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❖ INTRODUCTION 
 
According to the book “Winston-Salem’s  Architectural Heritage” by Heather Fearnbach, 
in April of 1920 fifty-four acres were purchased for the development of the Dreamland 
Park sub-division comprised of affordable Bungalow single-family housing units, many of 
which still populate the community. In 2020, the neighborhood has gone through 
traumatic social, economic, and environmental challenges as well as an under-
investment strategy from the City and business stakeholders. 
 
The Winston-Salem Recreation and Parks Department invested significant resources over 
the last few years to address these issues with the development of several master plan 
initiatives such as the Cleveland Avenue Revitalization Plan, Winston Lake Master Plan, and 
East-End Master Plan. These master plans once complete will change the entire community 
into a vibrant sustainable community.   
      
Dreamland Park is another community embarking on a revitalization agenda to revitalize 
itself to embrace the City and federal government efforts that are transforming other parts 
of the City. These efforts will assist in transforming Dreamland Park and the surrounding 
new Walkertown Road and 14th Street neighborhood from neighborhoods into social, 
economic, and environmentally safe communities of the future for existing and future 
residents. 
 
Figure 1. Dreamland Community Meeting 
          

 
 
 
 
 
  
       
 

 
 
 
 
 
 
 
 
 

North Carolina Agricultural and Technical State University (NCATSU) has put together a 
community-led and driven revitalization process, which is addressing a new vision for the 
neighborhood. We are identifying numerous needs, opportunities, challenges, and  
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implementation strategies that promote green living, energy efficiency, environmental air 
quality, social interaction, and economic sustainability. Dreamland Park is situated in a 
prime location with many community amenities that are attractive to homeowners, 
children, adults, senior citizens, and businesses. Dreamland Park Neighborhood Association 
is committed to transforming its community from our plans into a reality. 
 

❖ NEIGHBORHOOD REVITALIZATION PILOT 

 
To assist the community with its challenges for     Figure 2. Pilot Meeting                   
revitalization and to embrace other masterplan efforts, a pilot project was just funded to 
develop neighborhood revitalization plans for the 
Dreamland Park and Columbia Heights 
Extension/Skyline Village Communities. It was 
funded by the Winston-Salem City Council and 
administered through Habitat for Humanity of 
Forsyth County to facilitate a planning process that 
engaged residents in identifying a vision for the 
future of the neighborhood, setting goals, and 
outlining strategies for implementation. 
 
Faculty from NCATSU in partnership with the City 
of Winston-Salem and Habitat for Humanity of 
Forsyth County collaborated to support the 
redevelopment, greening, and sustainability of the 
Dreamland Park Neighborhood. This grant is 
conducted by faculty in the Built Environment 
Department in the College of Science and 
Technology, College of Engineering, and the 
College of Education at NCATSU. 
 
 
 
 
 
 
 
 
 
 
 



Executive Summary 
 

 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             8 | P a g e   
 
 
 

❖ OUTCOMES 
 

The NCATSU team conducted a series of workshops with members of the Dreamland Park 
Neighborhood, representatives of City staff, Forsyth County Habitat for Humanity, Council 
Member Annette Scippio, Representatives of Neighbors for Better Neighborhoods, 
Communities United for Revitalization and Engagement (CURE), and United Way of Forsyth 
County also attended some of these meetings. See the SEEED report for a schedule of these 
meetings.  
 
In the early workshops, the neighborhood members reviewed the opportunities and challenges 
facing the neighborhood. These discussions revolved around the sustainable development 
focus areas of environmental, economic, and social imperatives. The groups assessed 
community needs and assets. Through these discussions several themes emerged including the 
following: 
 

• Safe Space and Safety 

• Economic Amenities 

• Community Connectivity 

• Community Pride 

• Infrastructure 

• Community Programs 

• Community Facilities 
 

❖ RECOMMENDATIONS 
 

During the later workshops, a vision for the neighborhood emerged that has two elements 
the Old Historic Dreamland Park and the New Historic Dreamland Park. Old Dreamland 
Park is the southern area of the neighborhood that consists of family homes that are either 
owner-occupied or rented. There are few vacant lots where infill new homes are proposed.  
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Figure 3. Home in Dreamland Park Community 

 

 
The Curb Appeal Project has been proposed for this area. A major concern raised by the 
neighborhood residents is the need for additional affordable rehabilitation programs for 
existing homes. The extent of requested work exceeds the capacity of existing programs 
conducted by the City of Winston-Salem and other local organizations. In response to this 
condition, the following recommendations are offered: 
 

• Provide education sessions for members of the neighborhood that explain existing 
housing rehabilitation programs offered by the city and other organizations. These would 
include what work is eligible, program requirements, program benefits, and the typical 
schedule for individual projects. 

 

• There is a current discussion of additional support for housing rehabilitation from both the 
state and federal government in both cases the executive branch has proposed funds in the 
budget for these incentives. It is not clear what the legislatures will do. The 
recommendation is for the City of Winston to track these initiatives. 

 

• Consult with the Development Office, a division of the City’s Community and Business 
Development Department to identify available City assistance programs. 

 

The New Historic Dreamland Park is the northern section of the neighborhood. It has many 
lots that have earlier plats but have never been developed. The neighborhood vision for New 
Historic Dreamland Park focuses on the opportunity to build new homes with associated 
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infrastructure improvements. This section of the neighborhood has several topography 
issues and the need to complete Eldora Street Road construction to meet this opportunity. 
 
The NCATSU team presented several design options to neighborhood members. The 
members selected Concept “C” as the preferred option. This concept provides for 55 new 
homes in the three blocks that comprise this area. Each block includes a green space with 
amenities to be shared with the entire neighborhood. A fourth green space is proposed to 
be a wilderness walk along the banks of the Brushy Fork Creek which borders the north and 
east edge of this part of the neighborhood. The total cost for the new homes, 
infrastructure improvements, and green space amenities for New Historic Dreamland Park 
is estimated to be $26 million. This amount is based on the conceptual design and will be 
modified by the more in-depth analysis associated with the actual development plan by 
others. This will be a major undertaking for the neighborhood and the City of Winston-
Salem. Recognizing this the following recommendations are offered: 
 
• A consulting group be hired to manage several aspects of this project 

 

• This group would be responsible to do the following: 
o Work with City staff to determine what City funds are available to support the 

infrastructure cost for this project. 
o Identify potential sources of construction and permanent financing for the project. 
o Work with City staff to identify and pursue grants and/or loans from the government, 

foundations, and corporate sources. 
o Solicit proposals and contracts with qualified design teams of architects, engineers, and 

land planners to develop the concepts in this plan. 
o Solicit bids and contracts with general contractors for site work and the green space for 

the project. 
 

• Communicate and coordinate with the Dreamland Park Neighborhood Association on the 
progress, planning, and schedule of the project. 

 

• The implementation team shall avail themselves of the following resources to provide for 
energy efficiency and the use of solar energy in the construction of the proposed new 
homes. 

 
o The use of SystemVisionTM by Advanced Energy to achieve energy efficiency for all new 

home construction. For more information refer to https://systemvision.org/ 
o The use of homebuilders that are certified as Energy Star Builders by the Environmental 

Protection Agency. For more information refer to https://www.energystar. gov/ 
partnerresources/partnerlocator 

about:blank
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o Contact Duke Energy to identify incentive programs they have for energy-efficient and 
green new home construction. For more information refer to Duke Energy Smart $aver 
Program, https://www.duke-energy.com/ home/products/smart-saver 

o Building designers and contractors consider the use of several energy efficiency 
technologies that are emerging onto the market. These include Structural Insulation 
Panels (SIPs) and modular home construction. 
 

• The implementation manager shall research programs to provide photovoltaic (PV) 

panels for low to moderate 

•  households in North Carolina. Contact with Advanced Energy and the pending NC 

Clean Energy Fund will provide updates on the progress of these programs. 

• Building designers and contractors consider the use of solar energy technologies that are 

emerging onto the market. These include solar shingles and power walls. 

• Solicit bids and contract with homebuilders for the construction of new homes. 

• Communicate and coordinate with the City staff on the progress, planning, and schedule   
 
The NCATSU Team appreciates the opportunity to have worked with all members of the 
visioning and design teams from the neighborhood and the City of Winston-Salem on this 
project. We thank the City Council for their consideration of the findings and 
recommendations in this report. We look forward to the benefits to the Dreamland Park 
neighborhood in response to this effort. 

 
How to use this document 

 
This document contains information gathered during information sessions, design 
charrettes, and steering committee meetings with Dreamland Park residents and 
stakeholders. The contents of this report are to be used to contribute to the final 
neighborhood design implementation. They should not be used for any other purpose. 
 
 
 

 
 
 

 
 
 
 

about:blank
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A guiding principle of this planning process has been that revitalization of a neighborhood is 
aided by examining its opportunities and challenges through the lens of Social, Economic, 
and Environmental Imperatives. This grant will emphasize the use of The Triple Bottom Line 
(TBL): http://www.ibrc.indiana.edu/ibr/2011/spring/article2.html 

 
❖ ENVIRONMENTAL IMPERATIVES 
 

Environmental variables should represent measurements of natural resources and reflect 
potential influences on their viability. It could incorporate air and water quality, energy 
consumption, natural resources, solid and toxic waste, and land use/land cover. Ideally, 
having long-range trends available for each of the environmental variables would help 
organizations identify the impacts a project or policy would have on the area. 
 

❖ ECONOMIC IMPERATIVES/MEASURES 
 

Economic variables ought to be variables that deal with the bottom line and the flow of money. 
It could look at income or expenditures, taxes, business climate factors, employment, and 
business diversity factors. Specific examples include (but are not limited to): 
 

• Personal income 

• Cost of underemployment 

• Establishment churn 

• Establishment sizes 

• Job growth 

• Employment distribution by sector 

• Percentage of firms in each sector 

• Revenue by sector contributing to gross state product 
 

❖ SOCIAL IMPERATIVES 
 

Social variables refer to social dimensions of a community or region and could include 
measurements of education, equity and access to social resources, health and well-being, 
quality of life, and social capital. Examples are listed below (but are not limited to): 
 

• Unemployment rate 

• Female labor force participation rate 

• Median household income 

• Relative poverty 

• Percentage of population with a post-secondary degree or certificate 

• Average commute time 

about:blank
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• Violent crimes per capita 

• Health-adjusted life expectancy 
 
These imperatives were key to the community discussions and decisions of the members of 

the Dreamland Park planning team. It offered the basis for the following objectives and 

strategies of the project: 

 

The objectives of this project are to: 

• Encourage current urban neighborhood residents to engage each other through a 

community-driven greening, sustainability, and revitalization effort. 

• Provide a pathway for children and parents to sustain their neighborhoods through 

community engagement. 

• Provide opportunities for private industry and philanthropic organization 

sponsorships to engage and invest in urban neighborhoods. 

• Establish education and training programs about the built environment and 

sustainability (mentorships, workshops, symposia, and internships). 

• Develop a sustainable, healthy, safe, and environmentally friendly environment 

neighborhood revitalization model, which will continue after the end of this proposal 

period. 

 
 
 
 
 
 
The strategies of this project are to: 

• Make this revitalization project a community and resident-led initiative through various 

workshops and surveys. 

• Establish a coalition of businesses, nonprofits, institutions, city, county, and researchers. 

• Empower residents with resources to sustain their neighborhood. 

• Empower residents with resources to transform their neighborhoods. 

