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S T A F F  R E P O R T  
 
CASE NO: S14-01-III / CA Student Living / 494 Spruce Street 

REQUEST and LOCATION: 

Request by Lisa Mardis of Project Management Services, on behalf of CA Student 
Living, for Development of Significant Impact Type III Site Plan approval of a mixed-use 
development at 494 Spruce Street  

TAX MAP NUMBER(s) and ZONING DESCRIPTION: 

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

SURROUNDING ZONING: 

South and West: B-4, General Business District 

North and East: B-1, Neighborhood Business District 

BACKGROUND: 

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

Proposed Development Program 

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

 Eleven (11) stories with portions of the lowest two stories below the adjoining 
grade. 

 92 four-bedroom mixed-use dwelling units for a total of 368 bedrooms. 

 7,104 square feet of non-residential space on three (3) levels with approximately 
3,237 square feet of retail space on the lowest level (Level P1) facing Spruce 
Street. 

 126 vehicle parking spaces and three (3) motorcycle parking spaces on three (3) 
parking decks.  Access to the lowest parking deck (Level P1) is proposed from 
one driveway entrance on Spruce Street and access to the upper two (2) parking 
decks (Level P2 and Level 01) is proposed from one driveway entrance on Willey 
Street.  Additionally, 101 bicycle storage spaces are proposed. 

 The developer is proposing to relocate above ground utility facilities along the 
development site’s Spruce Street and Willey Street frontages to below ground 
utility service trenches or vaults. 

The petitioner participated in a pre-application meeting with the City’s Technical Review 
Team on 14 JAN 2014 at and has made a number of site plan modifications since said 
meeting to increase conformity with related Planning and Zoning Code provisions. 
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The petitioner participated in two (2) Design Review Committee meetings on 25 FEB 
2014 and 25 MAR 2014 and has made a number of modifications since said meetings to 
address the Committee’s comments. 

Staff Report Exhibits  

The following exhibits are attached hereto: 

Exhibit 1 .................. 30 APR 2014 Planning and Zoning Conformity Report for revised plans 
received 25 APR 2014 and dated 04 APR 2014 by Erdy McHenry 
Architecture, LLC and plans dated 07 MAR 2014 by Alpha Associates, 
Inc. 

Exhibit 2 .................. 16 APR 2014 Planning and Zoning Conformity Report for plans received 
04 APR 2014 and dated 04 APR 2014 by Erdy McHenry Architecture, 
LLC and plans dated 07 MAR 2014 by Alpha Associates, Inc. 

Exhibit 3 .................. Downtown Design Review Committee agendas, sign-in sheets, and 
meeting notes. 

Exhibit 4 .................. Memorandum from City Engineer Terry Hough, PE concerning the 
present status of the City’s and West Virginia Division of Highways’ 
review of and comment on the Draft Final Traffic Impact Study prepared 
by Gannett Fleming and dated 03 APR 2014. 

Exhibit 5 .................. Memorandum from City Engineer Terry Hough, PE concerning corner 
visibility at the proposed driveway entrances. 

DSI Application Exhibits 

The following list identifies documents submitted by the petitioner as a part of the subject 
Development of Significant Impact Site Plan petition. 

 Type III Development of Significant Impact Site Plan Application. 

 Drawings prepared by Erdy McHenry Architecture, LLC dated 04 APR 2014. 

 Drawings prepared by Alpha Associates, Inc. dated 07 MAR 2014. 

 Pedestrian Wind Flow Analysis Report prepared by ISOENV Environmental Design Lab 
dated 27 MAR 2014. 

 “Draft Final” Traffic Impact Study prepared by Gannett Fleming dated 03 APR 2014. 

Required Planning and Zoning Code Approvals 

The following Planning and Zoning Code related approvals are required for the 
development program as proposed.  Each case number is followed with a brief 
description.   

Planning Commission 

Case No. S14-01-III ................. Development of Significant Impact Site Plan. 

Article 1385.05 provides that developments with 12 to 99 dwelling units are 
considered “Developments of Significant Impact” (DSI) which are those that have a 
neighborhood or citywide impact and involve the transportation network, 
environmental features such as parks or corridor streams, and local schools.  DSI 
Site Plans are reviewed and approved by the Planning Commission. 
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Case No. MNS14-05 ................ Minor Subdivision. 

The development site includes Parcels 245 and 246 of Tax Map 26, which must be 
combined so that the proposed structure is situated on one (1) parcel rather than 
crossing two (2) parcels. 

 
Board of Zoning Appeals 

Case No. CU14-06 ................... Conditional use request to reduce the minimum 
number of required parking spaces. 

Article 1365.04(P) provides parking reductions, with conditional use approval by 
the BZA, for developments within the B-4 District based on the site’s proximity to a 
fixed public transit stop; the site’s proximity to publicly-owned and controlled 
parking spaces; the number of dedicated motorcycle parking spaces developed; 
and, the number of bicycle storage spaces developed in excess of minimum 
requirements.  The petitioner will be seeking conditional use approval to reduce the 
minimum parking requirement from 173 spaces to 124 spaces under all four (4) 
parking reduction elements.  This conditional use petition is scheduled for 
consideration by the BZA’s at its 21 MAY 2014 hearing. 

Case No. V14-22 ..................... Variance relief as it relates to the minimum number of 
loading spaces. 

Article 1349.08(D) provides that residential uses in the B-4 District containing thirty 
(30) or more dwelling units shall conform to the loading requirements set forth in 
Article 1365.10 as a “Type II Use.”  Table 1365.10.01 “Required Loading Spaces” 
provides a minimum of two (2) loading spaces up to 100,000 square feet and one 
(1) additional loading space for each 20,000 square feet above 100,000 square 
feet.  The petitioner’s proposed development program includes 151,496 square 
feet of residential use, which calculates to a minimum of five (5) loading spaces for 
the subject development.  The petitioner will be seeking variance relief from 
providing five (5) loading spaces.  This variance petition is scheduled for 
consideration by the BZA’s at its 21 MAY 2014 hearing. 

Case No. V14-24 ..................... Variance relief as it relates to minimizing canyon 
effects. 

Article 1351.01(I) provides that buildings taller than three (3) stories shall 
incorporate design elements that preserve adequate light and airflow to public 
spaces including streets and sidewalks.  A variance petition has been submitted so 
that the BZA can determine whether or not proposed design elements minimize 
canyon effects as required.  If the BZA agrees that said elements further desired 
mitigation design techniques, than it can rule accordingly.  If the BZA does not 
agree that said elements meet desired mitigation design techniques, that it can 
determine whether or not to grant variance relief accordingly.  This variance 
petition is scheduled for consideration by the BZA’s at its 21 MAY 2014 hearing. 

It should be noted that Variance Petition Case No. V14-23 pertaining to the design and 
location of the two (2) proposed curb cuts, which was included in the legal notice 
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advertised on 22 APR 2014, has been withdrawn by the petitioner as a result of design 
modifications made to conform with related performance standards. 

ANALYSIS: 

Comprehensive Plan and Downtown Strategic Plan 

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

Additionally, Addendum B includes sections of the 2010 Downtown Strategic Plan 
Update.  It should be noted that “shall” statements within the Comprehensive Plan 
and/or Downtown Strategic Plan should be understood as desired objectives and 
strategies that do not have the authority of law unless incorporated into the City’s 
Planning and Zoning Code. 

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

Site Location 

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

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

Residential Density 

The original development plans dated 07 JAN 2014 and reviewed by Staff on 12 FEB 
2014 included 160 one-, two-, three-, and four-bedroom type units for a total of 387 
occupants.  The development plans presently before the Planning Commission include 
92 four-bedroom dwelling units for a total of 368 occupants.  The purpose for the 
modification by the developer was to eliminate the need to pursue variance relief to 
exceed the maximum residential density standard of 92 units for the subject site. 

The development program modification resulted in one (1) story being eliminated, a 
reduction of 68 dwelling units; and a reduction of 19 occupants. 

As Addendum B of this report identifies, the desired residential development pattern 
within the downtown stated under Land Management Objective LM 1.5 of the 2013 
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Comprehensive Plan Update is to, “…build residential units downtown that will serve a 
broad age and socioeconomic range.” 

Additionally, Action 6.6.5 of the 2010 Downtown Strategic Plan Update provides that, 
“New housing should support and integrate a diversity of age groups and income levels.” 

The petitioner’s proposed bedroom composition of all four-bedroom units is 
homogeneous and could be viewed as contradicting the objective of delivering dwelling 
units that meet diverse housing interests and needs of a broader age and 
socioeconomic range. 

Conversely, the delivery of four-bedroom units could be viewed as integrating larger 
four-bedroom units into nearby existing and under-construction housing thereby 
diversifying the stock within the immediate area. 

The maximum residential density standard provided in Article 1349.07 is based on the 
number of dwelling units in relation to the area of the development site.  Bedroom 
composition of the proposed dwelling units or the number of proposed occupants is not 
measured in the maximum residential density standard.  This is a land use policy 
challenge for any college/university community with a multi-family and mixed-use 
housing stock that functions and performs very differently than conventional higher 
density housing occupied by more diverse and less transient households. 

Should the Planning Commission find that the proposed all four-bedroom dwelling unit 
development program conflicts with the goals, objectives, and strategies detailed in the 
2013 Comprehensive Plan Update and the 2010 Downtown Strategic Plan Update in 
terms of supporting diversity in downtown housing stock development, than discussion 
and consideration of development program modification may be merited. 

Traffic Impact Analysis 

Article 1385.08(A)(1)(g) of the Planning and Zoning Code provides that site plan 
applications for Developments of Significant Impact must be accompanied by an 
approved West Virginia Division of Highways (WVDOH) Access Permit, if applicable.  
Because Spruce Street and Willey Street are both a part of the WVDOH’s roadway 
system, this application element is required. 

The petitioner’s “Draft Final” Traffic Impact Analysis has been submitted to WVDOH and 
the City Engineer for review and comments.  The status of this review and comment 
process is discussed in the attached memorandum from City Engineer Terry Hough, PE 
(see Exhibit 4).  Because final review has not been completed, WVDOH access permits 
have not been issued. 

It should be noted that the City and WVDOH follow a collaborative review and comment 
process for traffic impact studies so that both authorities’ concerns are addressed prior 
to access permitting.  Enforcing a literal application of Article 1385.08(A)(1)(g) can 
complicate this collaborative review process in terms of ensuring City Administration and 
Planning Commission capability to fully participate in and influence related decision-
making. 
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Staff understands, based on discussions with the City Engineer subsequent to the 
memorandum provided in Exhibit 4, that the trip generation numbers used in the draft 
traffic impact analysis and the proposed access locations, turning restrictions, and 
designs appear to be acceptable to the City Engineer and WVDOH.  However, final 
review and approval is awaiting the execution of the requisite agreement between 
WVDOH and the developer. 

It is the opinion of the Planning Division that the Planning Commission may proceed in 
its review of the present DSI site plan petition relative to final traffic impact analysis 
approval and WVDOH access permitting by: 

1. Tabling the present DSI site plan petition until final review and comment by the 
City Engineer and WVDOH are completed; or, 

2. Tabling the present DSI site plan petition until final WVDOH access permitting is 
determined; or, 

3. Include a condition, should the Planning Commission approve the present DSI 
site plan petition, that requires WVDOH access permit approval; provided there 
are no changes in the locations and/or designs, as a result of WVDOH access 
permit approval, of the proposed driveway entrances illustrated on the plans 
presented herein. 

Parking Reduction 

As noted above, the petitioner will be seeking a parking reduction under Article 
1365.04(P) for all four (4) parking reduction elements.  The element regarding the site’s 
proximity to publicly-owned and controlled parking spaces raises concerns for the 
Morgantown Parking Authority (MPA).  Specifically, MPA’s Lot B, located behind the 
former Daniel’s Clothing Store, is within 500 feet of the subject development site.  
However, Lot B is not considered a parking pass or storage lot but rather a high 
performing metered turnover lot for day-time and night-time downtown visitors.  The 
Planning and Zoning Code does not distinguish between storage and turnover parking 
facilities.  However, this parking reduction element assumes that the publicly-owned and 
controlled parking facility, because of its proximity, can serve a portion of the parking 
needs for a proposed development. 

Corner Visibility 

A memorandum from City Engineer Terry Hough, PE is attached hereto (see Exhibit 5) 
concerning her evaluation of corner visibility for exiting motorists utilizing the proposed 
Spruce Street and Willey Street driveway entrances given existing and proposed 
conditions.  She notes that there will be sufficient site clearance for the proposed 
driveway entrance onto Spruce Street.  However, Ms. Hough notes concerns as to 
whether or not there is sufficient site distance for the proposed driveway entrance onto 
Willey Street and accordingly suggests consideration of moving the at-grade portion of 
the building back an additional three (3) feet along Willey Street. 
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Construction next to Daycare Playground 

The Planning Division encourages the Planning Commission to learn from the developer 
what measures will be taken to ensure the protection and safety of users of the adjoining 
playground during construction.  Additionally, there is merit in learning what design 
elements have been considered and included to reduce the impact of the proposed a 24- 
to 36-foot tall wall at the property boundary shared with the adjoining playground. 

STAFF RECOMMENDATION: 

Staff recommends that at least the following conditions be included should the 
Commission approve the site plan for Case No. S14-01-III as proposed: 

1. That all required conditional use and variance petitions be approved by the 
Board of Zoning Appeals (BZA) and all related conditions therein observed 
and/or addressed accordingly. 

2. That a minor subdivision petition combining Parcels 245 and 246 of Tax Map 
26 be approved and final plat recorded prior to issuance of certificate of 
occupancy. 

3. That access permitting from the West Virginia Division of Highways must be 
obtained; provided said approval does not alter the arrangement of driveway 
locations and/or designs illustrated on the site plans reviewed and approved 
herein.  Should access permitting alter the arrangement of said driveway 
locations and/or designs, than Planning Commission review and approval must 
be obtained prior to the issuance of any building permit for the site. 

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

5. That the final Landscape Plan and Erosion Control Plan be submitted with the 
building permit application for review and approval.  Variance approval must be 
obtained should said plans not conform to the related performance standards 
set forth in the City’s Planning and Zoning Code. 

6. That the specific land use for the 3,237 square feet retail/commercial/office 
space at-grade with Spruce Street must conform to Table 1331.05.01 
“Permitted Land Uses” and supplemental regulations thereto. 

7. That a master Signage Plan must be submitted and reviewed under the 
standard building permit application process once nonresidential uses are 
identified.  Variance approval must be obtained should the master Signage 
Plan not conform to related performance standards set forth in the City’s 
Planning and Zoning Code. 

8. That the development must meet all applicable federal Fair Housing and 
Americans with Disabilities Act standards as determined by the City’s Chief 
Building Code Official. 
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9. That public sidewalks along the development site’s Spruce Street and Willey 
Street frontages shall be reconstructed to the satisfaction of the City Engineer 
and, where practicable, incorporate design elements utilized in the High Street 
streetscape improvement projects and the planned Walnut Street streetscape 
improvement project. 

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

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

Attachments: Noted Addenda and Exhibits; Site Plan Application; Site Plan, Floor Plan 
Elevation, and Civil Plan Drawings; Draft Final Traffic Impact Analysis; Wind Flow 
Analysis Report 
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STAFF REPORT ADDENDUM B 
S14-01-III / CA Student Living / 494 Spruce Street 

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

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

Principles for Land Management 

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

 The developer’s professional design team has consulted with the Downtown Design 
Review Committee and incorporated modifications that appear to address the 
Committee’s comments and concerns in terms of architectural style, cladding 
material, window rhythm, 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 residential and street-level nonresidential mixed-
uses.  The urban fabric within the immediate built environment is heterogeneous 
given the various development pattern and character types, scales and densities, 
forms and functions, and construction periods.  

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☐  Concurrence 
☐  Inconsistent 
☒  Other 

 The proposed development program increases housing choice and diversity in the 
context of the immediate residential area, which includes the Courtyard East and 
Courtyard West multi-family developments (four and five stories respectively); the ten-
story, multi-family high-rise, age-restricted Unity Manor building; the six-story Central 
Place multi-family development under construction; various duplex and triplex 
configurations; and, converted single-family residential units.  However, the proposed 
all four-bedroom units does not appear to be as attractive in diversifying population 
and housing unit types as a combination of one-, two-, and three-bedroom units 
would.  Given the infancy of the 2013 Comprehensive Plan adoption, zoning 
ordinance dictates and/or guidelines concerning desired tenancy, affordability, and 
workforce opportunities have not been developed or enacted.   
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Principal 9 Residential development will support the formation of 
complete neighborhoods with diverse housing, 
pedestrian-scaled complete streets, integrated public 
spaces, connection to adjacent neighborhoods, and 
access to transportation alternative and basic retail 
needs. 

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

 Semi-public indoor and outdoor spaces have been incorporated to further quality of 
life, convenience, and enjoyment of the development’s residents.  The proposed at-
grade setbacks appear to functionally widen adjoining public sidewalks.  Green-wall 
landscaping treatments along Willey Street should serve to soften the relationship 
between the public sidewalk realm and building’s at-grade edge. 

