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S T A F F  R E P O R T  
 
CASE NO: S14-07-III / CA Student Living / 494 Spruce Street 

REQUEST and LOCATION: 
Request by Lisa Mardis of Project Management Services, on behalf of CA Student 
Living, for approval of a Type III Site Plan – Development of Significant 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 by bringing a revised development program from that reviewed and 
denied by the Planning Commission on 12 JUN 2014.  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.  The petitioner will highlight during their 
presentation how this program has been modified from the 12 JUN 2014 proposal. 

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

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

 7,310 square feet of non-residential space on three (3) levels with approximately 
4,042 square feet of retail space on the lowest level (Level P1) facing Spruce 
Street. 

 158 vehicle parking spaces on four (4) parking decks, one (1) truck loading 
space, and four (4) standard vehicle loading spaces.  Only one point of ingress 
from Willey Street will be provided for all four (4) parking decks.  Egress for all 
four (4) parking decks will be provided at two (2) locations; one on Willey Street 
and one on Spruce Street.  Additionally, 97 bicycle storage spaces are proposed 
in one common facility on Level P2 with access from Willey Street. 

 Above ground utility facilities along the development site’s Spruce Street and 
Willey Street frontages are planned for relocation to below ground utility service 
trenches or vaults. 
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The petitioner presented the modified development to the Design Review Committee 
meeting on 12 AUG 2014. 

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 11 JUN 2014. 

 Drawings prepared by Alpha Associates, Inc. dated 06 AUG 2014. 

 Pedestrian Wind Flow Analysis Report prepared by ISOENV Environmental Design Lab 
dated 09 AUG 2014. 

 Revised cover letter from Mark Metil, P.E., PTOE of Gannett Fleming dated 07 AUG 
2014 addressing development proposal modifications in relation to the Traffic Impact 
Study dated 28 MAY 2014 prepared by Gannett Fleming. 

 Letter from Gregory L. Bailey, P.E., West Virginia State Highway Engineer addressing 
West Virginia Division of Highway’s review of development proposal modifications. 

 A supplemental letter from Tom S. Witt, Ph.D. dated 03 SEP 2014 concerning his 
Economic Impact report dated 05 JUN 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. S14-07-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. 

The issue of whether or not the proposed development should be considered a 
Major Development of Significant Impact rather than a Development of Significant 
Impact was raised during the Planning Commission’s 12 JUN 2014 hearing. 

For clarification purposes, Article 1385.05 provides that “Mixed-Use Projects” of 
100,000 or more square feet of gross floor area are to be considered Major 
Developments of Significant Impact.  However, Article 1329.02 defines “Mixed-Use 
Development” as: 

“A single development of more than one building and use, where the different types 
of land uses are in close proximity, planned as a unified complementary whole, and 
functionally integrated to the use of shared vehicular and pedestrian access and 
parking area, but not a mixed-use dwelling as defined in this Ordinance.” 
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By definition, the correct site plan grouping for the subject project is Development 
of Significant Impact. 

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. 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, than it can 
determine whether or not to grant related variance relief.  This variance petition is 
scheduled for consideration by the BZA’s at its 17 SEP 2014 hearing. 

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 or the 
Downtown Strategic Plan must be understood as desired objectives and strategies that 
do not have the force or effect of law unless incorporated into the City’s Planning and 
Zoning Code. 

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

It is the opinion of the Planning Division that the modified development program has 
improved the project’s concurrence with the 2013 Comprehensive Plan Update. 
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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 

As Addendum B of this report identifies, the desired residential development pattern 
within the downtown is provided in the following Comprehensive Plan objectives and 
guidelines. 

LM 1.5 Create incentives for developers to build residential units downtown that serve 
a broad age and socioeconomic range. 

NH 4.1 Provide incentives to developers to encourage development of alternative 
housing types (i.e. higher density, live-work, mixed-use) in designated growth 
areas. 

Additionally, the following objectives and guidelines are providing in the Downtown 
Strategic Plan for Character Area C4 – Forest Avenue. 

 Reinforce the urban quality by increasing the mass, density, and mixed-use quality 
buildings that front on well-designed pedestrian streets. 

 Maximize residential opportunities to take advantage of the location near WVU 
campus. 

 Create balance and harmony in the vertical and horizontal massing of buildings. 

 
 Buildings should be oriented toward streets and open spaces along an established 

“build-to-line” so that an urban edge is created with the buildings. 

 Buildings should exhibit continuity in the design of their facades. 

 Buildings that front streets and open spaces should have a well-design and scaled 
first floor with human scaled elements, doors, windows, awnings, and stoops. 

 Increase the supply, diversity, range, and affordability of housing opportunities within 
the downtown. 

 24/7/365 living, activity, commerce, and energy will create a safer downtown. 

Clipped from DRC presentation 
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The petitioner’s proposed bedroom composition has been modified to include two-, 
three-, and four-bedroom units along with four-bedroom loft style units.  It appears that 
the bedroom composition modification from the previous program supports the desired 
objective to diversify the housing stock within the immediate area given nearby existing 
and under-construction residential offerings. 

