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SUMMARY 
 

    
    
    

Breckenridge East, Breckenridge East, Breckenridge East, Breckenridge East, a Residential Subdivision 
 
 
 

Breckenridge East is located within the Residential Growth Zoning District surrounding Ranson 
and Charles Town.  It is north of Flowing Springs Run and east of Old Country Club Road.  It 
is part of the overall 800+/- acre Breckenridge Development that includes Breckenridge Phase 
1 on the west side of Old Country Club Road and Breckenridge North, accessed from Job 
Corps Road.  A Community Impact Statement was originally submitted for Breckenridge East 
in June 2003.  Updated information is now being presented.   
 
Breckenridge East is a phased development of 694 single family homes on 415+/- acres of the 
site.  Public water and sewer lines are located adjacent to the site and will be extended into 
the project.  Water will be provided by Jefferson Utilities and sewer will be provided by the 
Jefferson County Public Service District or a private utility. 
 
The majority of the 474+/- acres tract is located in the Residential Growth Zone and the 
residue portion (not being developed at this time) is located in the Residential/Light Industrial/ 
Commercial Zone of the County.  Most of the site is surrounded by either existing or approved 
residential subdivisions.  Beallair, a residential subdivision is currently under construction to 
the south and Butler Farms, an approved single family subdivision is located to the north.  The 
original Breckenridge is located to the west and to the north is Breckenridge North. 
 
The main entrance will be from Old Country Club Road with a secondary entrance through 
Breckenridge North onto Job Corps Road.   
 
Breckenridge East will contain community facilities, including a pool and bath house, tennis 
court and a community park.  Pocket parks and tot lots will also be located through out the 
community. 
 
Children residing in the development will attend the following schools: T. A. Lowery 
Elementary School, Wildwood Middle School and Jefferson High School at Shenandoah 
Junction.  
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Concept Plan (Reduced)
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Breckenridge East, Breckenridge East, Breckenridge East, Breckenridge East, a Residential Subdivision 

 
 

General Description 

 
A. General Description of the Project 
 

1. Name, Address and Telephone Number of Owner/Developer 
 

Mr. Jerry Connelly, VP 
B.C. Partners, Inc. 
24012 Frederick Road 
Clarksburg, MD 20871-9718 
301-428-0800  Fax:  301-428-1736 
 
2. Name, Address and Telephone Number of Contact Person 

 
Annette G. van Hilst, Senior Land Planner  Daniel Snyder 
Dewberry       B.C. Partners, Inc. 
P.O. Box 35      24012 Frederick Road 
Charles Town WV 25414     Clarksburg, MD 20871-9718 
304 725 4572  Fax:  304 725 6896  301-428-0800 

 
 

3. Tract Size, Shape, Location and Zoning 
 
The subject tract size is approximately 415+/- acres in size and is part of the overall 855 acre 
Breckenridge development.  The tract is an irregularly shaped property extending east from 
Old Country Club Road.   
 
The project is generally located north of Flowing Springs Run and east of Old Country Club 
Road (WVA Route 24).  The proposed entrance is located just under one mile north of the 
intersection of Old Country Club Road and US Highway 340.   
 
The zoning is “Residential - Growth District”.  A small portion of the easternmost portion of the 
property is zoned “Residential – Light Industrial – Commercial”. 
 
Allowed uses in the Residential Growth District when water and sewer is provided include 
single family homes on lots as small as 6000sq. ft. each, town homes, multifamily homes and 
small scale commercial development related to the residential development.  Similar 
residential uses are also allowed in the Residential – Light Industrial – Commercial District. 
 
(Please refer to Site Location Map, Exhibit “A” at page 41)  
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The property is made up of the following parcels: 

Tax District  Map  Parcel Area / land  Deed  Proposed for 
      Name   # # records Ref.  Development 

• Harpers Ferry  10 2 99.45  850/470 99+/- Acres 
(Tract I) 

• Harpers Ferry  10 3 233.54  850/470 233+/- Acres 
(Tract IV) 

• Harpers Ferry  10 10 141.11  850/470 83+/- Acres 
(Portion of Tract III) 

Totals:      474+/-acres   415+/- acres 
 to be developed at 
 this time 

Please refer to Tract Map, Exhibit “A-1” at page 42 and Exhibit B-2 Existing Conditions at 
pages 50-51. 
 
Located within the parcel is a 3.67 acre parcel belonging to Potomac Edison (DB.821 P483 
and containing an Alleghany Power Substation, Parcel 3.5 on Tax Map 10, Harpers Ferry 
District.  It is reached by an existing gravel road traversing the property. 
 
 

4. Project Design or Layout 
 
The phased single-family community will include a community pool and a Community Park.  
To further increase open space and to encourage pedestrian use, “pocket” parks are located 
in convenient areas throughout the project for passive recreation.  Tot lots are scattered within 
the development.  Walking trails will parallel Breckenridge Way (the main spine road), the 
major cross streets and connect the recreational facilities and a proposed future elementary 
school site to the development.  Cross streets will serve most of the single family lots.  The lots 
are generally located so that they center on an open space or on a pocket park lending 
neighborhood identification to each part of the subdivision.   
 
A secondary entrance is proposed to the north and will connect with existing Breckenridge 
Way in Breckenridge North.  In order to identify the entrance to Breckenridge North, a traffic 
circle is proposed.  This will both act as an entrance feature, but also assist in maintaining 
slower vehicle speeds.  Additionally, right of way has been left available for road connections 
to both the residue parcel and the adjoining parcel to the east. 
 
The community swimming pool, and bathhouse, tennis court, parking area and tot lot will be 
built and operational on or before the 348th home is occupied (This number was chosen as it 
represents the mid point of Phase 3 in the home construction schedule)..  The developer may 
build the pool earlier if conditions warrant.  This facility will include parking for users as well as 
being connected to the trail system.   
The Community Park is planned to contain a soccer field, softball field, practice field, tot lot 
and a multi-age playground and will be located in the center of the site.  Parking facilities will 
be included for this park.  The park will also have access to the walking trail. 
 
The tot lots are located through out the development.  They will be so located as to be at least 
25 ft. from any street right of way and 100 ft. away from the transmission lines traversing the 
property.   
 
The pocket parks are designed as passive outdoor areas with berming and landscaping, 
possibly with some seating and walking areas.  These parks are designed to create focal 
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points within the neighborhoods and to provide points of interest.  They create a convenient 
location for neighbors to stop and chat. 
 
The project will initially enjoy two points of access.  The primary spine road (Breckenridge 
Way) ties into Old Country Club Road at the western property line and is planned and 
designed to accommodate the majority of vehicles. A highway entrance permit has been 
obtained for this entrance (Please refer to Highway Permit, Exhibit “A-2” at pages 43 - 46).  
This spine road will connect Old Country Club Road to the existing Breckenridge Way at 
Breckenridge North.  The spine road will be designed and built to WVDOH standards and will 
only have limited driveway access in the northern portion of the site.  Additionally, two traffic 
circles and islands at major intersections will be built as traffic calming devices.  Intermittent 
berms will be located along Breckenridge Way to provide landscaping opportunities and to 
provide visual relief. 
 
The secondary access point is northward to Job Corps Road.  It is an existing roadway 
(Breckenridge Way) serving Breckenridge North.  The existing road will be connected to the 
new road via an entrance feature that will also serve as a traffic calming device.  The 
Breckenridge North Final Plat clearly indicates a connection into the property proposed for 
Breckenridge East.  As Developers of both Breckenridge North and of this tract, B.C. Partners 
retain the right to use the existing Breckenridge Way in North Breckenridge for access from 
Breckenridge East to Job Corps Road. (See Exhibit “A-3” at page 47) 
 
We note that an existing driveway easement located on the adjacent property to the east 
accesses the Shepherdstown Pike (WV 230) at the eastern end of the property.  However, this 
access is too narrow to allow construction of a subdivision road that would meet County 
standards.  It possibly could be used as an emergency access.  In designing the subdivision 
we have planned for a possible entrance from the Shepherdstown Pike at some point in the 
future.  However at this time, the adjacent property is not available.  
 
The project will be served by public water from Jefferson Utilities and sewer is anticipated to 
be provided by either the Jefferson County Public Service District or a private utility.   
All of the roads within the project will be paved open section (swales) constructed to County 
standards.   Storm water management facilities will be provided where necessary.   
 
As you may recall, the Breckenridge Community was under different ownership in the 1980’s.  
At the time, the proposed plan included higher density uses such as multi-family, townhomes 
and small lot single-family homes.  In light of the marketing study completed and updated for 
this project, and for what the present owner/developer believes is a better use of the land, the 
CIS before you today reflects a reduction in the number of home sites and includes a larger 
degree of open space and improved community areas.   
 
Additionally a Community Impact Statement was submitted for this project in June 2003.  This 
CIS was reviewed by the Planning Commission in August and September 2003.  The 
Commission did not accept the Community Impact Statement, stating that the CIS “ fails to 
provide sufficiently detailed information to permit an examination of the scope of the subdivision 
proposal particularly as it relates to the provision of basic governmental services including but not 
limited to transportation and roads, schools, police protection, fire protection and EMS services.” 
 
We note that since that time, the WVDOH has reviewed and approved the overall project 
Traffic Study prepared by Kellerco (in accordance with WVDOH requirements) and portions 
are included at Exhibit “M-2” at pages 197-260 and has granted an entrance permit for the 
Old Country Club road entrance for the proposed subdivision.  Also, Jefferson County has 
imposed impact fees for all new development.  These impact fees are charged for schools, fire 
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protection, sheriff, police protection, EMS and for parks and are designed to mitigate the 
impact of new development.   
 
Additionally the owners and developers have proposed to provide land for an elementary 
school (See letter at Exhibit “L” at pages 151-152) and are currently in negotiations with the 
Jefferson County Public Service District to provide a site for a new sewage treatment plant. 
 
We also note that the owners and developers of this subdivision previously developed both 
Breckenridge and Breckenridge North.  Both these developments are complete and are built 
out.Please refer to Concept Feasibility Plan in the rear pocket. 
 
 

5. Number, Approximate Size and Location of Proposed Lots or Building Sites   
 

The subject project consists of 694 single-family lots on 415+/- acres.  The approximate areas 
and widths are as follows: 

• The lot areas will range from approximately 7500+/- sq. ft. to over 47,400+/- sq. ft.  
• The lot widths will range from 80 to 85 ft. (approximately 74% of the lots) to over 100 ft. 

(approx. 26%).  The smallest lot will be 7,600+/- sq. ft. and the largest lot will be 
approximately 47,400+/- sq. ft. 

 
The following table is provided 

Type Smallest  
lot  

Largest 
lot 

Average
lot size 

Net total 
area 

Net 
density 

Gross 
density 

Parkland  NOTES 

Single 

family  

residential 

7,600+/- 
sq. ft. 

47,400+/-
 sq. ft. 

16,413+/-
sq. ft. 

261.5+/- 
 acres 

2.65 

 units  

/acre 

1.67  

Units 

/acre 

4% of 
268.9+/-  

261.5+/- 
acres or  
10.46 acres 
req. 

694  
units  
total 
on  
415+/- acres (not 
including residue) 

Dedicated 

Parkland 

(playing fields 

& pocket 

parks) 

.2 acres 8.2+  
acres 

 21.3+/- 
acres 

  21.3 +/- 
acres 

provided 

Open areas    45.1+/- 
acres 

   

SWM    7.7+/- 
acres 

   

 
Total open 
area, parks & SWM 

 is 74.1+/- acres 
or 18% of the area 
proposed for 
development 

Right of way    79.3+/- 
acres 

    

Residue     59.1+/- acres     

TOTAL    474+/- acres     

 

For single homes on sewer and public water, the following apply: 
• The minimum lot size provided is approximately 7600+/- sq. ft., while the minimum lot size 

required is 6000 sq. ft. 
• The gross lot area per dwelling unit is 26, 048+/- sq. ft., while the gross lot area per dwelling unit 

required is 10,000 sq. ft.  We note, that if you use only the lot areas in residential use or 261.5 
acres, the net area per dwelling unit is 16,413+/- sq. ft. which is more than 10,000 sq. ft. of gross 
area required per unit. 

• Required set backs are: 25 ft. front set back, 12 feet side yards and 20 ft. rear 
• Maximum building height is 40 ft. 
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The residential project is designed so that the particular lot sizes and locations compliment 
abutting land uses, with regard to use and density, both internal and external to the 
development. 
 
 

6. General Description of Surface Conditions (Topography) 
 

The area proposed for development is moderately sloped at about 1 to 10 percent, including 
several rock outcroppings and consists primarily of areas of cropland.  A ridgeline, ranging in 
elevation from 430 to 500 ft. runs generally northeast from a mid-point of the westerly property 
line (along Country Club Road), through the sub-station to the western property line.  The 
ridgeline effectively defines the major drainage divide.  The ridgeline grade gradually descends 
to the northwest and to the southeast to minor swales.  Two minor “saddles” exist along the 
ridgeline.  The site includes isolated wooded areas, most of which have been preserved in the 
Concept Feasibility Plan for wildlife habitat and for aesthetic appeal for future residents.  The 
neighboring properties include moderate slopes.  
 

