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Ebert Park Project Summary

We have been working with the Ebert family on this project since last fall, including significant and
successful efforts to reach out to our neighbors for their opinions on our proposed development. Our
initial vision was medical office, but after meetings with City Planning Staff and representatives of the
Ardmore Neighborhood Association we revised our vision and made the majority of the project
residential. The resulting plan is quality new residential townhomes for Ardmore, buffered (and made
possible) by modest residentially-compatible office buildings fronting Silas Creek, the type of transition
between residential and heavy commercial recommended throughout the UDO and adopted Area Plans,
including the Southwest Winston-Salem Area Plan.

The process was a great benefit to us, allowing us to meet the majority of the nearby neighbors and
craft a blend of office with residential that has been well-received. The process and results are
documented by our outreach summary included below in this document.

Summary of Arguments for Ebert Park

As shown below, the proposed Ebert Park meets the spirt and purpose of Legacy, The Southwest
Winston-Salem Area Plan, and the UDO. The project will benefit the neighborhood, the City, provides
significant new residential development, and meets or exceeds all applicable standards relating to
traffic, stormwater and other developmental considerations.

1. Ebert Park is on the edge of GMA 2 (Urban Neighborhoods) and adjacent to GMA 3 (Suburban
Neighborhoods). The Growth Management Plan on page 2 of the Southwest Winston-Salem Area Plan
shows that the property is within the “Suburban Form” Growth Corridor, suitable for commercial, office
and multifamily uses. The proposed rezoning for Limited Office and multifamily (RM-8) precisely fits the
Growth Management Plan.

2. Page 21 of the Area Plan says this vacant property should be developed for residential use,
particularly “townhouse structures at an intermediate density.” Ebert Park proposes 32 new townhomes
at intermediate density.

3. Page 27 of the Area Plan notes that “Office uses typically have few negative impacts on adjacent
land uses . .. making them an appropriate transitional use between residential uses and more intense
uses.” Again, this is exactly what Ebert Park will do, provide a transitional modest office use between
heavily trafficked and intense Silas Creek Parkway and residential properties.

4. Page 21 of the Area Plan may be interpreted by some to suggest that only residential is
appropriate but, in the context of the Growth Management Plan, the recommended use of LO, the
buffering from a busy highway, and the adding of 32 new residential units, the proposed Ebert Park is
consistent with the spirit and purpose of the Area Plan. The low intensity office buildings are what
makes quality townhomes possible. [If one interprets the Area Plan to require only residential, that fails
to take into account the location, the neighborhood and the economics of a challenging property, as
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well as numerous Plan recommendations and the GMA Plan. As noted on the first page of the Area
Plan, “decision makers must also take into account current site conditions, community needs and
changing circumstances, as well as other information that was not apparent during the initial area
planning process.” Ultimately, Area Plans “are simply recommendations.” Ebert Park meets most of the
Plan’s recommendations.

5. While outreach for Southwest Winston-Salem Area Plan was significant for a large area, that
outreach cannot match the efforts for this unique project, resulting in tremendous neighborhood
support. See below documentation.

6. Many of the residents of Ardmore work in the medical field. 30,125 square feet of medical
office in 2 residentially styled buildings could add as many as 80 jobs within walking distance of
residences, a promising “live-work” arrangement which meets other desirable planning goals, such as
reducing traffic and noise. Medical office workers go home each night.

7. Limited Office Purpose from the UDO. “Purpose. ..... The LO District is primarily intended to
accommodate moderately intense medical, professional, administrative, and government office uses on
small to mid-sized sites, in a suburban setting. The district is typically located near the intersection of a
collector street or thoroughfare in areas which are otherwise developed with residences. Standards are
designed so this district may serve as a transition between residential districts and commercial districts.
This district is intended for application in GMAs 2 and 3.” This describes the Ebert Park location. Itis
located at the corner of an Expressway and a Minor Thoroughfare, is within GMA 2, bordering GMA 3,
and is located between Residential and Commercial Districts. The proposed project has both office and
residential components making it a perfect transitional use.

8. The property has long been vacant except for a rental house. It’s been vacant in large part
because a purely residential project is not the best or most economical use for a unique property. This
site provides no precedent for other parts of Ardmore. Quality residential is being added, not

demolished, in an area of Ardmore that has development challenges. The proposed modest medical
office space is 1) what allows quality, but affordable, residential to be built; 2) provides a transition
between commercial and residential as called for throughout the City’s land use ordinances and plans;
3) will buffer residential against busy Silas Creek Parkway.

9. We have the support of our closest neighbors. We have held 3 outreach meetings, inviting
owners of over 200 properties closest to our proposed development. Out of the three meetings, no one
showed up in opposition, and everyone signed that they were comfortable with the development that
we are proposing. See map of support and signature pages.

10. Proposed townhomes and office use is the highest and best use for the property,
complementing neighborhood needs and transitioning from heavy commercial.
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Outreach Documentation

Below is an itemized list of our efforts, including meetings with City Staff. Exhibits are labeled
with the item number to which they are related.

1. October 30™2017 at City Hall South 1:30 PM

Barret Hagen met with Aaron King (City Land Use Coordinator) and introduced the vision of the
project. The rezoning process was discussed.

