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Proposed ±130 Single-Family Subdivision 

 

 



 
 

OFFERING MEMORANDUM DISCLOSURES 
 
 
West Virginia Land Brokers is the exclusive agent for the sale of Sundance 
Valley, a previously-approved ±130 lot subdivision ideally located west of I-81 in 
northern Berkeley County, West Virginia.  All inquiries should be addressed to: 

 
Stephen J. Ferrandi, ALC 

          West Virginia Land Brokers, LLC 
 
 

Office:    866.910.LAND  
Email: stephen@earealtycompanies.com 
 

The material contained herein is based in part upon information supplied or 
obtained by the broker and is deemed from sources to be reliable.  Summaries 
contained herein of any legal documents are not intended to be comprehensive 
statements of the terms of such documents, but rather only outlines of some of 
the principal provisions contained therein.  Prospective purchasers shall conduct 
their own independent due diligence concerning the property, including such 
engineering inspections and evaluation of market conditions as they deem 
necessary to determine the condition and value of the property.  
 
The material contained in this offering memorandum is confidential, furnished 
solely for the purpose of considering the acquisition of the Sundance Valley 
property described herein, and is not to be used for any other purpose or made 
available without the express written consent of Stephen J. Ferrandi and EA 
Realty, LLC.  
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EXECUTIVE SUMMARY 
 
 
Sundance Valley is an excellent opportunity for builders, developers, and 
investors to create a desirable single-family home community among the 
mountains and farms of northern Berkeley County, West Virginia. The project is a 
proposed ±130 lot single-family subdivision that has been fully engineered and 
previously approved, in phases, between 2006 and 2010.  While the property will 
have to be reapproved, there are no impediments to the resubmissions and 
review process.  The base engineering is still applicable, and the Berkeley 
County standards have changed very little. The primary challenge associated 
with reapprovals will be updated stormwater management and erosion and 
sediment control requirements. 
 
Sundance Valley is a single parcel of ±49.15 acres, tax ID 02-04- 37-0025.0014, 
located off Dry Run Rd, to the east of Lost Rd, in Martinsburg, WV. 
 

Situated near I-81 and I-70, 
the proposed community will 
provide convenient access 
to a variety of shopping, 
dining, employment, 
recreation, and 
entertainment.  A tranquil 
setting off Dry Run Road, 
this commuter-friendly 
location is less than a mile 
from I-81 and just two miles 
to all that downtown 
Martinsburg has to offer. 
 
Several subdivisions in the 
area – including Brookfield 
in Berkeley County, Hagar’s 
Crossing and Hillside Manor 
in Washington County, MD, 
Heritage Estates West in 
Franklin County, PA, and 
Snowden Bridge in 

Frederick County, VA – represent pricing expectations for the subject property.  It 
is expected that homes in Sundance Valley will start in the mid $300s. 
 
The area immediately surrounding Sundance Valley is characterized by 
established homes, quiet roads, and farmland.  Sundance Valley will be a quiet, 
pleasant, and safe place to live with all the modern amenities and attractions that 
buyers expect.   



 
 

OFFERING TERMS & CONDITIONS 
 
 
Price  The property is being marketed per partially-engineered

building lot, for a total sales price of $1 290, ,000. 
 
Deposit Initial deposit of $25,000, followed by an additional deposit  at

the end of the Study Period to bring the total to   10%.   

 
Study Period  The buyer will have a 60-day study period from contract 

effective date or other agreed-upon period. 
 
Settlement       Within 30 Days of Study Period ending.  
 
Brokerage  A fee is being paid to West Virginia Land Brokers to market the 
Commission   property; however, no provision has been made to pay other 

brokerages.  If you are being represented by a real estate 
brokerage, please compensate them directly. 

  
  

 



 
 

Location Maps 
 
 

 
 
  

 
 



 
 

 

 
 

Map of Martinsburg  



 
 

SITE PHOTOGRAPHS 
 
 
 

 
 



 
 

SITE PLANS 
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APPENDIX 1 - Comparative Market Analysis 

  



 
 

APPENDIX 2 - Berkeley County Process 

  



Sundance Valley - ENGINEERING STATUS: 

Sundance Valley was fully approved for 136 single family lots in 2006. 
Although the entitlements have expired all the base engineering is good 
and most of the design engineering is available and can be used since 
the subdivision regulations have had few changes since 2006. This 
includes road layout water and sewer design, general stormwater 
layout, lot dimensions, setbacks, etc. Water and Sewer capacity is 
available and there are not likely to be any issues with the highways 
department. SWM and E&S Plans will all have to be updated to new 
NPDES Standards and a new NPDES permit will have to be applied for.   