The highest point on the property is over 500 ft. elevation and is located near Old Country Club Road 
in the western portion of the property.  The lowest point is below 420 ft. elevation at the north-east 
corner where Flowing Springs Run exits the property. 

 
 
7. Soil and Drainage Characteristics 

 

a.  Soils are shown on Sheets 9 and 10 of the Soil Survey of Jefferson County, West Virginia, 
issued February 1973 (Please refer to the attached Soil Survey, Exhibit “C” at page 52).  The 
on-site soils are listed as: 

DgB Duffield silt loam, 2 to 6 percent slopes 
DgC Duffield silt loam, 6 to 12 percent slopes 
DgC3 Duffield silt loam, 6 to 12 percent slopes, severely eroded 
FbB Frankstown shaly silt loam, 2 to 6 percent slopes 
FbC Frankstown shaly silt loam, 6 to 12 percent slopes 
FbC3 Frankstown shaly silt loam, 6 to 12 percent slopes, severely eroded 
FbD3 Frankstown shaly silt loam, 12 to 25 percent slopes, severely eroded 
FcD3  Frankstown very rocky silt loam, 12 to 25 percent slopes, severely eroded  
HfB Hagerstown and Frederick cherty silt loams, 2 to 6 percent slopes 
HfC Hagerstown and Frederick cherty silt loams, 6 to 12 percent slopes 
HhC3  Hagerstown and Frederick cherty silty clay loams, 6 to 12 percent slopes 
Ho Huntington silt loam, local alluvium 
Lo Lindside silt loam, local alluvium 

 
There are five (5) primary soil types on the development: the Duffield, Frankstown, Hagerstown 
and Frederick, Huntington and Lindside series.  These soils are deep, well-drained soils, which 
were formed in material weathered mainly from limestone, silty limestone, limy shales, and 
alluvium washed from limestone uplands.  According to the 1970s soil map, construction 
limitations were generally slight to moderate, except in lower-lying areas of the Lindside series, 
where limitations can be severe. 
 
Since 2003, the soil maps have been updated.  According to the NRCS, the new soil types are 
as follows: 

DyC Duffields-Ryder Complex 8 to 15% slopes 
Fk Funkstown Silt Loam 
HbB Hagerstown Silt Loam, 3 to 8% slopes 
HbC Hagerstown Silt Loam, 8 to 15% slopes 
HeC Hagerstown Silt Loam, 8 to 15% slopes, very rocky 
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PmB Poplimento Silt Loam, 3 to 8% slopes 
PmC Poplimento Silt Loam, 8 to 15% slopes 
PpB Poplimento Silt Loam, 3 to 8% slopes, very rocky 
PpC Poplimento Silt Loam, 8 to 15% slopes, very rocky 
RrD Ryder-Poplimento complex, 15 to 25% slopes, very rocky 
Tm Tom Silt Loam 
Uu Urban land-Udorthents 

The Poplimento series have limiting factors for construction of homes and streets due to shrink 
swell factors, the Ryder-Poplimento Complex has limiting factors due to slopes and the Tom Silt 
Loam is subject to ponding. 
 
The updated information is below and on the following pages: 
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b.  The project drains to two major drainage basins: the Shenandoah and the Potomac rivers.  
There is a total of five (5) on-site sub-drainage sheds, with four (4) draining in a north-to-south 
direction directly to Flowing Springs Run, a tributary of the Shenandoah River, and the fifth 
draining in a south-to-north direction to an unnamed tributary of Elks Run that eventually flows 
to the Potomac River. 
 
Portions of the Breckenridge East property were previously utilized as apple orchards. The 
application of pesticides associated with this prior agricultural use has resulted in elevated 
arsenic levels within some of the surface soils in these areas. The developer is committed to 
working with the West Virginia Department of Environmental Protection on an appropriate 
remediation plan to address this issue. 
 
 

8. Existing Natural or Man Made Features including Vegetative Cover,  
Water Bodies, Quarries and Rock Outcroppings 

 
During the past several years, most of the property has been cropland.  The fence rows and a 
small number of isolated wooded areas include various ages of tree growth and scrub brush.  
The geology is Elbrook Formation, which is argillaceous, dolomitic limestone with beds of 
dolomite and algal limestone.  There are several limestone outcroppings.  The property does not 
include a quarry or any natural water bodies.   However, an all weather stream, Flowing Springs 
Run is located on adjoining property at the southern edge of the Residue parcel.  It flows to the 
Potomac River. 
 
The balance of the property includes an overhead power line that runs in a north-south direction 
and a related sub-station (the substation is located on a separate parcel and is surrounded by 
the property).  A gravel drive runs from Old Country Club Road to the existing substation.  An 
existing drive, located adjacent to the Halltown Paper Plant, provides access from the 
Shepherdstown Pike to the former farm located on the eastern portion of the site. 
 
A 1988 Sink Hole Inventory Map from the Natural Resource Conservation Service is attached as 
Exhibit “K” at page 149 and depicts a sinkhole located towards the southwest corner of the 
property.  A letter from a geotechnical engineer Hillis – Carnes, Inc. is attached as Exhibit “K-1” 
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at page 150 and concludes, by way of field-investigation of the subject area, that the sinkhole 
shown on the 1988 Sink Hole Inventory Map does not exist. 
 
 

9. General Location of Existing Structures 
 
There are three existing structures on the property.  All are shed type structures and are 
 

   
Existing shed east side Existing building east side Existing building to south of power 

station 

 
to be removed.  All other structures previously located on the property have previously been 
removed.  The letter from the West Virginia Division of Culture and History, Exhibit “D” at 
page 53 notes that there are no historically significant sites located on the property.    
 
Located on a 3.67 acre site in the center of the property is an existing Alleghany Power 
substation (not on this parcel) and associated overhead power lines.   
 

 
Substation showing existing berm  

 
The substation, belonging to Potomac Edison (Allegheny Power is the successor to Potomac 
Edison) and located in the middle of the site, has a high fence around it.  All equipment within it 
is located at least 20 ft. away from the fence.  A berm already exists around a portion of  the 
power station.  Additional landscaping and berming will be constructed around the substation 
(on the subdivision site) to screen it.  All recreational facilities will be located at least 80 ft. away 
from the existing fence and be separated from the substation by the landscaped berm.  The 
berm will act as a screen and have evergreen plantings.  The substation will be visually and 
physically screened from the park.   
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10. General Location and Description of Existing Easements or Rights-of-Way 

 
An Allegheny Power, Inc. right-of-way/easement 100 feet wide (DB 703 P804) currently 
traverses the property in a north-south manner.  A power substation, containing 3.67 acres, is 
owned and maintained by Allegheny Power, Inc. and is located along the aforementioned 
easement.  It is recorded at DB 821 P483.   A 20 ft. wide option easement running from the 
north of the power station and to the west of the existing 100 ft. wide easement as shown on a 
drawing recorded at DB 703 P604 and recorded in the deed at DB 821 P477 also exists. 
 
A 50 ft. wide temporary access easement recorded at DB 703 P604, for the use of Allegheny 
Power to access the sub-station traverses the property from Old Country Club Road to the sub-
station.  According to the land records this easement is to be used until public roads are 
developed and are to run from public roads over the property to the substation. 
 
This easement will be relocated to overlay the final street layout so as assure continued access 
for Allegheny Power.  The easement and substation are depicted on the Concept Feasibility 
Plan and the design of the development considered their locations. Various other minor 
easements (service connections to buildings), generally associated with undeveloped land, 
traverse or abut the property, and will be incorporated, properly relocated or extinguished as the 
design phase proceeds. 
 
A 70 ft. wide easement to the northeast exists as well as a 15 ft. wide underground easement 
running north from the substation and then along the planned interior roads when they are 
eventually constructed.  Both are recorded at DB 821 P 477.  See Exhibit “E-1” at page 97 for 
a sketch of existing electric utility easements. 
 
This office has reviewed the land records and found no other easements 
 
 

11. Existing Covenants and Restrictions 
 
The existing HOA documents for Breckenridge North cover this parcel.  A copy of the covenants and 
changes to the same is attached at Exhibit “E” at pages 54-96.  There are no other existing 
covenants and restrictions on the subject property.  A search of the land records was carried out by 
this office and identified no other existing covenants or restrictions on the property. 
 
 

12. Approximate size, location and purpose of areas to be dedicated 
 
The owner/developer intends to create and dedicate the following areas (please refer to the 
Concept Feasibility Plan) to the Home Owners Association (HOA): 
 
Purpose              Approx. Size  Location  

Rights of Way including all roads 
& easements for walkways    79.3 +/- ac.  As depicted 
Pool, bathhouse, tot lot, tennis courts     1.0 +/- ac.  As depicted 
Soccer, softball and practice fields   10.4 +/- ac.  As depicted 
“Pocket” Parks        7.0 +/- ac.  As depicted 
Open areas      45.1 +/- ac.  As depicted 
Stormwater Management. Areas     7.7 +/- ac..  As depicted 
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Rights of way will include all streets, cul de sacs, entry signs and street signs, centralized mail 
box area or areas, vehicle pull off(s) and bus shelter(s).  The exact locations for the mailboxes, 
pull offs and shelters will be determined at Preliminary Plat stage.  Entry signs will be located 
at the major entrance to the subdivision with possibly a second sign to the north where the 
subdivision adjoins Breckenridge North.  Additionally, land is reserved for future road 
connections to the residue and to the property located to the east of the proposed 
development.  Rights of way will range in size from 50 ft. for residential streets to 80 ft. for the 
main north south spine road with some residential streets being 60 ft. wide. These 60 ft. wide 
residential streets may eventually serve as connectors to the residue and the parcel to the 
east.  All streets will be open swale with street sections designed to Jefferson County 
standards. 
 
See Exhibit “Y” at page 290 of the text for typical road sections. 
 
All the streets are to be dedicated to the Homeowners Association for maintenance and 
upkeep. 
 
Recreational Facilities will include: 

• A swimming pool (a 25 meter pool) and bath house, including a tennis court, tot lot and 
associated parking located near the main entrance off of Old Country Club Road.  This 
area contains 1 acre.   

• A central park containing soccer, softball and practice fields; a playground area 
including a tot lot, as well as associated parking will be constructed in the middle of the 
subdivision contains 10.4 acres. 

• A passive park located in the north portion of the subdivision contains 11 acres and is 
included in the open areas calculations. 

• 12 pocket parks ranging in size from.2 acres to .72 acres are located through out the 
subdivision containing 7.6+/- acres 

• Open areas are located around storm water management areas, in natural drainage 
ways and other areas.  These areas contain an additional 3 tot lots and playground 
areas. 45.1+/-acres are included in the open areas including the passive park.   

• Recreational walking trails along the main spine road and the two major cross streets 
join the pool complex with the central park and the passive park to the north as well as 
neighborhoods located to the east of Breckenridge Way.  These trails will run within 
open areas located next to the spine road or within the right of way.  A 5 foot easement 
will be created along the cross streets where required to contain the walking trail or 
path. 

 
The recreational facilities will be made available to the property owners in both the original 
Breckenridge and Breckenridge North communities.  The facilities will be made available to 
these property owners on a prorata fee or membership basis.   
 
The recreational facilities will be dedicated to the Homeowners association for operation, 
maintenance and upkeep. 
 
Storm water management facilities are located within the open areas.  5 SWM facilities are 
proposed and located within existing swales.  Four are located in the southern portion of the 
property and one in the northeast portion of the property.  11.9 acres are included in the SWM 
areas.  Storm water easements as necessary will also be dedicated to the HOA.  These will be 
located at Preliminary Plat stage. 
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All of the storm water management areas will be dedicated to the Homeowners Association 
(HOA) for maintenance and upkeep.   
 
Other Dedications: 
 
Land will be dedicated to the WV Division of Highways to allow the eventual widening of Old Country 
Club Road to a 50 ft. wide right of way along the existing road frontage.  This will entail a strip 25 ft. 
wide and approximately 1300 ft. long paralleling the existing road frontage (current ownership of the 
parcel is to the road centerline).  This will include approximately .75 of an acre of land.. 
 
An access easement over the Breckenridge Way (the spine road) from Old Country Club Road to the 
existing Alleghany Power substation will be dedicated to Alleghany Power to allow access to this 
property located in the middle of the site. 
 
Water line and sewer line easements will be dedicated to the appropriate utility provider as necessary 
once water and sewer infrastructure has been completed. 
 
 

13. Intended Improvements 
 
As depicted on the Concept Feasibility Plan (In the back pocket) and discussed in 12. above, 
the project will include the necessary public roads, utilities, storm water management facilities, 
and recreation and open space areas to support an attractive and viable residential Community.  
To facilitate vehicle flow, the roadway network includes a “spine” or central road (Breckenridge 
Way) from which branch smaller, lower volume roads.  The network disperses traffic by 
providing a variety of pedestrian and vehicular routes to homes, common areas and destinations 
outside of the Community.  
 
For example, a hiker-biker trail set back along the “spine road” as well as walking paths along 
the two major east west roads are proposed to promote pedestrian and cyclist use of the central 
road for exercise and access to neighborhoods and recreation areas.  Earthen berms will be 
placed periodically along its common property line with home sites to provide visual interest for 
passers-by and vehicle buffering for the residents.  Partial medians were placed at many points 
along the “spine road” to encourage slower vehicle speeds.  Slower vehicles allow for an 
environment more suitable for pedestrians and bicycles.  The use of cul-de-sacs also promotes 
a greater sense of community within the many neighborhoods. 
 
