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STAFF REPORT

CASE NO: S14-07-1l1 / 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 lll 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.

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

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

o 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.

e 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.

e 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.

DSl Application Exhibits

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

e Type lll Development of Significant Impact Site Plan Application.
e Drawings prepared by Erdy McHenry Architecture, LLC dated 11 JUN 2014.
e Drawings prepared by Alpha Associates, Inc. dated 06 AUG 2014.

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

e 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.

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

e 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-lll ................. 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(l) 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.

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

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

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

Clipped from DRC presentation

e Buildings should be oriented toward streets and open spaces along an established
“pbuild-to-line” so that an urban edge is created with the buildings.

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

e 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.

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

e 24/7/365 living, activity, commerce, and energy will create a safer downtown.
Page 4 of 8
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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.

Qutdoor 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.

Clipped from DRC presentation

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.
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STAFF RECOMMENDATION:

Staff recommends approval of Case No. S14-07-IIl 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.

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.

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.

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

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.

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.

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.

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.

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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STAFF REPORT ADDENDUM B
S14-07-lll /| 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 Concurrence
and/or deteriorating sites takes priority over development [ |nconsistent
in green field locations at the city’s edge. [J 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 Concurrence
pattern that favors areas already served by existing [ Inconsistent
infrastructure. ] 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 Concurrence
be the primary focus for revitalizations efforts. ] Inconsistent

L] 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 Concurrence
maintained and/or enhanced. ] Inconsistent

1 Other
The VFW Post 548 site is not located within or adjacent to a “Neighborhood
Conservation” area.
Staff Report Addendum B Page 1 of 15
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Principal 5 Quality design is emphasized for all uses to create an Concurrence
attractive, distinctive public and private realm and [ |nconsistent
promote positive perceptions of the region. [0 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, Concurrence
commercial, institutional, civic, etc.) and connects with [ Inconsistent
the existing urban fabric is encouraged. [ 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 Concurrence
the street network and create more opportunities to walk, [J Inconsistent
bike and access public transportation throughout the [ other
region.

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 Concurrence
occupancy types will provide desirable living options fora Inconsistent
diverse population. [] 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 2 of 15
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Principal 9

Residential development will support the formation of Concurrence
complete  neighborhoods with  diverse housing, [ Inconsistent
pedestrian-scaled complete streets, integrated public [ other
spaces, connection to adjacent neighborhoods, and

access to transportation alternative and basic retail

needs.

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 Concurrence
incorporated as part of future development. ] Inconsistent

1 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 [ Concurrence

be encouraged in future developments. [] 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.

Downtown Enhancement: Continued infill and
redevelopment in the Downtown core with a mix of
employment, civic, commercial and residential uses as
described in the 2010 Downtown Strategic Plan Update.

Staff Report Addendum B Page 6 of 15
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Development proposals in growth areas will be consistent with

PATTERN preferred development types. Development in areas where growth is

AND not intended should be compatible with the relevant Character Areas

CHARACTER 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.

Appropriate Development Types

CONCEPT AREA SF TF  MF C NX UuC CC 0 | cb 0s
I Core Enhancement . ¢« o . .
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OBJECTIVES

AND Land Management
STRATEGIES

Objective 1. Strengthen Downtown.

——)

I

)
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OBJECTIVES

AND Neighborhoods and Housing
STRATEGIES

2010 Downtown Strategic Plan

Concurrence with the 2010 Downtown Strategic Plan

The following graphics have been clipped from the 2010 Downtown Strategic Plan.

Q C1 : Waterfront

: C2: University Avenue
C3: Chestnut Street
B mmmmmm)! C4: Forest Avenue
C5: Pleasant Avenue
C6: Foundry Street
C7: South High Street
C8: Cobun Avenue
C9: Decker’s Creek
C10: Downtown Core

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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Clipped from Page 90
- New Mixed Use Development Existing Planned Development
New Residential Development - New Street Access

Enhanced Streetscape and setbacks Lane or Alley Access

----- >
- Enhanced Public Space or Park vensssaa Pedestrian Bridge
Pedestrian Street (limited auto) e Enhanced Alley or multipurpose trail
Future Government Services Expansion Enhanced crosswalk
Clipped from Page 70
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6.6.6 Use development of new housing to better connect surrounding neighborhoods to the downtown.

Residents and workers in the surrounding neighborhoods pass through many of the downtown
“Character Areas” when traveling to work, visiting businesses, and accessing recreational sites.

Developing housing along the Creek and the River will make these areas livelier and, in turn, will
make the connections between the downtown and adjacent neighborhoods safer.

Clipped from Pages 122 and 123
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City of Morgantown, West Virginia

APPLICATION FOR
TYPE lll SITE PLAN REVIEW

OFFICE USE
4 |
caseNOo.  OM-GT1=H]

RECEIVED: < \< \ la

COMPLETE:

The Morgantown Planning Commission is responsible for approving Type lll Site Plan Review
Applications. There are two categories of Type lll Site Plans Review Applications, 1) Developments of
Significant Impact and 2) Major Developments of Significant Impact. Please check the category that

C,
%'0‘2:%

best describes your proposed development:

Developments of Significant Impact (DSI):

¢ Residential Projects............... 12 to 99 dwelling units
e« Commercial Projects: ............ 15,000 square feet of gross floor area %
e Office / Institution Projects:.... 15,000 square feet of gross floor area 8
,\ e [ndustrial Projects.......ccccoue... 0 square feet to 99,999 square feet of: floor areazﬁjf
) \Q e Mixed Use Projects ............... 15,000 square feet of gross floor area Csl
0 [] Major Developments of Significant Impact (Major DSI): "&o
e Residential Projects............... 100 or dwelling units
e Commercial Projects: ............ 100,000 or more square feet of gross floor area
e Office / Institution Projects:.... 100,000 or more square feet of gross floor area
¢ Industrial Projects.................. 100,000 or more square feet of gross floor area
¢ Mixed Use Projects ............... 100,000 or more square feet of gross floor area

(PLEASE TYPE OR PRINT IN BLACK INK)

I. APPLICANT
Name: CA Student Living Phone: | 312-994-1874
161 N. Clark Suite 4900 Mobile: | 312-5909700
Mailing Strest N
Address: |Chicago IL 60601 Email: | Shrankowsky@ca-studentliving.co
City State Zip - o
l. AGENT/ CONTACT INFORMATION
Name: Projec Management Services / Lisa Mardis Phone: |304-212-5256
160 Fayette Street Suite 101 Mobile: 304-692-7116
X:él:.ggs R}ff)e}gantown wv 26505 Email: | Pms160@comcast.net
' City T State Zip
Mailings — |Send all correspondence to (check one): [ ] Applicant OR [] Agent/Contact
lil. PROPERTY
Owner: VFW Post #548 Phone: | 304-292-3927
494 Spruce Street Mobile:
s g ePAID _
Address: organtown wv 26505 Email:
City State Zip T ﬁ

205 00
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City of Morgantown, West Virginia OFFICE USE

CASE NO. &E\ -0~

APPLICATION FOR RECEIVED:
TYPE Il SITE PLAN REVIEW COMPLETE:
IV. SITE
Street Address (if assigned): _l_494 Spruce Street - ‘ Zoning: |B-4 -
Tax Map(s) #: ‘26 - Parcel(s) #: |24°&246 -

Fraternal org_anization
Existing Use of Structure or Land:

Mixed use / multi-family w/ required commer&a?
Proposed Use of Structure of Land:

V. STRUCTURE

Proposed Setbacks:  Front: 16'8" ft. Rear: 22'6" ft. Side A:0 ft. SideB: _2'6" ft.
Proposed Height of Structure: 110’ ~ No. of Proposed Off-Street Parking Spaces:170
No. of Dwelling Units (if applicable): 89 ~ No. of Bedrooms: 331 No. of Employees: 18T

Square Footage of all Proposed Structures (please explain):

Misc: Lot Coverage: 84.8% (Lot area 27,459 sf/ lot coverage 23,354 sf), 97 bike storage spaces; FAR 5.82;
Article 1351.01 req - 65% transparency

VI. SITE PLAN REQUIREMENTS

All applications for Type [l Site Plan Review must be accompanied by complete and accurate site
plan exhibits that meet the requirements set forth in Article 510.08 of the Zoning Ordinance and
provided herein as:

Addendum A..........coooriiieen Developments of Significant Impact
Addendum B..........ccceeiinennnn. Major Developments of Significant Impact
IX. ATTEST

| hereby certify that | am the owner of record of the named property, or that this application is authorized by the
owner of record and that | have been authorized by the owner to make this application as his/her authorized
agent and | agree to conform to all applicable laws of this jurisdiction. | certify that the information submitted
herein and attached hereto is true and accurate and understand that if found otherwise may result in the denial of
this request or subsequent revocation of any and all related approvals. The undersigned has the power to

08/08/2014

authorize and does hereby authorize City of Morgafitown representatives on official business to enter the subject
property as necessary to process the applicatiop a enforce related approvals and conditions.

¥
Lisa Mardis D &

Type/Print Name of Applicant/Agent Signature of Applicant/Agent Date

o Applicants will be advised of the Technical Review Committee meeting date/time.
« Site Plan Review Fee — $75 for first $200,000 in construction costs; $10 for each additional $100,000

Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 2 of 2
304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.06
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City of Morgantown, West Virginia
TYPE lll SITE PLAN REVIEW ADDENDUM A

DEVELOPMENTS OF SIGNIFICANT IMPACT

Developments of Significant Impact are those that have a citywide impact. Such impacts would
typically involve the transportation network, environmental features such as parks or stream corridor,
and local schools.