A Phase 1 environmental study was completed in 2005 by Triad 
Engineering and there were no recognized environmental conditions. A 
site cut fill analysis was completed and the site is very close to a balance 
(3600 CY Short).  The topography is gently rolling, and test pits revealed 
very little rock. 

Most due diligence items are available upon request and would only 
need to be updated. It is expected the entitlement, engineering and 
subdivisions process should take approximately 12 months.  This is an 
excellent opportunity for a builder to develop and create their own 
building lot inventory, or for a developer to entitle and / or finish lots to 
be sold in bulk or in phases.     

Below is a brief look at the entitlement, land development and home 
building process in Berkeley County. 

 

 

 



Tapping Fees for Webber Springs: 
Berkeley County Public Service Sewer District 

© 2021 All rights reserved. 

PO Box 944, 65 District Way, Martinsburg, WV 25402 Phone: (304) 263-8566 

Berkeley County Public Service Water District 

© 2021 All rights reserved. 

251 Caperton Blvd, Martinsburg, WV 25403 Phone: (304) 267-4600 

 

 



NPDES –  
Erosion & Sediment Control BMP Manual 
The West Virginia Erosion and Sediment Control Best Management Practice Manual addresses 
erosion and sediment control for earth disturbing activities associated with construction. The 
manual is designed to assist construction site developers, engineers, designers, and contractors 
in identifying and implementing the most appropriate best management practices for 
construction activities. 

The purpose of this manual is to provide standardized and comprehensive erosion and 
sediment control management practices for implementation on construction projects throughout 
West Virginia. It is intended that this manual be used as guidance for developing sediment 
control plans for the West Virginia/National Pollution Discharge Elimination System General 
Water Pollution Control Permit for Stormwater Associated with Construction Activities. However, 
the use of other best management practices manuals may also be acceptable. The use of this 
manual is not a regulatory requirement. The goal is to reduce the water quality impacts of 
land-disturbing activities through the design and implementation of effective erosion prevention 
and sediment control. 

 

  BMP Manual 

Note: As chapters become finalized, they will be posted on the website. Keep checking 
back for updates. 

Questions or comments regarding the West Virginia Erosion and Sediment Control Best 
Management Practice Manual 2006 can be directed to the Stormwater Program Manager. 

Larry Board, Environmental Resources Program Manager 2 
West Virginia Department of Environmental Protection 
Division of Water and Waste Management 
601 57th Street, SE 
Charleston, WV 25304 
Phone: (304) 926-0499 x43883 
Email: Larry.D.Board@wv.gov 

 

 

 

 



Building Permit Process 
Building Permits are required to construct, enlarge, alter, repair, move, demolish, or change the 
occupancy of a building or structure or to erect, install, enlarge, alter, repair, remove, convert, or 
replace any electrical, gas, mechanical or plumbing system. (This includes prefabricated structures, 
decks, change of use, etc.) Application is made at the Department of Permits & Inspections, 400 West 
Stephen Street, Suite 202, Martinsburg, WV 25401 between the hours of 8:00 a.m. – 4:00 p.m., Monday 
through Friday. 

The following information is required to be submitted at the time of filing for a permit. 

Residential Building Permits 

o Two (2) sets of detailed construction plans for residential structures to include footing and 
foundation plan, floor plan and cross sections. One set of construction plans will be returned 
with appropriate comments. 

o Well and septic permits (from Health Department) or Letters of availability from appropriate 
public utility. (water & sewer) 

o All subcontractors must be listed on the application with WV contractor's license number. 
Contractor's licensing is issued through the Department of Labor and can be located by phone at 
304-558-7890 or WV Division of Labor. 

o Assessors' statements and Planning Commission statements need to be signed by their offices. 

o Manufacturers truss details. (If trusses are to be used) 

o Lam Beam or I-Joists specifications and design. (If applicable) 

o Steel beams require West Virginia Engineer seal. 

o Sizes and U values of windows and exterior doors. (If applicable) 

o R values of insulation in ceiling, walls & floors. (If applicable) 

o Signed construction agreement and one (1) copy of a plot plan is required showing the location 
of any existing structures, existing and/or proposed driveway access, limits of disturbed area 
and stockpile area and the location of existing and/or proposed septic and well locations. 
Sufficient information to show direction of drainage. If the driveway is off a state highway, then 
a copy of the entrance permit must be submitted at time of application. 

o Square footage totals must be documented on the plans and building permit application (broken 
down into finished and unfinished areas) 

o If the owner is not the applicant, an affidavit provided by our office must be executed by the 
owner and submitted at time of application. 

o All fees paid. (See Fee Schedule) 