The paved roadways will be open section, and will be designed to direct storm-water to water 
management facilities, while also maximizing infiltration within the swales. 
 
The project proposes a pool and bathhouse, tennis court, and a Community Park that will 
include a soccer field, softball field, practice field, tot lot and a multi-age playground.  Parking 
spaces will be provided for the Community Park. To further increase open space, “pocket” parks 
are located in convenient areas throughout the project for passive recreation. 
 
Storm Water Management: 
 
Storm water will be handled by road side swales and storm drainage swales eventually leading 
to dry ponds (to be determined at preliminary Plat stage). 
 
The owner/developer will provide storm water management (SWM) designed in accordance 
with Section 8.2.c and Table 8.c.1 of the County Subdivision Ordinance for all development 
areas draining in these sub-drainage sheds.  The SWM facilities will provide quantity controls 
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and water quality controls as required by the County Subdivision Ordinance.  As required, the 
SWM designs will review safety measures to minimize adverse impacts to downstream 
property.  
 
Erosion and sediment controls (stone entrances, earth dikes, sediment traps, silt fences, etc.) 
and phased and limited site grading, will be implemented during site construction to minimize 
soil losses and / or erosion. 
 
Utilities: 
 
All lots will be served by public water and sewer.  Electric lines, cable TV lines and telephone 
lines shall be located underground. 
 
Individual lot improvements: 
 
Each residential lot will contain a single family house to be built in accordance with the 
requirements of Jefferson County. 
 
 

14. Intended Land Uses   
 
The project will include 694 single-family homes.  Within these single family homes, up to 114 
home based businesses as allowed by the Jefferson County Zoning ordinance (Section 4a.1 
Home occupation 1 may be allowed.  The approximate areas and widths of the lots are as 
follows: 
 

• The lot areas will range from  
• 7,500+/- sq. ft. to over 47,400+/-sq. ft.  
• The lot widths will range from a minimum of 80+ ft. (approx.74%) to over 100 ft. (approx. 

26%)  
 

The improvements (sheds, pools, etc.) associated with the homes will be similar to those in the 
area. 
 
Other land uses are parklands that will include the following: 

• A pool and bathhouse, tennis courts.  
• A Community Park with a proposed soccer field, softball field, practice field, tot lot and a 

multi-age playground. 
• To further increase open space, “pocket” parks are located in convenient areas 

throughout the project for passive recreation. 
 
 

15. Intended Earthwork that would alter the Natural Topography 
 
The site design for the Concept Feasibility Plan of home sites, common areas and roadways 
occurred only after the careful review and consideration of the existing terrain, its natural 
contours and its relationship to neighboring properties and abutting roadways.  The roadways, 
as one may note from the Concept Feasibility Plan, are proposed in areas that align with the 
contours of the land, and result is a minimal amount of cutting and filling of the natural 
topography.  Grading will be conducted as necessary for the installation of the spine road, sewer 
and water services, and to facilitate storm water management.   
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It is anticipated that one sixth of the site will require grading for roads and SWM facilities.  Time 
and time again, the owner/developer has witnessed that working with the existing characteristics 
of the land results in greater appeal to the eventual residents, the environment, and the 
economics of a proposal. 
 
 

16.   Proposed Covenants and Restrictions 
 
The property is currently governed by the Breckenridge North HOA documents as noted 
previously.  A copy of the existing covenants is at Exhibit “E” at pages 54-96.  These 
covenants will be the covenants for Breckenridge East with the proposed change discussed 
below.  
 
We note that the existing covenants submitted allow home offices, but the following change is 
proposed and will apply to Breckenridge East only: 

“All primary dwellings on the lots within Breckenridge East shall be used for private 
residential purposes exclusively, except that a home office may be maintained in a 
dwelling, provided that (a) such office is registered with the Board of Directors (b) such 
registration shall be performed prior to business startup (c) registrations will be limited 
to a maximum total of 114 homes at any one time (d) registrations will be granted on a 
“first come first served” basis, (e) such maintenance and use is limited to the person 
actually residing in the dwelling, with no more than (1) customer or client at a time 
visiting the home office, (f) such maintenance and use shall be in strict conformity with 
Section 4A.1 Home Occupation, Level 1 as defined in the “Zoning and Development 
Review Ordinance, Jefferson County, West Virginia, Adopted July 7,1988, As 
Amended.”, (d) no materials for the business are stored outside the dwelling.”  

 
 

17. Tentative Development and Construction Schedule 
 
It is anticipated that development of this property will commence in mid 2008 with home sites 
becoming available in 2009.  At that time the owner/developer believes that the home buyer market 
will have recovered from the downturn experienced in 2006-07 and that a seven year build out is 
feasible.  
 
Following the approval of the final plat, the project’s development and seven-year home construction 
schedule is as follows: 

Initiate site development: Summer 2008 with final completion scheduled for 2016.  The following table 
represents our best estimate with regards to construction of improvements and absorption of the 
proposed houses in the local housing market.  Phasing could be slowed up or speeded up depending 
upon market conditions.   

We also note that Breckenridge Way would be completed to provide a second entrance off of Job 
Corps Road once 50 homes have been built.  The community swimming pool and associated facilities 
are proposed to be constructed during Phase 4.   
 
Each phase will have approximately the following number of lots: 
Phase 1 = 100 lots  Phase 3 =  99 lots  Phase 5 =  99 lots Phase 7=  99 lots 
Phase 2 =  99 lots  Phase 4 =  99 lots  Phase 6 =  99 lots 
 

The chart on the next page graphically shows the phasing:  
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Phase 2008  2009 2010 2011 2012 2013 2014 2015 2016 

1 Build  
houses 

Complete selling 
phase 

      

2 Build  
houses 

Complete selling 
phase 

     

3 

Site work 
Including 
 major  
road &  
SWM Build  

houses 
Complete selling 
phase 

    

4  

Site work 

Build  
houses 

Complete selling 
phase 

   

5   Build  
houses 

Complete selling
phase 

  

6   

Site work 

Build  
houses 

Complete selling 
phase 

 

7    

Site work 

Site work 

Site work 

Site work Build  
houses 

Complete selling 
phase 

 

See Exhibit “B-1” at page 49 for a proposed layout of the project phases. 
 
18. Market Surveys and Feasibility Studies 

 
Please refer to the enclosed Market Survey, prepared by Pitheon Marketing Productions, LLC, dated 
April 2003 and the Jefferson County Residential Summary prepared in July 2007, also by Pitheon 
Marketing Productions LLC at Exhibit “F” at pages 98-129 and Exhibit “F-1” at pages 130–141, 
respectively. 
 
The original 2003 market study points to a rising market and recommends an absorption rate of 2 
home sales per builder a month.  It also recommends placing the house product in the midrange with 
regards to price and recommends a targeted mix of potential homebuyers, including households 
moving up from townhomes or rentals, empty nesters and starter families.  The targeted market 
includes both out of county and in county potential buyers.   
 
The 2007 report indicates that house sales are at a lower level than in prior years and that major 
builders have existing inventory.  Townhomes have been more negatively impacted than single family 
homes with regards to sales and the large builders are offering incentives to potential purchasers.  
However, the report also points out that with regards to value, a home in Jefferson County is still a 
good value compared to the rest of the Metropolitan area market. 
 
Breckenridge East is a single family residential community planned to have houses that will appeal to 
a large range of buyers.  The project will not come on line until late 2008 at the earliest.  By that time 
existing inventories should have decreased substantially and the market should be ready to absorb 2 
homes per builder a month or 99 to 100 homes a year. 
  
 

19. Anticipated Project Costs 
 
The preliminary site construction cost estimate for the project is: 

Roads (includes SWM, electric and telephone):  $ 12,294,600  
Water system:      $   4,023,700  
Sewer system:      $   6,035,500  
Total……………………………………………………………$.22,353,800  
 

 
20. Anticipated Funding Sources 

 
The funding will be provided by loans from private lending institutions. 
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Physical impacts: 

 
 
B. Relationship to the Community  

 
1. Earthwork 

 
As typically required, a degree of earthwork will be necessary for the construction of the roads, 
infrastructure, storm water management facilities and building pads.  The earthwork operation 
will occur in phases with approximately one sixth of the site to be stripped for roads etc.  All 
efforts will be made to avoid a mass stripping of the property.  Cuts and fills are expected to 
balance.  It is anticipated that some blasting will be required as utility lines are installed.  All 
blasting shall be done in accordance with the requirements of the West Virginia Fire Marshall’s 
office (NFPA 495: Explosive Materials Code 2006).   
 
Street construction may modify slightly the natural drainage patterns on the site.  Storm water 
will be routed to the storm water management facilities using drainage swales and storm drains 
where necessary.  The storm water management facilities will be constructed in accordance with 
Section 8.2.c and Table 8.c.1 of the County Subdivision Ordinance.  Suitable measures will be 
taken during construction to ensure proper management of soil and erosion issues including use 
of stone check dams, sediment basins and silt fences to control storm water run off.  
 
As depicted on the Concept Plan in the rear pocket, an effort has been made to retain some of 
the isolated wooded areas and wooded fencerows. 
 
 

2. Conversion of Farm Land to Urban Uses 
 
The property is zoned residential growth and is an area designated by both the current Zoning 
Ordinance and the County’s adopted Comprehensive Plan for the majority of the County’s new 
growth to occur.   
 
Currently about 65% of the property is used for agricultural purposes.  The current crops are 
soybeans and corn.  The current owner/developer is not involved in the farming business and 
plans to convert the property, over a period of seven years, for use in the proposed 
development.  As previously noted, focusing growth into growth areas/boundaries is a nationally 
recognized “smart growth” implementation tool to preserve agricultural resources. 
 
All of the property (except the residue) will be converted from farm use as the project is built 
out over seven years.  415+/- acres will no longer be available for farming.  However, we note 
that these parcels are zoned Residential Growth and the intent of both the adopted Zoning 
Ordinance and the adopted Comprehensive Plan is to channel growth into these areas. 
 
 

3. Wildlife populations and Endangered Species 
 
The proposed development will generally occupy the same area as the area that was being 
farmed.  It is not anticipated that the development will have an adverse effect on existing 
wildlife.  It is actually possible that once the development is built that local wildlife such as 



Breckenridge East CIS  Jan. 22, 2008 

 

 
  

 

22 

deer, skunks, raccoons etc. may actually increase due to lack of hunting pressure associated 
with a residential area. 
 
The land area of the proposed Community is inhabited by species typical to Jefferson County.  
Those species include whitetail deer, skunks, raccoons, opossums, groundhogs, squirrels, 
foxes and turkeys.  There are no known rare or endangered species of wildlife indigenous to 
the area of the proposed development.  As required during the CIS process, an inquiry was 
made to the West Virginia Division of Natural Resources for an evaluation.  A copy of their 
letter stating that they have no record of endangered species existing on the property is 
included in the Appendix as Exhibit “G” at page 142.  No survey has been conducted to 
determine if there are any rare, threatened or endangered species located on the property or 
within the wetlands located along Flowing Springs Run.   
 

4. Groundwater and Surface Water 
 
General: 
 
According to the Jefferson County Health Department, no water contamination sites have 
been documented within 1000 ft. of the site.  A letter from the Jefferson County Health 
Department is attached as Exhibit “H” at page 143.  When this project was originally 
presented a letter was received from the State Health Department .  It is at Exhibit “I” at 
pages 144-145.  It states that there are no public wells within 1000 ft. of the proposed 
subdivision.  Also, a letter was sent to Twyla Carr, at the Division of Water & Waste 
Management, DNR.  She responded by phone noting that the northern portion of the property 
is located within the Harpers Ferry Waterworks recharge area and the southeast portion of the 
property is located within the Halltown Paper Board wellhead protection area. 
 
According to the National Wetlands inventory, there are wetlands located along the very 
southern edge of the property along Flowing Springs Run.  An unnamed branch of Elk Run is 
located to the north but no wetlands are located along this stream.  Two of the wetlands that 
are located at a distance from the site next to the intersection of the railroad line and Country 
Club Road appear to be manmade shallow ponds. 
 
There are no quarries or ponds on the site and one wetland is located on adjoining property 
adjacent to the southeast corner of the site along Flowing Springs Run. 
 
Ground Water Resources: 
 
Regarding ground water, the most current study is “Fracture Trace Map & Single Well Aquifer 
Test Results in a Carbonate Aquifer in Jefferson County WV” done by McCoy, Podwysocki, 
Crider and Weary, USGS in 2005.  “Geohydrology, Water Availability and Water Quality of 
Jefferson County, WV” by the USGS, 1991 was the main source used to date for information.  
 
The subject property according to the map in the 2005 study is mainly underlain by the Elbrook 
Formation.  According to DNR, the property contains an anticline, a syncline and an 
overturned anticline.  No sink hole is located on the property 
 
According to McCue, Lucke, and Woodward, Limestones of West Virginia,1939 (p. 8-9), in the 
Eastern Panhandle of West Virginia, the Elbrook formation is at least 1,250 feet thick and 
consists of siliceous limestone and calcareous shale.  
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(  
 

 
Bold black lines with teeth indicate thrust faults (teeth indicate direction of upper plate); thin 
black lines indicate folds, green lines indicate crossstrike fracture traces and red lines are 
strike-parallel fracture traces.  The blue circles indicate tested wells and dot size is 
proportional to transmissivity values. 
 
