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S T A F F  R E P O R T  
 
CASE NO: S15-03-III / CA Student Living / 494 Spruce Street 

REQUEST and LOCATION: 

Request by Lisa Mardis of Project Management Services, on behalf of CA Student 
Living, for approval of a Type III Major Development of Significant Impact (MDSI) Site 
Plan approval at 494 Spruce Street. 

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

Tax Map 26, Parcels 245 and 246; B-4, General Business District. 

SURROUNDING ZONING: 

South and West: B-4, General Business District 

North and East: B-1, Neighborhood Business District 

BACKGROUND: 

The petitioner seeks to redevelop the VFW Post 548 site at the corner of Spruce Street 
and Willey Street.   Addendum A of this report illustrates the location of the subject site. 

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

 Twelve (12) levels with portions of the lowest three (3) levels below the adjoining 
grade. 

 89 “Mixed-Use Dwelling” units for a total of 331 bedrooms. 

 A total of 7,649 square feet of non-residential space on three (3) at-grade levels 
with approximately 3,435 square feet of commercial/retail space on the lowest at-
grade level (Level P1) facing Spruce Street. 

 A total of 157 vehicle parking spaces on four (4) parking deck levels, one (1) 
truck loading space, and four (4) standard vehicle loading spaces.  Only one (1) 
point of ingress from Willey Street will be provided for all four (4) parking deck 
levels.  Egress for all four (4) parking deck levels will be provided at two (2) 
locations; one (1) on Willey Street and one (1) on Spruce Street.  Additionally, 94 
bicycle storage spaces are proposed in one common facility on Level P2 with 
access from Willey Street. 

 Above ground utility facilities along the development site’s Spruce Street and 
Willey Street frontages are planned for relocation to below ground utility service 
trenches or vaults. 
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The petitioner met with the Design Review Committee on 12 AUG 2014.  No exterior 
design elements in the petitioner’s Major Development of Significant Impact plans 
presently before the Planning Commission have been modified from those plans 
examined by the Design Review Committee on 12 AUG 2014. 

The Planning Commission approved a Type III Development of Significant Impact (DSI) 
Site Plan application by the petitioner’s for the subject site on 11 SEP 2014 under Case 
No. S14-07-III.  However, the Board of Zoning Appeals decided on 16 OCT 2014 that: 

“…the development of the VFW Post 548 site at the corner of Spruce Street and Willey 
Street by CA Student Living under Case No. S14-07-III is a ‘Major Development of 
Significant Impact’ as provided under Article 1329.02 of the City’s Planning and Zoning 
Code and not a ‘Development of Significant Impact’ as determined by the Planning 
Division.” 

As such, the petitioner is now before the Planning Commission seeking site plan 
approval for a Major Development of Significant Impact (MDSI). 

Minor subdivision approval to combine Parcels 245 and 246 of Tax Map 26 was 
granted to the petitioner by the Planning Commission on 11 SEP 2015 under Case 
No. MNS14-05. 

Additionally, the petitioner has, in observance of Article 1351.01(I), incorporated 
design elements that preserve adequate light and airflow to public spaces including 
streets and sidewalks as demonstrated by the petitioner’s air flow and sunlight 
distribution analyses and confirmed by the Board of Zoning Appeals on 17 SEP 
2014. 

ANALYSIS: 

As recommended in Chapter 9 “Implementation” of the 2013 Comprehensive Plan 
Update, Addendum B of this report identifies how the proposed development program 
relates to the land management intent, location, and pattern and character principles of 
the current Comprehensive Plan.  Additionally, Addendum B includes sections of the 
2010 Downtown Strategic Plan Update. 

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

It should be noted that “shall” statements within the Comprehensive Plan or the 
Downtown Strategic Plan must be understood as desired objectives and strategies that 
do not have the force or effect of law unless incorporated into the City’s Planning and 
Zoning Code. 

The VFW Post 548 site represents a unique opportunity to strategically locate higher 
residential density in close proximity to West Virginia University’s downtown campus.  
Because the site is well served by public transit and is within walking and biking distance 
of primary destinations, residents can access alternate modes of transportation thereby 
reducing auto dependency and mitigating increased traffic congestion created by 
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commuting traffic from higher density residential development outside the City of 
Morgantown. 

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

STAFF RECOMMENDATION: 

Staff recommends approval of Case No. S15-03-III with the following conditions: 

1. That the developer shall continue to consult with the Downtown Design Review 
Committee and accordingly address the Committee’s comments and concerns 
where practicable. 

2. That the development must meet all applicable federal Fair Housing and 
Americans with Disabilities Act standards as determined by the City’s Chief 
Building Code Official. 

3. That public sidewalks along the development site’s Spruce Street and Willey 
Street frontages shall be reconstructed to the satisfaction of the City Engineer 
and, where practicable, incorporate design elements utilized in the High Street 
streetscape improvement projects and the planned Walnut Street streetscape 
improvement project. 

4. That, as proposed by the petitioner, above ground utility facilities along the 
development site’s Spruce Street and Willey Street frontages must be 
relocated underground; provided all affected utilities, the West Virginia Division 
of Highways, and the City Engineer approve development plans for same. 

