakeholders
The City of Morgantown, West Virginia University and the
development community are committed to creating a unified
vision to successfully achieve revitalization in Sunnyside. 

7. The Square at Falling Run and the Wharf District
The Square at Falling Run development, adjacent to
Sunnyside, is a proposed “New Urbanist” mixed-use
development that will provide a mixture of rental and for-sale
residential units, business offices, retail shops, restaurants and
entertainment uses.  The development will increase non-
residential activity in Sunnyside.

The Wharf District, south of Sunnyside and also along the
Monongahela River, is an emerging area of office, hospitality
and entertainment development as well as a hub for recreation
activities, demonstrating that physical and fiscal success can
happen when the City and the University rally around a cause.

The energy from these nearby successes assists development
projects like Sunnyside Up.

4

Part 1:  Vision for the Future



B. Challenges

1. Off-Street Parking Shortages
Parking demand in Sunnyside is the greatest at peak class
times, because residents of other neighborhoods use
Sunnyside’s parking supply on a regular basis.  Parking areas
that are unoccupied tend to be greater distances from the
Downtown Campus.  Parking shortages within Sunnyside are a
function of three factors:
a. Proximity to West Virginia University’s Downtown Campus;
b.  Commuter demand; and
c.  Housing density.

2. “Missing” Pedestrian Connections
There are sidewalks along many Sunnyside streets that
parallel the Mon River.  However, there are few sidewalks
along the streets that are perpendicular to the River.
Pedestrians must share the road with motor vehicles on most
side streets, creating safety issues, particularly during the
winter.  

Additionally, several critical pedestrian links between
neighborhood activities are missing, including links between
development east of Beechurst Avenue and the river front.
These missing links promote pedestrian-vehicular conflicts and
disconnect a captive audience from a regional asset.

3. Zoning Constraints
Current zoning regulations, such as building setbacks, on-site
parking requirements and maximum building height, coupled
with Sunnyside’s steep natural topography, create many
challenges for property owners to achieve the development
density that is permitted by current ordinance.  Property
owners and developers tend to maintain the current use of
their properties, perpetuating stagnation and disinvestment.  

4. Constricted Traffic
On an average day, more than 14,000 vehicles travel on
Beechurst Avenue; more than 8,000 vehicles travel on
University Avenue.  Several streets and intersections within
Sunnyside possess inadequate traffic capacity.  The
combination of Sunnyside’s current street network and
topographic patterns limit the feasibility of new road alignments
or expanding existing road capacities without major
investment.

5
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5. Lack of Green Space/Public Realm
Public open space for passive and active recreation generally
does not exist within Sunnyside.  Residents and visitors say
that the lack of such space is a major detriment to the
neighborhood’s livability.  Residents must use the street or go
to other neighborhoods to find public places to recreate and
relax.

6. Limited Building Codes
Current building codes permit a wide-range of solutions to fulfill
public safety.  While functional and compliant with International
Building Code standards, some of the public safety solutions,
such as the “extension ladder-type” fire escapes placed on a
building’s front facade, detract and erode the quality of the
neighborhood and also further encourage stagnation and
disinvestments.  There is currently a general lack of desire with
property owners/developers provide anything more than the
“bare minimum” safety and design standards. 

7. Captive Real Estate Market  
Students seek a balance between convenience, affordability
and amenities. Given the convenient walk to the Downtown
campus and the low rental rates, students are a captive and
consistent market for Sunnyside property owners.  Lower
quality of housing and lack of amenities are minor drawbacks
compared to the accessibility and affordability that Sunnyside
provides.  

8. Poor Property Maintenance
Many Sunnyside properties and structures are in poor to
uninhabitable condition.  The high number of vacant structures
on some streets is a disincentive for surrounding property
owners to improve their own properties.  The City of
Morgantown has mechanisms to address property
maintenance, but a visual inventory shows that many property
owners and developers will address these issues only after
serious monetary penalties are levied or properties are
condemned as public nuisances.  Poor property maintenance
is a major contribution to Sunnyside’s designation as a
blighted area.  

6
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Neighborhood Master Plan

A. Future Land Use
Based upon Sunnyside’s characteristics, challenges and
assets, the Campus Neighborhoods Revitalization Corporation
(CNRC) began exploring a variety of alternative plans for
shaping future neighborhood characteristics.

After much study and discussion, the Neighborhood Master
Plan promotes a strategic balance of development intensities,
infrastructure improvements, and civic amenities. 

The Plan vision encourages the blending of residential,
employment and recreational opportunities for students, young
professionals, University staff and families.

Using existing street patterns and infrastructure, a series of
distinctive sub-neighborhoods, or Planning Areas, have been
identified.  Each Planning Area is defined by its proposed land
use character and development intensity.

These Planning Areas are integrated in an overall
Neighborhood Master Plan, that includes infrastructure
improvements, improved parking and circulation patterns, and
enhanced civic amenities. 

To implement the Neighborhood Master Plan, a two-pronged
approach is proposed.  Firstly, the investment of public dollars
and second, the implementation of land use changes.  As a
consequence of key public investment and land use changes,
private sector property owners and developers will begin to
take action and make changes that will further the goals of the
Plan.

Potential public investment could range between $50 and $70
million.  These public investments could stimulate private
sector investment ranging between $300 and $700 million.
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To view Neighborhood Master Plan map click here.
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Land Use Characteristics 
Sunnyside’s vibrancy is waiting to be tapped; the types and
intensity of activities that could exist within the area are
seemingly endless.  Yet, in order for the neighborhood’s future
development to succeed physically and fiscally, the
Neighborhood Master Plan promotes a strategic balance of
development intensities, infrastructure improvements and civic
amenities.   

Public leaders, concerned citizens, developers as well as
representatives of WVU have all contributed to the creation of
this comprehensive vision for Sunnyside.  The Neighborhood
Master Plan vision encourages the careful blending of a wide
range of residential, employment and recreational
opportunities for students, young professionals, University
staff and families.