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

☐  Concurrence 
☐  Inconsistent 
☒  Other 

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

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

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

  



Staff Report Addendum B Page 7 of 15 
S14-01-III 
 

 

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 
Land Management 
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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. 

 

  

Clipped from Page 89 
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“CA Student Living” – 494 Spruce Street; Tax Map 26; Parcels 245 and 246 
The following information identifies Planning and Zoning (P&Z) Code provisions related to the 
above referenced development.  Revised plans reviewed herein are dated 04 APR 2014 
(emArchitecture) and 07 MAR 2014 (Alpha Associates) and were submitted on 25 APR 2014 in 
response to the conformity report dated 16 APR 2014.  Also identified is whether or not the 
subject development meets P&Z requirements; whether additional information is required; and, 
whether variance(s) and/or conditional use approval(s) are necessary.  

PROPOSED DEVELOPMENT PROGRAM 

� The development site is currently occupied by the VFW Post 548 and related parking. 

� The combined area of the two parcels that comprise the proposed development site is 
approximately 27,459 sq. ft. 

� The proposed building footprint is 23,763 sq. ft., which includes cantilevered portions of 
the building. 

� The following table was clipped from emArchitecture’s Sheet Z0.01, which describes the 
land use gross floor areas: 

 

� The proposed residential use includes 92 four-bedroom dwelling units for a total of 368 
occupants. 

� The proposed building includes three parking decks, which is described in the following 
table clipped from emArchitecture’s Sheet Z0.01: 
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� The proposed building includes eleven (11) levels with the lowest two levels partially 

below the adjoining grade. 

� Solid waste storage will be internal and accessed from the upper floors through garbage 
chutes.  The solid waste hauler will access the dumpsters from Willey Street. 

� There are 101 bicycle parking spaces proposed in one common facility with access from 
Willey Street, which includes 9 more spaces than the minimum requirement. 

� It appears from the grades identified by Alpha Associates that the site rises 
approximately 23 feet in elevation with the lowest point at the southwest corner along 
Spruce Street and the highest point at the northeast corner along Willey Street. 

SUMMARY OF CONFORMITY OBSERVATIONS 

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

Conformity review observations; required approvals noted in bold highlighted (yellow) 
font. 

 

1349.02 Permitted and Conditional Uses 

TBD 
The specific land use for the 3,237 sq. ft. retail/commercial/office space at grade with 
Spruce Street was not identified in the plans reviewed herein.  A land use determination 
will be made during building permit and/or certificate of occupancy review. 

Y 

“Mixed-Use Dwellings” are permitted in the B-4 District by-right.  However, Article 
1331.06(26)(a) provides that “Mixed-Use Dwelling” uses must have at least 20 percent  
of the ground floor area dedicated to commercial or office space uses located on the 
ground floor and in the front of the building facing the primary street frontage. 
 
Article 1329.02 defines “Lot Front” as, “The side of a lot that abuts a public street is the 
front of the lot.  For corner lots, the shortest side fronting upon a street shall be 
considered the front of the lot.”  As such, the primary street frontage for the subject site is 
that facing Spruce Street. 
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Article 1329.02 defines “Floor Area” as, “The sum of the gross horizontal areas of all 
floors, including basements, of a building measured from the exterior faces of the exterior 
walls or from the centerline of walls separating two buildings.  Floor area of enclosed 
required off-street parking areas shall not be included.” 
 
The total gross floor area of Level P1, excluding parking, is 5,705 sq. ft.  The minimum 
floor area dedicated to commercial or office space located on the ground floor and in the 
front of the building facing Spruce Street is 1,141 sq. ft. and the maximum area is 3,423 
sq. ft.  Sheet Z0.01 identifies 3,237 sq. ft. for the retail space facing Spruce Street. 

 

1349.03 Lot Provisions 

Y (A) Minimum lot size – 1,500 sq. ft. 

Y (B) Minimum lot frontage – 30 ft. 

Y (C) Minimum lot depth – 50 ft. 

Y (D) Maximum lot coverage – 90%.  The stated lot coverage in the plans reviewed 
herein is 86.5%. 

 
 
1349.04  Setbacks and Encroachments 

 Provision Requirement Proposed 

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

N/A (A)(2)  Maximum Front 
Average depth of the 

nearest 2 lots on either side 
or 10 feet, whichever is less 

 0 ft. 

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

Y (A)(4)  Minimum Side 0 ft. 0 ft. 

Y (A)(5)  Minimum Rear 22.5 ft. 
(10% of lot depth) 22.5 ft. 

N/A (B) Minimum setback for accessory structures – No accessory structure is illustrated 
in plans reviewed herein. 
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1349.05 Building Height 

 Provision Requirement Proposed 

Y (A) Minimum Height 2 stories 11 stories 

Y (B) Maximum Height 120’ 

NW Corner – 118’ 
NE Corner – 100’ 
SW Corner – 122’ 
SE Corner – 108’ 

Average Height = 111’ 

N/A (C) Maximum Height (accessory structure).  No accessory structure is illustrated in 
plans reviewed herein. 

 
1349.06  Floor Area Ratio (FAR) 

Y 

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 27,459 sq. ft. = 192,213 sq. ft. 
Proposed FAR:  212,620 sq. ft. LESS 7,104 sq. ft. for parking = 163,619 sq. ft. or 5.96 

FAR 

 
1349.07  Maximum Residential Density 

Y Minimum lot area per dwelling unit is 300 sq. ft.  Maximum residential density calculation:  
27,459 sq. ft. / 300 sq. ft. = max. of 92 units.  Proposed dwelling unit count is 92. 

 
1349.08 Parking and Loading Standards 

TBD 

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

368 occupants – first 22 occupants = 346 occupants 

346 occupants x 0.5 = minimum of 173 parking spaces 

Proposed:  126 parking spaces (includes 2 “option” spaces) 

See comments under Article 1365.04(P) concerning conditional use parking 
reduction. 

N/A (A)(2) Nonresidential – The proposed retail/commercial space is less than 15,000 sq. ft. 
of GFA and therefore no parking spaces are required for the non-residential use. 

N/A (A)(3) Movie Theaters 

 
(A)(4) Reduction in Minimum Required Parking 

See comments below under Article 1365.05(P) 
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N/A (A)(5) Fee In-Lieu-Of Parking - RESERVED 

N/A (A)(6) “Alternate Off-Site Parking Strategies”.  No alternative strategy appears to be 
proposed in plans reviewed herein. 

N/A (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.  Plans 
reviewed herein identify a common parking facility for 101 bicycles.  Additional 
information during building permit review will be required to ensure compliance 
with bicycle storage design and performance standards. 

N 

(D) Loading for Residential uses containing thirty (30) or more dwelling units.  
According to the information stated in the plans reviewed herein, the proposed 
area of the residential use is 151,496 sq. ft.  According to Table 1365.10.01, a 
minimum of five (5) loading spaces is required.  No loading spaces are proposed 
in the plans reviewed herein, which requires variance relief by the BZA. 

 

1349.09 Performance Standards 

 See comments below under Article 1351. 

 

1349.10 Landscaping 

 See comments below under Article 1367. 

 
1351  Performance Standards for Buildings in the B-4 District 

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

stair-tower bulkheads/penthouses and mechanical appurtenances illustrated on 
the elevations are exempt from the maximum height limit. 

TBD 

(B) Private pedestrian walks, street furniture, and open space on private property.  
Plans reviewed herein identify the reconstruction of public sidewalks along the 
site’s Spruce Street and Willey Street frontages.  Consideration should be given 
to providing trash receptacle(s) and bench(es) near retail entrances that match 
existing facilities within the downtown area; provided said street furniture does 
not reduce with the width of public sidewalks.  Additionally, coordination with City 
Engineering and WVDOH will be necessary concerning traffic light and sign post 
location and/or relocation. 

Y 

(C) Private parking facilities.  Parking decks will be constructed using concrete.  
Stormwater management will be reviewed and approved by MUB.  Adequate 
ingress and egress to/from Spruce Street and Willey Street must be reviewed 
and approved by WVDOH as a part of the Traffic Impact Study. 
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(D) Curb Cuts.  The following provides the minimum curb cut performance standards 
along with proposed conditions. 

Provision Standard 
Proposed 

Spruce St. Willey St. 

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

35 feet 71 feet 172 feet 

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

30 feet 30 feet 133 feet 

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

30 feet N/A 38 feet 

Y Maximum width of a driveway at the 
curb line. 26 feet 24 feet 24 feet 

Y Maximum width of a driveway at the 
street right-of-way line. 22 feet 20 feet 20 feet 

TBD (E) Corner Visibility.  A memorandum from the City Engineer concerning clear vision 
triangle will be presented to the PC and BZA. 

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

N/A (G) Vacant Lots. 

TBD 

(H) Main Street Morgantown Urban Design Guidelines.  The project’s design 
professional met with the Downtown Design Review Committee on 25 FEB 2014 
and on 25 MAR 2014.  Several architectural design elements have been revised 
in the plans reviewed herein to address the Committee’s comments.  The 
Committee requested to meet with the project’s design professionals once more 
to review building material samples. 

TBD 

(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.  A variance petition has been 
submitted so that the BZA can determine whether or not proposed design 
elements minimize canyon effects as required.  If the BZA agrees that said 
elements further desired mitigation design techniques, than it can rule 
accordingly.  If the BZA does not agree that said elements meet desirect 
mitigation design techniques, that it can determine whether or not to grant 
variance relief accordingly. 
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Y 

(J) Floor-to-Floor Heights and Floor Area of Ground-floor Space.  The non-
residential floor space on Levels P1, P2, and 01, all of which have ground floor 
characteristics given grade changes along the adjoining public sidewalk, appear 
to meet the minimum floor-to-ceiling height of eleven (11) feet.  Additionally, the 
total gross floor area of the nonresidential floor space on said levels is 7,104 sq. 
ft. (26% of lot area), which exceeds the minimum 20% of lot area standard. 

Y 
(K) Transparency.  Sheet Z0.11 identifies a transparency percentage of 65% of the 

street-facing building façade between three (3) feet and eight (8) feet, which 
exceeds the minimum 60% standard. 

Y 

(L) Doors and Entrances.  The primary entrance to the unspecified retail space on 
Spruce Street faces Spruce Street.  The primary entrance to the residential 
space utilizes a grand staircase along Willey Street with a turnstile glass door 
facing Spruce Street.  The primary entrance to the nonresidential space (bike 
repair and storage area) along Willey Street faces Willey Street. 

Y 
(M) Solid Waste.  It appears that collection and storage of garbage is contained 

within the building utilizing chutes from upper residential levels.  The solid waste 
hauler will access the dumpster by-way-of the Willey Street driveway entrance. 

 
1365.04(P)  B-4 Minimum Parking Reductions 

TBD 

(1) By a factor of ten (10) percent if the land use is located within 500 feet, 
measured from the closest edge of the building, of a parcel containing a fixed 
public transit stop, whether a bus, trolley, or Personal Rapid Transit (PRT) 
station. 

Sheet Z0.11 illustrates that the subject site is located within 500 feet of Mountain Line 
Transit’s fixed bus stop and shelter at 400 Willey Street (Unity Manor).  As such, the site 
qualifies to seek conditional use approval for a parking reduction of 10% or 17 parking 
spaces (173 X 0.1). 

TBD 

(2) By a factor of ten (10) percent if the land use is located within 500 feet, 
measured from the closest edge of the building, of a parcel containing 25-50 
publicly owned and controlled parking spaces.  If within 500 feet of a parcel 
containing more than 50 public parking stalls, the reduction may be a factor of 
fifteen (15) percent. 

Sheet Z0.11 illustrates that the subject site is located within 500 feet of Morgantown 
Parking Authority’s publicly owned and controlled Parking Lot B (behind former Daniel’s 
Clothing Store).  Lot B includes approximately 75 parking spaces.  As such, the site 
qualifies to seek conditional use approval for a parking reduction of 15% or 26 parking 
spaces (173 X 0.15). 

TBD 

(3) By a factor of one (1) automobile parking space for each dedicated motorcycle 
parking space, up to a maximum reduction of three (3) automobile parking 
spaces.  This reduction shall not be permitted for uses that are required to 
provide six (6) or fewer parking stalls.  Nor shall this reduction be permitted for 
uses that primarily sell large, bulky merchandise not typically transported via 
motorcycle. 
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Sheet Z0.02 illustrates three (3) motorcycle parking spaces on Level 01.  As such, the 
development qualifies to seek conditional use approval for a parking reduction of three 
(3) spaces. 

TBD 

(4) By a factor of one (1) automobile parking space for every three (3) bicycle 
parking spaces provided, up to a maximum reduction of three (3) automobile 
parking spaces.  This reduction shall not be permitted for uses that are required 
to provide six (6) or fewer parking stalls.  Nor shall this reduction be permitted for 
uses that primarily sell large, bulky merchandise not typically transported via 
bicycle.  Required bicycle storage may not be used to reduce minimum parking 
requirements. 

Sheet Z0.02 illustrates 101 bicycle parking spaces on Level 01, nine (9) more storage 
spaces than required under Article 1349.08(C).  As such, the development qualifies to 
seek conditional use approval for a parking reduction of three (3) spaces. 

 The adjusted minimum parking requirement, with conditional use approval, is 173 
minimum required spaces MINUS 49 space reduction EQUALS 124 spaces. 

 
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 does 
not appear to be proposed for proposed development program. 

 
1367  Landscaping and Screening 

TBD 

Sheet 5 illustrates proposed landscape areas.  Staff understands that project’s 
landscape design professional, RoofMeadow, is researching appropriate green-screen 
and shade tolerant shrubs and ground cover that will be identified in building permit 
application plans. 

 

1369  Signs 

TBD 

Tenant(s) for non-residential leasable space have not been identified yet. As such, 
signage planning will be reviewed separately under the standard building permit 
application process once nonresidential uses are identified.  Variance approval must be 
obtained should the Signage Plan not conform to related performance standards set forth 
in the City’s Planning and Zoning Code. 

 

1371  Lighting 

Y 
A Lighting Plan was provided on Sheet Z0.13 of the plans reviewed herein.  Said plan 
provides photometric layouts in footcandles for the exterior of the building and confirms 
that light glare onto adjoining properties or public rights-of-way is not proposed. 
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SUMMARY OF REQUIRED APPROVALS 
1. Requirement Planning Commission approvals: 

a. Development of Significant Impact (DSI) Site Plan.  Case No. S14-01-III is scheduled 
for the Planning Commission’s 08 MAY 2014 hearing. 

b. Minor Subdivision to combine Parcels 245 and 246 of Tax Map 26.  Case No. 
MNS14-05 is schedule for the Planning Commission’s 08 MAY 2014 hearing. 

2. Required BZA approvals:  

a. Variances 

i. Article 1349.08(D) – Loading.  Variance relief from providing a minimum of 
five (5) loading spaces.  Case No. V14-22 is scheduled for the BZA’s 21 MAY 
2014 hearing. 

ii. Article 1351.01(I).  Variance relief from providing desired design elements 
that minimize canyon effects for buildings taller than three (3) stories.  Case 
No. V14-23 is scheduled for the BZA’s 21 MAY 2014 hearing. 

It should be noted that variance petition Case No. V14-23 pertaining to the 
design and location of the curb cuts, which was included in the legal notice 
advertised on 22 APR 2014, has been withdrawn by the petitioner as a result of 
design modifications made to conform with related performance standards.  

b. Conditional Use 

i. Article 1365.04(P) – B-4 District Parking Reduction (Case No. CU14-06).  
Conditional use approval to reduce the minimum parking requirement from 
173 spaces to 124 spaces based on proximity to a fixed bus-stop, proximity 
to a Morgantown Parking Authority’s Lot B, motorcycle parking spaces 
provided, and bicycle storage spaces provided in excess of minimum 
requirement. 

 

Please contact the undersigned with any additional questions or further clarification of the 
information provided in this report.  We look forward to serving your plans review and approval 
needs. 

 

  

Prepared by: ______________________________ 
 Christopher M. Fletcher, AICP 
 Director of Development Services 
 304-284-7431 
 cfletcher@cityofmorgantown.org 

Digitally signed by Christopher M. Fletcher, AICP 
Date: 2014.05.01 08:39:22 -04'00'
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“CA Student Living” – 494 Spruce Street; Tax Map 26; Parcels 245 and 246 
The following information identifies Planning and Zoning (P&Z) Code provisions related to the 
above referenced development.  Plans reviewed herein are dated 04 APR 2014 
(emArchitecture) and 07 MAR 2014 (Alpha Associates).  Also identified is whether or not the 
subject development meets P&Z requirements; whether additional information is required; 
whether variance(s) and/or conditional use approval(s) are necessary; and, suggested design 
and/or development programming revisions.  

CONTEMPLATED DEVELOPMENT PROGRAM 

� The development site is currently occupied by the VFW Post 548 and related parking. 

� The combined area of the two parcels that comprise the contemplated development site 
is approximately 27,459 sq. ft. 

