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Greenhorne & O'Mara

Route 27/Route 9
Signat Warrant Analysis

Signal Warrants - Summary ' Page No.

-143-

Study Name : Route 27 @ Route 9
Study Date : 10/06/06

Major Street Approaches Minor Street Approaches

Eastbound: Route 27

Northbound: Route 9
Number of Lanes: 1

Number of Lanes: 1

Approach Speed: 35
Total Approach Volume: 1,710 Total Approach Volume: 40
Westhound: Route 27

Southbound: Routed
Number of Lanes: 1

Number of Lanes: 1
Approach Speed; 35

Total Approach Volume: 940 Total Approath Volume: 475

Warrant Summary (Urban valvesapply.)

Warrant 1 - Eight Hour Vehicular Volumes

Warrant tA - Minimum Vehicular Volume
Required volumes reached for 1 hours, 8 are needed
Not Satisfied

Warrant 1B - Interruption of Continuous Traffic
Required volumes reached for 2 hours, 8 are needed
Not Satisfied

Warrant 1 A&B - Combination of Warrants
Required volumes reached for 1 hours, 8 are needed

Npt Satisfied

Warrant 2 - Four Hour Volumes
Number of hours (1) volumes exceed minimum < minimum required (4).

Warrant 3 - Peak Hour

Warmrant 3A - Peak Hour Delay
Total approach volumes and delays on minor street do not exceed minimums for any hour.

R Satisfied

Warrant 3B - Peak Hour Volumes
Volumes exceed minimums for at least one hour.

Not Satisfied .

Warrant 4 - Pedestsian Volumes
Required 4 Hr pedestrian volume reached for 0 hour(s) and the single howr volume for O hour(s)

Warrant 5 - School Crossing i
Number of gaps > .8 seconds (0) exceeds the number of minutes in the crossing period {0).

Warrant 6 - Coordinated Signal System _
No adjacent coordinated signals are present

Warrant 7 - Crash Experience =
Number of accidents (-1) is less than minimum (5). Volume minimums are not met.

Warrant 8 - Roadway Network
Major Route conditions not met. One or more volume requirement met,

Not Safisfied

Not Saiisfied

-Safisfied

Not Satisfied
Not Saﬁsﬁed
Mot Satisfied
Not Saﬁsﬁed

Not Satisfied
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Greenhorne & O'Mara

Signal Warrants - Summary

Route 27/Route 9

Signat Warrant Analysis

-144-

Study Name : Route 27 @ Route 9

Study Date : 10/06/06
Page No. :2

700 P T
Warrant Curves
;’g 600 " Peak-HourWarant
= Four Hour Warrant
g) 500 [Urban, 1 major tane and 1 minor Jane curves used] | |
[+ 8
& N
£ 400 \\\ 5
E
2 \
2 a0 > R
%.’“ \\ \\
B 200 ] :
= E \
~
= 100 - T
0
200 400 600 800 1000 1200- 1400 1600 1800
Major Street - Total of Both Directions (VPH)
Analysis of 8-Hour Volume Warrants:
Hour §{ Major | Higher Minor War-1A War-1B- War-1A&B
{ Total - Vol Dir { Major Crit Minor Crit Meets? { Major Crit Minor Crit Meets? | Major Crit -Minor Grit -Mesis?
0 0 EB | 500-No 150-No — | 750No 75-No —. T 600-No = 120No —
0 0 eB | soo-nNo 150-No — | 750-No 75-No —_— 600-No 120-No -
0 0 £8 | 500-No 150-No — 750-No 75No — 600-No 120-No -
[+] 0 EB 500-No 150-No — 750-No 75-No — 600-No 120-No —
0 0 EB | 500-No 150-No — 750-No ' T5-No — 600-No 128-No -
0 ] EB | 500-No 150-No — 750-No 75-No — 600-No 120-No -
0 o EB | 500No  150-No — 750-No 75-No — 800-No  120-No -
07:00§ 1,040 | 85 WB | 500¥es: 150-No  Major [-J56:¥Es ~ 75Yes .- Be 120-No  Major
08:00 o 0 EB | 500-No 150-No — 750-No 75-No 120-No -
09:00 o 0 EB | 500-No 150-No — 750-No 75-No 120-No -
10:00{ © 0 EB )} 500No  150-No — | 7some 75-No - 120N0 -~
11:00 0 0 EB | s00-No 156-No — 750-No 7580 — 120No”  —
12:00 o ] EB | 500-No 150-No — 750-No 75No ——n 120-No -
13:00 o 1] EB | 500-No 150-No — 750-No 75-No —_ 120-No -
14:00 0 0 EB | 500-No 150-No — 750-No 75-No — 120-No -
15:00 0 0 £8 | soono 150-No . — 750 No 75-No —_ 126-No -
16:00 | 1,610 | 390 WB | 500-Yes  150-Yes. . Both.: 750.Yes 75Yes  Both - 120Yes  Boh
17-00 ) o EB | 500-No 150-No — 750-No 75No — 120-No -
18:00f o 0 EB | S00No  150No — | 750M0  75Mo - 120N0  —
19:00 0 0 £EB | 500-No 150-No — 750-No 75-No — 120.-No -
20:00 0 0 EB | s00-No 150-No — 75080 75Mo — 120-No -
21-00 0 ) EB | s00-No 150-No — 750-No 75-No — 120-No -
22:00 o 0 EB | 500-No 158-No - 750-No 75-No — 120-No -
23:00 0 0 EB | 500-No 150-No — 750-No 75-No — 120-No -
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Greenhorne & O'Mara

Signal Warrants - Summary

US 340/Route 27
Signal Warrant Analysis

Study Date : 10/06/06
Page No. -1

-145-

Study Name : US 340 @ Route 27

Major Street Approaches

Eastbound: US 340
Number of Lanes: 2
Approach Speed: 44
Total Approach Volume: 3,065

Westbound: US 340
Number of Lanes: 2
Approach Speed: 65
Tolal Approach Volume: 3,685

Minor Street Approaches

Nbrthbound: Route 27
Number of Lanes: 2

Totai Approé{:h Volume: 1,715

Southbound: Route 27
Number of Lanes: 4

Total Approach Volume: 425

Warrant Summary (Rural values apply.) .

