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S T A F F  R E P O R T  
 
CASE NO: S15-09-III / Standard at Morgantown, LLC / 1303 University Avenue 

REQUEST and LOCATION: 

Request by J. Wesley Rogers, on behalf of Standard at Morgantown, LLC, for a Type III 
Development of Significant Impact Site Plan approval at 1303 University Avenue. 

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

Tax Map 26A, Parcels 6 thru 15; B-4, General Business District 

SURROUNDING ZONING: 

B-4, General Business District 

BACKGROUND: 

The petitioner seeks to redevelop the site that is currently occupied by “McClafferty’s 
Irish Pub”, “Vic’s Towing and Garage,” and the former “Gold’s Gym” building.  
Addendum A of this report illustrates the location of the subject site.  Attached hereto is 
a detailed Planning and Zoning Code Conformity Report dated 06 NOV 2015. 

Proposed Development Program 

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

 The development site is currently occupied by “McClafferty’s Irish Pub,” “Vic’s Towing 
and Garage,” the former “Golds Gym” building that has been converted into apartments, 
and the “Shell” gas station mini-mart.  The development site includes the public right-of-
way of Wall Street, which requires annulment approval by City Council. 

 The development site is identified by CTL Engineering as 1.95 acres (84,942 square 
feet), which includes 82,155 square feet (1.88 acres) for Parcels 6 thru and including 15 
of Tax Map 26A and the Wall Street right-of-way. 

 The development program includes 276 dwelling units with a total of 866 occupants. 

 A total of 692 parking spaces are proposed in 12 parking deck levels that are wrapped by 
the nonresidential and residential portions of the building. 

 The following restates the square footages of programmed spaces provided in submitted 
plans. 

 Commercial ................................. 13,351 sf 

 Retail............................................ 8,486 sf 

 Parking ........................................ 225,554 sf (692 parking spaces) 

 Housing ....................................... 419,947 sf 
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 TOTAL ......................................... 667,338 sf 

 Total less parking ........................ 441,784 sf 

 One (1) right-in-right-out-only driveway entrance is proposed on University Avenue 
between Wall Street and Fayette Street to access the parking decks.  One (1) driveway 
entrance is proposed on Walnut Street to access the parking decks, dumpster area, and 
loading area. 

 All above ground utilities will be relocated to below ground across the University Avenue 
frontage of the site to ensure fire department access. 

Required Planning and Zoning Code Approvals 

The following approvals are required for the development program as proposed. 

1. Required City Council approval: 

a. Right-of-way annulment of Wall Street between University Avenue and the 
CSX right-of-way. 

An annulment application has been submitted and the City Engineer is awaiting 
requisite letters from public/private utilities. 

2. Required Planning Commission approvals: 

a. S15-09-III ................ Type III Site Plan – Development of Significant Impact 
(DSI). 

b. Minor Subdivision to combine the ten (10) parcels and the Wall Street right-
of-way that compose the development site. 

A minor subdivision application will be submitted for Planning Commission 
review following the annulment determination by City Council. 

3. Required BZA approvals:  

a. V15-65 .................... Article 1349.04(A)(2) – variance relief to exceed the 
maximum front setback standard for the principal 
building. 

b. V15-66 .................... Article 1349.04(A)(5) – variance relief to encroach into 
the minimum rear setback standard for the principal 
building. 

c. V15-67 .................... Article 1351.01(I) – The BZA must either, 1.) Determine 
that the proposed building sufficiently incorporates 
design elements that preserve adequate light and airflow 
to public spaces including streets and sidewalks; or, 2.) 
Approve or deny variance relief from incorporating 
design elements that preserve adequate light and airflow 
to public spaces including streets and sidewalks. 

d. V15-68 .................... Article 1351.01(D) – variance relief to exceed the 
maximum driveway curb cut width at the curb line and at 
the right-of-way line for the proposed driveway entrance 
on University Avenue. 
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e. V15-69 .................... Article 1351.01(D) – variance relief to exceed the 
maximum driveway curb cut width at the curb line and at 
the right-of-way line for the proposed driveway entrance 
on Walnut Street. 

f. V15-70 .................... Article 1365.04 – variance relief to exceed the maximum 
number of parking spaces in the non-residential district. 

g. V15-71 .................... Article 1351.01(K) – variance relief from minimum 
transparency requirement. 

ANALYSIS: 

Comprehensive Plan Concurrence 

As recommended in Chapter 9 “Implementation” of the 2013 Comprehensive Plan 
Update, Addendum B of this report identifies how the proposed development program 
relates to the land management intent, location, and pattern and character principles of 
the current Comprehensive Plan and the 2010 Downtown Strategic Plan Update.  Staff 
encourages the Planning Commission to review the Comprehensive Plan for guidance 
as Addendum B is not intended to represent a complete comparative assessment. 

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

It is the opinion of the Planning Division, as explicated in Addendum B, that the 
proposed development program appears to be in concurrence with the Plan’s principles 
for land management and desired development pattern and character. 

Given public safety concerns raised by Staff, the Downtown Design Review Committee, 
and West Virginia University’s Transportation and Parking directorate, Staff recommends 
the Commission explore the developer’s design intentions and planned safeguards for 
the exterior balconies and determine whether or not related conditions are merited. 

STAFF RECOMMENDATION: 

Staff recommends the following conditions be included in a Planning Commission 
approval of Case No. S15-09-III as requested by the petitioner: 

1. That annulment of the Wall Street right-of-way must be approved by City 
Council. 

2. That minor subdivision petition approval must be granted by the Planning 
Commission combining Parcels 6 thru 15 of Map 26A and the annulled portion 
of the Wall Street right-of-way and final plat recorded prior to building permit 
issuance. 

3. That requisite variance approvals must be granted by the Board of Zoning 
Appeals and related conditions observed. 
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4. That, as determined by the City Manager, right-of-entry, access, and/or 
easement agreements through the City controlled CSX right-of-way be 
executed and recorded prior to building permit issuance. 

5. That, as determined by the City Manager, right-of-entry, access, license, and/or 
easement agreements securing the developer’s proposed public rail-trail 
access be executed and recorded prior to building permit issuance. 

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

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

8. That all sidewalks along the development site’s University Avenue and Walnut 
Street frontages shall be reconstructed to the satisfaction of the City Engineer 
and, where practicable, incorporate design elements utilized for the High Street 
Streetscape Improvement Projects. 

9. That the developer shall consult with the City Engineer in providing public trash 
receptacle(s) and bench(es) near retail entrance(s) as well as streetscape 
lighting across the development site’s University Avenue and Walnut Street 
frontages augmenting existing facilities within the downtown; provided, said 
street furnishings and lighting standards do not obstruct public sidewalks as 
determined by the City Engineer. 

10. That, to the satisfaction of the City Engineer, a Transportation Route Plan and 
Transportation Route Protection Agreement shall be approved and executed 
respectively prior to the issuance of a building permit. 

11. That the development must meet all applicable federal Fair Housing and 
Americans with Disabilities Act standards to the satisfaction of the City’s Chief 
Building Code Official. 
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STAFF REPORT ADDENDUM B 

S15-09-III / Standards at Morgantown, LLC / 1303 University Avenue 

Concurrence with the 2013 Comprehensive Plan Update 

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

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

Principles for Land Management 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

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

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

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

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

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

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The developer’s professional design team consulted with the Downtown Design 
Review Committee (DRC) and incorporated several modifications that appear to 
address the Committee’s comments and concerns in terms of architectural style and 
articulation, cladding material and color, elimination of a majority of balconies, etc. 

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

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

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The site is well served by public transit and within walking and biking distance of the 
University campus, downtown PRT station, the downtown central business district, 
and the Caperton Trail.  Redevelopment of the site to a higher mixed-use density links 
residents and retail customers to alternate modes of transportation thereby reducing 
auto dependency within the City and mitigating increased traffic congestion created 
by commuting traffic from outside the City.   

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The proposed development program increases housing choice and diversity in the 
context of the immediate residential area.  Proposed bedroom composition ranges 
from efficient units to six-bedroom units.  Zoning ordinance dictates and/or guidelines 
concerning desired affordability and workforce housing opportunities have not been 
developed or enacted.   
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Principal 9 Residential development will support the formation of 
complete neighborhoods with diverse housing, 
pedestrian-scaled complete streets, integrated public 
spaces, connection to adjacent neighborhoods, and 
access to transportation alternative and basic retail 
needs. 

