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S T A F F  R E P O R T  

CASE NO: V13-63 / CVS Pharmacy / 496 High Street 

REQUEST and LOCATION: 

Request by Richard Pepper, on behalf of CVS/pharmacy, for variance relief from Article 
1369 as it relates to signage at 496 High Street.  

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

Tax Map 26, Parcels 104, 108, 109, 110, 111, and 112; B-4, General Business District 

SURROUNDING ZONING:  

North:  B-1, Neighborhood Business District 

South, East, and West:  B-4, General Business District  

BACKGROUND and ANALYSIS: 

The petitioner seeks to erect various signs on the CVS/pharmacy scheduled for 
development in 2014 at 496 High Street.  Addendum A of this report illustrates the 
location of the subject site. 

Article 1369.08(B) provides that signs in the B-4 District must comply with the following: 

 Sign faces must be opaque. 

 Signs may not be internally illuminated except for neon signs. 

 Signs must be made of wood; sculpted “sign foam”; ornamental metals such as bronze, 
brass, copper, etc.; painted aluminum panels, stone or masonry (with concrete blocks 
being covered with stucco). 

Article 1369.08(C) provides that signs in the B-4 District are restricted to the name and 
logo of the business establishment and may not contain any additional copy. 

Wall Signs 

Article 1369.07(I)(1) provides that the maximum area for wall signs in the B-4 District is 
determined by multiplying the storefront width in feet by 0.4.  The storefront width of CVS 
Pharmacy is planned to be approximately 132 feet along High Street, which results in a 
maximum wall sign area standard of 52.8 square feet. 

The sign face of reverse channel, aluminum face and returns and LED halo lighting is 
consistent with related lighting and design standards provided in Article 1369.08(B) and 
the copy restrictions provided in Article 1369.08(C). 
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Is should be noted that the petitioner will also remove two (2) existing non-conforming 
BB&T wall signs and erect two (2) new conforming wall signs BB&T as a part of the 
overall signage for the future multi-tenant building. 

Suspended Signs 

Article 1369.07(H) provides the following related standards: 

 Maximum area of six (6) square feet. 

 May not be separately illuminated. 

 Only one suspended sign may be erected by any one tenant. 

 Must maintain a clearance of nine (9) feet above the sidewalk. 

Monument Sign 

Article 1369.07(E) provides the following related standards: 

 May not exceed 72 inches in height. 

 May not exceed 32 square feet in area. 

 Setbacks may not obstruct visibility at intersections and/or driveways. 

Master Sign Plan Variance Relief 

The following table identifies requisite variance relief for the petitioner’s proposed master 
sign plan.  Please note that the identification for each of the signs below use the labeling 
presented in Addendum B of this report. 

Sign 
Proposed 
Sign Type 

Requisite Variance Relief as Proposed 

A Wall (1) 
facing High St. 

 To exceed the maximum area standard by 47.2 square feet. 

B Wall (1) 
facing Spruce St. 

C Suspended (4)  To exceed the maximum area standard by 2 square feet for 
each of the four (4) suspended signs. 

 To permit (3) more suspended signs than permitted. 

 To permit the suspended signs to be illuminated. 

D Monument (1) 
Spruce St. driveway 

 To exceed the maximum area standard by 1.1 square feet. 

 To permit a transparent sign face made of prohibited 
materials. 

 To permit internal illumination. 

The petitioner met with the Downtown Design Review Committee via teleconference on 
03 DEC 2013 at 5:30 PM in the conference room at the Public Safety Building.  
Addendum B of this report provides the petitioner’s proposed master sign plan schedule 
along with the Committee’s concerns and recommended revisions. 
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STAFF RECOMMENDATION: 

The Board of Zoning Appeals must determine whether the proposed request meets the 
standard criteria for a variance by reaching a positive determination for each of the 
“Findings of Fact” submitted by the applicant.  Addendum C of this report provides the 
petitioner’s findings of fact.  Staff will assist the Board in revising the petitioner’s findings 
of the fact, if necessary, to reflect the extent of variance relief the Board may consider 
approving. 