Warrant 1 - Eight HéurVehicular Volumes

Not Satisfied

Warrant 1A - Minimum Vehicular Volume .
Required volumes reached for 2 howrs, 8 are needed

Not Satisfied

Warrant 1B - lnterruption of Continuous Traffic
Required volumes reached for 2 hours, 8 are needed

Not Satisfied

Warrant 1 AZB - Combination of Warrants

Required volumes reached for 2 hours, 8 are needed-

Warrant 2 - Four Hour Volumes

Number of hours (2) volumes exceed minimum < mintnum required 4.

Warrant 3 - Peak Hour

Mot Satisfied

Warrant 3A - Peak Hour Delay

Total approach volumes and delays on minor street do not exceed minimums for any'hour.

Satisfied

Warrant 3B - Peak Hour Volumes
Volumes exceed minimums for at least one hour.

Not Satisfied

Not Satisfied

Satisfied

Not Satisfied

Warrant 4 - Pedestrian Volumes

Required 4 Hr pedestrian volume reached for 0 hour(s} and the single hour volume for 0 hour(s)

Warrant 5 - School Crossing

Number of gaps > 0 seconds {0) exceeds the ﬁumber of minutes in the crossing period (0).

Warrant 6 - Coordinated Signal System
No adjacent coordinated signals are present

Warrant 7 - Crash Experience _

Number of sccidents {-1) is less than minimum (5). Volume minimums are nof met.

Warrant 8 - Roadway Network

. Major Route condiions not met. One or more volume requirement met.

Not Satisfied

Not Saésfied

Not Satisfied

Not Satistred
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US 340/Route 27

Signal Warrant Analysis

Signal Warrants - Summary

5146-

Study Name : US 340 @ Route 27
Study Dale : 10/06/06
PageNo. -2

o I ;
Warrant Curves
T 600
‘%’ Four Hour'Warrant
'§ 500 [Rural, 2+ major lanes and 1 minor lane curves used}_
o]
£ 400
=2
%’ \\ . 7
D ]
I
2 T N
£ 200 \ ‘
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'_g‘ \\ \\\
= 100
T
0
200 400 600 800 1000 1260 1400 1600 1800
-Major Street - Total of Both Directions (VPH])
Analysis of 8-Hour Volume Warrants:
- Major | Righer Minor War-1A War-1B War-1A88
in |. Total Vol Dir | Major Crit Minor Crit Meets? | Major Crit Minor Crit  Meets? Major Crit  Minor Crit  Meeis?
= o NB | 420-No 140-No — 630-No 70-No — 504-No 112-No -
0 0 NB 420-No 140-No —_ 630-No 70-No - 504-No 112-No —
Li] 0 NB 420-No 140-No —_ 630-No 70-No — 504-No 112-No —
0 L] NB | 420-No 140-No —_ B830-No 70-No — 504-No 112-No -
0 0 NB 420-No 146-No —_ 630-No 70-No — 504-No 112-Ne -—
0 (1] NB | 420-No - 140-No —_ 630-No 70-No — 504-No 132-No -
[i] 0 NB 420-No 140-No — © 630-No 70-No — 504-No 112-No -
3,180 | 320 NB 03¥es - $1717Both? 2 Nes ' 55
0 [i] NB 420-No 140-No — 630-No 70-No
4] 0 NB | 420-No 140-No — 630-No 70-No
0 0 NB| 420N0  140-No — 636-No 70-No
L1} 0 NB 420-No 140-No — 630-No 70-No
] 0] NB [ 420-No 140-No — 630-No 70-No -
1] 1} NB 420-No f40-No — 630-No 70-No
o 0 NB 420-No 140-No — 630-No 70No
0. 0 NB 42¢-No 140-No _— 630-No 70-No
16:00 | 3,570 | 1,395 NB | 420Yes  105-¥es' Both | 630Yes  -52¥es
17-:00 Q ] NB 420-No 140-No — 630-No 70-No
18:00 0 4} NB 420-No 140-No —_ 630-No 70-No
19:00 1] 0 NB 420-No 140-No — 630-No T0-ho
=00 0 i} NB 420-No 140-No —_— 630-No 70-No
21:00{ o 0  NB | 4200  140-No — 630-No 70-No
22:00 o 0 ‘NB 420-No 140-No s 630-No T0-Mo
23:00 o 1] NB 423-No 140-No — 630-No 70-No




Greenhorne & O'Mara
Route 27/Northern Access (1)

Signal Warrant Analysis

-147-

Study Name : Route 27 @ Northern Access (1)

Study Dale :10/6/06

Signal Warrants - Summary Page No.  :1
Major Street Approaches ' Minor Street Approaches
Northbound: Route 27 Eastbound:
Nomber of Lanes: 1 Number of tanes: 1
Approach Speed: 0
Total Approach Volume: 1,100 Total Approach Volume: 0
Sovthbound: Route 27 Westbound: Nothern Site Access
Number of Lanes: 2 Number of Lanes: 2
Approach Speed: 0 '
. Total Approach Volume: 1,960 Total Approach Volume: 1,070

Warrant Summary {Urban values apply)

Warrant 1 - Eight Hour Vehicular Volumes
Not Satisfied

Warrant 1A - Minimum Vehicular Volume
Required volumes reached for 1 hours, 8 are needed

Not Satishied

Warrant 1B - Intem.lpﬁon_of Continuous Traffic
Required volumes reached for 2 hours, 8 are needed

Warrant 1 A&B - Combination of Warrants
Required vo!umes reached for 1 hours, 8 are needed

Not Satisfied

Warrant 2 - Four Hour Volumes
Number of hours (2} volumes exceed minimum < minimum required (4).