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 percentage of student-oriented 
housing stock that functions and performs very differently than conventional higher 
density housing occupied by more diverse and less transient households. 

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 Traffic Impact Analysis dated 28 MAY 2014 and a revised cover letter 
dated 07 AUG 2014 from Mark Metil, P.E., PTOE of Gannett Flemming addressing 
development proposal modifications was submitted to WVDOH and the City Engineer for 
review and comment.  WVDOH completed its review as evidenced by the letter from 
Gregory L. Bailey, P.E., West Virginia State Highway Engineer. 

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 the issuance of access permits.  Enforcing a literal application of Article 
1385.08(A)(1)(g) will complicate this collaborative review process in terms of ensuring 
City Administration and Planning Commission capability to fully participate in and 
influence related decision-making. 

It is the opinion of the Planning Division that the Planning Commission should proceed in 
its review of the present DSI site plan petition relative to WVDOH access permitting by 
including 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 

The petitioner’s development program modification addresses concerns raised during 
the 12 JUN 2014 hearing over a lack of sufficient onsite and nearby public parking to 
adequate serve the demand for parking generated by the development.  Specifically, the 
modified development plan eliminates all variances and/or conditional use approvals 
associated with on-site parking reductions and meeting minimum on-site parking 
requirements.  The addition of the below-grade parking deck and reconfiguration of the 
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upper three parking decks provides 158 parking spaces, which exceeds the minimum 
parking requirement for the development. 

Loading 

The modified development program includes one (1) local pick-up and delivery truck 
loading space to serve nonresidential delivery needs and four (4) standard-sized vehicle 
loading spaces to serve residential delivery needs.  The provision of loading spaces 
meets related loading requirements, which addresses concerns raised during the 12 
JUN 2014 hearing. 

Outdoor Space 

The modified development program eliminates the pool/hot tub facility from the upper 
floor outdoor recreation space as illustrated below.  Additionally, physical barriers have 
been designed to provide a buffer between the outdoor space and the edge of the 
building closest to the adjoining child development center.  This modification appears to 
address concerns raised during the 12 JUN 2014 hearing. 

 

Building Height 

Section 6.3.1.4 of the 2010 Downtown Strategic Plan Update recommends that new 
buildings within the Character Area C4 – Forest Avenue “shall be” a maximum height of 
four (4) stories or 50 feet or a minimum of three (3) stories or 30 feet in height to 
promote a mix of uses and a continues urban edge. 

As noted above, “shall” statements within the Comprehensive Plan or the Downtown 
Strategic Plan must be understood as desired objectives and strategies.  These 
statements should be utilized solely as guidelines.  In the context of the Comp Plan or 
the Downtown Plan, the term “shall” is a writing style that can lead to confusion. 

The noted minimum and maximum building height strategy is a guideline and not a 
mandated standard or regulation.  The subject building height guideline has not been 
codified into the City’s Planning and Zoning Code and therefore has no force or effect of 
law.  A decision to deny a development based on a guideline enumerated in the 
Comprehensive Plan or the Downtown Strategic Plan that has not been codified in the 
City’s Planning and Zoning Code could be argued as arbitrary and capricious. 

Clipped from DRC presentation 
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STAFF RECOMMENDATION: 
Staff recommends approval of Case No. S14-07-III with the following conditions: 

1. That minor subdivision petition Case No. MNS14-05 combining Parcels 245 
and 246 of Tax Map 26 must be approved and final plat recorded prior to 
issuance of the certificate of occupancy. 

2. That Variance Case No. V14-24 must be approved by the Board of Zoning 
Appeals (BZA) and all related conditions therein observed and/or addressed 
accordingly. 

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 4,042 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. 

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. 
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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: As noted above. 
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S14-07-III / CA Student Living / 494 Spruce Street 

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

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

Principles for Land Management 

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

 The proposed development program increases housing choice and diversity in the 
context of the immediate residential area, which includes the Courtyard East and 
Courtyard West multi-family developments (four and five stories respectively); the ten-
story, multi-family high-rise, age-restricted Unity Manor building; the six-story Central 
Place multi-family development under construction; various duplex and triplex 
configurations; and, converted single-family residential units.  The petitioner’s 
modified development program includes two-, three-, and four-bedroom units along 
with four-bedroom loft style units.  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.   

  



Staff Report Addendum B Page 3 of 15 
S14-07-III 
 

Principal 9 Residential development will support the formation of 
complete neighborhoods with diverse housing, 
pedestrian-scaled complete streets, integrated public 
spaces, connection to adjacent neighborhoods, and 
access to transportation alternative and basic retail 
needs. 