Inspection Requirements 
1. The cardboard building permit issued at the time your permit is approved must be always displayed 
during construction. All new buildings, additions, and alterations to existing buildings require a 
minimum of four inspections, and a minimum of 24 hours' notice must be given to this office prior to 
each inspection. This department must be notified, and inspections made of each phase of construction 
are as follows: 

 a. Footing prior to the placing of concrete or stone (Superior Walls). Grade pins are to be 
installed and any bulkheads and/or rebar, if required. There is to be no vegetative 
matter, ice, mud or standing water in the footing. Any new construction requiring a 
grading permit must have silt fence and stabilized construction entrances along with 
culverts, where required. 

 b. Foundation and basement wall before backfilling the wall and before proceeding with 
the superstructure. Anchor bolts or straps in place. Drain tiles and damp proofing 
should also be completed. 

 c. Radon/Slab prior to placement of concrete. (To include structural slabs or radon for 
habitable spaces) Any slab with living space above to have radon pipe set in clean stone 
#57 or #67, all under slab plumbing to be in place. A minimum 6-mil. -thick polyethylene 
to be in place with 12” overlap at joints and edges tight to walls. If slab is divided by 
interior footing, then extra radon vents to be set. 

 d. Thimble connections and fireplace throats prior to the placement of additional linings 
above connections or smoke shelf. 

 e. Rough electrical (See list of approved electrical inspectors). 

 f. Rough-in framing, plumbing and mechanical prior to insulation. (Before it is 
concealed). The rough electrical inspection shall be inspected and approved before the 
rough-in framing/plumbing/mechanical inspection is scheduled. Plumbing and ductwork 
roughed in, framing completed, including all firestop. In townhouses using core walls, all 
clips are to be in place. Shingles and siding can be installed prior to rough-in inspection. 

 g. Insulation inspection. Wall and any ceiling bats to be in place. All penetrations of top 
and bottom plates to be sealed, chases to be sealed and appropriate fire blocking. 

 h. Final electrical inspection. (To be completed by same inspector as rough electrical) 

 i. Final Grading inspection, if applicable. (In winter months, graded and mulched – all 
other times, grading shall be completed, seeded, and mulched) 

 j. Final inspection when building or structure is completed. Final electrical inspection 
must be completed and approved prior to scheduling the final inspection. All exterior 
complete, including gutters and downspouts. All handrails and guardrails in place. The 
final inspection must be scheduled on a separate day for the final electrical and final 
grading inspection. 

2. A $50.00 inspection fee will be charged for inspections that are not completed or inaccessible for 
inspection. Please be sure to leave any specific notes of keys being left etc., if needed, with Permit 
Technicians scheduling your inspections. Items to be inspected are to be ready by 8:00 a.m. on the 



scheduled date. Any inspection where the required electrical sticker is not present will be charged a 
$50.00 reinspection fee. A time cannot be given as to the inspector’s arrival at a particular site as this is 
dependent upon many factors. Required silt fencing and construction entrances are to be maintained 
until Final Grading Inspection. Failure to maintain will result in inspection being failed. 
3. This department has the right to reject any work which has been concealed or completed without first 
having been inspected and approved by the Department in accordance with the requirements of the 
various codes. 
4. Approved building plans are to be always available on the site. Any changes or modifications to the 
approved plans are to be submitted for review to this office. Any permit change after a permit is issued 
will be charged the base fee. 
5. Every permit issued shall expire by limitation and become invalid if building or work authorized by 
such permit is not commenced within six (6) months from the issue of the permit, or if the building or 
work authorized by such permit is suspended or abandoned at any time after the work is commenced 
for a period of six (6) months. 
6. Final inspection and Certificate of Occupancy must be obtained before occupying the building. Due to 
the processing time required to verify supporting documents and collection of all inspector’s paperwork, 
the Certificate of Occupancy will be issued by the end of the second business day following the approval 
and documentation of all three final inspections. 
Please consider these processing regulations when scheduling real estate closings and/or building 
occupancy dates. Final building inspections that are rescheduled due to corrections must still 
comply with these processing regulations. 
SHOULD YOU HAVE ANY QUESTIONS, PLEASE CONTACT A PERMIT TECHNICIAN (304) 264-1966. 
 
 
 
 
 
 

Certificate of Occupancy 
A Certificate of Occupancy, indicating completion of all work for which a permit 
was issued, shall be obtained prior to any use or occupancy of a building or 
structure. After all approved inspections, (to include final electrical, final grading 
and final building inspection), a Certificate of Occupancy will be issued by the 
Code Official. Due to the processing time required to verify supporting 
documents and collection of all inspector's paperwork, the Certificate of 
Occupancy will be issued by the end of the second business day following the 
approval and documentation of all three inspections. 
Please consider these processing regulations when scheduling real estate 
closings and/or building occupancy dates. Final building inspections that are 
rescheduled due to corrections must still comply with these processing 
regulations. 
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APPENDIX 4 – Phase 1 Environmental Study 

  











































 
 

APPENDIX 5 – Market Demographics 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
