1) All applications for a Development of Significant Impact shall be accompanied by the following:
(a) A site plan (14 copies), drawn to scale, that includes the following for the use of the

Planning Director:

(i) The actual dimensions, size, square footage, and shape of the lot to be built
upon as shown on an actual survey by a licensed land surveyor or registered
design professional licensed by the State of West Virginia and as authorized by
West Virginia State law, said survey to be provided by the applicant.

(i) The exact sizes and locations on the lot of existing structures, if any.

iii) The location, square footage, and dimensions of the proposed structure or
alteration.

(iv) The location of the lot with respect to adjacent rights-of-way.
) The existing and proposed uses of the structure and land.

(vi) The number of employees, families, housekeeping units, bedrooms, or rental
units the structure is designed to accommodate.

(vii)  The location and dimensions of off-street parking and means of ingress and
egress for such space.

(viii)  Height of structure;
(ix) Setbacks;
(x) Buffer yard and screening, if applicable;
(xi) Location of garbage collection area and screening;
(xii)  Location of sign;
(xiii)  Layout of all internal roadways;
(xiv) Location of stormwater management facilities;
(xv)  Utility lines and easements; and
(xvi)  Signature of applicant.
(b) Grading plans and drainage plans and calculations are not required for Planning
Commission site plan review, but shall be required prior to issuance of any building
permits. Such plans shall be prepared by a registered design professional licensed by

the State of West Virginia, and as authorized by West Virginia State law; and shall also
meet all applicable local, state and federal regulations.

(c) Parking plan
(d) Landscaping plan
(e) Sign plan

(f) Approved WYV Division of Highways Access Permit, if applicable

(9) Any other such information concerning the lot or neighboring lots as may be required by
the Planning Director to determine conformance with, and provide for the enforcement
of, this ordinance; where deemed necessary, the Planning Director may require that in

Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 1 of 2
304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.06
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City of Morgantown, West Virginia
TYPE Il SITE PLAN REVIEW ADDENDUM A

DEVELOPMENTS OF SIGNIFICANT IMPACT

the case of accessory structures or minor additions, all dimensions shown on plans
relating to the size of the lot and the location of the structure(s) thereon be based on an
actual survey by a registered land surveyor or registered design professional licensed by
the State of West Virginia and as authorized by West Virginia State law, said survey to
be provided by the applicant.

(3) The Planning Director may require that the lot and location of the building(s) thereon shall be
staked out on the ground before construction.

(4) For uses which, in the opinion of the City Engineer, may create excessive negative traffic
impacts on dedicated City streets in the immediate vicinity that serve the use, the City may
require an analysis of the proposed development’s impact on current or future traffic flows, at
the developer's expense, prepared by a qualified professional engineer. The Planning
Commission may also table consideration of a development and refer such development to the
City Engineer to ask his or her opinion as to whether a traffic study may be warranted. If the
study indicates that the projected traffic impact of the use would result in a two (2) full letter
grade decline in the existing Level of Service (e.g., going from a Level of Service B to a Level of
Service D) of any dedicated City street directly serving the use, such finding may be considered
sufficient grounds for denial of the project, or a requirement that sufficient improvements be
made to said streets, at the developer's expense, or that the project be reduced in size and
scope to the point where no such negative impact on the Level of Service results. Level of
Service refers to the traffic grading system described in the latest edition of the Highway
Capacity Manual, published by the Transportation Research Board.

(5) Site plans approved by the Planning Commission authorize only the use, arrangement, and
construction set forth in such approved site plans and no other use, arrangement or
construction. Furthermore, the approval of a site plan shall not be construed to be approval of
any violation of the provisions of this ordinance. The issuance of a building permit based upon
site plans given approval by the Planning Commission shall not prevent the Planning Director
from thereafter requiring the correction of errors in said site plans or from preventing operations
from being carried on thereunder when in violation with this ordinance. Site plan approval does
not eliminate the need to obtain an approved building permit and the applicant's responsibility to
meet all other requirements established by local, state and federal regulations.

(6) One copy of the site plan submitted for a permit to the Planning Department shall be returned to
the applicant after the Planning Director has marked such copy as either approved or
disapproved as to the provisions of this ordinance and attested to same by his signature on
such copy. The original, similarly marked, shall be retained by the Planning Director.

| hereby certify that | have read the site plan submission requirements provided herein and understand that
failure to submit said exhibits constitutes an incomplete application which will result in application review delays.

-

Lisa Mardis S w&, ( 7L/_3  08/08/2014
Type/Print Name of Applicant/Agent Signature of Applicant/Agent Date
Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 2 of 2

304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.086
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City of Morgantown, West Virginia
TYPE Ill SITE PLAN REVIEW ADDENDUM B

MAJOR DEVELOPMENTS OF SIGNIFICANT IMPACT

The review process for all Major Developments of Significant Impact shall be identical to that for
Developments of Significant Impact, except as otherwise noted in the plan submission requirements
listed below.

Major Developments of Significant Impact are those that are of such scope and scale that they have
an impact on the region in terms of the transportation network, the environment, the schools, etc. Such
projects could include regional shopping centers and large scale residential developments. All
applications for a Major Development of Significant Impact shall be accompanied by a site plan
submitted under the seal and signature of a registered design professional licensed by the State of
West Virginia and as authorized by West Virginia State law. All sheets shall be 24" x 36" size drawn to
scale at a minimum 1"=50" and a maximum 1"=10" with the exception of the maps on Sheet One,
unless otherwise approved by the City Engineer. Eighteen (18) copies of the site plans shall be
submitted for review and shall observe the following format:

(1)  Sheet One (Title Sheet)

The following information shall be submitted as part of Sheet One:

(a) Full legal description with sufficient reference to section corners and boundary map of
the subject project, including appropriate benchmark references;

(b) Name of the project;
(c) Name and address of the owner, developer, and person who prepared the plans;

(d) Total acreage within the project and the number of residential dwelling units or the gross
square footage of non-residential buildings whichever is applicable;

(e) Existing zoning of the subject land and all adjacent lands;
) Boundary lines of adjacent tracts of land, showing owners of record,;

(9) A key or vicinity map at a scale of one inch equals four hundred feet or less, showing the
boundaries of the proposed project and covering the general area within which it is to be
located;

(n) A statement of the proposed uses, stating the type and size of residential and non-
residential buildings, and the type of business, commercial or industry, so as to reveal
the effect of the project on traffic, fire hazards, or congestion of population;

0] Any existing or proposed covenants and restrictions affecting property owners and/or
homeowners associations; and

() Statement of proposed starting and completion dates for the project, including any
proposed phasing and sequencing.
(2) Sheet Two (Existing Site Conditions)
The following information shall be submitted as part of Sheet Two:

(a) Location, widths, and type of construction of all existing streets, street names, alleys, or
other public ways and easements, street classifications as per the approved regional
transportation plan, railroad and utility rights-of-way or easements, parks, wooded areas,
cemeteries, watercourses, drainage ditches, designated wetlands, low areas subject to

Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 1 of 4
304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.06
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City of Morgantown, West Virginia
TYPE lll SITE PLAN REVIEW ADDENDUM B
MAJOR DEVELOPMENTS OF SIGNIFICANT IMPACT

flooding, permanent buildings, bridges, and other data considered pertinent by the
Planning Commission or the Planning Director for the subject land, and within three
hundred (300) feet of the proposed project;

(b) Existing water mains, fire hydrants, storm sewers, sanitary sewers, culverts, bridges,
and other utility structures or facilities within, adjacent to, or serving the subject land,
including pipe sizes, grades, and exact locations, as can best be obtained from public or
private records;

(c) Existing contours based in U.S.G.S. datum with intervals of not more than two (2) feet.
Elevations shall be based on sea level datum; and

(d) The water elevation at the date of the survey of rivers, lakes, streams, or designated
wetlands within the project or affecting it, as well as the approximate high and low water
elevation of such rivers, lakes, streams, or designated wetlands. The plan shali also
show the boundary line of the regulatory 100-year flood. The plan shall also show the
base flood elevation of the regulatory 100-year flood at any building location along with
the elevation of the lowest finished floor. All elevations shall be based on sea level
datum;

(3) Sheet Three (Proposed Site Conditions)
The following information shall be submitted as part of Sheet Three:

(a) Location, widths, and type of construction of all existing and proposed streets, street
names, alleys, or other public ways and easements, railroad and utility rights-of-way or
easements, parks, wooded areas, cemeteries, watercourses, drainage ditches,
designated wetlands, low areas subject to flooding, permanent buildings, bridges, and
other data considered pertinent by the Planning Commission or the Planning Director for
the subject land, and within three hundred (300) feet of the proposed project;

(b) Existing and proposed water mains, fire hydrants, storm sewers, sanitary sewers,
culverts, bridges, and other utility structures or facilities within, adjacent to, or serving the
subject land, including pipe sizes, grades, and exact locations, as can best be obtained
from public or private records;

(c) Building setback lines, showing dimensions;

(d) Full description and details, including engineering calculations, for provision of storm
water drainage plans and facilities, as required by the City's stormwater management

ordinance;
(e) Internal and perimeter sidewalk system/pedestrian circulation plan; and
) Proposed contours with intervals of not more than two (2) feet. The plan shall also show

the contour line for the floodway fringe boundary.
(9) Show the location and detail plans for all trash dumpsters.

Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 2 of 4
304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.06
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City of Morgantown, West Virginia
TYPE Il SITE PLAN REVIEW ADDENDUM B

MAJOR DEVELOPMENTS OF SIGNIFICANT IMPACT

(4) Sheet Four (Erosion Control Plan)

The following information shall be submitted as part of Sheet Four and shall be reviewed prior to
issuance of a building permit:

(a) Location, widths, and type of construction of all existing and proposed streets, street
names, alleys, or other public ways and easements, railroad and utility rights-of-way or
easements, parks, wooded areas, cemeteries, watercourses, drainage ditches,
designated wetlands, low areas subject to flooding, permanent buildings, bridges, and
other data considered pertinent by the Planning Commission or the Planning Director for
the subject land, and within three hundred (300) feet of the proposed project;

(b) Proposed contours with intervals of not more than two (2) feet.

