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1.0 Project Overview
INTRODUCTION
The Strategic Urban Renewal Plan for Downtown Charleston,
Near East End and Near West Side Districts has been prepared
for the Charleston Urban Redevelopment Authority (CURA)
and includes initiatives to revitalize the downtown area through
rehabilitation of existing structures, new public improvements,
redevelopment of sites by private owners, and the potential
acquisition of sites for new development. The plan includes
an update to the West Side Urban Renewal Plan and the
Shrewsbury/Smith Streets Urban Renewal Plan and
Downtown/Old Charleston Urban Renewal Plan, which are
located adjacent to one another. Refer to Figure 1.
ORGANIZATIONS
CURA: CURA was formed in 1952 to assist in the
redevelopment of Charleston and is tasked with working with
residents and businesses to provide financial and administrative
assistance for city redevelopment efforts. Assistance can
take the form of land assembly, park development, acquisition
and sale of land for private development, and streetscape
improvements. Community Renewal Plans are approved by
the Board of Commissioners of CURA and by City Council.
This updated plan is based on the changes in the economic
environment over the past several years and how best to use
the various redevelopment tools to address these new realities.

Main Streets is a volunteer-driven economic development and
historic preservation organization dedicated to the promotion
and continuing restoration of Charleston’s oldest and most
diverse neighborhoods. The organization works directly with
neighborhood businesses and is based on a national model for
community revitalization that was developed to save historic
commercial architecture and has since become an effective
economic development tool across the country.
Charleston Area Alliance: With more than 600 members
representing 40,000 employees, the Charleston Area Alliance is
a multi-faceted economic, business and community development
organization, as well the largest regional Chamber of Commerce
in West Virginia. The Alliance works to attract new jobs and
investments, helps businesses accelerate profitability, launches
visionary community and cultural enhancements and develops
the talent and resources that promote success and opportunity
for all. Through these innovative programs, services and policy
leadership, the Alliance and its members are helping to drive the
destiny of our region.

Charleston Main Streets: Established in 2015, Charleston
Main Streets is the administrative collaborative of the East End
Main Street and West Side Main Street programs. Charleston
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Existing Community Renewal Plan Summary
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FINDINGS OF AREA SURVEY
An exterior survey of all structures located within the designated
redevelopment area was completed as required by the
applicable West Virginia law governing urban redevelopment.
The findings with respect to building conditions are as follows:
■■ Vacant structures are estimated to account for 6% of all
buildings located within the Urban Renewal boundary.
DESCRIPTION OF REDEVELOPMENT AREA
The proposed project area boundaries are depicted to the right
in Figure 2.
Beginning at the intersection of the South Side Bridge and Ferry
Street, the border runs north west along Ferry Street until it
intersects US Rt. 119; north across the Kanawha River to the
eastern bank of the confluence of the Elk and Kanawha Rivers;
continues north west along the northern banks of the Kanawha
River to the intersection of Delaware Avenue encompassing
“Magic Island”
The border then turns northeast up Delaware Avenue to Hall
Street; north west on Hall street Park Drive; and then continues
north along Park Drive to the intersection of Grant Street; turning
west until it reaches Elm Street. The border travels north east
along Elm Street to the intersection of Virginia Street; southeast
along to the intersection of Delaware Avenue.

Street. The border then runs south east along Randolph Street
to Maryland Avenue; and north east, crossing Washington
Street, until it reaches the railroad. The border follows the
railroad due east until it turns south and crosses the Elk River at
the south side RR trestle bridge.
After crossing the Elk River, the border turns east at the RR
Trestle Bridge and follows the southern bank of the Elk River for
approximately 3500’; turning southeast across Barlow Drive; and
interesting at northern most point of Slack Street. The border
then follows Slack Street south until intersecting with Piedmont
Road. The border follows Piedmont Road past Richards Street;
turns south to Farnsworth Drive; and then turns west to Richards
Street.
From Richards Street, the border extends southwest to Hansford
Street and southeast along Hansford Street until it intersects
Ruffner Avenue. It then follows Ruffner Avenue southwest until it
intersects with Smith Street; and then northwest until it intersects
Morris Street. At the intersection of Morris Street and Smith
Street, it continues southwest until it arrives at the northern
bank of the Kanawha River. The border then travels northwest
along the northern bank of the Kanawha River to the South
Side Bridge; turns southwest across the Kanawha River where
it rejoins the point of beginning at the intersection of the South
Side Bridge and Ferry Street.

Virginia Street to the intersection of Beuhring Avenue; and north
east along Beuhring Avenue until intersecting with Randolph

8
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Point of
Beginning

Figure 2.

Proposed Revisions to CURA Boundary
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DISTRICTING
The districts that make up Charleston are both architecturally
and culturally unique and possess their own identity. In order
to preserve and ideally improve the districts, funding is a crucial
necessity.
The funding that CURA provides is paramount to the future
redevelopment of Charleston. The proposed revisions to CURA’s
boundary is important because it expands the area in which
CURA can allocate resources used for improvements. The
newly updated boundary will make funding available to districts
previously not eligible because they were located outside of the
current boundary.
The intentions of updating CURA’s boundary is purely for
financing projects and are not in any way intended to diminish
the historical integrity of the districts. The identity of each of the
districts shall remain intact and will not be subject to change.

10
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Charleston Districting
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REDEVELOPMENT POLICY AND OBJECTIVES
The plan, as required by law, outlines strategies that are aligned
with the following objectives:
1. P
 ublic Improvements: Plan for public improvements to
support desired development/redevelopment, including a
safe and efficient traffic circulation system which provides
access for all modes of transportation within the downtown
district and within the greater regional network. This will
include:
a. W
 ork with the City, County and WVDOT to reconsider
one-way street configurations.
b. W
 ork with the City, County and WVDOT to assess

existing traffic patterns and pursue transportation
improvements which may include roadway realignment
and other measures which might improve traffic flow
and integration with other modes of transportation.
c. W
 ork with the City, County and WVDOT to encourage
pedestrian and bicycle linkages throughout the
redevelopment area which are appropriately separated
from automobile circulation.
2. Property Assembly: Encourage the assembly of
properties that provide the greatest potential for
development in the downtown district.
3. Blight: Focus on blighting issues in the downtown area,
including:
a. Work toward removing dilapidated and unsafe
structures through land acquisition and the demolition
and removal of derelict structures where it is deemed
appropriate.
b. Work toward rehabilitation of existing substandard
structures through enforcement of the City’s housing
and building codes and the provision of financial
incentives for rehabilitation, with special emphasis on
the rehabilitation of historic buildings.
4. Administrative: Create an administrative framework
necessary to achieve the goals and objectives of the
Urban Renewal Plan.

12
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5. Tax Base: Strengthen the downtown tax base through new
development/redevelopment in three key strategic areas,
encouraging the rehabilitation of existing structures and
the replacement of structures for which there are no reuse
options. This can be accomplished through public/private
partnerships, incentives and potential land acquisition.
6. Investment and Development: Create a proactive
environment supporting existing businesses and
encouraging new business development and capital
investment. This will include:
a. W
 orking with the private sector to promote development
of the proposed catalytic projects.
b. S
 timulate private investment through streetscaping,
landscaping, and other public realm improvements.
c. Working closely with the City to provide parking in
strategic locations.
7. Physical Improvement: Provide necessary physical and
visual improvements to the downtown district, including
improved wayfinding, improved gateways to the downtown
district, and open space and streetscape improvements
that are in keeping with the strong visual identity
established along part of Capitol Street.
8. Invigorate the Business Community: Revitalize existing
commercial properties.
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2.0 Existing Uses and Conditions
The area included within the Urban Renewal Plan includes
the traditional urban core of downtown Charleston, with a
predominance of commercial uses. The land area included
on the East End and West Side is composed of primarily
commercial property. The following maps depict existing land
use, vacant properties, publicly owned land, and existing zoning.
ZONING
The zoning districts already in place within the Urban Renewal
boundary will remain in effect (Zoning Ordinance for the City
of Charleston, West Virginia, November 21, 2005, amended
through March 2, 2015). Existing zoning throughout most of
the urban renewal area is currently Central Business District
(CBD). Other designations within the Urban Renewal boundary
(south of the Elk River and including the portion of land west
of the Kanawha River) include DVD (Downtown Village District
- historic district centered along Capitol Street), R-O (residentialoffice), C-10, R-6 (medium density residential), R-10 (mixeduse), C-8 (village commercial), R-8 (high density residential),
C-4 (neighborhood commercial), and I-2 (light industrial).
According to the Zoning Ordinance, the CBD is “intended to be
a compact, densely developed and well-defined area having
a strong pedestrian orientation and urban character that is
compatible with surrounding neighborhoods.”