• Ensure this revitalization aligns with Winston-Salem City and County housing needs 

assessment study, Legacy 2030 Update Planning Guide, and the East-Northeast Area Plan 

Update Guide. 
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The places where people live, work, and socialize have gained attention as sources of poor 

health and persistent disparities in low-resource communities. One aspect of the place is 

neighborhood blight – where it is dilapidated, and run-down spaces and buildings are often 

concentrated in low resources neighborhoods. Blight does not affect all neighborhoods or 

populations equally, either. Black residents of cities are disproportionately affected by the 

concentration of potentially contaminated, tax delinquent, or vacant properties. Low-income 

neighborhoods are also more vulnerable to increases in property abandonment and blighted 

properties after natural disasters. 

 
Some of the key identifiers of blight are as follows: 
 

• Blight predominantly affects neighborhoods where marginalized populations live, and anti-
blight policies, which focus on downtown economic development, often ignore or fail to 
adequately address the socio-economic conditions of the residents who live in blighted 
areas. 

• Residents in blighted areas are politically, economically, and socially marginalized and 
exposed to greater-than-average safety and environmental contamination issues. 

• Blighted places also have low levels of employment opportunities. 

• Youth violence also persists at high rates in blighted neighborhoods. 

• Blighted neighborhoods do not typically have strong social networks and have greater 
needs for city intervention with services. 

• Even when blighted neighborhoods have strong social ties, the residents who live in these 
places often possess little political power. 

• Neighborhood physical conditions have been associated with illness and may partially 
explain persistent socioeconomic disparities in the prevalence of psychological stress and 
poor physical health. 

 
Like many cities in the U.S. South, Winston-Salem, located in central North Carolina, is 
experiencing a small renaissance. This former factory town, once full of bustling tobacco 
warehouses and textile mills, is being repurposed as a high-tech, 21st-century city. Unique 
public-private partnerships are breaking the mold with new developments like the Wake Forest 
Innovation Quarter. Investment in redevelopment is spurring renewed interest and growth in 
the city’s downtown district. The city’s arts and cultural scene are even attracting visitors and 
new residents from both near and far (Cleveland Avenue Neighborhood Revitalization Plan, 
2016).  
 
A continued theme in many small and large towns and cities is the intentional segregation of 
African American neighborhoods. Intentional segregation is an unwritten policy by politicians to 
use infrastructures such as railroads, streets, highways, and undesirable land to segregate 
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marginalized populations. This form of intentional segregation in most cases decimates an 
otherwise sustainable community. We must therefore understand suppressed American 
history. “Today’s residential segregation in the North, South, Midwest, and West is not the 
unintended consequence of individual choices and of otherwise well-meaning law or regulation 
but is the result of unhidden public policy that explicitly segregated every metropolitan area in 
the United States.”  
 
The policy was so systematic and forceful that its effects endure to the present time. 
Segregation by intentional government action is not de facto. Rather, it is what courts call de 
jure: segregation by law and public policy”. The Intentional Segregation of America’s Cities, 
Richard Rothstein https://www.aft.org/ae/spring2021/rothstein  
 
Under President Warren G. Harding in 1921, Secretary of Commerce, Herbert Hoover, 
established the federal guidelines requiring zoning ordinances nationally. Shortly thereafter, 
the National Association of Real Estate Boards adopted a code of ethics that stated: “A realtor 
should never be instrumental in introducing into a neighborhood … members of any race or 
nationality … whose presence will clearly be detrimental to property values in that 
neighborhood.” The Intentional Segregation of America’s Cities, Richard Rothstein   
https://www.aft.org/ae/spring2021/rothstein  
 
Cities and local politicians began the systematic and intentional segregation policies using 
railroad tracks, streets, creeks, flood plains, marshlands, sports facilities, severely sloped sites, 
highways, landfills, industrial sites, airports, and other infrastructure construction by imposing 
zoning ordinances. Many zoning ordinances were specific in allowing African American 
neighborhoods to build and operate non-residential single-family housing such as tavern halls, 
beer, wine, and alcohol stores, various types of nightclubs, and prostitution establishments, but 
prohibited these activities in white neighborhoods. 
 
East-Northeast Winston-Salem is a direct recipient of intentional segregation dating back to the 
1900s. According to the book “Winston-Salem’s Architectural Heritage” by Heather Fearnbach, 
Dreamland Park in April 1920, 54 acres were purchased for the development of the Dreamland 
Park sub-division comprised of affordable Bungalow and single-family housing units, many of 
which still populate the community. Many residents were doctors, educators, lawyers, bankers, 
tradesmen, builders, factory workers, and farmers. 
 
According to data provided by Habitat for Humanity of Forsyth County, in 2020 there were 116 
vacant and abandoned lots, nine vacant lots owned by the City of Winston-Salem, 85 vacant 
parcels owned by investors, 12-plus lots held by heirs, 10 lots held by owner-occupants, and 30 
vacant lots in tax delinquency. Additional data indicated 82 owner-occupied units and 229 
investor properties.  
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Mixed-use buildings populate this community and several of these mixed-use buildings have 
aged and are not maintained. Some are vacant, and yards are a constant eyesore with over-
growth, weeds, rodents, snakes, and trash. The neighborhood is in a food, retail, and 
commercial desert and lacks capital improvement of its roads and stormwater management. 
Many streets flood during heavy rains. 
 
The streets throughout the neighborhood are hazardous to pedestrians. Especially Dellabrook 
Road, which has become a racetrack from Attucks Street down to New Walkertown Road. 
Dunbar Street is also troubling. Dunbar Street from Attucks Street to Eldora Street has 
approximately a 30% grade incline and the grade is so severe few cars can navigate the slope. It 
is impossible to see any vehicle approaching, and the only solution was to create a series of 
one-way streets. Residents report literally hating Dunbar Street.  
 
Brushy Fork Creek snakes through the Northern edge of the community along Bowen Boulevard 
then takes a southeast turn along the Bowen Park Greenway down to New Walkertown Road 
and points south underneath New Walkertown Road. It is an area of overgrowth and blight. It 
has a significant slope and influences the community because of its 100-year flood plain that 
affects lots along Bowen Boulevard and Eldora Street. Residents continue to complain about 
security issues such as random gunshots and various criminal activities in the Eldora Street and 
Brushy Fork Creek areas.  
 
❖ DATA COLLECTION 
 
The data collection included: 

• Needs Assessment 

• Community Assets 

• Challenges and Opportunities 

• Visioning 

• Strategies and Implementation 
The data collection schedule is in the Social Economic Environmental Educational Data (SEEED) 
report appendix. 
 
The three imperative-based questions from which the data was gathered with input from 
residents and from existing data sources at the city, state, and federal agencies are as follows: 

• How do residents, investors/owners, the business community, and the faith community 
envision environmental imperatives, and how do the environmental imperatives 
influence their neighborhoods? 

• How do residents, investors/owners, the business community, and the faith community 
envision economic imperatives, and how do the economic imperatives influence their 
neighborhoods? 
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• How do residents, investors/owners, the business community, and the faith community 
envision social imperatives and how do the social imperatives influence their 
neighborhoods? 

 

❖ DATA ANALYSIS 
 

Survey instruments were designed to collect data from residents, investors/owners, the 
business community, and the faith community. Focus group interview protocols were 
developed that contain questions for focus group residents and other stakeholders. Qualitative 
survey data and interview transcripts were analyzed using a qualitative thematic approach. 
Quantitative survey data is used to describe elements of the economic and social imperatives 
revealed by the Dreamland Park residents. 
 
❖ WORKSHOPS 
 

• Needs Assessment 
o On September 12, 2020, the needs assessment workshop introduced the 

residents and stakeholders to the Social Imperative and Socially Sustainable 
Development through a series of speakers and PowerPoint presentations, and 
handouts.   

o Professor Robert Powell facilitated the breakout sessions and explained how we 
will conduct the breakout sessions. The theme was “What are the community’s 
social bones?” The major question was “What things do you want to see 
improved in our neighborhood?” 

o Dr. Karen T. Jackson introduced our survey instrument called Qualtrics. Qualtrics 
is a survey instrument that captures survey responses. It is web-based. You do 
not need to download anything. You can use your smartphone or laptop. 

o The research team developed the following specific Dreamland Park Socially 
Sustainable variables from this workshop: 

▪ Residential buildings that define the architectural character of the 
neighborhood. 

▪ Residential social behavior that defines community spaces. 
▪ Buildings in the neighborhood that define the physical environment. 
▪ Landscape features that define green and natural spaces. 
▪ Streetscape features that define the historical legacy of the 

neighborhood. 
▪ Resident social interaction activities. 
▪ Cultural heritage indicators of the neighborhood. 
▪ Neighborhood amenities to sustain the culture. 
▪ Green spaces that promote healthy living. 
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o Workshop Assignments 
▪ Residents participated in an independent exercise to identify elements 

within their community and post pictures and comments on the 
Dreamland Park Neighborhood Association Facebook Group. 

▪ The exercise was: 

• Look at the City of Winston-Salem, NC, and determine at least 
four neighborhoods that could be defined by the “Social 
Imperative.” Include a minimum of four pictures of the 
neighborhood that you picked. 

• Give at least four reasons why you picked this neighborhood. 

• Post your findings in the Dreamland Park Neighborhood 
Association Facebook Group. 
 

• Workshop # 2-Community Assets 
o On September 26, 2020, the community assets workshop introduced the 

residents and stakeholders to the Economic Imperative through a series of 
speakers and PowerPoint presentations, and handouts. 
 

o The Economic Imperative 
▪ Economic variables refer to social dimensions of a community or region 

and could include measurements of education, equity and access to 
social resources, health and well-being, quality of life, and social capital. 

o The workshop introduced the residents, nonprofits, and city officials to the eight 
Economic Imperatives that define “Economic Sustainable Development.” 

o The theme for the day was “What things address the economic sustainability of 
our neighborhood?” 

o Professor Robert Powell facilitated the breakout sessions and explained how we 
will conduct the breakout sessions. 

o Dr. Karen Jackson introduced our survey instrument called Qualtrics. 
o The research team developed the following specific Dreamland Park Economic 

Sustainable variables from this workshop: 
▪ Increase property values  
▪ Increase property tax base  
▪ Establish historic architectural residential design criteria  
▪ Establish landscape neighborhood design criteria  
▪ Establish streetscape neighborhood design criteria  
▪ Establish greenspace design criteria  
▪ Reduce rental property  
▪ Increase homeownership  
▪ Eliminate vacant lots 



Background & Content 
 

 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             19 | P a g e   
 
 
 

o Workshop Assignments 
▪ Residents participated in an independent exercise to identify elements 

within their community and post pictures and comments on the 
Dreamland Park Neighborhood Association Facebook Group. 

▪ The exercise was: 

• Assign two streets in your neighborhood to a neighbor  

• Take a picture from the beginning of the street (top) to the 
bottom (end)  

• Describe in your own words what you see  

• Post your findings in the Dreamland Park Neighborhood 
Association Facebook Group
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❖ RESIDENTS’ VOICES 
 
Steering committee meeting minutes, needs assessment focus groups, open-ended survey 
items, and meeting observation data are used to provide this summary. During meetings, we 
looked to understand how to leverage Dreamland Park’s assets and strengths from the 
resident’s point of view. It was clear from the beginning, at the kick-off meeting that the history 
and historical social fabric of the community were of great importance to past and current 
Dreamland Park residents. For example, Representative Terry shared information about the 
house her grandfather, George Black, built at 111 Dellabrook Rd. Mr. Black’s home and 
brickyard were listed on the National Register of Historic Places as being of national 
significance, not only due to the reputation of Mr. Black but also as it regards the history of the 
brickmaking industry. A historic marker was placed at the George Black House in 2007 as part of 
the City of Winston-Salem’s Historic Marker Program. Today, the George Black House is the 
subject of plans currently being prepared to restore the property as a living history 
interpretative site. 
 