Today, the intensity of development within Sunnyside is one of
the most dense permitted in the City of Morgantown.
However, the condition of the neighborhood’s housing stock
and the lack of diversity in supporting services are generally
isolating significant residential and commercial markets from
infusing the neighborhood.  As the University’s enrollment
continues to increase and students continue to seek housing
further from campus, the neighborhood is in a position to
evaluate the extent to which it will embrace the opportunities
that the Neighborhood Master Plan encourages.  Based on
the Plan, students, University staff, young families and young
professionals can live in a neighborhood that offers a variety
of quality housing products and commercial conveniences
within walking distance to three campuses of West Virginia
University. 

The sub-neighborhoods, or planning areas, illustrated on the
Neighborhood Master Plan are delineated according to the
intensities of their future land uses.  The characteristics and
general planning recommendations of each planning area are
outlined below on the following pages. 

11
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Planning Area A  – Campus Side
Adjacent to the WVU Downtown Campus and stretching
along Beechurst Avenue, the Campus Side Area is the
most diverse and intensely developed portion of Sunnyside.
This Area currently contains a majority of less than
desirable housing conditions.  Its proximity to the
Downtown Campus (and the potential Square at Falling
Run) make the Campus Side Area one of Sunnyside’s most
eclectic and exciting areas.  

In Campus Side, residential products constructed within the
Area adjacent should be a mix of mid-rise and high-rise
apartments.  Undergraduate and graduate students seeking
a quick walk to class, access to mass transportation and
the excitement of a busy commercial corridor will be
attracted to Campus Side’s eclectic mixture of residential
and non-residential uses. 

To promote the inclusion of quality supportive neighborhood
retail services (such as restaurants, dry cleaners,
laundromats, barber shops, etc.) on the ground floors of
Campus Side’s buildings, the City should consider
introducing neighborhood development bonuses.  Bonuses,
such as exempting ground floor non-residential uses in
building height calculations or increasing the base density
of 60 units per acre (DU/acre) to 73 units per acre
(DU/acre) if ground floor retail is constructed as part of
development, would encourage Campus Side to become a
truly mixed-use environment. 

In addition, to foster public open space, the City should
also consider increasing the maximum building height of
corner properties and properties along selected public open
spaces.  Buildings of superior design could be permitted to
a maximum height of 88’.  Actual height should be
determined based on the developer/property owner’s
architectural design.  

To complement Campus Side’s urban character, several
infrastructure improvements and civic amenities would
improve the area.  One improvement proposed as part of
the Neighborhood Master Plan is the realignment and
expansion of First/Stewart Street.  The realigned roadway,
potentially 3 or 4 lanes, would alleviate east-west traffic
congestion.  With this realignment, the existing Campus

12
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Drive right-of-way could be vacated and transformed to a
pedestrian mall, to serve as a northern gateway to the
Downtown Campus and as a “green edge” between
Campus and neighborhood activity.  This space, referred to
on plan maps as the University Ramble, would include a
combination of plantings and quality hardscape that can
withstand on-going pedestrian use and complement
surrounding University architectural characteristics.  The
University Ramble also serves as a formal connection
between the Square at Falling Run and the riverfront.

In addition to its convenience to commercial development,
riverfront access and the potential Multi-Modal Transit
Center (see page 16), the Campus Side area of higher
intensity residential development could be targeted to
encourage a mixture of young professional, graduate
student and undergraduate residents.  Residential options,
geared toward a live/work urban lifestyle market, will
encourage a “24/7” vibrancy.

Existing commercial (and office) activities along Beechurst
Avenue are primarily marginal uses because of their
smaller, shallower parcel sizes.  By combining parcels to
promote larger building footprints, increasing building
heights, encouraging parking within rear yards and
integrating streetscape landscaping within this retail
corridor, Sunnyside’s opportunities for supporting
commercial development can welcome both neighborhood-
and community-scale uses.  Multiple storied businesses
with residential units above should also be encouraged.

Planning Area B – Residential and Recreational Riverfront
The land between Beechurst Avenue and the Monongahela
River, and south of the Beechurst-3rd Street intersection,
has the potential to become an exciting marina/residential
district.  This land is currently vacant or hosts mixed-use,
apartment and duplex buildings.  Future development
should capitalize on the riverfront location and adjacencies
to the Downtown Campus, the Campus Side District, the
potential Multi-Modal Transit Center and Power Plant Park
(in Area C).  Moderate intensity residential units, primarily
townhouses in clustered development, would provide
unique housing opportunities for University staff and young
professionals.  Housing in this area could allow residents to
work and recreate all within walking distance of their
homes.  

13
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Planning Area C – Multi-Modal Transit Center
The creation of a Multi-Modal Transit Center, situated
between Beechurst Avenue and the Monongahela River,
has the potential to dramatically improve the appeal and
assets of the the Sunnyside neighborhood.  Along
Beechurst Avenue, between 3rd and 6th Streets, is the
area proposed for development as a Multi-Modal Transit
Center.  The Transit Center is envisioned to serve as a
neighborhood and regional transportation hub integrated
with higher density residential development. Ancillary
services that could also be provided include a new PRT
station, structured parking, bus parking and turn-around, as
well as bicycle lockers.  Commercial activity, high intensity
residential development, the riverfront and the Downtown
Campus are all within a 5-minute walk or less.

Structured parking is a critical element within Planning Area
C because it can aid in:

a.  Supporting the demands of surrounding high intensity  
development; and 

b.  Encouraging commuters, who typically park within the 
neighborhood, to stay along Sunnyside’s 
periphery and, thus, leave on-street parking for 
neighborhood residents.  

Based upon the potential intensity of development, more
than 750 spaces may be needed to adequately serve
development surrounding the Transit Center.  This
surrounding development will be primarily commercial and
office in nature.  The City should evaluate the opportunities
of increasing the maximum building height of Planning Area
C’s properties.  The increased massing could encourage
“landmark buildings” for both Beechurst Avenue and, where
feasible, along the Riverfront.  In return for additional
building height or density, developers of landmark buildings
should incorporate public plaza and streetscape amenities
into the development.
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To view Multi-Modal Transit Center/Beechurst Avenue
Residential map click here.
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To view Multi-Modal Transit Center/Beechurst Residential map
click here.
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Located within the Monongahela River’s floodplain, Power
Plant Park can fulfill both recreational and stormwater
needs.  The Park could include ballfields, a public
marina/boat ramp and associated parking.  With a signage
system at key locations, residents and recreators could
easily locate the Park, the Mon River Trail and other major
destinations.   