16
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Zoning
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EXISTING LAND USE
Figure 5 depicts existing land uses within
the Urban Renewal Plan boundary. The
land use patterns within the boundary
are established and reflect historic
growth and development patterns as it
relates to the two rivers and formation
of a central business district. As might
be expected, the primary land use within
the boundary is office/commercial. As
shown, the majority of housing is located
within the near West Side and proximate
to the east side of the Elk River (the
housing located near the Elk River is
primarily multi-family housing). There
are a few pockets of light industrial land
located south of the Kanawha River,
north of the Appalachian Power Park,
and north of the Elk River near the I-77
interchange.

18
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Figure 5. Land Use Map
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PUBLICLY OWNED LAND
Figure 6 shows publicly owned land
located within the Urban Renewal
boundary. This includes land owned
by federal and state agencies, as well
as land owned by the county, City of
Charleston, and the Charleston Urban
Renewal Authority. The location of
publicly owned land is significant for a
few reasons. In some cases, it allows
the public entity to encourage private
development/redevelopment by writing
down the cost of land for potential
projects. Publicly owned land can also
be used to strategically target feasible
and desired land uses within the existing
framework of the downtown district.
Later in the report we will outline catalytic
projects for a few of the strategically
owned public properties.

20
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Figure 6. Publicly Owned Land
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PARKING LOCATIONS
Parking locations, both surface lots and
parking garages, are depicted in Figure
7. As noted, there is an abundance of
parking locations scattered throughout
the area. Parking management
techniques are detailed later, including
the potential for strategic shared parking
facilities and the incorporation of street
front commercial space within existing
parking garages. In some cases parking
garages act as a barrier for pedestrians.
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Figure 7. Charleston Parking

Charleston Urban Renewal Authority | Strategic Urban Renewal Plan for Downtown Charleston, Near East End and Near West Side Districts

23

VACANT STRUCTURES AND PARCELS
Vacant buildings and parcels are
shown in Figure 8. Within the strategic
plan boundary, approximately 6% of
buildings are currently vacant. Beyond
the boundary, many other areas of
Charleston are experiencing a much
higher rate of vacant buildings, such
as residential areas of the West Side.
Vacant properties can be a threat to
public safety, as squatters often use
structures for illegal activity. While
vacant buildings can sometimes
present a challenge in terms of clearing
ownership and tax lien issues, they
also present an opportunity for strategic
redevelopment. Occupying vacant
parcels and structures allows the city to
fills gaps and connect the urban fabric of
the city.

24
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Figure 8. Charleston Vacant Structures and Parcels
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3.0 Market Snapshot
DOWNTOWN RESIDENTIAL MARKET
The potential for housing in the downtown market is based on
the 2015 report completed by Bowen National Research. Based
on the findings outlined in the report, the downtown market can
support between 67 and 133 affordable rental units (households
earning less than $40,000 annually) and between 128 and 257
rental units for households with incomes over $40,000. This
indicates that there is an upside to the total amount of units that
are supportable downtown, reflecting, in part, modest population
growth in the region. As shown below, there are a total of 62
market rate units coming on line in the downtown area, with an
additional 45 affordable units proposed.

■■ Sheraton Four Points - The top two floors of the Sheraton Four
Points include high-end condominiums selling for about $300
per square foot and six of the eight units have been sold. BBL
Hospitality purchased the hotel in September of 2011 for about
$5 million and it is Starwood’s first in the state of West Virginia.
The units are built out to specifications of the owners and the
amenities of the hotel are available to the owners.

As might be expected, the likely market for these units is singles,
couples, young professionals, and empty nesters. Due to the
likely demographic profile of downtown residents, target housing
units would include smaller units (one to two bedroom) and ADA
compliant units that might fit the needs of some of Charleston’s
aging population.

■■ There is scattered infill housing located throughout the
downtown area (816 on Kanawha Boulevard is a six-story
adaptive reuse which includes ten loft-style apartments).

As mentioned earlier, the residential market is slowly evolving in
the downtown central business district. New projects coming on
line include:
■■ Park View Lofts – Located on Smith Street near the
Appalachian Power Park, the project includes the
adaptive reuse of the Kyle Furniture warehouse into 14
condominiums. The developer is Pison Development and
units are priced at about $250,000.

28

■■ Charleston Edge Apartments – Thirty units are proposed at the
northeast corner of Capitol and Donnally streets. The units
would be targeted to young professionals, providing affordable
housing, assisted in part by sponsorship from participating
employers.

■■ Shrewsbury Village Apartments – This is a 32-unit tax credit
senior rental property, with the first floor being occupied by
market rate tenants.
■■ Thomas Patrick Maroney Unity Apartments – This complex
will provide 13 subsidized units for people with disabilities.
The apartments will be operated by Human Resources
Development and Employment with the West Virginia AFL-CIO.
■■ The Virginian Downtown Residences – Located at 814 Virginia
Street East, the Virginian is a 15 unit residential condominium
development consisting of 3 floors of build to suit space ranging
from 1000 to 1700 SF. Prices are expected to range from
$174,000 to $308,000.
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The current inventory of for sale housing located in the downtown
market is limited. As a result, the housing study forecasts that
there is potential demand for between 65 and 130 for-sale units
priced over $100,000. There is also a reported demand for senior
care housing (assisted living and nursing homes) in the downtown
central business district.
DOWNTOWN OFFICE MARKET
The Charleston commercial office market has recently suffered
from the downsizing of energy-related firms. The Class A office
buildings located in the city reported a vacancy rate of 15.5%
in April of 2015, an improvement from the 16.2% reported in
November of 2014. This translates to total available leasable
space of 153,666 square feet. Laidley Tower was one of two
Class A buildings which experienced an increase in vacancy
over the last quarter, with a current vacancy rate reported at a
relatively high 38%; the tower is currently in receivership, with
Colliers International managing the tower in the interim. The
new MVB Bank recently opened, with 14,000 square feet still
available for lease (the total building size is 30,000 square feet).
DOWNTOWN RETAIL MARKET
A downtown retail study was completed for Charleston in
2015. Following are some of the major conclusions and
recommendations from the analysis.
Rendering courtesy of ZMM Architects
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PLACEMAKING AT SELECTED NODES
The retail environment in downtown Charleston continues
to evolve and grow, with certain locations benefitting from
enhanced public realm improvements and dedicated property
owners. New infill retail businesses should be encouraged and
implemented in vacant or underutilized buildings and in new
buildings connecting retail nodes:
■■ Brawley Walkway – Connection from Charleston Town Center
to Capitol Street
■■ Quarrier Street east of Hale Street to Dunbar Street
■■ Smith Street north of Appalachian Power Park and west to
Capitol Market
■■ Street Frontage Surrounding Town Center Mall (Quarrier,
Washington, and Clendenin streets)
■■ Capitol Street south of Quarrier Street

30
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■■ Brawley Walkway – Connection from
Charleston Town Center to Capitol
Street
The Shonk Building is currently
underutilized and limits connectivity
within the downtown district. As funding
is made available for the streetscape
improvements leading to Slack Plaza,
physical improvements to the public
space would help create a more
desirable pedestrian environment for
pedestrians traveling from the city
center to the Town Center Mall and
other destinations to the west. The
redeveloped Slack Plaza area may
provide an opportunity for food trucks
serving nearby downtown employees.
Food trucks offer an opportunity for
new restaurant ideas to be tested, also
offering a less expensive way to start a
new restaurant concept.

transforming ideas into reality©

Shonk
Building

Slack
Plaza
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Brawley Walkway Master Plan
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■■ Quarrier Street East of Hale Street to
Dunbar Street
This corridor represents a logical
extension from Capitol Street, with
some established retail tenants (Purple
Moon, Uncork and Create and the
Blossom Dairy). This corridor can also
help form an important link between
downtown and the Clay Center, as
well as a strategy for a key block
that includes a substantial amount
of publicly owned land (the formerly
planned library site). If a new mixeduse development were to be developed
at the site, it is critical that store front
retail, as opposed to commercial office,
be built along the Quarrier Street
frontage. Because of its proximity to
the Clay Center and the existence of
the Quarrier Diner, this may present a
logical location for another specialty
restaurant cluster (in addition to those
located along Capitol Street). Other
potential retailers serving downtown
workers include personal services. This
location may also offer the potential for
shared restaurant space, or a type of
restaurant incubator.