(c) Details of terrain and area drainage, including the identity and location of watercourses,
intermittent and perennial streams, receiving waters, and springs, and the total acreage
of land that will be disturbed.

(d) The direction of drainage flow and the approximate grade of all existing or proposed
streets.

(e) Detailed plans and locations of all surface and subsurface drainage devices, walls,
dams, sediment basins, storage reservoirs, and other protective devices to be
constructed with, or as part of, the proposed project, together with a map showing
drainage area, the complete drainage network, including outfall lines and natural
drainage ways which may be affected by the proposed development, and the estimated
runoff of the area served by the drains.

() A description of the methods to be employed in disposing of soil and other material that
is removed from the grading site, including the location of the disposal site.

(9) Measures for soil erosion and sediment control which must meet of exceed the methods
and standards adopted by the West Virginia Department of Natural Resources and/or
set forth in the West Virginia Handbook For Erosion Control in Developing Areas and
which must comply with the design principles, performance standards, and requirements
set forth in this chapter.

(h) A schedule of the sequence of installation of planned erosion and sediment control
measures as related to the progress of the project, including the total area of soil surface
that is to be disturbed during each stage, the anticipated starting and completion dates,
and a schedule for the maintenance of such measures.

(i) Include the following notes on the sheet:

)] “All erosion control practices shall be in accordance with the WVDNR “West
Virginia Handbook For Erosion Control In Developing Areas” dated October 1992
and the SCS “Field Office Technical Guide.”

(i) “The City Engineer has the right to require additional erosion control measures in
the field as conditions warrant.”
)i Copies of the letter of intent and response from the Monongalia County Soil and Water

Conservation District office for compliance, when required.

(k) Any other information reasonably required by the Planning Commission or Planning
Director to properly evaluate the plan.

Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 3 of 4
304.284.7431 ¢ 304.284.7534 (f) Form Rev. 01.03.06
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City of Morgantown, West Virginia
TYPE Il SITE PLAN REVIEW ADDENDUM B

MAJOR DEVELOPMENTS OF SIGNIFICANT IMPACT

(5) Sheet Five (Landscape Plan)
A landscape plan prepared to the standards specified in this zoning ordinance.

(6) Sheet Six (Plat-like dedication sheet, if necessary)

The following information shall be submitted as part of Sheet Five if a plat-like dedication
document for easements and rights-of-way is deemed necessary by the Planning Commission
or its authorized designee:

(a) Parcels of land proposed to be dedicated or reserved for public use, or reserved for
common use of all property owners within the project, with the proposed conditions and
maintenance requirements, if any, shall be designated as such and clearly labeled on
the plans;

(i) Radii, internal angles, points of curvature; tangent bearings and lengths of all
arcs, chord, and chord bearings; and

(i) Accurate location of all survey monuments erected, corners and other points
established in the field in their proper places.
(7) All sheets shall contain the following information:
(a) The proposed name by which the project shall be legally and commonly known;
(b) Date of survey, scale, and north point;

(c) All lots or outlots intended for sale or lease shall be designated with boundary lines and
numbered or labeled for identification purposes;

(d) Private parks, common areas, or excluded parcels shall be designated as such and
clearly labeled on the plans;

(e) A traffic impact study, if required by the City Engineer;

H Such other information as may be deemed necessary for proper review of the site plan
by the Planning Director, City Engineer, or Planning Commission;

(9) All necessary reference points tying the subject property to the appropriate section

corners;
(h) Each sheet shall be sealed and signed by the professional preparing the drawings;
(i) All sheets shall be tied to state plane coordinates for horizontal and vertical controls;

)] Names and addresses of the parties within 200 feet of the property; and,

(k) The applicant must provide self-addressed stamped envelopes in sufficient quantities to
provide notification to the parties identified in the item above. Return address is not
required.

| hereby certify that | have read the site plan submission requirements provided herein and understand that
 failure to submit said exhibits constitutes an incomplete application which wilt result in application review delays.

Lisa Mardis 08/08/2014
Type/Print Name of Applicant/Agent Signature of Applicant/Agent Date
Planning Department ¢ 389 Spruce Street, Morgantown, WV 26505 Page 4 of 4
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WEST VIRGINIA DEPARTMENT OF TRANSPORTATION

Division of Highways
1900 Kanawha Boulevard East « Building Five - Room 110

Earl Ray Tomblin Charleston, West Virginia 25305-0430 - (304} 558-3505 Paul A, Mattox, Jr., P. E.
Secretary of Transportation/

Governor
Comimissioner of Highways

August §, 2014

Mr. Dan Hrankowsky
Director of Design

CA Student Living

161 N Clark

Suite 2050

Chicago, Llinois 60601

Dear Mr. Hrankowsky:

In June 2014, the West Virginia Division of Highways (WVDOH) issued approval of a
Traffic Impact Study (TIS) regarding the proposed 494 Spruce Development to be located adjacent
to US 119 in Morgantown, Monongalia County. You recently notified the WYDOH that certain
revisions to the scope of the project are proposed, and the WVDOH has reviewed the revised

information presented to us.

The results of our review indicate that based on the information provided, the WVDOH
sees no nced for you to provide the WYDOH with any updates to the previously approved TIS, as
the revisions are relatively negligible and no increase in trip generation is proposed. The previously
approved TIS still would be in effect for WYDOH permitting purposes with no revisions necessary
and the TIS would be finalized after you have addressed appropriately any comments/concerns you
may receive from the City of Morgantown and/or the Greater Morgantown Metropolitan Planning
Organization. As noted previously, you would need to provide the WYDOH with three printed
versions and two electronic versions of the full, final, approved TIS.

The access location along US 119 (Willey Street) appears to be the same as previously
proposed and the WVDOH still is agreeable to that location, provided it has the same restriction
(no left turn onto Willey Street from the site) as previously agreed. The information provided to
the WVDOH also appears to indicate that the US 119 Northbound (Spruce Street) access now is
proposed to be egress only from the site; the WVDOH has no objection to that but we are also still
agreeable to a right-in/right-out access at Spruce Street as previously proposed. Also, please
provide additional information concerning your proposed Option 1. Our understanding previously
was that the bottom level of parking within the site was to be accessible only from Spruce Street. If
the Spruce Street access is to be egress only, will the lower level of parking remain and if so, will it

now be accessible from Willey Street?

E.E O /AFFIRMATIVE ACTION EMPLOYER
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Mr. Dan Hrankowsky
August 8, 2014
Page Two

The recommendations and conclusions of the TIS, once finalized, are to be incorporated
into the Plans. When desired, you may submit to the WVYDOH four sets of the Project Plans and
any associated drainage calculations for review by WVDOH as part of our Plan
approval/permitting process.

Thank you for your assistance with this matter. Should you require additional information,
please comtact Mr. David E. Cramer, P. E.,, of eur Commissioner’s Office of Economie
Dévelopnient, at (304) $58-9211.