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☒  Concurrence 
☐  Inconsistent 
☐  Other 

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

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

☐  Concurrence 
☐  Inconsistent 
☒  Other 

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

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

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

CHARACTER 

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

The following graphics are clipped from Pages 41 through 43 of the 2013 Comprehensive Plan 
Update and identify the development types desired within the “Core Enhancement” concept 
area. 
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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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This is a guideline that does not have the force or effect of law 
unless codified in the City’s Planning and Zoning Code. 
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UNIT MIX & GSF SUMMARY

Size Count
_Level 01

UNIVERSAL SPACE 1
STANDARD 9'-0"x18'-0" 21
COMPACT 7'-0"x16'-0" 13

_Level P2
STANDARD 9'-0"x18'-0" 37
COMPACT 7'-0"x16'-0" 7

_Level P1
STANDARD 9'-0"x18'-0" 17
COMPACT 7'-0"x16'-0" 11

_Level P0
STANDARD 9'-0"x18'-0" 46
COMPACT 7'-0"x16'-0" 5

UNIT TYPES NONRESI. PARKINGRESIDENTIAL

PARKING BICYCLE STORAGE

59%
AREA 1,137 SF

21%

1,244 SF

3% 6% 11%%

158

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
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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

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 = 155 Spaces

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

(89 spaces required).

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 15,601 SF
Commercial or Office Space   7,310 SF

46.9%

Lot Coverage 84.8%  (23,354 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  159,633 SF

Number of Units  89

Parking Provided  158

Bicycle Spaces Provided  97

Lot Area                27,459 SF
Nonresidential Space    7,310 SF

27%

Transparency 64%

Loading Spaces Provided  4 STANDARD LOADING + 1 TRUCK LOADING
= 5 LOADING SPACES

Comments

Average Grade = 935 FT,  Building Height = 1045 FT

(5.81 FAR)

Based on 331 Bed Count

PROJECT LOCATION:
494 SPRUCE STREET

PROJECT LOCATION:
494 SPRUCE STREET

Sheet No. Sheet Name

_
Z0.01 Cover Sheet

CIVIL
SHEET 1 TITLE SHEET
SHEET 2 EXISTING SITE CONDITIONS

SHEET 3A DEMOLITION PLAN
SHEET 3B PROPOSED SITE CONDITIONS
SHEET 4 EROSION CONTROL PLAN
SHEET 6 DETAILS
SHEET 7 DETAILS
SHEET 8 DETAILS

LANDSCAPE
L1.0 Landscape Plan and Details

ARCHITECTURAL
Z0.02 Ground  Floor Plans - Levels P0-01
Z0.03 Residential Floor Plans - Levels 02-09
Z0.04 Building Elevations
Z0.11 Perspectives & Transparency Study
Z0.12 Sun Studies
Z0.13 Lighting Plans

2,185 SF
1,082 SF
4,042 SF

14,814 SF
16,131 SF
14,336 SF
19,009 SF

64,290 SF

_Level 09 15,850 SF
_Level 08 15,777 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 16,929 SF
_Level 01 2,465 SF
_Level P2 2,176 SF
_Level P1 2,647 SF
_Level P0 1,003 SF

148,158 SF

15,850 SF
15,777 SF
18,262 SF
18,262 SF
18,262 SF
18,262 SF
18,262 SF
21,093 SF
19,465 SF
19,390 SF
21,025 SF
20,012 SF

223,923 SF

TOTALS

7,310 SF

161 WITH MOTORCYCLE SPACES

TOTAL GROSS AREA (excluding parking, FAR = 5.81) 159,633 SF

Drawing Issue Date
PC/BZA SUBMISSION 2014-04-04
PC/BZA SUBMISSION 2 2014-08-08

Level 4 x 4 4 x 2 4 x 4 Loft 3 x 2 2 x 2
Units /
Floor

Beds /
Floor

_Level 09 3 1 0 0 5 9 26
_Level 08 3 1 3 0 5 12 38
_Level 07 8 3 0 1 0 12 47
_Level 06 8 3 0 1 0 12 47
_Level 05 8 3 0 1 0 12 47
_Level 04 8 3 0 1 0 12 47
_Level 03 8 3 0 1 0 12 47
_Level 02 6 2 0 0 0 8 32

52 19 3 5 10 89 331

1,552 SF 979 SF 813 SF

STANDARD LOADING:     4

8 ACCESSIBLE SPACES AND 1 UNIVERSAL / VAN SPACE INCLUDED

Type Count Comments
Bike Storage Double Sided 76
Bike Storage Wall Mounted 21

97TOTAL BIKE STORAGE SPACE

TOTAL PARKING SPACE

TRUCK LOADING ZONE:   1
TOTAL PARKING + LOADING:       166
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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 0.96% 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 the atmosphere, when 

comparing Figure 3 to Figure 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 5.39 0.00 1.29  0.98 

existing 4.62 0.00 1.32 1.05 
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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 
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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.  
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4.5 m/s 
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Figure 5 Proposed - Vector on Vertical Plane ** 
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Figure 6 Existing - Vector on Vertical Plane ** 

 
0                 5.5+ 
** Arrow represents direction and color represents velocity 
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August 7, 2014 

 

Mr. Dan Hrankowsky 

Director of Design 

CA Student Living  

161 N Clark Street, Suite 2050 

Chicago, IL 60601 

 

Re: Proposed 494 Spruce 

 Residential/Commercial Development 

 

Dear Mr. Hrankowsky: 

 

Gannett Fleming, Inc. recently completed a Traffic Impact Study for the above-captioned project 

dated May 28, 2014. At the time, the report addressed a mixed-use development containing 368 

bedrooms and 3,500 square feet of commercial space. Since that time, the development proposal 

has been modified to include 331 bedroom with the same amount of commercial space. 