34
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■■ Smith Street North of Appalachian
Power Park and West to Capitol
Market
Many retailers require a significant
amount of new downtown households
before they consider opening a
new store in a downtown district.
Imagine Charleston targeted the area
near Appalachian Power Park as
a potential catalyst for new mixeduse development south of Smith
Street, adjacent to the ball park to the
west. As a long-term strategy and as
redevelopment occurs in this area,
it is important that street front retail
be developed along the south side of
Smith Street, connecting the ball park
and new housing/retail development
across from the ballpark with Capitol
Market. Streetscape enhancements
within the two blocks will be needed to
complete this connection.
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■■ Street Frontage Surrounding Town
Center Mall (Quarrier, Lee and
Clendenin streets)
The street frontage surrounding
Town Center Mall along Quarrier and
Clendenin Streets offers an opportunity
to further connect downtown and the
mall to the Civic Center and Municipal
Auditorium. There is an increasing
trend in parking garage development
that focuses on integrating the garage
with the surrounding area, especially in
urban settings. Long term, there may
be an opportunity to integrate ground
floor retail into the parking garages
surrounding the mall.

36
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■■ Capitol Street South of Quarrier
Street:
The two blocks of Capitol Street
located south of Quarrier Street lack
the continuous retail frontage that is
typical north of Quarrier, due in part to
first floor office locations. However,
there are also some vacant infill
locations that should be targeted for
new retail development. New infill retail
locations would also create a natural
walkway and destination from Haddad
Riverfront Park. While there are
plans to renovate/relocate the library,
it is important that the existing library
building continue as a critical anchor for
this block of Capitol Street. Potential
infill tenants include moderate price
point apparel/accessories, additional
fast/casual restaurants for downtown
employees, the growing active wear
segment and potential for e-commerce
to set up physical stores.
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THE POTENTIAL FOR A DOWNTOWN GROCER
A population of between 10,000 and 12,000 residents within the
total trade area is required to support a typical supermarket of
50,000 to 60,000 square feet. Typical supermarket trade areas
extend about 2 ½ to 3 miles from a specific site, depending
upon the competitive environment. It is estimated that there
are currently 46,447 residents living within three miles of the
project site. This resident base is forecast to decrease slightly
to 46,142 by 2020. While the grocery store market is relatively
competitive with four traditional grocery stores located within
three miles of the project site, there may be an opportunity
to capitalize on the absence of a grocery store in the East
End. A new food store would also fill a void given the lack of
convenience shopping opportunities in the downtown area. A
small scale local or regional grocer that serves both daytime
employees and residents living in the downtown market (east of
the river) would be optimal.

Existing Supermarket Competition, Downtown Charleston

38
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SUPPORTABLE RETAIL SPACE
There appears to be growing investment in the downtown
area and a need to continue to foster that growth since the
infrastructure is already in place. However, residential growth is
occurring slowly and will not drive sufficient new retail demand
in the short to medium term. It is most useful to think of the
amount of supportable retail space in terms of logical locations
for new infill, as described above. Continued development of
retail along the identified corridors will help create a downtown
destination, increasing the ability to attract residents from
beyond the typical retail trade area, especially if there is a
concentration of restaurant offerings and local or regional
retailers. In general, a destination retail concentration includes
between 150,000 and 200,000 square feet of retail. With
approximately 32 retailers and 31 food service tenants located
in the downtown area, we estimate that there is approximately
140,000+ square feet of active retail in the central downtown
area today (excluding Charleston Town Center Mall), again
emphasizing the need to infill strategic locations to create an
easily walkable continuum of retail space.
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4.0 Downtown Access
CONSIDER PEDESTRIAN FRIENDLY STREET IMPROVEMENTS
In some respects, traffic flow through the Charleston Central
Business District is not pedestrian friendly, primarily due to oneway traffic operations and excessive street width. The following
short-term strategies can help alleviate some of these issues.
We recommend that these interim strategies begin with city and
county owned streets.
■■ Restripe Washington Street from Dickinson to the Elk
River from its current four lanes to two lanes, with parallel
parking on both sides. Currently, the block from Leon
Sullivan to Dickinson is two through lanes with parking on
both sides. At Dickinson, it converts to four through lanes.
These one-way blocks through downtown can function with
two through lanes and parking. State permission will be
required for these improvements.
■■ Restripe Lee Street as was done with Washington. Lee
Street is four lanes from the Elk River to Laidley, then
becomes three lanes due to width. Unlike Washington,
Lee Street does not have parking in the block from
Dickinson to Leon Sullivan.
■■ Restripe Quarrier Street from Laidley to the Elk River from
its current three lanes plus parking and four lanes only
(beginning at Court Street) to two lanes with parking on
both sides.
■■ Virginia Street now converts from four lanes with no
parking, to three lanes with no parking and eventually
to two lanes with parking. From the Elk River to Court,
it is recommended that Virginia Street become two
through lanes with parking on both sides. From Court
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to Capitol, two through lanes with parking on one side is
recommended. Points to the east of Capitol should remain
as they are.
■■ Increase curb side parking in the core area by decreasing
the amount of curbside area devoted to loading zones,
especially in the busier restaurant and retail areas. Large
areas are devoted to loading exclusively. Loading areas
should be re-evaluated and placed strategically where
needed. Loading areas which are no longer needed should
be metered for visitors. Also, rather than limit loading areas
to that use 12 or 24 hours per day, sign these areas “15
Minute Pick-Up/Delivery Only”.
RECONSIDER ONE-WAY STREET CONFIGURATIONS
Many communities across the country have reconfigured oneway streets to two-way configurations, in part because oneway streets can have a negative impact on urban retail streets
and also on residential properties since they limit access and
encourage faster driving through downtown streets. Longterm, the City of Charleston should reconsider the one-way
street configurations existing in the downtown district.
Successful downtown main streets typically enjoy significant
pedestrian traffic with car operating speeds of less than 20 miles
per hour. One-way streets, especially one-way road pairs of
10 to 15 blocks in length, tend to encourage higher operating
speeds (about 35 to 40 miles per hour) and many more turning
movements.
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The creation of one-way pairs as a solution to traffic congestion
in cities large and small was developed for several reasons
(real or perceived). Mostly, they had to do with accommodating
cars during rush hour. One way streets could effectively extend
the stacking and access to the interstate deep into the city as
the downtown office population left en masse for the suburbs.
Additionally, one-way streets could create a uniform left turn in
the left lane (removing this ‘friction’ from traffic movement) and
allow the other lanes to be increased in speed.
Unfortunately, one-way streets made the cities less intuitive
and navigable. Motorists would have to ‘go around the block’ to
get where they want to be, creating extended trips and traffic
impacts on secondary streets. This further exacerbated the
perception of downtown as being a place that was hard to get in
and out of, hard to navigate and generally inconvenient.
Downtown Charleston is a good example of a downtown district
which appears to be ideal for conversion. Since existing traffic
volumes are not excessive, a conversion to two-way streets
should not increase congestion to a level which is unacceptable
for motorists. Also, since existing street widths are generous,
conversion should allow for maintaining, or even adding, onstreet parking in some cases.
Considerations: A traffic study will need to be completed in
order to determine if two-way traffic conversions are possible.
Issues to consider include the following:
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■■ Street jurisdiction: If the impacted streets are state
controlled, it will be necessary to get approval to make
the conversion through the West Virginia Department of
Transportation.
■■ Street width: The minimum with requirements for a twoway street operation may vary based on street ownership
(e.g. state road versus a locally owned road), parking,
and pedestrian components (both bike and pedestrian
paths). For example, roadway widths as prescribed by the
complete streets concept may include (along a walkable
commercial corridor) 10’ to 11’ lane widths, 10’ sidewalk
widths, 6’ bike lanes, and 8’ on-street parking lanes.
■■ Peak Hour Traffic: Peak hour traffic needs to be
considered since circulation will be impacted. It is
assumed that it will not be a major consideration in
Charleston given existing roadway capacity in the
downtown area.
■■ Adjacent Building Use: Streets with a significant amount of
retail frontage are considered priority candidates for twoway street conversions. Other potential difficulties arise
when a parking garage is located on a converted street.
Parking garages which have been designed for one-way
streets may require redesign to accommodate the new
configuration.
■■ Regional Transportation Network: Two-way street
conversions also impact the broader regional street
network. For example, if an interchange functions within
the one-way system, it may be difficult to convert to a new
two-way street.
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Virginia Street in Downtown Charleston, a potential candidate for conversion to a two-way street.
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Figure 9. One Way Street Locations, Downtown Charleston
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ADDRESS PARKING ISSUES HOLISTICALLY
Parking is oftentimes cited as problematic in downtown
Charleston. Shortcomings include inefficient parking garages (in
terms of the location of transient spaces), an inefficient parking
meter system, limited reduced parking costs during evening
and weekend hours, and poor signage. The city currently has a
parking director that oversees operations of the public parking
facilities. It is our understanding that the parking meter system
in the downtown area will be modernized in the near future.
A key element of successful downtown management includes
the role parking plays in the overall process to encourage
investment and redevelopment. Important objectives of a
parking program include:
■■ Improve public perception of parking access and
convenience
■■ Ensure the most convenient spaces are available to
customers and visitors
■■ Improve both visitor and employee parking options within
the core
■■ Design parking facilities that enhance the urban fabric
While sound operation and maintenance are essential to an
efficient parking program, they should not be confused with the
overall value that can be derived from effective management
supporting the economic generators. The mix of land uses,
along with quality urban design, generate the activity, energy,
and economic vibrancy that create an exciting and successful
Central Business District. Thus, a well-managed parking
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system will support the retail customers’ needs, convention and
hospitality visitors, in town residents, as well as the downtown
workforce. We suggest that the city initiate a public/private
downtown parking oversight committee to plan and help manage
the availability of parking for visitors to downtown.
BIKEWAY PLANS
A Bike and Trail Master Plan was recently completed for the City
of Charleston. The intent of the plan is to safely link all parts of
Charleston with a bike path system, including both short-term
and long-term strategies. The plan reflects an assessment
of existing conditions and networks, as well as input from the
public. While the proposed bicycle and trail network is still under
review, we recommend the following key bikeway improvements
as it relates to links within the Urban Renewal boundary:
■■ The addition of bicycle lanes along Virginia Street as the
street enters the downtown district and extending to the
East End. The Bike and Trail Master Plan recommends a
cycle track, or a bike lane that is physically separated from
the automobile lane and the curb.
■■ The addition of bicycle lanes along Kanawha Boulevard as
it crosses through the area lying within the Urban Renewal
Boundary. As with Virginia Street, the Bike and Trail
Master Plan recommends the construction of a cycle track
along Kanawha Boulevard. These improvements could be
completed in conjunction with decreasing the width of the
automobile lanes along the Boulevard.
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Figure 10. Proposed Bike Routes, Downtown Charleston
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PARKING GARAGE AND SURFACE
PARKING IMPROVEMENTS
■■ Revisit the location assignment
of reserved spaces in public
garages, including committing
more parking spaces for
transient parking on the lower
levels of public garages. The
City should also introduce time
limits, such as meters, on the
first floors, again encouraging
long-term parkers to use the
upper floors for parking.
■■ Institute a consistent parking
validation program for both
public and private parking
facilities. If possible, surface
lot and structured parking
should be free, or nearly free,
during the first two hours of
use for visitors.
■■ Experiment with leaving
garages open so that those
persons visiting downtown after
hours will not fear being locked
inside and therefore park on
the street. Security can be
handled by limiting pedestrian
entries after hours and other
security enhancements.
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ON-STREET PARKING
■■ Upgrade meter technology to make it more user
friendly (including payment by credit card) - particular
consideration should be given to a License Plate
Recognition enforcement system to monitor time limit
parking and permit parking.
■■ Adjust parking rates to reflect the value of on-street
parking and to discourage employees from parking in front
of their businesses, while encouraging parking in garages.
This could be accomplished by increasing meter rates in
line with other similarly positioned communities. While
a parking study can confirm realistic rates, it may make
sense to consider increasing rates to $1.00 per hour in
the downtown district and to offer free parking after 6:00
PM and on weekends. Simple enforcement of time limits
at parking meters will also encourage long-term visitors
and employees to park in parking garages instead of at
desirable on-street parking spaces.
■■ Meter rates should also reflect adequate time allowances,
with a one hour time limit in the busiest areas of downtown
(instead of 15 and 30 minute time limits).