Very truly yours,

Yoy ool

Gregor\' lallev P E.
State nghway Engineer

GLB:Cb

¢c: Mr, Damien Davis, City of Morgantown
Mr. Chris Fletcher, City of Morgantown
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RoofMeadow
7135 Germantown Avenue
2nd FIr
Phialdelphia, PA 19119
UNIT TYPES RESIDENTIAL NONRESI. PARKING TOTALS MEP/FP/IT
Reference Permitted/Required Actual/Proposed Comments =
Reference Comments | Engineer:
ZONING DISTRICT Official Zoning Map B-4 General Business Units / Beds / _Level 09 15,850 SF 15,850 SF . ] .
1331.01 (A) Level 4x4 4x2 Floor Floor _Level 08 15,777 SF 15,777 SF gnVIeronetlés I?eSIQn, Inc.
Level 09 3 1 9 26 Level 07 18,262 SF 18,262 SF ne renn Lenter
i i i - i i i = = ! ! 1617 JFK Blvd, Suite 1600
PERMITTED LAND USES ~ TABLE 1331.05.01 Dwelling, Mixed Use Mixed Use — Residential and Retail “Level 08 3 1 12 38 “Level 06 18,262 SF 18,262 SF Philadelphia, PA 16103
1331.06 (26) (a) The commercial or office space shall not be less than 20 percent and not Ground Floor Area 15,601 SF _Level 07 g < 12 ll _Level 05 18,262 SF 18,262 SF
more than 60 percent of the ground floor area. Commercial or Office Space 7,310 SF _Level 06 8 3 12 47 _Level 04 18,262 SF 18,262 SF
46.9% _Level 05 8 3 12 47 Level 03 18,262 SF 18,262 SF
LOT PROVISIONS 1349.03 (D) Maximum lot coverage = 90% (Lot Area = 27,459 SF) Level 04 8 3 12 47 “Level 02 16.929 SF 21.093 SF Structural
Lot Coverage 84.8% (23,354 SF) _Level 03 8 3 12 a7 = I 5 . > ! -
SETBACKS AND 1349.04 (A) (1) No minimum front or street side building setback is required. = _Level 01 465 SF 185 SF 14,814 SF 19,465 SF Englneer‘:
ENCROACHMENTS Min Front Setback 00'-0” _Level 02 6 2 8 32 _Level P2 2,176 SF 1,082 SF 16,131 SF 19,390 SF
1349.04 (A) (2) The maximum front and street side building setback may not exceed the _Level P1 2,647 SF 4,042 SF 14,336 SF 21,025 SF O’Donnel & Naccarato
average front yard depth of the nearest two (2) lots on either side of the Max Front Setback 10-0 Level PO 1.003 SF 19.009 SF 20012 SF 111 S. Independence Mall East
subject lot or 10 feet, whichever is less. 52 89 331 = ' ’ ’ Suite 950
| 148158sF || 7.310sF || e4,200sF || | Philadelphia, PA 19106
1349.04 (A) (4) No interior side setbacks are required for the first floor.
Min Side Setback 00’-0” % 59% 21% 3% 6% 11% TOTAL GROSS AREA 223 923 SF
1349.04 (A) (5 The minimum rear setback shall be ten percent (10%) of the lot depth or AREA 1,137 SF 1,244 SF 1,552 SF 979 SF 813 SF ” ” - = =
We ten (10) feet, whichever is greater. P (10%) P Spruce Street Front 22'-6" (East Side) TOTAL GROSS AREA (excluding parking, FAR = 5.81) 159,633 SF CIVII
BUILDING HEIGHT 1349.05 (B) The maximum height of a principal structure shall not exceed 120 feet. Building Height 110'-0” Average Grade = 935 FT, Building Height = 1045 FT Englneer‘
PARKING BICYCLE STORAGE .
FLOOR AREA RATIO 1349.06 The maximum FAR for all development in this district is 7.0. Total Floor Area 159,633 SF (5.81 FAR) Alpha Associates, Inc.
(FAR) Area designed, constructed, and utilized to provide parking structure Size Count Type Count |Comments 209 Prarie Avenue
facilities shall be exempt from the maximum FAR, provided such area does Level 01 Bike Storage Double Sided 76 Morgantown, WV 26501-5934
not exceed 115% of the minimum parking requirement. = UNIVERSAL SPACE 1 Bike Storage Wall Mounted 21
(Lot Area = 27,459 SF; Allowable Floor Area = 192,213 SF) 5;'3\':5:5?? (?):(11: ;) i; TOTAL BIKE STORAGE SPAGE o7
LOT AREA PER 1349.07 The minimum lot area per dwelling unit in this district is 300 square feet. Level P2
DWELLING UNIT Number of Units 89 = —
(Lot Area = 27,459 SF; Allowable Number of Units = 92) SCTOAI\';‘E:ESS (? Xllg (? 377
- X -
SAFETY AND VISION 1363.02 Clear vision triangle of the area of the lot twenty-five (25) feet along the _Level P1
property line from the street right-of-way at intersections. STANDARD 9'-0"x18'-0" 17
PARKING AND LOADING 1349.08 (A) (1) Residential: Parking shall not be required for the first twenty-two (22) COMPACT 7-0°x16™-0 11
STANDARDS Table 1365.04.01 occupants. With the exception of the first twenty-two (22) occupants, the ) ) Based on 331 Bed Count _Level PO
minimum number of parking spaces for permitted residential uses shall be Parking Provided 158 STANDARD 9'-0"x18'-0" 46
one-half a space (0.5) per occupant, as determined by the West Virginia COMPACT 7'-0"x16'-0" 5
State Building Code and adopted and implemented by the City.
Required Residential Parking = 155 Spaces TOTAL PARKING SPACE 158 8 ACCESSIBLE SPACES AND 1 UNIVERSAL / VAN SPACE INCLUDED
1349.08 (A) (1) Bicycle Storage: One (1) indoor, secured, sheltered bicycle storage 161 WITH MOTORCYCLE SPACES
space per dwelling unit Bicvele S Provided 97 DAVID McHENRY, AIA LIC. # NO-4615
, Icycle spaces Frovide STANDARD LOADING: 2 REGISTERED ARCHITECT - STATE OF
(89 spaces required). y WEST VIRGINIA
TRUCK LOADING ZONE: 1
PERFORMANCE 1351.101 (J) (2) (b) All nonresidential floor space provided on the ground floor of a mixed-use ) .
STANDARDS building must contain at least 20 percent of the lot area on lots with 50 Lot Area 27,459 Sk TOTAL PARKING * LOADING: 166 ArCh |teC [S)iSI-ll—DTSAI\/IIE(?I-?gNQI\'(A AIA
feet of street frontage or more. Nonresidential Space 7,310 SF . '
27% .
(Lot Area = 27,459 SF; Minimum Area = 5,492 SF) emArChltect'u,‘e
1351.101 (K) (1) Transparency: Min (60%) of the streetfacing building facade between 3-0” Transparency 64% .
and 8'-0". Erdy McHenry Architecture, LLC
915 North Orianna Street
L OADING 1365.10 (b) For local pick-up and delivery trucks: Loading Spaces Provided 4 STANDARD LOADING + 1 TRUCK LOADING Philadelphia, Pennsylvania 19123
REQUIREMENTS 12 0" w x 30’-0” | with 45'-0" maneuvering apron 12'-0” h clearance. =5 LOADING SPACES ph: 215.925.7000 fax: 215.925.1990

web: http://www.em-arc.com

Table 1365.10.01 Type II: 1 for each 20,000 above 100,000

5 Loading Spaces Required
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CONTROL POINTS
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HORIZONTAL DATUM: NAD 83 WEST VIRGINIA NORTH STATE PLANE
VERTICAL DATUM: NGVD 29

NOTE: THE LOCATION, TYPE, AND SIZES OF POTABLE WATERLINES, STORM SEWERS,
AND SANITARY SEWERS ARE APPROXIMATE. BASED ON SYSTEM MAPS PROVIDED
BY THE MORGANTOWN UTILITY BOARD.

RA X A}P#}

INDICATES TAX MAP 26 PARCEL NUMBER

N/F NOW OR FORMERLY

© RF INDICATES IRON ROD FOUND SIZE AS
INDICATED

© PKF INDICATES PK NAIL FOUND

«OHF INDICATES §" DRILL HOLE IN CONCRETE
FOUND.

«0HS  INDICATES §* DRILL HOLE SET THIS
SURVEY

@ RS INDICATES §"+30" IRON ROD WITH ORANGE
CAP STAMPED "ALPHA ASSOC. PROP
CORNER” SET THIS SURVEY.
EXISTING UTILITY POLE

EXISTING LIGHT POLE

EXISTING TRAFFIC SIGNAL POLE

EXISTING TELEPHONE MANHOLE
EXISTING SANITARY MANHOLE

EXISTING GAS VALVE

EXISTING WATER VALVE

EXISTING WATER METER
EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD ELECTRIC
EXISTING GAS LINE
EXISTING CHAINLINK FENCE
EXISTING STORM SEWER
EXISTING SANITARY SEWER

LOCATION MAP

NOT TO SCALE

1/2" PIPE

NOTES:

1. OWNER-DEVELOPER: CAMPUS ACQUISTIONS HOLDINGS, LLC
161 N CLARK SUITE 2050
CHICAGO, IL 60601

312-994-1874
ATTN: STEPHEN BUS

2. NUMBER OF DWELLING UNITS: 387 BEDS
3. PROPOSED USES: STUDENT HOUSING AND RETAIL

4. PROPOSED STARTING DATE:
PROPOSED COMPLETION DATE:

DESCRIPTION OF ALTA/ACSM LAND TITLE SURVEY

THIRD WARD, CITY OF MORGANTOWN, MONONGALIA COUNTY, WEST VIRGINIA
TAX MAP 26, PARCELS 245 AND 246

ALL OF THAT PARCEL OF LAND DESIGNATED AS TAX MAP 26, PARCELS 245 AND 246 IN THE THIRD WARD OF THE CITY OF
MORGANTOWN, MONONGALIA COUNTY, WEST VIRGINIA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A PK NAIL, FOUND, IN THE SOUTHERN RIGHT-OF-WAY LINE OF WILLEY STREET, BEING THE COMMON
NORTHERN CORNER OF TRUSTEES OF THE FIRST PRESBYTERIAN CHURCH OF MORGANTOWN (DEED BOOK 1364 AT PAGE 40
AND DEED BOOK 511 AT PAGE 498); THENCE WITH SAID CHURCH FOR TWO (2) LINES

S 34 17° 28’ W, 152.24 FEET TO A 5/8-INCH IRON ROD, FOUND; THENCE

N 55 45' 37 W, AT 9.09 FEET PASSING A 5/8-INCH IRON ROD, FOUND, IN ALL 225.07 FEET T0 A DRILL HOLE N
CONCRETE SIDEWALK, FOUND, IN THE EASTERN RIGHT-DF-WAY LINE OF SPRUCE STREET; THENCE WITH SAID EASTERN
RIGHT-OF-WAY FOR TWO (2) LINES

N 34 06" 41" E, 55.66 FEET TO A 3/B-INCH DRILL HOLE IN CONCRETE SIDEWALK, SET THIS SURVEY, THE BEGINNING OF
A TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 49.50 FEET, A CHORD BEARING OF N 71 56’ 41" E, AND A
CHORD LENGTH OF 60.72 FEET; THENCE ALONG SAID CURVE

NORTHEASTERLY, 65.37 FEET TO A 3/8-INCH DRILL HOLE IN CONCRETE SIDEWALK, SET THIS SURVEY, IN SAID SOUTHERN
RIGHT-OF-WAY LINE OF WILLEY STREET; THENCE WITH SAID SOUTHERN RIGHT-OF -WAY LINE

S 70 13 19° E, 194.35 FEET TO THE PLACE OF BEGINNING AND CONTAINING 27,459 SQUARE FEET (0.630 ACRES), MORE
OR LESS, AS SURVEYED IN OCTOBER 2013 BY ALPHA ASSOCIATES, INCORPORATED, MORGANTOWN, WEST VIRGINIA.