❖ DREAMLAND PARK RESIDENT-DRIVEN THEMES 
 

• Space & Safety 
 
Residents noted a perception in the neighborhood that police are understaffed. Their 
desire to have more communication when police officers come through the 
neighborhood resonates with the safe space and safety concerns theme (32% of 
resident conversation). Other resident concerns related to safety include vacant 
property, safety, speeding, gunfire, drugs and prostitution, missing sidewalks, and lack 
of landscaping. Things they feel could improve safety in addition to building 
relationships with law enforcement (“know your police captain”) are installing speed 
bumps, installing public and private security cameras that track speeding, and improving 
green spaces, park areas, and areas for walking and running. Residents’ desire for more 
homeownership and fewer rentals in the neighborhood is also linked to the need for 
safe space. Some residents spoke of a way to register to receive emails and texts from 
police. Residents were concerned that the smells, wild animals, toxic chemicals, 
overgrown trees, and grass contributed to perceptions that the neighborhood is not a 
safe space. These nuisances coupled with vacant and burnt-out properties, speeding 
cars, and loud music—especially at night —further contribute to the creation of an 
unsafe feeling environment. When you add the random gunfire, drug addicts 
approaching people in front of their homes, fireworks, loose dogs, and traffic issues, it 
becomes evident why residents reported not feeling safe even walking to local 
businesses. Residents wondered how improving communication between each other 
and with law enforcement agencies as well as establishing neighborhood norms for 
behavior could help to reduce and/or reverse some of the safety concerns. 
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• Economic Amenities 
 
Residents see the feeling of home, churches, parks, recreation areas, and neighborhood 
walking spaces as economic amenities (22% of participant conversation) worth keeping. 
They also see making homeownership a priority and making homes more affordable as 
strategies for raising the economic attractiveness of their community. Residents also 
believe that the legacy of family property, long neighborhood history, and the fact that 
some homes have historic architecture and some property owners own multiple 
properties are economic community assets. The residents listed five churches and seven 
businesses in the community as assets. The compactness of the community, the 
topography, and the land available for gardens and beautification were additional 
amenities noted by residents. 
 

• Community Connectivity 
 
Building community in the neighborhood was a desire for some residents. Some noted 
that after integration people did not come back, and there is a desire to “get people 
who want to, to come back.” Dreamland Park residents see community connectivity 
(21% of resident conversation) as a necessary component of revitalizing their 
neighborhood. Ensuring that they are accepting and welcoming to everyone was 
juxtaposed against the apparent need to have better communication between 
neighbors. Someone said, “Residents aren’t connected [the] community is not a 
neighborhood.” During these conversations, they were able to voice their concerns 
about the growing gaps in communication because of the age/generation gap and 
language barriers. Some residents feel that there are constant transients in the 
neighborhood that do not associate or communicate with the larger stable residential 
community. Residents attending these meetings mentioned a desire to have unity and 
to be comfortable expressing their cultures and values and allowing others to also 
express their own. They wondered if planned social gatherings/cookouts, neighborhood 
association meetings, and church involvement would improve communication between 
residents with one another and resident owners with resident renters. 
 

• Community Pride 
 

The taking pride in the community and attractive properties theme (21% of resident 
conversation) includes residents’ belief that there is a need to focus on yard 
beautification. They point out that sidewalks and landscaping are missing. There is also 
an expression that there is a need for a “renters’ rights” policy that includes 
expectations for property upkeep. Improvement is needed in green spaces and park 
areas, and residents would like to see areas designated for walking/running. There is a 
great desire to promote homeownership and to see fewer rentals. Some residents 



Resident Voice – Summary 
  

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             22 | P a g e   
 
 
 

suggest that there could be some incentives to move renters into homeownership. 
Other suggestions residents have for improving their neighborhood that demonstrate 
their desire to keep their neighborhood attractive include affordable housing repair 
assistance and youth grass cutting service. The desire to have more home 
improvements, upkeep of vacant properties and rental properties, traffic controls, and 
design assistance overlap with the pride they have in their community and some of what 
they see as needed to improve the economic conditions of their community. 

 
• Infrastructure 

 
A need for yard beautification, sidewalks, landscaping, the prevalence of rental 
property, and addressing the water system was indicated by the neighborhood 
infrastructure issues theme (10% of resident conversation). While abandoned houses, 
vacant property, traffic problems, and the lack of a renter’s rights policy were on the list 
for other themes residents also see as contributing to the neighborhood infrastructure 
challenges. 

 
• Community Programs 

 
Dreamland Park residents were concerned about the need for people in the 
neighborhood to build skills and wondered if community programs (5% of resident 
conversation) could be brought in to fill some of these needs. Neighborhood norms for 
behavior, working with young people, and collaborative learning for everyone were 
solutions offered to address the lack of community programs. 
 

• Community Facilities 
 

Residents noted access to community facilities (8.72% of resident conversations) such as 
the presence of multiple churches, a health center, and a quick stop grocery, but 
wondered if the lack of access to more modern and relevant facilities would deter 
people from moving into Dreamland Park. The missing sidewalks, lack of transportation 
assistance, roads in need of pavement, and streetlights were also reasons residents 
cited that they think will deter people from choosing Dreamland Park as a place to 
reside. Having access to a park within the neighborhood, the recreational areas along 
New Walkertown Road and consideration of businesses necessary for daily living to 
move to the area were ideas residents had for enticing people to move to Dreamland 
Park. It is to be noted that currently there is a recreation center, athletic fields, a fitness 
course, trailheads, WSTA bus stops, walking trails, and/or greenways within a half-mile 
radius of the neighborhood.
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❖ QUANTITATIVE SURVEY DATA ANALYTICS SUMMARY 
 

The summary includes descriptive data from surveys completed by Dreamland Park residents, 
business, and faith community stakeholders. 
 
The residents were given the list of neighborhood amenities recommended in the East-
Northeast Area Plan and asked to pick the one they felt will attract new homeowners (and/or 
renters) to the neighborhood.  The graph below shows residents’ responses.  Landscaped yards 
and trails top the list of amenities followed by sidewalks on both sides of the streets, homes 
with front porches, and community focal points (gathering places for community activities). 
 
Figure 4. Neighborhood Amenities 

 
 
Other amenities residents added to the list include: 

• More innovative businesses 

• More lighting 

• Home improvement 

• Growth opportunities, safety, promising schools 
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• Nicely kept homes 

• Feeling of safety and ability to prosper/grow and grow a family 

• Family restaurants, laundry/dry cleaners 

• Community gardens 

• Strong Homeowners Neighborhood Association 
 
❖ THINGS THAT WILL NOT ATTRACT NEW HOMEOWNERS 
 
When asked to list the top 5 things that will NOT attract new homeowners to the 
neighborhood, Dreamland residents listed many of the same things identified during 
community workshops such as vacant properties and yards, dilapidated/"raggedy" and vacant 
houses, overgrown lawns, cars parked on lawns, broken street lights, dogs not on a leash, 
shootings, unsightly characters (drug addicts, dirty/aimless looking people walking the street), 
thoughts of/perceptions of unsafe environments, and trash. 
 
❖ REASONS TO RETURN TO DREAMLAND PARK 
 
The top reasons former Dreamland residents gave that would entice them to return include the 
opportunity presented by the neighborhood revitalization, potential for growth, nice place to 
raise a family, sense of belonging/ownership, feeling of safety, and warmth of the people. 
Other enticements include clean appearance, landscaping, good lighting, quiet feeling of safety, 
acknowledgment of the good old days when Dreamland Park was a very good community, not 
having a mortgage, and being informed about all of the new helpful things that would help 
retirees to maintain their property from Forsyth County. The desire to have “neighborly 
neighbors” and for a neighborhood association that would have information on how 
homeowners and/or renters could get assistance with home repairs when they need it. 
 
Others pointed out that Dreamland Park is unique because it is one of the oldest African 
American neighborhoods in the city and that the location is great, historic, provides an 
opportunity for growth, child friendly, close to a rec center, many school options, water park, 
proximity to downtown, and proximity to the highway. 
 
❖ SELLING POINTS TO MOVE BACK INTO DREAMLAND PARK 
 
The top neighborhood selling points residents said they would mention to a person interested 
in MOVING into Dreamland Park were good neighborhood for families and walkable 
neighborhood. The table below shows the top 12 selling points. 
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Table 1. 12 Top Selling Points 

Number Answer Percentage 

1 Pride in ownership 10.87% 

2 Neighborhood matches 8.70% 

3 Low crime rate 10.87% 

4 Great schools 8.70% 

5 Outdoor activity choices 6.52% 

6 Nostalgia reminds me of back in the day 10.87% 

7 Access to medical care 4.35% 

8 Good neighborhood for families 13.04% 

9 Close to reliable public transportation 8.70% 

10 Great shopping and restaurants nearby 2.17% 

11 Great nightlife, entertainment 2.17% 

12 The neighborhood is walkable 13.04% 

 Total 100% 

 
 
❖ ARCHITECTURAL CHARACTER 
 
Some Dreamland Park residents see the value of the historical architectural look and feel 
(character) of homes and use descriptors such as not "cookie cut" homes and millennium-old 
style. Other residents see the architectural look and feel as outdated and in many places in 
need of repair. One resident said it was “a hint of an older glory period” and could be better. 
 
❖ DESCRIBE YOUR NEIGHBORHOOD 
 
When residents were asked to describe the Dreamland Park neighborhood for an article in the 
newspaper, here’s what one resident wrote: 

“The Dreamland Park neighborhood takes you back to a place that has been lost in time. 
The area is mostly quiet with the exception of hearing a lawnmower being pushed over 
grass, birds singing, and an occasional dog barking. Our little community is close to 
businesses and Interstate 40 and Highway 52.” 

Another resident wrote, “I would say that the neighborhood is starting to realize that social and 
economic imperatives have to be put in place soon and very soon. There are minor and major 
repairs to be done which could make this neighborhood a desirable place to live with family and 
make friends in order to make a comeback as to how nice this neighborhood was at one point.” 
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❖ SOCIAL IMPERATIVE 
 
Residents felt the most important social imperative challenge to overcome was the need to 
transform relationships with neighbors helping neighbors (mean = 4.33 on a scale of 1 to 6) and 
(mean = 3.33 on a scale of 1 to 6). 
 
Figure 5. Social Imperative 

 
  
❖ ECONOMIC IMPERATIVE 
 
Residents said the economic imperative challenge they believed important to transform their 
belief that your neighborhood can be transformed is “My neighborhood can be transformed by 
2025” (mean 3.67 on a scale of 1 to 4). 
 

Figure 6. Economic Imperative
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❖ CREATING THE VISION 
 
The purpose of Workshops Three and Four was to generate the Vision for the Neighborhood 
Transformation/Revitalization. In Workshop Three, community members identified 
architectural elements that would be incorporated into the proposed neighborhood vision. In 
Workshop Four, a concept for the neighborhood was developed and reviewed. Details of these 
two workshops follow. 
 

• Workshop Three-Opportunities and Challenges 
 

o On October 3, 2020, this workshop introduced the residents and stakeholders to 
the neighborhood opportunities and challenges through a series of speakers and 
PowerPoint presentations, and handouts. 
 

o Workshop number three revealed the following opportunities and challenges: 
▪ Streetscape  
▪ Streetlights (architectural)  
▪ Landscaping  
▪ Housing Stock 
▪ Different Architecture Housing Styles 

 
 
 

 
o Associate Professor Dr. Graham, Assoc. AIA facilitated the breakout session. 

 
o Architectural Styles of Dreamland Park:  Historical Background 

 
▪ Our first education component was an introduction to the current 

residential architectural styles throughout the neighborhood, with 
discussions by architects supported by handouts of various residential 
housing styles of the neighborhood. Dreamland Park was developed as an 
African American sub-division ca. 1900s with streets named for African 
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Americans Crispus Attucks, Booker T. Washington, Paul Laurence Dunbar, 
Frederick Douglass, Washington Boulevard (now Eldora Street), and 
Lincoln Boulevard (now Emerald Street). 