east/west streets will do the same.
■■ In some cases, the amount of space devoted to loading
zones in the Central Business District is excessive. All
loading areas located within the CBD should be analyzed
in terms of need, with those zones that are not needed
converted to additional on-street parking. Also, rather than
limit loading areas to 12 or 24 hours per day, sign these
areas as “15 Minute Pick-Up/Delivery Only”.
POLICY CHANGES
■■ The City should consider updating land use codes to
adjust how parking requirements are calculated, specifying
shared hour parking opportunities, and allowing fee- inlieu of providing on-site parking for preferred land uses
such as mixed-use projects and adaptive reuse of historic
buildings in areas that now require parking be provided.

■■ There are ways to easily increase the number of onstreet
parking spaces in the downtown area. Some wide
downtown streets could be striped to accommodate
more curbside parking. A parking study (defined below)
could identify streets which have sufficient width to add
on-street parking. Two eleven foot travel lanes and an
eight foot parking lane, when implemented on the north/
south streets, will create many additional parking spaces.
Likewise, turning a travel lane into a parking lane on the

Charleston Urban Renewal Authority | Strategic Urban Renewal Plan for Downtown Charleston, Near East End and Near West Side Districts

49

gaiconsultants.com/communitysolutions

transforming ideas into reality©

DOWNTOWN PARKING 					
STUDY
--

Providing sound parking management is an important
focus in support of a comprehensive development program
for downtown. A detailed parking study is recommended
with a scope that should address at least the following:
1.0	Overall parking supply, effective supply and
demand by subareas
2.0	Adequacy of parking, length of stay, survey
enforcement
3.0	Maximizing existing resources, on street and off
street parking
4.0	Walking distance from facilities
5.0	Review of parking policies and practices
6.0	Technology options – single space smart meters,
multi-space meter options
7.0	Wayfinding signage: time limits signage, directional
signage, destination signage
8.0	Overall assessment of land use policies relating to
accommodating parking.

In summary, the parking system should be an integral part of
downtown’s “infrastructure” supporting land uses, development
opportunities, and as a tool to leverage future investments.
Integrated into the overall management of downtown’s livability,
parking is a critical tool to Downtown Charleston’s economic
viability and the perception of the area by visitors.
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DESIGN AND INSTALL WAY FINDING SYSTEM FOR
PARKING AND DOWNTOWN DESTINATIONS
The City of Charleston currently has a Wayfinding Commission
which consists of eleven voting members (appointed by the
Mayor and confirmed by the Charleston City Council). The
Charleston Wayfinding Commission was initiated in 2002 and is
part of a larger economic development and marketing program
for the region. The Commission is charged with, in part,
creating and managing a directional sign system for residents
and visitors to the city, including destination signage, logos for
districts, and banners located within the public right-of-way. It
is recommended that the Wayfinding Commission continue
efforts to cohesively address wayfinding issues within the Urban
Renewal area.
Wayfinding in the downtown district can be confusing at times,
especially as it relates to locating public parking facilities. A new
wayfinding system should be articulated for the urban renewal
district. This can include the following:
■■ Develop a vehicular and pedestrian wayfinding system for
destinations throughout the downtown;
■■ Develop a wayfinding system that will create an overall
identity for the City, that is compatible with its historic
character, and that will also help to differentiate existing
and emerging districts;
■■ Provide signage that will direct visitors to parking lots and
garages;
■■ Reduce visual clutter and increase consistency of City
signage;
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■■ Promote walking, biking, and use of mass transit;
■■ The comprehensive wayfinding signage system
should address the following key areas:
■■ City Gateways
■■ Commercial District Gateways
■■ Destination Directional Signs (to include historic
districts and sites)
■■ Destination Identity Signs

Charleston Wayfinding Graphics (left to right): East End, Downtown, West Side

■■ Parking Directional Signs
■■ Parking Identity Signs

Above - Charleston Gateway Sign

Above - Example Design Standards Visual Palette
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5.0 Redevelopment Approach

■■ A
 ddress the potential for a
Business Improvement District in
the downtown urban core
■■ E
 nhance the downtown retail
environment

■■ S
 upport other key redevelopment
projects
■■ L
 ook at incentives to encourage
first floor retail in commercial
buildings along key corridors