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 The site is within the B-4, General Business District and located within a ¼ mile 
walking distance of basic retail goods and services, civic, institutional, and public 
spaces located within the central downtown business district and University’s 
downtown campus.   

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

☒  Concurrence 

☐  Inconsistent 

☐  Other 

 Semi-public indoor and outdoor spaces have been incorporated to further quality of 
life, convenience, and enjoyment of the development’s residents.  The proposed at-
grade setbacks appear to functionally widen adjoining public sidewalks.  A new 
pedestrian way will be developed to significantly improve access to the Caperton 
Trail. 

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

☒  Concurrence 

☐  Inconsistent 

☒  Other 

 Stormwater management best practices will be required for a large site currently 
lacking such measures.  Environmental remediation work will be completed to remove 
and/or encapsulate contamination of current and previous uses.  The developer’s 
goals and objectives concerning sustainable construction techniques and industry 
accepted best practices have not been fully developed. 

 

  



Staff Report Addendum B Page 4 of 14 
S15-09-III 

 

 

LOCATION 

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

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

CHARACTER 

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

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

STRATEGIES 
Neighborhoods and Housing 

 

 

 

 

 

2010 Downtown Strategic Plan 

Concurrence with the 2010 Downtown Strategic Plan 

The following graphics have been clipped from the 2010 Downtown Strategic Plan [Page 69]. 
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The following graphics are clipped from Pages 76 through 80 of the 2010 Downtown Strategic Plan 
Update. 
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“The Standard at Morgantown” Page 1 of 9 
Plans for NOV PC & BZA Hearings 06 NOV 2015 

“The Standard at Morgantown” – University Ave 
The following information identifies Planning and Zoning (P&Z) Code provisions related to the 
above referenced development.  Plans reviewed herein were prepared by the BKV Group and 
CTL Engineering of West Virginia, Inc, on behalf of Landmark Properties, Inc.  Also identified is 
whether or not the subject development meets P&Z requirements.  

PROPOSED DEVELOPMENT PROGRAM 

� The development site is currently occupied by “McClafferty’s Irish Pub,” “Vic’s Towing and 
Garage,” the former “Golds Gym” building that has been converted into apartments, and 
the “Shell” gas station mini-mart.  The development site includes the public right-of-way of 
Wall Street, which requires annulment approval by City Council. 

� The zoning classification for the development site is B-4, General Business District. 

� The development site is identified by CTL Engineering as 1.95 acres (84,942 square feet), 
which includes 82,155 square feet (1.88 acres) for Parcels 6 thru and including 15 of Tax 
Map 26A and the Wall Street right-of-way. 

� The development program includes 276 dwelling units with a total of 866 occupants. 

� A total of 692 parking spaces are proposed in 12 parking deck levels that are wrapped by 
the nonresidential and residential portions of the building. 

� The following restates the square footages of programmed spaces provided in the plans 
reviewed herein. 

� Commercial ........................................ 13,351 sf 

� Retail .................................................. 8,486 sf 

� Parking ............................................... 225,554 sf (692 parking spaces) 

� Housing .............................................. 419,947 sf 

� TOTAL ................................................ 667,338 sf 

� Total less parking ............................... 441,784 sf 

� One (1) right-in-right-out-only driveway entrance is proposed on University Avenue 
between Wall Street and Fayette Street to access the parking decks.  One (1) driveway 
entrance is proposed on Walnut Street to access the parking decks, dumpster area, and 
loading area. 

SUMMARY OF CONFORMITY OBSERVATIONS 

Planning and Zoning Code Reference 
Conformity 
(Y, N, TBD) 

Conformity review observations; required approvals noted in bold highlighted (yellow) 
font. 
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1349.02 Permitted and Conditional Uses 

Y “Mixed-Use Dwellings” are permitted in the B-4 District by-right. [see Addendum A for 
additional explanation] 

TBD 
The specific land uses for the commercial retail spaces at grade with University Avenue 
have not been determined.  Land use determinations will be made once commercial 
retail occupants are identified. 

 

1349.03 Lot Provisions 

Y 
(A) Minimum lot size – 1,500 sf 

The development site, which includes the Wall Street right-of-way is 1.95 acres 
(84,942 sf). 

Y 
(B) Minimum lot frontage – 30 ft 

The University Avenue frontage appears to be approximately 340 ft. 

Y 
(C) Minimum lot depth – 50 ft 

The lot depth varies from 152.7 ft to 248.2 ft 

Y 
(D) Maximum lot coverage – 90%. 

Sheet No. 3.01 identifies the proposed lot coverage as 78%. 

 
 

1349.04  Setbacks and Encroachments 

 Provision Requirement Proposed 

Y (A)(1)  Minimum Front 0 ft. 4.62 ft 

N 
V15-65 (A)(2)  Maximum Front 

Average depth of the 
nearest 2 lots on either 

side or 10 feet, whichever 
is less 

Sheet C-3.1 illustrates 
maximum front setbacks 
varying from 4.62 ft to 8.87 
ft., which exceed the 0.26 ft 
setback for the Mode 
Roman Building. 

N/A (A)(3)  Exceptions to max. front Exceptions not requested. 

Y (A)(4)  Minimum Side 0 ft. 5 ft (south) 
13.61 ft (north) 

N 
V15-66 (A)(5)  Minimum Rear 10% of lot depth 

Sheet 3.01 illustrates an 
encroachment for a portion 
of the building. 

Y 
(B) Minimum setback for 

accessory structures – 
LIFT STATION 

5 ft from side & rear 5.01 ft from rear 
4.25 ft from side 
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1349.05 Building Height 

 Provision Requirement Proposed 

Y (A) Minimum Height 2 stories 10 stories 
(as defined by “building height in stories) 

Y (B) Maximum Height 120’ 

Lowest Elevation:  102’ – 9 3/8” 
(south elevation) 

Highest Elevation:  134’ – 4” 
(west elevation) 

Average Height = 118’ – 6 11/16” 

Y 
(C) Maximum Height (accessory structure) – 35 ft 

The lift station is considered an accessory structure. 

 
1349.06  Floor Area Ratio (FAR) 

Y 
Note – 1 

Maximum FAR is 7.0.  However, area designed, constructed, and utilized to provide 
parking structure facilities for less than the maximum parking standard is exempt from 
maximum FAR standard. 
Maximum FAR calculation:  7.0 x 84,942 sf = 594,594 sf 
Proposed FAR:  667,338 sf (total) – 225,554 sf (parking) = 441,784 sf 

 
1349.07  Maximum Residential Density 

Y Minimum lot area per dwelling unit is 300 sf.  Maximum residential density calculation:  
84,942 sf / 300 sf = max. of 283 units.  Proposed dwelling unit count is 276 units. 

 
1349.08 Parking and Loading Standards 

Y 

(A)(1) Residential – 0.5 parking spaces per occupant (except first 22 occupants) 

866 occupants – first 22 occupants = 844 occupants 

844 occupants x 0.5 = minimum of 422 parking spaces 

Proposed:  692 parking spaces 

N/A 
(A)(2) Nonresidential 
 The trip generating nonresidential use component (8,486 sf) is less than 15,000 

sf and therefore exempt from providing nonresidential required parking spaces. 

N/A (A)(3) Movie Theaters 

N/A (A)(4) Reduction in Minimum Required Parking 

N/A (A)(5) Fee In-Lieu-Of Parking - RESERVED 
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N/A (A)(6) “Alternate Off-Site Parking Strategies”. 

Y 
(B) On-site surface parking must be located to the rear of the building or otherwise 

screened. 
 No surface parking spaces proposed in plans reviewed herein. 

Y 
(C) Bicycle Storage – One (1) indoor, secured, sheltered bicycle storage space is 

required per dwelling unit that meets minimum design standards. 