▪ The prominent architectural styles are Bungalow (1920s), Duplex styles, 
and Single-Family houses. The following are architectural residential 
homes of Dreamland Park in 2020. Some of these homes are still existing 
from the 1900s and are shown on page 405 in the book “Winston-Salem’s 
Architectural Heritage” by Heather Fearnbach. 
 

Residents were introduced to the most common architectural styles of this neighborhood 
which are: 
 

Bungalows: a bungalow is a one-story house, cottage, or cabin. Bungalows are 

generally small in terms of square footage, but it is not uncommon to see very 

large bungalows. Bungalows were originally designed to provide affordable, 

modern housing for the working class. 

 
 

Cottages: A cottage is, typically, a small house. It may carry the connotation of being 

an old or old-fashioned building. 
o  

 

Colonial: A Colonial-style home usually has two or three stories, fireplaces, and brick or 

wood facades.  
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Ranch: A house built on one level and usually in the shape of a long rectangle. 

 
 

 
 

 
 
 
 
Townhomes: A townhouse or townhome is a single-family home that shares one or 
more walls with other independently owned units 

 
 
 
 
 
 
 
 

Duplexes: are side-by-side homes, meaning they share only one wall between two 

Units. In most cases, the floor plans inside these two homes are mirror images of 

each other. 

 
• Workshop Number Four-Neighborhood-Driven Vision 

 
o The October 17, 2020 workshop introduced the residents and stakeholders to 

the neighborhood vision through a series of presentations and handouts. 
Residents came to a consensus on the vision for transforming their 
neighborhood into an Old Historic Dreamland Park Neighborhood or a New 
Historic Dreamland Park Neighborhood. 
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o Old Historic Dreamland Park Neighborhood 
▪ Develop an “Old Historic Dreamland Park Neighborhood.” This “Old 

Historic Dreamland Park” is a rebranding of the existing Dreamland Park 
neighborhood. Curb appeal projects will focus on exterior renovations of 
existing housing stock and landscape features and will build its re-
branding from its current African American heritage dating back to the 
early 1900s. Old Historic Dreamland Park Neighborhood’s vision is to: 

• Re-design the streetscape to reflect the 1900s architectural design 
and style 

• Re-design the residential curb appeal with appropriate 
landscaping 

• Exterior residential renovations to reflect the 1900s architectural 
design and styles 

• Incorporate and integrate green spaces and pedestrian pathways 
with the Winston Lake Park masterplan extensions 

• Design natural habitant specific plant and bird species through 
collaboration with Forsyth Audubon and Horticultural Society 

• Limit new rental properties 

• Promote new residential housing on vacant lots 
 

o New Historic Dreamland Park Neighborhood 
 

▪ Building sustainable neighborhoods requires more livable neighborhoods 
in our urban areas. New neighborhoods and revitalized older 
neighborhoods contain a diversity of housing types and people, and 
access to neighborhood shopping and services, recreational facilities, and 
educational opportunities. A united effort to address social issues, such 
as crime, quality of education, and homelessness, has helped to 
strengthen the relationship between our neighborhoods. With careful 
planning, appropriate design standards, and citizen empowerment, 
neighborhoods have become the building blocks of our community. We 
envision that…the Dreamland Park neighborhood will incorporate 
community-oriented features, such as front porches, sidewalks, street 
trees, parks, trails, green spaces, energy-efficient features, community 
focal points, and nearby services. Residents should enjoy walking to 
nearby shopping and services, schools, churches, and public open spaces. 
Various housing types that are suitable for different income levels, family 
sizes, and tastes are developed to reduce segregated housing patterns 
and enhance interaction. Increased homeownership is a major feature. 
This portion of the neighborhood is previously undeveloped and allows 
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for a variety of housing styles that blend with the old historic 
neighborhood but provide an opportunity for bringing in new 
homeowners to the neighborhood. 
 

▪ The New Historic Dreamland Park Neighborhood Vision guidelines are: 

• Design the streetscape to reflect the 1900s architectural design 
and style 

• Design the residential curb appeal with appropriate landscaping  

• To reflect the 1900s architectural design and styles 

• Incorporate and integrate green spaces and pedestrian pathways 
with the Winston Lake Park masterplan extensions 

• Design natural habitant specific plant and bird species through 
collaboration with Forsyth Audubon and Horticultural Society 

• Limit new rental properties 

• Promote new residential housing, mixed-use, mixed-income for 
townhomes, and condos 

 
 
❖ HISTORIC PRESERVATION OF DREAMLAND PARK 
 
As stated in The Legacy 2030 Update planning document, page 150, Objective 6: Community 
Awareness of Historic Preservation: Increase community awareness of, interest in, and support 
for the preservation of Forsyth County’s historic resources. Encourage collaboration among 
stakeholders in the historic preservation community to develop and strengthen the 
effectiveness of historic preservation activities.  
 
The Historic Resources Commission (HRC) promotes community awareness of historic 
preservation through its two major subcommittees: The Education Committee and the Historic 
Marker Committee. The City of Winston-Salem, through the HRC’s Historic Marker Committee, 
recognizes properties, events, and individuals of local historic significance. The program has 
been highly successful in providing much-needed visibility and recognition of the history, 
commemorating a wide variety of sites ranging from National Register Historic Districts, like 
West Salem, to non-designated historic areas such as Happy Hill and the African-American West 
End Area. Sites of local historical significance, such as The Pond and Odd Fellows Cemetery have 
also been recognized, as have individual buildings such as schools, industrial buildings, and        
V I S I O N I N G private residences.  
 
The Education Committee develops programs and projects to educate the public about the 
history of Forsyth County’s built environment. The committee organizes Historic Preservation 
Month activities, including a lecture series, tax credit workshops, and the Heritage Awards—a 
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program that recognizes individuals, groups, organizations, and businesses active in the 
preservation, restoration, rehabilitation, and interpretation of our community’s architectural 
and cultural heritage.  
 
The HRC is looking for opportunities to coordinate with local organizations and has recently 
transferred sponsorship of the Heritage Awards to Preserve Historic Forsyth, a local nonprofit 
whose mission is to promote, protect, and advocate for historic resources. The Dreamland Park 
revitalization project intends to partner with Heritage Awards to Preserve Historic Forsyth in 
our efforts to protect the assets of Dreamland Park. 
 
The revitalization plan takes into account the Winston-Salem City Planning initiatives as 
outlined in documents prepared by the City-County Planning Board that have identified social, 
and economic imperatives for Forsyth County and its Towns (which includes all neighborhoods). 
The Legacy 2030 Update (2013): www.legacy2030.com is a comprehensive plan for Winston-
Salem, Forsyth County, and its Towns, developed by City-County Planning Board, Forsyth County 
& Winston-Salem, North Carolina; The original East-Northeast Area Plan was adopted in 2008. 
https://www.cityofws.org/916/East-Northeast-Winston-Salem. Developed by City-County 
Planning Board, Forsyth County & Winston-Salem, North Carolina 
 
The East-Northeast Area Plan Update (2016) is intended to translate Legacy 2030 policies into 
more detailed recommendations. Boundaries of this area plan have been modified to include 
portions of Winston Lake Park and Smith Reynolds Airport. 
 
The Winston-Salem/Forsyth County Housing Study and Needs Assessment (December 2018) is 
intended “to spur opportunities to confront historical patterns of segregation, as well as evoke 
a renewed focus on creating inclusive and equitable communities with respect to housing and 
economic opportunity. This housing assessment identifies current housing conditions and offers 
a strategic direction for the City to address future needs. It provides the context to understand 
what has happened over time and recommends strategies, actions, financing, and funding 
mechanisms to inform effective and appropriate decision-making to both sustain and advance 
efforts over time.” (Winston-Salem/Forsyth County Housing Study and Needs Assessment 
(December 2018) 
https://www.cityofws.org/DocumentCenter/View/445/Winston-Salem-and-Forsyth-County-
HousingStudy-and-Needs-Assessment-PDF?bidId= 

https://www.cityofws.org/DocumentCenter/View/445/Winston-Salem-and-Forsyth-County-HousingStudy-and-Needs-Assessment-PDF?bidId
https://www.cityofws.org/DocumentCenter/View/445/Winston-Salem-and-Forsyth-County-HousingStudy-and-Needs-Assessment-PDF?bidId
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❖ SITE ANALYSIS 
Concurrent with the Community Workshops several design elements are needed. This 
included Land Use Analysis and Analysis of the Existing Housing 

 

• Land Use Analysis 
 

o Private Property 
 

In 2017, Habitat for Humanity of Forsyth County with United Way on the Place 
Matters Initiative initiated a survey of Dreamland Park parcels that reviewed all 
378 parcels in the study area and updated for an ownership change, tax 
delinquency, and other data that may have changed. When this survey was 
conducted, Habitat had volunteers physically examine every parcel, and conduct 
a “From the Sidewalk” assessment of the condition of the property and 
structures and overall block assessments. In September 2020, NCATSU was 
provided the Dreamland Park parcel study data points for the revitalization 
planning (see Table 2).  
 

o City Property 
 

The land use map provided by the City of Winston-Salem Planning Department 
indicates the following city-owned property: 
 
▪ Two (2) parcels located on Dunbar Street 
▪ One (1) parcel located on Booker Street 
▪ One (1) parcel located on Douglas Street 
▪ Two (2) parcels located on Eldora Street, and 
▪ One (1) large parcel located on the north-east along Brushy Fork Creek 
 

o Other Type 
 

There are four (4) faith-based properties identified as St. Paul United Methodist 
Church, Spencer Memorial Christian Church, and Dellabrook Presbyterian Church 
located on Dellabrook Road with Dreamland Park Baptist Church located on 
Dunbar Street. 
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Table 2. Dreamland Park Parcel Study Data Points 

Data Points Totals Percentage 

Single Family Residence Data 

• Total single-family residence 

• Total SFR owner-occupied 

• Total SFR investor-owned or rentals 

• Total SFR held by heirs 

• Total SFR in need of some repair 

244 
  77 
159 
    5+ 
 66+ 

100% 
31.6% 
65.2% 
2.0% 
27.0% 

Parcel Data 

• Total parcels in study area 

• Total parcels held by heirs 

• Total parcels owner-occupied 

• Total parcels owned by investors 

• Total parcels owned by faith communities 

• Total parcels in significant tax delinquency 

378 
17+ 
96 
256 
15 
45 

100% 
4.5% 
25.4% 
67.7% 
4.0% 
11.9% 

Vacant Parcels of Land 

• Total vacant land parcels 

• Total vacant land parcels neighborhood owned 

• Total vacant parcels investor-owned 

• Total vacant parcels City-owned 

• Total vacant parcels held by heirs 

• Total vacant parcels held by owner-occupants 

• Total vacant parcels in significant tax delinquency 

116 
1 
85 
9 
12+ 
10 
30 

100% 
 
73.3% 
7.8% 
10.3% 
8.6% 
25.9% 

Other 

• Total businesses 

• Total faith communities 

• Total parcels currently in Habitat ownership 

• Total parcels Habitat would build on 

• Average age of existing housing 

6 
7 
1 
53 +/- 
1946 or 74 
years 

 

 
o Commercial Property 

 
NCATSU scheduled four (4) virtual community business, faith-based, and 
investor/owner meetings during the COVID-19 pandemic: October 23, 2020, 
November 6, 2020, November 11, 2020, and November 13, 2020.  