Warrant 3 - Peak Hour
Not Satisfied

Warrant 3A - Peak Hour Defay
Total approach volumes and delays on minor street do not exceed minimums for any hour.

Safisfied

Warrant 3B - Peak Hour Volumes
Volumes exceed minimums for at Jeast one hour.

Warrant 4 - Pedestrian Volumes
Required 4 Hr pedestiian volume reached for 0 houi(s) and the single hour volume for O hour(s}

Warrant 5 - School Crossing
Number of gaps > .0 seconds {0) exceeds the numbet of minutes in the crossing period (0} )

Warrant 6 - Coordinaled Signal System
No adjacent coordinated signals are present

Warrant 7 - Crash Experience
Nurnber of accidents {-1) is less than minimum (5). Volume minitums are not met.

Warrant 8 - Roadway Network
Major Route conditions not met. One or more volume requirement met.

Not Safisfied

Not Safisfied

Satisfied

Not Satisfied
Not Saﬁsﬁed
Not Satisfied

Not Satisfied

T

Mot Satisfied’
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Greenhorne & O'Mara

Route 27/Northern Access (1)

Signal Warrant Analysis

~148-

Study Name : Route 27 @ Northern Access (1)
Study Date - 10/06/06

Signal Warrants - Summary page No. :2
700 B é
" Warrant Curves
r \ - ok HourWarrant N
= - Four Hour Warrant
L - -
o \ [Urban, 2+ major lanes and 2+ minor lanes curves used)
& 500 N -
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o
400
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= 100 - -
0
200 | 400 600 800 1000 1200 1400 1600 1800
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Biscussions with the West Virginia Department of Highways and Jefferson County Planning Office
indicale that a three and half percent (3.5%) annual growth rate is anticipated in this area. Thus,
because the Old Standard LLC Quarry development is expected to be completed in 5 years, traffic
volumes were projected for the year 2011. Figure 4 presents the Background Growth Volumes.

The following background developments were included as part of the background conditions

analysis:

g =il e
Sheridan Subdivision |Single

Jefferson Crossing Motel (320) 80 Rooms 465 13 23 36 28] 24 51

Retail (820) 152000 |SF 8,915 123 78 201 396 429 825

Resturant (932) 10000 [SF 1272 60 55) 115 67 43 109

Bank wii Drive-Thru (912) [2400  |SF 694 17 13] 30 55 55 110

Resturant (934) 3000 |SF 1483 81 78 159 54 50 104

Total 12,834 294 248 542 599 600 | 1,199

Beallaic Phase i [Active Adutt Home J49 funits ] [ 5] 14] 19] 1] 10] 21

Windmill Crossings __ [Townhomes (230} 140 Units 854 11 56 68 53 26 79

Codos (230) 60 Units 416 6 28 34 26 13 40

Medical Office (720) 13,200 |SF 540 26 7 33 13 35 48

Total , 1,810 43 91 135 93 74 167

Background Total ' 15977 | 362] a15] 777] 778]  725] 1,503

The number of vehicle-trips generated by these background developments was estimated based on
the rates documented in Trip Generation, by the Institute of Transportation Engineers (ITE), Seventh
Edition, 2003. Table 2, above, presents the estimated peak hour vehicle-trips generated by each

development

As can be see from Table 2, the four background developments are expected to generate
approximately 775 vehicle trips during the AM peak hour and approximately 1,505 trips during the
PM peak hour. It has been assumed that all of these developments will be built and fully occupied
by the year 2011 which coincides with the buildout of the Old Standard LLC Quarry development.

The traffic studies completed for all the background developments were obtained from the Jefferson.
County Planning office. The trip distribution and assignments presented in their individual traffic
studies was used to assign the trips impacting the study intersections. The trip
distribution/assignmenits for all the background developments are included in AppendixC. Figure b
presents the total background development volumes. These volumes were added to the
Background Growth Volume presented in Figure 4 to determine the Total Background Volumes

presented in Figure 6.

Figure 6 presents the Background Volumes, lane geometries, and LOS resuits. Background
conditions were evaluated using the volumes presented in Figure 6 and Synchio to determine the

LOS. Table 3 presents the LOS resuits.
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Table 3. Back round LOS Resuits

"US 340/US 240 Alf B (154) cR19)
US 340/Route 27 f(53.3). FO)
NBLT
f(271.5) f(=)
SBLT
EB LT a (9.5) c(18.2)
WB LT b (10.9) b{11.1)
US 340/Route 230
NB LT e (35.5) f(97.9)
SBLT f (661.5) f ()
EBLT a(9.3) c (15.5)
With signalization B (11.6) A (9.5)
Route 27/Route 23 : ‘
NB iT a (‘) a (")
EB LT a (8__8) a(8.9)
Route 9/Route 27
NBILT a(-) a (0.3)
SBLT a () a (0.6)
EBLT c(16.2) f (50.9)
wB LT c(16.2) f (80.7)

X (00.0) = signalized intersection LOS (delay)
x (00.0) = unsignalized intersection critical movement LOS (delay)

As can be seen in Table 3, the signalized intersection of US 340/US 340 alternate is expected to
operate at LOS C or befter during the peak hours. Furthermore, itis our understanding that the US
340/Route 230 intersection is to be signalized as part of the Sheridan Subdivision Development. As
a signalized intersection, it is expected to operate at LOS B or better during the peak hours.

The left turns from the minor street at the US 340/Route 27 intersection are expected to experience
lengthy delays and opecate at LOS F during the peak hours. Similarly, all movements at the Route
9/Route 27 intersection are expected to operate at LOS C or befter with the exception of the left turn
movement from Route 27 which is expected fo operate at LOS F during the PM peak hour. All
movements at the strop sign controlled Route 27/Route 23 intersection are expected to continue
operating at LOS A during both the AM and PM peak hours.