Sheet No. 6.01 illustrates storage for 276 bikes 

Y 

(D) Loading for residential uses containing thirty (30) or more dwelling units. 
The proposed area of the residential use component is 334,092 sf.  According 
to Table 1365.10.01, a total of 15 loading spaces are required, one (1) of which 
must be designed for the retail sales uses.  Because the dwelling units will be 
furnished, the dimensions of the residential loading spaces can be the standard 
8.5 ft x 18 ft parking space.  Sheet Nos. 6.01 and 6.04 illustrate the 14 residential 
use loading spaces. 

 
1349.09 Performance Standards 

 See comments below under Article 1351. 

 

1349.10 Landscaping 

 See comments below under Article 1367. 

 
1351.01  Performance Standards for Buildings in the B-4 District 

Y (A) Height exemptions for certain facilities and appurtenances.   

TBD 
(B) Private pedestrian walks, street furniture, and open space on private property. 

Consultation with and review by the City Engineer will be conducted during 
building permit plans review to determine appropriate public space furnishings. 

Y (C) Private parking facilities.  
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(D) Curb Cuts.  The following provides the minimum curb cut performance 
standards along with proposed conditions. 

Provision Standard 
Proposed 

University Ave. 
curb cut 

Walnut St. 
curb cut 

Y 
Minimum distance of any part of 
driveway to the street right-of-way line 
of any intersecting street. 

35 feet 152.5 ft 36.75 ft 

Y 
Minimum distance of any part of 
driveway to the end of a curb radius at 
an intersecting street. 

30 feet 158.86 ft 30.15 ft 

Y 
Minimum distance of any part of a 
driveway to any other part of another 
driveway. 

30 feet 169.26 ft N/A 

N 
V15-68 
V15-69 

Maximum width of a driveway at the 
curb line. 26 feet 55.77 ft 104.39 ft 

N 
V15-68 
V15-69 

Maximum width of a driveway at the 
street right-of-way line. 22 feet 27 ft 58.75 ft 

Y 
(E) Corner Visibility. 

See review opinion from City Engineer. 

 (F) Landscaping.  See comments below under Article 1351. 

N/A (G) Vacant Lots. 

Y 
(H) Main Street Morgantown Urban Design Guidelines. 

The project’s design professionals met with the Downtown Design Review 
Committee on 25 AUG 2015 and 29 SEP 2015. 

TBD 
V15-67 

(I) Minimize Canyon Effects for Buildings Taller than Three (3) Stories.  Site plan 
applications for buildings taller than three (3) stories must include an Air Flow 
Analysis and a Sunlight Distribution Analysis. 
The Sunlight Distribution Analysis is provided on Sheet Nos. 6.17 and 6.18.  The 
Air Flow Analysis is provided on Sheet No. 6.19. 

Y 
(J)(1) Floor-to-Floor Heights Ground-floor Space. 

Sheet Nos. 6.02, 6.03, 6.04, 7.02, and 7.03 illustrate floor-to-floor heights of at 
least 11 ft for the stepped ground floor non-residential spaces. 

Y 
(J)(2) Floor Area of Ground-floor Space. 

See Addendum B for explanation. 
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N 
V15-71 

(K) Transparency. 
Sheet No. 7.04 illustrates transparency between 3’-0” and 8’-0” of 52% along 
University Avenue and 11% along Walnut Street, which requires variance relief. 

Y (L) Doors and Entrances.   

Y 
(M) Solid Waste. 

Garbage storage facility design, access modeling, and a letter provided from 
Republic Services has been submitted. 

 
1365.04  Determination of the Number of Spaces 

N 
V15-70 

(I) In all non-residential districts the maximum numbers of spaces provided shall 
not exceed 115 percent of the minimum parking requirement, except for 
research and development centers, where there shall be no maximum. 

The minimum parking requirement [see Article 1349.08(A)(1) above] is 422 spaces.  422 
spaces x 1.15 = maximum of 485 parking spaces.  485 parking spaces + 14 residential 
loading spaces = 499 parking spaces. 
692 parking spaces are proposed, which requires variance relief for the 193 parking 
spaces that exceed the maximum standard. 

 
1365.07(A)(2) Off-Site Parking Facilities within the B-4 District 

N/A 
The BZA may grant conditional use approval to provide required parking spaces on a 
site that is within 500 feet of the principal use (with certain restrictions).  Off-site parking 
is not proposed. 

 
1367  Landscaping and Screening 

TBD 
A Preliminary Landscape Plan is provided on Sheet Nos. 4.03, 4.04, and 4.05.  Review 
of the final Landscape Plan will be conducted during building permit application 
submission. 

 

1369  Signs 

TBD Because commercial retail occupants have not been identified yet, signage plans will 
be reviewed and approved at the time of related building permit application. 

 

1371  Lighting 

TBD A Preliminary Landscape Plan is provided on Sheet Nos. 4.01 and 4.02.  Review of the 
final Lighting Plan will be conducted during building permit application submission. 
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NOTES 
Note – 1 ......... As noted under Article 1365.04(I) above, 193 parking spaces are proposed in 

excess of the 115% maximum standard.  Article 1349.06 does not permit parking 
in excess of the maximum parking standard to be exempted from the Maximum 
Floor Area Ratio (FAR) standard.  As such, the following adjusted FAR calculation 
is required. 
‒ The assumed area of a parking space is (8.5’ x 18’) + (8.5’ x 12’) = 255 sf per space 

‒ 193 parking spaces x 255 sf per space = 49,215 sf 

‒ Proposed FAR:  [667,338 sf (total) – 225,554 sf (parking)] + 49,215 sf = 490,999 sf 

‒ 490,999 sf is still less than the maximum FAR standard of 594,594 sf 

SUMMARY OF REQUIRED APPROVALS 
1. Required City Council approval: 

a. Right-of-way annulment of Wall Street between University Avenue and the CSX right-
of-way. 

An annulment application has been submitted and the City Engineer is awaiting 
requisite letters from public/private utilities. 

2. Required Planning Commission approvals: 

a. S15-09-III ........... Type III Site Plan – Development of Significant Impact (DSI). 

b. Minor Subdivision to combine the ten (10) parcels and the Wall Street right-of-way that 
compose the development site. 

A minor subdivision application will be submitted for Planning Commission review 
following the annulment determination by City Council. 

3. Required BZA approvals:  

a. V15-65 .............. Article 1349.04(A)(2) – variance relief to exceed the maximum front 
setback standard for the principal building. 

b. V15-66 .............. Article 1349.04(A)(5) – variance relief to encroach into the minimum 
rear setback standard for the principal building. 

c. V15-67 .............. Article 1351.01(I) – The BZA must either, 1.) Determine that the 
proposed building sufficiently incorporates design elements that 
preserve adequate light and airflow to public spaces including streets 
and sidewalks; or, 2.) Approve or deny variance relief from 
incorporating design elements that preserve adequate light and 
airflow to public spaces including streets and sidewalks. 
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d. V15-68 .............. Article 1351.01(D) – variance relief to exceed the maximum driveway 
curb cut width at the curb line and at the right-of-way line for the 
proposed driveway entrance on University Avenue. 

e. V15-69 .............. Article 1351.01(D) – variance relief to exceed the maximum driveway 
curb cut width at the curb line and at the right-of-way line for the 
proposed driveway entrance on Walnut Street. 

f. V15-70 .............. Article 1365.04 – variance relief to exceed the maximum number of 
parking spaces in the non-residential district. 

g. V15-71 .............. Article 1351.01(K) – variance relief from minimum transparency 
requirement. 

ADDITIONAL OBSERVATIONS 
‒ Discussion notes from the two (2) meetings with the Downtown Design Review Committee 

are attached.  The Committee requested to meet again with the developer’s design 
professionals prior to building permit application submission to review final architectural 
design elements; particularly those few elements that had not been decided prior to the 
Committee’s 29 SEP 2015 meeting. 

 
  

Digitally signed by Christopher M. Fletcher, AICP 
Date: 2015.11.06 15:15:08 -05'00'
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ADDENDUM A 

Mixed-Use Dwelling Units 

Article 1331.06(26) provides that, “the commercial or office space shall not be less than 20 percent 
and not more than 60 percent of the ground floor area.” 