� The contemplated building footprint is 23,763 sq. ft., which includes cantilevered portions 
of the building. 

� The following table was clipped from emArchitecture’s Sheet Z0.01, which describes the 
land use gross floor areas: 

 

� The proposed residential use includes 92 four-bedroom dwelling units for a total of 368 
occupants. 

� The proposed building includes three parking decks with a total of 126 parking spaces.  
The lowest deck will be accessed from Spruce Street while the upper two decks will be 
accessed via the same driveway entrance from Willey Street. 

� The contemplated building includes eleven (11) levels with the lowest two levels partially 
below the adjoining grade. 

� Solid waste storage will be internal and accessed from the upper floors through garbage 
chutes.  The solid waste hauler will access the dumpsters from Willey Street. 
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� There are 101 bicycle parking spaces contemplated in one common facility with access 
from Willey Street. 

� It appears from the grades identified by Alpha Associates that the site rises 
approximately 23 feet in elevation with the lowest point at the southwest corner along 
Spruce Street and the highest point at the northeast corner along Willey Street. 

SUMMARY OF CONFORMITY OBSERVATIONS 

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

Conformity review observations; required approvals noted in bold highlighted (yellow) 
font. 

 

1349.02 Permitted and Conditional Uses 

TBD The specific land use for the 3,237 sq. ft. retail/commercial/office space at grade with 
Spruce Street was not identified in the plans reviewed herein. 

Y 

“Mixed-Use Dwellings” are permitted in the B-4 District by-right.  However, Article 
1331.06(26)(a) provides that “Mixed-Use Dwelling” uses must have at least 20 percent  
of the ground floor area dedicated to commercial or office space uses located on the 
ground floor and in the front of the building facing the primary street frontage. 
 
Article 1329.02 defines “Lot Front” as, “The side of a lot that abuts a public street is the 
front of the lot.  For corner lots, the shortest side fronting upon a street shall be 
considered the front of the lot.”  As such, the primary street frontage for the subject site is 
that facing Spruce Street. 
 
Article 1329.02 defines “Floor Area” as, “The sum of the gross horizontal areas of all 
floors, including basements, of a building measured from the exterior faces of the exterior 
walls or from the centerline of walls separating two buildings.  Floor area of enclosed 
required off-street parking areas shall not be included.” 
 
The total gross floor area of Level P1, excluding parking, is 5,705 sq. ft.  The minimum 
floor area dedicated to commercial or office space located on the ground floor and in the 
front of the building facing Spruce Street is 1,141 sq. ft. and the maximum area is 3,423 
sq. ft.  Sheet Z0.01 identifies 3,237 sq. ft. for the retail space facing Spruce Street. 

 

1349.03 Lot Provisions 

Y (A) Minimum lot size – 1,500 sq. ft. 

Y (B) Minimum lot frontage – 30 ft. 

Y (C) Minimum lot depth – 50 ft. 

Y (D) Maximum lot coverage – 90%.  The stated lot coverage in the plans reviewed 
herein is 86.5%. 
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1349.04  Setbacks and Encroachments 

 Provision Requirement Proposed 

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

N/A (A)(2)  Maximum Front 
Average depth of the 

nearest 2 lots on either side 
or 10 feet, whichever is less 

 0 ft. 

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

 (A)(4)  Minimum Side 0 ft. 0 ft. 

Y (A)(5)  Minimum Rear 22.5 ft. 
(10% of lot depth) 22.5 ft. 

N/A (B) Minimum setback for accessory structures – No accessory structure is illustrated 
in plans reviewed herein. 

 

1349.05 Building Height 

 Provision Requirement Proposed 

Y (A) Minimum Height 2 stories 12 levels 

Y (B) Maximum Height 120’ 

NW Corner – 118’ 
NE Corner – 100’ 
SW Corner – 122’ 
SE Corner – 108’ 

Average Height = 111’ 

N/A (C) Maximum Height (accessory structure).  No accessory structure is illustrated in 
plans reviewed herein. 

 
1349.06  Floor Area Ratio (FAR) 

Y 

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 27,459 sq. ft. = 192,213 sq. ft. 
Proposed FAR:  212,620 sq. ft. LESS 7,104 sq. ft. for parking = 163,619 sq. ft. or 5.96 

FAR 

 
1349.07  Maximum Residential Density 

Y Minimum lot area per dwelling unit is 300 sq. ft.  Maximum residential density calculation:  
27,459 sq. ft. / 300 sq. ft. = max. of 92 units.  Proposed dwelling unit count is 92. 
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1349.08 Parking and Loading Standards 

TBD 

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

368 occupants – first 22 occupants = 346 occupants 

346 occupants x 0.5 = minimum of 173 parking spaces 

Proposed:  126 parking spaces 

See comments under Article 1365.04(P) concerning conditional use parking 
reduction. 

N/A (A)(2) Nonresidential – Contemplated retail/commercial space is less than 15,000 sq. ft. 
of GFA and therefore no parking spaces are required for the non-residential use. 

N/A (A)(3) Movie Theaters 

 
(A)(4) Reduction in Minimum Required Parking 

See comments below under Article 1365.05(P) 

N/A (A)(5) Fee In-Lieu-Of Parking - RESERVED 

N/A (A)(6) “Alternate Off-Site Parking Strategies”.  No alternative strategy appears to be 
proposed in plans reviewed herein. 

N/A (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.  Plans 
reviewed herein identify a common parking facility for 101 bicycles.  Additional 
information during building permit review will be required to ensure compliance 
with bicycle storage design and performance standards. 

N 

(D) Loading for Residential uses containing thirty (30) or more dwelling units.  
According to the information stated in the plans reviewed herein, the 
contemplated area of the residential use is 151,496 sq. ft.  According to Table 
1365.10.01, a minimum of five (5) loading spaces is required.  No loading spaces 
are proposed in the plans reviewed herein, which requires variance relief by the 
BZA. 

 

1349.09 Performance Standards 

 See comments below under Article 1351. 

 

1349.10 Landscaping 

 See comments below under Article 1367. 
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1351  Performance Standards for Buildings in the B-4 District 

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

stair-tower bulkheads/penthouses and mechanical appurtenances illustrated on 
the elevations are exempt from the maximum height limit. 

TBD 

(B) Private pedestrian walks, street furniture, and open space on private property.  
Plans reviewed herein identify the reconstruction of public sidewalks along the 
site’s Spruce Street and Willey Street frontages.  Consideration should be given 
to providing trash receptacle(s) and bench(es) near retail entrances that match 
existing facilities within the downtown area; provided said street furniture does 
not reduce with the width of public sidewalks.  Additionally, coordination with City 
Engineering and WVDOH will be necessary concerning traffic light and sign post 
location and/or relocation. 

Y 

(C) Private parking facilities.  Parking decks will be constructed using concrete.  
Stormwater management will be reviewed and approved by MUB.  Adequate 
ingress and egress to/from Spruce Street and Willey Street must be reviewed 
and approved by WVDOH as a part of the Traffic Impact Study. 

 

(D) Curb Cuts.  The 40-foot widths labeled on Sheet Z0.02 for the driveway 
entrances onto Spruce Street and onto Willey Street appear to be wider than the 
illustrated points of tangency for both entrances.  It appears that the widths 
between the “true” points of tangency are 36 feet.  Agreement on the points of 
tangency is critical in determining the extent of requisite variance relief.  The 
following table identifies the five (5) curb cut related standards and proposed 
conditions.  The dimensions listed in italic font represent “true” points of tangency 
dimensions measured by scale.  The measurements in bold font represent 
requisite variance relief as presently designed. 

The undersigned spoke with Carl Emberger on 16 APR 2014 concerning the 
points of tangency issue and also discussed the merits of modifying the driveway 
“flares” to comply with the maximum width standard of 26 feet at the curb line.  
By doing so, it appears that the Spruce Street driveway will also comply with the 
curb radius distance from the Spruce – Willey intersection. 

See (1) under “OBSERVATIONS” below for further commentary. 

Provision Standard 
Proposed 

Spruce St. Willey St. 

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

35 feet 54 feet 
56 feet 

160.5 feet 
162.5 feet 

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

30 feet 23 feet 
25 feet 

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

30 feet N/A 30 feet 
32 feet 

TBD Maximum width of a driveway at the 
curb line. 26 feet 40 feet 

36 feet 
40 feet 
36 feet 

Y Maximum width of a driveway at the 
street right-of-way line. 22 feet 22 feet 22 feet 

TBD (E) Corner Visibility.  A memorandum from the City Engineer concerning clear vision 
triangle will be presented to the PC and BZA. 

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

N/A (G) Vacant Lots. 

TBD 

(H) Main Street Morgantown Urban Design Guidelines.  The project’s design 
professional met with the Downtown Design Review Committee on 25 FEB 2014 
and on 25 MAR 2014.  Several architectural design elements have been revised 
in the plans reviewed herein to address the Committee’s comments.  The 
Committee requested to meet with the project’s design professionals once more 
to review building material samples. 

TBD 

(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.  Both studies were submitted.  
Because desired design elements (e.g., recessing or “stepping back” upper 
floors, increase front and/or street side setbacks, etc.) do not appear to have 
been included in the project’s design, variance relief from the BZA is required. 

Y 

(J) Floor-to-Floor Heights and Floor Area of Ground-floor Space.  The non-
residential floor space on Levels P1, P2, and 01, all of which have ground floor 
characteristics given grade changes along the adjoining public sidewalk, appear 
to meet the minimum floor-to-ceiling height of eleven (11) feet.  Additionally, the 
total gross floor area of the nonresidential floor space on said levels is 7,104 sq. 
ft. (26% of lot area), which exceeds the minimum 20% of lot area standard. 

Y 
(K) Transparency.  Sheet Z0.11 identifies a transparency percentage of 65% of the 

street-facing building façade between three (3) feet and eight (8) feet, which 
exceeds the minimum 60% standard. 

Y 

(L) Doors and Entrances.  The primary entrance to the unspecified retail space on 
Spruce Street faces Spruce Street.  The primary entrance to the residential 
space utilizes a grand staircase along Willey Street with a turnstile glass door 
facing Spruce Street.  The primary entrance to the nonresidential space (bike 
repair and storage area) along Willey Street faces Willey Street. 

Y 
(M) Solid Waste.  It appears that collection and storage of garbage is contained 

within the building utilizing chutes from upper residential levels.  The solid waste 
hauler will access the dumpster by-way-of the Willey Street driveway entrance. 

 
  

cfletcher
Alpha White Exhibit



PLANNING AND ZONING CODE CONFORMITY REPORT 
FOR PLANS SUBMITTED 04 APR 2014 

Planning Division 
 
 

 

 
“CA Student Living” – 494 Spruce Street; Tax Map 26; Parcels 245 and 246 Page 7 of 11 
Plans submitted on 04 APR 2014 16 APR 2014 

1365.04(P)  B-4 Minimum Parking Reductions 

TBD 

(1) By a factor of ten (10) percent if the land use is located within 500 feet, 
measured from the closest edge of the building, of a parcel containing a fixed 
public transit stop, whether a bus, trolley, or Personal Rapid Transit (PRT) 
station. 

Sheet Z0.11 illustrates that the subject site is located within 500 feet of Mountain Line 
Transit’s fixed bus stop and shelter at 400 Willey Street (Unity Manor).  As such, the site 
qualifies to seek conditional use approval for a parking reduction of 10% or 17 parking 
spaces (173 X 0.1). 

TBD 

(2) By a factor of ten (10) percent if the land use is located within 500 feet, 
measured from the closest edge of the building, of a parcel containing 25-50 
publicly owned and controlled parking spaces.  If within 500 feet of a parcel 
containing more than 50 public parking stalls, the reduction may be a factor of 
fifteen (15) percent. 

Sheet Z0.11 illustrates that the subject site is located within 500 feet of Morgantown 
Parking Authority’s publicly owned and controlled Parking Lot B (behind former Daniel’s 
Clothing Store).  Lot B includes approximately 75 parking spaces.  As such, the site 
qualifies to seek conditional use approval for a parking reduction of 15% or 26 parking 
spaces (173 X 0.15). 

TBD 

(3) By a factor of one (1) automobile parking space for each dedicated motorcycle 
parking space, up to a maximum reduction of three (3) automobile parking 
spaces.  This reduction shall not be permitted for uses that are required to 
provide six (6) or fewer parking stalls.  Nor shall this reduction be permitted for 
uses that primarily sell large, bulky merchandise not typically transported via 
motorcycle. 

Sheet Z0.02 illustrates three (3) motorcycle parking spaces on Level 01.  As such, the 
development qualifies to seek conditional use approval for a parking reduction of three 
(3) spaces. 

TBD 

(4) By a factor of one (1) automobile parking space for every three (3) bicycle 
parking spaces provided, up to a maximum reduction of three (3) automobile 
parking spaces.  This reduction shall not be permitted for uses that are required 
to provide six (6) or fewer parking stalls.  Nor shall this reduction be permitted for 
uses that primarily sell large, bulky merchandise not typically transported via 
bicycle.  Required bicycle storage may not be used to reduce minimum parking 
requirements. 

Sheet Z0.02 illustrates 101 bicycle parking spaces on Level 01, nine (9) more storage 
spaces than required under Article 1349.08(C).  As such, the development qualifies to 
seek conditional use approval for a parking reduction of three (3) spaces. 

 The adjusted minimum parking requirement, with conditional use approval, is 173 
minimum required spaces MINUS – 49 space reduction EQUALS 124 spaces. 
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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 does 
not appear to be proposed for contemplated development program. 

 
1367  Landscaping and Screening 

TBD 
Sheet 5 illustrates contemplated landscape areas.  Staff understands that project’s 
landscape design professional is researching appropriate green screen and shade 
tolerant shrubs and ground cover that will be identified in building permit application 
plans. 

 

1369  Signs 

TBD 

Tenant(s) for non-residential leasable space have not been identified yet. As such, 
signage planning will be reviewed separately under the standard building permit 
application process once nonresidential uses are identified.  Variance approval must be 
obtained should the Signage Plan not conform to related performance standards set forth 
in the City’s Planning and Zoning Code. 

 

1371  Lighting 

TBD 
A preliminary Lighting Plan was provided on Sheet Z0.13 of the plans reviewed herein.  
Said plan must be revised to include photometric layouts in footcandles for the exterior of 
the building.  Variance approval must be obtained should the Lighting Plan not conform 
to related performance standards set forth in the City’s Planning and Zoning Code. 

 
SUMMARY OF REQUIRED APPROVALS 

1. Requirement Planning Commission approvals: 

a. Development of Significant Impact (DSI) Site Plan. 

b. Minor Subdivision to combine Parcels 245 and 246 of Tax Map 26. 

2. Required BZA approvals:  

a. Variances 

i. Article 1349.08(D) – Loading.  Variance relief from providing a minimum of 
five (5) loading spaces. 

ii. Article 1351.01(D) – Curb Cuts.  TO BE DETERMINED 

iii. Article 1351.01(I).  Variance relief from providing desired design elements 
that minimize canyon effects for buildings taller than three (3) stories.   
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b. Conditional Use 

i. Article 1365.04(P) – B-4 District Parking Reduction.  Conditional use approval 
to reduce the minimum parking requirement from 173 spaces to 124 spaces 
based on proximity to a fixed bus-stop, proximity to a Morgantown Parking 
Authority’s Lot B, motorcycle parking spaces provided, and bicycle storage 
spaces provided in excess of minimum requirement. 

The DSI Site Plan, Variance, and Conditional Use applications were submitted to this office on 
04 APR 2014 and will be accordingly advertised and included on the Planning Commission’s 08 
MAY 2014 and the BZA’s 21 MAY 2014 respective agendas.  However, additional information is 
required as noted under OBSERVATIONS below. 

OBSERVATIONS 

(1) Concerning “Curb Cut” standards provided under Article 1351.01(D), agreement on the 
points of tangency for the driveway flares must be achieved so that the extent of 
requisite variance relief, as currently designed, can be identified. 

As discussed with Mr. Carl Emberger this day, modification of the driveway “flares” to 
meet the maximum 26-foot standard provided under Article 1351.01(D) would eliminate 
variance relief in terms of width and in terms of proximity to the Spruce – Willey 
intersection.  The City Engineer’s Office has agreed to model and compare the proposed 
design and the Article 1351.01(D) standards and advise the undersigned and the 
project’s design professionals accordingly.  However, a final decision from the project’s 
design team is necessary on whether the presently designed driveway “flares” will be 
pursued or modified to conform with related standards. 

Regardless of whether the present design or modified conforming design is pursued, 
please submit an inset drawing or separate sheet (hard copy) to this office no later than 
FRI 25 APR 2014 that identifies and labels the relational dimensions and distances 
between “true” points of tangency and the five (5) performance standards provided 
under Article 1351.01(D). 

(2) Sheets 3B, 4, and 5 of the drawings prepared by Alpha Associates appear to include a 
structural ramp and below grade parking on the P1 level.  The undersigned understands 
that these elements are from a previous design iteration and have since been removed 
as illustrated on the emArchitecture drawings reviewed herein.  Said Alpha Associates 
sheets must be revised to coincide with the emArchitecture drawings and hard copies 
submitted to this office no later than FRI 25 APR 2014. 