 

As indicated in the study, the anticipated trip generation for the residential portion of the 

development was based on research conducted at similar facilities. This research included the 

development of rates based on the number of apartment units, number of bedrooms, and 

number of parking spaces. The rates utilizing the number of bedrooms as the independent 

variable yielded the most conservative results and were therefore utilized for the analysis. This 

trip generation methodology was accepted by the West Virginia Division of Highways. 

 

Considering the proposed change in residential intensity, the following tables outline a 

comparison of the anticpated trip generation for the original proposal versus the revised 

proposal. 

 

 

Original 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 

 

 

 



 
Proposed 494 Spruce 

Residential/Commercial Development 
Page 2 of 2 

 

Revised Trip Generation Estimates 

 AM Peak Hour PM Peak Hour Daily 

Land Use In Out Total In Out Total In Out Total 

331 Bedrooms 10 13 23 23 20 43 235 235 470 

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

Total 22 25 47 33 28 61 313 312 625 

 
 
As can be seen by comparing the tables, there is an 11 to 13 percent reduction in the number of 

trips for the residential portion of the development based on the revised development proposal. 

 

The Traffic Impact Study summarized that the proposed development would have a minor 

impact on the adjacent roadway system, and as such no roadway, traffic signal, or other system 

improvements were recommended. It is our determination based on the above information that 

the revised proposal will have less of an impact to the adjacent roadway system as compared to 

the original proposal, and therefore the study outome has not changed. 

 

If you have any questions regarding this information, please do not hesitate to contact me. 

 

 

Very truly yours, 

 

Gannett Fleming, Inc. 

 

Mark Metil, P.E., PTOE 

Director of Transportation Operations and Planning 

 

 



 

 

 

 

 

 

 

 

 

The subject Traffic Impact Study dated 

May 28, 2014 was provided to the Planning 

Commission for the June 12, 2014 hearing 

and should be considered a part of the 

record for Case No. S14-07-III     
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Introduction	
  and	
  Overview	
  
	
  
In	
  conjunction	
  with	
  this	
  project,	
  CA	
  Student	
  Living	
  (hereafter	
  CASL)	
  has	
  
commissioned	
  Witt	
  Economics	
  LLC	
  to	
  estimate	
  the	
  economic	
  impacts	
  of	
  their	
  
proposed	
  multistory	
  student	
  housing	
  in	
  downtown	
  Morgantown.	
  This	
  report	
  
quantifies	
  the	
  economic	
  impacts	
  on	
  the	
  City	
  of	
  Morgantown	
  budget	
  as	
  well	
  as	
  the	
  
Monongalia	
  County	
  economy.1	
  
	
  

Project	
  Description	
  
	
  
CASL	
  has	
  proposed	
  construction	
  and	
  operation	
  of	
  a	
  mixed-­‐use,	
  eleven–story	
  
building	
  located	
  at	
  494	
  Spruce	
  Street	
  in	
  downtown	
  Morgantown.	
  The	
  project	
  site	
  is	
  
owned	
  and	
  occupied	
  by	
  Veterans	
  of	
  Foreign	
  Wars	
  Post	
  548	
  and	
  has	
  been	
  actively	
  
marketed	
  for	
  sale	
  for	
  the	
  past	
  5-­‐6	
  years.	
  After	
  redevelopment	
  the	
  new	
  building	
  will	
  
contain	
  92	
  four-­‐bedroom	
  units	
  and	
  7,104	
  square	
  feet	
  of	
  nonresidential	
  space.	
  Based	
  
on	
  the	
  plan	
  currently	
  before	
  the	
  Planning	
  Commission,	
  it	
  is	
  assumed	
  that	
  about	
  
3,200+/-­‐	
  square	
  feet	
  of	
  the	
  total	
  non-­‐residential	
  space	
  will	
  be	
  leased	
  for	
  retail	
  use.	
  
	
  
This	
  study	
  used	
  CASL	
  project	
  information	
  on	
  construction	
  and	
  operating	
  costs	
  to	
  
develop	
  the	
  economic	
  impacts.	
  All	
  costs	
  and	
  estimated	
  economic	
  impacts	
  are	
  in	
  
terms	
  of	
  2014	
  dollars.	
  Construction	
  costs	
  are	
  estimated	
  at	
  $19	
  million	
  exclusive	
  of	
  
financing.	
  Over	
  the	
  20-­‐month	
  construction	
  period	
  175,000	
  man-­‐hours	
  of	
  labor	
  will	
  
be	
  used,	
  averaging	
  around	
  8,750	
  man-­‐hours	
  per	
  month,	
  which	
  could	
  be	
  represented	
  
during	
  the	
  construction	
  period	
  at	
  two	
  different	
  points	
  as	
  follows:	
  
	
  

• In	
  the	
  early	
  phase	
  “Core	
  &	
  Shell”	
  construction	
  period,	
  the	
  work	
  force	
  is	
  
comprised	
  of	
  concrete	
  workers,	
  iron	
  workers,	
  plumbers,	
  excavators,	
  and	
  
other	
  support	
  trades	
  	
  

	
  
• In	
  the	
  later	
  phase	
  “Interiors”	
  construction	
  period,	
  note	
  the	
  work	
  force	
  is	
  

comprised	
  of	
  framers,	
  carpenters,	
  electricians,	
  plumbers,	
  HVAC,	
  and	
  a	
  host	
  of	
  
critical	
  support	
  trades.	
  