 
Note: community participation was disappointing three businesses participated, 
two investors/owners participated, and zero (0) faith-based churches 
participated. Due to a lack of community business, faith-based, and investor/ 
owner participation, the steering committee unanimously agreed to suspend all 
community business, faith-based, and investor/owner meetings. In November 
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2020, NCATSU was instructed by the steering community to proceed with the 
revitalization planning WITHOUT further participation from the community 
business, faith-based, and investor/owners. NCATSU is NOT responsible for 
community engagement. 

 
• Existing Street Conditions 

 
o Dellabrook Road 

 
Dellabrook Road extends from New Walkertown Road to Attucks Street. It is a 
long road, which snakes through the neighborhood. It has sidewalks on one side. 
Sidewalks need repair or replacing. Trees are scattered along both sides of the 
road. Several trees are diseased or severely damaged due to overhead utility 
power lines. Some trees are dead, and residents have abandoned these trees, 
they have become tree eyesores. Dellabrook Road has a high volume of car 
traffic throughout the day. Multiple accidents occur due to the site lines on the 
curves, which obstruct drivers’ clear view of oncoming traffic. Dellabrook Road 
attracts speeding opportunities. There is a need for speed control islands along 
the entire length of Dellabrook Road. 

 
The Emerald Street exit onto Dellabrook Road is a hazard, as cars must try to 
enter Dellabrook Road while avoiding cars from New Walkertown Road. This 
entry point onto Emerald Street obstructs views of oncoming traffic. Douglass 
Street possesses the same traffic flow and clear sightline issues, as does Emerald 
Street. Douglass Street exits at a curve location on Dellabrook Road. At this curve 
location, the Douglass Street and Dellabrook Road intersection traffic is obscured 
to the right. The Dellabrook and Attucks intersection is a driving nightmare. This 
“y” road configuration is a constant danger to drivers and pedestrians. Turning 
off Attucks onto Dellabrook requires a hard left turn while looking to your right 
for oncoming traffic. There is not a yield sign to assist drivers. There is not a 
pedestrian crosswalk or light to assist pedestrians. Stormwater management is a 
major concern along Dellabrook Road (see Figure 7). 
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Figure 7. Dellabrook Road 

 
o Emerald Street 

 
Emerald Street is a long and narrow street, which extends from Dellabrook Road 
to Eldora Street. There are multiple abandoned lots and buildings. Emerald 
Street has sidewalks on one side. It is a tree desert street. There are cars parked 
on both sides of the street, further reducing the street width. Most residential 
lots have off-street parking driveways, but residents may or may not use their 
driveways. Many driveways are abandoned. There is a need for speed control 
islands along the entire length of Emerald Street. Stormwater management is a 
major concern along Emerald Street with water not running into the stormwater 
management system causing flooding. Emerald Street dead-ends into Eldora 
Street. At the end of Emerald Street are woods. Residents complain of trash 
dumping, gunshots, and vagrants at this dead-end location (see Figure 8). 
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Figure 8. Emerald Street 

 
o Douglass Street 

 
Douglass Street is a long and narrow street, which extends from Dellabrook Road 
to Eldora Street. There are multiple abandoned lots and buildings. Douglass 
Street does not have sidewalks. It is a tree desert street. Several trees are 
diseased or severely damaged. Overhead power lines zigzag across the entire 
length of the street and are visible eyesores. There are cars parked on both sides 
of the street, further reducing the street width. Most residential lots have off-
street parking driveways, but residents may or may not use their driveways. 
Many driveways are abandoned. There is a need for speed control islands along 
the entire length of Douglass Street. Stormwater management is a major 
concern along Douglass Street with water not running into the stormwater 
management system causing flooding. Emerald Street dead-ends into Eldora 
Street. At the end of Douglass Street are woods. Residents complain of trash 
dumping, gunshots, and vagrants at this dead-end location (see Figure 9). 
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Figure 9. Douglass Street 

Douglass Street does not have sidewalks. It is a tree desert street. 

 
Residents complain of trash dumping, gunshots, and vagrants at this dead-in location 

 
o Eldora Street 

 
Eldora Street is a long and narrow street, which extends from Dellabrook Road to 
a dead-end at the woods. There are multiple abandoned lots and buildings. 
Eldora Street has sidewalks on one side from Dellabrook Road to Booker Street. 
Sidewalks need repair or replacing. Eldora Street does not have sidewalks from 
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Booker Street to the end of Eldora Street. It is a tree desert street. Most 
residential lots have off-street parking driveways, but residents may or may not 
use their driveways. Many driveways are abandoned. There is a need for speed 
control islands along the entire length of Eldora Street and stormwater 
management is a major concern (see Figure 10). 

 
Figure 10. Eldora Street 

Need for speed control islands along the entire length of Eldora Street and stormwater management is a major 
concern. 
 

o Booker Street 
 

Booker Street is a long and narrow street, which extends from Attucks Street to a 
dead-end in the woods. There are multiple abandoned lots and buildings. Booker 
Street has sidewalks on one side. It is a tree desert street. Several trees are 
diseased or severely damaged due to overhead utility power lines. Overhead 
power lines zigzag across the entire length of the street and are visible eyesores. 
There are cars parked on both sides of the street, further reducing the street 
width. Most residential lots have off-street parking driveways, but residents may 
or may not use their driveways. Many driveways are abandoned. There is a need 
for speed control islands along the entire length of Booker Street. Stormwater 
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management is a major concern along Booker Street with water not running into 
the stormwater management system causing flooding (see Figure 11). 
 

Figure 11. Booker Street 

  There is a need for speed control islands. 

 
o Dunbar Street 

 
Dunbar Street is a long and narrow street, which extends from Attucks Street to 
a dead end at the woods. There are multiple abandoned lots and buildings. 
Dunbar Street does not have sidewalks. It is a tree desert street. There are cars 
parked on both sides of the street, further reducing the street width. Most 
residential lots have off-street parking driveways, but residents may or may not 
use their driveways. Many driveways are abandoned. Dunbar Street is without 
question, one of the most dangerous streets in this neighborhood. The slope and 
grading of Dunbar Street are so severe that residents try to avoid driving along 
Dunbar Street. Many residents have told stories of cars literally flying in the air 
and being launched into the air because of the severe grades. Cars use Dunbar 
Street to test driving skills and “burn rubber.”  
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Dunbar Street is so dangerous City officials have placed “one-way” traffic routing 
maneuvers to try to prevent accidents. It is impossible to see any oncoming 
traffic on Dunbar Street between Eldora Street and Douglass Street. Stormwater 
management is a major concern along Dunbar Street with water not running into 
the stormwater management system causing flooding. Any revitalization of 
Dunbar Street will require a major redesign of this road to accommodate new 
housing or to create useable green spaces, pedestrian-friendly walking, and bike 
riding (see Figure 12). 

 
Figure 12. Dunbar Street 
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o Attucks Road 
 

Attucks Road extends from Bowen Boulevard to East Fourteenth Street. It is a long 
road, which snakes through the neighborhood. Sidewalks need repair or replacing. 
Trees are scattered along both sides of the road. Attucks Road has a high volume of 
car traffic (see Figure 13). 

 

Figure 13. Attucks Road 

                             There is a need for speed control islands along the entire length of Attucks Road 
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  This “y” road configuration is a constant danger to drivers and pedestrians 

 
o Brushy Fork Creek 

 
Brushy Fork Creek meanders from Attucks Road alongside Bowen Boulevard then 
turns south and meanders all the way to New Walkertown Road. Its impact on the 
Dreamland Park residential area is that land use within the Brushy Fork Creek flood 
zone is unbuildable. Approximately twenty-five private properties (25) and one city-
owned property are impacted. Brushy Fork Creek is not accessible to the public. 
 

Figure 14. Brushy Fork Creek 

 Brushy Fork Creek meanders from Attucks Road 
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Between October 2020 and July 2021, the Design Team in cooperation with community input 
initiated several projects. These included the Neighborhood Curb Appeal Project, the 
Conceptual Design for the New Historic Dreamland Park, and the Conceptual Design for the Old 
Historic Dreamland Park. 
 
❖ NEIGHBORHOOD CURB APPEAL PROJECT 
 
Many long-term residents within the neighborhoods have seen their neighborhoods deteriorate 
over many years. In some cases, over forty years of change in the surrounding areas of a 
neighborhood has drastically influenced social, environmental, and economic sustainability. 
Often, municipalities try to improve these at-risk neighborhoods through revitalization plans. 
These revitalization plans, from an at-risk neighborhood resident’s point of view, take too long. 
To help residents keep their spirits and hopes alive during the revitalization planning periods, 
interim measures can take place. Such an interim measure for Dreamland Park is the 
“Dreamland Park Neighborhood Curb Appeal Project.” 
 
The Dreamland Park Neighborhood Curb Appeal Project originated in the October 2020 Vision 
workshop as a challenge to the residents and steering committee members. The challenge was 
to create five to ten residential curb appeal projects throughout different areas of the current 
Dreamland Park neighborhood. The intent is to “show-and-tell” the neighborhood residents the 
revitalization plan is actually happening. This effort, spearheaded by the Dreamland Park 
Neighborhood Association with local professional landscape architects and Julieta T. Sherk, PLA, 
ASLA, Professor, North Carolina State University, Department of Horticultural Science, College 
of Agriculture and Life Sciences, with her graduate students, designed landscaping for the 
residential lots and provided detailed planting guidelines and material lists. 
 
❖ OLD AND NEW HISTORIC DREAMLAND PARK 

 
In Community Workshop Four, it became apparent the neighborhood consists of two areas with 
very different characteristics: Old Historic Dreamland Park and New Historic Dreamland Park. 
The following map designates the five areas of the neighborhood. Old Historic Dreamland Park 
consists of Areas Two and Five. New Historic Dreamland Park consists of Areas One, Three, and 
Four (see Map 1). 
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Map 1. Conceptual Design for Dreamland Park 
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❖ OLD HISTORIC DREAMLAND PARK 
 
Old Historic Dreamland Park includes the homes and churches in the southern end of the 
neighborhood. As noted in the Residential Property Analysis the average age of these homes is 
74 years and they have a real estate value as estimated by Zillow of between $15,000 and 
$60,000. 
 
Housing data provided by Habitat of Humanity for Forsyth County indicates 378 housing units in 
the neighborhood. These homes are of solid stock and may be candidates for external and/or 
internal rehabilitation (see Map 2).  
 
Map 2. New Historic Dream Park – Area 5 

 
 
As shown in Map 2, Area 5 has a mix of existing homes and four churches. The 59 homes in this 
area may be candidates for rehabilitation projects and there are infill lots in Area 5. 
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The scope of this project focused on design considerations associated with external work 
related to the Building Façade treatments that would align with new construction and the 
Neighborhood Curb Appeal Project. The neighborhood residents have expressed great interest 
in more extensive building rehabilitation programs. While this effort is outside the scope of this 
design project, its implementation is a recognized need to be addressed by the appropriate 
organizations in Winston-Salem. The following concept drawing and table identify the location 
and characteristics of the infill lots in Old Historic Dreamland Park. 
 