(3) The preliminary Lighting Plan provided on Sheet Z0.13 of the plans reviewed herein 
must be revised and hard copy submitted to this office no later than FRI 25 APR 2014 
and include photometric layouts in footcandles for the exterior of the building. 

(4) At least one (1) one of the accessible parking spaces must be designed as a van or 
universal accessible parking space.  The following graphic is clipped from Article 
1365.06 of the P&Z Code to illustrate the minimum performance standards for van and 
universal accessible parking spaces. 

cfletcher
Alpha White Exhibit



PLANNING AND ZONING CODE CONFORMITY REPORT 
FOR PLANS SUBMITTED 04 APR 2014 

Planning Division 
 
 

 

 
“CA Student Living” – 494 Spruce Street; Tax Map 26; Parcels 245 and 246 Page 10 of 11 
Plans submitted on 04 APR 2014 16 APR 2014 

 

 

(5) The following graphic is clipped from Sheet Z0.02 illustrating a portion of the Level 01 
Floor Plan.  The parking space highlighted in yellow should be designed and managed 
as a compact space to ensure sufficient depth for maneuvering. 

 

(6) Motorcycle design standards in Article 1329.02 provide for a minimum of four (4) feet 
wide and a minimum of nine (9) feet deep, which appears to have been provided on 
Level 01 as illustrated on Sheet Z0.02 (see clipped graphic below).  However, the angles 
of said motorcycle parking spaces should be modified slightly to ease maneuvering for 
all spaces given the locations of structural columns; provided the drive aisle in not 
obstructed.   
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(7) 3D simulation of the building in the existing built environment will be required for 
presentations to the Planning Commission, and the BZA to better inform massing, scale, 
density, and context.  Capturing taller nearby buildings (e.g., Unity Manor, WVU’s Arnold 
Hall, Metro Property’s Courtyard East and West Buildings, etc.) will be critical to 
visualizing scale and massing context.  The electronic presentation (i.e., PowerPoint) to 
the Planning Commission and BZA that, which includes building renderings and 3D 
simulation, will become a part of the public record.  As such, an electronic copy (PDF) 
must be provided to Planning Division the night of the respective hearings. 

Please note that this P&Z Code Conformity Report will be updated prior to submission to the 
Planning Commission and BZA for review and consideration as an attachment to related Staff 
Reports.  Additionally, a separate Comprehensive Plan Concurrence Report will be attached to 
related Staff Reports identifying how the proposed development program aligns and concurs 
with the land management intent, location, and pattern and character principles of the 2013 
Comprehensive Plan. 

Please contact the undersigned with any additional questions or further clarification of the 
information provided in this report.  We look forward to serving your plans review and approval 
needs. 

 

  

Prepared by: ______________________________ 
 Christopher M. Fletcher, AICP 
 Director of Development Services 
 304-284-7431 
 cfletcher@cityofmorgantown.org 

Digitally signed by Christopher M. Fletcher, AICP 
Date: 2014.04.16 15:05:19 -04'00'
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DOWNTOWN DESIGN REVIEW COMMITTEE 

February 25, 2014 
5:30 PM 

Public Safety Building – Conference Room 

Page 1 of 1 

Committee Members: 

Bill Kawecki 

Planning Commissioner 

Sam Loretta 

Planning Commissioner 

Tom Anderson 

Bob Carubia 

Steve McBride 

Constance Merandi 

Michael Mills 

Terri Cutright, Ex-Officio 

Main Street Morgantown 

Development Services  

Christopher Fletcher, AICP 
Director 

 

Planning Division  

389 Spruce Street 
Morgantown, WV 26505 

304.284.7431 
 

 

A G E N D A  

I. NEW BUSINESS 

A. Campus Acquisitions: 494 Spruce Street – New Development 

III. FOR THE GOOD OF THE COMMITTEE 

IV. ADJOURNMENT 
 
 
 
 
 
 
 
 
 
 
 

If you need an accommodation, please contact 304-284-7431. 
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Downtown Design Review Committee 

Public Safety Building 

February 25, 2014 ● 5:30PM 

MEETING SUMMARY 
 

Members 
Present: 

Sam Loretta, Terri Cutwright, Bob Carubia, Tom Anderson, Bill Kawecki, 
Connie Merandi, and Michael Mills (via tele-conference)   

Staff Present: Chris Fletcher, Stacy Hollar 

Development:  CA Student Living – VFW Site 

Developer’s Respresentatives:  Steven Bus, Scott Erdy, David McHenry, Carl Emberger and 
Lisa Mardis 

 Developer’s design team representatives provided a detailed PowerPoint presentation 
explaining and illustrating the proposed development program, site plan, elevations, 
renderings, etc.  Cladding and window materials examples were circulated.  A PDF 
copy of the PowerPoint presentation will be provided to the Planning Division so that it 
is a part of the record. 

 Mr. Bus stated that CA Living will be the owner/operator and will manage the complex 
after delivery. 

 Mr. Erdy stated that garbage and recycling facilities will be inside the building via one of 
the parking decks with each floor utilizing a garbage chute.  Concern was expressed of 
how the retail tenant would access the garbage and recycling facilities. 

 HVAC units to be located on the roof; below window units would not be utilized; rooftop 
units would be screened.  Committee members wanted to see more information on how 
the screening would be accomplished.  

 The contemplated cladding is a corrugated or standing seam gray metal material.  The 
material was selected to provide a lighter feel that will display different shadow lines 
and material colors during different times of the day and season. 

 A Sunlight and Air Distribution analysis is currently be done to access effect on the 
surrounding environment.  The proposed metal material reflects sunlight differently than 
a brick material.   

 A suggestion was made to eliminate landscaping on the Willey Street side and instead 
create a green wall.  This would allow for a functional widening of the sidewalk from 5 
feet to 8 feet.  An English Ivy or similar plant material was suggested as it stays green 
in the winter months. 

 Concern was offered that more design consideration is warranted for the southern wall 
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that best complements and mitigates impact the adjoining future daycare playground 
facility. 

 Committee members generally agreed that the corrugated metal and stark grey color 
appears to be more industrial in nature and may not compliment the characters of 
downtown Morgantown. 

 The committee requested a follow up meeting to review plans that addressed the 
committee’s concerns and suggestions. 
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DOWNTOWN DESIGN REVIEW COMMITTEE 

March 25, 2014 
5:30 PM 

Mills Group Office Building– 206 High Street 

Page 1 of 1 

Committee Members: 

Bill Kawecki 

Planning Commissioner 

Sam Loretta 

Planning Commissioner 

Tom Anderson 

Bob Carubia 

Steve McBride 

Constance Merandi 

Michael Mills 

Terri Cutright, Ex-Officio 

Main Street Morgantown 

Development Services  

Christopher Fletcher, AICP 
Director 

 

Planning Division  

389 Spruce Street 
Morgantown, WV 26505 

304.284.7431 
 

 

A G E N D A  

I. NEW BUSINESS: None 

II. OLD BUSINESS 

A. Campus Acquisitions: 494 Spruce Street – New Development 

B. CVS Pharmacy: 496 High Street – New Development 

III. FOR THE GOOD OF THE COMMITTEE 

IV. ADJOURNMENT 
 
 
 
 
 
 
 
 
 
 
 

If you need an accommodation, please contact 304-284-7431. 
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Downtown Design Review Committee 

Mills Group Office 

206 High Street 

March 25, 2014 ● 5:30PM 

MEETING SUMMARY 
 

Members 
Present: 

Sam Loretta, Terri Cutwright, Bob Carubia, Bill Kawecki,  and Michael Mills  

Staff Present: Chris Fletcher, Stacy Hollar 

Development:  CA Student Living – VFW Site 

Developer’s Representatives:  via tele-conference – Steven Bus, Scott Erdy, David McHenry, 
Dan McCausky, Carl Emberger; in person – Lisa Mardis 

 Developer’s design team representatives provided a detailed PowerPoint presentation 
using Go-to-Meeting teleconferencing.  The team explained materiality revisions and 
scale of building which included an altered bedroom configuration. The plan eliminated 
one story from the building.  The plan pulls upper floors of the building back away from 
the southern property line.  The plan provides additional windows to soften the southern 
facade.  Ninety-two (92) Four-bedroom units are now planned along with expanding 
public realm with stairs from Willey Street down to Spruce Street retail.  A PDF copy of 
the PowerPoint presentation will be provided to the Planning Division so that it is a part 
of the record. 

 Screening of the rooftop elevator bulkhead/penthouse and mechanical appurtenances 
will be provided using the material, or similar, that will be used for parking deck 
screening. 

 A sun study was conducted that shows more sunlight and less shading with one less 
floor. 

 A contemporary light-grey colored brick with a vertical articulation will be used for the 
majority of the façade. Fiber cement board will be used to accent the lower portion of 
the northeast façade.  Accent tile will be strategically used to add color near some 
windows.  A perforated metal material will enclose the garage façade portions. 

 The sidewalk along Willey Street will be functionally expanded by approximately three 
(3) feet.  A green-screen wall will be used along the Willey Street sidewalk for the solid 
walls where the bicycle storage area is.  Green-screen walls will also be used for 
portions of the at grade level façade shared with the adjoining playground. 

 Mills inquired on the transparency of the perforated material and suggested material be 
staggered for a more solid look and so people cannot see vehicles from the sidewalk.  
Mr. Erdy stated that the material will be perforated just enough to maintain ventilation 
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requirements under Building and Fire Codes.  The lower portions can be solid.   

 Windows will have punched opening and no sills.  Mills suggested adding two (2) more 
larger-scaled window bays with hardy board accents on both the Willey Street and 
Spruce Street facades. 

 Loretta asked if the accent material will match the color of brick.  Erdy explained the 
material would not match but rather used to accent with color. 

 Mills inquired on the fenestration to the bike shop.  Suggested using a glass material to 
show inside activity and provide transparency to the public given the developer’s 
interest in establish a bicycle-related retail/service component (repair, rental, etc.) as a 
part of the require bicycle storage. 

 Committee members felt tremendous improvements had been made in the south 
elevation and by reducing the structure by one (1) story. 

 The development’s design team noted that material samples were not available in time 
for this meeting.  The committee requested to meet with the developer again should 
approval be granted by the Planning Commission and BZA so that they can review 
material samples. 
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Memo 

 

City of Morgantown 
Department of Public Works and Engineering 
 

To: Chris Fletcher, Director of Development Services 

From: Terry Hough, Director    

Subject: 494 Spruce Street Traffic Impact Study  

Date: April 30, 2014 

A draft Traffic Impact Study (TIS) was submitted to this office along with the West Virginia 
Division of Highways (WVDOH) regarding the proposed residential development located at 494 
Spruce Street.  This study was sent to WVDOH as the development fronts, and requires access 
onto, two State routes.  

The draft was submitted for comments from both the City of Morgantown and the WVDOH with 
regards to the methodology used in determining the trips to be generated by the project.  The 
actual impacts, with respect to queuing lengths, level of service, and other issues were not 
discussed within the report.  This discussion will occur once the engineering consultant has 
received comments from both the City and WVDOH.  This department had only minor comments 
regarding the trip generation information and subsequent assumptions that were made.  It is 
anticipated that WVDOH will also have only minor comments regarding the approach used by the 
engineering consultant regarding trip generation. 

The WVDOH requires an executed agreement from the developer prior to the final review of a TIS 
and approval for access onto the State’s rights-of-way.  As of this date, that has not occurred.  
WVDOH has had conversations with the developer regarding this issue and it is anticipated that an 
agreement will be forth coming within the next few days.  Once this has occurred, then DOH is 
prepared to offer comments to allow for the study to proceed determining what traffic impacts the 
development will have with respect to the surrounding roadways and intersections.  Once the 
completed TIS has been submitted, to both the City and WVDOH, then both entities will submit 
final comments.  This will take approximately 3-4 weeks upon submittal of the report. 

Site plans will also be required to be submitted to WVDOH for their approval to make certain that 
any access points onto the State’s rights-of-way are in compliance with their engineering 
standards.  Again, the executed agreement between WVDOH and the developer will be 
addressing this issue.  This office has been, and will continue to be, in conversations with the 
WVDOH to make certain that any changes that WVDOH requests/requires to any of the site plans 
also meet with the City’s requirements.  

This office will continue to keep you informed on any additional information that is received 
regarding his ongoing project. 
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Memo 

 

City of Morgantown 
Department of Public Works and Engineering 
 

To: Chris Fletcher, Director of Development Services 

From: Terry Hough, Director    

Subject: 494 Spruce Street 

 Access Site Distance 

Date: May 1, 2014 

This memo is to address the site distance for the proposed development located at 494 Spruce 

Street.  There are two access drives proposed, one located on Spruce Street and one on Willey St.  

The driveway on Spruce St. is a right-in, right-out only due to the one-way configuration of Spruce 

Street.  The driveway on Willey St. is a right-in, right-out, left-in configuration. 

Assumptions: 

The site distance evaluation is based upon the following assumptions: 

1. The driver is located ten (10) feet behind the curb line of the roadway. 

2. The driver is located approximately three (3) feet above the proposed ground elevation. 

3. The driver is located approximately seven (7) feet in from the edge of the driveway exiting 

the site. 

4. The traveling speed of oncoming traffic is 25 mph. 

5. The driver must be able to see 150 feet of the oncoming traffic lane(s) in order to give 

oncoming traffic sufficient braking time to stop for the emerging vehicle. 

Spruce Street Access: 

Using the aforementioned assumptions and the proposed site plan design for the driveway 

access onto Spruce St. there will be sufficient site clearance for access onto Spruce St.  There 

is a support post that is located on the South side of the driveway which may block some of the 

view.  However, given the size of the post, the blockage would be no more problematic than a 

utility pole. 

Willey Street Access: 

Using the aforementioned assumptions and the proposed site plan design for the driveway 

access onto Willey St. there are concerns whether or not there is sufficient site distance for 
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access onto Willey St.  Given the proposed location of building walls and exterior stairs along 

Willey St., the driver may have to proceed closer to the roadway in order to see oncoming 

traffic.  This may put the front of the vehicle further into what would be the extension of the 

sidewalk and may thereby impede some of the pedestrian flow.  However, there should be 

sufficient room to allow for the vehicle to enter the roadway without placing the vehicle 

prematurely within oncoming traffic.  From a strictly site plan perspective, the easiest solution 

to remedy this would be to set the building back from the property line an additional three (3) 

feet along Willey St. 

Once again, this analysis was based on the assumptions presented.  If you have any questions or 

need any additional information regarding this, please do not hesitate to contact me.  

  

 

 

cfletcher
Alpha White Exhibit































EXISTING

COMPACTED EARTH/FILL

GRAVEL

CONCRETE

CONCRETE MASONRY UNIT

STONE

BRICK

GROUT

METAL

GYPSUM WALL BOARD

RIGID INSULATION

BATT INSULATION

CONTINUOUS BLOCKING

DISCONTINUOUS BLOCKING

PLYWOOD

FINISH WOOD

MATERIALS
ROOM

000

ROOM

000
--- --- ---

ROOM NAME
ROOM NUMBER

ROOM NAME
ROOM NUMBER

WINDOW TAG

PROJECT KEYNOTE (BASED ON CSI FORMAT)

000X
00XX

DOOR NUMBER

ROOM BASE FINISH, UNO
ROOM FLOOR FINISH, UNO

ROOM WALL FINISH, UNO

00 0000 01

SYMBOLS

PARTITION TYPE TAG

LOUVER TAGL0

WORK POINT / DATUM

DOOR GROUP
HARDWARE SET

A1 1 A

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

NOT FOR CONSTRUCTION

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1/4" = 1'-0"

Z0.01

Cover Sheet

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

494 Spruce Street

DRAWING INDEXVICINITY MAP LOCATION MAP

UNIT MIX & GSF SUMMARY

Size Count Comments
_Level 01

UNIVERSAL SPACE 1
Parking Space_8'-6"x18'-0" 31
Parking Space_8'-0"x15'-0" 5 Compact Parking Spaces
Parking Space_4'-0"x9'-0" 3 Motorcycle Parking Spaces

_Level P2
Parking Space_8'-6"x18'-0"_Option 2 Optional Parking Spaces

Parking Space_8'-6"x18'-0" 45
Parking Space_8'-0"x15'-0" 1 Compact Parking Spaces

_Level P1
Parking Space_8'-6"x18'-0" 38
Parking Space_8'-0"x15'-0" 3 Compact Parking Spaces

Type Count Comments
Bike Storage Space Saver Double Sided 64
Bike Storage Space Saver Wall Mounted 37

UNIT TYPES NONRESI. PARKINGRESIDENTIAL

PARKING BICYCLE STORAGE

75%

AREA 1,243 SF

25%

1,243 SF

0% 0% 0% 0%%

101

124

TOTAL GROSS AREA

PLANNING AND ZONING  CODE ANALYSIS SUMMARY

ZONING DISTRICT

PERMITTED LAND USES

LOT PROVISIONS

SETBACKS AND
ENCROACHMENTS

BUILDING HEIGHT

FLOOR AREA RATIO
(FAR)

LOT AREA PER
DWELLING UNIT

SAFETY AND VISION

PARKING AND LOADING
STANDARDS

PERFORMANCE
STANDARDS

LOADING
REQUIREMENTS

Reference

Official Zoning Map
1331.01 (A)

TABLE 1331.05.01

1331.06 (26) (a)

1349.03 (D)

1349.04 (A) (1)

1349.04 (A) (2)

1349.04 (A) (4)

1349.04 (A) (5)

1349.05 (B)

1349.06

1349.07

1363.02

1349.08 (A) (1)
Table 1365.04.01

1365.04 (P) (1)

1365.04 (P) (2)

1365.04 (P) (3)

1365.04 (P) (4)

1349.08 (A) (1)

1351.101 (J) (2) (b)

1351.101 (K) (1)

1365.10 (b)

Table 1365.10.01

Permitted/Required

B-4 General Business

Dwelling, Mixed Use 

The commercial or office space shall not be less than 20 percent and not
more than 60 percent of the ground floor area.