Should the Board grant variance relief, Staff recommends that the following conditions 
be included.  Please note that the recommended conditions present alternate variance 
extents for the Board’s review and consideration. 

1. Wall Signage: 

a. That the proposed CVS/pharmacy wall sign facing Spruce Street must be 
eliminated; OR, 

b. That area of the CVS/pharmacy wall sign facing High Street may not 
exceed 30 square feet and the CVS/pharmacy wall sign facing Spruce 
Street may not exceed 40 square feet thereby granting variance relief of 
17.2 square feet from the maximum wall sign area standard; OR, 

c. That area of the CVS/pharmacy wall sign facing High Street may not 
exceed 30 square feet and the CVS/pharmacy wall sign facing Spruce 
Street may not exceed 50 square feet thereby granting variance relief of 
27.2 square feet from the maximum wall sign area standard; OR, 

d. That area of the CVS/pharmacy wall sign facing High Street may not 
exceed 40 square feet and the CVS/pharmacy wall sign facing Spruce 
Street may not exceed 40 square feet thereby granting variance relief of 
27.2 square feet from the maximum wall sign area standard; OR, 

e. That area of the CVS/pharmacy wall sign facing High Street may not 
exceed 40 square feet and the CVS/pharmacy wall sign facing Spruce 
Street may not exceed 50 square feet thereby granting variance relief of 
37.2 square feet from the maximum wall sign area standard. 

2. Wall Signage.  That EIFS may not be used as a backdrop behind the wall 
sign(s).  However, brick and/or stone or masonry veneer brick and/or stone 
may be used in place of the EIFS backdrop illustrated on the submitted plans.  
The color of said backdrop brick and/or or stone may be a color different than 
the brick used for the building façade. 

3. Suspended Signage.  That the proposed suspended signs on the northwest 
and northeast corners of the building must be eliminated thereby granting 
variance relief to erect one (1) additional sign more than permitted. 

4. Suspended Signage.  That the only illumination technique that may be used for 
the suspended sign(s) is down-lighting. 
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5. Suspended Signage.  That the arrow on the southwest corner of the building 
closest to High Street must be eliminated. 

6. Monument Signage.  That the sign base must be constructed of masonry 
materials to compliment the brick vocabulary of the principal structure and 
include a masonry sign topper. 

7. Monument Signage.  That the CVS/pharmacy portion of the monument sign 
may be erected thereby granting variance relief from the prohibition of off-
premise signage. 

8. Monument Signage.  That illumination of the monument sign shall be restricted 
to a halo lighting or up-lighting technique. 

9. That the wall, suspended, and monument signs for which variance relief is 
granted herein shall be made of wood, sculpted “sign foam”, ornamental metals 
(such as bronze, brass, copper, etc.), painted aluminum panels, stone, or 
masonry (with concrete blocks being covered with stucco). 

10. That the wall, suspended, and monument signs for which variance relief is 
granted herein shall be restricted to the name and logo of the business 
establishment and no other copy shall be permitted.  Except, the BB&T portion 
of the monument sign may include “24 Hour Banking” or “ATM”. 

11. That, with the exception of address, no additional signage, commercial 
messaging, or copy may be affixed to the exterior or interior surface of any 
door or window glazing or exterior awning without first obtaining additional 
variance relief approval from the Board of Zoning Appeals. 

 

 

Enclosures: Application and accompanying exhibits 
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Part of Tax Map 26 
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Sign 
Proposed 
Sign Type 

Proposed 
Area 

Committee’s Concerns 
Committee’s Recommended 

Revisions 

A Wall (1) 50 sq. ft. Sign is too large and overstated further 
by the use of the even larger EIFS 
backdrop. 

Reduce the sign’s area; use brick rather 
than EIFS, which could be a different 
(slightly lighter) color brick from that used 
for the façade. 