Because the property will be served by public water and sewer, the only water that will infiltrate 
into the ground on the property will be water collected from storm drainage swales and SWM 
facilities. This water will be treated both as to quality and quantity ensuring that any water that 
may infiltrate into the ground water will not have adverse effects upon the ground water. 
 
It is anticipated that the quality of the post-development conditions of the groundwater and 
surface water will meet or exceed the existing pre-development conditions because of the 
treatment provided by the storm water management system and the reduction in nutrient loading 
caused by the reduction in agricultural processes.  
 
The stormwater will be managed and treated with a combination of grass-lined swales along 
roadways and several stormwater management facilities located throughout the project site. 
All storm water runoff from the site will be treated for both quantity and quality in accordance 
with the requirements of the Subdivision Ordinance (Section 8.2c).  Special care will be taken 
during construction to ensure proper management of soil and erosion issues particularly in 
those parts of the site that may be located in well head protection or recharge areas. 

SITE 
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A location map depicting the wetlands, ponds and marshes within one mile of the site is 
attached as Exhibit “J”.at pages 146-148.  Buffers where necessary will be created around all 
wetlands as required by Jefferson County.  The existing wetlands are located adjacent to the 
property along Flowing Springs Run and next to that portion of the site not planned for 
development at this time..  Any buffers will be shown on the Preliminary Plat.  No negative 
impact on the aforementioned areas is expected. 
 
According to the Green Infrastructure Study prepared for Jefferson County, the site lies in an area of 
medium transmittivity.  This means that a portion of rainfall will be absorbed into the aquifer and the 
remainder will drain towards both Flowing Springs Run and tributaries of Elk Branch.  The map below 
from the Study indicates this.  Run off has the potential to provide recharge directly to the aquifer 
(orange-red) or to run off into streams (blue).  Run off from the site is principally into streams and not 
into the aquifer. 

 

 
The next map indicates transmittivity or the ability of water to move through the aquifer.  The site has 
medium transmittivity  

 

SITE 
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Portions of the site affect the Elk Branch Water Protection area and the well head protection area at 
Halltown.  During preliminary engineering design, the measures as required by the WVDNR shall be 
taken to protect these areas. 
 
 

5.  Compatibility of the Project in Terms of Land Use 
 
The proposed construction of residential housing in this area is in accordance with the 
Comprehensive Plan and the Residential-Growth Zoning District in the Zoning Regulations.  A 
number of planned communities are either next to this development or under construction or 
planned: 

• Breckenridge, an existing subdivision is located directly across Old Country Club Road 
from the site.  Further to the northwest along Old Country Club Road are Walnut Grove 
and a number of small subdivisions. 

• Bordering Breckenridge, to the northwest, on Old Country Club Road is the planned 
Butler Farm Subdivision  

• To the north are Breckenridge North and Gapview Subdivision, located next to 
Breckenridge North. Farm fields, zoned for residential growth separate a portion of Gap 
View from the Breckenridge East.  

• To the east is property zoned for Residential Growth and Light Industrial/Commercial 
use.  This area currently contains some fields and a 4 lot subdivision containing a 
church, a storage building and a storage yard.  Just beyond, on the east side of 
Shepherdstown Pike are a number of smaller residential developments.  

• Bordering the property near the southeast corner of the site are the Halltown Paperboard 
Company and Halltown, an existing community.  

• Bordering the property to the south are the Beallair Development and the Sleepy Hollow 
Golf Course (which also contains a residential development). 

 
The area proposed for Breckenridge East is basically surrounded by existing or planned 
residential development.  Because of this area’s proximity to Charles Town and to major 
roadways, the proposed residential use is compatible with surrounding uses.  Where the project 
adjoins larger lots in Breckenridge North, care has been taken to create larger lots within 
Breckenridge East. 
 
A great degree of effort has been placed in preparing the Concept Feasibility Plan to provide a 
community that connects to the surrounding community, that provides community facilities for 
use of the residents and that creates neighborhoods and amities for the residents. 
 
The primary point of ingress/egress is located at a high elevation on Old Country Club Road and 
provides maximum site distance for vehicles and adequate separation from other abutting 
ingress/egress points along Old Country Club Road.  Additionally a buffer is proposed along Old 
Country Club Road to maintain the country like setting of this road.  
 
The proposed “spine” or central road(Breckenridge Way) will tie into, and become part of the 
existing Breckenridge Way to the north.  Vehicle and pedestrian access to the Community Park 
and Community Area land uses are proposed along the “spine” road to facilitate ingress/egress 
with low impact to abutting Breckenridge East residents.   
 
Particular care has been taken with regards to the connection to Breckenridge North, creating 
larger lots where the two tracts meet and creating a traffic circle to act as an entrance feature to 
Breckenridge North and to slow traffic before it enters Breckenridge North. 
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The Concept Feasibility Plan also recognizes and retains many of the existing forested areas 
and tree lines for visual and natural interest.  Specifically, many of the existing hedgerows and 
wooded areas have been preserved along property lines and outside homesite building pads.  
Furthermore, and though not required per Section 4.11 of the Zoning and Development Review 
Ordinance, green space buffering is proposed to the rear of homesites that abut off-site land 
uses that are different or potentially commercial in nature, such as the abutting Sleepy Hollow 
Golf Course and the commercially zoned property at the southeast corner of the project. 
 
 

6. Impact on Sensitive Natural Areas 
 
A 1988 Sink Hole Inventory Map from the Natural Resource Conservation Service is attached as 
Exhibit “K” at page 149 and shows a sinkhole located towards the southwest corner of the 
property.  There is no evidence of the sinkhole at this time, or in the recent memory of the farmer 
who attended to the land.  A letter from a geotechnical engineer Hillis – Carnes, Inc. is attached 
as Exhibit “K-1” at page 150 and further concludes, by way of field-inspection of the subject 
area that the sinkhole shown on the 1988 Sink Hole Inventory Map does not exist.  The primary 
existing drainage patterns will be maintained and the SWM facilities will be designed so that 
there will not be negative impacts to neighbors or future residents of the community.  
 
Suitable measures will be taken during construction to ensure proper management of soil and 
erosion issues.  Please note that all stormwater facilities will manage and treat the stormwater 
before releasing it into natural drainage ways.  There are no streams within 500 feet of any 
stormwater discharge point.  The conditions of the areas within 500 feet of the stormwater 
discharge outfall include existing swales and are adequate to accommodate the discharge.  As 
stated earlier, it is anticipated that the quality of the post-development conditions of the surface 
water will meet or exceed the existing pre-development conditions. 
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Social impacts: 

 
 
 

7.  Demand for Schools 
  
Based on information provided by the Jefferson County School Board as part of its impact fee 
analysis, there are 0.64 (0.55 per 2000 census) children for each single family residential unit 
in the County. We have further broken these numbers down, using the 2000 Census age 
tables for Jefferson County as follows: 0.29 elementary, 0.15 middle school, 0.05 ninth grade 
and 0.15 senior high for single family detached homes. 
  
Based on the creation of 694 residential lots in the subdivision and the division of the 
subdivision development into seven phase with 99 or 100 homes being developed at a time, 
the maximum overall impact will be 447 students added to the school system, but the actual 
annual impact would be no more than 100 homes at a time for an impact of 64 students per 
year.  We have projected both total and annual impact in our calculations below.   We have 
also taken into consideration the proposed redistricting plan for the county as published on 
September 28, 2007. 

  
Ages 5-10: 694 x 0.29 = 201.26 or 202 Kindergarten through Fifth Grade students would 
attend T. A. Lowery Elementary School when the subdivision is completed.  However the 
annual impact would be 29 students a year added to the current school population.  (Current 
enrollment of 638 children (10/06 figures), SBA capacity of 477).  No changes are proposed 
to the elementary school districts for 2008-09. 
 
According to the State of the Schools Report 2005 prepared by JCPS, “Spaces and growth 
are also issues at TALES.  There has been an increase in the number of sections of classes 
in both second and fourth grades.  With a number of classes at or approaching capacity, it is 
likely classes (and portable buildings) will be added to Tales for next year.  In addition, there 
have been considerable expenditures in time and money to address serious infrastructure 
issues within the school.”  
 
Currently TALES has 3 classrooms in 2 portable buildings. 
  
Ages 11-13: Currently 694 x 0.15 = 104.1 or 105 Sixth Grade through Eighth Grade 
students would attend Charles Town Middle School when the subdivision is completed.  
However the annual impact would be 15 students a year added to the current school 
population. (Current enrollment of 900 children (10/06 figures), SBA capacity of 742). 

 
According to the State of the Schools Report 2005 prepared by JCPS, “The size of the 
building and the large number of portable classrooms make concerns for security of the site a 
greater issue.  Strides have been made to make the entire area more secure by adding 
fencing, cameras, and other processes.  Of course, overcrowding continues to be a major 
issue.”   
 
Currently thirteen classrooms in eight portable buildings plus a toilet building are located at 
this school. 
 
However, according to the redistricting plan, children attending T.A. Lowery Elementary 
School are in 2008-09, to attend the current 9th grade complex which will be converted into 
Wildewood Middle School (note the building was originally constructed for this conversion).  
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The proposed 2008-09 enrollment is 494 children.   It will serve grades 6, 7 & 8 and has an 
SBA capacity of 600 children..   
 
Age l4: 694 x .05 = 34.7 or 35 ninth graders would currently attend the 9th grade complex 
at Shenandoah Junction when the subdivision is completed.  However the annual impact 
would be 5 students a year added to the current school population.  However these students 
will in 2008-09 now attend Jefferson High School which is being converted into a four year 
high school for a total of 140 students or approximately 20 students a year. 
 
Ages 15-17: 694 x 0.15 = 104.1 or 105 Tenth through Twelfth Grade students would 
currently attend Jefferson High School when the subdivision is completed.  However the 
annual impact would be 15 students a year added to the current school population. (Current 
enrollment of 1646 children, SBA capacity of 1349, proposed 2008-09 enrollment is 1312).  .  
Total enrollment in both buildings is currently 2,374.  The SBA capacity for Jefferson High 
School is 1349..   
 
According to the State of the Schools Report 2005 prepared by JCPS, “JHS is the largest 
high school in WV…JHS operates on a departmental basis and is involved in a major 
renovation project at the main campus building.  The auditorium has been completed with 
work to begin soon… to relieve crowding.  With the completion of a new high school, the 
current JHS 9th grade complex will become a middle school, with the ninth grade being split 
between the renovated JHS and the new high school.”   
 
JHS currently makes use of 11 classrooms in portable buildings. 
 

We note that for every residential unit built, no matter who resides in it, an impact fee will be paid 
to mitigate any impact of additional school age children on the Jefferson County School System.  It 
is anticipated that the construction of homes on this parcel will pay at least a total of $7,394,570 
(694 x $10,655) in impact fees based on the impact fee schedule (effective on 4/1/07), no matter 
who resides in the development.  These funds will be used by the Board of Education to provide 
capital improvements to the school system to offset the impact of new development in the County.   
 
According to our calculations the number of school children generated by this development could 
range from 444 to 447 children.  This number of children will have an overall major impact upon 
the school system and this impact will be felt most strongly at the elementary school level.   
 
The developer has had previous discussions with the Jefferson County Board of Education 
regarding this impact and has sent a letter to the School Board as to various ways to mitigate this 
impact.  This letter is attached at Exhibit “L” at page 152.  The developer owns a parcel located 
on Job Corps road that he is willing to provide for an elementary school site.  This parcel contains 
approximately 15 acres.  A sketch map of the site is at Exhibit “L-1” at pages 153-154 
 
The creation of a new middle school at the current ninth grade complex and the opening of the 
new high school in 2008-09 will allow for the redefining of school districts and the freeing up of 
space at both the middle school and high school level and as a consequence, the high school and 
middle schools will not be as heavily impacted.  We also note that school population growth is 
slowing down from 2004 when school population grew by 4%, to only a 2% increase in 2006.   
 
A letter was sent in May 2007 (using 2006 enrollment figures) to the JCBOE regarding the 
school impact.   
 
The letters to the Board of Education are included as Exhibit “L” at page 151-152.  
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8. Transportation Impact Data 

 
The project will generate vehicle traffic associated with a residential development.  The project 
will have two points of access.  The primary access ties into Old Country Club Road at the 
western property line and is planned and designed to accommodate the majority of vehicles. 
The secondary access point is northward to Job Corps Road. 
 
The major intersections associated with this development are: 
 

• Breckenridge Way, the proposed primary ingress/egress, and Old Country Club Road 
• Old Country Club Road and Flowing Springs Road 
• Breckenridge Way and Job Corps Road  
• Old Country Club Road and Posting Way (North) 
• Old Country Club Road and Posting Way (South) 

 
The most current available ADT count (2005 count by the West Virginia Division of Highways) 
for the Average Daily Traffic Count for Old Country Club Road just north of US 340 was 3500 
vehicles per day.  Closest traffic counts on US 340 were (1) just east of the Bypass, 37,700 
vehicles per day and (2) near Bakerton Road were 28,500 vehicles per day.  The closest 
applicable counts on Flowing Springs Road (1) North of Job Corps Road were 5000 vehicles per 
day and (2) at the 4 way stop at Flowing Springs Road and 5th Avenue was 17,000 vehicles per 
day. 
 