Maximum lot coverage = 90%  (Lot Area = 27,459 SF)

No minimum front or street side building setback is required.

The maximum front and street side building setback may not exceed the
average front yard depth of the nearest two (2) lots on either side of the
subject lot or 10 feet, whichever is less.

No interior side setbacks are required for the first floor.

The minimum rear setback shall be ten percent (10%) of the lot depth or
ten (10) feet, whichever is greater.

The maximum height of a principal structure shall not exceed 120 feet.

The maximum FAR for all development in this district is 7.0.
Area designed, constructed, and utilized to provide parking structure
facilities shall be exempt from the maximum FAR, provided such area does
not exceed 115% of the minimum parking requirement.

(Lot Area = 27,459 SF; Allowable Floor Area = 192,213 SF)

The minimum lot area per dwelling unit in this district is 300 square feet.

(Lot Area = 27,459 SF; Allowable Number of Units = 92)

Clear vision triangle of the area of the lot twenty-five (25) feet along the
property line from the street right-of-way at intersections.

Residential: Parking shall not be required for the first twenty-two (22)
occupants. With the exception of the first twenty-two (22) occupants, the
minimum number of parking spaces for permitted residential uses shall be
one-half a space (0.5) per occupant, as determined by the West Virginia
State Building Code and adopted and implemented by the City.

Required Residential Parking = 173 Spaces

Public transit stop reduction (10% ) or 17  Spaces

Public parking reduction (15%) or 26 Spaces

Motorcycle parking reduction (3 space Maximum)

Bicycle parking reduction (3 space Maximum)

Bicycle Storage:  One (1) indoor, secured, sheltered bicycle storage
space per dwelling unit.

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.

(Lot Area = 27,459 SF; Minimum Area = 5,492 SF)

Transparency: Min (60%) of the streetfacing building façade between 3’-0”
and 8’-0”.

For local pick-up and delivery trucks:
12 ‘-0” w x 30’-0” l with 45’-0” maneuvering apron 12’-0” h clearance.

Type II: 1 for each 20,000 above 100,000

5 Loading Spaces Required

Actual/Proposed

Mixed Use – Residential and Retail 

Ground Floor Area 13,870 SF
Commercial or Office Space 7,104 SF

Lot Coverage 86.5% (23,763 SF)

Min Front Setback 00’-0”

Max Front Setback 10’-0”

Min Side Setback 00’-0”

Spruce Street Front 22’-6” (East Side)

Building Height 110’-0”

Total Floor Area  163,619 SF

Number of Units  92

Parking Provided  124

Bicycle Spaces Provided  101

Ground Floor Area 27,459 SF
Nonresidential Space 7,104 SF

Transparency 65%

Loading Spaces Provided  0

Comments

Average Grade = 935 FT,  Building Height = 1045 FT

Based on 368 Bed Count

Owner-Developer furnishes the residential units provided and so
heavy loading requirements are not anticpated for residential
levels.

PROJECT LOCATION:
494 SPRUCE STREET

PROJECT LOCATION:
494 SPRUCE STREET

Sheet No. Sheet Name

ARCHITECTURAL
Z0.01 Cover Sheet
Z0.02 Ground  Floor Plans - Levels P1-01
Z0.03 Residential Floor Plans - Levels 02-09
Z0.04 Building Elevations
Z0.11 Perspectives & Site Proximities
Z0.12 Sun Studies
Z0.13 Lighting Plans

CIVIL
SHEET 1 TITLE SHEET
SHEET 2 EXISTING CONDITIONS

SHEET 3A DEMOLITION PLAN
SHEET 3B PROPOSED SITE CONDITIONS
SHEET 4 EROSION CONTROL PLAN
SHEET 5 LANDSCAPE PLAN

Level 4 x 4 4 x 2 3 x 2 2 x 2 1 x 1 Studio Units / Floor Beds / Floor
_Level 09 9 3 0 0 0 0 12 48
_Level 08 9 3 0 0 0 0 12 48
_Level 07 9 3 0 0 0 0 12 48
_Level 06 9 3 0 0 0 0 12 48
_Level 05 9 3 0 0 0 0 12 48
_Level 04 9 3 0 0 0 0 12 48
_Level 03 9 3 0 0 0 0 12 48
_Level 02 6 2 0 0 0 0 8 32

69 23 0 0 0 0 92 368

2,197 SF
1,670 SF
3,237 SF

15,389 SF
17,699 SF
15,914 SF

49,001 SF

_Level 09 18,262 SF
_Level 08 18,262 SF
_Level 07 18,262 SF
_Level 06 18,262 SF
_Level 05 18,262 SF
_Level 04 18,262 SF
_Level 03 18,262 SF
_Level 02 16,822 SF
_Level 01 2,409 SF
_Level P2 1,960 SF
_Level P1 2,468 SF

151,496 SF

18,262 SF
18,262 SF
18,262 SF
18,262 SF
18,262 SF
18,262 SF
18,262 SF
21,842 SF
19,996 SF
21,329 SF
21,618 SF

212,620 SF

TOTALS

7,104 SF

129 With Optional Parking Spaces & Motorcycle Spaces

TOTAL GROSS AREA (excluding parking, FAR = 5.96) 163,619 SF

Incudes 9 Spaces for Parking Reduction

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04



PARKING

42 SPACES 20
' -

 0
"

MECH

TYP

8' - 6"

18
' -

 0
"

18
' -

 0
" 

TY
P

COMPACT
SPACE

MONUMENTAL STAIR
TO BE COORDINATED
WITH EXISTING
GRADE AND BUILDING
ACCESS

RETAIL

20
' -

 6
"

21
' -

 0
"

20
' -

 0
"

24
' -

 0
" 

-

22
' -

 0
"

WATER

FIRE PUMP

BIKE HUB

101 SPACES

PARKING

46 SPACES

20
' -

 0
"

TYP

8' - 6"

20
' -

 6
"

18
' -

 0
"

18
' -

 0
" 

TY
P

COMPACT
SPACES

20' - 0"

MONUMENTAL STAIR
TO BE COORDINATED
WITH EXISTING
GRADE AND BUILDING
ACCESS

ELECTRICAL

18
' -

 0
"

DERO STACKALBE
BIKE STANDS

PLANTING BED

PARKING

37 SPACES

COMPACT
SPACES

MONUMENTAL STAIR
TO BE COORDINATED
WITH EXISTING
GRADE AND BUILDING
ACCESS

OUTLINE OF BUILDING ABOVE

MOTORCYCLE
SPACES

EM GEN

OFFICES &
LOBBY

TRASH

24' - 0" -

22' - 0"

38' - 1"

FUNCTIONAL
LOADING

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1" = 20'-0"

Z0.02

Ground
Floor Plans -
Levels
P1-01

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1" = 20'-0"1 Level P1 Floor Plan

Scale:  1" = 20'-0"2 Level P2 Floor Plan

Scale:  1" = 20'-0"3 Level 01 Floor Plan

WILLEY STREET

S
P

R
U

C
E

 S
T

R
E

E
T

WILLEY STREET

S
P

R
U

C
E

 S
T

R
E

E
T

WILLEY STREET

S
P

R
U

C
E

 S
T

R
E

E
T

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04
PC/BZA SUBMISSION REVISIONS 2014-04-25



1,111 SF
4X4

1,106 SF
4X4

1,165 SF
4x2

1,320 SF
4X2

1,143 SF
4X4

1,126 SF
4X4

1,122 SF
4X4

1,125 SF
4X4

1,219 SF
4X4

1,149 SF
4X4

1,315 SF
4X2

1,153 SF
4X4

289 SF
ELEV LOBBY

1,111 SF
4X4

1,153 SF
4X4

1,149 SF
4X2

1,106 SF
4X4

289 SF
ELEV. LOBBY

1,147 SF
4X4

1,218 SF
4X4

1,317 SF
4X2

1,149 SF
4X4

1,143 SF
4X4

1,122 SF
4X4

1,125 SF
4X4

1,311 SF
4X2

1,111 SF
4X4

1,106 SF
4X4

1,125 SF
4X4

1,122 SF
4X4

1,126 SF
4X4

1,149 SF
4X4

1,320 SF
4X2

1,218 SF
4X4

1,147 SF
4X4

1,151 SF
4X2

1,153 SF
4X4

1,307 SF
4X2

289 SF
ELEV LOBBY

289 SF
ELEV LOBBY

1,111 SF
4X4

1,106 SF
4X4

1,125 SF
4X4

1,122 SF
4X4

1,126 SF
4X4 1,320 SF

4X2

1,149 SF
4X4

1,147 SF
4X4

1,218 SF
4X4

1,155 SF
4X2

1,153 SF
4X4

1,294 SF
4X2

1,111 SF
4X4

1,106 SF
4X4

1,153 SF
4X4

1,155 SF
4X2

1,147 SF
4X4

1,218 SF
4X4

1,320 SF
4X2

1,149 SF
4X4

1,126 SF
4X4

1,120 SF
4X4

1,125 SF
4X4

1,314 SF
4X2

1,111 SF
4X4

1,106 SF
4X4

1,153 SF
4X4

1,145 SF
4X2

1,293 SF
4X2

1,140 SF
4X4

1,149 SF
Room

1,126 SF
4X4

1,109 SF
4X4

1,125 SF
4X4

1,320 SF
4X2

1,218 SF
4X4 289 SF

ELEV LOBBY

1,111 SF
4X4

1,106 SF
4X4

1,122 SF
4X4

1,126 SF
4X4

1,149 SF
4X4

1,147 SF
4X4

1,307 SF
4X2

1,155 SF
4X2

1,153 SF
4X4

1,218 SF
4X4

1,320 SF
4X2

1,127 SF
4X4

1,111 SF
4X4

1,074 SF
4X4

1,071 SF
4X4

1,126 SF
4X4

1,150 SF
4X4

1,285 SF
4X2 1,144 SF

4X2

1,153 SF
4X4

325 SF
ELEV LOBBY

EXTERIOR TERRACE

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1" = 30'-0"

Z0.03

Residential
Floor Plans -
Levels
02-09

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1" = 30'-0"1 Level 03 Floor Plan

Scale:  1" = 30'-0"2 Level 04 Floor Plan

Scale:  1" = 30'-0"3 Level 05 Floor Plan

Scale:  1" = 30'-0"4 Level 06 Floor Plan

Scale:  1" = 30'-0"5 Level 07 Floor Plan

Scale:  1" = 30'-0"6 Level 08 Floor Plan

Scale:  1" = 30'-0"7 Level 09 Floor Plan

Scale:  1" = 30'-0"8 Roof Plan

S
P

R
U

C
E

 S
T

R
E

E
T

WILLEY STREET

S
P

R
U

C
E

 S
T

R
E

E
T

WILLEY STREET

Scale:  1" = 30'-0"9 Level 02 Floor Plan

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04



_Level P1
0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

_Level 04
58' - 0"

_Level 05
68' - 0"

_Level 06
78' - 0"

_Level 07
88' - 0"

_Level 09
108' - 0"

_Roof
118' - 0"

12
0'

 - 
0"

3'
 - 

0"MAX PRINCIPAL STRUCTURE
HEIGHT +120' 0"

AVERAGE GRADE 10' 0"

PERFORATED CORRUGATED
METAL

WINDOW SYSTEM WINDOW SYSTEM WITH
PORCELAIN TILE
ACCENT

THIN MASONRY VENEER FACADE

PERFORATED SCREEN
WALL AT SHAFTS &
HVAC EQUIPMENT

GREEN SCREEN SECURED TO
REINFORCED CONCRETE
WALL

CEMENT BOARD PANELS

SOLID CORRUGATED
METAL _Level P1

0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

_Level 04
58' - 0"

_Level 05
68' - 0"

_Level 06
78' - 0"

_Level 07
88' - 0"

_Level 09
108' - 0"

_Roof
118' - 0"

12
0'

 - 
0"

3'
 - 

0"

MAX PRINCIPAL STRUCTURE HEIGHT +120' 0"

AVERAGE GRADE 10' 0"

PERFORATED SCREEN WALL AT
SHAFTS & HVAC EQUIPMENT

THIN MASONRY VENEER
FACADE

GREEN SCREEN SECURED TO REINFORCED CONCRETE WALL

CEMENT BOARD PANELS

BOARD FORMED REINFORCED CONCRETE WALLPERFORATED CORRUGATED METAL
SOLID CORRUGATED METAL

_Level P1
0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

_Level 04
58' - 0"

_Level 05
68' - 0"

_Level 06
78' - 0"

_Level 07
88' - 0"

_Level 09
108' - 0"

_Roof
118' - 0"

12
0'

 - 
0"

3'
 - 

0"

MAX PRINCIPAL STRUCTURE HEIGHT +120' 0"

AVERAGE GRADE 10' 0"

PERFORATED SCREEN WALL AT
SHAFTS & HVAC EQUIPMENT

THIN MASONRY VENEER
FACADE

STORE FRONT, CLEAR GLASS

PERFORATED CORRUGATED METAL

SOLID CORRUGATED METAL

PERFORATED CORRUGATED METAL

_Level P1
0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

_Level 04
58' - 0"

_Level 05
68' - 0"

_Level 06
78' - 0"

_Level 07
88' - 0"

_Level 09
108' - 0"

_Roof
118' - 0"

12
0'

 - 
0"

MAX PRINCIPAL STRUCTURE HEIGHT +120' 0"

AVERAGE GRADE 10' 0"

3'
 - 

0"WINDOW SYSTEM

WINDOW SYSTEM WITH
PORCELAIN TILE ACCENT

PERFORATED SCREEN WALL AT
SHAFTS & HVAC EQUIPMENT

THIN MASONRY VENEER
FACADE

BOARD FORMED
REINFORCED CONCRETE
WALL

GREEN SCREEN SECURED TO
REINFORCED CONCRETE WALL

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1/16" = 1'-0"

Z0.04

Building
Elevations

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1/16" = 1'-0"3 North_Elevation
Scale:  1/16" = 1'-0"1 East Building Elevation

Scale:  1/16" = 1'-0"2 West Building Elevation
Scale:  1/16" = 1'-0"4 South Building Elevation

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04



S
P

R
U

C
E

 S
T

R
E

E
T

WILLEY STREET

_Level P1
0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

AVERAGE GRADE 10' 0"
EL + 8'-0"

EL + 3'-0"

_Level P1
0' - 0"

_Level P2
11' - 9"

_Level 01
23' - 6"

_Level 02
35' - 9"

_Level 03
48' - 0"

AVERAGE GRADE 10' 0"

EL + 8'-0"

EL + 3'-0"

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

As indicated

Z0.11

Perspectives
& Site
Proximities

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1" = 160'-0"2 Site Proximity Diagram for Parking Reductions

NTS1 West Building Elevation
NTS3 North_Elevation- Transparency Study

Total Building Facade 1299 SF
Non Transparent  Building Facade 449 SF
Transparent  Building Facade850 SF

Transparency: of the street-facing building facade between 3’-0” and 8’-0”  is 65%

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04



ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

ANTICIPATED
SHADOW FROM
ALLOWABLE
ENVELOPE

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1" = 200'-0"

Z0.12

Sun Studies

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1" = 200'-0"8 Sun Study_ Autumn - 12pm

Scale:  1" = 200'-0"7 Sun Study_ Autumn - 9am

Scale:  1" = 200'-0"9 Sun Study_ Autumn - 4pm

Scale:  1" = 200'-0"2 Sun Study_ Spring - 12pm

Scale:  1" = 200'-0"1 Sun Study_ Spring - 9am

Scale:  1" = 200'-0"3 Sun Study_ Spring - 4pm

Scale:  1" = 200'-0"5 Sun Study_ Summer - 12pm

Scale:  1" = 200'-0"4 Sun Study_ Summer - 8am

Scale:  1" = 200'-0"6 Sun Study_ Summer - 5pm

Scale:  1" = 200'-0"11 Sun Study_ Winter - 12pm

Scale:  1" = 200'-0"10 Sun Study_ Winter - 10am

Scale:  1" = 200'-0"12 Sun Study_ Winter - 3pm

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04
PC/BZA SUBMISSION REVISIONS 2014-04-25