B Wall (1) 50 sq. ft. Sign is too large and overstated further 
by the use of the even larger EIFS 
backdrop. 

Eliminate sign or reduce the sign’s area; 
use brick rather than EIFS, which could 
be a different (slightly) color brick from 
that used for the façade. 

C Suspended (4) 8 sq. ft. 
(each) 

Too many suspended signs; signs are 
too large; halo lighting technique is not 
consistent with other suspended signs in 
the downtown district; halo lighting 
technique results in a sign that is too 
deep (thick at edge). 

Eliminate the suspended signs on the 
northwest and northeast corners of the 
building; reduce the area of the two 
remaining suspended signs on the 
southwest and southeast corners to the 
maximum six-foot standard for each sign; 
eliminate halo lighting technique and use 
down-lighting technique instead; 
eliminate arrow on suspended sign 
proposed for the southwest corner of the 
building. 

D Monument (1) 33.1 sq. ft. Proposed sign materials and internal 
illumination are not desired in the 
downtown. 

Sign base should be constructed of 
masonry materials to compliment the 
brick vocabulary of the principal structure 
and include a masonry sign topper.  Sign 
face should meet B-4 District materials 
standard.  Illumination should be limited 
to halo lighting or up-lighting technique. 
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Petitioner’s Findings of Fact. 

 

Finding of Fact No. 1 – There are exceptional or extraordinary circumstances or conditions 
applicable to this property or to the intended use, that generally do not apply to other properties or 
uses in the same vicinity, because: 

The new CVS/pharmacy location is at the corner of Willey Street & N. High Street which creates 
multiple pedestrian and vehicular directional approaches.  Having multiple directional approaches 
at the intersection appears to create unique commercial messaging challenges, particularly within 
the downtown central business district.  Visibility of this location is adversely affected by buildings 
and trees along Willey Street that are positioned directly on property lines and which restrict 
visibility of signage from approaching customer vehicles.  Due to surrounding structures in close 
proximity to the streets and the new CVS, the requested Variance will allow for improved visibility 
and eliminate the possibility of a public safety issue with approaching customers’ vehicles make 
unsafe and last-minute turns into the CVS parking lot.   

Finding of Fact No. 2 – The variance is necessary for the preservation and enjoyment of a 
substantial property right that is possessed by other properties in the same vicinity and zoning 
district, but which denied to this property, because: 

Since visibility is adversely affected in this location, the requested Variance will allow customers to 
better identify the new CVS store which will preserve the substantial property right.  Granting of the 
Variance will allow for sufficient and necessary advertising for CVS to communicate legible 
signage due to the reduced viewing range while keeping the specifications and intent of the Zoning 
District with Halo-Lit letters and only reflecting lighting.  

Finding of Fact No. 3 – The granting of this variance will not be harmful to the public welfare and 
will not harm property or improvements in the vicinity and zoning district in which the subject 
property is located, because: 

Requested Sign Package is based on Reverse Channel, Halo-Lit, Letters on the building which will 
not allow direct illumination, but only halo reflective light off of building facia and background 
materials.  The requested signage will enhance visibility and thereby promote safer traffic 
conditions, increase property values due to the new and vibrant business atmosphere, and the 
halo-lit letters with soft reflective lighting will promote the peaceful enjoyment of people in adjacent 
properties.   

Finding of Fact No. 4 – The granting of this variance will not alter the land-use characteristics of the 
vicinity and zoning district, or diminish the market value of adjacent properties, or increase traffic 
congestion on public streets, because: 

Granting of the Variance will allow for sufficient and necessary advertising for CVS to 
communicate legible signage while keeping the specifications and intent of the Zoning District with 
Halo-Lit letters and only reflective lighting.  The market values of adjacent properties will certainly 
be improved due to the CVS/pharmacy bringing new customers to this area, and improving the 
employment outlook of the City of Morgantown.  Clearly identifying the new CVS store with 
sufficient signage will enhance the smooth flow of traffic, giving customers plenty of time to make 
safe driving decisions.   

 