The closest key intersection is Old Country Club Road and US 340, located a little less than a 
mile away to the south. 
 
Several “Highway Problem Areas”, per Map 3 of the 2004 Comprehensive Plan, have been 
identified as near the Community.  They are: 

1. Intersection of Flowing Springs Road and Daniels Road, noted as poor intersection angle 
causing poor visibility.  Since this area was identified., the WVDOH has added a left turn 
lane to Daniels Road improving the intersection. 

2. At Job Corps Road and Flowing Springs Road, the map identifies a sharp curve, but the 
listing notes poor visibility.  

See Exhibit “X” at pages 288-289 
 
According to the Subdivision Ordinance, a single family home will create 8 trips per dwelling unit.  
For 694 single family homes the average daily traffic will be 5,552 trips per day.  The peak hour 
volume will be 556 trips.  According to the Ordinance, updated AM & PM traffic counts are to be 
provided at as many as two key intersections per direction of the County Engineer for 
subdivisions with peak hour counts between 300 and 600. 
  
As part of the study for this subdivision, the developer hired Kellerco, Inc., professional 
transportation engineers to conduct a comprehensive traffic study to determine any potential 
impacts from the proposed development (the original traffic study was named Breckenridge II 
and used a lot count of 750 units, more than the final count of 694 units). This study utilized 
actual field traffic counts recorded by Kellerco personnel, trip generation rates (210) from the 
Institute of Transportation Engineers (ITE) Trip Generation, 6th Edition, pages 263-265.  Rates 
used were projected WV State Highway traffic growth rates for the area and rates for single 
family homes used were based on the “Fitted Curve Equation” (FCE) referenced on the ITE 
Single Family Detached Housing (210) trip generation data. Specifically applied as follows: 
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1. Total Weekday 
FCE: Ln (T) = 0.920 Ln (X) + 2.707 

  Ln (T) = 0.920 Ln (750) + 2.707 
          T = 6,618 
 

2. Weekday/Peak One hour between 7 and 9 AM 
FCE: T = 0.700 (X) + 9.447 
 T = 0.700 (750) + 9.447 

         T = 535 
 

3. Weekday/Peak One hour between 4 and 6 PM 
FCE: Ln (T) = 0.901 Ln (X) + 0.527 

  Ln (T) = 0.901 Ln (750) + 0.527 
         T = 660 

 

Additional traffic counts were done by Wells and Associates this year to to determine if the 
results of the earlier study were still valid.   Wells and Associates has determined that the 
original study is still valid. 
 
The Study concluded that acceptable Levels of Service (A and B) are achieved at all 
intersections associated with the development.  Please refer to the attached Traffic Study, dated 
March 27, 2003, Exhibit “M” at pages 155 -185 and the update letter prepared by Wells and 
Associates, as Exhibit “M-1” at page 186-196.   
 
Additionally in order to accommodate any home businesses as allowed by the covenants the 
Breckenridge North covenants are proposed to be revised to restrict home business use to 
“Home Occupation, Level 1” as defined in the Zoning and Development Review Ordinance, 
Jefferson County, West Virginia, Adopted July 7,1988, as amended. 
 
Inclusion of the “Home Occupation, Level 1” use has the potential to generate two (2) business 
related vehicle visits per day (2 in + 2 out = 4 total trips).  Our traffic analysis, as mentioned 
above, was performed based on a preliminary estimate of 750 homes for Breckenridge East 
which generated 6,618 trips. The final concept plan for Breckenridge East yielded 694 lots 
which will generate 6,162 trips using the ITE generation rates.  

 
 Ln (T) = 0.920 Ln (X) + 2.707 

   Ln (T) = 0.920 Ln (694) + 2.707 
           T = 6,162 

Therefore the traffic analysis accounted for 456 trips (6,618 – 6,162 = 456) more than will be 
generated from the final 694 lots. These additional 456 trips equate to 114 homes (456 trips / 4 
trips/day/Level 1 Home = 114) which could operate at Level 1, Home Occupation without 
effecting the existing traffic study.  Therefore, the Breckenridge East final covenants will also 
be modified to limit the number of Home Occupation, Level 1 businesses to a maximum of 114 
homes based on a first come basis. 
 
It should be noted that a traffic study done in accordance with WVDOH standards was submitted 
to the WVDOH and an entrance permit was issued by the WVDOH for the proposed entrance off 
of Old Country Club Road. 
 
Portions of this study dated July 14, 2004 are attached at Exhibit “M-2” at pages 197-260. 
 
It should also be noted that a signal has been installed by the West Virginia Division of 
Highways at the intersection of Rt. 340 and Old Country Club Road. This signal allows for the 
safe movement of traffic to and from Old Country Club Road onto US 340.  Additionally, a 
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second signal has also been placed at Halltown Road and US 340.  Both of these singles assist 
with regulating traffic flow on US 340. 
 

9. Demographic Impact 
 
According to the U.S. Census Bureau, American Fact Finder Table QT-H2 tenure, household 
size and age of householder: Census 2000, 100% data, for Jefferson County the average 
household size is 2.54 persons per household, therefore this subdivision when completed will 
add (694 x 2.54) 1763 persons in the subdivision to the County.  
 
 

10. Health and Emergency Services 
 
The Jefferson Memorial Hospital is located approximately 3.5 miles from the project in Ranson 
and includes the closest and highest concentration of medical practitioners.  The Jefferson 
Memorial Hospital confirms (refer to Exhibit “N” at page 261) that the hospital is prepared to 
provide health and emergency services.   
 
The Jefferson County Ambulance Authority located in Ranson, is also about 3.5 miles from the 
project.  A letter dated May 15, 2007 from the Ambulance Authority is at Exhibit “N-1” at page 
262.  They state that their response time is approximately 9 minutes to this location 
 
Additionally we provide on the next page a chart indicating both response times and time to get 
to the scene for Jefferson County: 
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11. Fire Protection 

 
According to the Jefferson County Addressing Office, this site is served by three different fire 
districts, however it is anticipated that Fire district 423 that currently serves Breckenridge North 
and Old Country Club Road, the location of the proposed primary entrance for the development, 
will be the provider. The Independent Fire Company facilities located in Ranson is the primary 
responder and the Citizen’s Fire Company located on the US 340 Bypass is the secondary 
responder. The map below shows service areas for the various Fire companies.  

 
Both Citizens Fire Company and Independent Fire Company are located approximately 4 miles 
away taking into account the route they would follow to get to Breckenridge East.  
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The Friendship Fire Company located in Harpers Ferry provides back up coverage for this area, 
and is located approximately 3.5 miles northeast of the project.  Assistant Chief Scott Biller of 
the Harpers Ferry Fire and Rescue previously stated that they would provide “material aid” 
(back-up) for Independent Fire Company.  Please refer to Exhibit “O” at page 263  for the letter 
to from Independent Fire Company. 
 
 

12. Police Protection 
 
Police service and protection will be provided by the Jefferson County Sheriff’s office and the 
West Virginia State Police.  Please refer to Exhibit “P” at page 264 for the letter from the 
Jefferson County Sheriff’s office confirming police service and protection coverage.  The West 
Virginia State Police have confirmed that the proposed community is in their service area.  
Please refer to Exhibit “P-1” at page 265.   
 
 

13. Trash Removal 
 
Apple Valley Waste will provide trash removal service.  Please refer to Exhibit “Q” at page 266. 
 
 

14. Electric Service 
 
Allegheny Power, Inc. will provide electric service.  Please refer to Exhibit “S” at page 279 for 
the previously submitted letter.. 
 
 

15. Telephone Service 
 
Frontier will provide telephone service.  Please refer to Exhibit “T” at page 280 for the 
previously submitted letter.. 
 
 

16. Sewer and Water Service 
 
The Jefferson County Public Service District (PSD) has agreed to provide sanitary sewer 
service.  A letter from the Jefferson County Public Service District (PSD), Exhibit “V” at page 
283.  
 
The developer of Breckenridge East currently has a waste load allocation and a discharge 
permit, including approvals by both the WV State Health Department and the WV Department 
of Environmental Protection for a 174,000 gallon per day, state of the art waste water 
treatment plant.  See Exhibit “V-1” at pages 284-285. 
 
The developer is also having ongoing discussions with the Jefferson County Public Service 
District exploring a variety of options including:   

• The developer constructing the plant under current approvals and at some point in the 
future turning over operation and ownership to the PSD;  

• Providing land for the PSD to construct a proposed 1,000,000 gallon per day treatment 
plant to be owned and operated by the Jefferson County PSD.   

 
We note for the record that the existing Charles Town treatment plant and the Breckenridge 
pump station both have existing capacity at this time.  There are many options and 



Breckenridge East CIS  Jan. 22, 2008 

 

 
  

 

35 

opportunities to provide central sewage treatment to the proposed development.  It is 
anticipated that the first phase of the development will go to the existing treatment plant for 
sewer service, but that at some point as yet to be determined one of the other two options will 
be utilized. 
 
Jefferson Utilities, Inc. has agreed to provide water service.  The water service main is 
anticipated to run along the proposed “spine” road and loop from Breckenridge North to 
Breckenridge Phase 1.  The water system will be designed with fire hydrants and provide 
adequate “fire flow“ for the development.  Please refer to the letters dated in 2006 and Sept. 5, 
2003 from Jefferson Utilities, Inc at  Exhibit “U” pages 281-282, confirming availability of 
water service coverage and addressing issues of “fire flow’ 
 
The public utility service provider will become owner of the water system.  The ownership of 
the sewer system will depend upon the alternative sewer arrangement as determined by the 
developer.  In all cases maintenance by either a public or private body will be provided for all 
the respective facilities.  
 

17. Relationship of the Project to the Comprehensive Plan 
 
The owner/developer believes that the proposed development is consistent with the goals and 
recommendations of the Jefferson County Comprehensive Plan: 
 

On page 18 of the adopted 2003 plan the following goals are stated: 
 “Encourage growth and development in areas where sewer, water, schools and other 
public facilities are available or can be provided without undue cost to the community” 
This development is located between Breckenridge North, currently provided with public water 
service and the original Breckenridge, served with both public water and sewer.  Additionally 
both Beallair Subdivision (currently under construction) to the south and Butler Farms to the 
north will have public water and sewer.  With the developer providing water and sewer service 
to this subdivision, there will not be undue costs to the community. 
 “Promote pedestrian friendly, livable communities” 
This development with its pocket parks, community park and walking trail will create places for 
interactions between residents and promote walking between the developments various 
community facilities. 
 
On page 41 of the adopted 2003 plan, it states: 
 “Residential…development on water and sewer facilities should, by nature and design, 
be more dense” 
This development has a gross density of 1.58 units per acre and a net residential density for 
the new units of 2.67 residential units per residential acre.  It however retains over 60 acres in 
open space and parkland, creating a tighter fabric within the residential areas. 
 
On page 78 of the adopted 2003 plan, the following recommendation is stated: 
 “it is the vision of this Comprehensive plan that development will be concentrated 
within the designated growth areas.” 
 
The Zoning Map for the County indicates that this property is located in the Residential Growth 
Zone, the area proposed for the densest growth.  
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18. Housing Supply   

 
The latest information released by the US Census indicates that from April 1, 2000 to July 1, 
2005 Jefferson County was the second fastest growing County in WV with an increase of 
7,016 inhabitants.  It had a 16.6% increase in population, second only to Berkeley County (one 
of the 100 fastest growing counties in the USA) which grew by 23 %.   
 
When one reviews building permits, it is clear that new construction has been principally in 
single family residential units.  Also, growth in new single family units appears to be fairly 
steady. 
 
Below is a review of several data sources regarding building permit activity in Jefferson 
County: 
 

• Jefferson County Department of Impact Fees by number & type of individual units 
(Note, that prior to obtaining a building permit for a new residential unit in the County 
and in several of the towns, the Impact Fee is paid at the Department of Impact Fees, 
not including Charles Town and Ranson). 

Year Single 
Family 

2004 269 

2005 324 

2006 256 

 
• U.S. Census Data (Http://censtats.census.gov) Looking at 2006 building permits for 

single family homes & also comparing January 2006 and January 2007 building 
permits(Covers both the County and Municipalities, imputes numbers for non reporting 
jurisdictions): 

 

 Types 
 Building 

total 
Units 
total 

Construction 
cost SF 
units 

Single 
family 

 

2006 549 554 138,534,732 547  

Jan. to 
April 
2007 

120 121 33,713,161 119  

April 
2006 

46 46 11,370,970 46  

April 
2007 

33 33 8,443,786 32  

 
From the July 2007 Harding Report, the following statistics for all home sales were provided 
regarding Jefferson County as shown in the chart below: 
 

 Median price sold Total units sold Average days on the Market 
June 2006 274,950 51 125 

June 2007 270,000 80 83 
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The August 2007 Harding Report notes that there are three times as many houses on the 
market as there are houses sold at present.  Based on these factors, it is clear that the 
housing market is slowing down at the present, however this is not anticipated to continue.  
The market itself is cyclical, being easily shifted by down turns in the economy, increases in 
interest rates and also over supply of for sale housing.  This pattern may be in place at the 
present, but historically over the last 20 years, Jefferson County has had population increases 
that exceeded the increase in housing supply, indicating the need for additional housing.  
Furthermore our population is anticipated to continue growing, requiring more housing in the 
county.  A development, the size of Breckenridge East will take time to build and will also be 
absorbed into the housing supply over a period of years.  In actuality, Breckenridge will add 
about 100 housing units a year to the housing supply over a period of 7 to 8 years. 
 