Map 3. New Historic Dream Park – Area 2 
 

 
 
As shown in Map 3, Area 2 has 47 homes that may be a candidate for rehabilitation projects. 
There are 12 vacant infill lots in the section available for new construction.
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❖ INFILL LOTS-OLD HISTORIC DREAMLAND PARK 
 

Map 3 indicates the location of the 12 infill lots in Old Historic Dreamland Park. The location of 
these lots is as follows: Emerald Street – 4 lots, Booker Street – 1 lot, Douglass Street – 4 lots, 
Dunbar Street – 3 lots. The recommendation is to build single-family homes on these lots. 
These houses will be a mix of 2-story, 1,800 sq. ft. homes and 3-story, 2,700 sq. ft. homes. Note: 
some of these lots do not meet the requirements for R-7 zoning. We recommend that the 
developer review their proposed use for these sites with the City staff to review if their use can 
be grandfathered approved and/or if rezoning the lots to RSQ will work better. 
 
❖ NEW HISTORIC DREAMLAND PARK 
 
New Historic Dreamland Park is the northern area of the neighborhood bordering Brushy Creek. 
It is primarily vacant lots that have long been platted. The streets in this area present several 
grading problems and, in some cases, the identified roads have never been constructed. The 
area at the north edge of the neighborhood is the undeveloped area bounded by Brushy Fork 
Creek. It includes the flood plain associated with the creek. The area on the east edge of the 
neighborhood is also an undeveloped area that includes the Brushy Fork Creek and its flood 
plain. 
 
The slope and grading of Dunbar Street are so severe that residents try to avoid driving along 
Dunbar Street. Many residents have told stories of cars literally flying and launched into the air 
because of the severe grades. Cars use Dunbar Street to test driving skills and “burn rubber.” 
Dunbar Street is so dangerous City officials have placed “one-way” traffic routing maneuvers to 
try to prevent accidents. It is impossible to see any oncoming traffic on Dunbar Street between 
Eldora Street and Douglass Street. 
 
Between Dunbar Street and Eldora Street, the site has a severe slope. From Attucks Street to 
Eldora Street is another severe slope. The neighborhood map shows the intent to extend Eldora 
around existing houses at the northern edge of the neighborhood and then continue along the 
east edge of the neighborhood connecting to Booker Street. Developing this area will require 
significant grading and road construction. 
 
Despite these challenges, this area does present an opportunity to build new housing that will 
blend with the existing homes in Old Historic Dreamland Park and spur economic development 
throughout the neighborhood. Given these challenges and opportunities, the design team 
prepared several design concepts for New Historic Dreamland Park. These include Concepts A, 
B, and C as well as Schemes 1, 2, and 3.  
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The range of site development requirements in these designs ranged from minimal intervention 
to more extensive land clearing, grading, and road construction requirements. The designs also 
included various mixes of single-family and multifamily homes. All designs incorporated the 
development of community green spaces for outdoor recreational use. 
 
The neighborhood selected Concept C as their preferred choice. This concept retained the lot 
layout of the original plat maps. It provides for 67 new single-family homes along the existing 
streets and the extension of Eldora Street. The new houses are between 1,800 and 2,700 
square feet in the area to provide for a mix of affordable and market-rate housing. The lots are 
all sized to be RSQ Zoning District Requirements for single-family homes. This will require 
rezoning the lots in this area from R7 to R9. New Historic Dreamland Park consists of Areas 1, 3, 
and 4. The lots for 55 new homes in the New Historic Dreamland Park are in Areas 1 and 3 as 
shown in Maps 4 and 5. 
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Map 4. New Historic Dream Park – Area 1 
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Map 5. New Historic Dream Park – Area 3 

 
 
Maps 4 and 5 indicate the location of the 55 infill lots in New Historic Dreamland Park. The 
location of these lots is as follows: Eldora Street – 41 lots, Douglass Street – 8 lots, Dunbar 
Street – 6 lots. The recommendation is to build single-family homes on these lots. These houses 
will be a mix of 2-story, 1,800 sq. ft. homes and 3-story, 2,700 sq. ft. homes.
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❖ STREETSCAPE IMPROVEMENTS 
 

Concept C incorporates the possibility of traffic calming devices at several corners within the 
New Historic Dreamland Park. Rather than the current speed bumps, the corners will be slightly 
widened to provide for fountains, statues, and features marking community history. The 
concept also proposes tree plantings along the streets of New Dreamland Park. The following 
are illustrations of these opportunities. These plantings are intended to be on private property 
and not on public right of way without first filing for and obtaining a permit. The detailed 
landscaping and plant design will be implemented by others as part of an actual development 
plan. 
 
Figure 15. Streetscape Improvements 

 
❖ ENERGY EFFICIENCY AND SOLAR ENERGY DESIGN 
 
Energy efficiency, incorporating solar energy technologies, and the use of green spaces are the 
three sustainable design strategies in Concept C. The orientation of the houses is aligned with 
the cardinal directions (north, east, south, and west) unless this is not possible for six houses 
due to the road alignment. This allows for good solar access for passive solar designs as well as 



Conceptual Design for Dreamland Park 
  

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             53 | P a g e   
 
 
 

incorporating photovoltaic (PV) panels to produce electricity. Discussion of how to incorporate 
these design features will be included in the Implementation Section which follows. 
 
❖ COMMUNITY GREENSPACES 
 
There are community greenspaces in each of the three blocks that comprise New Historic 
Dreamland Park as well as along Brushy Creek. The green spaces incorporated into the 
development of the three blocks are meant to provide for active play and recreation as shown 
in Maps 4 and 5. 
 
Figure 16. Community Green Spaces 
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Figure 17. Community Kids Play Yard Spaces 

 

Figure 18. Community Garden Spaces   
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The Brushy Fork Creek area provides the opportunity for a Nature Walking Trail with designated 
bird watching stations throughout the trail. Residents can meander throughout the wooded 
area along natural walking paths into and out of the neighborhood. 
 
Figure 19. Brushy Fork Creek 2 
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This report has described design parameters for the revitalization of Dreamland Park. This 
includes rehabilitation of existing homes, landscape improvements of existing homes, 
construction of new homes, and infrastructure improvements for the neighborhood. The goals 
for future work that emerged from this project are to identify and plan for implementation: 
 

• Neighborhood-based initiatives 

• Neighborhood development opportunities for rehabilitation 

• Neighborhood development opportunities for new construction and infrastructure 
improvements 

 
❖ PROPOSED STRATEGIES TO ACHIEVE THESE OBJECTIVES 
 

• Neighborhood Based Initiatives 
 

The Dreamland Park Neighborhood residents and their Association have been vital 
partners in this design process. In the past year, their numbers and their capacity to plan 
and carry out activities have grown. They have been active members in the planning, 
outreach, and conducting of monthly community meetings to discuss and make 
decisions leading to the visions and designs reflected in this report. They have expanded 
neighborhood communications through weekly phone meetings. 
 

o Recommendations 
 

▪ Continue to build neighborhood association capacity. 
▪ Expand the leadership circle of the neighborhood. The communication and 

organizational responsibilities of the neighborhood association have been 
maintained by a core group. The second circle of members has been active at 
community meetings. This group can be engaged in the leadership of the 
association to make sure the core group does not “burn out”. 

▪ Continue to build partnerships with community organizations. 
 

• Neighborhood Resources 
 
Several community organizations have participated in neighborhood planning meetings. 
These include Neighbors for Better Neighborhoods, United Way of Forsyth County, 
Habitat for Humanity of Forsyth County, Inc., and Communities United for Revitalization 
and Engagement (CURE). Neighbors for Better Neighborhoods has designated a 
community member as one of their Resident Organizers. 

 
In addition, the Dreamland Park Neighborhood Association in partnership with several 
volunteer groups as part of this project has created designs for Curb Appeal Projects for 
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10 lots in the neighborhood. This has included assistance from NC State University 
Landscape Architecture students, the Audubon Society Forsyth County, the Forsyth 
County Extension Service, and individual landscape contractors. This effort has been a 
strong community-building exercise. With this work, the neighborhood association is 
gathering donations and volunteers to install these designs. 
 

o Recommendations 
 

▪ Meet with community organizations to report on this project and identify 
ways they can help implement individual efforts. 

▪ Consult with the Development Office, a division of the City’s Community 
and Business Development Department to identify available City 
assistance programs. 

▪ Identify additional ways to support community members as they work on 
community projects. 
 

• Resources for Community Projects 
 

As part of the Curb Appeal Project, the Neighborhood Association received donation 
commitments, materials, and volunteer labor to help install the landscaping projects on 
10 homes. The continuation and expansion of this project will require additional 
resources. The Neighborhood Association has discussed ways to request funding from 
various companies, foundations, and other community sources. They have received 
offers to help from Communities United for Revitalization and Engagement (CURE). 
 

o Recommendations 
 

▪ The Neighborhood Association met with CURE to determine the specific 
steps and responsibilities for both groups in preparing proposals for 
future work. Resolve questions such as what level of organization and tax 
status are needed by both groups and how will funds be distributed and 
accounted for. 

▪ Consult with the Development Office, a division of the City’s Community 
and Business Development Department to identify available City 
assistance programs. 

▪ Continue to communicate community vision to City Staff and City Council 
Councilmember Scippio and staff including Amy Crum and Mellin Parker. 
There has been constant communication between City staff, 
neighborhood residents, and the NC A&T team over the course of this 
effort. We recommend the City and Neighborhood build on the 
relationship that has been developed to date. 
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▪ The Neighborhood Association to continue to communicate with the 
Audubon Society of Forsyth County and Forsyth County Extension Service 
to identify best practices for planting and maintaining gardens and other 
planted areas. 
 

• Neighborhood Development Opportunities for Rehabilitation 
 

o Local data indicates there are 378 existing homes in Dreamland Park with an 
estimated value of between $15,000 and $60,000. Many neighborhood residents 
have expressed an interest in rehabilitating their homes. An apparent challenge 
to this is the cost of these repairs. These costs can range from a few thousand 
dollars to tens of thousand dollars. The overall costs for repairs to neighborhood 
homes could be over $1,000,000. It is not clear to neighborhood residents if 
funds are available for home rehabilitation in the neighborhood and what is 
required to obtain these funds. 

 
o Recommendations 

 
▪ Provide education sessions for members of the neighborhood that explain 

the existing housing rehabilitation programs offered by the City and other 
organizations. These would include what work is eligible, program 
requirements, program benefits, and the typical schedule for individual 
projects. What will the ongoing role of the Dreamland Park Neighborhood 
residents be? 

▪ There is a current discussion of additional support for housing rehabilitation 
from both the state and the federal government. In both cases, the executive 
branch has proposed funds in the budget for these incentives. It is not clear 
what the legislature will do. The recommendation is for the City to track 
these initiatives. 

▪ Consult with the Development Office, a division of the City’s Community and 
Business Development Department to identify available City assistance 
programs. 
 

• Neighborhood Development Opportunities for New Construction and Infrastructure 
Improvements 

 
Implementation of each of the new construction in New Historic Dreamland Park 
requires consideration of several questions including the following: 

o What is the scope of work for each aspect of the neighborhood revitalization? 
o What are the associated costs? 
o What are the associated schedule requirements? 
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o What phasing might be suggested among the various elements? 
o What might the City of Winston-Salem’s role be? 
o What partners are needed to implement each aspect of the neighborhood 

revitalization? 
 

• Scope of Work and Cost Estimates 
 

The area defined as New Historic Dreamland Park consists of three areas: 
 
▪ Area 1 - The residential block is bounded by Eldora St., Dunbar St., and Douglas 

St. 
▪ Area 3 - The residential block bounded by Emerald St. and Eldora St., and 
▪ Area 4 - The area between Eldora St. and Bushy Fork Creek. 