It is our understandlng that there are no other improvements belng made in the study area.
Appendlx D contains the analysis worksheets. ,

Iv. PROPOSED PROJECT TRAFFIC

As currently proposed, the site will consist of office space, warehousing, restaurant, and a hotel with
-conference facility. This development is expected to be built out and fully occupied by 201,

This development proposes five access points atong Route 27. Since the site is divided into two
pads due to the Old Standard Quarry Lake, the northemmost access will serve the eastern pad.
The access point just south of the northernmiost access is expected to serve the hotel/conference
center and the restaurant. The three southern accesses will serve the remaining western pad site.

-8
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Route 27 is a two lane north-south roadway with abuts the west side of the site. This roadway
extends from scuth of Route 9 past US 340 to the north. - The speed limit along this roadway is 30
miles per hour. This roadway has sharp horizontal curves near the site. All intersections along this
roadway, in the vicinity of the site, are stop sign controlied. Near its infersection with Route 9, this
roadway can only allow one lane of traffic at a time for approximately 50 feet over a structure which
is too narrow provide two travel lanes. There are signs posted along both sides of the structure

warning of the one lane section.

Route 230 is a two lane roadway which extends from US 340 to north towards Shepherdstown. [t
provides access to various residential as well as institutional developments located along it. In
particular it provides access to the Sheridan Subdivision, which is a proposed residential
development that has been approved by the Jefferson County planning board. As part of the
Sheridan Subdivision improvements, a traffic signal is expected to be installed at the US 340/Route

230 intersection.

Route 9 is a two lane roadway extending through Charlestown to the north and crossing the
Shenandoah River and traveling south towards the DC area. The posted speed limit along this
roadway is 35 mph. Its intersection with Route 27 is stop S|gn controlled on Route 27 such that

Route 9 has the right of way.
B. Existing Volumes and Traffic Operations

In August of 2006, Friday AM and PM peak hour turmng movement volumes were recorded at the
following intersections:

. US 340/US 340 Alternate
. US 340/Route 27

. UsS 340/Route 230

. Route 27/Route 23

. Route 9/Route 27

These turning movement counts along with the existing lane geometry and levels of service are
shown in Figure 3. The raw traffic count data is included in Appendix A.

Existing traffic operations were evaluated at each intersection according to techniques documented
in the Highway Capacity Manual, by the Transportation Research Board (TRB), 2000. The result of
such an analysis is a level of service (LOS) rating, which is a qualitative assessment of the traffic
_ flow based on the average stopped delay per vehicle at a controlied intersection. Levels of service
are described by a letter designation ranging from “A” to “F", with LOS A representing essentially

uninterrupted flow, and LOS F representing a breakdown of traffic flow with excessive congestion.

and delay. The signalized intersection capacity analysis results in an overall level of service,
representative of all movements through the intersection. The unsignalized intersection capacity
analysis produces LOS results for each movement which must yield to conflicting traffic at the
intersection. Per the WVDOH guidelines, the LOS of the study intersections should be not worse

than the LOS before the new facility opens.

Synchro, a traffic analysis software which analyzes signalized and unsignalized roadway networks,
was used for the operational analysis. All the signal timings have been optimizedusing Synchro;
however, the results presented in the report are HCS outputs. The analysis worksheels are
included in Appendix B. Figure 3 graphically presents the Existing Friday peak hour traffic volumes,
lane geometries, and LOS results. Table 1 presents the existing LOS results.

4.
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Tabie 1 Exnstm Level Of S_ance Results

terzsec @ﬂ%ﬁf‘

ﬁ-‘{.gg_mk- 2 BV

US 340/US 340 Al B (14.7) B (18.4)
US 340/Route 27 ‘

NB LT ute<r, a (22.1) £()

SBLT e (45.8) f()

oB LT a (8.7) b (12.9)

WEB LT a (9.6) a(9.7)
US 340/Route 230

NBLT d (26.8) c (15.1)

SBLT f(80.3) f(133.3)

EBLT a (8.6) b (11.5)
Route 27/Route 23

NB LT a{0.7) a(l1.5)

EBLT a (8.4) a (8.8)
Route 7/Route 27

NB LT a () a ()

SBLT a() a (0.3)

EBLT b (13.7) d (30.9)

WB LT b (14.1) e (39.2)

X (00.0) = signalized intersection LOS (delay in seconds)
x (00.0) = unsignalized intersection critical movement L OS (delay in seconds)

" - = HCS does not report delay (delay is very long)

As presented in Figure 3, the signalized intersection of US 340/US 340 Alt operates at LOS B during
both the AM and PM peak hour. All movements at the unsignalized intersection of US 340/Route 27
operate at LOS D or better with the exception of the left turn movements from Route 27 which are

expected to experience LOS E or F conditions during the peak hours.

Similarly, all the movements at the unsignalized intersection of US 340/Route 230 are expected to
operate at acceptable LOS with the exception of the left turn movement from the Route 230 whichis
expected to operate at LOS F during both the AM and PM peak hours.

All movements at the stop-sign controlled intersection of Route 27/Route 23 operate at LOS A
during the peak hours. Similarly all movements at the unsignalized intersection of Route 9/Route 27
operate at LOS D or better with the exception of the left turn movement from westbound Route 27

which operates at LOS E during the P peak hour.

Overall, the study area intersections generally do not have capacit)} problems during the weekday
peak hours with the exception of the minor street left turn movements along US 340. Itis fairly
common for left turn movements along high volume roadway to have long delays duning peak hours.

iti. FUTURE CONDITIONS WITHGUT PROPGSED DEVELOPMENT

Background traffic is the projected traffic volumes on the roadway network af the time of completion
of the proposed development without the traffic generated by the site.