In the definition of FLOOR AREA provided in Article 1329.02, “…The floor area of enclosed 
required off-street parking areas shall not be included…” 

Floor area of FLR01:  54,593 sf total area 
 –  18,923 sf parking area 
  35,670 sf total area less parking 

Proposed commercial or office space on ground floor: 6,244 sf FLRP1 
 + 2,242 sf FLR01 
  8,486 sf Retail 

Proposed % commercial or office space 8,486 sf Retail = 23.8% 
 35,670 sf FLR01 

 

ADDENDUM B 

Non-residential on Ground Floor 

Article 1351.01(J)(2) provides that all nonresidential floor space provided on the ground floor of a 
mixed-use building must contain at least 20 percent of the lot area on lots with 50 feet of street 
frontage or more. 

The lot area (area of the development site) is 84,942 sf. 

The minimum nonresidential area on the ground floor is: 84,942 sf  
 X 20% 
  16,988.4 sf 

The proposed nonresidential area on the ground floor is: 576 sf FLRP1 
 6,244 sf FLRP1 
 8,242 sf FLR01 
 +  2,242 sf FLR01 
 17,304 sf Nonresidential 
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Downtown Design Review Committee 
Meeting Notes 

Development: The Standard – University and Walnut Street – Landmark Properties & BKV Group 

Date: 8/25/2015 Time: 5:30 PM Place: Public Safety Building 

Items Discussed: 

Development program details presented: 

� 10 to 11 levels with a building height that will not exceed 960 feet above sea level (ASL).  Fletcher 
noted that he has not received elevations with finished adjoining grades to determine the average 
building height in comparison with the maximum building height standard of 120 feet. 

� 283 dwelling units ranging from efficiency units to six-bedroom units for a total of 857 beds geared 
towards college students.  No bedrooms will be double-occupied. 

� Property management will be located on-site. 

� The roof will include an amenity deck with a swimming pool. 

� Vehicular entrances are proposed from University Avenue (right-in-right-out only) and from 
Walnut Street. 

� Truck loading space will be provided off Walnut Street.  AutoTURN or similar simulation will be 
provided to City 

� Sidewalk width along University Avenue will be increased beginning at the existing curb line to 
the building’s proposed 7.5 foot front setback effectively creating an approximate twelve-foot 
wide public space. 

� A new trailhead is planned that will significant enhance rail-trail access. 

� Commercial space will be located at the University Avenue street level. 

� When asked about potential commercial uses at the rear of the building facing the rail-trail, the 
developer noted such space was not viable along the riverfront. 

� The building will include 24 balconies that will be dark grey with painted aluminum plank floors. 

� The closest point between the proposed building and the PRT will be approximately ten (10) feet.  
Committee members encouraged the design team to work with WVU’s PRT management. 
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� The design team intends to locate and screen HVAC mechanical condensing units on the roof; 
however, further design is needed before plans can be shared with the Committee. 

� The parking decks will be wrapped by the building and will require mechanical ventilation that 
must be designed yet. 

� All utility lines in front of the site will be buried to ensure fire truck access to the building. 

� Bike storage is planned and kayak storage and/or rental is being considered as an amenity for 
residents. 

Contemplated cladding materials/style: 

� The first level will include split face masonry, aluminum storefront display window frames, and 
precast stone sign band above storefront windows. 

� Upper floors will use a mix of brick or brick veneer, metal panel, cementitious panel, and stucco 
(EIFS)  

� Color schemes have not been finalized yet but the design professionals intend to use earth tones 
similar to the predominant color schemes used on the University’s downtown campus and several 
of the larger-scaled buildings in the downtown.  Currently considered is a grey shade for the 
stucco, tan for the cementitious panels, and red brick. 

� The arrangement of façade elements by use of contemplated materials, colors, wall offsets are 
intended to break up and provide variation in massing to give the appearance of several buildings 
along University Avenue. 

� The retaining wall at the rear Walnut Street corner will be reconstructed; however, building 
materials have not been determined yet. 

� Exterior lighting is still being planned.   

Committee Observations: 

� Cladding Materials 

‒ Committee expressed concerns with the use of split face masonry for the building’s base.  The 
primary concern was for the façade along University Avenue where high vehicular traffic will 
contribute to dirt and soot collecting, holding, and showing on porous split face masonry 
material along with the difficulty of removing graffiti.  Secondary concern was split face 
masonry appeared to be a tawdry alternative to precast stone/concrete.  Committee asked 
that larger panels of cast stone/concrete be used for the building’s base rather than split face 
masonry. 

‒ Mills suggested using precast, larger panels, and aluminum wraps be used for the building’s 
base, particularly along University Avenue and Walnut Street. 

‒ Committee asked to see more refined cladding materials and color palette details as the 
project’s design continues to evolve.  The Committee was generally accepting of the 
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contemplated color palette of cladding materials but wants to see close up 
drawings/illustration to better understand their use, purpose, and transitions. 

‒ Committee did not like stucco/EIFS; noted examples of poor wearing and dirty facades of 
nearby stucco/EIFS buildings; noted EIFS will most likely be prohibited in the near future. 

‒ Mills asked that fasteners for cementitious panels not be exposed. 

‒ Committee asked for more detail on materials and colors of the contemplated cornice, 
parapet cap, and architectural appurtenances at the top of the building. 

‒ The Committee suggested clear, non-tinted glass for the storefront display windows. 

‒ The Committee asked the design team to explore more defined storefront elements. 

� Retaining Wall – The Committee asked to see the materials and color of the new retaining wall 
along Walnut Street. 

� Balconies 

‒ Committee members shared experiences with poor student conduct on balconies in the 
downtown area and cited concerns for potential problems. 

‒ Shuman strongly suggested reconsideration of the balconies as it increases the chance of 
objects being thrown at vehicles on University Avenue and at PRT cars. 

‒ Mills stated balconies are an attractive nuisance and invite trouble. 

� Mechanical Systems – Mills stressed the importance of screening the mechanical systems and 
requested to see where they will be located and how they will be screened along with the parking 
garage ventilation system. 

� Trail Access 

‒ Additional information/illustration is needed on how the contemplated trailhead will be 
designed, constructed, and accessed. 

‒ Concern was provided on how this space will be programmed and cautioned against furniture 
and spaces that attract gathering and loitering as experienced along the trail within the 
immediate area. 

‒ Concern was provided for the privacy of dwelling units located at grade at the rear of the 
building. 

� Truck Loading – The project must be designed to ensure delivery trucks and loading do not occur 
in front of the building on University Avenue. 

� Exterior Lighting – The Committee asked to see the final exterior lighting plan that included 
photometric renderings (e.g., Agi32, ElumTools, or similar simulation software). 
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� Sidewalk and Streetscape – The Committee asked for additional information/illustration of the 
proposed streetscape along University Avenue including street trees if planned. 

� Mills expressed that the pedestrian bridge is a must with this project.  Fletcher noted that the City 
has commissioned an Engineer to work with the developer’s design professionals to study the 
feasibility of pedestrian bridge that will be open to the public. 

� Corner at University Avenue and Walnut Street – Mills suggested rethinking the University Avenue 
and Walnut Street building corner to enhance its presence and architectural contribution to the 
built environment. 

� Site Security – Suggestions were made to install several cameras, especially towards the rear of 
the building. 

Digitally signed by Christopher M. Fletcher, AICP 
Date: 2015.09.15 13:37:25 -04'00'
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Meeting Notes 

Purpose: The Standard – University and Walnut Street – Landmark Properties & BKV Group 

Date: 9/29/2015 Time: 5:30 PM Place: Planning Office (WebEx) 

Items Discussed: 

� Color schemes have not been finalized yet but the design professionals intend to use earth tones 
similar to the predominant color schemes used on the University’s downtown campus and several 
of the larger-scaled buildings in the downtown.  Currently considered is a grey shade for the 
EIFS/stucco, tan for the cementitious panels, and red brick.  EIFS/stucco will be restricted to the 
top four floors.  Cementitious cladding and brick will be used for the lower five floors.  Committee 
suggested bringing cementitious and brick material all the way up the corner and requested 
EIFS/stucco not be used along the University Avenue and Walnut Street facades.  Committee 
suggested a darker color for the EIFS/stucco as lighter colors will show dirt from vehicles traveling 
in the corridor. 