 
The proposed development of Areas 1 and 3 provides for 55 new single-family homes 
between 1,800 and 2,700 square feet in the area to provide for a mix of affordable and 
market-rate housing. The construction of these homes requires infrastructure 
improvements including site clearing, grading, water and sewer services, new road 
construction, and the community greenspace improvements. The scope of work and related 
estimated construction costs vary for each area based on its particular existing conditions 
(see Maps 4 and 5). 
 

o Area 1 
 
This area bounded by Dunbar, Eldora, and Douglas Streets has 30 vacant lots 
available for new home construction. These lots are zoned for single-family homes. 
There are moderate infrastructure requirements for this section. These include 
standard requirements for lot acquisition and providing water and sewer services. 
The grading to provide for buildable lots is moderate. One section of new road 
construction is required for Eldora St. near the corner of Douglas Street. The design 
includes an open space area accessed from Eldora St. just under one acre in size 
designated for an active community green space. This can be developed in several 
ways. The illustrative use in this design is as a community pool. The table below 
estimates the construction costs for Area 1 (see Table 3). 
 
 
 
 

 



Implementation & Recommendations 
  

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             60 | P a g e   
 
 
 

Table 3. Area 1 

New Housing 

No. of Houses 
30 

Avg. Floor Area 
2,000 

Cost/Sf. 
150 

Extended Cost 
9,000,000 

Grading 

Area 
230,000 

Grading Extent 
moderate 

Cost/Sf. 
7 

Extended Cost 
1,610,000 

Water & Sewer 

No. of Houses 
30 

Unit Cost 
12,500 

Extended Cost 
375,000 

Lot Acquisition 

No. of Houses 
30 

Unit Cost 
10,000 

Extended Cost 
300,000 

New Road Construction 

Lin. Ft 
300 

Cost/Ft. 
400 

Extended Cost 
120,000 

Greenspace Construction 

Item 
Active park area 

Unit Cost 
60,000 

Extended Cost 
60,000 

Total Cost 11,465,000 

 
o Area 3     
 
This area is bounded by Emerald, Dunbar Street, the existing portion of Eldora Street, 
and the section of Eldora Street in the original neighborhood but never built. This area 
has 25 new lots based on the original plated layout. This area has the greatest 
infrastructure requirements of the three areas. It has the standard requirements for lot 
acquisition and providing water and sewer services. The grading requirements are very 
extensive. 
 
The east side of this area has extreme slopes that require significant grading. The entire 
extent of Eldora Street in this area will be new road construction with extensive grading 
requirements. A retaining wall will be required to meet the slope requirements for a 
major section of the new road construction. The open space for this area is 
approximately one-third of an acre in size and is accessed from Eldora Street. Two 
passive greenspaces are proposed for this area. A community garden is included for 
illustrative purposes in this design. The table below estimates the construction costs for 
Area 3 (see Table 4). 
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Table 4. Area 3 

New Housing 

No. of Houses 
25 

Avg. Floor Area 
2,000 

Cost/Sf. 
150 

Extended Cost 
7,500,000 

Grading 

Area 
230,000 

Grading Extent 
major 

Cost/Sf. 
20 

Extended Cost 
4,600,000 

Water & Sewer 

No. of Houses 
25 

Unit Cost 
12,500 

Extended Cost 
312,500 

Lot Acquisition 

No. of Houses 
25 

Unit Cost 
10,000 

Extended Cost 
250,000 

New Road Construction 

Lin. Ft 
1,500 

Cost/Ft. 
600 

Extended Cost 
900,000 

Green Space Construction 

Item 
Passive Greenspace 
Community Garden 

Unit Cost 
30,000 
30,000 

Extended Cost 
30,000 
30,000 

Total Cost 13,592,500 

 
o Area 4 

 
This area is bounded by the current and proposed Eldora Street to the south and west 
and the extent of the flood plain for Brushy Fork Creek to the north and east. It is 
currently a wooded area of approximately 15 acres. The proposed use of this area is a 
wilderness walk. This would require some clearing of a walkway that would provide for 
passive recreation. The walkway would connect to the neighborhood at the northeast 
bend of existing Eldora Street, the northwest bend of the proposed Eldora Street, and 
the southeast bend of the proposed Eldora Street. While providing for the natural 
conditions of this area and maintaining the flood plain, the improvements would include 
universal accessibility and security features. There is also the opportunity to provide the 
connection to the more active recreation provided in the green space areas in Areas 1,  
2, and 3. The table below shows the estimated construction and maintenance costs for 
Area 4 using a cost estimator used by the state of Indiana as a guide. The construction 
costs are approximately $700,000 and the annual maintenance costs are in the $1,000 
to $2,500 range (see Table 6). 
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Table 5. Area 4 

Base Cost (Asphalt Paving) 

 Length 
0.473 

Cost/mile 
798,000 

Extended Cost 
377,454 

Condition 
Setting 
Terrain 
Along Steam 

 
Urban 

Flat 
Yes 

          Multiplier 
1.5 
1.0 
1.2 

 
566,181 
566,181 
679,417 

                                                                    Total                                                     679,417 

No. of Houses 
25 

Unit Cost 
12,500 

Extended Cost 
312,500 

Annual Maintenance Costs 

                                           Length Cost/mile Extended Cost 

Low 
High 

0.473 
0.473 

2,000 
5,000 

946 
2,365 

Total Cost Area 4  1,059,236 

    

Total Project Cost  26,116,736 

 
 
❖ PROJECT SCHEDULE AND PHASING 
 
The project schedule for new construction in New Historic Dreamland Park calls for the 
infrastructure work to be completed first. This includes the lot acquisition, site grading, 
installation of utilities, and new road construction. Following this, the new housing can be 
constructed in Areas 1, 2, and 3. This would include the green space projects in each area. The 
wilderness walkway in Area 4 can then be installed once the other projects are completed or at 
least in process 
 
There are several options for phasing this work. The installation work and the new home 
construction can be completed together in one project or they may be separated from the new 
home construction contracted after the infrastructure work is completed. The work for Areas 1, 
2, and 3 can be completed together in one project or separated into several projects to be  
evaluated, designed, and constructed separately. In all cases, the work in Area 4 to build the 
wilderness walkway is to be the last phase based on the successful completion of the other 
phases. 
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❖ THE ROLE OF THE CITY OF WINSTON-SALEM 
 
As noted above the development of New Historic Dreamland Park is a major undertaking with 
an estimated cost of over $28 million. However, it is phased, and this work will require 
resources from the City of Winston-Salem. These resources may include providing city financial 
support, finding financial support from foundations and corporations, and establishing a public-
private partnership to implement this project. Pulling together the team or teams required for 
the many aspects of this work may be the most challenging task for the City of Winston-Salem. 
 
❖ IMPLEMENTATION PARTNERSHIPS 
 
Any development project of this scale requires: 
 

• Sources of financing for construction and permanent mortgages for the homes 

• A development company (or companies) to manage the project(s) 

• Architectural, engineering, and landscape architecture designers to prepare 
construction documents, and 

• Contractors for the site work, houses, and associated community greenspace projects. 
o This project has provided a conceptual design template for future development. 

The future development company will be responsible for detailed construction 
documents. Preparation of these documents will include analysis and design of 
infrastructure elements including road design, right of way design, site 
disturbance requirements, and traffic analysis to ensure that their proposed 
development meets City of Winston-Salem development standards. 

 
Additional skills and expertise required to conduct and manage this project include: 
 

• Identifying funding sources from federal and state programs 

• Identifying funding sources from local, regional, state, and national foundations and 
corporations 

• Applying for funds from these sources, and 

• Working with the Dreamland Park Neighborhood Association to maintain their voice in 
the discussions and decisions made throughout the project. 

 
A key decision will be to determine who and how this project will be managed. As a public-
private partnership, this project will require significant staff time and resources from several 
City departments. Representatives of the Community Development Department and the 
Comprehensive Planning and Design Department have been part of this process from the 
beginning. 
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Our recommendation is that a consulting group be hired to manage the several aspects of this 
project listed above. This group would be responsible to develop and administer an integrated 
plan for this project including but not limited to the following: 
 

• Work with City staff to determine what City funds are available to support the 
infrastructure costs for this project. 

• Identify potential sources of construction and permanent financing for the project. Local 
representatives of Truist Bank have expressed interest in the project. The NC Housing 
Finance Agency has ongoing programs for affordable housing construction. Habitat for 
Humanity has been an ongoing partner in this project. Discussions with these groups 
and others will examine ways to structure financing for the various alternatives to 
develop this project. 

• Work with City staff to identify and pursue grants and/or loans from the government, 
foundation, and corporate sources. 

• Solicit proposals and contract with design teams of architects, engineers, and land 
planners to develop the concepts in this plan. Determine the qualifications for the 
designers based on their past work and their understanding of this plan. 

• Solicit bids and contract with general contractors for site work and the green space 
project. Determine the qualifications for the general contractors based on their past 
work, their financial capacity to complete the work in a timely manner, and their 
understanding of this plan. 

• Solicit bids and contract with homebuilders for the construction of new homes. 
Determine the qualifications for the homebuilders based on their past work, their 
financial capacity to complete the work in a timely manner, and their understanding of 
this plan. 

• Communicate and coordinate with the Winston-Salem City staff on the progress, 
planning, and upcoming milestones for the project. 

• Communicate and coordinate with the Dreamland Park Neighborhood Association on 
the progress, planning, and upcoming milestones for the project. 
 

❖ An important responsibility of the implementation project manager will be to institute the 
Sustainable Imperative components of this plan. This design concept has recommended the 
use of energy efficiency and the use of solar energy technologies in-home designs. 

 
• Energy Efficiency 

 
o We recommend the use of SystemVisionTM by Advanced Energy to achieve energy 

efficiency for all new home construction. This program provides training and 
certification for builders and the homes they build to meet stringent energy 
efficiency standards. When houses are built to these standards, Advanced Energy 
will guarantee the heating and cooling costs for the homes will not exceed a certain 
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amount. Habitat for Humanity in Forsyth County as well as many Habitat for 
Humanity groups across the state has adopted these standards in response to 
initiatives from the NC Housing Finance Agency. For more information refer to 
https://systemvision.org/. 

 
o We recommend the use of homebuilders that are certified as Energy Star Builders by 

the Environmental Protection Agency. The list for Winston-Salem does include 
several companies that are not local, however, it also references several local 
companies that may be well known to the City Staff. For more information refer to 
https://www.energystar.gov/partner_resources/partner_locator. 

o We recommend contacting Duke Energy to identify incentive programs they have for 
energy-efficient and green new home construction. For more information refer to 
Duke Energy Smart $aver Program, https://www.duke energy.com/home/ 
products/smart-saver. 

o We recommend the building designers and contractors consider the use of several 
energy efficiency technologies that are emerging onto the market. These include 
Structural Insulation Panels (SIPs) and modular home construction. 