THE PARCEL OF LAND HEREINABOVE DESCRIBED IS THE SAME REAL ESTATE CONVEYED UNTO GENERAL DANIEL MORGAN
POST NO. 548, VETERANS OF FOREIGN WARS QOF THE UNITED STATES, INC. FROM JOHN L. HATFIELD, BY DEED DATED
NOVEMBER 18, 1946 OF RECORD IN THE OFFICE OF THE CLERK OF THE COUNTY COMMISSION OF MONONGALIA COUNTY,
WEST VIRGINIA, IN DEED BOOK 390 AT PAGE 459 SUBJECT TO AN OUT-CONVEYANCE TO THE STATE OF WEST VIRGINIA BY
THE STATE ROAD COMMISSION OF WEST VIRGINIA FROM GENERAL DANIEL MORGAN POST NO. 548, VETERANS OF FOREIGN
WARS OF THE UNITED STATES, INC., BY DEED DATED JULY 8, 1949 OF RECORD IN THE OFFICE OF THE CLERK OF THE
COUNTY COMMISSION OF MONONGALIA COUNTY, WEST VIRGINIA, IN DEED BOOK 437 AT PAGE 101.

494 SPRUCE STREET
FOR
CAMPUS ACQUISTIONS HOLDINGS, LLC

MORGANTOWN, WEST VIRGINIA
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COPYRIGHT © 2014 ALPHA ASSOCIATES. INC.
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CONTROL POINTS
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HORIZONTAL DATUM: NAD B3 WEST VIRGINIA NORTH STATE PLANE
VERTICAL DATUM: NGVD 29

NOTE: THE LOCATION, TYPE, AND SIZES OF POTABLE WATERLINES, STORM SEWERS,
AND SANITARY SEWERS ARE APPROXIMATE, BASED ON SYSTEM MAPS PROVIDED
BY THE MORGANTOWN UTILITY BOARD.
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@ RS INDICATES x30" IRON ROD WITH ORANGE
CAP STAMPED "ALPHA ASSOC. PROP
CORNER™ SET THIS SURVEY.
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EXISTING GAS VALVE

EXISTING WATER VALVE

EXISTING WATER METER
EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD ELECTRIC
EXISTING GAS LINE
EXISTING CHAINLINK FENCE
EXISTING STORM SEWER
EXISTING SANITARY SEWER

NOTES:

1. FLOOD ZONE CLASSIFICATION: ALL OF THE PROPERTY IN THIS SURVEY IS LOCATED OUTSIDE OF THE
500-YEAR FLOOD PLAIN IDENTIFIED ON THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE
RATE MAP 54061C0114E DATED JANUARY 20, 2010.

2. NO WETLAND AREAS AS DELINEATED BY APPROPRIATE AUTHORITIES WERE OBSERVED DURING THE SURVEY.
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HORIZONTAL DATUM: NAD B3 WEST VIRGINIA NORTH STATE PLANE
VERTICAL DATUM: NGVD 29

NOTE: THE LOCATION, TYPE, AND SIZES OF POTABLE WATERLINES, STORM SEWERS,
AND SANITARY SEWERS ARE APPROXIMATE, BASED ON SYSTEM MAPS PROVIDED
BY THE MORGANTOWN UTILITY BOARD.

Acp#s

SA CUT SODMALK
AT NEAREST JONT

DRAWING KEY

INDICATES TAX MAP 26 PARCEL NUMBER

N/F NOW OR FORMERLY

[ ] IRF " INDICATES IRON ROD FOUND SIZE AS
INDICATED

© PKFINDICATES PK NAIL FOUND

«OHF INDICATES §" DRILL HOLE IN CONCRETE
FOUND.

«DHS  INDICATES §" DRILL HOLE SET THIS
SURVEY

@ RS INDICATES x30" IRON ROD WITH ORANGE
CAP STAMPED "ALPHA ASSOC. PROP
CORNER™ SET THIS SURVEY.

EXISTING UTILTY POLE
EXISTING LIGHT POLE

EXISTING TRAFFIC SIGNAL POLE

EXISTING TELEPHONE MANHOLE
EXISTING SANITARY MANHOLE

EXISTING GAS VALVE

EXISTING WATER VALVE

EXISTING WATER METER

EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD ELECTRIC
EXISTING GAS LINE

EXISTING CHAINLINK FENCE
EXISTING STORM SEWER

EXISTING SANITARY SEWER

FILTER FABRIC SILT FENCE

C==2" T PROTECTION

. DENOTES APPROXIMATE LOCATION OF
ADA COMPLIANT RAMP

X
RCE (LOCATION T ROCK CONSTRUCTION ENTRANCE
£ DETERMINED)

TRUSTEES OF THE FIRST PRESBYTERIAN

CHURCH OF MORGANTOWN
DB 511 PG 498

N/F
GENERAL DANIEL MORGAN POST NO. 548,
VETERANS OF FOREIGN WARS-OF THE UNITED STATES, INC:
DB 390 PG 454

DINOLSH AL FACUTES
Wil PROPERTY UMLESS
OMERISE NOTED.

27,459 SF
(0.630 AC)

494 SPRUCE
DEVELOPMENT
(CAMPUS 'ACQUISITION
HOLDINGS, LLC)

COMPANION CARE CORPORATION
DB 1099 PG 463

CENTRAL PLACE
DEVELOPMENT

(CENTRAL PLACE) FOUND

N/F
TRUSTEES OF THE FIRST PRESBYTERIAN
CHURCH OF MORGANTOWN
DB 1364 PG 40

1/2° PIPE

/2@
FOUND

1 20°
SCALE: ——

’ARCHI‘ECIS I ENGINEERS

ALPHA ASSOCIATES, INC.
209 PRAIRIE AVENUE
MORGANTOWN, WV 26501
PHONE/FAX: 304-294-8216
TOLL FREE: 800-640-8216
www.thinkALPHAfirst.com

494 SPRUCE STREET
FOR
CAMPUS ACQUISTIONS HOLDINGS, LLC

MORGANTOWN, WEST VIRGINIA

COPYRIGHT © 2014 ALPHA ASSOCIATES. INC.
ALL RIGHTS RESERVED

REVISIONS

ITEM DATE

( DEMOLITION PLAN

PROJ.NO.: 1310125.01
DATE: 08/06/2014
SHEET NO.:

3A

SCHEMATIC DESIGN

ISSUED FOR:



Z:\Projects\2013_Jobs\131012501\Drawings\CiviI\Current\Construction\3B.dwé, PROPOSED SITE CONDITIONS, 8/7/2014 9:16:05 AM

CONTROL POINTS
BENCHMARK NORTHING EASTING ELEVATION | OESCRIPTION
cPp1 41231074 | 184105480 | 94105 | PK NAL
R 41242944 | 184112735 | 94505 | PK NAL
13 41242847 | 1840B1751 | 92064 | PK NAL
cPH4 41253510 | 184095748 | 93081 PK_NALL

HORIZONTAL DATUM: NAD B3 WEST VIRGINIA NORTH STATE PLANE
VERTICAL DATUM: NGVD 29

NOTE: THE LOCATION, TYPE, AND SIZES OF POTABLE WATERLINES, STORM SEWERS,
AND SANITARY SEWERS ARE APPROXIMATE, BASED ON SYSTEM MAPS PROVIDED
BY THE MORGANTOWN UTILITY BOARD.
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cPp1 41231074 | 184105480 | 94105 | PK NAL
R 41242944 | 184112735 | 94505 | PK NAL
13 41242847 | 1840B1751 | 92064 | PK NAL
cPH4 41253510 | 184095748 | 93081 PK_NALL

HORIZONTAL DATUM: NAD B3 WEST VIRGINIA NORTH STATE PLANE
VERTICAL DATUM: NGVD 29

NOTE: THE LOCATION, TYPE, AND SIZES OF POTABLE WATERLINES, STORM SEWERS,
AND SANITARY SEWERS ARE APPROXIMATE, BASED ON SYSTEM MAPS PROVIDED
BY THE MORGANTOWN UTILITY BOARD.

RA\

N/F
o

o PKF
DHF
.

o DHS

.IRS

KEY

INDICATES TAX MAP 26 PARCEL NUMBER
NOW OR FORMERLY

INDICATES IRON ROD FOUND SIZE AS
INDICATED

INDICATES PK NAIL FOUND

INDICATES §" DRILL HOLE IN CONCRETE
FOUND.

INDICATES §* DRILL HOLE SET THIS
SURVEY

INDICATES §"x30" IRON ROD WITH ORANGE
CAP STAMPED "ALPHA ASSOC. PROP
CORNER™ SET THIS SURVEY.

EXISTING UTILTY POLE
EXISTING LIGHT POLE

EXISTING TRAFFIC SIGNAL POLE

EXISTING TELEPHONE MANHOLE
EXISTING SANITARY MANHOLE

EXISTING GAS VALVE

EXISTING WATER VALVE

EXISTING WATER METER

EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD ELECTRIC
EXISTING GAS LINE

EXISTING CHAINLINK FENCE
EXISTING STORM SEWER

EXISTING SANITARY SEWER

FILTER FABRIC SILT FENCE

C==2" T PROTECTION

DENOTES APPROXIMATE LOCATION OF
ADA COMPLIANT RAMP

X
RCE (LOCATION T ROCK CONSTRUCTION ENTRANCE
£ DETERMINED)

N/F
TRUSTEES OF THE FIRST PRESBYTERIAN
CHURCH OF MORGANTOWN
DB 511 PG 498

NEW BULDING
AREA=21,084 SQUARE FEET

27,459 SF
(0630 AC)

494 SPRUCE
DEVELOPMENT
(CAMPUS ACQUISITIO!
HOLDINGS, LLC)

COMPANION CARE CORPORATION
DB 1099 PG 463

CENTRAL PLACE
DEVELOPMENT
(CENTRAL PLACE)

1/2" PIPE
FOUND

N/F
TRUSTEES OF THE FIRST PRESBYTERIAN
CHURCH OF MORGANTOWN

DB 1364 PG 40

5/8"
IRF

127
PPE®
FOUND

EROSION CONTROL NOTES:

1. DISPOSAL SITE FOR EXCESS EXCAVATED MATERIALS TO BE DETERMINED.

2. ALL EROSION CONTROL PRACTICES SHALL BE IN ACCORDANCE WITH THE WVDNR "WEST VIRGINIA HANDBOOK
FOR EROSION CONTROL IN DEVELOPING AREAS™ DATED OCTOBER 1992 AND THE SCS ‘FIELD OFFICE
TECHNICAL GUIDE.”