� The design professionals noted the arrangement of façade elements by using materials, colors, 
building line offsets are intended to break up and provide vertical articulation and variation in 
massing to give the appearance of several buildings along University Avenue. 

� The retaining wall at the rear Walnut Street corner will be reconstructed; however, building 
materials have not been determined yet.  The Committee asked if a CMU system is used, that 
larger-sized units be used and avoid sharp points at corners. 

� Split-face masonry materials have been eliminated and replaced with pre-cast concrete in 
response to the Committee’s expressed concerns. 

� Concealed cementitious board fasteners will be used as requested by the Committee. 

� Clear, non-tinted glass for the storefront display windows will be used as requested by the 
Committee 

� More defined storefront elements have been incorporated as requested by the Committee. 

� Most of the balconies have been eliminated as requested by the Committee.  However, there are 
still Juliet balconies along University Avenue where the building face has been extended out from 
the primary face providing articulation in the façade.  The Committee remains concerned with 
balconies and requested windows and doors be restricted to four to six inch opening to mitigating 
use of Juliet balconies for public safety concerns.   
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� The Committee suggested Caperton Trail wayfinding signage be added along Walnut Street.  The 
developer agreed to work with the City as practicable. 

� The developer noted that additional planning and design is ongoing concerning: 

‒ Exterior lighting. 

‒ Parapet design to screen roof-top mechanical units. 

‒ Public realm hardscape and street furnishings. 

‒ Caperton Trail access. 

‒ Final cladding material schedule and color palette. 

� The Committee asked to meet with the developer’s design professionals following Planning 
Commission approval and prior to building permit application to discuss final architectural design 
elements that have not been decided yet. 
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SUPPLEMENTAL INFORMATION 
TRAFFIC IMPACT STUDY 

STANDARD AT MORGANTOWN STUDENT APARTMENT DEVELOPMENT 
 

As a result of the West Virginia Division of Highways (WVDOH) review contained in a letter dated 
September 21, 2015 of the Traffic Impact Study for the Standard of Morgantown Student Apartment 
Development (TIS) revised August 2015, Trans Associates (TA) is providing supplemental information and 
stipulations to obtain approval of the TIS for the subject development.  This section provides the subject 
supplemental information while the recommendations in the TIS have been revised to include those items 
stipulated in the WVDOH’s letter. 
 
Concerning the extent of the retiming of the University Avenue signals and the other signalized study 
intersections to determine if the cycle length could be optimized to reduce queues (1st bullet in WVDOH 
letter), TA reran the analysis letting Synchro optimize the cycle length during the study peak hours along 
University Avenue and the other study intersections.  It was determined that the optimum cycle length 
calculated by Synchro was 115 seconds for the University Avenue signals which is the same cycle length 
observed during those peak hours.  For the remaining signalized study intersections along High Street and 
Spruce Street, a 65 second optimum cycle was calculated by Synchro for the AM peak hour while an 80 
second optimum cycle length was calculated for the PM peak hour.  The current cycle length for these 
intersections during the AM and PM peak hours is 85 seconds.  The Synchro printouts with the cycle 
optimization are included in a separate Appendix at the back of this report. 
 
Based on the Synchro output including the 95th percentile queue lengths, it does not appear that significant 
reductions in the queue length would result by optimizing the cycle lengths.  With the 65 second optimized 
cycle during the AM peak hour, several of the queues were observed to be shorter by one car length.  Since 
several of these signals have three vehicular phases plus an actuated exclusive pedestrian phase, such a 
short cycle length would not be practical.  Therefore, TA believes that the recommendation to maintain the 
existing cycle lengths and optimize green time for the intersections of University Avenue / Walnut Street and 
Willey Street / High Street during the study peak hours provides adequate mitigation for the Standard at 
Morgantown Student Apartment development. 
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TRAFFIC IMPACT STUDY 
STANDARD AT MORGANTOWN STUDENT APARTMENT DEVELOPMENT 

City of Morgantown, West Virginia 

EXECUTIVE SUMMARY 
 

General Overview of the Development 

• Site bounded by University Avenue, Walnut Street, the PRT and a parking lot in downtown 
Morgantown, West Virginia. 

• Development to consist of an 11 level student apartment complex containing 870 beds, 
17,000 square feet of specialty retail and 735 parking spaces.  

• Access proposed via Walnut Street and a right-in, right-out driveway along University 
Avenue (US 19/WV 7). 

• Development proposed to be completed and initially occupied in 2017. 

List of Study Intersections 

• University Avenue (US 19/WV 7) / Pleasant Street (US 119) / Westover Bridge (US 19) 

• University Avenue (US 19/WV 7) / Walnut Street 

• Walnut Street / Site Access 

• University Avenue (US 19/WV 7) / Wall Street / Proposed Site Access 

• University Avenue (US 19/WV 7) / Beechurst Avenue (US 19/WV 7) / Fayette Street 

• Pleasant Street (US 119) / Chestnut Street 

• Pleasant Street (US 119) / High Street (US 119) 

• Pleasant Street (US 119) / Spruce Street 

• Spruce Street (US 119) / Walnut Street 

• Spruce Street (US 119) / Fayette Street 

• Spruce Street (US 119) / Willey Street (US 119) 

• Willey Street (US 119) / High Street (US 119) 

• Willey Street / Chestnut Street 

• Willey Street / University Avenue 

Trip Generation and Distribution 

• Vehicle trip generation for apartments determined from Trip Generation Study – Private 
Student Housing Apartments by Spack Consulting based on the number of beds.  Pedestrian 
trip generation determined from the difference between trips generated using the Institute of 
Transportation Engineers (ITE) publication Trip Generation Manual, 9th Edition for 
apartments (Land Use 220) and vehicle trips determined from the Spack Consulting study.   

• Trip generation for the retail component determined from the Institute of Transportation 
Engineers (ITE) publication Trip Generation Manual, 9th Edition for specialty retail (Land Use 
826) based on square feet. 
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• Peak hour trip generation is as follows: 

  Average Weekday: 1,988 Vehicle Trips & 634 Pedestrian Trips 
AM Peak Hour:  Vehicle Trips – 82 Entering / 95 Exiting / 177 Total 
   Pedestrian Trips – 3 Entering / 79 Exiting / 82 Total 

  PM Peak Hour:   Vehicle Trips – 108 Entering / 90 Exiting / 198 Total 
     Pedestrian Trips – 53 Entering / 8 Exiting / 61 Total 

• Vehicle trips distributed to and from the study area based on desired destinations on the 
West Virginia University (WVU) campuses and existing traffic volumes and patterns. 

• Pedestrian trip distribution based on principal destinations such as the WVU Downtown 
campus and the PRT station. 

Recommended Site Access and Mitigation Measures to Accommodate Development 

• Provide a driveway along Walnut Street approximately 50 feet west of University Avenue; 

• Provide a right-in, right-out driveway along University Avenue approximately 260 feet north of 
Walnut Street; 

• Install tubular markers along the centerline of University Avenue to reinforce the right turn in, 
right turn out driveway; 

• Retime the University Avenue and Walnut Street traffic signal to provide additional green 
time for the westbound Walnut Street approach while reducing green time on the University 
Avenue approaches during the PM peak hour; 

• Install a 4 section signal head for the eastbound Walnut Street approach at University 
Avenue to confirm the split phase operation of the Walnut Street approaches; 

• Restripe the westbound approach of Willey Street at High Street to provide 10 foot wide 
through and left turn lanes; 

• Retime the Willey Street and High Street traffic signal to provide additional green time to the 
High Street and westbound Willey Street left turn phases while reducing green time on the 
eastbound Willey Street approach; and 

• Install “Do Not Block Intersection” signs on the Walnut Street driveway exit. 

Also, the WVDOH reserves the right to restrict left turns from northbound University Avenue onto 
Walnut Street to enter the development should more traffic utilize this movement than is currently 
anticipated. 
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TRAFFIC IMPACT STUDY 
STANDARD AT MORGANTOWN STUDENT APARTMENT DEVELOPMENT 

City of Morgantown, West Virginia 
 

Trans Associates (TA) has completed a traffic impact study (TIS) for a proposed student apartment 
development located along the west side of University Avenue in downtown Morgantown, West 
Virginia.  This TIS has been prepared in accordance with West Virginia Division of Highways 
(WVDOH) Traffic Engineering Directive (TED) 106-2 and a scope of study discussed with 
representatives of the WVDOH and the City of Morgantown.  The following sections of this report 
contain: project description / existing roadway geometry / data collection; 2015 existing traffic 
conditions; site traffic generation and distribution; projected 2017 base traffic conditions without 
development; projected 2017 combined traffic conditions with development; other analysis; and 
conclusions / recommendations. 