The Comprehensive Plan at page 113 notes the change in household size, noting that 
households have decreased in size from 3.21 persons per household in 1970 to 2.54 persons 
per household in 2000.   

• In the 1970s population increased by 42.4% and housing units increased by 55.7%. 
• In the 1980s population increased by 18.5% and housing units increased by 26.5%. 
• In the 1990s population increased by 17.4% and housing units increased by 20.7%. 

 
As can be seen from the latest census information and building permit information, the County 
continues to grow, having grown 16.6 % over the past five years.  With continued population 
growth, there is a demand for new housing.  
 

The Market Survey, prepared by Pitheon Marketing Productions, LLC, states that between 1997 
and 2002, residential sales activity increased 60% as average sales prices grew 47%.  Towards 
satisfying the increase in demand, the report concludes that the Breckenridge East Community, 
with its extensive and attractive amenities, will absorb the homes over approximately a seven-
year period.   
 
The update, also prepared by Pitheon, reviewed the existing housing market, indicates that 
Jefferson County will continue to be attractive to new home buyers in the Washington DC. MSA 
because of attractive affordable house prices.  Also, the update indicates that by the end of 
2008, most housing subdivisions currently under development will have sold off most of their 
inventory.   . 
 
 

19. Proximity to Known Historic Features 
 
The West Virginia Division of Culture and History in 2002 stated that the subject property 
and areas within 500 ft. do not include any structures or features of historical significance 
(Exhibit “D” at page 53).  
 
Per the West Virginia Division of Culture and History, two properties, the Beall-Air Farm and the 
Media Farm are respectively, 1500 ft and 6000 ft from our property line.  The Beall-Air Farm 
property (abutting to the south) is currently under construction as a residential subdivision.  It will 
eventually contain 299 homes and includes renovation of the existing homestead as a 
community center.   
 
There are no known pre-colonial Native American features on the subject property.  There are 
no known human burial sites on the subject property.  
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In addition to the above-mentioned structures, the "Windshield Survey on Explorer: The West 
Virginia History Database, Jefferson County Module" by Dr. William D. Theriault, includes the 
“Walnut Grove” homestead.  The Walnut Grove homestead is approximately 2500 ft. from the 
entrance to Breckenridge East and located within the Walnut Grove subdivision. 
 
The Jefferson County Historic Landmark Commission in 2007 completed a survey of county 
resources.  Resources are ranked for I to IV with I being the most important.  That survey 
identified two additional resources, Warm Springs (a frame house, circa 1900 , category III) and 
Old Country Club Road Resource 1 (wooden house circa 1880, category III).  Both are located 
on Old Country Club Road. 
 
See Exhibit “R” at pages 267 -278 for additional information. 
 
 

20. Recreation 
 
The project will include a pool and bathhouse, tennis court, and a Community Park that consists 
of a soccer field, softball field, practice field, tot lot and a multi-age playground.   
To further increase open space, and to encourage pedestrian use, “pocket” parks are located in 
convenient areas throughout the project for passive recreation. 
 
The nearest Municipal Parks: Evitts Run Park, Charles Town, 2.5 miles 
    Ranson Park and Playground, Ranson, 2.5 miles 
    Jefferson Memorial Park (private), Charles Town, 3+ miles  
 
The nearest County Parks: Sam Michaels Park, 3+ miles (but ½ mile away as the crow 

flies) 
Moulton Park (Bloomery Road), 6.0 miles 
  

 
The State and Federal Parks:  Harpers Ferry National Historic Park, 4 miles 
  Shannondale Springs, a state-owned potential park (per Section 

III-74-B, Table 5.1 Comprehensive Plan), 8 miles  
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Economic Impacts: 

 
 
 

21. Property Tax Evaluation 
 
It is estimated that the development will generate (yearly) income when completed for the 
Jefferson County Government in residential taxes based on the following: 
 
Jefferson Co. Real Property Tax Guide, Class II Rates   
Appraised Value of Project:           $225,550,000 ($325,000 x 694) 
Assessed Value (60% of above value):         $135,330,000 
Total County Tax Rate:           $1.1186 / $100 (2007) 
Tax Computation:            $1,513,801.38 
 
Additionally the following Impact fees will be generated by each residence based on 2007 
amounts and using the Impact Fee office’s on line calculator: 
 
Type Single Family Detached 
Location Harpers Ferry District  (04) 
number 1 
School fee $10,655 
Law enforcement  $     135 
Parks & Recreation $     751 
Fire & EMS $     603 
total $12,144 

 
 
This indicates a total impact fee per unit of $12,144 or $8,427,936 if all the units were built 
today.  Impact fees are adjusted annually and have automatic increases built in.  As a 
consequence the amount noted above is less than what can be anticipated by the County and 
will be used by the County and the Board of Education to mitigate any impacts of this new 
development. 
 
 

22. Anticipated Bank Deposits 
 
It is anticipated that the compensation for labor and materials associated with the site 
development and home construction within the Breckenridge East Community will include the 
use of nearby banks.  The residents of the Community are expected to utilize local banks for 
checking, savings and lending. 
 
 

23. Anticipate Local Spending 
 
It is anticipated that the site development and home construction associated with the 
Breckenridge East Community will draw upon the local and nearby areas for materials and labor.  
In fact, a majority of the contractors hired to develop the abutting Breckenridge North and 
Breckenridge developments are local Jefferson County businesses.  We expect this trend to 
continue.  Lastly, and with greater and longer lasting impact, it is anticipated that the residents of 
the Community will conduct their daily spending in the area’s shopping, commercial and medical 
centers. 
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Three shopping centers located within 3 miles of Breckenridge East are Jefferson Crossing 
Shopping Center, Somerset Village and Charles Town Plaza.  Each of these shopping centers 
contains a grocery store and other retail establishments including restaurants, variety stores, an 
urgent care, paint stores etc.  These shopping centers are conveniently located so that many 
residents of Breckenridge East will shop there.  Additionally, most services are conveniently 
located in Ranson and Charles Town, making these areas attractive for local spending. 
 
 

24. Local Employment Implications 
 
It is anticipated that the local employment demand will increase over-time as more people move 
into the Community and seek or require local services and locally produced goods. 
Additionally, as the population of Jefferson County increases, it is expected that the employment 
centers will grow and attract local residents to work locally. 
 
Additionally, employment will be generated for businesses that serve new communities.  An 
example of this is the recently opened Home Depot in Ranson.  Until it opened, there was no 
store available with a wide selection of goods designed to assist the “do it yourselfer”.  The 
construction of this store that creates local employment opportunities was dependent upon 
having a large enough market in the vicinity to be able to support this type of retail business.  
Additional growth in the County will create a larger population with additional disposable income 
and will allow our area to attract other retail businesses to Jefferson County.  
 
 

25. Expected Changes in Property Values 
 
During the last 25 years, the owner/developer has witnessed property values increase in all of 
their residential projects in the area.  The necessary ingredients of proper site selection, a well 
thought-out land plan, attractive and high quality construction, and a greater degree of 
landscape, open space and on-site recreational opportunities have contributed to a positive and 
sustained impact for all of the communities developed by the owner/developer.  Considering this 
history of increased values of the owner/developer’s projects, it is anticipated that the adjoining 
properties will only benefit from the development of the Breckenridge East Community.  We 
would note that both the properties to the north and south are either planned for or currently 
under development. 
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Site Location Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit A 
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Tract Map Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit A 1 
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Updated Highway Permit Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit A 2 
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Updated Highway Permit Letter 
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Portion Final Plat Breckenridge North Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East   Exhibit A 3 

Showing connection of Breckenridge Way into Breckenridge East 

 
Breckenridge Way 
Residue Lot A is the northern portion of Breckenridge East 
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Topography Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East       Exhibit B 
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 Proposed Phases Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East      Exhibit B 1 
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Existing conditions  Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit B2 

 
Photo 
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Existing conditions Drawing( reduced) 
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Old Soils map & soils information Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East   Exhibit C 
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Letter from WVSHPO Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit D 
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Existing Covenants Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit E  
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Jefferson County Residential Summary  
Prepared for Pleasants Development Company  
For the Breckenridge Single Family Community  
 
 
 
Jefferson County Residential Summary 
There are fewer consumers looking for a home in Jefferson County and most home shoppers 
search out value opportunities, whether opting for a new home or looking at the area’s resale 
homes.  Depressing traffic numbers locally, lower prices on new and resale homes across the 
metro Washington region encourages more shoppers to look for a home in the closer-in 
suburbs.  Higher energy costs that drive up the cost of commuting to D.C.’s employment hubs 
also dampens demand for homes locally.  Resales and new homes are affected equally.   
 
Residential resale volume is down 24% for the year to date on prices that are 15% lower on 
average.  Current resale inventory represents a 17-month backlog, with homes taking an 
average 125 days to market.   
 
The biggest decline in resale volume and prices occurred on townhomes.  Detached home 
prices fell a smaller 3% over the year.  Currently, there is a 21-month backlog of resale single 
family homes in inventory according to the latest monthly statistics published by MRIS, Inc.  
Over $300,000, current inventory accounts for a 27-month backlog.  In today’s market 
scenario, resales of recently built homes compete directly with new homes.   
 
In the local Charles Town submarket, there are 150 actively marketing homes that are five 
years old or newer.  Just over one half of all recently built homes are positioned $300,000 to 
$400,000.  Slightly more than one in ten residential listings is positioned below $300,000.  The 
affordable below $300,000 niche is where several of the area’s new home builders now 
position their advertised price leaders.   
 
Jefferson County’s new home sales represented a slim 2.2% to 2.4% of the metro region’s 
overall new home sales between 2003 and 2005.  As new home sales contracted in 2006, 
Jefferson County’s share of sales grew to 2.7% even though total sales numbers fell.  
Attainable ownership opportunities limited Jefferson County’s sales decline.  Then and now, 
affordability stands out as the leading impetus for new home sales.   
 
New home sales today average one to two net sales monthly at most single-family 
communities.  Most sites also have at least one immediately available spec home for sale.  Spec 
homes resulted from cancellations on prior year sales where move-up buyers were either unable 
to sell their existing homes or unable to qualify for a new home mortgage in today’s tighter 
lending climate.   
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Affordability and attainable ownership continue to drive new and resale homes in Jefferson 
County.  New home builders that were positioned from the mid-$300,000s have either retooled 
their home offering to introduce smaller and lower priced homes or have directly lowered 
prices on existing home plans.  2007 price reductions of $30,000 to $40,000 are common.   
 
Today’s single-family detached new homes in the Charles Town area average $318,985 in 
price, 2,508 square feet in size, and establish the area’s average values between $119 and $125 
per square foot.  Today’s consumers are value-oriented and incentives are significant market 
drivers.  This market’s discounts are no different than those tabbed across the Washington 
region, however.  Heavy sales discounts are established by the region’s large volume National 
builders, many of whom are active in the local Charles Town and Jefferson County new home 
market.  The area’s leading communities and new home builders offer half off options with no 
limit.  Additional incentives are typically available, $10,000 cash toward closing expenses at 
most sites we surveyed.   
 
Our new home forecast for Jefferson County 2007 single-family sales is on par with 2006 net 
totals.  Lower prices and deeper selling discounts should keep Jefferson County’s new homes 
on an even pace, around 212 net sales for the year.  At a six year average sales pace of 260 
single-family homes, the Jefferson County market offers a six-year supply of new homes.  We 
note, however, that by the first of 2008, there will be just 11 actively marketing single-family 
sites that will have more than 12 homes remaining for sale.  The number of communities with a 
year of more of active inventory to sell totaled 12 sites as of the first of this year; actively 
marketing sites will be slightly reduced.   
 
 
 
Residential Resale Trends  
From market statistics compiled by MRIS, Inc. through first quarter 2007, average prices in 
Jefferson County declined 7% to 20% over the year with prices down most sharply in the 
25430 and 25438 zip codes.  Sales discounts in the area currently range 3% to 11% with a 
weighted average of 9.5% across the county.   
 
Early 2007 job losses in Jefferson County stymied residential performance, adding to the 
inventory backlog and with more homes to market, pushed the average days on market to 117 
as of March.  At the end of the second quarter, Jefferson County’s inventory on the multiple list 
service totaled a 17-month backlog of homes.   
 
First quarter sales volume declined 17% over the year with year-to-date sales volume through 
June down 24% over the year.  Higher fuel costs and declining resale prices across the metro 
region have impacted the local residential market.  There are fewer home shoppers in Jefferson 
County today and those actively looking are searching for value opportunities.  As of the latest 
June statistics, the average days on market has stretched further to 125 days.   
 