3. THE CITY ENGINEER HAS THE RIGHT TO REQUIRE THE ADDITIONAL EROSION CONTROL MEASURES IN THE
FIELD AS CONDITIONS WARRANT,

F_INSTALLATI Pl [ I T RI

GENERAL
1. INSTALL ALL EROSION AND SEDIMENT CONTROL MEASURES IN ACCORDANCE WITH THE WEST VIRGINIA
PEST MANAGEMENT PRACTICES MANUAL AVAILABLE ON THE WVDEP WEBSITE. ALL CONTROL MEASURES
SHALL BE INSPECTED BY THE CONTRACTOR AT LAST ONCE EVERY SEVEN (7) CALENDAR DAYS AND
WITHIN 24 HOURS OF ANY STORM EVENT OF 0.25 INCHES OR GREATER, SUBJECT TO THE PROVISIONS IN
THE NOTES ABOVE.

2.UPON STABILIZATION OF ENTIRE SITE, REMOVE ALL ERQSION AND SEDIMENT CONTROL DEVICES.

ITION P — APPROXIMATELY MAY 1 THI H MAY 1 14

1. INSTALL FILTER FABRIC SILT FENCE IN ACCORDANCE WITH DETAILS PRIOR TO COMMENCING DEMOLITION.
OPERATE AND MAINTAIN FILTER FABRIC SILT IN ACCORDANCE WITH DETALLS.

2.INSTALL ROCK CONSTRUCTION ENTRANCE IN ACCORDANCE WITH DETAILS UPON REMOVAL OF ASPHALT AND
EXPOSURE OF SOIL THAT COULD BE TRACKED OFFSITE DURING DEMOLITION AND EXCAVATION.

3.UPON DEMOLITION OF EXISTING BUILDING, CONSTRUCT A SEDIMENT TRAP IN ACCORDANCE WITH DETALLS
IN THE EXISTING BUILDING FOOTPRINT TO COLLECT RUNOFF FROM THE SITE.
TRUCTI — APPROXIMATELY MAY 1 14_THR Y 201

1. OPERATE AND MAINTAIN FILTER FABRIC SILT FENCE IN ACCORDANCE WITH DETALS.

2. OPERATE AND MAINTAIN ROCK CONSTRUCTION ENTRANCE. RELOCATE AS NECESSARY. REMOVE UPON
COMPLETION OF EXCAVATION.

3. OPERATE AND MAINTAIN SEDIMENT TRAP IN ACCORDANCE WITH DETAILS UNTIL SUCH TIME AS GROUND
FLOOR CONSTRUCTION HAS STABILIZED MOST OF THE SITE.

4, INSTALL. OPERATE, AND MAINTAIN INLET PROTECTION IN ACCORDANCE WITH DETAILS AT ALL NEW INLETS
AND TRENCH DRAINS.
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18" 12"
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SECTION A-A SECTION B-B o
ill I'IZ_
T—
1 NOTE:
SECTION A<A 1. AL SIP LA USED FUR CROSSMAX SHAL B INOOH T0E ¥ (SN
SIDEWALK RAMP DETAILS CROSS WALK DETAIL
NO SCALE NO SCALE
SEAL WITH ASPHALT CEMENT
WVDOH MARSHALL HOT-MIX
PLAN CONCRETE CURBING, ASPHALT WEARING COURSE, TYPE 1 15 WYDOH MARSHALL HOT-MX
TYPE 1, MODIFIED (SEE DETAL) MARSHALL ASPHALT WEARNG COURSE, TYPE 1
1/4" PREVOLDED Coumse et
SANCUT AND SEAL
EXPANSON JONT 5P 2 UFI(S) OF 4° WOOH VARSHALL
2% (1p) ——— o Hof o AGPal DI GRS, T 1.
— /— EXSTNG (& 101)
9 - - PAVEVENT 13/8 7 72

99&@&099 g™ | & | 138 ) // |

6" WDOH CONCRETE = v \TAS QA WA W\ S WA S WA WA S WA |
O O N " " " " - (7 (7 (7
SOEWALK CLASS B (BROOVED OOOQQ%OO 9 % \ b BILMNOUS PAVENENT SECTION
oo Wl 2SR — PRI FATD R

Fioac Wi 7 . //\//x/ﬁ\(/\\//\\//\\\f% . \
4 WOOH BED COURSE 6" COWPACTED AGGREGATE BASE DS CouSE, G 1N

WATERIL (WDOH SUBGRADE COURSE, CLASS 1 Vo O O e e e /

N TSS 1) DEIALS BOOK VOL. 1 DATED JANUARY 1, 2000, 6% CONPACTED SUBGRADE

WWOOH FABRC FOR SEPARATION

(SEE BITUMINOUS PAVEMENT DETAIL FOR PAVEMENT THICKNESS)

THICKNESS AT INTERVALS
AND AT THE BEGINNING AND ENDING OF ALL TAPERED CURBS.

2. FOR CURBS, PROVIDE 3/8' WIDE CONTROL JOINTS TO A DEPTH OF 2
INTERVALS NOT TO EXCEED 20 FEET, AT ALL CHANGES OF DIRECTION, AND AT THE
BEGINNING AND ENDING OF ALL TAPERED CURBS.

3. PROVIDE 1/4' PREMOLDED EXPANSION JOINT MATERIAL AT INTERVALS OF 30° MAXMUM, AT
THE END OF THE WORK DAY, AND AT ALL STRUCTURES AND RIGID SURFACES.

4. AROUND UTILTY POLES, METERS, FIRE HYDRANTS, AND OTHER LIKE FEATURES, CONSTRUCT
AN INDEPENDENT RETANGULAR-SHAPED SLAB A MINMUM OF 1° IN ALL DIRECTIONS.
cmmall" PREMOLDED EXPANSION JOINT MATERIAL AT ALL INTERFACES WITH ADJONING

S. ALL JOINTS SHALL BE NEATLY FILLED WITH WHITE ELASTOMERIC SEALING COMPOUND TO
WITHN 1/8° OF THE SURFACE.

6. ANY EXISTING FACLITES INCLUDING, BUT NOT LMITED T0, PARKING METERS AND FLAG POLE
HOLDERS IN THE SIDEWALK REQUIRNG REINSTALLATION SHALL BE REINSTALLED BY THE
CONTRACTOR AT NO ADDITIONAL COST.

7. CURB AND SIDEWALK MAY BE POURED INTEGRALLY UNLESS OTHERWISE NOTED OR REQUIRED.

;
;

SIDEWALK AND CONCRETE CURBING 6" REVEAL (TYP.)

NO SCALE

PLAIN CONCRETE CURBING, TYPE |, MODIFIED

NO SCALE
6" WDOH CLASS B CONCRETE W/ BROOM
FINSH W/ | LAYER OF 6«6-W2.1 = W2.1
WELDED WIRE FABRIC WITH 2° CLEARANCE.
L !
TDOOX0OONOOCONOOONOOOR OO OO OO0 X 00)
T e OIS Sushe e
N
I N
\— 4" WVDOH BED COURSE MATERIAL
(WVDOH AGGREGATE BASE COURSE,
6" COMPACTED SUBGRADE CUASS 1)

CONCRETE SIDEWALK DETAIL

NO SCALE

(LOCATION) BITUMINOUS PAVEMENT DETAIL
NOT 10 SCALE

8" WVDOH CLASS B CONCRETE (BROOM FINISH)
W/ 1 LAYER OF 6x6-W2.1 x W2. WELDED
WIRE FABRIC WITH 2° CLEARANCE.

/

e el el el a e

: / 2
St

&
AR PRI

\

AR

CLASS 1)
6" COMPACTED SUBCRADE

CONCRETE PAD DETAIL

N

R
6" WDOH BED COURSE MATERWAL
(WVDOH AGGRECATE BASE COARSE,

NO SCALE

NOIE;
tlmmmattmmus

SIGN DESIGNATION AND SIZE
WITH ENGINEER GRADE REFLECTIVE
SHEETING MOUNTED TO POST WiTH AS INDICATED IN PLANS,
TWO VANDAL RESISTANT/ TAMPER

S
= 3.0 LB/FT GALVANIZED (ASTM A-123)
/ U-CHANNEL

ol

n|3
SIGN DETAIL
NO SCALE

SICNING AND PAVEMENT MARKING NOTES

1. ALL 4% AND 6 SOLID WHITE OR SOLID YELLOW EDGE LINES, LANE LINES, CENTERLINES AND BARRER LINES
SHALL BE TYPE B PAVEMENT MARKING MATERWAL.

2, AL STOP LINES SHALL BE 12° OR 24" WIDE, TYPE V, UNLESS OTHERWISE NOTED.
S‘%"L:SMLEWNMMWISU?IWJMWM!MU

4. ALL MARKINGS SHALL BE CONTINUOUS AND CONSISTENT WITH EXISTING MARKINGS WHERE THEY JOIN.

5. NO MARKINGS SHALL BE PLACED ON EXPANSION JOINTS OR STRUCTURES OR ON LONGITUDINAL
CONSTRUCTION JOINTS UNLESS SO DIRECTED BY THE ENGINEER.