	
  
	
  
During	
  the	
  construction	
  period	
  the	
  City	
  of	
  Morgantown	
  will	
  receive	
  $420,000	
  in	
  
business	
  and	
  occupation	
  taxes	
  and	
  approximately	
  $120,000	
  in	
  construction	
  fees,	
  
including	
  permits	
  and	
  licenses.	
  The	
  City	
  of	
  Morgantown	
  is	
  projected	
  to	
  receive	
  a	
  
total	
  of	
  $540,000	
  in	
  revenues	
  during	
  the	
  construction	
  period.	
  
	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
1	
  The	
  estimated	
  taxes	
  are	
  based	
  upon	
  current	
  rates	
  within	
  Monongalia	
  County	
  and	
  the	
  City	
  of	
  Morgantown.	
  The	
  City	
  has	
  
submitted	
  an	
  application	
  to	
  the	
  Municipal	
  Home	
  Rule	
  Program	
  for	
  revisions	
  to	
  its	
  finance	
  options.	
  While	
  the	
  current	
  business	
  
and	
  occupation	
  tax	
  would	
  be	
  reduced	
  for	
  retail,	
  manufacturing,	
  amusement	
  and	
  wholesale	
  categories,	
  it	
  would	
  be	
  replaced	
  by	
  
a	
  municipal	
  consumer	
  sales	
  and	
  use	
  tax.	
  This	
  report	
  excludes	
  any	
  consideration	
  of	
  the	
  consequences	
  of	
  this	
  change	
  on	
  this	
  
specific	
  project.	
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During	
  its	
  first	
  year	
  of	
  operation	
  building	
  management	
  will	
  incur	
  an	
  annual	
  payroll	
  
of	
  $210,000,	
  general	
  utilities	
  of	
  $165,000	
  and	
  rental	
  unit	
  utilities	
  of	
  $165,000.	
  Some	
  
of	
  these	
  utilities	
  will	
  be	
  for	
  water	
  and	
  sewage	
  services	
  provided	
  by	
  the	
  Morgantown	
  
Utility	
  Board.	
  The	
  City	
  of	
  Morgantown	
  is	
  projected	
  to	
  receive	
  $32,000	
  in	
  business	
  
and	
  occupation	
  taxes	
  and	
  $18,400	
  in	
  fire	
  service	
  fees.	
  Leasing	
  of	
  retail	
  space	
  is	
  
projected	
  to	
  generate	
  an	
  additional	
  $4,800	
  in	
  business	
  and	
  occupation	
  taxes	
  to	
  the	
  
City	
  of	
  Morgantown.	
  	
  
	
  
The	
  building	
  will	
  also	
  generate	
  a	
  total	
  of	
  $250,000	
  in	
  real	
  property	
  tax	
  revenues	
  
to	
  state	
  and	
  local	
  governmental	
  units	
  of	
  which	
  the	
  City	
  of	
  Morgantown	
  will	
  
receive	
  $51,474.	
  	
  
	
  
The	
  City	
  of	
  Morgantown	
  is	
  projected	
  to	
  receive	
  a	
  total	
  of	
  nearly	
  $107,000	
  in	
  
revenues	
  during	
  the	
  first	
  year	
  of	
  operation.	
  A	
  comparable	
  amount	
  will	
  be	
  
generated	
  thereafter	
  on	
  an	
  annual	
  basis.	
  	
  
	
  
Assuming	
  at	
  least	
  a	
  30-­‐year	
  project	
  lifespan,	
  the	
  building	
  should	
  generate	
  at	
  
least	
  $3	
  million	
  to	
  the	
  City	
  of	
  Morgantown.	
  
	
  



	
  

	
  

Economic	
  Impact	
  Methodology	
  	
  
	
  

The	
  economic	
  impact	
  methodology	
  used	
  in	
  this	
  report	
  is	
  provided	
  by	
  the	
  IMPLAN® 

input-­‐output	
  modeling	
  system.2	
  This	
  is	
  an	
  internationally	
  recognized	
  modeling	
  
software	
  and	
  data	
  system,	
  which	
  has	
  been	
  used	
  in	
  numerous	
  economic	
  impact	
  
studies.	
  The	
  economic	
  impacts	
  reported	
  below	
  are	
  based	
  upon	
  the	
  estimated	
  
construction	
  and	
  operational	
  expenses	
  associated	
  with	
  this	
  building.	
  	
  The	
  direct	
  
impacts	
  result	
  from	
  CASL’s	
  expenditures	
  within	
  the	
  Monongalia	
  County	
  economy.	
  