■■ P
 rovide incentives for the
retention and recruitment of
businesses in the urban core
■■ E
 stablish funding and
development partnerships
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5.0	Redevelopment Approach
ADDRESS THE POTENTIAL FOR A BUSINESS
IMPROVEMENT DISTRICT IN THE DOWNTOWN URBAN
CORE
Many downtown districts provide retail recruitment activities
through a business improvement district (BID) or similar
organization devoted to marketing of the downtown area.
In discussion with staff and certain downtown stakeholders, it
is apparent that there are resources being applied to a variety
of center city issues. The breadth of these issues include
parking access and mobility, security, maintenance, planning,
development and redevelopment, business recruitment and
retention, special events, marketing, the homeless as well as
arts and cultural, and educational.
Significant investments already funded or in some stage of
planning or implementation include the renovation of the
Charleston Civic Center, redevelopment of Slack Plaza,
development of a new library, additional streetscaping and the
initiative to develop more residential units.
While impressive as a list of projects and programs, it is evident
that many of these initiatives are single-focused, proceeding
with little awareness or coordination of other projects. There
does not appear to be a forum in which the various projects and
programs can be vetted to determine if resources can be better
leveraged to maximize impact, particularly as they relate to the
Imagine Charleston visioning effort.
A recommendation of this study is to convene the various
downtown stakeholders to discuss organizing the overall
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management of downtown’s future development under a single
umbrella entity responsible for being the “keeper of the vision”
for downtown Charleston. Numerous such organizations exist
throughout the United States and Canada. These entities take
on many forms – some are purely public, depending on local
organizational structures and funding resources. The common
trait is the focused efforts to enhance the economic viability of
their center cities.
A recent workshop sponsored by the Charleston Area Alliance
highlighted the advantages of one such structure known as a
Business Improvement District (BID). This type of organization
and its funding are allowed under existing West Virginia
legislation. While Morgantown is currently the only approved
BID in West Virginia, and fairly limited in scope and scale, there
are numerous examples of downtown organizations that excel
in providing the comprehensive oversight to leverage resources.
These BID’s provide creative leadership, implement existing
projects, and advocate and guide investments that lead to
Central Business Districts where people want to live, learn, work
and play. Exemplary organizations can be found in: Raleigh,
and Charlotte, North Carolina; Columbia, South Carolina;
Louisville, Kentucky; Nashville, Tennessee; Philadelphia,
Pennsylvania; to name just a few. The nature of management
responsibilities of these organizations varies from city to city.
Their role is to assist in guiding investments, whether public
or private, and address adopted development plans for center
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city neighborhoods. Meshing public and private resources to
maximize capital is the backbone of most of these management
organizations.
In Charleston, consideration should be given to bringing
representatives from Charleston Main Streets, the Charleston
Area Alliance, the Charleston Urban Renewal Authority, the
City’s parking system, the Charleston Mall representatives,
the Capitol Market, and key business owners, retailers and
property owners together to discuss how an organization can be
established to better manage the overall implementation goals of
Imagine Charleston and of this plan.

Example of urban infill - Graphic courtesy of MKSK, Imagine Charleston, August 2013
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ENHANCE THE DOWNTOWN RETAIL ENVIRONMENT
As mentioned earlier, it is estimated that there is approximately
140,000+ square feet of active retail in the central downtown
area today (excluding Charleston Town Center Mall), again
emphasizing the need to infill strategic locations to create an
easily walkable continuum of retail space.
Figure 11, page 57, depicts key retail infill locations in downtown
Charleston based on existing strengths and connections to other
key downtown anchors, such as the Clay Center, Capitol Market,
Civic Center, and Appalachian Power Park. We have assumed
that about 49,000 square feet of retail could be added to these
strategic locations based on the following assumptions:
■■ Capitol Street south of Quarrier Street: Approximately
9,000 square feet of space could be supported based on
infill of existing vacant space.

also recommend enhancements at the Capitol Market,
which is currently at 100% capacity. The recommended
enhancements include an extension of the market at the
west end of the building, to potentially include additional
vendors and outdoor seating for visitors. We have estimated
the potential for approximately 13,000 square feet of new
retail space along the south side of Smith Street between
Leon Sullivan Way and Brooks Street. This is a longer
term potential and assumes redevelopment of the block as
targeted in Imagine Charleston.
■■ Street Frontage Surrounding Town Center Mall (Quarrier
Street): We have assumed the possibility of some small
scale retail (about 5,000 square feet) incorporated into the
parking garage along Quarrier Street. As with Smith Street,
this is assumed as a long-term strategy.

■■ Brawley Walkway – Connection from Charleston Town
Center to Capitol Street: It is estimated that about 8,000
square feet of new retail space could be supported along the
walkway, including new retail space at the existing Shonk
Plaza building and also along the streetfront for the building
located at 170 – 178 Summers Street (currently a CURA
redevelopment property).
■■ Quarrier Street east of Hale Street to Dunbar Street:
There is an estimated 14,000 square feet of retail infill space
along this corridor, including the potential for streetfront retail
along the north side of Quarrier Street between Dickinson
Street and Leon Sullivan Way.
■■ Smith Street north of Appalachian Power Park and
west to Capitol Market: As part of this strategy, we
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Figure 11. Potential Retail Infill Locations
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SUPPORT OTHER KEY REDEVELOPMENT PROJECTS

Appalachian Power Park Area
As previously identified in Imagine Charleston, the area west of
Appalachian Power Park represents an opportunity for potential
commercial and residential redevelopment.
■■ P
 rovides an opportunity for more urban living opportunities
in the area,
■■ Provides connections to the nearby warehouse district,
■■ P
 rovides opportunities to incorporate open space into the
urban fabric,
■■ O
 ffers the chance for new mixed-use development west of
the ballpark,
■■ L
 everages Clay Center, African-American Heritage District,
Charleston Area Medical Center, and ballpark.
In addition to the public redevelopment projects outlined above, this
Plan also encompasses other public improvements which should be
implemented in order to leverage new development within the urban
renewal area. The following projects are recommended as either
public initiatives or public/private efforts:

Capitol Street Improvements
In order to provide a pedestrian friendly environment from the
existing Capitol Street retail node to Capitol Market (and in
accordance with Imagine Charleston), improve paving, lighting,
signage and landscape buffers along Capitol Street from
Washington Street to Smith Street.
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Downtown East/West Gateway at Virginia Street and Lee
Street
As renovation of the Civic Center continues, redesign of Virginia
Street as it crosses the Elk River and provides an entry point to
the downtown center is a priority. Streetscape and public realm
improvements along Virginia Street will provide a critical link with
the rest of the downtown area.

Downtown North/South Gateway at Leon Sullivan Way
Leon Sullivan Way provides access to downtown from Interstate
64/77. Currently, the elevated entryway (one way towards the
Kanawha River) enters the city near Washington Street, however,
the streetscape and corridor at the entry point is nondescript. A new
entry feature/wayfinding would help motorists better navigate the
downtown area.

Road and Streetscape Improvements along Quarrier Street
Similar to Virginia Street, better pedestrian and bike connectivity
along Quarrier Street is important, specifically as it extends from
Court Street to the Elk River. Streetscape improvements along
Quarrier Street will also help provide connectivity with the west side
of downtown and continuity as the street extends east from Capitol
Street.

Road and Streetscape Improvements along Washington
and Lee Streets
Streetscape improvements along Washington and Lee Streets will
help provide connectivity with strategic parts of downtown, including
Charleston Town Center and major office buildings. The two
streets also provide important east/west connections throughout the
downtown district.
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Figure 12. Key Redevelopment Projects
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LOOK AT INCENTIVES TO ENCOURAGE FIRST FLOOR
RETAIL IN COMMERCIAL BUILDINGS ALONG KEY
CORRIDORS
Consider requiring first floor retail in any building which is being
developed/redeveloped within the urban renewal district (DVD,
CBD zoning district). In order to ensure that the space is leased,
it is suggested that the retail requirement be time limited (e.g. if
the space is not lease within six months from occupancy, other
uses would be permitted in the space).
PROVIDE INCENTIVES FOR THE RETENTION AND
RECRUITMENT OF BUSINESSES IN THE URBAN CORE
Expand existing incentives to property owners and businesses
to encourage new investment, recruit new and retain current
businesses. These incentives can include administrative,
regulatory, financial, or infrastructure assistance to leverage
resources for projects addressing CURA goals and objectives.
ESTABLISH FUNDING AND DEVELOPMENT PARTNERSHIPS
Acknowledging that increment resources alone will not be
sufficient to implement all of the desired improvements,
partnerships with the County, other public funding agencies,
non-governmental organizations, and the private sector should
be sought to leverage CURA assets as part of the overall
redevelopment strategy.
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Example of first floor retail along key corridors - Summers Street Garage, Charleston
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6.0 Financing Opportunities

■■ Identification of land to be redeveloped
■■ Financing opportunities
■■ Special assessments
■■ Other funding gap measures
■■ Conformance with comprehensive plan

gaiconsultants.com/communitysolutions

transforming ideas into reality©

6.0 Financing Opportunities
IDENTIFICATION OF LAND TO BE REDEVELOPED

Land Assembly and Demolition

Obligations of Purchasers of Project Area Land

The Authority will encourage the acquisition, demolition, and/
or reuse of those properties, which, by virtue of their location,
condition, or value no longer function at their highest potential
economic use or have a negative effect on revitalization efforts.