Relative to other jurisdictions in the surrounding Washington metro region, Jefferson County 
continues to represent a value opportunity.  Average prices are $75,000 below Frederick 
County’s average, and are half the average cost of a home in Loudoun, Fairfax or Montgomery 
County.  Jefferson County continues to offer a substantial dollars for distance buying incentive.   
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Regional Residential Sales Trends 

First Quarter 2007 Housing Activity 

# Homes Sold

Average Sales 

Price

# of New 

Homes Built

# of Homes 

on the Market 

# Months' 

Inventory 

Backlog 

Average Days 

on Market 

Suburban Northern Virginia

Loudoun County, VA  1,231 $502,100 374 3,751 9.1 83

Fairfax County, VA 3,388 $522,000 174 7,868 7.0 75

Suburban Maryland

Frederick County, MD 678 $348,400 78 2,009 8.9 84

Montgomery County, MD 2,562 $525,200 297 5,673 6.6 71

Eastern Panhandle, WV 

Jefferson County, WV 116 $276,900 55 662 17.1 117

Berkeley County, WV 295 $216,500 183 1,454 14.8 110

Mineral County, WV 27 $148,700 11 164 18.2 96

Source: 2007 MRIS, Inc. and NAR. Compiled by Pitheon Marketing Productions, LLC  
 
The latest MRIS, Inc. residential trends are shown below.   
 

Jefferson County MRIS Summary Information 

Year-End Statistics Year to Date Statistics
2000 2001 2002 2003 2004 2005 2006 Jun-06 Jun-07

Total Sold 578           688                 667                  798                  929                 936                 734                 286                 220                 

Average Sold Price 144,852$  152,830$        172,641$         213,392$         248,415$        310,794$        299,416$        320,103$        284,247$        

Median Sold Price 130,000$  136,500$        150,000$         190,000$         228,500$        286,500$        289$               274,950$        270,000$        

 Annual Price Increase, 

Average Sold Price  n/a 5.51% 12.96% 23.60% 16.41% 25.11% -3.66% n/a -11.20%

Average Days on Market 135 90 85 73 61 50 75 83 125

Average List Price 150,103$  157,991$        178,202$         221,155$         256,201$        320,223$        321,981$        363,334$        309,372$        

Average Sales Price % of 

Average List Price 96.50% 96.73% 96.88% 96.49% 96.96% 97.06% 92.99% 88.10% 91.88%

# of Months Supply, Active  5.3 3.9 4.3 3.3 2.9 5.6 9.2 11.9 17.2

Total Active Listings 256 221 241 221 221 440 560 679 758

Detached Products Only        

Total Sold June Cumulative 

 Average Sold Price - 

Detached 148,200$  154,773$        174,252$         219,699$         252,615$        318,372$        308,587$        336,924$        326,628$        

 Annual Price Increase, 

Average Sold Price  n/a 4.44% 12.59% 26.08% 14.98% 26.03% -3.07% n/a -3.06%

Total sold, all price ranges 530 639 598 418 449 469 652 254 190

Total Sold Over $300,000 20 24 39 108 243 406 316 158 96

     % Sold Over $300,000 3.8% 3.8% 6.5% 25.8% 54.1% 86.6% 48.5% 62.2% 50.5%

Detached Product Only        

Active Listings June Cumulative 

# Active Listings, all prices 236 189 217 201 196 399 490 604 679

# Months Active Inventory 5.3 3.5 4.4 5.8 5.2 10.2 9.0 14.3 21.4

Total Listed Over $300,000 34 33 56 68 115 281 298 411 432

     % Sold Listed $300,000 14.4% 17.5% 25.8% 33.8% 58.7% 70.4% 60.8% 68.0% 63.6%

>$300K # Months Inventory 20.4 16.5 17.2 7.6 5.7 8.3 11.3 15.6 27.0

Source:  MRIS, Inc. July 2007. Compiled by Pitheon Marketing Productions, LLC  
 
Buyers have grown more cautious with regard to price, opting for more affordable homes.  In 
the latest summary of single family sales, 50% of all detached homes sold over $300,000, down 
from 62% a year ago.   
 
Average sold prices declined 11% over the year to $294,247.  2006 average prices declined 4% 
from 2005’s peak of $210,794.   
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The biggest pricing downdraft was on area townhomes.  Single family detached homes 
declined a smaller 3% over the year with 2006 prices eroding a slim 3% from 2005’s $318,372 
peak.   
 
Overall inventory of detached homes currently represents a 21-month backlog; this is up from a 
15-month backlog one year ago.  This jurisdiction offered minimal inventory until 2005.   
 
The average days on market has grown with inventory levels.  Between 2000 and 2005, 
Jefferson County’s backlog of saleable inventory was less than 260 homes.  Inventory spiked to 
440 homes in 2005, growing to 560 homes by 2006 and standing at 758 homes as of the latest 
June summary.  Concurrently, average days on market climbed from under three months to just 
over four months by June 2007.   
 
In today’s sales climate, resales compete directly with new home sales.  The following 
summarizes residential availability in Charles Town for single-family detached homes built 
2000 and later.  Just over one half of all recently built new homes for sale in the Charles Town 
market are positioned $300,000 to $400,000.  12% are affordably niched under $300,000.  At 
the top end, homes are widely available to $450,000.  Availability thins out sharply beyond 
$450,000.   
 
Jefferson County, West Virginia

Market Activity by Price Point 
Charles Town Submarket 

199,999$     200,000$    250,000$    300,000$    350,000$    400,000$    450,000$    500,000$    550,000$    600,000$    700,000$    800,000$      All 

and Less 249,999$    299,999$    349,999$    399,999$    449,999$    499,999$    549,999$    599,999$    699,999$    799,999$    and Over Price Points

New & Recently Built Homes, 5-Years Old & Newer 

1 7 10 44 42 22 10 4 4 1 0 5 150

Source:  MRIS, Inc., August, 2007. Compiled by Pitheon Marketing Productions, LLC  
 
Breckenridge’s active listings fall in the most active segment of the market, between $300,000 
and $400,000.  The average price for homes listed is currently $352,973.  Current listings were 
built between 1996 and 2005.   
 
Breckenridge 

Active Residential Listings 
Address Asking Price # BR # BA # Gar Yr Blt Lot Size

63 Walker Court 439,900$         4 4 2 2005 0.27

146 Hanoverian Dr 399,000$         5 4 2 2004 0.24

392 Barrel Horse Dr 369,000$         4 4 2 2004 0.31

130 Kimberwicke Dr 357,000$         4 4 2 2002 0.34

15 Pelham Ln 349,900$         4 4 2 1999 0.29

118 Pommel Ln 349,900$         3 3 2 2003 0.25

129 Pommel Ln 339,000$         4 3 2 2003 0.26

26 Walker Ct 334,000$         4 3 2 2004 0.31

58 Buckskin Ct 332,000$         4 4 2 2002 0.32

67 Kimberwicke Dr 313,000$         4 4 2 2002 0.25

303 Barrel Horse Dr 299,999$         4 3 2 1996 0.17

Averages 352,973$     4 4 2 2002 0.27

Source: MRIS, Inc. Compiled by Pitheon Marketing Productions, LLC  
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New Home Trends  
Jefferson County’s single-family sales represent a small segment of new home activity across 
the overall Washington Metropolitan region.  Jefferson County’s market’s peak tabbed between 
2003 and 2004.  Timing for the market’s peak coincided with rapid price increases in 
surrounding jurisdictions, squeezing affordability.  Jefferson County and adjoining Berkeley 
County gained notoriety for their stock of attainable new homes.  Jefferson County’s new home 
sales declined beginning in 2005 with limited availability to sewer and water sharply curtailing 
local sales; Washington Metropolitan area new home sales peaked one year later in 2005.  In 
spite of slipping sales numbers, Jefferson County’s market share increased in 2005 and 2006.  
In a residential sales climate where sales have fallen across the metropolitan region, higher 
affordability of Jefferson County’s new homes caused a smaller percentage decline in new 
home sales.  Attainable ownership opportunities continue to drive 2007 new home demand in 
Jefferson County.   
 

ANNUAL NET SALES AND MARKET SHARE TOTALS

2002 2003 2004 2005 2006

(All Submarket Areas) Net Sales Net Sales Net Sales Net Sales Net Sales 

Jefferson County Single Family Homes 247 343 311 250 212

Percent of Metro Region 1.2% 2.4% 2.2% 2.3% 2.7%

Source: Project Summary Report, Hanley Wood Market Intelligence, 2001 - 2006. 

Compiled by Pitheon Marketing Productions, LLC  
 
For the current year:  
 
• New home sales average one to two net sales monthly at most communities.   

 
• Prospect traffic has slowed for the summer and currently averages two to six groups per 

week.   

 
• New home sales are largely driven by incentives that generally enfold half off options with 

no limit.  Large volume builders including Beazer Homes, K. Hovnanian Homes, 

Richmond American Homes and Ryan Homes set the benchmark for price and incentives.   

 
• Base asking prices have been reduced $30,000 to $40,000 on communities that had been 

positioned from the mid-$300,000s.  Retooled product offerings allow home shoppers to 

enter the Jefferson County new home market from the $200,000s.   

 
• Entry townhomes and step-up detached homes reportedly see higher traffic and lower 

cancellation rates.   
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• Move-up buyers here, as in other jurisdictions across the Washington Metro region, 

struggle to sell their existing homes.  Cancellation rates are higher this year, adding to 

inventory levels.   

 
• New home inventory is higher over the year.  Most communities in the Charles Town 

region have one to four spec homes available for sale.  These resulted from cancellations on 

prior sales.   

 
• Average Charles Town area single-family detached prices range $219,990 to $399,990 and 

average $318,985.   

 
• Charles Town area single-family homes range 1,665 to 3,756 square feet in size, and 

average 2,608 square feet in size, establishing the area’s average values between $119 and 

$125 per square foot.   
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Jefferson County, West Virginia New Homes  

YTD* Estimated 

Total Projected Overall Jan. 2008 Average

Open Planned 2006 2006 2007 2007 2007 Sales Unsold Lot 

Project Date Units Sold Pace Sales Pace Sales Rate Units Size

Central: Charles Town / Ranson / Leestown submarkets 

Charles Town 

Preserve at Barley Wood Dan Ryan Builders 11/11/06 54 5 3.0 9 1.8 18 2.1 31 13,680

Kearneysville 

Chapel View Richmond American Homes 3/1/04 106 17 1.4 19 3.8 32 2.1 12 26,300

Quarter Farm Dan Ryan Builders 1/10/06 17 11 0.9 2 0.4 6 0.8 0 130,680

Ranson 

Fairfax Crossing / Lakeland Place / Executive Series Ryan Homes 7/1/06 63 5 0.8 6 1.2 12 1.0 44 8,000

Fairfax Crossing / Lakeland Place / Neo Traditionals Ryan Homes 6/25/05 100 23 1.9 2 0.4 4 2.4 43 5,500

Northeast:  Harpers Ferry / Shepherdstown / Shenandoah 

Charles Town 

Beallair / Manor Homes Wormald Companies 1/19/07 273 n/a n/a 12 2.7 22 2.7 251 12,000

Shenandoah Springs Gemcraft Homes 5/1/06 250 8 1.0 10 2.0 18 1.4 224 6,000

Demory Farm Richmond American Homes 7/6/05 73 14 1.2 7 1.4 14 1.8 24 10,890

Briar Run Marcus Enterprises 1/1/07 12 n/a n/a 4 0.8 8 0.8 4 4,700

Harvest Hills Arcadia Building Company 9/25/05 359 0 0.0 1 0.2 2 0.1 357 10,850

Harpers Ferry 

Sheridan Estates K. Hovnanian Homes 1/1/04 170 11 0.9 0 0.0 1 0.9 131 15,500

Shepherdstown 

Maddex Farm Ryan Homes 9/30/03 202 23 1.9 6 1.2 13 3.2 54 11,000

Deerfield Village / Arista Series Brookfield Homes 1/7/05 48 12 1.0 3 0.6 4 1.6 0 10,890

Colonial Hills Beazer Homes 6/2/06 15 7 1.0 -2 -0.4 1 0.5 10 10,890

South:  Summit Point / Shannondale / Middleway  

Charles Town 

Huntfield K. Hovnanian Homes 4/15/03 127 20 1.7 11 2.2 12 2.5 0 18,500

Spruce Hill North Dan Ryan Builders 2/2/06 100 21 1.9 10 2.0 20 1.9 59 21,780

Huntfield Ryan Homes 6/1/06 25 3 0.4 7 1.4 14 0.8 8 8,000

Norborne Glebe Arcadia Building Company 10/1/03 400 17 1.4 1 0.2 2 1.3 344 22,000

Craighill Estates Arcadia Building Company 2/1/05 44 11 0.9 1 0.2 2 1.1 12 10,890

Rippon 

Ryan's Glen Dan Ryan Builders 5/14/07 12 n/a n/a 2 3.4 7 3.4 5 87,556

Jefferson County, West Virginia New Homes 2,450 212 1.2 111 1.2 212 2 1,613

Source:  Hanley Wood Market Intelligence, January to December 2006 Sales; January to May 2007 Sales.  Communities sorted by submarket, by YTD Total 2007 Sales. 

* Year-to-date Sales Compiled through MAY. 