PROJECT DESCRIPTION / EXISTING ROADWAY GEOMETRY / DATA COLLECTION 

Project Description 

The proposed development is bounded by University Avenue, Walnut Street, the PRT and a parking 
lot in downtown Morgantown.  A site location map is presented on Figure 1. 

The proposed development will consist of an 11 level student apartment complex containing 870 
beds, 17,000 square feet of specialty retail and 735 parking spaces.  The development is projected 
to be completed and initially occupied in 2017.  Access to the site is proposed via a driveway along 
Walnut Street (aka Water Street) and a right-in, right-out driveway along University Avenue.  A site 
plan is presented on Figure 2. 

In accordance with a scope of study determined through discussions with representatives of the 
WVDOH and the City of Morgantown, the following intersections and driveways were selected for 
analysis: 

• University Avenue (US 19/WV 7) / Pleasant Street (US 119) / Westover Bridge (US 19)* 

• University Avenue (US 19/WV 7) / Walnut Street* 

• Walnut Street / Site Access 

• University Avenue (US 19/WV 7) / Wall Street / Proposed Site Access 

• University Avenue (US 19/WV 7) / Beechurst Avenue (US 19/WV 7) / Fayette Street* 

• Pleasant Street (US 119) / Chestnut Street 

• Pleasant Street (US 119) / High Street (US 119)* 

• Pleasant Street (US 119) / Spruce Street* 

• Spruce Street (US 119) / Walnut Street* 

• Spruce Street (US 119) / Fayette Street* 

• Spruce Street (US 119) / Willey Street (US 119)* 

• Willey Street (US 119) / High Street (US 119)* 

• Willey Street / Chestnut Street 

• Willey Street / University Avenue  

* Indicates signalized intersection 
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The study intersections, with respect to the site, and distances between them are illustrated in 
Figure 3. 

Existing Roadway Geometry 

A field reconnaissance of the study area was conducted by TA to obtain information on intersections, 
roadway widths, lane configurations, roadway grades, and posted speed limits.  In addition, traffic 
signal plans for the signalized study intersections within Morgantown’s CBD signal system were 
obtained.  Lastly, TA obtained phase and cycle timings from the WVDOH and during the course of 
the data collection and study peak periods.  A description of the study roadways follows. 

University Avenue (US 19/WV7) – Between Beechurst Avenue/Fayette Street and Pleasant 
Street/Westover Bridge, University Avenue provides a five lane section, 50 to 52 feet wide.  At the 
Pleasant Street/Westover Bridge intersection there is a left turn lane, two through lanes and a right 
turn lane on the southbound approach with a single northbound lane.  On the northbound approach 
to this intersection there is a left turn lane, a through lane and a right turn lane, and two southbound 
lanes.  The intersection of University Avenue/Pleasant Street/Westover Bridge is controlled with a 
signal providing protected/permitted left turns in both directions for University Avenue.  At the Walnut 
Street intersection there are two southbound through lanes and a through/right lane and on the 
northbound approach there is a left/through lane and a through lane.  The intersection of University 
Avenue and Walnut Street is controlled with a four phase signal including split phasing for Walnut 
Street and an actuated exclusive pedestrian phase.  At the Beechurst Avenue/Fayette Street 
intersection there are left and right turn lanes on the northbound approach and a left turn lane, a 
through lane and a through/right lane on the southbound approach.  University Avenue is one way 
southbound with parking on one or both sides between Willey Street and the Beechurst 
Avenue/Fayette Street intersection.  The University Avenue/Beechurst Avenue/Fayette Street 
intersection is controlled with a four phase signal providing protected/permitted left turns from 
Beechurst Avenue.  The posted speed limit is 35 mph. 

Pleasant Street (US 119) and Westover Bridge (US 19) – Pleasant Street is one way eastbound 
between University Avenue and Spruce Street providing two lanes in a 28 foot wide cartway.  The 
intersection of Pleasant Street and High Street is controlled with a three phase signal including an 
actuated exclusive pedestrian phase. At its intersection with Spruce Street there are left and 
left/through lanes on the eastbound approach and a right turn only lane on the westbound approach.  
The Pleasant Street/Spruce Street intersection is controlled with a four phase signal providing split 
phasing for the Pleasant Street approaches and an exclusive actuated pedestrian phase.  There is 
no posted speed on Pleasant Street.  The Westover Bridge approach to University Avenue/Pleasant 
Street provides exclusive left, through and right turn lanes.  The posted speed on the Westover 
Bridge is 25 mph. 

Walnut Street – Between Spruce Street and University Avenue Walnut Street is one way 
westbound providing two lanes and parking on both sides in a 39 foot wide cartway.  The westbound 
approach to University Avenue provides a left turn lane, a left/through lane and a right turn lane 
without parking.  The Walnut Street/Spruce Street intersection is controlled with a three phase signal 
including an actuated exclusive pedestrian phase.  Walnut Street east of Spruce Street is two way 
with exclusive through and right turn lanes on the westbound approach without parking.  Walnut 
Street west of University Avenue, also known as Water Street, has a 22 foot wide cartway and is two 
way undelineated without parking.  There is no posted speed within the study area. 

Spruce Street (US 119) – Spruce Street from Pleasant Street to Willey Street is one-way 
northbound providing three lanes without parking in a 27 foot wide cartway.  The northbound 
approach at Willey Street provides exclusive left, through and right turn lanes.  North of Willey Street 
the cartway narrows to 22 feet and there is on street parking with a single northbound lane.  The 
intersection of Spruce Street/Fayette Street is controlled with a two phase signal while the Spruce 
Street/Willey Street intersection is controlled with a three phase signal including an actuated 
exclusive pedestrian phase.  There is no posted speed within the study area. 
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Willey Street (US 119 & Local) – Willey Street provides one lane in each direction in a 24 to 26 foot 
wide cartway except between Spruce Street and High Street where two westbound lanes are 
provided including an exclusive 9 foot wide left turn lane and a 9 foot wide through lane at High 
Street and an eastbound lane in a 30 foot wide cartway.  The intersection of Willey Street and High 
Street is controlled with a four phase signal including a protected/permitted westbound left turn 
phase and an actuated exclusive pedestrian phase.  There is no posted speed and no parking along 
Willey Street within the study area. 

High Street (US 119) – High Street is one-way southbound within the study area providing two 
travel lanes and on street parking on both sides.  The cartway varies from 37 to 43 feet with curb 
bump outs.  High Street north of Willey Street is 22 feet wide and provides a right only lane and a 
through/left lane on its approach to Willey Street.  There is no posted speed within the study area. 

Beechurst Avenue (US 19/WV 7) – The Beechurst Avenue leg of the University Avenue/Fayette 
Street intersection has dual right turn lanes, an exclusive left turn lane and a single northbound lane 
in a 42 foot wide cartway.  The posted speed is 35 mph. 

Fayette Street - Has a 23 foot wide cartway and is one-way eastbound within the study area.  There 
is parking along the south side of Fayette Street between High Street and Spruce Street.  There is 
no posted speed within the study area. 

Chestnut Street – Is a one-way street with one northbound lane and parking between Pleasant 
Street and Willey Street.  The northbound approach at Pleasant Street is controlled with a stop sign.  
The cartway is 16 feet in width between Pleasant Street and Walnut Street, and 22 feet in width 
between Walnut Street and Willey Street.  The approach to Willey Street has separate left and right 
turn lanes controlled with a stop sign.  There is no posted speed within the study area. 

Wall Street – Is a narrow, 12 foot wide alley open to vehicular traffic between Chestnut Street and 
the Monongahela River. 

Photographs along with signal plans and sketches of the study intersections, and both the signal 
timing information obtained from the WVDOH and through filed reconnaissance are included in the 
Appendix to this report. 