Background volumes include historic growth trends, as well as developments which have been
approved for construction but not yet built. Discussions with the Jefferson County Planning Staff
have indicated that there are four deve[opments which have been approved in the viciruly of the Old

Standard LLC Quarry development.

-5-
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4-Feb-08
Prepares By T. Gatzel

MNPS Data Center Site

Proforma Budaet Projections

Warm, Lit Shell Construction

MNPS Harpers Ferry, W Va.
Baseline Profoma

Davelopment Program: 200,000 GSF Bata Center Lease Building #1

Tatal Size of All Buildings (GSF) 200,096 Total Building Size (SF}
Core Factor (5%) 10,650 Site Acreage
Totat Size of All Buildings {R$F) 190,600 FAR. (Density}
Footprint
Total Parking Spaces
$IGSF $/RSF JOTALS
LAND
1 Basis $30.00 $31.58 95,000,000
2 Property Taxes 5040 $042 $80,535
3 Builders Risk Insurance $024 3025 $47.500
4 Ssitlemert Costs $0.25 $0.26 $50,00%
Land Subiotal $30.89 $32.52 5,178,033
DESIGN
5 ArchitecMEP/Structural Engineer $7.50 £7.88 31,500,000
6 Arch Design Coningency 50.50 $0.53 $100,000
7 Civil Eng'r $038 $0.329 ¥75.000
8 Civil Desigh Centingency 5030 $0.10 $18,000
8 Trafic Study £0.13 3013 $25,000
w Geotech Eng'r $0.1G $0.10 $19,000
11 Lendscape Architect $0.13 $0.13 525,000
12 Testing, Inspections, 3rd Party Reports $0.29 $0,30 $57,000
13 Reimburseables $0.25 $0.26 $50.000
Design Subtotal $8.35 3984 $1,870,000
PERMITS AND FEES
14 impact Fees 30.00 $0.00 %0
15 Site Plen Fees $0.08 50.10 $15,000
16 Public Improvement Bond $0.00 30.00 $400,000
17 Conservalion/Eserow Bond $0.00 $0.00 5100000
18 Utilities Permit $0.9¢ $0.10 $55,000
18 Utilities Connecticn $6.71 £0.75 $142,500
20 Buiiding Permit Fees 5048 $0.50 $150.000
o1 Permit Consultant $0.41 $0.12 $22,800
Penmits Subtotal 5147 $1.57 $585,300
HARD COSTS
2 Demajiion $0.00 S0.00 0
23 Base Building Construciion §171.00  $180.00 $34.200,000
24 Sitework & Utilites $23.75 $25.00 $4,750,000
2 HJVAC $33.25 $35.00 $6.650,000
25 Electrical Installation 32375 $25.00 $4,750,000
77 Lendscaping & Imgation $0.28 $0.40 376,000
28 Back-up Generators $7.50 $7.88 $1,500,000
2% Sighage/FFE/Secunty $0.33 $0.35 5225000
3o Construcioh Contingancy $13.04 $13.72 $2,607.550
Consiruction Subtotal 2273.79 £283.20 $54,758,550
TENANT INPROVEMENTS
» Test Fils $0.00 £0.00 30
37 Multi-Tenant Expense 3000 $0.00 30
a3 _Tenant 020 $0.00 0
T Subtatal .00 $0.00 30
ADIMHISTRATION
3 Developer Fees $14.31 $15.06 $2,861,193
35 Legal Fess $0.25 $1.00 $190,000
3% Markeling Txpenses $013 8013 25,000
37 Sale Commissions F000 $0.00 &0
3 Lease Commissions $8.50 $10.00 $1.9c0.000
Administration Sybiotal %24.88 §26.19 34,676,123
3 PROJECT DIRECT COSTS 3039 |ERIZ FERATRO/L
FINANCE
40 Censtructon Lean Fee 255 5270 $512.836
41 Permanent Loan Fee 3078 $0.78 149,000
42 tegel Fees/Closing Cosis £0.45 $0.50 535,000
43 Net Lease Up Income 5000 £0.00 50
4¢ Construction Interest $11.97 S1260 42,295 233
45 Lease Up Interest Cairy $0.00 30.00 S0
Finance Subtotal £T5 HesE 53,150,068
45 CONTINGENCY $i5.85 #1657 £2,110,002
47 TOTAL PROJECT COSTS $37346  $392863 $T4,638,152

BUDGET

—691-

200,600

2.00
0.50
146

COMKENTS

Lursp st

CONFIDENTIAL

$2 2572 per $100 irvestment taking 60% of Market Value

$/SF esiimate
tump sum esimate

Lump Sum Estimate
Lump Sum Estimate
Lump Sum Estimate
Lump Sum Estimale
Lump Sum Estimate
Lump Sum Estimate
Lurnp Sum Estimate
Lump Sum Estimate
lL.ump Sum Esfimzte

Lump Sum Eslimate

Lump Sum Estimate

Lump Sum Estimate

Lurmp Sum Estimate

Lump Sum Estimate (tap fes)
Lump Sum Estimate

$/SF estimate

Y/SF estimate

$ISF estimate

WSF estimate

¥/5F estimate

$/SF estimate

Lurap Sum estimate

Lurnp Sum estimate

of Consiuction Hard Costs.

Wamm Lit Shell- rest by tenant

of Project Direct Costs — Less Land Costs
S/SF estimate

Lusmp Sum eshmate

.U/

to Stonewall Heights LLC/ autside broker

of 75% of Pigject Drect Costs
of $63.4K Pamanent Loan
Y/5F estimate

A

raie. $68.4M loan, 50% avg bal. camed over 12 menths

Camed in 10-yr cash flow

of Project Direct Costs - Less Lend Cosis.