 
Individual community summaries follow for the area’s leading builders and top selling 
communities:   
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Chapel View – Richmond American Homes  
Located in Kearneysville, just north of Charles Town.  Current 2007 absorption averages 3.8 
net sales monthly, the top seller in today’s Jefferson County market.  Chapel View is positioned 
on large one-third to half-acre lots.  There are four homes available for quick delivery, all with 
substantially reduced sales prices.  On to be built homes, incentives include $35,000 toward 
options.  All buyers receive $10,000 toward closing expenses.   
 
Chapel View 

Richmond American Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Dayton II 319,990$        3,300      4 3.5 2 spec home 96.97$          

Madison 271,990$        2,324      4 2.5 2 117.04$        

Essex 283,990$        2,270      4 2.5 2 125.11$        

Princeton I 288,990$        2,299      4 2.5 2 125.70$        

Dayton II 288,990$        2,473      4 2.5 2 116.86$        

Newton II 303,990$        2,658      4 2.5 2 114.37$        

Avery 306,990$        2,078      3 2 2 ranch plan 147.73$        

Stanford I 308,990$        2,566      4 2.5 2 120.42$        

Stanford II 313,990$        2,700      4 2.5 2 model 116.29$        

Princeton II 313,990$        2,610      5 2.5 2 120.30$        

Community Average 300,190$        2,528      3-5 2.0-2..5 2 120.08$         
 
 
Colonial Hills – Beazer Homes  
Located in Shepherdstown, asking prices for to be built homes are clustered in the low to mid-
$300,000s.  Homes are well valued though Beazer’s homes do not include a small introductory 
plan that brings asking prices below the $300,000 threshold.  Currently, there is one home 
available for immediate delivery.  With 7 homes sold last year, two cancellations resulted this 
year, leaving 10 homes for sale.  On the available quick delivery home, the sales price has been 
reduced $45,000.  On to be built homes, buying incentives are half off options with no limit.  
The promotion reflects Beazer’s corporate incentive program for July, extended into August.   
 
Beazer has just a handful of singles at Colonial Hills, 15 in total.  The marketing focus for this 
community has been selling the 60 townhomes.  Prices on Beazer’s townhomes have been 
reduced $40,000, now marketing from $199,990.   
 
Colonial Hills 

Beazer Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Prescott II 289,990$        2,667      4 2.5 2 spec home 108.73$        

Calvert 329,990$        2,571      4 2.5 2 128.35$        

Prescott II 339,990$        2,630      4 2.5 2 129.27$        

Windsor II 355,990$        2,964      4 2.5 2 120.10$        

Community Average 328,990$        2,708      4 2.5 2 121.62$         
 
 
Demory Farm – Richmond American Homes  
Located in Charles Town, off Route #9 and #340, convenient for a Northern Virginia 
commuter.  Positioned $10,000 higher on comparable models than Richmond American’s best 
selling Chapel View community, homesites in this community average a smaller quarter-acre in 
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size.  Base asking prices are $40,000 lower since this past January.  There are currently four 
homes available for quick delivery, all with substantially reduced sales prices.  On to be built 
homes, incentives include $30,000 to options.  All buyers receive $10,000 toward closing 
expenses.   
 
Current prospect traffic is reportedly quite slow, averaging 3 to 5 groups per week.   
 
Demory Farm 

Richmond American Homes  

Plan Base Price Size # BR # BA Gar Comments Value

Princeton II 349,990$        3,300      5 3.5 2 spec home 106.06$        

Van Buren 309,990$        2,395      4 2.5 2 129.43$        

Dayton II 314,990$        2,473      2 2.5 2 127.37$        

Avery 317,990$        2,078      3 2 2 ranch plan 153.03$        

Stanford I  318,990$        2,566      4 2.5 2 124.31$        

Stanford II 323,990$        2,700      4 2.5 2 120.00$        

Princeton II 328,990$        2,610      5 2.5 2 model 126.05$        

Waterfird II 336,990$        2,712      4 2.5 2 124.26$        

Overton III 340,990$        2,760      4 2.5 2 123.55$        

Community Average 326,990$        2,622      3-5 2.0-2.5 2 126.01$         
 
 
Huntfield – K. Hovnanian Homes  
Located at the southern side of the Charles Town market.  K. Hovnanian Homes is a lead 
builder in this neo-traditional community.  Current year absorption averages 2.2 net sales 
monthly, nearly on par with last year’s performance.   
 
Current incentives include half off options with no limit and $10,000 cash contribution toward 
closing.  Incentives for K. Hovnanian are comparable across all communities corporately, 
publicized as a Christmas in July promotion.  With slow sales in July netting just one contract, 
this generous incentive program will continue through August.   
 
Average traffic to Huntfield has slowed.  The on-site manager indicates current July volume 
averages just 2 to 3 prospect groups per week.   
 
There are currently four homes available for immediate delivery.  All are the result of 
cancellations from last year’s sales.  Cancellations result from buyers who are unable to sell 
their existing homes.   
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Huntfield 

K. Hovnanian Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Savannah I 354,900$        2,570      4 2.5 2 spec home 138.09$        

Annapolis I 369,990$        2,856      4 3.5 2 spec home 129.55$        

Charleston I 369,990$        2,796      4 2.5 2 spec home 132.33$        

Charleston I 387,803$        3,600      4 3.5 2 spec home 107.72$        

Hyde Park 274,990$        1,944      3 2.5 2 141.46$        

Lincoln Park 299,990$        2,118      4 2.5 2 141.64$        

River Forest 309,990$        2,292      4 2.5 2 135.25$        

Savannah I 329,990$        2,570      4 2.5 2 128.40$        

Charleston I 335,990$        2,796      4 2.5 2 120.17$        

Annapolis I 349,990$        2,856      4 2.5 2 122.55$        

Community Average 338,362$        2,640      3 2.5 1 129.72$         
 
 
Fairfax Crossing / Lakeland Place / Neo-Traditional Series – Ryan Homes  
Located in Ranson near the Breckenridge community.  Positioned on scaled down 5,500 square 
foot lots, Ryan’s neo-traditional series features optional rear-loaded garages.  Current 2007 
absorption averages 0.4 net sales monthly.  Special incentives for Ryan include half priced 
options with no limit.   
 
Fairfax Crossing - Carriage Series (Neo-Traditional Lots) 

Ryan Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Mellville 274,990$        1,997      4 2.5 0 2-car  rear 137.70$        

Fitzgerald II 294,990$        2,300      4 2.5 0 loaded 128.26$        

Michener II 314,990$        2,552      4 2.5 0 garage 123.43$        

optional 

Community Average 294,990$        2,283      4 2.5 0 129.80$         
 
Fairfax Crossing / Lakeland Place / Executive Series – Ryan Homes  
Ryan’s Executive Series at Fairfax Crossing features a newly added Dunkirk plan, offering a 
compact 3-bedroom rendition to bring introductory prices closer to $300,000.  The Springbrook 
ranch plan was also added to appeal to local empty nester buyers.   
 
At the close of last year, Ryan’s offering featured plans ranging 2,100 to 2,900 square feet in 
size, $379,990 to $419,990.  With a complete plan revamp, average base asking prices have 
been pared back $60,000.   
 
Current incentives include half off all options with no limit.  Year to date sales average 1.2 net 
sales monthly.  
 
Fairfax Crossing is a tiered planned community offering small lot singles, these standard lot 
singles and townhomes.  There is a planned pool and clubhouse and amenities include tot lots 
and community sidewalks.   
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Fairfax Crossing - Executive Series 

Ryan Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Dunkirk 319,990$        1,980      3 2.5 2 161.61$        

Victoria 334,990$        2,439      4 1.5 1 137.35$        

Springbrook 334,990$        1,852      3 2.5 2 ranch plan 180.88$        

Courtland 344,990$        2,877      4 2.5 2 119.91$        

Community Average 333,740$        2,287      3-4 1.5-2.5 1-2 149.94$         
 
 
Maddex Farm – Ryan Homes  
Located in Shepherdstown.  Opened in the fall of 2003, this stands out as a top performer in the 
Jefferson County new home market.  Current year absorption averages 1.2 net sales monthly, 
off from last year’s 1.9 net monthly place.   
 
At the top end, 2007 prices were trimmed $20,000 since the first of this year.  Prices on the 
smaller homes were reduced $10,000.  The Halifax and Springbrook plans were added to the 
product mix this year.  With advertised introductory prices on the Halifax beginning at 
$219,990, this is the most affordable single-family community in the Jefferson County market.   
 
Current incentives include half priced options with no limit.  There are no spec homes currently 
in inventory.   
 
Maddex Farm 

Ryan Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Halifax 219,990$        1,665      3 1.5 1 132.13$        

Savoy 239,990$        1,944      4 2.5 2 123.45$        

Zachary 259,990$        2,249      4 2.5 2 115.60$        

Springbrook 267,990$        1,852      3 2.5 2 ranch plan 144.70$        

Victoria 269,990$        2,439      4 2.5 2 110.70$        

Courtland 284,990$        2,877      4 2.5 2 99.06$          

Waverly 299,990$        3,189      4 2.5 2 94.07$          

Avalon 309,990$        2,935      4 2.5 2 105.62$        

Community Average 269,115$        2,394      3-4 1.5-2.5 1-2 115.67$         
 
 
Sheridan Estates – Richmond American Homes  
Located in Harper’s Ferry, this community is convenient for a commuter traveling to Maryland 
heading east along Route #340.  Sheridan is currently selling from Huntfield, located at the 
south side of the Charles Town submarket.   
 
K. Hovnanian currently offers one home for quick delivery.  Resulting from a prior sale, the 
asking price has been reduced; upgraded features include a brick front, upgraded kitchen and 
hardwood flooring.   
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Sheridan Estates 

K. Hovnanian Homes 

Plan Base Price Size # BR # BA Gar Comments Value

Thomas Jefferson 399,990$        3,148      4 2.5 2 spec home 127.06$        

Patrick Henry 339,990$        2,806      4 2.5 2 121.17$        

Revere 339,990$        2,806      4 2.5 2 121.17$        

Thomas Jefferson 364,990$        3,148      4 2.5 2 115.94$        

Andrew Jackson 372,990$        3,300      4 2.5 2 113.03$        

James Madison 389,990$        3,756      4 2.5 2 103.83$        

Community Average 367,990$        3,161      2-3 2.5 1-2 117.03$         
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Letter from DNR Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East      Exhibit G 
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Letter from the JC Health Department Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East   Exhibit H 
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Letter from the WV Health Department Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East   Exhibit I 
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Wetlands Map & Definitions Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East    Exhibit J 

 

 
 
 
Definitions- Wetlands 
 

 

PEM5C   

Classification 
Level 

Code 
Specified 

Translation 

   

System P PALUSTRINE 

   

Subsystem  N/A 

   

Class EM EMERGENT 

   

Subclass  N/A 

   

Regime C 
SEASONALLY 
FLOODED 

   

Chemistry 5 MESOHALINE 

   

Soil   

   

Special 
Modifiers 
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PEMUBFx    

Classification 
Level 

 Code 
Specified 

Translation 

    

System  P PALUSTRINE 

    

Subsystem   N/A 

    

Class  EM EMERGENT 

    

Subclass   N/A 

    

Regime 
 

B,F,U 
SATURATED, 
SEMIPERMANENTLY 
FLOODED, UNKNOWN 

    

Chemistry    

    

Soil    

    

Special 
Modifiers 

 
x EXCAVATED  

 

 
 

PUBHH   

Classification 
Level 

Code 
Specified 

Translation 

   

System P PALUSTRINE 

   

Subsystem  N/A 

   

Class UB 
UNCONSOLIDATED 
BOTTOM 

   

Subclass  N/A 

   

Regime H 
PERMANENTLY 
FLOODED 

   

Chemistry   

   

Soil   

   

Special 
Modifiers 
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PFO1A   

Classification 
Level 

Code 
Specified 

Translation 

   

System P PALUSTRINE 

   

Subsystem  N/A 

   

Class FO FORESTED 

   

Subclass 1 
BROAD-LEAVED 
DECIDUOUS 

   

Regime A TEMPORARILY FLOODED 

   

Chemistry   

   

   

Soil   

   

Special 
Modifiers 

  

 

PEM5A   

Classification 
Level 

Code 
Specified 

Translation 

   

System P PALUSTRINE 

   

Subsystem  N/A 

   

Class EM EMERGENT 

   

Subclass  N/A 

   

Regime A TEMPORARILY FLOODED

   

Chemistry 5 MESOHALINE 

   

Soil   

   

Special 
Modifiers 

  

 
 

PSS1A   

Classification 
Level 

Code 
Specified 

Translation 

   

System P PALUSTRINE 

   

Subsystem  N/A 

   

Class SS SCRUB-SHRUB 

   

Subclass 1 
BROAD-LEAVED 
DECIDUOUS 

   

Regime A TEMPORARILY FLOODED 

   

Chemistry   

   

Soil   

   

Special 
Modifiers 
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Sink Hole Map Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit K 
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Geologist’s Report Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit K 1 
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Letters to JCBOE Breckenridge EastBreckenridge EastBreckenridge EastBreckenridge East     Exhibit L 
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Proposed School site Breckenridge EaBreckenridge EaBreckenridge EaBreckenridge Eastststst    Exhibit L1 
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