6. CONTRACTOR SHALL NOTIFY THE ENGINEER AND WVDOH PRIOR TO PLACEMENT OF PERMANENT PAVEMENT
MARKINGS TO VERFY LOCATION.

t/\ \lpha
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WATER LINE HORIZONTAL THRUST BLOCKING DETAL

EXISTING PAVEMENT SURFACE

4

L

\-S'WWWIE
BASE COURSE CLASS 1

BITUMINOUS PAVEMENT REPLACEMENT FOR TRENCH DETAIL
NO SCALE

o T e
7 ox worc we Gon WTak. XM R 206
APPLICABLE IN SIZE AND FREE OF WET, FROZEN

OR ORGANIC MATERIALS.

L1/] - g e e

GRAVITY SANITARY SEWER, STORM
SEWER AND CULVERT

BEDDING COARSE FOR LEVELING
WVDOH FINE AGGREGATE (SECTION 702)

TRENCH DETAIL FOR GRAVITY SANITARY SEWER, STORM SEWER & CULVERT

NOT TO SCALE

SATISFACTORY SOIL MATERIAL:
MATERIAL EXCAVATED FROM TRENCH
FREE OF STONES LARGER THAN 3°
IN SIZE AND FREE OF WET, FROZEN
MATERIALS.

LABELED "WATER LINE® OR ORGANC

TRENCH DETAIL FOR WATER LINE
NO SCALE

IRENCH DETAL NOTES

1. ALL EXCAVATION SHALL BE UNCLASSIFIED REGARDLESS OF THE MATERIALS ENCOUNTERED.

2. THE CONTRACTOR SHALL BACKFILL ALL TRENCHES IN LIFTS NOT MORE THAN 8 INCHES IN LOOSE DEPTH
FOR MATERAL COMPACTED BY HEAVY COMPACTION EQUIPMENT AND NOT MORE THAN 4 INCHES IN LOOSE
DEPTH FOR MATERAL COMPACTED BY HAND-OPERATED TAMPERS.

3. THE CONTRACTOR SHALL REMOVE AND LEGALLY DISPOSE OF ALL SURPLUS EXCAVATED MATERIAL.

NO SCALE

6" PLACED
INSTALLATION

TRENCH DETAIL FOR GAS LINE
NO SCALE

t/\ \lpha
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18" FILTER FABRIC SILT FENCE

NO SCALE

NOIES:
FLIER FABRIC SILT FENCE SHALL BE CONSTRUCTED PARALLEL TO GROUND CONTOUR.

BOTH ENDS OF THE AILTER FABRIC SLT FENCE SHALL EXTEND A MINMUM OF 8 FEET UP SLOPE AT 43
DEGREES TO THE MAIN ALIGNMENT.

MAINTENANCE:
SILT FENCE SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL OF 0.5 INCH OR GREATER AND AT

LEAST DALY DURING PROLONGED RAINFALL OR ONCE A WEEK. ANY REQUIRED REPAIRS OR MAINTENANCE
SHALL BE MADE IMMEDIATELY.

CLOSE ATTENTION SHALL BE PAID T0 THE REPAIR OF THE DAMAGED SILT FENCE RESULTING FROM END
RUNS AND UNDERCUTTING, IF THE FENCE IS NOT INSTALLED ON THE CONTOUR (PERPENDICULAR 10 THE
FLOW OF THE WAIER) BOTH OF THESE CONDITIONS CAN OCCUR.

SHOULD THE FABRIC ON A SLT FENCE DECOMPOSE OR BECOME INEFFECTIVE PRIOR TO THE END OF THE
EXPECTED USABLE LIFE AND THE BARRER STLL IS NECESSARY, THE FABRIC SHALL BE REPLACED
PROMPILY.

SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH STORM EVENT. THEY MUST BE REMOVED WHEN
DEPOSITS REACH APPROXIMATELY ONE HALF THE HEIGHT OF THE BARRIER,

IF ANY SECTION OF SILT FENCE IS KNOCKED DOWN DURING A RAN EVENT (BECAUSE IT WAS INSTALLED
IN AN AREA OF CONCENTRATED FLOW) THEN OTHER MEASURES SUCH AS SEDIMENT TRAP AND DIVERSION
OR SUPER SILT FENCE MUST BE INSTALLED.

INSIALL ALL EROSION AND SEDIMENT CONTROL MEASURES IN ACCORDANCE WITH THE WEST
YRGINIA BEST NANAGEMENT PRACTICES MANUAL, AVALABLE ON THE WVDEP WEBSITE
hilp://wwe2.wvdep.org/dewm/stormwaler /BUP /indeshiml. ALL CONTROL MEASURES
SHALL BE INSPECTED BY THE CONTRACTOR AT LEAST ONCE EVERY SEVEN (7) CALENDAR
DAYS AND WITHIN 24 HOURS OF ANY STORM EVENT OF 0.25 INCHES OR GREATER,

2. PRIOR T CLEARING AND CRUBBING AND BEGINNING EARTH WORK, INSTALL, OPERATE, AND
MANTAN FILTER FABRIC SLT FENCE, "STABILIZED CONSTRUCTION ENTRANCE. AND NLET
PROTECNION" ON AL EXISTING INLETS. AS NEW INLETS ARE CONSTRUCTED AND BECOME
mgmmmm»ommmrmnmmm

3. UPON STABILIZATION OF ENTIRE SITE, REMOVE ALL EROSION AND SEDIMENT CONTROL
DEVICES AND SEED AND MULCH THOSE AREAS DISTURBED BY THER REMOVAL IN
ACCORDANCE WiTH THE SPECIFICATIONS.

4. INSTALL, OPERATE, AND MAINTAN FILTER FABRIC SILT FENCE AS PER DETAL.

5. "STABLIZED CONSTRUCTION ENTRANCE" SHALL BE COMPLETE IN PLACE AS PER DETALL AND
SHALL INCLUDE ALL OPERATIONS AND MANTENANCE.

6. INLET PROTECTION® SHALL BE COMPLETE IN PLACE AS PER DETAIL AND SHALL INCLUDE
ALL OPERATIONS AND MAINTENANCE.

7. AL T0P SOL IN THE DISTURBED AREAS SHALL BE STRIPPED AND STORED FOR USE IN
AREAS RECEVING PERMANENT VEGETATION.

8. AS REQUIRED UNDER PERMIT WVO115924, STABILZATION MEASURES, INCLUDING, BUT NOT
LIMITED 10, PERMANENT SEEDING AND MULCHING SHALL BE INITIATED AS SOON AS
PRACTICAL IN PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITIES HAVE TEMPORARILY
OR PERMANENTLY CEASED, BUT IN NO CASE MORE THAN SEVEN (7) DAYS AFTER THE
CONSTRUCTION ACTMITY IN THAT PORTION OF THE SITE HAS TEMPORARLY OR
PERMANENTLY CEASED.

<

10-20-10 FERTILIZER OR EQUIVALENT.

- SLOW RELEASE UREA FORMALDEHYDE FERTIIZER AT A RATE OF
300 POUNDS PER ACRE,

- WWWMMAMGI.SMPER

CLEAN %" 10 2°
COARSE AGGREGATE

35959595 95.9g:

3%
SRR

INLET PROTECTION

NO SCALE

1. OTHER EFFECTIVE METHODS OF PROVIDING INLET PROTECTION MAY BE USED UPON THE ENGINEERS

MAINTENANCE;

1. THE STRUCTURE SHALL BE INSPECTED AFTER EACH 0.5° OF RAIN AND AT LEAST ONCE A WEEK AND
REPAIRS MADE AS NEEDED. CONSTRUCTION TRAFFIC HAS A TENDENCY TO DESTROY THESE PRACTICES SO
FREQUENT INSPECTIONS ARE NECESSARY.

2. SEDIMENT SHALL BE REMOVED AND THE TRAP RESTORED TO ITS ORIGINAL DIMENSIONS WHEN THE
SEDIMENT HAS ACCUMULATED 10 ONE HALF THE DESIGN DEPTH OF THE TRAP, REMOVED SEDIMENT SHALL
BE DEPOSITED IN A SUITABLE AREA AND IN SUCH A MANNER THAT IT WiLL NOI

3. INLET PROTECTION SHOULD REMAIN IN PLACE AND OPERATIONAL UNTIL THE DRAINAGE AREA IS COMPLETELY
STABLIZED. IMMEDIATELY STABILIZE THE AREA DISTURBED BY THE INSTALLATION AND REMOVAL OF THE
PRACTICE.

4. IT 1S ESSENTIAL THAT MAINTENANCE BE DONE TO INSURE THAT STRUCTURES DO NOI

POTENTIAL OF SEVERE FLOODING OF ADJACENT PROPERTIES.

EEEEN Sf EEEEEE 18" FILTER FABRIC SLT FENCE
rae

INLET PROTECTION

STABIUZED STONE CONSTRUCTION ENTRANCE

ROCK CHECK DAM

LEGEND

EXISTING
GROUND

COURSE AGGREGATE (2)

PLAN VIEW

12° NN, (1)

SECTION A-A

STABILIZED STONE CONSTRUCTION ENTRANCE
NO SCALE

NOIES:

(1) WIDTH SHALL EXTEND FULL WIDTH OF INGRESS AND EGRESS OPERATION

(2) COURSE AGGREGATE SHALL BE 2-4 INCH STONE FOR LOW VOLUME ENTRANCES OR 4-6 INCH
STONE FOR HEAVY USE OR MATERL DELIVERY ENTRANCES.

AS CONDITIONS DEMAND AND REPAIR AND/OR CLEANOUT OF ANY MEASURES
TRAP SEDMENT. ALL SEDMENT SPLLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC
RIGHTS-OF -WAY MUST BE REMOVED IMMEDIATELY.

2. WHEELS ON ALL VEHICLES SHALL BE CLEANED 10 REMOVE SEDIMENT PRIOR TO ENTRANCES ONTO
PUBLIC RIGHTS-OF -WAY.

3. INSPECTION AND NEEDED MANTENANCE SHOULD BE PROVIDED DALY BUT AT A MINMUM EVERY
SEVEN DAYS AND AFTER EVERY RAIN OF 0.5 INCH OR GREATER.