MNP Dete Center Fioforma w3 020308
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4-Feb-0B
Prepared By 7. Garel

MNPS Data Center Site CONFIDENTIAL
Proforma Budget Projections

Warm, Lit Shell Construction

MNPS Harpers Ferry, WVa
Baseline Profomma
Development Program: 200,000 GSF Data Center Lease Building #1

Total Size of Al Buildings (G5F) 200,000 Total Buitding Size {§F) 200,000
Core Factor (5%) 10,008 Site Acreatie 8.00
Total Size of All Buildings {RSF) 150,000 FAR. {Density) 0.50
Footprint
Tatal Parking Spaces 146
SIGSF $RSF TOTAL'S COMMENTS
LAND
Basis $30.00 31.58 56,000,000 Lurnp sam
Property Taxes $0.40 $042 8O $2.2372 per $100 investment taking 60% of Market Value
Builders Risk Inswrance $0.24 25 $47,500 $/SF estimate
Seflement Costs $0.25 3006 - 550000 Lump sum estimate
Land Subtotal $089 SRR 36,178,639
DESIGN
Architect/MEP/Siructurat Engineer $7.50 5728 “$1:500,000 Lump Sum Estimate
Arch Design Contingency $0.50 53 3100,000 Lump Sum Estimate
Civil Eng'r $038 3630 750 Lumnp Sum Estinrate
Civil Design Contingency 5010 3010 $19.000 lump Sum Estimate
Traffic Study $0.13 013 - 2500 Lump Sum Estimate
Geotech Eng'r $0.10 $0.10 $19,000 Lirmp Sum Estimate
Landscape Architect $0.13 3013 25,600 Lump Sum Eslimate
Testing, Inspections, Ird Party Reporis $0.29 $0.30 357,000 Lump Sum Estimate
Reimburseables $0.25 30.26 $50.000 Lump Sum Estimate
Design Subtotat $9.35 $9.84 $1,870,000
PERMITS AND FEES
Impact Fees $0.00 $0.00 30
Site Plan Fees $0.08 $0.10 $15,000 Lump Sum Estimate
Public iImprovernent Bond $L00 $0.00 $108.000 Lump Sum Estimate
CanservationfEscrow Bond $0.00 $0.00 $100,000 Lump Sumn Estimate
Litilities Peswit £0.10 $0.10 65,000 Lump Sum Estimate
Utilities Connection $0.71 $0.75 $142,500 Lump Sum Estimate (tap fee)
Bulilging Penmit Fees $0.48 $0:50 $150.000 Lump Sum Estimate
Permit Consuitant $0.11 $0.12 $22 800 $/5F estimate
Permits Subtotal $1.47 $1.57 $595,300
HARD COSTS
Demclition $0.00 $0.00 $0
Base Building Constuction $171.00  $180.00 $34,200,000 WSF estimate
Sitework & Utilities 32375 $25.00 34,750,000 WSF estimate
HVAC $33.25 535.00 55,650,000 ¥SF estimate
Electrical Instaliaton $23.75 $25.00 $4,750,000 HSF estimate
Landseaping & iTigation $0.38 $0.40 $76,000 $/SF estimate
Back-up Generators £7.50 $7.89 1,500,000 Lump Sum estirnate
Signage/FFE/Security $0.33 $0.35 $225,600 Lump Sum estimate
Construction Conngency 513.04 $13.72 52,607,550 . - of Construction Hard Costs.
Construction Subtotal $27379 $283.20 $54,758,550
TENANT IMPROVEMENTS
Test Fits $0.00 $0.00 50 Wanm Lit Shell rest by tenam
Mult-Tenant Expense $0.00 3000 0
Tenant Allowance $0.00 $0.00 %0
T Subtotal $0.60 $0.00 $0
ADMIMISTRATION
Developer Fees $14.31 $15.05 $2.861,193 ° of Project Direct Costs — Less Land Cosls
Lega! Fees F0.85 5100 $190.000 WSF estmate
Marketing Expenses 013 - w13 £26.000 Lump sum estimate
Sale Commissions 000 anh 50 NIA '
Lease Commissions 3950 $10.00 $1,800.000 * 7 - to Stonewall Heights LLC/ outside broker
Administration Subtotal £2488 $26.19 $4,976,193
PROJECT DIRECT COETS Rap3e ket £68,3Te0%2
FINANCE
Construction Loan Fee 5256 5270 5512836 of 75% of Project Cirect Costs
Permanent Loan Fee $0.75 078 $148,000 of $63.40 Permarent Loan
Legai Fees/Clasing Costs $0.48 30350 $95,000 §/SF estimate
Net Lease Up income SO0 Sa00 53 A
Construction interest $11.97 $12.60 2393233 T 7 - rate, $68.4M loan, S50% avg bat, carried over 12 months
Lense Up Interest Camy 000 000 30 Camied in 1047 cash flow
Finance Subtotal $1575 16,58 $3,150,068
CONTINGENCY $I8.55 516,37 $3,110,802 * of Project Direct Costs — Less Land Costs.
TOTALQ&DTIECT COsTs 337318 S392.E3 ~ Fr4eagas2
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State of West Virginia . ..x
OFFICE OF ENVIRONMENTAL HEALTH SERVICES :

i DAVIS SQUARE, SUIE 200 CHARLESTON, WEST VIRGINIA 23301
TELEPHONE 3(04-558-2981

CAPITOL and WASHINGTON STREETS

PERMIT

(Sewage)
PROJECT: 0l1d Standard Development
Wastewater Collection & WWTP

PERMIT NO.: 17,411

LOCATION: Millville COUNTY: Jefferson DATE: 2-26-2007

THIS IS TO CERTIFY that after reviewing pians, specifications, application forms, and other essential information that
Old Standard, L.L.C.

c/o Herb Jonkers

Route 2, Box 99E

Charles Town, West Virginia 25414

amend and modify Permit Nos. 16,170 and 16,229 the Old Standard Development
wastewater collection and treatment facilities. Major modifications are the relocation of the wastewater treatment
plant; modifying the intake structures so that flow will first be through the screens then to equalization basmns;
changing the membrane treatment plant from a single train to a dual train plant; increasing the membrane treatment
plant basin to treat a higher organic loading; changing the ultraviolet disinfection system from an enclosed to an
open system; adding space for an office and laboratory; adding pumps to the post-anoxic basins in order to move
sludge to the sludge basin; adding aerators and sludge pumps in the sludge basins; and other necessary piping,

valves, controls and appurtenances.

is hereby granted approval to:

NOTE: This permit is contingent upon all unchanged conditions and requirements of Permit Nos.
16,170 and 16,229 remaining in effect.