Planning Area D – Central Sunnyside
Central Sunnyside will likely continue to be an area of
moderate population intensity.  Housing, at a density of
approximately 40 DU/acre, would primarily consist of
duplexes, townhouses and garden apartments.  The
location of Central Sunnyside relative to the University and
Downtown Morgantown is likely to attract a diverse group
of residents including young professionals and graduate
students.    

Between Grant Avenue, 2nd Street and 3rd Street, the
proposed Celebration Square Plaza would serve as Central
Sunnyside’s formal, centrally located gathering space.
Celebration Square could provide a transition between
Central Sunnyside and the higher-intensity Campus Side
Area.  The Plaza would welcome programmed activities like
basketball, handball and spontaneous/impromptu activities
such as victory celebrations, studying, frisbee or meeting
friends.  It would be feasible to construct Celebration
Square on a portion of the 3rd Street Parking Structure
roof-top, like the renowned Mellon Square in Pittsburgh or
Union Square in San Francisco.   Adjacent to the formal
Plaza, multiple rows of street trees could be planted to
soften the streetscape’s edge.  Access to the Plaza should
be from Grant Street.  The Plaza’s formal open space
serves as a physical and visual buffer between Sunnyside’s
higher and medium intensity uses.   Access to the parking
structure below should be from 3rd Street/or McLane
Avenue.  

Infrastructure improvements proposed for Central
Sunnyside include limiting traffic to one direction along both
Grant and McLane Avenues.  Parallel parking along one
side of Grant Avenue should be eliminated; the extra
cartway on Grant would be used for the Grant Avenue
bikeway.  Parallel parking on both sides of McLane Avenue
should be retained, so long as the circulation of
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emergency/public safety vehicles is not sacrificed.  These
changes would allow for widening sidewalks and adding
planting strips, as well as the consolidating utilities along
Grant and McLane Avenues.  

Planning Area E – Longview
Based on surrounding development, topography and
existing road capacities, lower intensity residential
development predominates in this Planning Area, which is
located northeast of Grant Avenue between 3rd and 6th
Streets.  Single-family housing like detached dwellings,
bungalows and duplexes for young families and University
staff should be encouraged in this area, one of the highest
elevations in the neighborhood.  Opportunities to
incorporate affordable housing into this area should also be
explored.  The UD Department of Housing and Urban
Development or WV Fair Housing program could provide
for such development.  Densities of between 20 and 40
DU/acre are expected. The Sunnyside Up Master Plan
proposes infrastructure alterations to shift traffic from
Beverly Avenue to University Avenue within this Area.
Beverly Avenue should be limited to one-way traffic with
parallel parking along one side.  These changes would
allow for widening sidewalks and adding planting strips as
well as the consolidation of utilities.  University Avenue
should be widened to absorb increased traffic from within
and outside the neighborhood.      

Planning Area F – Grand Central Station
Higher intensity development in Planning Area F, between
University Avenue and Hardy Street, would strengthen the
Grand Central Station Office complex and tie this
employment center to adjacent residential activity.
Currently, along with the office development, this area has
a mixture of multi-family and single-family homes for
students and non-students.  As development opportunities
arise, affordable housing development should be
encouraged in this area.  Incentives, such as reduced
parking requirements, could be applied for the introduction
of affordable housing.  Further development of Grand
Central Station along University Avenue is constrained by
site topography, circulation and access.  Structured parking
site would provide several benefits for the development and
surrounding parcels; the overall square footage of office
space could be expanded to support a wider clientele.  Site
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access from University Avenue could be constructed at
street level to improve sight lines and provide a more
“welcoming” entrance to the development.  Increased
parking demands of the adjacent residential development
could use the structure.   A  relatively high intensity area,
with densities between 40 and 60 DU/acre, could be
anticipated.  

Planning Area G and H – Seneca Park and Seneca Heights
Seneca Park is the central gathering space for the northern
portion of Sunnyside.  The Park is surrounded by office
tenants and residents.  Improvements such as pedestrian-
scale lighting and extended sewer service to the Park’s
Visitors’ Center will provide safety features and
conveniences to visitors and residents.

Wrapping along Sunnyside’s northwestern edge, Seneca
Heights is primarily residential in nature.  Its existing
character is a mixture of single- and multi-family units.  New
lower and moderate intensity residential development in this
area will be enhanced by proximity to Seneca Park and the
Grand Central Station Areas, as well as by bikeways along
Grant and University Avenues.  Housing products such as
duplexes, townhouses, garden apartments and strategically
located pockets of single-family homes are suitable for this
Area.  

Planning Area I and J – Beechurst Retail and Working
Riverfront
To complement the scale and character of the existing
Seneca Center (specialty shopping), this area could host
additional community-scale retail and office development
with a mixture of higher and better uses to serve
Sunnyside’s expanding population.  The evaluation of
potential areas for parcel consolidation and creative design
solutions, such as locating parking behind buildings and
accessed from McLane, should be pursued.  Along the
neighborhood’s working river front, the Neighborhood
Master Plan calls for the continuation of activity associated
with the Power Plant and the PRT maintenance facility.

B. Parking, Transit and Circulation Improvements 
Infrastructure improvements are key to Sunnyside’s success.
Much of the current transportation infrastructure is sub-
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standard. With an increase in neighborhood development
intensity, and therefore population, demands for more efficient
pedestrian and vehicular movement will arise.  In addition,
Sunnyside must handle transportation issues, like traffic, that
are not directly caused by Sunnyside residents.

1. First/Stewart Street
The realignment of First and Stewart Streets is a major
topographic design challenge but could also provide very
significant benefits.  Alignment of the two right-of-ways will
improve both intersection visibility and circulation on University
and Beechurst Avenues.  The new east-west connector will
alleviate existing and future traffic congestion.