Data Collection 

Manual turning movement counts were performed at the existing study intersections from 7:00 AM to 
9:00 AM and from 3:00 PM to 6:00 PM on successive Fridays in April 2015 when the West Virginia 
University (WVU) and Monongalia County Schools were in session.  These time periods were 
selected because they typically include the AM and PM peak hours of adjacent street traffic.  The 
counts were summarized in 15-minute intervals and included heavy vehicles and pedestrians. 

The AM and PM peak hours selected for this study were the highest four consecutive 15-minute 
periods selected.  These periods are as follows: 

• AM Peak Hour – 7:15 to 8:15 

• PM Peak Hour – 4:15 to 5:15 

The observed AM and PM peak hour traffic volumes were balanced between intersections.  The 
existing AM and PM peak hour vehicle volumes are presented in Figure 4.  The pedestrian counts 
were also summarized for the aforementioned peak hours and are presented on Figure 5.  
Summaries of the manual turning movement count data are included in the Appendix to this report. 

The latest available average daily traffic volumes (2014) for the study area were obtained from the 
WVDOH and are presented on Figure 6. 
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2015 EXISTING TRAFFIC CONDITIONS 

Capacity and queuing analyses were performed using the existing 2015 traffic volumes shown in 
Figure 4 for each of the study intersections for the AM and PM peak hours.  This analysis was 
performed using the Synchro software.  The capacity analysis is quantified in terms of levels of 
service (LOS) based on average delay.  An LOS A represents relatively short delays while an LOS F 
represents long delays or a failure condition.  Definitions of LOS are included in the Appendix.  It is 
noted that exclusive pedestrian phases, where provided, were assumed to have been actuated for 
the signalized intersections. 

The results of the capacity calculations are summarized on Table 2A and 2B for the AM and PM 
peak hours, respectively.  The capacity analysis revealed the following intersections have 
movements or approaches that operate at an LOS E during one or both peak hours: 

• EB Walnut Street approach at University Avenue 
• EB Fayette Street approach at University Avenue/Beechurst Avenue 
• SB University Avenue through/right and approach at Beechurst Avenue/Fayette Street 
• SB High Street left/through and approach at Willey Street 

The results of the queuing analysis are summarized on Table 3A and 3B for the AM and PM peak 
hours, respectively.  As shown, the following queues exceed available capacity during one or both 
peak hours: 

• NB University Avenue left at Pleasant Street 
• WB Walnut Street left and left/through at University Avenue 

Synchro printouts are included in the Appendix to this report. 

SITE TRAFFIC GENERATION AND DISTRIBUTION 

Due to the lack of data for student housing developments in the Institute of Transportation Engineers 
(ITE) Trip Generation Manual, vehicle trip generation for the proposed development was determined 
from the publication entitled Trip Generation Study – Private Student Housing Apartments by Spack 
Consulting dated April 12, 2012, based on the number of beds/bedrooms.  The ITE Trip Generation 
Manual, 9th Edition Land Use 220, Apartment, was used to determine the total trips (pedestrian and 
vehicle) for the apartments, with the vehicle trips from the Spack Consulting study deducted to 
determine the pedestrian trips.  Trip generation for the 17,000 square foot (sf) retail component was 
determined from the Institute of Transportation Engineers (ITE) publication Trip Generation Manual, 
9th Edition for specialty retail (Land Use 826) based on square feet. 

Peak hour trip generation for the development is projected as follows: 

Average Weekday: 1,988 Vehicle Trips & 634 Pedestrian Trips 
AM Peak Hour:  Vehicle Trips – 82 Entering / 95 Exiting / 177 Total 
   Pedestrian Trips – 3 Entering / 79 Exiting / 82 Total 

  PM Peak Hour:   Vehicle Trips – 108 Entering / 90 Exiting / 198 Total 
     Pedestrian Trips – 53 Entering / 8 Exiting / 61 Total 

A summary of the projected weekday and peak hour vehicle trips is provided in Table 1. 

The distribution of vehicle trips to and from the development in the study area was based on desired 
destinations on the WVU campuses and existing traffic volumes and patterns.  Due to one way 
streets “away” from the Downtown campus, i.e. University Ave. & High St., the distribution is 
dispersed on Beechurst to Campus Drive, Chestnut Street and Spruce Street.  Also, the Downtown 
campus is close enough that it was assumed a higher percentage of students would walk versus 
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drive.  Conversely, a higher proportion was assumed to drive towards the Evansdale campus or take 
the PRT.  There is also a percentage of vehicle trips destined towards neither the Downtown nor 
Evansdale campuses, i.e. towards shopping, restaurants, entertainment. 

The vehicle trip distribution is shown in Figure 7.  The distribution of pedestrian trips was based on 
principal destinations such as the WVU Downtown campus and the PRT station.  The pedestrian trip 
distribution is shown on Figure 8. 

Peak hour site trip assignments were determined by applying the aforementioned distributions to the 
site generated vehicle and pedestrian trips.  The site generated AM and PM peak hour vehicle trips 
are shown on Figure 9.  The site generated AM and PM peak hour pedestrian trips are shown on 
Figure 10. 

PROJECTED 2017 BASE TRAFFIC CONDITIONS WITHOUT DEVELOPMENT 

The development is projected to be completed and occupied in 2017.  Therefore, traffic volumes 
were projected for the study intersections for 2017 base conditions without development.  In order to 
estimate the 2017 base traffic volumes, a background traffic growth rate of 2.0 percent per year, 
compounded, was applied to the existing 2015 traffic volumes shown in Figure 4.  This background 
traffic growth rate was obtained from the Morgantown Monongalia Metropolitan Planning 
Organization (MMMPO) for the study area.  The 2017 background traffic volumes with this growth 
rate are shown in Figure 11. 

Traffic volumes from three approved, but uncompleted developments (at the time the traffic counts 
were performed) within the study area were included in the projected 2017 opening year base traffic 
volumes.  A description of the three developments, the source of their site generated volumes, and 
the figure the volumes are presented as follows: 

• Sheetz Convenience Store with 10 fueling positions along University Avenue between Kirk 
Street and Foundry Street.  Site volumes extracted from Revised Traffic Impact Assessment 
for the University Avenue Development dated September 2013 by Dennis Corporation.  Site 
volumes are shown in Figure 12. 

• 494 Spruce Street, a student housing development containing 368 bedrooms and 3,500 sf of 
retail/commercial space located on the southeast corner of the Spruce Street/Willey Street 
intersection.  Site volumes extracted from Traffic Impact Study Proposed Mixed-Use 
Residential Commercial Development at 494 Spruce Street dated May 28, 2014 by Gannett 
Fleming.  Site volumes are shown in Figure 13. 

• Central Place, a 120 unit apartment complex located immediately adjacent 494 Spruce 
Street with access located along Willey Street opposite Price Street.  Site volumes extracted 
from Traffic Impact Study Proposed Mixed-Use Residential Commercial Development at 494 
Spruce Street dated May 28, 2014 by Gannett Fleming.  Site volumes are shown in Figure 
14. 

Since the intersections included in the aforementioned studies were limited in scope, site volumes 
for each development were projected through the remaining study intersections based on existing 
traffic volumes and patterns. 

The 2017 base AM and PM peak hour traffic volumes were derived by adding the 2017 background 
volumes shown in Figure 11, and site volumes from the aforementioned developments shown in 
Figures 12, 13 and 14.  The 2017 base traffic volumes are shown in Figure 15. 

The results of the capacity calculations using the volumes from Figure 15 are summarized on Table 
2A and 2B for the AM and PM peak hours, respectively.  The capacity analysis revealed the 
following intersections have movements or approaches that operate at an LOS E or F during one or 
both peak hours: 
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• EB Pleasant Street (bridge) through movement at University Avenue 
• NB University Avenue left at Pleasant Street 
• WB Walnut Street left at University Avenue 
• EB Fayette Street approach at University Avenue/Beechurst Avenue 
• SB University Avenue through/right and approach at Beechurst Avenue/Fayette Street 
• SB High Street left/through and approach at Willey Street 
• NB Chestnut Street left at Willey Street 

The results of the queuing analysis are summarized on Table 3A and 3B for the AM and PM peak 
hours, respectively.  As shown, the following locations have queues that exceed available capacity 
during one or both peak hours: 

• NB University Avenue left at Pleasant Street 
• WB Walnut Street left and left/through at University Avenue 
• NB University Avenue through (to Beechurst) at Beechurst Avenue/Fayette Street 
• WB Willey Street left at High Street 

Synchro printouts are included in the Appendix to this report. 