Land assembled and/or owned by CURA and sold to public or
private interests will be developed consistent with the objectives
of the Redevelopment Plan. CURA will review and approve site
plans, design development plans, and final working drawings
for properties purchased. The land purchasers will also be
obligated to complete improvements to the property within a
reasonable time frame. The property purchased from CURA
will not be transferred to another interest prior to completion of
construction of the project without first securing approval from
CURA.

Properties to be assembled and/or redeveloped include the
three catalytic sites identified in chapter 7.0. In addition, one
other priority area has been identified earlier in chapter 5.0,
Figure 12, near Appalachian Power Park
In these designated areas, the Authority will have the ability to
work with public and private agencies to facilitate redevelopment
on the land, including soliciting development partners for
redevelopment.
The Authority will also have the ability to formulate and adopt
policies and incentive programs to encourage the private sector
to participate in redevelopment projects and programs at the
identified sites.
The Authority will have the ability to utilize available public and
private resources through the redevelopment process, acquire
land (if needed), master plan, design, and construct new
development.

Provisions for Treatment of Existing Structures
There may be structures located within the urban renewal area
that are in need of improvement. In order to further encourage
redevelopment efforts, CURA will be able to encourage and may
require owners to adhere to the following standards:
■■ The exterior of buildings should be maintained and in good
repair as specified in the applicable City of Charleston codes.
■■ Existing signage should be maintained in good repair. Signs
which have excessive wear and tear will be repaired or
replaced. Signs advertising businesses no longer at that
location should be removed.
■■ Areas utilized for loading and trash storage will be screened
from public view.
■■ Parking structures should have screen walls or landscaping so
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that cars are not viewed from the street.
■■ Surface parking lots should be maintained and free from
debris, and have appropriate landscaping.

Timing
The initiatives and provisions stated in this Urban Renewal Plan
will remain in effect from the date of approval by the City Council
of the City of Charleston, West Virginia, until January 1, 2036.
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Partners may include the West Virginia Department of
Transportation, the City of Charleston Planning Department,
among others.
2. Work with the City to augment capital budgets through
the use of increment financing and other funding sources
for infrastructure improvements such as water, sanitary
sewer, electrical, telephone, and cable. These supplemental
funds should be used for the design and construction of
infrastructure improvements to ensure capacity to meet
demand based on the future land use activities.
3. Work with area financial institutions to develop favorable
loan programs for private sector development and property
rehabilitation projects.

FINANCING OPPORTUNITIES

Increment Funding
A tax increment financing district has been established to
help finance improvements at the Charleston Civic Center.
The district includes an L-shaped area that surrounds the
Civic Center. Managed effectively, tax increment resources
can be leveraged to enable the undertaking of a substantial
portion of the public projects and also leverage private
sector improvements. Other downtown projects may present
opportunities for TIF, including improvements at the proposed
Library/mixed-use development block.

4. Undertake individual project pro forma analysis on proposed
development and redevelopment projects to determine
projected revenues and devise strategies to maximize the use
of these resources on a site-specific project or on an area wide
programmatic basis.
The key to the successful implementation of the plan will
ultimately be determined on the Authority’s ability to leverage
other resources, whether they are private or other public funds.
Below are other types of funding sources that may be utilized.

With this in mind, the following finance and management
practices should be employed.
1. Coordinate with appropriate City, County, State and other
public officials which may be sponsoring capital improvements
in the area to maximize the leveraging of agency resources.
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SPECIAL ASSESSMENTS

West Virginia Community Enhancement Act
The West Virginia Community Enhancement Act provides a type
of special assessment district which allows private landowners
to propose, construct and finance public improvements within a
community enhancement district. The Act establishes a process
by which the owners of at least 61% of the real property within
a proposed community enhancement district may petition the
governing body of a county or municipality for creation of a
district. A district board is formed to oversee management of any
improvements associated with the district. Potential projects are
varied and include road and sidewalk improvements, parking,
and stormwater systems. The board is responsible for entering
into agreements with the public entity for construction and/or
operation of the project and for raising funds by issuing and
selling assessment bonds.

Business Improvement District (BID)
Under the Business Improvement District Act, the governing
body of any municipality may establish one or more business
improvement districts within a municipality. The municipality may
provide for the administration and financing of additional and
extended services to businesses within the district and for the
administration and financing of a continuing program of services
within the district.
Once established, a BID can enhance the district through
beautification programs (e.g. new lighting and signs),
maintenance, marketing, providing additional public services
such as security, making payments on bonds issued by the
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municipality for improvements within the district, constructing
and maintaining parking facilities.
In order to initiate the development and designation of a
business improvement district, a petition must be filed, signed
by not less than four owners of commercial property in the
proposed district with an assessed value of not less than 51%
of the value of all commercial property in the proposed district.
After the petition is filed, a plan is prepared which details the
proposed district and a public hearing must also be held. If it is
determined that it is in the public interest to implement a BID,
an ordinance must be issued to complete the process. The
revenues collected within the BID may then be used to cover the
cost of projects within the district.
OTHER FUNDING GAP MEASURES
Other ways to fill the funding gap and improve overall project
feasibility include reducing development costs, reducing
operating costs, or reducing risk.
Development costs can be reduced through the use of
development subsidies, or grants. Project funding grants
typically originate at the state or federal level under the auspices
of various programs for infrastructure development, targeted
economic and development funds. Grants are often used
to fund a part of the project that is likely to produce public
benefits, such as parking facilities and infrastructure. Potential
federal grant and tax incentive programs include the New
Markets Tax Credit Program, Low Income Housing Tax Credits,
Historic Tax Credits, the Transportation Alternatives Program
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(offered through the Federal Highway Administration), and the
Community Development Block Grant Program (CDBG). It
should be noted that availability of resources may be dependent
on federal and state budget allocations, competitive applications,
and availability of local matching funds.

Development Block Grant funds are common sources of
targeted grants for development projects.

Support from local foundations or institutions should also be
solicited as a source for capital or operational program costs.
Some funds from these sources may require local sponsors.

Debt Financing

Site assembly and acquisition is a key up-front cost of
development projects, and since some of the catalytic projects
are located on public property, the write-down of land costs is a
viable option (for example, for attracting mixed-use development
to the Quarrier Street site).
Infrastructure is a key development hurdle and one of the most
effective forms of increasing project feasibility is through public
sector financing and construction of new infrastructure. Capital
Improvement Program funding is a traditional source of financing
for infrastructure, including improvements to the existing
transportation network.
Property taxes form one of the most important operating cost
categories. Although it can be politically difficult to implement,
tax abatement or tax exemption programs can be used to help
defray operating costs. In many cases, property taxes will be
phased in over time as the project becomes more successful.
A Business Improvement District, as described above, would
also help to lower some of the operating costs typically covered
by a project’s operating budget (e.g. marketing, advertising,
special events programming). At the local level, Community

Risk reduction techniques include streamlining the development
process.

This method essentially requires a community to sell bonds
or otherwise borrow money to be repaid from an annual
automatic lien on the general fund. Or a community can pay
for its infrastructure in the same way a person borrows money
to purchase a home. In both instances, the capital need is
immediate and high, the equity appreciation reasonably assured,
and the monthly or annual principal and interest payments
generally fixed. Like all forms of infrastructure financing, there
are some disadvantages and risks. This strategy should be
used wisely and with caution. One major risk is voter aversion
to approving bond issues, which may mean a future increase
in property taxes to insure revenues are available to properly
provide coverage of debt service requirements.

Leasing
Publicly owned land and buildings can be leased to developers
for projects. For the developer, this eliminates the need for
capital investment in land and buildings (or debt service on
money borrowed to finance the purchase land and buildings).
The public agency receives lease payments which are
deductible from the developer’s income tax. In some cases, the
lease may also include a purchase option.
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CONFORMANCE WITH COMPREHENSIVE PLAN
The Strategic Urban Renewal Plan for Downtown Charleston,
Near East End and Near West Side Districts is in conformance
with the Imagine Charleston Comprehensive Plan and the 2013
Downtown Charleston Redevelopment Plan (which is part of the
broader Comprehensive Plan). As stated in the Comprehensive
Plan, the vision includes:
■■ “Bring a progressive business culture to Downtown Charleston
through strategic real estate development, public/private
partnerships, professional management, business retention
and targeted business recruitment.”
■■ “Create an exceptional living environment in the urban core of
Charleston through significant improvement to the quality of
public spaces and the perception of safety while incentivizing
investment toward renovated and new housing development.”
This vision is consistent with the goals of the Urban Renewal
Plan, which include strengthening the downtown tax base
and providing necessary physical improvements to assist
in leveraging new private and public development and
redevelopment.
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Imagine Charleston, August 2013 - Courtesy of MKSK
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7.0 Catalytic Sites
INTRODUCTION

Support Development of Three Catalytic Sites
The strategic catalytic sites have been chosen as potential catalysts
for other investment in the immediate area. Regulatory, administrative,
financial, and infrastructure support should be given consideration
to enhance the development potential for those projects that would
enhance property values, increase downtown activity and livability, and
provide long-term anchors. These three sites include the following:
Quarrier Redevelopment Area, Virginia Street Gateway Corridor, and
West Side Square.