2. Parking Structure and Lot Locations
To support higher intensity residential and mixed-use
neighborhoods, parking structures must be introduced at
strategically defined locations.  Where topography permits,
surface lots can fulfill smaller areas of parking as part of
moderate intensity development.  Parking Structure and Lot
Locations to consider include:
a. 1st and Jones, accessible from Stewart.
b. Stewart and Grant, be accessible from Stewart.
c. McLane and 3rd; this structure defines the buffer

between higher and moderate-intensity uses.
d. A parking lot area within proximity of the intersection of

Grant and 4th Street.
e. A parking lot area within the Marina District to satisfy traffic

from Power Plant Park, and marina and Mon River Trail 
users.

3. Bicycle Lanes on Grant and University Avenues 
Bicycles are a desirable low-impact mode of transportation
and are popular with students.  Several bikeways are
designated in the Sunnyside Up Plan.  Along University and
Grant Avenues, a painted bike lane can be included within the
cartway to denote safety zones for north-south bike traffic.  An
elevated structure for bikes would extend bicycle access from
Grant Avenue to the Evansdale Campus.

4. Parking Program
In conjunction with physical improvements, the City should
explore instituting a neighborhood-wide parking program using
permits or similar devices.  Working with the University and
developers, the City can create a parking program that can
address parking in appropriate locations.
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To view Seneca Park/Sixth Street Redevelopment Area map click
here.
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C. Infrastructure Improvements
Before any increase in residential and commercial activity
occurs, Sunnyside’s infrastructure system should be evaluated
to determine the capacity of existing stormwater, sanitary and
other utilities.  

1. Utilities
As right-of-way improvements are made, the City should
relocate utilities underground.   As property owners complete
lot improvements, the City should encourage utilities on
individual lots to be located below grade.  Following the
upgrade of utilities, street tree plantings and other pedestrian-
scale amenities should then be incorporated within the right-of-
ways of heavily traveled vehicular and pedestrian corridors.

2. Roadways
Safety is also another important component of roadway
improvements in Sunnyside.  Because thousands of vehicles
pass through this pedestrian neighborhood, signage and
pedestrian crossings will be important factors for the City,
developers and residents to address as the roadway
improvements occur.  One of the key improvements in the
Sunnyside Up Master Plan is the realignment of Stewart and
1st Streets.  The purpose of this improved roadway is to
proactively respond to capacity demands of east-west traffic.
Construction of this roadway could require the vacation of
some properties.

D. Civic Amenities
The transformation of Sunnyside’s “wanting” student housing
to that of a vibrant neighborhood depends on improving public
amenities like riverfront connections, plazas, pedestrian green
spaces, “pocket” parks and pedestrian connections.

1. Power Plant Park
Power Plant Park is conceived primarily as a natural
landscape within the floodplain area, with a dual use of
stormwater management and passive recreation.  Indigenous
trees, shrubs and grasses would provide seasonal flowering
displays.  The City should work with the University’s civil
engineering, landscape architecture and biology departments
to design the Park.  A trail spurring from the Mon River Trail,
could be constructed of compacted aggregate and will enable
neighborhood residents and visitors to enjoy the Park’s
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blending of ecology, technology and recreation.  
2. Seneca Park

Seneca Park, generally bounded by Grant Avenue, 8th Street
and 6th Street, provides open space for surrounding office
tenants and residential users.  The existing terrain encourages
the use of this area as passive recreation space.  Grading
improvements for seating areas or trails should be minimized.
Given the general seclusion of the facility from the
neighborhood’s more intensive development area, the City
should promote the Park as a day-use facility.  Lighting and
other safety measures should be incorporated into the Park’s
design.

3. University Ramble
The University Ramble serves as a formal gateway to the
WVU’s Downtown Campus.  Extending from Beechurst to
University Avenues, the pedestrian-oriented space will mix
landscaping and hardscape surfaces.  This open space
generally serves as a space for movement, rather than long-
lasting gatherings.  It softens the delineation between
Sunnyside and the University Campus.  Strategically located
bicycle racks can minimize pedestrian conflicts.  The primary
design challenge is the site’s topography. 

4. Celebration Square Plaza
Celebration Square Plaza will be Sunnyside’s central “meeting
place” for everyday use and for special events.  The Plaza
incorporates a rooftop design for a portion of the 3rd Street
Parking Garage.  Hardscape elements and site amenities
should respect the character and scale of surrounding
development.  Pedestrian entrances and circulation to
Celebration Square are designed to handle large crowds.
Simple, low maintenance landscaping complements the scale
of paved surfaces and provides shade relief to Plaza users.
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To view Celebration Square map click here.
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Policy Recommendations

The following section recommends policies and development
guidelines to incorporate into the City’s system of ordinances and
approval processes.

A. Base Zoning Districts
The City of Morgantown should complete the base zoning
district amendments in the Recommended Zoning Concept.
The Concept, which is spelled out on the following page,
identifies zoning districts within the neighborhood.   Through
development regulations in the Zoning Ordinance and the
district designations, property owners will gain development
densities and flexibility that are currently not available.   

B. Zoning Overlays
In addition to base zoning district designations, zoning
overlays are recommended for the Sunnyside neighborhood.
Overlays do not specifically regulate the nature of land use.
Overlays are used as a tool to control the size of use, the
location of uses and to shape the urban form of buildings.  

1. South Sunnyside Overlay
This portion of Sunnyside is closest to the Downtown Campus.
Within this Overlay, University Avenue south of 3rd Street, 3rd
Street and 1st Street west of University Avenue are given
special designations.  

In this area, incentives promote larger-scale, multi-use
buildings along primary pedestrian corridors, while controlling
the scale of non-residential uses within other areas of the
Overlay.  Multi-use buildings can be residential and non-
residential.  Concentrating non-residential use along primary
pedestrian corridors will promote pedestrian activity in these
locations.  Incentives may include:   

a.  Allow a maximum height of 88’ in buildings that contain
non-residential uses on the ground story.

b. Remove the conditional permit requirement for 
buildings over 55 feet (and under 80 feet).

c. Alteration of bulk requirements, such as lot 
coverage and building size.  
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d. Remove the ground-level non-residential story in the
total calculation of building height (allowing greater
maximum height).