These	
  expenditures	
  support	
  various	
  suppliers	
  and	
  vendors	
  who	
  in	
  turn	
  employ	
  
individuals	
  and	
  purchase	
  goods	
  and	
  services	
  from	
  their	
  suppliers.	
  For	
  example,	
  
CASL’s	
  purchases	
  electricity	
  from	
  Mon	
  Power	
  during	
  the	
  construction	
  period.	
  This	
  
utility	
  has	
  power	
  plants	
  at	
  Fort	
  Martin,	
  which	
  are	
  located	
  within	
  Monongalia	
  County.	
  
This	
  plant	
  has	
  employees	
  and	
  purchases	
  goods	
  and	
  services	
  from	
  other	
  suppliers,	
  
some	
  of	
  who	
  are	
  also	
  reside	
  within	
  Monongalia	
  County.	
  To	
  the	
  extent	
  the	
  coal	
  used	
  
at	
  Fort	
  Martin	
  comes	
  from	
  Monongalia	
  County	
  mines,	
  there	
  are	
  additional	
  economic	
  
impacts.	
  The	
  indirect	
  impact	
  traces	
  and	
  quantifies	
  all	
  of	
  the	
  backward	
  economic	
  
links	
  resulting	
  from	
  CASL’s	
  expenditures	
  during	
  the	
  construction	
  phase.	
  	
  
	
  
The	
  induced	
  impact	
  result	
  from	
  the	
  expenditures	
  in	
  Monongalia	
  County	
  by	
  CASL’s	
  
employees	
  or	
  contract	
  employees	
  along	
  with	
  those	
  of	
  the	
  employees	
  at	
  businesses	
  
supplying	
  the	
  project	
  and,	
  in	
  turn,	
  their	
  suppliers’	
  employees,	
  etc.	
  Examples	
  of	
  these	
  
purchases	
  include	
  groceries,	
  medical	
  services,	
  utilities,	
  housing,	
  gasoline,	
  etc.	
  The	
  
total	
  economic	
  impact	
  is	
  the	
  sum	
  of	
  the	
  direct,	
  indirect	
  and	
  induced	
  economic	
  
impacts	
  estimated	
  using	
  the	
  IMPLAN® input-­‐output	
  modeling	
  system.	
  
	
  
Economic	
  Impacts:	
  Construction	
  and	
  Operation	
  
	
  
Table	
  1	
  presents	
  the	
  economic	
  impacts	
  on	
  the	
  Monongalia	
  County	
  economy	
  
associated	
  with	
  the	
  construction	
  phase	
  of	
  the	
  building	
  project	
  (years	
  2014	
  and	
  
2015).	
  	
  In	
  the	
  short-­‐run	
  over	
  200	
  job	
  years3	
  of	
  employment	
  are	
  associated	
  with	
  the	
  
construction	
  phase.	
  
	
  
Table 1 Economic Impacts of Construction on Monongalia County  

 Direct Indirect Induced Total 
Employee Compensation (millions 2014$) $8.5 $1.6 $1.8 $11.9 
Value Added (millions 2014$) $10.3 $2.4 $3.2 $15.9 
Output (millions 2014$) $19.0 $4.0 $5.1 $28.2 
Employment (job years) 120 40 43 203 
Notes: Rows may not sum due to rounding. 

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
2	
  For	
  more	
  information	
  see	
  www.implan.com.	
  
3	
  A	
  job	
  year	
  is	
  one	
  job	
  over	
  one	
  year.	
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Table	
  2	
  presents	
  the	
  economic	
  impacts	
  associated	
  with	
  the	
  first	
  full	
  year	
  of	
  full	
  
occupancy	
  leasing	
  of	
  the	
  apartments	
  and	
  retail	
  space.	
  	
  The	
  resulting	
  employment	
  is	
  
a	
  combination	
  of	
  full	
  and	
  part-­‐time	
  jobs.	
  

	
  
Table 2 Economic Impact of Occupancy on the Monongalia County Economy 

 Direct Indirect Induced Total 
Employee Compensation (millions 2014$) $0.4 $0.2 $0.1 $0.8 
Value Added (millions 2014$) $2.5 $0.5 $0.2 $3.1 
Output (millions 2014$) $3.6 $0.7 $0.3 $4.7 
Employment (jobs) 31 6 3 40 
Notes: Rows may not sum due to rounding. 

	
  
	
  
These	
  estimates,	
  however,	
  do	
  not	
  include	
  the	
  economic	
  impacts	
  associated	
  with	
  
expenditures	
  by	
  368	
  tenants	
  in	
  downtown	
  Morgantown.	
  During	
  any	
  year	
  WVU	
  
releases	
  estimates	
  of	
  the	
  estimated	
  cost	
  of	
  attendance	
  expected	
  by	
  students	
  seeking	
  
financial	
  aid.	
  These	
  estimates	
  include	
  nearly	
  $2,000	
  per	
  student	
  (and	
  as	
  much	
  as	
  
$3,000+)	
  for	
  miscellaneous	
  living	
  expenses	
  on	
  retail,	
  books	
  and	
  supplies.	
  Thus,	
  
in	
  a	
  given	
  year	
  the	
  occupants	
  of	
  the	
  building	
  could	
  add	
  upwards	
  of	
  nearly	
  
$700,000	
  in	
  spending	
  in	
  necessity	
  retail	
  stores,	
  restaurants,	
  food	
  stores,	
  
entertainment,	
  book	
  stores,	
  drug	
  stores,	
  beauty	
  and	
  hair	
  salons,	
  etc.,	
  in	
  the	
  
downtown	
  area.	
  Financial	
  institutions	
  located	
  downtown	
  may	
  also	
  see	
  an	
  increase	
  
in	
  financial	
  deposits	
  due	
  to	
  the	
  proximity	
  of	
  these	
  tenants.	
  