0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

4.4

0.9

3.3

3.2

2.9

0.1

1.3

2.0

1.8

3.1

3.7

2.1

0.5

1.6

2.5

0.8

1.1

4.3

0.1

0.5

3.5

0.4

0.5

1.9

2.7

0.1

0.4

1.2

3.7

0.5

1.1

1.6

2.5

0.1

0.6

3.1

3.6

1.2

1.9

3.0

2.1

0.1

0.9

2.1

2.1

2.1 1.3

2.0

0.5

1.9

1.3

2.0 2.1

2.1

15.9

1.3

1.3

1.3

2.4

0.0 0.0 0.0

4.9

7.0

8.2

12.8

3.9

7.7

11.3

7.4

7.6

12.3

9.2

12.2

4.8

6.6

6.4

6.4

2.6

7.2

11.7

8.5

11.9

3.1

6.2

9.5

7.4

9.4

3.4

3.0

2.8

5.0

7.2

6.3

7.2

4.6

5.9

5.6

10.9

6.9

10.2

4.0

7.7

12.9

8.6

13.9

6.2

14.2

8.1

11.2

7.3

11.0

4.3

5.4

8.0

6.8

8.5

5.6

8.5

6.0

4.8

4.4

4.3

2.6

5.6

8.7

7.1

8.9

5.7

8.9

6.9

8.9

6.7

8.4

3.8

7.3

12.9

8.7

13.8

6.2

13.9

8.2

14.7

8.8

14.2

4.8

4.4

6.6

6.4

6.9

4.2

6.3

6.4

6.8

3.6

5.6

10.8

8.4

10.8

8.7

11.8

4.1

5.9

11.5

8.3

10.5

14.1

8.4

10.8

3.9

4.7

7.0

6.3

6.7

4.1

4.5

4.1

6.6

6.2

6.8

3.4

7.1

12.9

8.2

13.6

5.8

13.5

8.4

14.7

8.7

14.3

4.4

4.6

7.3

5.8

7.7

4.6

7.8

6.2

8.3

6.2

7.7

3.2

0.4

0.5

0.6

0.6

0.6

0.6

0.5

0.3

0.1

0.8

1.1

1.2

1.1

1.1

1.1

1.0

0.7

0.3

0.1

1.0

1.2

1.2

1.2

0.8

0.3

0.1

0.1

0.1

14.7

5.2

1.3

1.3

1.3 2.2

0.2

0.2

0.2

0.2

0.2

0.0 0.0 0.0

4.7

9.1

4.8

7.9

5.8

3.9

7.9

6.6

13.7

6.6

13.5

8.8

4.1

13.2

6.3

2.3

6.9

13.0

7.3

13.6

6.8

10.9

5.1

5.8

10.9

6.2

11.3

5.7

3.6

11.1

5.5

4.5

6.9

5.3

7.1

5.3

4.8

5.5

5.8

5.0

6.7

13.4

6.0

14.0

7.6

10.0

11.5

9.1

11.4

5.1

8.2

5.4

8.6

6.2

7.2

7.9

7.4

8.2

5.1

8.0

5.2

8.1

6.1

6.5

7.1

6.9

7.3

6.9

13.2

5.8

13.8

8.1

10.4

11.9

9.6

12.1

4.5

6.6

5.1

7.6

6.2

7.3

7.8

6.6

6.6

5.4

9.5

5.5

10.4

6.8

8.1

8.6

7.6

8.3

6.2

11.7

5.7

11.9

7.0

9.2

9.9

9.0

11.5

4.4

6.7

5.0

6.4

2.7

4.7

6.9

6.3

13.2

5.7

12.6

7.1

13.1

13.7

5.8

4.9

8.5

5.3

8.8

6.0

10.7

10.4

5.2

4.6

7.3

5.1

7.9

5.2

4.6

5.0

6.2

8.1

8.7

4.5

6.3

12.8

5.6

13.6

6.8

9.6

10.8

10.1

13.5

5.6

3.6

5.7

3.8

5.8

4.2

5.5

6.1

6.3

7.7

6.8

3.4

0.3

2.8

5.0

1.1

1.5

2.3

0.5

4.3

4.3

0.5

0.8

1.1

0.5

0.4

0.7

0.8

0.3

1.0

1.3

0.3

0.4

0.5

0.6

0.6

0.6

0.6

0.5

0.3

0.1

0.8

1.1

1.2

1.1

1.1

1.1

1.0

0.7

0.3

0.1

1.0

1.2

1.2

1.2

0.8

0.3

0.1

0.1

0.1

14.6

15.5

7.7

5.2

1.3

0.0

0.0

0.0

0.0 0.0

0.0

0.0 0.0

0.2

0.2

0.2

0.2

0.2

4.3

3.8

3.0

5.8

4.6

11.1

8.0

4.4

13.5

7.8

13.8

5.2

6.5

5.3

3.5

6.6

5.4

7.5

3.8

2.7

4.0

4.5

4.2

2.2

2.7

4.6

3.0

7.0

11.5

9.4

10.8

12.7

5.3

6.2

9.5

8.3

8.6

3.1

2.2

3.6

8.6

4.5

5.5

7.9

7.3

7.1

4.8

6.6

5.2

7.4

4.3

8.2

13.3

10.9

12.4

6.7

7.2

13.8

5.8

5.7

8.3

8.0

8.3

5.9

8.6

6.2

7.5

4.2

6.2

9.4

8.6

9.2

6.1

10.1

6.7

9.1

4.6

7.8

12.7

10.2

11.8

6.2

13.5

7.3

13.1

5.3

5.1

7.0

6.7

6.3

3.9

8.0

11.6

9.6

10.3

2.9

6.7

9.4

8.6

8.8

2.5

5.1

7.2

7.0

6.5

7.9

13.1

10.3

11.8

5.6

8.3

7.4

7.3

6.0

8.4

7.5

7.7

4.5

7.6

5.8

7.5

8.0

11.8

9.8

11.4

5.1

13.6

8.0

13.6

3.3

4.4

4.4

4.4

3.1

4.6

4.1

4.4

2.6

4.0

3.7

3.2

12.9

5.7

2.1

3.3

2.1

7.3

7.7

2.1

3.7

2.1

3.4

2.1

0.6

2.1

2.0

1.9

4.6

2.1

1.5

2.7

2.9

6.2

7.7

5.8

5.8

0.1

6.8

0.1

6.2

0.3

5.8

2.9

7.3

0.3

2.8

5.0

1.1

1.5

2.3

0.5

4.3

4.3

2.1

0.8

1.1

0.5

0.4

0.7

0.8

0.3

1.0

1.3

0.3

EXTERIOR LIGHTING

PARKING LIGHTING
EXTERIOR LIGHT
FIXTURE: WALL PACK

EXTERIOR LIGHT FIXTURE:
LAMP, TYP

EXTERIOR LIGHT
FIXTURE:
STEP LIGHTING, TYP.

PARKING

42 SPACES

RETAIL

PARKING INTERIOR
LIGHT FIXTURE:
SURFACE MOUNTED
FLOURESCENT, TYP.

RETAIL LIGHTING
TO BE
DETERMINED

EXTERIOR LIGHTING

PARKING LIGHTING EXTERIOR LIGHT
FIXTURE:
RECESSED, TYP.

PARKING

46 SPACES

EXTERIOR LIGHT
FIXTURE:
WALL PACK

EXTERIOR LIGHTING

PARKING LIGHTING

PARKING INTERIOR
LIGHT FIXTURE:
SURFACE MOUNTED
FLOURESCENT, TYP.

EXTERIOR LIGHT
FIXTURE:
RECESSED, TYP.

PARKING

37 SPACES

OUTLINE OF BUILDING ABOVE

EXTERIOR LIGHTING

PARKING LIGHTING EXTERIOR LIGHT
FIXTURE:
WALL PACK

PARKING INTERIOR
LIGHT FIXTURE:
SURFACE MOUNTED
FLOURESCENT, TYP.

EXTERIOR LIGHT
FIXTURE:
RECESSED, TYP.

 © 2014 Erdy McHenry Architecture, LLC

DRAWING NUMBER:

DRAWN BY:

SCALE: DATE:

PROJECT NO:

Erdy McHenry Architecture, LLC
915 North Orianna Street
Philadelphia, Pennsylvania 19123
ph: 215.925.7000  fax: 215.925.1990
web: http://www.em-arc.com

Architect: SCOTT A. ERDY, AIA
DAVID S. MCHENRY, AIA

Client:

emArchitecture

Environetics Design, Inc.
One Penn Center
1617 JFK Blvd, Suite 1600
Philadelphia, PA 19103

Landscape
Architect:
RoofMeadow
7135 Germantown Avenue
2nd Flr
Phialdelphia, PA 19119

O'Donnel & Naccarato
111 S. Independence Mall East
Suite 950
Philadelphia, PA 19106

Structural
Engineer:

Alpha Associates, Inc.
209 Prarie Avenue
Morgantown, WV 26501-5934

Civil
Engineer

MEP/FP/IT
Engineer:

Campus Acquisitions Holdings, LLC
161 N Clark Suite 2050
Chicago, IL 60601
312-994-1874

DAVID McHENRY, AIA LIC. # NO-4615
REGISTERED ARCHITECT  -  STATE OF
WEST VIRGINIA

 1" = 20'-0"

Z0.13

Lighting
Plans

1149.00BA / CE

04/04/2014

Morgantown, WV
494 Spruce Street

Scale:  1" = 20'-0"4 Level 02 Lighting Plan

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04
PC/BZA SUBMISSION REVISIONS 2014-04-25

Scale:  1" = 20'-0"1 Level P1 Lighting Plan

Scale:  1" = 20'-0"2 Level P2 Lighting Plan

Scale:  1" = 20'-0"3 Level 01 Lighting Plan

GENERAL NOTE:
FOOT CANDLE CALCULATIONS
PROVIDED BY ILLUMINATIONS, INC.



SHEET 1TITLE SHEET

SITE

LOCATION MAP

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

1.
dw

g,
 T

IT
LE

 S
H

E
E

T,
 3

/5
/2

01
4 

2:
33

:0
9 

P
M



SHEET 2EXISTING SITE CONDITIONS

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

2.
dw

g,
 E

X
IS

TI
N

G
 S

IT
E

 C
O

N
D

IT
IO

N
S

, 3
/5

/2
01

4 
2:

38
:3

9 
P

M



SHEET 3ADEMOLITION PLAN

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

3A
.d

w
g,

 D
E

M
O

LI
TI

O
N

 P
LA

N
, 3

/5
/2

01
4 

2:
41

:4
7 

P
M









SHEET 6DETAILS

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

6.
dw

g,
 D

E
TA

IL
S

, 3
/5

/2
01

4 
2:

48
:0

5 
P

M



SHEET 7DETAILS

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

7.
dw

g,
 D

E
TA

IL
S

, 3
/5

/2
01

4 
2:

50
:1

6 
P

M



SHEET 8DETAILS

DATE
REVISIONS
ITEM

PROJ. NO.:
DATE:
SHEET NO.:

IS
SU

ED
 F

O
R:

1310125.01
03/07/2014

49
4 

SP
RU

C
E 

ST
RE

ET

C
A

M
PU

S 
A

C
Q

UI
ST

IO
N

S 
HO

LD
IN

G
S,

 L
LC

M
O

RG
A

N
TO

W
N

, W
ES

T V
IR

G
IN

IA

Z:
\P

ro
je

ct
s\

20
13

_J
ob

s\
13

10
12

50
1\

D
ra

w
in

gs
\C

iv
il\

C
ur

re
nt

\C
on

st
ru

ct
io

n\
S

H
E

E
T 

8.
dw

g,
 D

E
TA

IL
S

, 3
/5

/2
01

4 
2:

49
:1

2 
P

M





ISOENV Environmental Design Lab 

SUMMARY  
The objective of current research is to predict the change in wind condition at the pedestrian level. 

Computational wind tunnel analysis was conducted to understand impact of the proposed building 

on wind condition at its neighborhood. Only the immediate surrounding buildings are geometrically 

modeled because they have the most significant impact on wind flow. The purpose of the analysis is 

for the city of Morgantown to estimate the microclimate change caused by new construction 

compared to the existing condition. 

Computational wind tunnel analysis has been validated and widely accepted in wind engineering 

and urban scale environmental analysis, replacing physical wind tunnel test that costs much more 

resources and time along with its own uncertainties, such as translation issue to real-life size from 

scale model in the test. The consultant used one of the most advanced wind simulation in the 

industry for high prediction accuracy: ANSYS Fluent v14. Please note that there will be a 

simplification process, as the general wind engineering approach, by selectively including 

geometries that are significant to wind speed and pattern in urban scale. For example, buildings are 

considered but street lights are not.  

The climate data in use is ‘Typical Meteorological Year’ (TMY), which is available from the National 

Oceanic and Atmospheric Administration (www.noaa.gov). We use this data type because it is 

synthesized with 30 year period weather so that it would better represent the longevity of 

buildings. It is also generally acceptable in wind engineering and urban climate analysis. 

‘Morgantown Municipal Airport’ is chosen, given it is the nearest available TMY data that is only 2.5 

miles away from the site of interest.  

As results, our statistical analyses with the simulation outcome showed the minor impact on 

pedestrian wind condition. Average 0.9% of wind velocity is reduced at +2m above ground of the 

entire neighborhood, as it is shown at Table 1. It is because larger foot print of the building allowed 

less wind on the narrower street so that more wind was pushed to atmosphere, when comparing 

Figure 3 to 4. Another reason is ‘wind shade effect’, which reduced overall wind speed behind the 

proposed building that is taller than the existing, comparing Figure 5 to 6. We came to conclude that 

the proposed building may reduce pedestrian wind speed with minor degree based on our 

prediction result. 

Table 1 Wind speed analysis at pedestrian level 

 

 

 

  

 
maximum minimum average median 

proposed 4.59 0.00 1.20 0.91 

existing 4.62 0.00 1.32 1.05 



ISOENV Environmental Design Lab 

REGIONAL WIND ANALYSIS 
Annual wind condition of Morgantown is graphically represented at Figure 2, which shows more 

than 35 % of time wind comes from southwest with average speed of 4.5 m/s. Therefore, with this 

high frequency, this condition constitutes prevailing wind, which will be used as the input values 

for wind flow analysis.  

 

Figure 2 Annual Wind Rose 

  



ISOENV Environmental Design Lab 

 

Figure 3 Proposed Building in Dark Shade - Wind Path lines at Pedestrian Level at +2m * 

 
0                 5.5+ 

 

Figure 4 Existing Building in Dark Shade - Wind Path lines at Pedestrian Level at +2m * 

 
0                 5.5+ 
* Color represents wind velocity and path lines represent the track of wind flow.  

4.5 m/s 

4.5 m/s 



ISOENV Environmental Design Lab 

 

Figure 5 Proposed - Vector on Vertical Plane ** 

 
0                 5.5+ 

 

Figure 6 Existing - Vector on Vertical Plane ** 

 
0                 5.5+ 
** Arrow represents direction and color represents velocity 
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1.0 EXECUTIVE SUMMARY 

 
Gannett Fleming has completed a Traffic Impact Study (TIS) for the proposed 494 Spruce 
residential/commercial development to be located in Morgantown, WV. This study was 
performed in accordance with West Virginia Division of Highways (DOH) Traffic 
Engineering Directive (TED) 106-2. 
 
To be completed per WVDOH review/concurrence of trip generation and distribution 
assignments. 
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2.0 GENERAL OVERVIEW OF THE DEVELOPMENT 

 
The proposed 494 Spruce development will be located on a parcel of land on the south 
side of Willey Street between Spruce Street (US Route 119 Northbound) and Price Street 
(Figure 1). 
 

Figure 1. Site Location Map 

 
 
The development will consist of 92 apartment units and approximately 3,500 SF of 
retail/commercial space. A three-level parking garage is also proposed that will 
accommodate approximately 126 parking spaces and provide access to Willey Street 
and Spruce Street. Left-turn movements from the Willey Street access will be restricted. 
The anticipated opening year for the development is 2016. 
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3.0 EXISTING ROADWAY CONDITIONS 

 
3.1 Study Area 

 
Based on discussions with representatives from the West Virginia Division of Highways 
and the City of Morgantown, the following intersections were identified for analysis: 
 

 Willey Street and High Street (US Route 119 Southbound) 
 Willey Street and Spruce Street (US Route 119 Northbound) 
 Willey Street and Price Street. 

 
3.2 Existing Roadway Conditions 

 
A field reconnaissance was conducted of the study area to inventory existing roadway 
widths, number of lanes, posted speed limits, and traffic control. Photos of each study 
intersection are included in Appendix A, and applicable traffic signal plans are contained 
in Appendix B. The following provides a description of each intersection. 
 