2. Central Sunnyside Overlay
The Central Sunnyside Overlay unifies development
character in planning areas within the geographic center of
the neighborhood.  Issues such as building materials,
parking standards, parcel access and architectural detailing
can be addressed.

3. Beechurst Corridor Overlay
The Beechurst Corridor Overlay unifies development scale,
intensity and flexibility.  The overlay, spanning multiple
residential, non-residential and mixed-use planning areas,
primarily functions to coordinate building materials, building
heights, off-street parking standards, streetscape
improvements, pedestrian connections and levels of
architectural detailing.
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To view Recommended Zoning map click here.
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To view Recommended Zoning Overlay Districts map click
here.
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C. Urban Design Principles
Finally, the City should introduce Urban Design Principles to
unify neighborhood development. The Principles outline
specific ways in which the City and property owners can
enhance the health, safety, character and aesthetics of general
development requirements.  

1. Purpose

Sunnyside’s urban design principles address the character and
relationships of the neighborhood’s buildings, streets/parking
and site issues. 

By implementing and enforcing such principles, the City will
transform the appearance of the neighborhood’s urban
environment, improve public safety and leverage economic
opportunities.

The principles promote:

•  A mixture of uses;

•  Buildings as the neighborhood’s primary elements with 
parking being secondary;

•  Urban vitality;

•  Enhancement of land values;

•  Neighborhood safety;

•  A mixture of public spaces with active and passive 
recreation opportunities;

•  Access to the riverfront;

•  The benefits of mass transit and efficient transportation 
systems; and

•  Long-term sustainability.
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2. Building Orientation

General
a. Buildings within Sunnyside should be designed to reinforce

the neighborhood’s urban character. 

b. Buildings should:

i. Be oriented toward the neighborhood’s primary streets
or the Monongahela River. 

ii. Be designed to overlook streets and public open
spaces as to create a “self-policing” environment.

iii. Front the neighborhood’s public open spaces in a
simple and direct manner.

iv. Not be oriented towards parking or service areas.

c. Building facades that are adjacent to streets and open
spaces should have a high degree of ground floor
transparency.

d. A building’s primary entrance(s) should be located on public
streets or open spaces and should be easily identifiable.

e. Siting of buildings should avoid the creation of unusable
open spaces.

f. The siting of buildings should respect and complement view
corridors to and from the hillside and the riverfront.
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3. Massing

Height
a. Building massing should be the tallest at the street corners

and should incorporate strong vertical features.  Landmark
buildings should be more than four stories and constructed
only at the intersections of primary streets to minimize the
creation of “architectural canyons.”  Concentrating landmark
buildings at the intersections of primary streets protects view
corridors to the river and maximizes light and air circulation
within the neighborhood’s busiest thoroughfares.   

b. Ground floor retail and service-type uses located within
mixed-use buildings along primary streets should not be
included in height calculations.

c.For buildings greater than four stories or 75’ in height: 
i.   A consistent street wall should be created; and 
ii.  To maximize natural light and air flow, any additional 

floors in excess of four stories should be setback 
12’ to 15’ from the build-to-line. 

Setbacks
a. Along primary streets, a maximum build-to-line should 

control the location of the building face.  

b. A maximum of 75% of the length of a building face should
be constructed along the build-to-line, or right-of-way of a
primary street.  The remaining 25% may be setback a
maximum of 5’ from the build-to-line. 

c. Front yard setback areas along primary streets should be
paved or landscaped to integrate with the neighborhood’s
sidewalk system.  No grass or sod areas should be allowed
within the setback area.

d. Front yard setbacks along secondary streets should be a
minimum of 5’ and a maximum of 15’ from the right-of-way.

e. No side yard and rear yard setbacks should be less than 5’.

f. Landmark buildings should be spaced no less than 120’
from one another.
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g. Within areas of lower and moderate intensity residential
development, front yard setbacks of in-fill development
should be defined similar to the average front yard
setbacks of the neighboring residences.

4.    Building Form and Scale

Glazing/Fenestration/Awnings
a. Facades adjacent to primary streets and public open

spaces should have a high level of ground floor
transparency.  60-75% of such facades should be
constructed with transparent glazing.

b. Fenestrations for buildings along primary streets and facing
public open spaces should be a minimum of 50% of the
facade area. 

c. All ground floor retail areas along primary streets and public
open spaces should install awnings over entrances and
glazing/fenestrations.

Primary Streets
a. Overall building widths along primary streets may vary, but,

building facades should be designed in 10’ to 14’
increments.

b. Building height should be a minimum of three stories. 

c. The articulation of buildings should be vertical.

d. Window proportions should be vertical.

e. The majority of window openings should be recessed to
create a uniform shadow line on window glazing.

f. Building forms should create an interaction between
outdoor and indoor spaces.

Secondary Streets
a. Overall building height should be two to four stories.

Fire Escapes
a. Where practical, fire escapes should be discouraged from

being constructed on the front facade of any building or
structure.  
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Front Porches/Stoops/Balconies
a. To reinforce the neighborhood’s pedestrian-scale, front

porches should be constructed as part of duplex and single-
family home development within the Central Sunnyside
Overlay and R1A zoning districts.  Front porches and
stoops should be designed to compliment neighborhood
residences.

b. About 50% of covered/enclosed front porches of a
duplex/single-family home should be permitted to encroach
within the front yard setback areas.  Porches should
encroach up to a maximum of 50% of the front yard
setback.

c. Balconies, if provided on buildings fronting the University
Ramble, should not exceed two (2) feet in depth from a
building wall.

Roofs
a. Roofscapes should be considered important aspects of

building design because they will be visible from the upper
streets of Sunnyside.  The arrangement of mechanical
equipment should be orderly and screened when visible
above the roofline or parapet of the building.