5. That the developer shall consult with the City Engineer in providing public trash 
receptacle(s) and bench(es) near retail entrance(s) that match existing facilities 
within the downtown; provided said street furniture does not reduce the width or 
obstruct public sidewalks. 

Attachments: Addenda and Exhibits noted above. 

  Major Development of Significant Impact Site Plan application, plans/drawings, 
and accompanying documents submitted by the applicant. 
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STAFF REPORT ADDENDUM B 

S15-03-III / CA Student Living / 494 Spruce Street 

Concurrence with the 2013 Comprehensive Plan Update 

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

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

Principles for Land Management 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is located within the “Encouraged Growth” area, the “Core” 
pattern and character area, and the “Downtown Enhancement” area and is not 
located within a green field location at the city’s edge. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is located within the central urban core and appears to be 
supported by existing multi-modal transportation options and adequate utility 
infrastructure capacity. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is located within the B-4 District and appears to leverage its 
proximity with the University’s downtown campus, which should further desired 
strengthening of the city’s urban core in terms of walkability, customer-base, and 
proximity to residents’ primary destinations. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is not located within or adjacent to a “Neighborhood 
Conservation” area. 
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Principal 5 Quality design is emphasized for all uses to create an 
attractive, distinctive public and private realm and 
promote positive perceptions of the region. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The developer’s professional design team consulted with the Downtown Design 
Review Committee (DRC) and incorporated modifications that appear to address the 
Committee’s comments and concerns in terms of architectural style, cladding material 
and color, window rhythm, upper floor setback, increased at-grade setback, etc.  The 
DRC noted during its 12 AUG 2014 meeting that significant improvements were made 
from the proposal reviewed by the Planning Commission on 12 JUN 2014. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development includes residential and street-level nonresidential uses.  
The urban fabric within the immediate built environment is heterogeneous given the 
various development pattern and character types, scales and densities, forms and 
functions, and construction periods.  

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is well served by public transit along Spruce Street and Willey 
Street and is within walking and biking distance of the University campus, downtown 
PRT station, the downtown central business district.  Redevelopment of the site to a 
higher residential density links residents to alternate modes of transportation thereby 
reducing auto dependency within the City and mitigating increased traffic congestion 
created by commuting traffic from outside the City.  The proposed at-grade setbacks 
appear to functionally widen adjoining public sidewalks.  Significant bicycle storage is 
provided. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development program increases housing choice and diversity in the 
context of the immediate residential area, which includes the Courtyard East and 
Courtyard West multi-family developments (four and five stories respectively); the ten-
story, multi-family high-rise, age-restricted Unity Manor building; the six-story Central 
Place multi-family development under construction; various duplex and triplex 
configurations; and, converted single-family residential units.  Zoning ordinance 
dictates and/or guidelines concerning desired affordability and workforce opportunities 
have not been developed or enacted.   
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Principal 9 Residential development will support the formation of 
complete neighborhoods with diverse housing, 
pedestrian-scaled complete streets, integrated public 
spaces, connection to adjacent neighborhoods, and 
access to transportation alternative and basic retail 
needs. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The VFW Post 548 site is within the B-4, General Business District and located within 
a two to five minute relatively flat walk to basic retail goods and services, civic, 
institutional, and public spaces located within the central downtown business district 
and University’s downtown campus.  Semi-public indoor and outdoor spaces have 
been incorporated to further quality of life, convenience, and enjoyment of the 
development’s residents.  Special design care appears to have been given to further 
the at-grade pedestrian level experience including materiality and orientation. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 Semi-public indoor and outdoor spaces have been incorporated to further quality of 
life, convenience, and enjoyment of the development’s residents.  The proposed at-
grade setbacks appear to functionally widen adjoining public sidewalks.  Green-wall 
landscaping treatments along Willey Street and on the side wall adjoining the child 
development center should serve to soften the relationship between the public 
sidewalk realm and the building’s at-grade edge.  Additionally, physical barriers are 
planned to buffer the above-grade outdoor recreation space from the building edge. 

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

☐  Concurrence 

☐  Inconsistent 

☒  Other 

 Stormwater management best practices will be required for a large site currently 
lacking such measures.  The developer’s goals and objectives concerning sustainable 
construction techniques and industry accepted best practices have not been fully 
developed. 
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LOCATION 

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

The following graphic is clipped from the Conceptual Growth Framework Map included on 
Page 19 of the 2013 Comprehensive Plan Update.  The subject development site is located 
within the “Encouraged Growth” area.  
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The following graphic is clipped from Map 3 – Pattern and Character included on Page 27 of 
the 2013 Comprehensive Plan Update.  The subject development site is located within the 
“Core” pattern and character area. 
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The following graphic is clipped from Map 4 – Land Management included on Page 39 of the 
the 2013 Comprehensive Plan Update.  The subject development site is located within the 
“Downtown Enhancement” concept area. 
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PATTERN 
AND 

CHARACTER 

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

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

STRATEGIES 
Neighborhoods and Housing 

 

 

 

 

 

2010 Downtown Strategic Plan 

Concurrence with the 2010 Downtown Strategic Plan 

The following graphics have been clipped from the 2010 Downtown Strategic Plan. 
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This is a guideline that does not have the force or effect of law 
unless codified in the City’s Planning and Zoning Code. 
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