3.2.1 Intersection of Willey Street and High Street (US Route 119 Southbound) 

 
The intersection of Willey Street with High Street (US Route 119 Southbound) is a four-
leg intersection controlled by a traffic signal. The traffic signal provides four phases 
including a protected/permitted left-turn phase for Willey Street westbound and an 
exclusive pedestrian phase. High Street is one-way southbound while Willey Street 
accommodates traffic in both directions. The High Street southbound approach provides 
two lanes consisting of an exclusive right-turn lane and a combination left-turn/thru 
lane. Willey Street eastbound provides one lane to accommodate left-turns and thru 
movements. Willey Street westbound provides two lanes consisting of an exclusive left-
turn lane and a thru lane. There were no posted speed limits observed in the vicinity of 
the intersection. 
 
3.2.2 Intersection of Willey Street and Spruce Street (US Route 119 

Northbound) 
 

The intersection of Willey Street and Spruce Street (US Route 119 Northbound) is a four-
leg intersection controlled by a traffic signal. The traffic signal provides three phases 
including an exclusive pedestrian phase. Spruce Street is one-way northbound while 
Willey Street accommodates traffic in both directions. The Spruce Street northbound 
approach provides three lanes consisting of exclusive left, thru, and right-turn lanes. 
One lane is provided on the Willey Street approaches. There were no posted speed 
limits observed in the vicinity of the intersection. 
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3.2.3 Intersection of Willey Street and Price Street 

 
The intersection of Willey Street and Price Street is a three-leg intersection controlled by 
a STOP sign on the Price Street approach. There is also currently a driveway located 
immediately opposite Price Street. Each approach to the intersection provides one lane 
to accommodate all movements. There were no posted speed limits observed in the 
vicinity of the intersection. 
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4.0 EXISTING TRAFFIC VOLUMES 

 
The data collection effort for the study consisted of intersection turning movement 
counts (TMCs) conducted within the identified study area. 
 
4.1 Intersection Turning Movement Counts (TMCs) 

 
Turning Movement Counts (TMCs) were conducted from 7:00 AM to 9:00 AM and 4:00 
PM to 6:00 PM on Friday, March 21, 2014, at each of the study intersections. Table 1 
summarizes the total peak hour intersection volumes for each location, and Figure 2 
illustrates the peak hour intersection turning movement volumes. The raw traffic data 
collected at each intersection is included in Appendix C. 
 

Table 1. Total Peak Hour Intersection Volumes 

Intersection AM Peak Hour PM Peak Hour 

Willey Street and High Street 870 1,367 

Willey Street and Spruce Street 935 1,447 

Willey Street and Price Street 609 960 

 
4.2 Average Daily Traffic (ADT) Volumes 

 
2011 Average Daily Traffic (ADT) Volumes were obtained from the West Virginia 
Department of Transportation's website. Table 2  and Figure 3 summarize the available 
ADTs for the study area. 
 

Table 2. 2011 Average Daily Traffic Volumes 

Location Average Daily Traffic Volume 

High Street north of Willey Street 2,396 

Spruce Street south of Willey Street 10,030 

Willey Street east of Spruce Street 11,522 

 
 
 
 



 
 

 

Proposed 494 Spruce Residential/Commercial Development 
Traffic Impact Study 

Page 6 

5.0 TRIP GENERATION AND DISTRIBUTION 

 
As indicated earlier, the proposed development will consist of 92 apartment units and 
approximately 3,500 SF of retail/commercial space. Each of the apartment units will 
provide four bedrooms for a total of 368 beds. Additionally, the development will 
include the provision of a three-level parking garage containing 124 parking spaces. 
 
5.1 Trip Generation 

 
Trip generation estimates are generally developed utilizing the Institute of 
Transportation Engineers (ITE) publication Trip Generation. However, the publication 
does not provide a land use code for student housing. One of the most comprehensive 
trip generation studies related to student housing was conducted for the University of 
Minnesota. This study examined the trip generation characteristics of six typical student 
housing apartment buildings ranging from 44 to 135 units per building based on number 
of units, number of beds, and number of parking spaces. The entire summary of this 
study is included as Appendix D. The trip generation rates obtained from this study were 
applied to the proposed development to yield the estimated number of trips shown in 
Table 3 based on the three different independent variables. 
 

Table 3. Trip Generation Estimates by Independent Variable 

 

Independent Variable 

AM Peak Hour 

Total Trips 

PM Peak Hour 

Total Trips 

92 Apartment Units 12 22 

368 Bedrooms 26 48 

124 Parking Spaces 16 33 

 
Utilizing the research rates appears to yield a reasonable estimate of trips for the 
proposed use. To provide a conservative analysis, the estimates based on number of 
bedrooms was utilized for this study. 
 
For the commercial portion of the development, ITE Land Use Code 814 - Specialty 
Retail Center was utilized since the building area is fairly small and will likely provide a 
variety of specialized stores. Also, with the limited number of available studies, the 
average rates for peak hour of generator were utilized. A summary of the total trips for 
the proposed development is illustrated in Table 4. 
 
 
 
 
 
 



 
 

 

Proposed 494 Spruce Residential/Commercial Development 
Traffic Impact Study 

Page 7 

Table 4. 494 Spruce Trip Generation Estimates 

 AM Peak Hour PM Peak Hour Daily 

Land Use In Out Total In Out Total In Out Total 

368 Bedrooms 11 15 26 25 23 48 261 262 523 

3,500 SF Retail 12 12 24 10 8 18 78 77 155 

Total 23 27 50 35 31 66 339 339 678 

 
5.2 Trip Distribution 

 
In order to distribute the site generated traffic to the adjacent street system, the trip 
generation per level, and the associated trip generation by access point, was 
determined. The proportion of parking spaces for each level is summarized in Table 5. 
 

Table 5. Proportion of Parking Spaces by Level 

Parking Level # of Parking Spaces Access Location % of Total Parking 

Level P1 41 Spruce Street 33% 

Level P2 46 Willey Street 37% 

Level 01 37 Willey Street 30% 

Total 124  100% 

 
Therefore, it is estimated that 67% of the site generated traffic will utilize the Willey 
Street access, and the remaining 33% will use the Spruce Street access. Applying these 
percentages to the anticipated trip generation yields the projected trips by access 
location shown in Table 6. 
 

Table 6. Projected Trips by Parking Level/Access Location 

Parking 

Level 

Access 

Location 

   AM Peak Hour     PM Peak Hour Daily 

In Out Total In Out Total In Out Total 

Level P1 Spruce 8 9 17 12 10 22 112 112 224 

Level P2/01 Willey 15 18 33 23 21 44 227 227 454 

Total  23 27 50 35 31 66 339 339 678 

 
The overall distribution of site traffic was based on its proximity to the campus and 
existing travel patterns in the study area. Since the development will consist of student 
housing, it is anticipated that the majority of the site generated traffic (90%) will have 
origins and destinations to campus. Considering this, Table 7 outlines the anticipated 
distribution of site generated traffic for each access location. It should be noted that it 
has been agreed that left-turn movements from the Willey Street access will be 
restricted. 
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Table 7. Trip Distribution Pattern by Access Location 

 Spruce Street Willey Street 

Direction Inbound Outbound Inbound Outbound 

Willey Street West 68% 68% 68% 0% 

High Street North 22% 0% 22% 0% 

High Street South 0% 7% 0% 7% 

Spruce Street North 0% 22% 0% 0% 

Spruce Street South 7% 0% 7% 0% 

Willey Street East 3% 3% 3% 3% 

Price Street North 0% 0% 0% 90% 

Price Street South 0% 0% 0% 0% 

 
Applying the above distribution pattern to the anticipated site generated traffic yields 
the peak hour site generated traffic illustrated in Figure 4. 
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6.0 PROJECTED TRAFFIC VOLUMES 

 
As directed by the West Virginia Division of Highways and the City of Morgantown, 
projected traffic volumes for the study area should include the application of a  
background growth rate and anticipated site generated traffic from other area 
developments. 
 
6.1 Other Area Development Trip Generation and Distribution 

 
In addition to the proposed development, several other area developments are 
anticipated to be constructed during the same timeframe, including Central Place and 
College Park. Central Place is a proposed 120 unit apartment complex development to 
be located immediately adjacent to 494 Spruce that will provide access directly opposite 
of Price Street. College Park is located between Mountaineer Middle School and North 
Willey Street and will provide 224 apartment units with 567 bedrooms. Anticipated trip 
generation for both developments was based on the research study cited earlier in this 
report and is summarized in Table 8. 
 

Table 8. Other Area Development Trip Generation Estimates 

 AM Peak Hour PM Peak Hour Daily 

Development In Out Total In Out Total In Out Total 

Central Place 14 19 34 32 30 62 341 341 682 

College Park 17 23 40 39 35 74 402 403 805 

 
The distribution pattern utilized to distribute site generated traffic for the 494 Spruce 
development was also applied to the Central Place development. For College Park, it is 
anticipated that 10% of the site generated traffic will pass through the study area via US 
Route 119. Figures 5 and 6 illustrate the resulting peak hour site generated traffic for 
each development. 
 
6.2 2016 Projected Traffic Volumes 

 
The projected opening year for the 494 Spruce development is 2016. Therefore, a 2% 
per year growth rate was applied to the 2014 Existing Traffic Volumes to achieve 2016 
base traffic volumes. This growth rate is appropriate for the Morgantown area. Site 
generated traffic for all three developments was then added to achieve the 2016 Full 
Development Traffic Volumes illustrated in Figure X. 
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7.0 OPERATIONAL ANALYSIS 

 
Utilizing the Synchro traffic analysis software and the methodologies outlined in the 
Highway Capacity Manual 2010 published by the Transportation Research Board, 
capacity calculations were performed for each study intersection. Based on this 
methodology, the operational characteristics of an intersection can be identified based 
on the assignment of a Level of Service (LOS). LOS ranges from A to F, with A 
representing the best operating conditions with little delay, and F representing 
conditions at or beyond capacity with substantial delay and queuing. 
 
To be completed per WVDOH review/concurrence of trip generation and distribution 
assignments. 
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8.0 QUEUE ANALYSIS 

 
A queuing analysis was conducted for the study intersections using the Synchro traffic 
analysis software package distributed by TrafficWare. The 95th percentile queues for 
the AM and PM peak periods for each scenario were compared to the existing auxiliary 
lane lengths to determine if the storage lanes are adequate.  
 
To be completed per WVDOH review/concurrence of trip generation and distribution 
assignments. 
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9.0 CONCLUSIONS 

 
To be completed per WVDOH review/concurrence of trip generation and distribution 
assignments. 
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APPENDIX C 
INTERSECTION TURNING MOVEMENT COUNTS 

 
 

 



Intersection Turning Movement Count Summary

Wiley Street and High Street

Dry

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 8 47 1 56 92 1 0 0 0 0 1 0 6 0 0 210

0 5 25 2 37 68 0 0 0 0 0 0 0 5 0 0 140

0 23 21 6 65 98 0 0 0 0 0 5 1 7 1 6 216

0 13 33 7 57 82 0 9 0 0 0 6 3 7 1 2 196

0 13 33 14 68 62 0 7 0 0 0 6 0 7 3 11 186

0 16 53 12 97 70 0 4 0 0 0 2 3 11 2 4 252

0 6 40 14 73 56 0 12 0 0 0 4 2 3 1 5 181

0 22 50 10 100 53 0 10 0 0 0 10 9 15 2 3 251

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

 0.65 0.83 0.85 0.86     0.39 0.60 0.67

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3/21/2014

 

Eastbound

Wiley Street

Westbound

Wiley Street

Northbound

High Street

Southbound

High Street

338 241 0 330 57 176 50 14 36 8 230 0 0 22 870

BEGIN TIME

6:30 AM

6:45 AM

7:00 AM

7:15 AM

7:30 AM

7:45 AM

AM PEAK HR

PHF

8:00 AM

8:15 AM

8:30 AM

8:45 AM

Eastbound Westbound Northbound

Intersection:  

Date:

Weather:  

8:00 AM - 9:00 AM

9:00 AM

9:15 AM

11:00 AM

Southbound

BEGIN TIME Wiley Street Wiley Street High Street High Street

11:15 AM

11:30 AM

12:30 PM

12:45 PM

1:00 PM

1:15 PM

11:45 AM

12:00 PM

12:15 PM

0 0 0 0

1:30 PM

1:45 PM

MIDDAY PEAK HR
0

12:00 PM - 1:00 PM
0 00 0 0 0 0 00 0 0 0

            

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 44 60 48 100 66 0 13 0 0 0 8 7 22 5 15 304

0 43 71 52 120 72 0 16 0 0 0 8 12 27 8 8 353

0 42 62 54 115 74 0 41 0 0 0 10 10 30 7 10 340

0 40 78 65 104 50 0 26 0 2 1 8 10 40 10 4 335

0 36 87 53 109 61 0 20 0 0 0 8 9 32 8 17 342

0 38 79 72 107 69 0 13 0 0 0 18 10 20 10 15 333

0 33 64 75 105 46 0 32 0 0 0 16 12 30 9 11 299

0 50 77 71 114 43 0 16 0 0 0 6 14 22 5 27 325

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

 0.94 0.86 0.93 0.87   0.25 0.25 0.85 0.81 0.83

High Street

3:30 PM

BEGIN TIME Wiley Street Wiley Street High Street

12:00 PM - 1:00 PM

PHF

Eastbound Westbound Northbound Southbound

3:45 PM

4:00 PM

5:00 PM

5:15 PM

5:30 PM

5:45 PM

4:15 PM

4:30 PM

4:45 PM

161 298 224 448

6:00 PM

6:15 PM

PM PEAK HOUR
0 390 2 1 34257 0 103 33 1370

4:15 PM - 5:15 PM

PHF

41 129

Camp Hill, PA

717-763-7211S:\DIV-2\100209\Project\058486 - CampAcq - 494 Spruce - WVU\Project Working\Data Collection\Willey and High\Willey and High



Turn Count Summary

, ,

Location:                 at ,
GPS Coordinates:
Date:                      2014-03-19
Day of week:          Wednesday
Weather:
Analyst:

Total vehicle traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

07:00 2 0 3 3 47 0 0 0 0 4 55 5 119

07:15 2 0 5 1 41 0 0 0 1 2 61 1 114

07:30 1 0 11 1 51 1 1 0 1 2 64 1 134

07:45 0 0 7 1 66 0 0 0 0 8 75 1 158

08:00 0 0 4 5 75 0 1 0 2 4 58 1 150

08:15 2 0 4 1 74 0 0 0 0 8 62 2 153

08:30 1 0 3 0 69 1 0 0 2 2 70 0 148

08:45 0 0 8 0 70 0 0 0 0 2 55 0 135

09:00 0 0 0 0 2 0 0 0 0 0 1 0 3

Car traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

07:00 1 0 3 3 46 0 0 0 0 3 52 5 113

07:15 2 0 5 1 39 0 0 0 1 2 60 1 111

07:30 1 0 11 1 49 1 1 0 1 2 58 1 126

07:45 0 0 7 1 63 0 0 0 0 8 74 1 154

08:00 0 0 4 5 71 0 1 0 2 4 56 1 144

08:15 2 0 4 1 74 0 0 0 0 7 62 2 152

08:30 1 0 3 0 66 1 0 0 2 2 67 0 142

08:45 0 0 8 0 67 0 0 0 0 2 54 0 131

09:00 0 0 0 0 2 0 0 0 0 0 1 0 3

Truck traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

07:00 1 0 0 0 1 0 0 0 0 1 3 0 6

07:15 0 0 0 0 2 0 0 0 0 0 1 0 3

07:30 0 0 0 0 2 0 0 0 0 0 6 0 8

07:45 0 0 0 0 3 0 0 0 0 0 1 0 4

08:00 0 0 0 0 4 0 0 0 0 0 2 0 6

08:15 0 0 0 0 0 0 0 0 0 1 0 0 1

08:30 0 0 0 0 3 0 0 0 0 0 3 0 6

08:45 0 0 0 0 3 0 0 0 0 0 1 0 4

09:00 0 0 0 0 0 0 0 0 0 0 0 0 0

Bicycle traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

07:00 0 0 0 0 0 0 0 0 0 0 0 0 0

07:15 0 0 0 0 0 0 0 0 0 0 0 0 0

07:30 0 0 0 0 0 0 0 0 0 0 0 0 0

07:45 0 0 0 0 0 0 0 0 0 0 0 0 0

08:00 0 0 0 0 0 0 0 0 0 0 0 0 0

08:15 0 0 0 0 0 0 0 0 0 0 0 0 0

08:30 0 0 0 0 0 0 0 0 0 0 0 0 0

08:45 0 0 0 0 0 0 0 0 0 0 0 0 0

09:00 0 0 0 0 0 0 0 0 0 0 0 0 0

Pedestrian volumes

Interval starts
NE NW SW SE

Total
Left Right Total Left Right Total Left Right Total Left Right Total

07:00 0 0 0 0 0 0 0 0 0 0 0 0 0

07:15 0 0 0 0 0 0 0 1 1 0 0 0 1

07:30 0 0 0 0 1 1 0 0 0 0 0 0 1

07:45 0 0 0 0 0 0 0 1 1 1 0 1 2

08:00 0 0 0 1 0 1 0 0 0 3 0 3 4

08:15 0 2 2 1 0 1 2 2 4 0 0 0 7

08:30 0 0 0 0 0 0 0 0 0 0 0 0 0

08:45 0 1 1 0 1 1 0 1 1 0 0 0 3

09:00 0 0 0 0 0 0 0 0 0 0 0 0 0



Intersection Peak Hour

07:45 - 08:45

SouthBound Westbound Northbound Eastbound
Total

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Vehicle Total 3 0 18 7 284 1 1 0 4 22 265 4 609