 

• Solar Energy 
 

o We recommend the implementation manager track programs to provide 
photovoltaic (PV) panels for low to moderate households in North Carolina. The use 
of PV panels to provide a renewable energy source of electricity is not well known 
among many homeowners. This is particularly true among low-income families. The 
cost of these systems can range from $15,000 to $20,000 for a residential scale 
system while providing between $700 and $1,000 per year in energy savings. If the 
initial cost can be brought down, the benefit of these savings can be significant. 
There are groups in Greensboro and Orange that have demonstration projects to do 
this. The current efforts provide for full funding for these systems by private sources. 
This is not sustainable. These groups and others are looking at ways of stacking 
assistance from private foundations, local government support, and other sources 
from statewide organizations. These programs are likely a year or two from being 
available. Contact with Advanced Energy and the pending NC Clean Energy Fund will 
provide updates on the progress of these programs. 

o We recommend the building designers and contractors consider the use of solar 
energy technologies that are emerging onto the market. These include solar shingles 
and power walls. 

https://systemvision.org/
https://www.energystar.gov/partner_resources/partner_locator
https://www.duke/
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❖ NEIGHBORHOOD REVITALIZATION RESOURCE LIST 
 

• Office of Councilmember Annette Scippio to support the Neighborhood Association’s 
efforts to access City services 
 

• Community Development Department Lending Division, Contact: Brianna Collins or City 
Link at 311 or (336) 727-8000, ask for Community Development Lending Division 
(https://www.cityofws.org/276/Lending) 

 

• City Programs 
o Housing Rehabilitation Programs 
o Rehabilitation Loans 
o Hazard Reduction Loans (Lead) 
o Emergency Repair 
o Home Improvement Program 
o Physical Accessibility Program (Ramps, H/C Bathrooms) 
o TURN Program 
o Home Ownership Programs 
o Down Payment Assistance 
o Building Code Enforcement 

 

• Communities United for Revitalization and Engagement (CURE)  
o Contact: London McKinney, (336) 480-8746, curewsneighbors@gmail.com 
o Website: https://www.curewsneighbors.com/ 
o Works with neighborhood associations 
o Help find funds with the neighborhood association 
o Works with the TURN program 

 

• Habitat for Humanity of Forsyth County, 
o https://www.habitatforsyth.org/ 

o Contacts: Kelly Minter and George Redd 
o Home Repair Program 
o Aging in Place Program: small repairs, roof, HVAC (non-emergency) 
o Youth Empowerment Program 
o Neighborhood Beautification Program 

 

• Neighbors for Better Neighborhoods (NBN), 
o https://www.nbncommunity.org/ 
o Contact: Tembila Covington (336) 631-0040, tcovington@nbncommunity.org 
o Resident Leader Program: Chris Taylor 

 
 

https://www.cityofws.org/276/Lending
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❖ SEE ADDITIONAL APPENDIX SEPARATE DOCUMENTS 
o Landscape Conceptual Planting Design Ideas 
o RSQ Zone Description 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
❖  
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Dreamland Park  

Conceptual Landscape Planting Design Ideas Report 

Student Conceptual Landscape Design Ideas for 5 Residential Projects 
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Community Wishes Images   
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Community Wishes Images   
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LAR 524 Planting Design Applications in Landscape Architecture Class 

The planting design applications in landscape architecture is a 5-week summer course spent exploring plants and plant communities, and developing an understanding that plants are organic 
elements in the landscape that are sensitive to the environment, create structure, are expressive of place and aesthetically valuable. Residential Landscape Design Assignment 

Wednesday, June 2, 2021 
We shared the community wishes images with the students, and we had a phone conference call to hear about further ideas and dreams for the community’s residential 
landscapes.  

Wednesday, June 16, 2021 
Class had a pinup discussion/presentation of their landscape design ideas. 

Thursday, June 17, 2021 
A .pdf file is shared with stakeholders and community and presented at neighborhood meeting. 

Future 2021 - 2022 
Report will be used for fundraising efforts, and preliminary landscape development. 
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Overview Map of 5 Sites in the Residential Design and Curb Appeal Project    

1 

3 

5 

Moody Garden Site 

Starks Garden Site 

Barkley Garden Site 

Dalton Garden Site 

Taylor Garden Site 

2 

4 
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Moody Garden Existing Site  
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Moody Garden Student Conceptual Design Proposals 
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Christopher 
Vann  



Claire Henkel 
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Claire Henkel 
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Claire Henkel 
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Makayla Esposito 
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Makayla Esposito 
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Makayla Esposito 
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Marybeth Campeau 



Andrea Danchi 
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Andrea Danchi 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             85 | P a g e   
 
 
 

  



Andrea Danchi 
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Andrea Danchi 
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Barkley Garden Existing Site 
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Barkley Garden Student Conceptual Design Proposals 
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Nick Musarra  
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Evan Holliday  
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Liz Farin  
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Starks Garden Existing Site 
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Starks Garden Student Conceptual Design Proposals 
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Kyle Wurtz  
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Kyle Wurtz 



Abby Black 
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Abby Black 
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Abby Black 
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Abby Black 
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Abby Black 
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Maddie Cresh 
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Maddie Cresh 
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Maddie Cresh 
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Abigail Miller  
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Abigail Miller  
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Jen Dolan 
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Dalton Garden Existing Site 
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Dalton Garden Student Conceptual Design Proposals 



Brian Vaughn 
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Brian Vaughn 
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Brian Vaughn 
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Valerie Ryba 



 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             116 | P a g e   
 
 
 

Site Analysis Zone Analysis  
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Valerie Ryba  
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Eric Dentinger 
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Taylor Garden Existing Site 
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Taylor Garden Student Conceptual Design Proposals 



Lauren Joca 
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Lauren Joca 
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Lauren Joca 
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Hannah Abaldo 
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Hannah Abaldo 
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Hannah Abaldo 
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Luma Kennedy 
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Luma Kennedy 
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Luma Kennedy 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             131 | P a g e   
 
 
 

 



Appendices 
 

  
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             132 | P a g e   
 
 

 



 

 
Dreamland Park    |     Winston-Salem    |     North Carolina                                                             133 | P a g e   
 
 
 

Thank you students for your wonderful ideas and 

a big thank you to  

Dreamland Community for supporting student 
learning at NCSU! 
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4.5.10 RSQ RESIDENTIAL SINGLE FAMILY QUADRAPLEX DISTRICT 

A. PURPOSE 
 

1. The RSQ District is primarily intended to accommodate predominantly single family areas containing a mixture of single family detached 
dwellings, duplexes, triplexes, and quadraplexes in urban neighborhoods and in areas with adequate infrastructure to support more intense 
development. 
2. This district is intended for application in GMAs 2 and 3 and may be suitable for Metro Activity Centers where public facilities, including 
public water and sewer, public roads, parks, and other governmental support services are available. 

B. GENERAL DIMENSIONAL REQUIREMENTS 
 

TABLE 4.5.10: GENERAL DIMENSIONAL REQUIREMENTS IN THE RSQ DISTRICT 

RSQ 
ZONING 

DISTRICT/ USE 

MINIMUM 
ZONING LOT 

MINIMUM SETBACKS MAXIMUM 
IMPERVIOUS 

SURFACE 
COVER 

 

FRONT 

 
REAR 
(FT) 

 
AREA 
(so 

WIDTH 

 

ONE 
SIDE 

COMBINED 

 

STREET 

 
Single Famil 

5,000 40 15 15 5 15 15 No Limit 40 

Duplex 7,000 50 15 15 7 15 15 No Limit 40 
Twin 

Homes [4] [4]      No Limit 40 

Triplex 9,000 60 15 15 10 20 15 No Limit 40 
Quadraplex 11,000 60 15 15 10 20 15 No Limit 40 
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3- or 4Unit 
Townhouse [5] 

      
No Limit 40 

Other 11,000 60 15 15 10 20 15 No Limit 40 
NOTES: 
[1] Where the main entrance to a single family residence is located on a side yard, the setback for the portion of the wall on which the door is located shall be 
equal to the front yard setback. 
[2] Cul-de-sac lots shall be exempt from lot width requirements. 
[3] Cul-de-sac lots may measure the front setback from a chord or straight line between front lot corners provided it does not decrease the front yard setback 
from the right-of-way of the cul-de-sac or turnaround more than ten (10) feet from the requirements of the zoning district in which the lot is located. 
[4] Lot area, lot width, and building setbacks for Twin Homes shall be the same as for Duplex, however the land under units may be sold with 
no setbacks. 
[5] Lot area, lot width and building setbacks for three- and four-Unit Townhouses shall be the same as for Quadraplex, however, the land under units may be 
sold with no setbacks. 
[6] Residential structures in GMA 2 shall meet the requirements of Section 6.42 Supplementaty Standards For Residential Develo ment In Gil." 2 (W). 

4-41  

FIGURE 4.5.10.B: GENERAL DIMENSIONAL REQUIREMENTS - RSQ DISTRICT 

SINGLE FAMILY: 
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42  9.7.m 

TRIPLEX: 
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3- OR 4- UNIT TOWNHOUSE: 

 

OTHER: 
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C. SUPPLEMENTARY DISTRICT REQUIREMENTS 
 

1. PARKING IN SIDE OR REAR 
LOTS IN FORSYTH COUNTY (F) 

i. All off-street parking shall be provided to the side or rear of the principal building(s) unless the Planning staff determines 
that. due to lot size, shape or topographic features, some or all parking cannot be placed to the side or rear. 

ii. All parking shall be set back at least five (5) feet off the propeny line. 

 
iii. The intervening five (5) feet shall be landscaped to meet the tyoe I bufferyard standards of Table 

6.3.2A.3.a.Type I Bufferyard. 
iv. The provisions of this section shall not apply to single family dwellings. 

 b. LOTS IN WINSTON-SALEM 

i. All off-street parking shall be provided to the side or rear of the principal building(s) unless the Planning staff determines 
that due to lot size, shape, or topographic features, some or all parking cannot be placed to the side or rear. 
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ii. All parking shall be set back at least five (5) feet off the property line. 
iii, The intervening five (5) feet shall be landscaped to meet the type I bufferyard standards of Section 6.3, Bufferyard Standards. 
iv. The provisions of this section shall not apply to single family dwellings with lot widths sixty (60) feet wide or greater at the building 

line. 

v. Lots less than sixty (60) feet wide at the building line shall be permitted only one driveway connection to the street with a maximum 
driveway width of twelve (72) feet measured at the right-of-way. (MO 

FIGURE 4.5010.C.1: PARKING IN SIDE OR REAR 

 

2. VEHICULAR USE LANDSCAPING REQUIREMENTS 
Vehicular use landscaping requirements of Section 6.2.7D, Motor Vehicle Surface Area Landscaping Standards (W), or Section 6.2.2C. 
Motor Vehicle Surface Area Landscaping Standards (F), as appropriate, must be met for multifamily developments (triplexes or 
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quadraplexes) where parking is provided at the front of the principal building. 

3. LANDSCAPED SEPARATION FROM BUILDING 
A minimum three (3) foot wide landscaped area shall be provided between any parking area and building wall providing access into the 
unit(s). 

 
4. BUFFERYARD 

The bufferyard requirements for multifamily uses in Section 6.3, Bufferyard Standards, shall not apply. 
5. ROOF PITCH 

A roof having a pitch with a minimum vertical rise of four (4) feet for each twelve (12) feet of horizontal run is required on all buildings. 
6. UNITS PER LOT 

Only one principal residential building may be erected or placed on a zoning lot, except that two principal buildings existing on a single 
zoning lot as of the effective date of this Ordinance is considered legal and not nonconforming. 

7. CONVERSION 
a. Conversion of any existing residential building to accommodate more dwelling units must obtain a special use permit from the 

Board of Adjustment. 

b. No exterior alteration which would detract from the single family character of the building shall be permitted. 

c. No new stairways to upper floors are permitted on any side of a building which faces a public street. 
8. HO DISTRICT 

In any neighborhood with a Historic Overlay (HO) District, the HO District regulations shall supersede any conflicting RSQ standards. 

9. MULTIFAMILY USE CONDITIONS 
Multifamily buildings in the RSQ District do not need to comply with the use conditions for "Residential Buildings, 
Multifamily" in Section 5.2.70, Residential Building. Multifamily; Townhouse; or Twin Home  or Section 5.2.77, 
Residential Building, Multifamily; Townhouse; or Twin Home (W), as appropriate 

10. DWELLING UNITS 
No residential building in the RSQ District can have more than four (4) dwelling units. 
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