PROJECTED 2017 COMBINED TRAFFIC CONDITIONS WITH DEVELOPMENT 

The forecasted 2017 combined with development traffic volumes for the AM and PM peak hours 
were determined by adding the projected vehicle trips generated by the proposed Standard at 
Morgantown development (Figure 9) to the forecasted 2017 base traffic volumes (Figure 15) 
resulting in the 2017 combined volumes shown on Figure 16.   

Per TED 106-2, the LOS of all intersections affected by a proposed development should be no 
worse than the LOS before the new facility opens.  Capacity and queuing analyses were performed 
using forecasted 2017 combined conditions traffic volumes at each of the study intersections for the 
AM and PM peak hours.   

The results of the capacity calculations are summarized in Table 2A and 2B for the AM and PM 
peak hours, respectively.  The capacity analysis revealed the following intersections have 
movements or approaches that operate at an LOS E or F during one or both peak hours: 

• EB Pleasant Street (bridge) through movement at University Avenue 
• NB University Avenue left at Pleasant Street 
• WB Walnut Street left and left/through at University Avenue 
• EB Fayette Street approach at University Avenue/Beechurst Avenue 
• SB University Avenue through/right and approach at Beechurst Avenue/Fayette Street 
• SB High Street left/through and approach at Willey Street 
• NB Chestnut Street left at Willey Street 

The aforementioned movements and approaches already operate at LOS E or F in 2017 base 
conditions with the following exception: 

• WB Walnut Street left/through at University Avenue degrades from a LOS D to a LOS E 

LOS F with longer delays are incurred with the addition of site traffic at the following location: 

• SB High Street left/through and approach at Willey Street 

The results of the queuing analysis are summarized on Table 3A and 3B for the AM and PM peak 
hours, respectively.  As shown, the following intersections have queues that exceed available 
capacity during one or both peak hours: 
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• EB Walnut Street at University Avenue 
• NB University Avenue left at Pleasant Street 
• SB University Avenue through at Pleasant Street 
• WB Walnut Street left and left/through at University Avenue 
• NB University Avenue through (to Beechurst) at Beechurst Avenue/Fayette Street 
• WB Willey Street left at High Street 

Except for the eastbound Walnut Street queue at University Avenue and the southbound University 
Avenue through queue at Pleasant Street, these queues already exceed available capacity in 2017 
base conditions.  The Walnut Street queue may back beyond the site driveway (not a public street) 
and the University Avenue queue slightly exceeds available capacity by 20 feet. 

Synchro printouts are included in the Appendix to this report. 

Since the LOS for the westbound Walnut Street left/through lane degrades to a LOS E in 2017 
combined conditions, mitigation in the form of signal retiming was assumed during the PM peak 
hour.  Also, signal retiming along with restriping the westbound approach of Willey Street at High 
Street to provide 10 foot wide left turn and through lanes resulted in a LOS F with less delay for the 
southbound High Street approach during the PM peak hour. 

The results of the capacity calculations performed assuming the aforementioned mitigation is 
presented in Table 2A and 2B for the AM and PM peak hours, respectively.  With the mitigation, the 
aforementioned movements at the University Avenue/Walnut Street and the Willey Street/High 
Street intersections operate at the same or improved LOS with less delay as they do in the 2017 
base conditions during the peak hours.  In addition, queue lengths for the westbound Walnut Street 
left and left/through lanes are reduced during the PM peak hour to less than those in the 2017 base 
conditions, as presented in Table 3A and 3B for the AM and PM peak hours, respectively. 

Copies of the Synchro analysis performed assuming the mitigation at each of the study intersections 
are included in the Appendix to this report. 

In addition to vehicular volumes, projected pedestrian volumes generated by the development 
shown in Figure 8 were added to the existing pedestrian volumes shown in Figure 5.  The combined 
pedestrian volumes with development are shown in Figure 17.  As shown, there is a significant 
increase in the number of pedestrians crossing University Avenue at Walnut Street and at Fayette 
Street.  There is an exclusive actuated pedestrian phase at the University Avenue / Walnut Street 
intersection, but not at the University Avenue / Beechurst Avenue / Fayette Street intersection.  The 
addition of an exclusive pedestrian phase at this intersection would further degrade LOS. 

OTHER ANALYSIS 

The need for a traffic signal at the intersection of Willey Street and Chestnut Street was evaluated 
per the warrant criteria in the 2009 edition of the Manual on Uniform Traffic Control Devices 
(MUTCD).  Warrant 2, Four-Hour Vehicular Volume and Warrant 3, Peak Hour, were evaluated for 
this intersection.  It was determined that neither Warrant 2 nor Warrant 3 are satisfied for any 
condition.  Traffic signal warrant charts and evaluation are included in the Appendix. 
 
A queuing analysis was performed for vehicles entering the site driveways from Walnut Street and 
University Avenue during the peak hours.  The purpose of the analysis was to determine if at any 
time the queue of vehicles waiting to enter the parking garage at the card-actuated gate would back 
onto either Walnut Street or University Avenue.  Based on information from the architect, the Walnut 
Street entry driveway will have one lane with a gate located 60 feet (i.e. 3 car lengths) from Walnut 
Street.  The University Avenue entry driveway will have one lane with a gate located 50 feet (i.e. 2 
car lengths) from University Avenue.  Based on a service rate of 225 vehicles per hour, the 
probability of queues exceeding the provided storage assuming random arrivals is less than 1 
percent during the critical PM peak hour.  Queue calculations are included in the Appendix. 
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CONCLUSIONS / RECOMMENDATIONS 

This study concluded that the proposed Standard at Morgantown student apartment development 
will have minimal traffic impact on the surrounding intersections if appropriate mitigation is provided.   

The results of the capacity calculations performed for each of the study intersections revealed that 
the westbound Walnut Street left/through lane at University Avenue degrades from a LOS D to a 
LOS E between 2017 base and 2017 combined conditions, with longer queues.  Also, the 
southbound High Street left/through lane and approach at Willey Street operates at LOS F with 
longer delays with the addition of site traffic. 

To mitigate the LOS and queues with the site development, signal retiming at the University Avenue 
and Walnut Street intersection was assumed for the PM peak hour.  Also, signal retiming along with 
restriping the westbound approach of Willey Street at High Street to provide 10 foot wide left turn 
and through lanes resulted in a LOS F with less delay then the 2017 base conditions for the 
southbound High Street approach during the PM peak hour. 

Therefore TA recommends the following site access and mitigation to accommodate site traffic: 

• Provide a driveway along Walnut Street approximately 50 feet west of University Avenue; 

• Provide a right-in, right-out driveway along University Avenue approximately 260 feet north of 
Walnut Street; 

• Install tubular markers along the centerline of University Avenue to reinforce the right turn in, 
right turn out driveway; 

• Retime the University Avenue and Walnut Street traffic signal to provide additional green 
time for the westbound Walnut Street approach while reducing green time on the University 
Avenue approaches during the PM peak hour; 

• Install a 4 section signal head for the eastbound Walnut Street approach at University 
Avenue to confirm the split phase operation of the Walnut Street approaches; 

• Restripe the westbound approach of Willey Street at High Street to provide 10 foot wide 
through and left turn lanes; and 

• Retime the Willey Street and High Street traffic signal to provide additional green time to the 
High Street and westbound Willey Street left turn phases while reducing green time on the 
eastbound Willey Street approach; and 

• Install “Do Not Block Intersection” signs on the Walnut Street driveway exit. 

A schematic diagram with these recommendations is included on Figure 18. 

Also, the WVDOH reserves the right to restrict left turns from northbound University Avenue onto 
Walnut Street to enter the development should more traffic utilize this movement than is currently 
anticipated. 

This concludes TA’s traffic impact study for a proposed student apartment development located 
along University Avenue located in Morgantown, West Virginia. 

Included in the Appendix to this report are copies of all counts, analysis and calculations. 
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