Factor 0.38 0.00 0.64 0.35 0.95 0.25 0.25 0.00 0.50 0.69 0.88 0.50 0.96

Approach factor 0.75 0.91 0.42 0.87

Peak Hour Vehicle Summary

Vehicle
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Car 3 0 18 7 274 1 1 0 4 21 259 4 592

Truck 0 0 0 0 10 0 0 0 0 1 6 0 17

Bicycle 0 0 0 0 0 0 0 0 0 0 0 0 0

Peak Hour Pedestrians
NE NW SW SE

Total
Left Right Total Left Right Total Left Right Total Left Right Total

Pedestrians 0 2 2 2 0 2 2 3 5 4 0 4 13



Intersection Peak Hour

Location:                at ,
GPS Coordinates:
Date:                     2014-03-19
Day of week:         Wednesday
Weather:
Analyst:

22

265

4

1

284

7

18 0 3

1 0 4

Intersection Peak Hour

07:45 - 08:45

SouthBound Westbound Northbound Eastbound
Total

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Vehicle Total 3 0 18 7 284 1 1 0 4 22 265 4 609

Factor 0.38 0.00 0.64 0.35 0.95 0.25 0.25 0.00 0.50 0.69 0.88 0.50 0.96

Approach factor 0.75 0.91 0.42 0.87



Turn Count Summary

, ,

Location:                 at ,
GPS Coordinates:
Date:                      2014-03-21
Day of week:          Friday
Weather:
Analyst:

Total vehicle traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

16:00 3 0 8 2 65 0 1 0 1 16 125 0 221

16:15 3 0 9 3 77 0 3 0 1 20 130 1 247

16:30 7 0 13 0 77 0 1 0 2 15 131 0 246

16:45 3 0 9 0 60 0 2 0 1 9 136 1 221

17:00 0 0 10 3 71 1 1 0 3 15 139 1 244

17:15 3 0 11 2 81 0 0 0 0 16 136 0 249

17:30 2 0 10 2 79 2 1 0 0 13 108 1 218

17:45 5 1 6 0 86 0 1 2 0 9 127 0 237

18:00 0 0 0 0 2 0 0 0 0 2 5 0 9

Car traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

16:00 3 0 8 2 64 0 1 0 1 16 121 0 216

16:15 3 0 9 3 77 0 3 0 1 20 129 1 246

16:30 7 0 13 0 76 0 1 0 2 15 130 0 244

16:45 3 0 9 0 60 0 2 0 1 9 135 1 220

17:00 0 0 10 3 71 1 1 0 3 15 139 1 244

17:15 3 0 11 2 81 0 0 0 0 16 133 0 246

17:30 2 0 10 2 79 2 1 0 0 13 108 1 218

17:45 5 1 6 0 85 0 1 2 0 9 127 0 236

18:00 0 0 0 0 2 0 0 0 0 2 5 0 9

Truck traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

16:00 0 0 0 0 1 0 0 0 0 0 4 0 5

16:15 0 0 0 0 0 0 0 0 0 0 1 0 1

16:30 0 0 0 0 1 0 0 0 0 0 1 0 2

16:45 0 0 0 0 0 0 0 0 0 0 1 0 1

17:00 0 0 0 0 0 0 0 0 0 0 0 0 0

17:15 0 0 0 0 0 0 0 0 0 0 3 0 3

17:30 0 0 0 0 0 0 0 0 0 0 0 0 0

17:45 0 0 0 0 0 0 0 0 0 0 0 0 0

18:00 0 0 0 0 0 0 0 0 0 0 0 0 0

Bicycle traffic

Interval starts
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

16:00 0 0 0 0 0 0 0 0 0 0 0 0 0

16:15 0 0 0 0 0 0 0 0 0 0 0 0 0

16:30 0 0 0 0 0 0 0 0 0 0 0 0 0

16:45 0 0 0 0 0 0 0 0 0 0 0 0 0

17:00 0 0 0 0 0 0 0 0 0 0 0 0 0

17:15 0 0 0 0 0 0 0 0 0 0 0 0 0

17:30 0 0 0 0 0 0 0 0 0 0 0 0 0

17:45 0 0 0 0 1 0 0 0 0 0 0 0 1

18:00 0 0 0 0 0 0 0 0 0 0 0 0 0

Pedestrian volumes

Interval starts
NE NW SW SE

Total
Left Right Total Left Right Total Left Right Total Left Right Total

16:00 1 3 4 1 1 2 0 0 0 7 0 7 13

16:15 0 0 0 0 0 0 3 5 8 13 0 13 21

16:30 0 6 6 1 0 1 2 1 3 5 0 5 15

16:45 0 1 1 0 1 1 1 10 11 8 1 9 22

17:00 1 0 1 3 0 3 0 4 4 10 0 10 18

17:15 1 3 4 0 3 3 3 3 6 2 1 3 16

17:30 0 7 7 3 0 3 0 6 6 7 0 7 23

17:45 0 0 0 0 2 2 0 2 2 8 0 8 12

18:00 0 0 0 0 0 0 0 1 1 0 0 0 1



Intersection Peak Hour

16:30 - 17:30

SouthBound Westbound Northbound Eastbound
Total

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Vehicle Total 13 0 43 5 289 1 4 0 6 55 542 2 960

Factor 0.46 0.00 0.83 0.42 0.89 0.25 0.50 0.00 0.50 0.86 0.97 0.50 0.96

Approach factor 0.70 0.89 0.62 0.97

Peak Hour Vehicle Summary

Vehicle
SouthBound Westbound Northbound Eastbound

Total
Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Car 13 0 43 5 288 1 4 0 6 55 537 2 954

Truck 0 0 0 0 1 0 0 0 0 0 5 0 6

Bicycle 0 0 0 0 0 0 0 0 0 0 0 0 0

Peak Hour Pedestrians
NE NW SW SE

Total
Left Right Total Left Right Total Left Right Total Left Right Total

Pedestrians 2 10 12 4 4 8 6 18 24 25 2 27 71



Intersection Peak Hour

Location:                at ,
GPS Coordinates:
Date:                     2014-03-21
Day of week:         Friday
Weather:
Analyst:

55

542

2

1

289

5

43 0 13

4 0 6

Intersection Peak Hour

16:30 - 17:30

SouthBound Westbound Northbound Eastbound
Total

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Vehicle Total 13 0 43 5 289 1 4 0 6 55 542 2 960

Factor 0.46 0.00 0.83 0.42 0.89 0.25 0.50 0.00 0.50 0.86 0.97 0.50 0.96

Approach factor 0.70 0.89 0.62 0.97



Intersection Turning Movement Count Summary

Wiley Street and Spruce Street

Dry

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 7 0 0 0 50 2 0 54 6 57 0 0 0 0 0 176

0 1 0 3 1 43 0 1 86 11 62 1 0 0 0 2 204

2 7 0 1 0 57 2 1 80 13 55 2 0 0 0 0 216

0 18 0 2 0 69 0 2 70 23 63 1 0 0 0 1 243

2 12 0 4 0 70 1 4 61 31 54 6 0 0 0 1 231

2 11 0 5 0 69 1 4 87 15 59 2 0 0 0 6 244

2 12 0 4 0 71 1 1 70 5 56 1 0 0 0 2 217

1 13 0 7 0 69 1 1 48 20 51 6 0 0 0 3 203

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0.75 0.74   0.98 0.75 0.83 0.60 0.92    

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 00 0 0 0 0 00 0 0 00 0 0 0

1:30 PM

1:45 PM

MIDDAY PEAK HR
0

12:00 PM - 1:00 PM

12:30 PM

12:45 PM

1:00 PM

1:15 PM

11:45 AM

12:00 PM

12:15 PM

11:15 AM

11:30 AM

11:00 AM

Southbound

BEGIN TIME Wiley Street Wiley Street Spruce Street Spruce Street

Eastbound Westbound Northbound

Intersection:  

Date:

Weather:  

7:45 AM - 8:45 AM

9:00 AM

9:15 AM

AM PEAK HR

PHF

8:00 AM

8:15 AM

8:30 AM

8:45 AM

935

BEGIN TIME

6:30 AM

6:45 AM

7:00 AM

7:15 AM

7:30 AM

7:45 AM

0 0 0 10288 74 232 100 279 3 116 53 0 15

Eastbound

Wiley Street

Westbound

Wiley Street

Northbound

Spruce Street

Southbound

Spruce Street

3/21/2014

 

            

Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds TOTAL

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5 29 0 4 0 62 3 5 102 30 96 3 0 0 0 0 327

2 42 0 5 0 91 1 7 99 29 106 10 0 0 0 12 370

4 43 0 5 0 82 2 4 93 29 102 6 0 0 0 14 355

4 38 0 1 0 63 0 2 78 32 98 5 0 0 0 11 313

3 40 0 3 0 69 2 15 99 46 126 7 0 0 0 0 385

6 36 0 9 0 84 0 5 93 30 107 8 0 0 0 12 356

7 36 0 10 0 87 1 6 82 30 87 12 0 0 0 10 330

6 46 0 3 0 99 2 7 74 39 110 17 0 0 0 1 376

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0.79 0.86   0.86 0.63 0.88 0.79 0.85    

1447
5:00 PM - 6:00 PM

PHF

0 0 23348 145 430 44339 5 33 0158 0 25 0

6:00 PM

6:15 PM

PM PEAK HOUR
22

5:00 PM

5:15 PM

5:30 PM

5:45 PM

4:15 PM

4:30 PM

4:45 PM

3:45 PM

4:00 PM

Eastbound Westbound Northbound Southbound

PHF

12:00 PM - 1:00 PM

Spruce Street

3:30 PM

BEGIN TIME Wiley Street Wiley Street Spruce Street

Camp Hill, PA

717-763-7211S:\DIV-2\100209\Project\058486 - CampAcq - 494 Spruce - WVU\Project Working\Data Collection\Willey and Spruce\Willey and Spruce
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Technical Memorandum 
From:      Mike Spack, P.E., P.T.O.E., Lindsay deLeeuw 
Date:      April 12, 2012 
Re:      Trip Generation Study – Private Student Housing Apartments 
 

 
A  recent  spike  in  new  construction  surrounding  the  University  of Minnesota  led  to  an  interest  in 
determining how trips generated by student housing apartments vary from trips generated by a generic 
apartment building (as defined by ITE’s Trip Generation, 8th Edition Code 220). This report provides trip 
generation data for six student housing apartment buildings.   Weekday daily, a.m., and p.m. peak hour 
trip generation rates are provided.  In additon to providing trip generation rates per Dwelling Unit (as in 
Trip Generation), trip generation data  is also provided based on number of bedrooms and number of 
parking stalls. 
 
Overall, it was found student housing apartments generate approximately a third the amount of traffic 
compared to a similarly sized, generic apartment building.  Using ITE’s guideline of preparing full traffic 
impact studies only  if a development will generate more than 100 peak hour trips, a student housing 
apartment complex would need to have 416 dwelling units to trigger the need for a full traffic impact 
study.     
 
Methodology 
Data was collected on Thursday, March 29, 2012 (while school was in full session) at six typical student‐
housing apartment buildings near  the University of Minnesota – Twin Cities using COUNTcam  video 
recording systems.  Each building is specifically designated for students by the property managers but 
none are directly associated with the university.   The range of total apartment units is 44 to 253, with 
an average of 118, and the apartment types vary from studios to four‐bedroom units.   Additionally, all 
the buildings observed have parking with the number of stalls ranging from 40 to 135, with an average 
of 57 stalls. 
 
The parking lot for each student housing apartment building was recorded for 24 hours on a weekday 
(multiple cameras were used for parking  lots with more than one entrance or exit).   The videos were 
watched at high speeds with the PC‐TAS counting software and the vehicles in and out were tallied in 
15‐minute intervals.   
 
Findings 
Statistics  and  data  plots  for  each  trip  generation  period  studied  are  attached.    A  summary  of  the 
student housing average trip generation rates  is shown  in Table 1 alongside the trip generation rates 
for Apartments  from  the  Institute of Transportation Engineers’ Trip Generation, 8th Edition  (ITE Code 
220). 
 
   



Spack Consulting  2 of 2  Student Apartment Trip Generation 

 

Table 1 –   Average  Trip  Generation  Rates  for  Student  Housing  and  Apartment  per  Number  of 
Dwelling Units  

  Student Housing 
Apartments 

Apartment from Trip Generation, 
8th Edition 

Weekday  2.82  6.65 

Weekday  A.M.  Peak  Hour 
(between 7‐9 a.m.) 

0.13  0.51 

Weekday  P.M.  Peak  Hour 
(between 4‐6 p.m.) 

0.24  0.62 

 
The results in Table 1 show that student‐housing apartments generate approximately one‐third of the 
trips generated by  regular apartment buildings.   The student housing data was consistent where  the 
fitted curves often resulted in R2 values greater than 0.8 (anything higher than 0.75 indicates the data 
fits the best fit line equation well).   
 
Similar trip generation reports (attached) were created based on the number of parking stalls and the 
number of bedrooms.  The results for the number of parking stalls were as statistically significant as the 
number of dwelling units.   However, the trip generation based on the number of bedrooms was  less 
statistically valid with R2 values less than 0.55. 
 



Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Dwelling Units

On a: Weekday

Number of Studies: 6

Average Number of Units: 117.67

Directional Distribution: 50% Entering

50% Exiting

Trip Generation per Number of Dwelling Units
Average Rate Standard Deviation

2.82 0.88

Range of Rates

1.64-3.93

T = 2.0656x + 69.443 
R² = 0.82486 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Dwelling Units

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 7 and 9 a.m.

Number of Studies: 6

Average Number of Units: 117.67

Directional Distribution: 39% Entering

61% Exiting

Trip Generation per Number of Dwelling Units
Average Rate Standard Deviation

0.13 0.04

Range of Rates

0.08-0.19

T = 0.094x + 3.4391 
R² = 0.82038 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Dwelling Units

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 4 and 6 p.m.

Number of Studies: 6

Average Number of Units: 117.67

Directional Distribution: 54% Entering

46% Exiting

Trip Generation per Number of Dwelling Units
Average Rate Standard Deviation

0.24 0.09

Range of Rates

0.13-0.38

T = 0.0723x + 15.991 
R² = 0.40032 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Bedrooms

On a: Weekday

Number of Studies: 6

Average Number of Units: 147.67

Directional Distribution: 50% Entering

50% Exiting

Trip Generation per Number of Bedrooms
Average Rate Standard Deviation

1.42 0.43

Range of Rates

0.96-2.00

T = 1.6998x - 44.41 
R² = 0.55935 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Bedrooms

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 7 and 9 a.m.

Number of Studies: 6

Average Number of Units: 147.67

Directional Distribution: 43% Entering

57% Exiting

Trip Generation per Number of Bedrooms
Average Rate Standard Deviation

0.07 0.02

Range of Rates

0.04-0.09

T = 0.0786x - 1.9297 
R² = 0.53969 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Bedrooms

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 4 and 6 p.m.

Number of Studies: 6

Average Number of Units: 147.67

Directional Distribution: 53% Entering

47% Exiting

Trip Generation per Number of Bedrooms
Average Rate Standard Deviation

0.13 0.05

Range of Rates

0.11-0.20

T = 0.0723x + 15.991 
R² = 0.40032 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Parking Stalls

On a: Weekday

Number of Studies: 6

Average Number of Units: 56.50

Directional Distribution: 50% Entering

50% Exiting

Trip Generation per Number of Parking Stalls
Average Rate Standard Deviation

2.82 0.33

Range of Rates

2.36-3.08

T = 2.305x + 36.15 
R² = 0.918 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Parking Stalls

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 7 and 9 a.m.

Number of Studies: 6

Average Number of Units: 56.50

Directional Distribution: 47% Entering

53% Exiting

Trip Generation per Number of Parking Stalls
Average Rate Standard Deviation

0.13 0.02

Range of Rates

0.11-0.15

T = 0.1073x + 1.6528 
R² = 0.93361 
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Student Housing Apartment Building

Average Vehicle Trip Ends vs: Number of Parking Stalls

On a: Weekday,

Peak Hour of Adjacent Street Traffic

One Hour Between 4 and 6 p.m.

Number of Studies: 6

Average Number of Units: 56.50

Directional Distribution: 54% Entering

46% Exiting

Trip Generation per Number of Parking Stalls
Average Rate Standard Deviation

0.27 0.12

Range of Rates

0.20-0.45

T = 0.0723x + 15.991 
R² = 0.40032 
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