Design Principles
It is our firm belief that successful urban spaces share common traits,
which can be characterized by a select set of development principles.
Compatibility and simplified design solutions are usually the most
successful concepts when approaching development. Contextual
place making, multi modal design, pedestrian and vehicular circulation,
safety, signage, landscape, architectural as well as all components
of the right-of-way, the street and sidewalks must be designed with
this fundamental approach in mind. The City of Charleston is unique,
and has its own set of natural, environmental, historical, and cultural
influences that should be protected and enhanced through thoughtful
active and passive recreation opportunities, land management and
facility design. Creativity in the planning and design process can
provide vibrant downtown spaces which can accommodate a variety
of community or civic functions, all adding valuable contributions to an
area’s identity.
Based on what we have seen, heard, and discovered in other
communities where we have worked, we have developed a list of
design principles that we strive to adopt in every project, whether to
establish or reinforce community identity or character or to address
very real development issues.
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Strategic Development Approach
■■ Understand the programming and development needs and

considerations of the residents and business owners of Charleston.

■■ Draw from previously developed community plans and community
input collected to date.

■■ Develop a strategic action plan designed for phased implementation.
■■ Recognize existing community organizations’ capacities and
capabilities to implement the plan.

■■ Understand the motorized and non-motorized circulation needs and
considerations of the project and surrounding community.

■■ Utilize a “Complete Streets” approach to provide safe access for

pedestrians, bicyclists, motorists, and transit riders of all ages and
abilities to safely move along and across all streets.

Design for Sustainable Environments
■■ Preserve, protect, and enhance existing natural systems.
■■ Reduce energy consumption through traffic signal coordination, low
energy lighting, transit priority, and bike lanes.

■■ Reduce consumption of natural resources through use of recycled
aggregates, narrow traffic lanes, fewer light poles, and higherstrength concrete pavements.

■■ Reduce impacts to environmental resources through use of

stormwater infiltration, best management practices (BMPs), native
tree and plant selections, and porous pavement in parking lanes.

■■ Support healthy urban communities through use of trash and

recycling receptacles, noise-reducing pavement materials, pubic art,
and pedestrian refuges.

■■ Support sustainability during implementation through reclamation
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of demolition materials, use of renewable fuels for construction
equipment, use of locally-obtained materials, and a minimized
construction footprint.

■■ Ensure all aspects of the project address the future resources that

will be needed to operate and maintain future improvements in the
efficient and high quality manner that is expected.

Create a Pedestrian-Friendly Environment
■■ Provide accessible sidewalks that meet or exceed the Americans

with Disabilities Act (ADA) requirements throughout the project to
accommodate all segments of Downtown Charleston.

■■ Implement a hierarchy of pavement materials and widths that

cues the user to focal areas and accommodates and supports
programmed community events.

■■ Promote pedestrian circulation and discovery throughout the project
and along its edges.

■■ Balance and link development with open space opportunities.

Create a Safe and Secure Environment
■■ Design a place that is safe and secure day and night.
■■ Engage local safety services (fire, police, paramedic, etc.) to better
understand existing community issues that would be addressed,
improved upon, or eliminated in the new design.

■■ Encourage incorporating for immediate or future connection

surveillance camera feeds back to safety services and/or 911
emergency phones.
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Develop a Unique Community Character and Identity
■■ Capitalize on the unique character, qualities, and history of the City
of Charleston and the region.

■■ Respect existing streetscapes to provide continuity within the
neighborhood.

■■ Create coherent and harmonious development and streetscape.
■■ Select paving materials, site furnishings, plant materials, wayfinding
elements, and special features with the surrounding community
character in mind.

Address Maintenance and Operations Issues and
Opportunities
■■ Make sure all aspects of the proposed programmed development

address the future resources and commitments that will be needed
to maintain community improvements in the efficient and high quality
manner that is expected.

Develop Innovative Public-Private Partnerships
■■ Engage and partner with local organizations, businesses, and

community groups (i.e., historical society, chamber of commerce,
tourism, etc.).

Provide a Measurable Return on Investment
■■ Leverage community entertainment/performance facilities within the
development for economic impact year-round; and

■■ Integrate alternative development funding strategies, maintenance
and operations cost assessments, and additional return on
investment/revenue generation opportunities.
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Quarrier Street Redevelopment Area
Site Analysis

There is a significant amount of publicly owned land within the
Quarrier Street Redevelopment Area, offering the potential to
incentivize development by writing down land costs.
The site offers the potential to extend the commercial retail
frontage along Quarrier Street as it extends from Capitol Street.
Similarly, there is an opportunity to extend commercial street
frontage as it extends along Dickinson Street.
The Potential for a Library at the Site
A significant opportunity in downtown’s continued renaissance
rests with the development of a new library. How this project
is designed, what services are offered, and how it fits into
the Community’s civic vision will be key to its ability to be a
sustainable destination driver. Communities throughout the
country are undergoing reassessments of what the library of
the 21st Century will be and how best they can serve local
communities.

The Quarrier Redevelopment Area was identified in Imagine
Charleston as a potential catalytic development site. The plan
included a potential new site for the Kanawha County Library,
Dickinson Street (residential above retail), and office above retail
along Lee Street as well as residential above retail on Quarrier. The
development proposal also included a new parking deck and a new
plaza next to the Quarrier Diner.
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The library should become an integral part of reinforcing the
community’s economic, educational, social and civic health. It
is no longer a repository of information but a center for learning,
innovation, and creativity. It is a place to promote a better trained
and educational workforce, a place to gain access to a variety
of tools and resources, a place for the interaction of people
supporting the learning and civic needs of a community.
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If these basic tenets of the new dynamics of the knowledge
economy are the future, then downtown Charleston has the
opportunity to be on the cutting edge in providing a sustainable
model. This will require the creative design of both its physical
and virtual spaces to define the new library as a great public
place. Leveraging resources by jointly developing with other
economic or learning organizations should be explored. The
explosion of access to information has truly connected us all to
places and people throughout the world. How the Charleston
library of the future becomes a place that accommodates reading,
communicating, learning, playing, training, meeting and getting
business done will go a long way in helping reach Imagine
Charleston’s aspirations.
The library can become an anchor for economic development
and neighborhood revitalization. It strengthens social bonds
and community identity. It recognizes that people are not just
consumers of content but creators and civic activists as well. It
is no longer a nice-to-have amenity, but an essential element in
the community’s fabric. In summary the library facility should
have the technology that supports creativity and learning but also
“make places” where hands on training is promoted, meeting
rooms where individuals can create, larger spaces for public
engagement and discoveries.
There are several examples of new library prototypes being
developed across the country. Examples of such new spaces
can be found in the Hill Library in Charlotte, the Melrose Center
for Innovation in the main library, in downtown Orlando, as
well as other library facilities in Columbus, Ohio, and Denver

transforming ideas into reality©

Colorado. Locating library facilities with economic development
entities, museums, schools, universities or research centers are
all possibilities to leverage talent, space needs, and operational
resources.
Driving Park Library Branch – Columbus, Ohio
The Driving Park Library in Columbus, Ohio encompasses 15,000
square feet and includes a kindergarten readiness area, a teen
area which includes three smaller functional areas, including
areas devoted to film making, music, and digital art. Three new
meeting rooms include a smart board and a life skills room which
will teach a variety of skills, ranging from wellness to financing
to English as a second language (the life skills room is possible
through a partnership with Columbus State Community College).
The library also includes 46 public computers, five iPads, furniture
with imbedded plug-ins, and a rain garden.
The Melrose Center for Innovation at the Orlando Public
Library – Orlando, FL
The Melrose Center is located on the 2nd floor of the Orlando
public library and includes 26,000 square feet of innovative
learning and technology education space. Services available at
the center include a video production studio, audio production
studio, photography studio, fabrication lab (which includes
classes dedicated to electronics, robotics, and basic engineering),
simulation lab, interactive media wall, conference room (including
web conferencing), tech central, and technology exploration in
the STEM disciplines (Science, Technology, Engineering, and
Mathematics).
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Figure 13. Conceptual site plan, Quarrier Street Redevelopment Area
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Conceptual Site Rendering, Quarrier Street Redevelopment Area
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Virginia Street Gateway Corridor
traffic volumes, unsightly above ground utilities, limited greenspace, street
trees and site amenities. To compound matters, the edges of the corridor
are interrupted with multiple large surface parking lots that create unsightly
“gaps” in the architectural character along the public realm.
Figure 14, page 80, conceptually shows how some of these problems
can be addressed by sound urban planning. The recommendations are
summarized as follows:

Encourage retail and residential development by providing on
street parking and promoting infill along the public realm:
Although Virginia Street is a one-way street, an excellent opportunity exists
to encourage retail development by converting the southernmost lane to
on street metered parking, especially in the block defined to the east by
Truslow Street, to the west by Clendenin Street, to the south by Kanawha
Boulevard, and to the north by Virginia Street. This lane can easily be
converted to metered parking since the southernmost lane in the adjacent
block to the west is marked as “left turn only”.