	
  
	
  
Conclusions	
  
	
  
These	
  conclusions	
  are	
  based	
  on	
  the	
  projected	
  construction	
  and	
  operation	
  costs	
  and	
  
revenues	
  associated	
  with	
  the	
  plant	
  as	
  provided	
  to	
  Witt	
  Economics	
  LLC.	
  The	
  total	
  
economic	
  impact	
  is	
  the	
  sum	
  of	
  the	
  direct,	
  indirect	
  and	
  induced	
  economic	
  impacts	
  
estimated	
  using	
  the	
  IMPLAN® input-­‐output	
  modeling	
  system.	
  Changes	
  in	
  the	
  project	
  
cost	
  and/or	
  vendor	
  locations	
  may	
  change	
  the	
  estimated	
  economic	
  impacts	
  from	
  
those	
  reported	
  herein.	
  
	
  
These	
  impacts,	
  however,	
  can	
  be	
  viewed	
  as	
  conservative	
  as	
  they	
  exclude	
  other	
  
economic	
  impacts	
  associated	
  with	
  student	
  renters.	
  For	
  example,	
  additional	
  student	
  
renters	
  in	
  the	
  Morgantown	
  downtown	
  urban	
  core	
  provides	
  an	
  economic	
  boost	
  to	
  
the	
  retail	
  sales	
  and	
  services	
  provided,	
  in	
  large	
  part,	
  to	
  Main	
  Street	
  Morgantown	
  
businesses.	
  Locating	
  students	
  close	
  to	
  the	
  downtown	
  campus	
  of	
  West	
  Virginia	
  
University	
  permits	
  these	
  students	
  to	
  shift	
  their	
  transportation	
  options	
  from	
  cars	
  and	
  
trucks	
  to	
  Mountain	
  Line	
  Transit	
  Authority	
  buses,	
  motorcycles,	
  bicycles	
  and	
  
pedestrian	
  modes.	
  With	
  the	
  increasing	
  costs	
  of	
  vehicle	
  ownership	
  and	
  maintenance,	
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more	
  young	
  adults	
  are	
  seeking	
  residential	
  locations	
  with	
  more	
  transportation	
  
alternatives.	
  
	
  
One	
  should	
  not	
  ignore	
  the	
  potential	
  enhancement	
  of	
  Morgantown’s	
  economic	
  
potential	
  that	
  is	
  validated	
  through	
  the	
  significant	
  corporate	
  investment	
  by	
  a	
  national	
  
firm	
  in	
  this	
  signature	
  downtown	
  project.	
  While	
  many	
  trumpet	
  the	
  attraction	
  of	
  
national	
  retail	
  and	
  restaurant	
  chains	
  to	
  the	
  Morgantown	
  peripheries,	
  this	
  project	
  
firmly	
  establishes	
  downtown	
  Morgantown	
  as	
  a	
  good	
  investment.	
  	
  
	
  
Finally,	
  West	
  Virginia	
  University	
  President	
  Gordon	
  Gee	
  has	
  expressed	
  his	
  interest	
  in	
  
growing	
  the	
  student	
  body	
  to	
  40,000	
  students	
  over	
  time.	
  4	
  Providing	
  housing	
  for	
  
these	
  students	
  close	
  to	
  campus	
  permits	
  accommodation	
  of	
  this	
  growth	
  in	
  a	
  
sustainable,	
  cost-­‐effective	
  manner	
  that	
  will	
  encourage	
  further	
  revitalization	
  of	
  
Downtown	
  Morgantown,	
  versus	
  having	
  housing	
  on	
  the	
  outskirts	
  of	
  the	
  metro	
  area.	
  
These	
  economic	
  impacts	
  assume	
  the	
  absorption	
  of	
  this	
  housing	
  into	
  the	
  housing	
  
inventory	
  will	
  be	
  easily	
  accommodated.	
   	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
4	
  The	
  Exponent	
  Telegram,	
  March	
  30,	
  2014.	
  Available	
  from	
  http://www.theet.com/news/local/e-­‐gordon-­‐gee-­‐discusses-­‐wvu-­‐its-­‐
role-­‐its-­‐future/article_19079ff0-­‐b7b7-­‐11e3-­‐a41c-­‐0019bb2963f4.html.	
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Appendix	
  A:	
  Economic	
  Impact	
  Definitions	
  
	
  
Employment:	
   The	
  number	
  of	
  jobs	
  in	
  a	
  business,	
  industry,	
  or	
  region.	
  