Building Materials
a. The facade of a building’s first two floors adjacent to a right-

of-way should be constructed of natural materials such as
wood siding, stone, brick or masonry units.  

b. Vinyl siding or other composite materials should not exceed
25% of a building face that abuts a right-of-way.  No more
than 65% of any other building face should be constructed
of vinyl siding or composite material.

c. In general, brick and a recessed window vocabulary are to
predominate along the northern end of Beechurst and along
University Avenue.  Building materials should evolve into a
mixed palette of brick, metal and glass toward the southern
end of these primary streets.  Development along the
southern end of Beechurst and the Riverfront should utilize
more “high tech” materials like metal and glass.

d. Building materials which promote energy efficiency and
sustainability should constitute a minimum of 25% of the
total building material quantity.
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e. Use of the following materials is discouraged:

i. Vinyl siding, 
ii. Wood roof shingles, 
iii. Split-faced concrete, 
iv. Reflective glass,
v. Imitation stone,

vi. Imitation stucco and drivit

5. Street Hierarchy
A hierarchy of streets should be established to identify the
character, types and scale of elements that define the
neighborhood’s primary streets, secondary streets and
alleys/mews.

Primary Streets
a. The neighborhood’s primary streets include Beechurst

Avenue, University Avenue, First/Stewart Street and Third
Street.

b. Ground-floor retail uses, with a high level of transparency,
should be the primary use along these streets and should
constitute 50% or more of total floor space.  Residential
uses should not be allowed on the ground floor.  Upper
floors should hold residential, condominiums and office
uses. 

c. The neighborhood’s concentration of higher intensity
residential development should be constructed on primary
streets. 

d. Building height on all primary streets should be a minimum
of three stories.

e. Landmark buildings, when constructed, should be located
at the intersections of  primary streets.

f. Landscape plantings within a primary street right-of-way
should be uniform, consist primarily of low-maintenance,
native tree species and responsive to both the street’s
pedestrian- and building-scale. 

Secondary Streets
a. Sunnyside’s secondary streets include all 2-lane paved

roads not defined as primary roads within the
neighborhood.  
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b. Residential development of moderate and lower intensities
should be the principle type of development on secondary
streets. 

c. Buildings fronting on secondary streets should not exceed
four stories unless otherwise approved by the City. 

Alleys/Mews
a. The neighborhood’s existing system of alleys should be

enhanced and expanded to support traffic demands
associated with additional development.   

b. Alleys/Mews should be designed to function as the main
access routes to service areas and residential garages.

6. Parking and Service Areas 

Parking Calculations
a. On-street parking spaces should be included in off-street

parking calculations.

b. The maximum number of parking spaces within higher
intensity residential development should be 0.5 spaces per
bedroom for units with up to four bedrooms. In a unit for
each additional bedroom (greater than four) 0.5 space per
bedroom should be provided.

c. Off-site parking should be permitted for a building if the off-
site parking is within 300’ of the building’s primary entrance.

Parking Locations/Appearances
a. Surface parking lots between buildings should be designed

as interior landscaped courtyards where cars are screened
from the right-of-way; surface lots should not be
constructed at corner locations.

b. Structured parking abutting open spaces or within important
view corridors should be designed with building-like
facades.

c. Parking should not be allowed between the front face of a
building and the right-of-way.
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d. Ground floor frontage of a parking garage, three stories or
higher, should provide ground floor retail as per the
following frontage guidelines:

40% for garages up to 160’ in length of frontage;
50% for garages 160’-300’ in length of frontage; and
65% for garages greater than 300’ in length of frontage.

e. Private parking areas should be accessed from secondary
streets and/or alleys.  Access from primary streets should
only be utilized when other options are not available.

f. Vacant, underutilized parcels within the lower and moderate
intensity development areas may be utilized for “pocket”
parking lots.  Lots, in such a situation, should be limited to a
maximum of 20 cars and should have a maximum street
frontage of 75’.

g. To minimize curb cuts along primary and secondary streets,
residential garages or car ports should be located within the
rear of the unit and accessible from the alley/mews.
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Service Areas

a. Service accesses should be located to minimize the number 
of curb cuts along a right-of-way.

b. Dumpster locations should be screened from the right-of-
way with ornamental fencing, decorative masonry walls or 
evergreen landscaping.  All screens should be a minimum of 
8’ in height.

7. Open Spaces and Landscaping

General Concepts
a. High quality, accessible open spaces are of key 

concern for development within the Sunnyside 
neighborhood.  Each open space area has distinctive 
features and opportunities.  Design of each area should 
celebrate uniquely “Sunnyside” characteristics.  

b. Landmark buildings should incorporate public 
plaza/open space area into the site’s design.  The 
open space is to be equal to or greater than 10% of 
the overall site area.

c. In any surface parking lot, one tree should be planted 
per 10 cars.

d. Street trees should be selected from native species and 
should be located at a dimension no greater than 50’ 
on-center.

8. Site Amenities

Pedestrian Connections
a. Pedestrian links between parking lots, streets and open 

spaces should be clearly designated, well lit and aligned 
with building entrances to the greatest extent feasible.

Lighting
a. Lighting should be incorporated into all public areas 

and parking facilities to create safe, attractive 
nighttime environments.
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b. Building entrances and significant architectural and 
landscape features should be defined by lighting.  The 
use of indirect lighting is encouraged.

c. Minimum spacing of lighting on streets and in parking 
areas should be provided according to city standards.

d. Lighting producing high illumination levels, distracting glare
and “spillover” should not be permitted.

Signage
a. The City should develop a way-finding signage system 

for the neighborhood.  The system should focus on 
recreation activities, historical sites, transportation 
opportunities and entertainment uses.

b. Way-finding directories should be installed within 
primary pedestrian traffic areas of parking structures 
and/or decks and the University Ramble.
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Overview

To implement the Comprehensive Revitalization Plan's vision,
CNRC needs to adopt a formal set of planning policies and
actions.  Part 2, Actions for Implementation, details a specific
series of steps or projects that the City of Morgantown, WVU and
other key stakeholders need to complete in order to see the
proposed vision become neighborhood's reality.

The policies and actions have been grouped into two basic
categories: Immediate and Other.  Detailed explanations of
Immediate tasks are outlined to demonstrate the value of
beginning these tasks in the near future.  Some tasks may require
months or years of invested time and effort.  The Immediate tasks
may be formidable, but are critical to Sunnyside’s long-term
success.  Immediate tasks should be completed within 6 months to
1 year. 