The Environmental Enginéen'ng Division of the OEHS-Kearneysville District Office, telephone (304)725-9453 15
to be notified when construction begins.

Validity of this permit is contingent upon conformity with plans, specifications, application forms, and other information submitted

to the West Virginia Bureau for Public Health.
' FOR THE DIRECTOR

William S. Herold, r1 P.E‘,.,A:é'éistant Manager
Infrastructure and Capacify Development
Epvironmental Engineering Division

WSH:emt
pc: JPotesta & Associates, Inc.
- Katheryn Emery, P.E., DEP
James W. Ellars, P.E., PSC-Engineering Division
Amy Swann, PSC
Jefferson County Health Department
OEHS-EED Kearneysville District Office



ép OTESTA | TRANSMITTAL LETTER _17

Engineers and Environmental Comsyliants:
7012 macCorkle Avenue, SE. Charleston, WV 25304 o Phone: {304) 342-1400 o Fax: (304} 343-9031

Te: Mr. Herb Jonkers Date: March 2, 2007

Old Standard, LLC Project No.: 0101-04-0012

Route 2, Box 99E

Charles Town, West Virginia 25414

Sent Via: l___l Matl Federal Express |:| United Parcel Service

[ ] Hand Carried [ ] Other:

Quantity . Description

West Virginia Bureau fof Public Health Perm-it No. 17,411 for Old Standard

1 ) i
Development Waste Water Collection and Treatment Facilities

Remarks: This permit amends and modifies Permit Nos. 16,170 and 16,229.

By: Vincent J. Ammirato/ljk

c:  Lee Snyder, Snyder Environmental Services
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wesi virginia department of environmental protection

Environmental Enforcement Joe Manchin I, Governor
601 57" Srreet Randv C. Huffman, Cabinet Secretary
Charleston, WV 25304 www wvdep.org
Telephone: (304) 926-0470 Fax: (304) 926-0488

August 8, 2008

Old Standard, LLC
Mr. Herbert Jonkers

PO Box 341
Millwood, VA 22646 Certified Return Receipt Requested

Cert #7007 6220 0000 0373 939¢

Dear Mr. Jonkers: |

Enclosed is a copy of the inspection report submitted to the U.S. Environmental
Protection Agency, the Department of Environmental Protection’s Division of Water and
Waste Managemenrt and to Environmental Enforcement’s Romney Gifice.

No deficiencies were noted during the inspection of your facility. You and your staff
are to be commended for your commitment to proper operation and maintenance of your

treatment facility.

[f you have any questions, please contact Jack Fleshman at (304) 822-7266.

Sincerel
Y s

/ //‘» ’
/f} (W s

Bl oseph M. Hickman
Assistant Chief Inspector

JH/mks
Enclosure
cc: DWWM Water Permaits
NE Regional Office
Compliance Monitoring
Ashley K. Toy, US EPA, Region III

Promoting a nealthy environment.



Summary Attachment to EPA Form 3560-3
’ Old Standard LLC -174-

CEl of July 17, 2008

Page 1 of 3

Summary

Old Standard LLC’s Membrane Bioreactor Wastewater Treatment Plant was placed into
service in March, 2008, with an average design flow of 0.05 MGD to serve Sheridan
Subdivision. The operation of the facility is contracted out to Snyder Environmental.
Records of operation, sampling results, etc. are up to date. The laboratory work is
contracted to Hydrochem. The facility appears to be operating properly with no
deficiencies noted during this evaluation.

_ T acility

The Old Standard LLC Wastewater Treatment Plant (WWTP) is a 0.05 MGD Membrane
Bioreactor (MBR) wastewater treatment plant. The collection system is comprised of
approximately 3,700 linear feet of 12-inch diameter gravity sewer line, 23 manholes, one
35gpm duplex submersible sewage pump station/equalization basin, 7,300 linear feet of 6-

inch diameter force main line.

This 0.05 MGD MBR wastewater treatment plant is being constructed in three phases.
Currently, phase one is complete, with an average design flow of 0.05 MGD. Phase one is
comprised of 2 1/8” fine screen and screen washing, 2 MBR basins with a combined
capacity of 0.25 MGD (currently one is in operation), and ultraviolet disinfection units.
This system discharges wastewater through outlet 001 into the Shenandoah River of the

Potomac River.

The operation of this wastewater plant is contracted to Snyder Environmental. Mr. Mike
Mercer of Snyder Environmental was on-site for the inspection. Old Standard LLC was
not notified in advance of this inspection. However, Mike Mercer was given one day’s
notice, because Snyder Environmental personnel are on-site two times per week.

Permit

Oid Standard LLC WWTP currently operates under WV/NPDES permit aumber
WV0105724, dated February 15, 2005, which expires on February 15, 2010. A current
copy of the permit was available on-site for inspection. The name and address of the
permittee was correct and the facility operates as described on the permit. The number of
discharge outlets, as well as the receiving river, is listed correctly.