’ARCHI‘ECIS I ENGINEERS

ALPHA ASSOCIATES, INC.
209 PRAIRIE AVENUE
MORGANTOWN, WV 26501
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PERENNIAL PLANTING. PLANTS
SELECTED FOR SHADE TOLERANCE
——— AND FOLIAGE INTEREST

PERENNIAL PLANTING. PLANTS
SELECTED FOR SHADE TOLERANCE
AND FOLIAGE INTEREST

Lv CL

/|
| VINE PLANTING ON VERTICAL
I 1 — METAL SCREEN MOUNTED TO
I | e BUILDING FACES FRONTING
| \ — PARKING GARAGE
/ LS
/ 8
_—— VINE PLANTING ON VERTICAL
: — EEE@'S\'ISAELLEE’}'\E'S';'S'R METAL SCREEN MOUNTED TO Ig\é
- _— CrADE ToLERANCE D BUILDING FACES FRONTING //
FOLIAGE INTEREST PARKING GARAGE SITE WALL;
— | ARCHITECTURAL
LS \ CONCRETE.
\ HEIGHT 3-6 FT
\\ SHRUB PLANTING
1
LOADING SPACE
9x 18 FT
| /
q
L | - \\ | | N
L] \
[~ ] ~— i \\\ \ SoD, TYP ——
W
B
SITE WALL; SEE
ARCHITECTURAL I— —_— — ‘
DRAWINGS
| |
] N
| o
| :
\\‘ |
[ ‘ | N
I
| N N N
|
|z
O O
2| <
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/ N N N N N N |
N
n = — ) _ :
R Q S OEEEE ORI G R GRS © © @) © © © Q @} © SR @I @]
|
CR HS+SH
| 23 340+90
VINE PLANTING ON VERTICAL METAL LANDSCAPE PLANTING ALONG SOUTH
SCREEN MOUNTED TO BUILDING PROPERTY LINE TO BE COORDINATED
FACADE WITH FIRST PRESBYTERIAN CHURCH
AND DAYCARE PLAYGROUND
10' 0 10' 20" 30'
SCALE: 1" =10'-0" ®
PLANT SCHEDULE
SCIENTIFIC NAME COMMON NAME QTY SPACNG MIN, SIZE CONDITION REMARKS
SHRUBS
CL Clethra alnifolia 'Hummingbird' Summersweet Clethra 7 | 36" on center {18 in. ht. Container grown requires some soil moisture
llex verticillata 'Red Sprite' Dwarf Winterberry 18 in. ht. Container grown alternate species
VINES
CR Campsis radicans Trumpet Vine 23 | 48" on center | #2 Container | Container grown vine for sun, yellow flowered cultivar
LS Lonicera sempervirens Trumpet Honeysuckle 13 | as noted #2 Container | Container grown shade tolerant, twining, semi-evergreen NOTES:
Hedera helix English Ivy #2 Container | Container grown alternate for shade, clinging, evergreen 1. FOR GRADING AND UTILITY INFORMATION, SEE CIVIL
DRAWINGS.
PERENNIALS 2. DECORATIVE METAL SCREEN TO BE MODULAR PANELS
OF STAINLESS STEEL OR POWDERCOATED
. g \ : . , , , GALVANIZED WIRE WITH A SUPPORTING FRAME
LV Liriope muscari 'Variegata Variegated Liriope 576 | 12" t #1 Container | Container grown I ; I ’
p g g p on center g at front of planting area; shade tolerant SUITABLE FOR WALL MOUNTING. BY GREEN SCREEN
Heuchera villosa Alum Root 12" on center | #1 Container | Container grown alternate species, shade tolerant OR SIMILAR.
3. MARKUTILITIES IN THE FIELD PRIOR TO PLANTING.
Ophiopogon japonicus Mondo Grass 10" on center | #1 Container | Container grown alternate species, shade tolerant ADJUST PLANT LOCATIONS IF NECESSARY IN
COORDINATION WITH LANDSCAPE ARCHITECT.
HS Hemerocallis 'Stella D'Oro’ Daylilies 340 | 12" on center | #1 Container | Container grown front of planting area, for sun 4. ALTERNATE PLANT SPECIES ARE PROVIDED TO
_ _ . _ _ _ _ ACCOMMODATE AVAILABILITY AT TIME OF
SH Sporobolis heterolepis Prairie Dropseed 90 | 24" on center | #1 Container | Container grown middle of planting area, for sun CONSTRUCTION
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494 Spruce Street
Morgantown, WV 26505

PEDESTRIAN WIND FLOW ANALYSIS REPORT

Submitted to: The City of Morgantown Planning and Zoning
389 Spruce Street
Morgantown, WV 26505

Consultant: ISOENV Environmental Design Lab
2200 Benjamin Franklin Pkwy
Philadelphia, PA 19130
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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

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.
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Figure 2 Annual Wind Rose
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Figure 4 Existing Building in Dark Shade - Wind Path lines at Pedestrian Level at +2m *
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*Color represents wind velocity and path lines represent the track of wind flow.
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Figure 5 Proposed - Vector on Vertical Plane **

Figure 6 Existing - Vector on Vertical Plane ™
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™ Arrow represents direction and color represents velocity
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Gannett Fleming

Excellence Delivered As Promised

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 48 261 262 528
3,500 SF Retail 12 12 24 10 8 18 78 77 155
Total 23 27 50 35 31 66 339 339 678

P.O. Box 67100 « Harrisburg, PA 17106-7100 | 207 Senate Avenue « Camp Hill, PA 17011-2316
t:717.763.7211 « £: 717.763.8150
www.gannettfleming.com



Gannett Flermning

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.

W17

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
Commiission for the June 12, 2014 hearing
and should be considered a part of the
record for Case No. $S14-07-111
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WEST VIRGINIA DEPARTMENT OF TRANSPORTATION

Division of Highways
1900 Kanawha Boulevard East + Building Five - Room 110

Earl Ray Tomblin Charleston, West Virginia 25305-0430 - (304) 558-3505 Paul A. Mattox, Jr., P. E.
Governor Secretary of Transportation/
Commissioner of Highways

August 8, 2014

Mr. Dan Hrankowsky
Director of Design

CA Student Living

161 N Clark

Suite 2050

Chicago, Illinois 60601

Dear Mr. Hrankowsky:

In June 2014, the West Virginia Division of Highways (WVDOH) issued approval of a
Traffic Impact Study (TIS) regarding the proposed 494 Spruce Development to be located adjacent
to US 119 in Morgantown, Monongalia County. You recently notified the WYDOH that certain
revisions to the scope of the project are proposed, and the WVDOH has reviewed the revised

information presented to us.

The results of our review indicate that based on the information provided, the WVDOH
sees no need for you to provide the WVDOH with any updates to the previously approved TIS, as
the revisions are relatively negligible and no increase in trip generation is proposed. The previously
approved TIS still would be in effect for WVDOH permitting purposes with no revisions necessary
and the TIS would be finalized after you have addressed appropriately any comments/concerns you
may receive from the City of Morgantown and/or the Greater Morgantown Metropolitan Planning
Organization. As noted previously, you would need to provide the WVDOH with three printed
versions and two electronic versions of the full, final, approved TIS.

The access location along US 119 (Willey Street) appears to be the same as previously
proposed and the WVDOH still is agreeable to that location, provided it has the same restriction
(no left turn onto Willey Street from the site) as previously agreed. The information provided to
the WVDOH also appears to indicate that the US 119 Northbound (Spruce Street) access now is
proposed to be egress only from the site; the WVDOH has no objection to that but we are also still
agreeable to a right-in/right-out access at Spruce Street as previously proposed. Also, please
provide additional information concerning your proposed Option 1. Our understanding previously
was that the bottom level of parking within the site was to be accessible only from Spruce Street. If
the Spruce Street access is to be egress only, will the lower level of parking remain and if so, will it
now be accessible from Willey Street?

E.E.O/AFFIRMATIVE ACTION EMPLOYER



Mr. Dan Hrankowsky
August 8, 2014
Page Two

The recommendations and conclusions of the TIS, once finalized, are to be incorporated
into the Plans. When desired, you may submit to the WYDOH four sets of the Project Plans and
any associated drainage calculations for review by WVDOH as part of our Plan
approval/permitting process.

Thank you for your assistance with this matter. Should you require additional information,
please contact Mr. David E. Cramer, P. E., of our Commissioner’s Office of Economic
Development, at (304) 558-9211.

Very truly yours,

&y Tt

Gregory L. Bailey, P. E.
State Highway Engineer

GLB:Cb

¢c: Mr. Damien Davis, City of Morgantown
Mr. Chris Fletcher, City of Morgantown
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The Economic Impact of Proposed Student
Housing on the City of Morgantown and
Monongalia County

June 5, 2014

Prepared by

Tom S. Witt, Ph.D.

Managing Director and Chief Economist
Witt Economics LLC

P.0.Box 18146

Morgantown WV 26507

304.376.9827

tomswitt@gmail.com




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.!

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:

* Inthe 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.



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.? 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 years? 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 Ajob year is one job over one year.




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 $3.1
Output (millions 20149$) $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,




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.




Appendix A: Economic Impact Definitions

Employment:

Employee Compensation:

Impacts:

Output:

Value Added:

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.

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.

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.

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).

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).



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.

Dr. Witt received his B.A. degree in economics from Oklahoma State University and
his MA and Ph.D. in economics from Washington University (St. Louis). He is a
member of the American Economics Association and the National Association for
Business Economics.



Site Plans for subject property were
provided to Planning Commissioners on
Tuesday, September 2" 2014.