Other Actions include short-term, long-term and on-going activities.
Timeframes for completion include:

· Short-term 1 to 3 years
· Long-term >3 years
· On-going Annual

Each of the Other Actions is subsequently categorized into the
following: Roadways, Intersections and Infrastructure, Pedestrian
Amenities, Public/Mass Transit, Public Safety and Policies. 

CNRC should evaluate and reprioritize the policies on an annual
basis.  The City of Morgantown should create an annual "State of
Sunnyside" report, indicating the accomplishments of the past year
and the policy priorities for the future year as related to the
Comprehensive Revitalization Plan, for City Council review.  The
City Council, in consultation with CNRC, should charge key parties
with implementing the Comprehensive Revitalization Plan's
strategies as appropriate.

Principal implementing parties would include the City of
Morgantown, West Virginia University, CNRC, property owners and
developers and, where opportunity for cooperation exists, the US
Department of Housing and Urban Development.
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Part 2:  Actions for Implementation

Economic Incentives and Funding Strategies

Those implementing improvements, whether physical or policy
changes, have the opportunity to explore a variety of funding
sources.  Different programs are geared toward various types of
improvements.  Moreover, the City and CNRC should work
cooperatively to identify how potential finding sources could be
coupled to make desired projects as feasible and as sustainable as
possible.  Sources to explore include: State and Federal programs,
Congressional appropriations, TEA-21, City entitlement programs,
and bonding, tax increment financing (TIF), partnership with the
Morgantown Utility Board, the US Department of Housing and
Urban Development (HUD), mortgage programs as well as private
foundations throughout the region and nation who support the
development and improvement of housing, businesses and civic
spaces.  

Examples of how funding could be applied include parking garage
construction with TIF or bonding programs.  Building renovation
and construction with economic development dollars from HUD
could be successful, as demonstrated by the Town Center Mall
project in Charleston, West Virginia.  The City could also examine
the feasibility of providing financial relief through tax abatement or
similar mechanisms to help capitalize costs of building demolition
or the assembling of properties.
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Immediate Actions

#1 Complete a preliminary design study of Stewart
Street/First Street reconstruction.

The Sunnyside Up Neighborhood Master Plan proposes a
realignment of Stewart and First Streets.  As part of this effort,
the intersection with Beechurst Avenue should also be
realigned.  The reconstruction of Stewart/First Streets can
address intersection safety and road capacity limitations, while
creating a formal entryway and clear neighborhood edge for
Sunnyside.  The first step towards accomplishing this project
is a preliminary design study.

The preliminary design study will evaluate alternative design
aspects of the road and intersection realignment, including
placement and appearance.  It will evaluate right-of-way and
construction costs for each of the alternatives.  In addition, the
preliminary design study will evaluate the impacts beyond the
Sunnyside Neighborhood.   

Because this project can significantly impact  neighborhood's
circulation and development patterns, the preliminary design
study should be undertaken immediately by the City of
Morgantown.  Potential funding sources for the study include
the City, State and Federal government.  The cost of the study
project will likely be determined by the scale of the study (e.g.,
the number of alternatives to be evaluated).  

#2 Design new sanitary sewer and water infrastructure in 
the Planning Area A - Campus Side region.

Existing sewer and water facilities in Planning Area A -
Campus Side should be evaluated and re-designed as
necessary, to address inadequacies stemming from age and
decay.  Adequate capacity and condition will promote the
support redevelopment, particularly at increased residential
density.  The Square at Falling Run shows how development
stimulus can be created by such improvements.

The design of new sewer and water infrastructure for Planning
Area A - Campus Side should occur concurrently with the
roadwork design study.  City and State funds, including State
CDBG money, may be appropriate for this design process.
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#3 Conduct a feasibility study to determine mechanisms 
for funding parking garage construction. 

Currently, the shortage of off-street parking in Sunnyside is a
key area of concern, particularly given the additional parking
demand that may result from future development.  Property
owners have difficulty providing off-street parking in
accordance with City Ordinances.  Consequently, current
parking options are limited, particularly during peak hours of
the day.  New parking options should be strategically placed
within the sub-neighborhoods where demand is highest.  

The combination of the neighborhood's density and the limited
supply of available, flat land make the potential for shared
parking structures (as opposed to surface lots) a feasible
possibility.  Because structured parking spaces cost between
$10,000 and $20,000 per space, this project cannot be
financed entirely by one entity; outside funding must be
secured.  

Parties that are likely to steer any effort to obtain financing
include the City of Morgantown, WVU and other affiliated
groups.  Funding to complete a feasibility study is potentially
available from a variety of internal and external sources,
including State and Federal grant money.  

#4 Conduct a feasibility study of new PRT Station at the
Multi-Modal Center near Beechurst Avenue.

As part of creating a multi-modal center within Sunnyside, the
University should study the feasibility of constructing a new
PRT station.  Connected to centrally located, high intensity
residential and retail/office development, a new PRT Station
can reduce the number of cars on campus and to provide a
convenient stop with a 5-10 minute walk to more than 60% of
the development within Sunnyside.  

As part of a feasibility study, the City should also examine and
evaluate the characteristics of potential parcels, the alignment
with the existing street network, and the access to and from a
new PRT platform.  Potential technical and/or funding sources
for the feasibility study include the WVU, the City, the State
and Federal resources.
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#5 Increase police presence by establishing a substation in 
Sunnyside.

A police substation and a permanent, visible police presence
in Sunnyside are likely to reduce vandalism and petty crime.
Police can patrol on bicycle and foot.  Ultimately, the
substation can be incorporated into Celebration Square
adjacent to the basketball courts.  The location on Celebration
Square would provide an additional public amenity in the
vicinity and a police presence at a key public meeting place
near the WVU Downtown Campus.  The City of Morgantown
and WVU are best equipped to implement and fund this public
safety activity.

#6 Upgrade City of Morgantown building codes/subdivision 
standards. 