Also,	
  the	
  number	
  of	
  jobs	
  attributable	
  to	
  an	
  impact	
  (see	
  
below).	
  This	
  is	
  a	
  measure	
  of	
  the	
  number	
  of	
  full-­‐time	
  and	
  
part-­‐time	
  positions,	
  not	
  necessarily	
  the	
  number	
  of	
  
employed	
  persons.	
  Jobs	
  are	
  annual	
  average	
  by	
  place	
  of	
  
work.	
  A	
  job	
  year	
  is	
  equivalent	
  to	
  one	
  job	
  for	
  one	
  year.	
  

	
  
Employee	
  Compensation:	
   Wages	
  and	
  salaries	
  plus	
  employers'	
  contribution	
  for	
  

social	
  insurance	
  (social	
  security,	
  unemployment	
  
insurance,	
  workers	
  compensation,	
  etc.)	
  and	
  other	
  labor	
  
income	
  (pension	
  contributions,	
  health	
  benefits,	
  etc.).	
  By	
  
place	
  of	
  work	
  unless	
  otherwise	
  stated.	
  

	
  
Impacts:	
   The	
  results	
  of	
  the	
  recirculation	
  of	
  funds	
  throughout	
  a	
  

regional	
  economy	
  due	
  to	
  the	
  activity	
  of	
  a	
  business,	
  
industry,	
  or	
  institution.	
  Estimated	
  by	
  tracing	
  back	
  the	
  
flow	
  of	
  money	
  through	
  the	
  initial	
  businesses'	
  employees	
  
and	
  suppliers,	
  the	
  businesses	
  selling	
  to	
  the	
  employees	
  
and	
  suppliers,	
  and	
  so	
  on.	
  Thus,	
  they	
  are	
  a	
  way	
  to	
  
examine	
  the	
  distribution	
  of	
  industries	
  and	
  resources	
  
covered	
  in	
  the	
  costs	
  of	
  the	
  initial	
  activity.	
  

	
  
Output:	
   For	
  most	
  sectors,	
  measured	
  as	
  sales	
  plus	
  net	
  inventories	
  

and	
  the	
  value	
  of	
  intra-­‐corporate	
  shipments.	
  For	
  retail	
  
and	
  wholesale	
  trade,	
  measured	
  as	
  gross	
  margins	
  (i.e.	
  
sales	
  minus	
  cost	
  of	
  goods	
  sold,	
  also	
  equal	
  to	
  the	
  mark-­‐
up	
  on	
  goods	
  sold).	
  

	
  
Value	
  Added:	
   A	
   measure	
   of	
   the	
   value	
   created	
   by	
   a	
   business	
   or	
  

industry	
  or	
  attributable	
  to	
  an	
  impact	
  (see	
  above).	
  Equal	
  
to	
  the	
  value	
  of	
  production	
  minus	
  the	
  cost	
  of	
  purchased	
  
goods	
   and	
   services.	
   Also	
   equal	
   to	
   employee	
  
compensation	
  plus	
  capital	
  income	
  (profits,	
  interest	
  paid,	
  
depreciation	
  charges),	
   and	
   indirect	
  business	
   taxes	
   (e.g.	
  
severance,	
   excise).	
   Corresponds	
   to	
   the	
   aggregate	
  
concepts	
  of	
  gross	
  domestic	
  product	
  (GDP).	
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Appendix	
  B:	
  Author	
  Biography	
  
	
  
The	
  author	
  of	
  this	
  report,	
  Tom	
  S.	
  Witt,	
  Ph.D.	
  is	
  the	
  managing	
  director	
  and	
  chief	
  
economist,	
  Witt	
  Economics	
  LLC.	
  Prior	
  to	
  this	
  position,	
  Dr.	
  Witt	
  was	
  professor	
  of	
  
economics	
  and	
  director,	
  Bureau	
  of	
  Business	
  and	
  Economic	
  Research,	
  West	
  Virginia	
  
University,	
  from	
  which	
  he	
  retired	
  in	
  2012,	
  completing	
  42	
  years	
  of	
  service	
  to	
  West	
  
Virginia	
  University.	
  The	
  author	
  of	
  numerous	
  research	
  articles	
  and	
  monographs,	
  he	
  
also	
  was	
  the	
  principal	
  or	
  co-­‐investigator	
  on	
  over	
  $6	
  million	
  in	
  sponsored	
  research	
  at	
  
WVU.	
  He	
  has	
  served	
  as	
  a	
  consultant	
  to	
  West	
  Virginia	
  state	
  agencies	
  including	
  the	
  
Legislature,	
  Governor’s	
  Office,	
  Department	
  of	
  Education,	
  Division	
  of	
  Highways,	
  and	
  
Department	
  of	
  Revenue,	
  among	
  others.	
  He	
  has	
  also	
  served	
  as	
  a	
  consultant	
  to	
  
Charleston	
  Area	
  Medical	
  Center,	
  Columbia	
  Gas,	
  Advantage	
  Valley,	
  Braskem,	
  West	
  
Virginia	
  Wesleyan	
  College,	
  West	
  Virginia	
  School	
  of	
  Osteopathic	
  Medicine,	
  and	
  
others.	
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  University	
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  from	
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  American	
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Business	
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