Virginia Street serves as the primary east bound artery into downtown
Charleston for vehicles exiting off of Interstate 64 east, functioning as the
de facto gateway into the downtown core. Its current appearance offers
a less than stellar “first impression” of downtown Charleston to out of
town visitors that are traveling into town from the large population centers
to the west such as Lexington, Louisville, Cincinnati and beyond. It is
anticipated that the frequency of visitors to Charleston will only increase
as the newly renovated Civic Center continues to attract more concert and
convention activity into the downtown core. The Virginia Street corridor has
an industrial feel, bloated with oversized capacity in relation to its current
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The study area consists of a 2 block area divided by Virginia Street,
beginning with Clendenin Street to the west and ending at Truslow Street to
the east. This area contains a large collection of vacant lots and stand alone
commercial buildings, such as the Municipal Auditorium, Sears Auto, and
the Capital Area Services Company (CASCI), which is a health insurance
processing facility. This abundance of surface parking could easily create
opportunities for urban infill if properly planned. This infill can begin to
institute form based development and a cohesive look to the corridor and
serve as a much needed gateway into the downtown core. In addition,
integration of off-street parking oriented internally could eliminate the
number of driveway cuts along the corridor and create enhanced pedestrian
walkways. Reduction of lane widths along the corridor could also create
areas for landscaping, street trees, and increased walkway widths to
provide for a more pleasing pedestrian zone.
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The pedestrian realm and the vertical enclosures that the buildings
represent should be designed to a human scale in order to promote
interaction between indoors and out. Vacant lots and parking lots create
a sense of uneasiness to walk past due to the lack of enclosure. A well defined street edge containing human scaled building facades provide a
comfortable mixing between the public and private realms. Ground floor
uses and retail activities should spill out into the sidewalks and streets
to blur the distinction between public and private realm enabling Virginia
Street to support surrounding commercial uses. Shared street space also
communicates that no one mode of transportation dominates.

Because Virginia and Quarrier Streets are one way, a signalized midblock
crossing could easily be incorporated by synchronizing the crosswalk
signals to the traffic lights at the western and eastern intersections of their
respective blocks. This would provide a direct pedestrian link between
the Charleston Town Center and the riverfront, making the property more
attractive to potential developers and tenants. Great streets should provide
a variety of site amenities to its users, not only greatly improving the ability
to maintain cleanliness and safety, but also contributing to the overall
aesthetic experience.

Promote a more pedestrian friendly environment:

Virginia Street is also severely lacking in greenspace and landscaping,
with only an occasional planter or small scale landscape installation along
the corridor such as the areas in front of the Municipal Auditorium. This
is a critical element to a successful streetscape that cannot only provide
aesthetic appeal, but can also help to create a welcoming environment
for pedestrians providing shade. Site amenities such as benches, street
lighting, trash receptacles, and bike racks can create a harmonious
sense of place. Where possible, appropriation of space currently used
for vehicular traffic within the Virginia Street corridor should be utilized
for pedestrian spaces and parking to encourage the infill of retail spaces.
This can be accomplished by lane width reduction within the corridor to
establish pedestrian plazas that can establish a much needed sense of
place.

Pedestrian access throughout the corridor is essential to reclaiming
Virginia Street as a viable urban commercial corridor. There are many
ways to enhance and signify pedestrian crossings. At a minimum,
crosswalks can be painted elements that indicate pedestrian areas at
intersections. Crossings can also become an extension of adjacent
plaza areas echoing paving patterns into the vehicular path to heighten
awareness of possible pedestrians in the roadway. This can help reverse
the dynamic from one of the “pedestrian crossing the road,” to the “vehicle
passing through a pedestrian walkway.”

Link the Charleston Town Center to the riverfront with the
creation of a pedestrian spine:
As shown on figure 14, this can be accomplished by improved
streetscaping, and the creation a unique linear park and pedestrian spine
that links the Charleston Town Center to the Kanawha River and Haddad
Riverfront Park. Reconfiguring the parking geometry at the Municipal
Auditorium will free up the land necessary for the greenway with minimal
loss of parking to the facility. Any losses to parking can be mitigated
across the street at the new retail development and the spaces created by
converting the southbound lane to on street parking.

Landscaping can also help mitigate storm water through absorption and
evapotranspiration. Over time landscaping can also help with the heat
island effect that is a current problem within the corridor. Landscaping can
also help with traffic calming. Strategically placed landscape islands can
create a visual constriction, define parallel parking spaces, maintain proper
travel lane width and indirectly slow traffic.
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Figure 14. Conceptual Site Plan, Virginia Street Gateway Corridor
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Conceptual Site Rendering, Virginia Street Gateway Corridor
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West Side Square
neighborhood of Charleston. As the neighborhood continues to
define itself as a hub for local culture, the arts, and a “main street”
character, the need for a public space to act as a catalyst in
promoting community interaction and hosting events that build and
strengthen the neighborhood exists.
Front and center of the blossoming intersection of Washington
Street and Bigley Avenue lies a site with the potential to serve as
a public square for the West Side community. Adjacent to a longtime cornerstone of the West Side neighborhood, the Fountain
Hobby Center, is a piece of land that the city primarily utilizes as
an alleyway and surface parking lots that serve the surrounding
small businesses. Additionally, the site is regularly utilized for public
events that are held on Washington Street and Bigley Avenue,
which magnifies the suitability and practicality of developing the
land as a public community asset.
Flexible and ‘Workable’

Creating a Community Core
A rising community stocked with charming brick and mortar
buildings that are slowly, but surely, being dusted off and given new
life. An array of concrete pillars and walls being brightened with
a splash of homegrown culture. Quaint storefronts with familiar
façades and an ever growing and inspiring sense of community
pride. These are just a few of the sights and feelings one might
receive when crossing the Elk River and entering the West Side
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To best serve the community, the site should be developed in a
manner that renders it capable of being utilized in various ways,
shapes, and forms. The regular use of the space will likely be
day to day passive use by surrounding businesses and residents.
However, an equal amount of consideration should be given to
how the space can be leveraged for community events of different
scales and types.
For daily use, the space should offer moveable, unfixed furniture
that is durable and practical for casual gatherings and outdoor
dining. Further, the proximity of the site to small businesses and
shared office space lends itself to the opportunity for outdoor
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workspace. To provide and promote this use, the space should be
wired with electrical receptacles and WIFI. Additionally, special care
should be given to varied micro-climates, specifically in regard to
areas of shade and sun exposure.
During community events the need for open, flexible space is a
priority. Open space can be provided in the form of a paved plaza
or open greenspace. The composition of the site should be such
that these spaces can be broken down or arranged in various
forms depending on the type of event being held. The use of
moveable furniture allows the opportunity to rearrange the site in
the appropriate manner.
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shared-space that is clad with decorative concrete pavers. Treating
the alleyway as a specialty area that is meant for both pedestrians
and vehicles, when permitted, creates the opportunity to extend
the public space to Bigley Avenue and helps define the area as a
pedestrian denominated zone.

Access and Parking
As the site exists today, the parking spaces are utilized by
customers and employees of the surrounding businesses. While it
may be necessary to remove a portion the parking to develop the
site as a public space capable of meeting program expectations,
much of the parking can and should be maintained to continue
serving the surrounding context as well as the site itself. However,
the parking lots can be leveraged as an extension of the main site
by closing them to vehicles and utilizing them for pedestrian space
during larger events.
Currently, the site can be accessed by vehicle and foot from
Washington Street, Bigley Avenue, and Indiana Avenue. The
vehicular access to the surface parking lots along Indiana Avenue
should be maintained to continue the use of those parking spaces
as an amenity. The alleyway that connects the site to Bigley Avenue
and Washington Street is recommended to be transformed into a

Existing Site
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Conceptual Site Rendering, West Side Square
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