Records/Reports

A review of records kept on-site showed that the facility has retained their NPDES records
since the start of the plant. The siudge is land applied at the Styles Farm. The sludge
reports are not due to DEP until February 2009. Upoa review of Discharge Monitoring
Reports (DMR), it was noted that loading calculations used the correct flow measurement
period, average monthly fecal coliform concentrations were calculated using the geometric
mean, and analytical values under Method Detection Limits were properly reported. All



Summary Attachment to EPA Form 3360-3
Old Standard LLC -1 75-

CEI of July 17, 2008

Page 2 of 5

reports for this facility are complsied and submitted to the Romney Office in the required
time frame. The facility maintains very good sampling records, which inciude all necessary
information. Facility personne! also complete chain-of-custody forms. Flow charts are kept
since the start of the facility. A flow meter calibration was performed by Instrulogic Corp
from Round Hill, VA on June 25, 2008. As a result of this review, it appears that all records
and reports required by the permit are well-organized and available for inspection.

Facility Site Review

The system and equipment appeared to be functioning properly during the walk-through
of the facility. All permitied outlets are properly marked and adequate fencing surrounds
the entire facility. In case of a spill, Snyder Environmental will perform the sewage spill
remediation work.

Flow Measure ment

This facility utilizes a Magmeter measurement device as its primary means of flow
measurement. The primary flow measurement device is designed to meet permit
requirements and is located where a representative measurement of actual flow can be

obtained. Spare pen, charts and other parts are available on-site.

Laboratery

The facility uses HydroChem of Shenandoah Junction for their testing; however, it was not
evaluated during this inspection. '

Self-Monitoring Program

The facility appears to follow the appropriate sampling procedures and all necessary
information is included in sampling documents. The required records appear satisfactory.
Laboratory and accuracy of flow measurement were not evaluated during this inspection.

Effiuent/Receiving Waters

The discharge monitoring reports received for the past 4 months were reviewed during this
inspection. The facility did not exceed effluent limitations for any parameter during this
period. The effluent was observed during the walk-through of the facility and it appeared
satisfactory. No visible sludge, foam, plume, or odor was noted at the discharge outlet.

Compliance Schedule

No items in this section are applicable to this facility at this time.

Pretreatment

Currently there are no industrial users on thus systern.



Summary Attachment to EPA Form 3560-3
Old Standard LLC -176-

CEI of July 17, 2008

Page 4 of 5

Figure 3: Effluent exi'tiﬁg the UV ' Fig:;e;l: uv sygte;n




TPA  Water Compliance Inspestion Repovt

Section A: National Data System Coding (ie PCS)

Transaction Code NDPES Mo/Day/Yr Inspection Type Inspecror Facility Type
N 3 WV0103724  07/17/2008 C S 2
Bemarks:
Inspection Work Days Facility Seif-Monitoring Bl QA Reserved
' Evaluation Ramnng
1 5 N N

I 3 _Scction B: Facility Data .
0Old Srandard [LLC Entry Time: 12:30pm | Permit Effective
Date: 3-17-2005

Name and Location of

Facility Inspected: Millville Rd

Millville, WV 25432
Name(s) of On- Mike Mercer Exit Time/Date: Permit Expiration
SiteRepresentatives(s) Contractor for the plant operations 2:13pm A3Aves  f Dater 2-15-2010
Titles/Phone and ¥Fax (304)279-3334: cell a "/j”’
Numbers: {304)724-4250: fax
Name, Address of Herbert Jonkers Other Facilicy Data:
Responsible PO Box 341 Conracted: l
Official/Title/Phone/Fax: | Millwood. VA 22646 Yes ] No (X

Section C: Areas Evaluated During [nspection
M - Marginal; N - No; N/A - Not Applicable; N/E - Not Evaluated; S - Satisfactory, U - Unsatisfaciory; ¥ - Yes

S _{ Permirt S Flow Measurement § N/E Sampling s Operations & Maintenance
S Reacords/Reports N/E Laboratory N/A Compliance N/E Sludge Disposal
Schedule
S Fac Site Review S Eff/ Rec. Waters S Self- : N/E Pollution Prevention
Az Monitoring
S Pretreatment NiA Stonnwater N/A CS0O/SS0 N/A Multimedia
N/A Groundwater Data NiA Unpermited
Bypass

Section D¢ Summary of Findings / Comments {(attach additional sheets if necessary):
This facility appears to be operating properly. The plant has been in service since March 2008,
Compliance Assistance (check all that apply): Troubleshooting [} Records/Reports [] Sampling []

Name/Signature(s) of Inst éetors(s) Agency/Qffice/Telephona/Fax Date
Michael Kanehl #% /Zxé,/ WVDEP - HC 63 Box 2345 7-25-2008
Sarah Woody £~ i 7.0 Romney, WV 26757 e iaz
’ ~aadt Lijomt - 304-82‘_);-7266 304-822-3687 LEmees
Signature of Management QA Reviewer Agency/Office/Phone/Fax Date
Jack Fleshman ) WVDEP - HC 63 Box 2543
7.4 77 4 o Romney, WV 26757 T-25-08
ya N S 304-822-7266  304-822-3687

* Revised: October 2003




Summary Attachment to EPA Form 3360-3
Old Standard LLC -178-

CEl of July 17, 2008
Page3 of 3

Sampling

Sampling locations, methods, and frequencies conform to NPDES requirements. Sampling
location and methods provide representative samples. Samples are taken in required
containers and preserved as stated in 40 CFR, Part 136. Samples for fecal coliform and
BOD appear to be taken using approved protocols. Chain-of-custody forms are maintained

on-site and available for inspection.

Operations & Maintenance

All treatment units were :operating properly at the time of inspection. Routine and
preventative maintenance items are scheduled. Plant O&M manuals are onsite. As
previously mentioned, auxiliary power is available. Spare parts for the equipment are

available.

Sludee Disposal

The sludgs is land applied on the Style’s Farm in Rippen, WV, This site (WVSG10026) is
permitted through Snyder Environmental, therefore this site was not evaluated.