Building codes/subdivision standards specifically items related
to building appearance along the public right-of-way, need to
be reviewed and upgraded.  Current problems in the
Sunnyside neighborhood include the presence of permanent
dumpsters and extension ladders used as fire escapes along
the fronts of buildings.  Absentee landlords are increasingly
failing to care for their buildings and grounds within
Sunnyside.  The creation and enforcement of updated building
codes/subdivision standards by the City of Morgantown will
improve physical appearance and safety in Sunnyside.

#7 Designate Sunnyside as a Tax Increment Financing (TIF) 
district.

Addressing blight and property maintenance issues in the
Sunnyside neighborhood requires funding.  Designating
Sunnyside, or specific Planning Areas of the neighborhood, as
a TIF district should be used as a means of collecting capital
needed for improvements.  When designated as a TIF district,
infrastructure upgrades and other improvements can be
funded for a specified length of time by the growth in property
tax values within the TIF district; for the duration of the district
designation, money that would otherwise be paid in increased
property taxes, is used instead for targeted improvements
within the TIF district.

The CNRC should work with the City of Morgantown, local
School District and State to evaluate the feasibility and terms
of a TIF in Sunnyside, and to create a designated TIF district.
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#8 Revise the City of Morgantown Zoning Ordinance.

Sunnyside will benefit from a revision of the City of
Morgantown’s Zoning Ordinance.  Zoning districts in
Sunnyside should be re-evaluated and re-mapped.  When
revising the Ordinance, zoning districts within Sunnyside
should be designated based on the densities detailed on the
Neighborhood Master Plan.

In response to recent amendments to State law, design
standards can be developed and incorporated as part of the
Zoning Ordinance.  Additionally, overlay districts should be
created to address specific neighborhood characteristics such
as building heights, building setbacks, open space,
viewsheds, off-street parking and ground floor retail/office use
requirements in key portions of Sunnyside.

This effort to revise the Zoning Ordinance should be led by
the City of Morgantown.  State funding may be available to
supplement city funds that will be required for this project.
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Other Actions
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Action Plan - Summary Table

Short-term >1-3 years
Long-term > 3 years
On-going Annual

Implementation 
Timeframe

Principal 
Implementing 

Party

Potential 
Funding 
Sources

1 Parking
A Short-term City City
B Construct University parking structure Short-term University
C Secure/obtain funding for parking structures Long-term City/University/

Others
D Long-term City/Others

2 Roadways/Intersections/Infrastructure
A Short-term Developers of 

the Square at 
Falling Run 

Private/City

B Short-term City

C Short-term City

D Replace sanitary sewer and water infrastructure Short-term City
E Improve intersections at Beechurst/3rd Street Long-term City
F Improve intersections at Beechurst/8th Street Long-term City

G Long-term City

3 Pedestrian Amenities
A Short-term City/University/

CNRC
City/University/
Private

B Short-term City/University City/University/
Chamber of 
Commerce/ 
Private

C Short-term City City/State/ 
Federal

D Short-term City City/Private
E Short-term City City/State/ 

Federal/Private

F Short-term City/CNRC City/Private

G Long-term City/University City/University/
Private

H Long-term City/CNRC City/Private

I On-going City/CNRC City/State/
WV DOH/
Federal/Private

J On-going City City/State/ 
Federal/
Private

Action

Complete the final design of Stewart/First Streets expansion 
with realignment of Beechurst intersection 

Re-examine road capacity and turning movements of Yoke 
Street and University Avenue related to the development of the 
Square at Falling Run 

Construct parking structure and Celebration Square at Grant 
and 3rd

University/City/
State/Federal/ 
Others

City/Regional 
Council/State/ 
Federal

Revamp infrastructure/utilities including positioning services 
underground at Stewart/First Streets

Widen University Avenue between First/Campus and (beyond) 
Beverly to 3 lanes; fix sight distance issues near North as 
appropriate  

Improve intersection at University Avenue/First Avenue/The 
Square at Falling Run

Develop pedestrian-oriented wayfinding (signage) system

Install pedestrian amenities such as benches and litter 
containers

Develop a trail connection between neighborhood 
development and WVU President's House

Prepare Neighborhood Amenities Plan that addresses street 
lighting, pedestrian lighting, litter containers, etc…

Establish the Grant Avenue Bikeway within the existing Grant 
Avenue right-of-way

Create pedestrian/bicycle trail connections at 6th Street, 8th 
Street and other feasible locations to link the Mon River Trail 
and Grant Street 

Explore grant opportunities relative to constructing pedestrian 
and bicycle connections

Develop and institute a neighborhood parking program

Vacate Campus Drive and transform the right-of-way into a 
pedestrian mall 

Improve street lighting 



Part 2:  Actions for Implementation

54

Action Plan - Summary Table

Short-term >1-3 years
Long-term > 3 years
On-going Annual

Implementation 
Timeframe

Principal 
Implementing 

Party

Potential 
Funding 
Sources

4 Public/Mass Transit
A Secure area for development of Multi-modal Center Short-term City/University/

Other
City/University/
Regional 
Council/State/ 
Federal

B Long-term CNRC City/University

C Long-term CNRC City/University

5 Public Safety
A Provide a police sub-station in the neighborhood Short-term City City

6 Policies
A Short-term City City

B Short-term City City/State
C Short-term City/University City/University/    

State

D Long-term City City/State

E Long-term City City

F Long-term City City/Private

G On-going City/CNRC City/Regional 
Council/State/ 
Federal

H On-going CNRC City/University

Explore the feasibility study of creating Seneca Park and 
Power Plant Park
Explore funding opportunities applicable to the range of 
housing and business development recommendations

Develop a strategic implementation plan and institutionalize an 
annual reporting process to inform City and University entities 
of neighborhood activity and development

Create a developers' package to market and bid the property 
for long-term redevelopment

Establish basic land covenants and/or deed restrictions to 
provide long-term control of property that becomes available to 
a public entity

Initiate discussions between the University, local mortgage 
lenders, realtors and the City regarding a University-oriented 
housing program

Contact potential developers (concurrent with creation of 
developers' package)

Initiate a planning study regarding the North/Wiles area

Designate the area as a redevelopment district

Establish appropriate building setbacks along Beechurst 
Avenue as per the proposed Beechurst Avenue transportation 
improvements

Action