2. November 13" 2017 at Ardmore Coffee 5:30 PM

Barret Hagen met with Daniel Castro, President of the Ardmore Neighborhood Association.
This was an introductory meeting where our vision for the Ebert property was discussed.

3. December 7" 2017 at Miller Park Rec Center 7:00PM

Barret Hagen made a presentation to the Ardmore Neighborhood Association (attached). That
proposal did not feature a residential component. The presentation was given and few questions
were asked with some discussion.

Development Team Attendance: Bill and Jane Ebert (site owners), Barret and Lollie Hagen, Bob
Anderson with Freeman Commercial

4. December 15™ 2017 at City Hall South 9:00AM

Barret Hagen submitted a site plan showing 60,000 square feet of medical and no residential. He
attended The Sketch plan review and received comments from City Staff.

5. December 27" 2017 at City Hall South 10:30.

Barret Hagen met with Arron King to discuss a new plan showing 32 townhomes and 30,000
square feet of office, the result of feedback from City staff and the Ardmore Neighborhood
Association.

6. January 122018 at City Hall South 8:30AM
Sketch plan review.
It was based on a site plan with 32 Townhomes and 30,000 sf of office.

7. January 16" 2018 at 1425 Ebert St 11:00 AM

Barret Hagen met with Leo and Nancy Manning (Neighbors along Ebert next to our property).
He showed them a site plan with 32 townhomes and 30,000 sf of medical office. He also showed
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them the architectural renderings of the medical buildings and streetscape views of the project.
They told him that they would support the project.

Development Team Attendance: Barret Hagen and Bob Anderson (Freeman Commercial)
8. January 162018 at 1451 Ebert Street 12:30 PM

Barret Hagen met with Daniel Castro and Jordan Payne of the Ardmore Neighborhood
Association. They walked the site. He showed them where the buildings would sit onsite and
answered their questions about the project.

Development Team Attendance: Barret Hagen and Bob Anderson (Freeman Commercial)
9. January 16™ 2018 Letters sent to closest Neighbors

Barret Hagen mailed letters to the closest neighbors and invited them to a meeting onsite on
Saturday January 27" 2018 at noon. The Letter, Site Plan that was mailed with the letter and a
list of the neighbors who received letters is attached.

10. January 20™ 2018 Email to Ardmore Neighborhood Association.

Barret Hagen sent an email inviting the ANA board and their Zoning board to the meeting on
January 27" at noon. Email is found in the exhibits. It included a site plan, street elevations or
Ebert St and Silas Creek. It also included the letter sent to the closest neighbors.

11. January 27%2018 1451 Ebert St. Noon

Four neighbors came to the meeting. No one from the Ardmore Neighborhood Association
contacted me before the meeting or came to the meeting. All 4 neighbors who came to the
meeting signed a sheet that stated “If you are generally comfortable with the development of
30,000 sf of office along Silas Creek and 32 townhome units behind the office, please sign in
acknowledgment.” Signatures sheets are in the Exhibits.

12. January 29" 2018 Letters to Neighbors
Barret Hagen sent thank you letters to those neighbors who came to the meeting on the 27" He
sent another letter to those who did not come and asked them to contact him if they would like
any further information.

13. February 1% 2018.

Julie Magness from the Ardmore Neighborhood Association emailed questions about the project.
The email and the response is found in the exhibits.

14. February 2™ 2018
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Jordan Payne from the Ardmore Neighborhood Association emailed a letter of opposition “at this
time” to Barret Hagen. Email is attached in the Exhibits.

15. February 9™ 2018

Barret Hagen mailed a package to 207 property owners near the site. A map showing the parcel
owners that received the letter and the letter are attached. The letter invited them to attend a
meeting at the Quiet Pint on Tuesday February 20™ at 5:30 PM to 7:00 PM. The letter also
invited them to a meeting at the Site on Saturday February 24™ at noon.

16. February 20™ 2018 5:30 PM to 7:30 PM at the Quiet Pint

About 10 property owners showed up at the meeting on the 20", All signed a statement that they
were comfortable with the development as shown with 32 townhomes and 30,125 square feet of
office along Silas Creek.

Development Team in Attendance at the Quiet Pint: Barret and Lollie Hagen, Bill and Jane
Ebert, Betsy Ebert Michael, Donald Nielsen (Bell, Davis and Pitt), Jay Clapp (Ramey Kemp and
Associates) , Bob Anderson (Freeman Commercial)

17. February 24™ 2018 at Noon on Site

No property owners came to the meeting on February 24™. One person interested in living in the
proposed development came by.

Development Team in Attendance at the Site: Barret Hagen, Bill and Jane Ebert, Betsy Ebert
Michael

18. February 24" Neighborhood Outreach
After the February 24™ meeting, Bill and Jane Ebert, Betsy Ebert Michael and Barret Hagen
walked the neighborhood near the site. It was a beautiful day, sunny and close to 70 degrees.
There were many people out in their yards. We were able to speak with dozens of people.
Everyone we spoke with said they got the letter and all but 3 people told us that they were in
favor of the development and were willing to sign a statement of support.

19. February 25" to date
Neighborhood outreach, door-to-door, has continued with positive results.

20. March 6™, 2018

Barret Hagen responded to the email received from Jordan Payne on February 2™. He requested
another meeting with the ANA. He also responded to an email received from Julie Magness.
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Exhibit For Items 9-10

HAGEN
ENGINEERING, PA

January 15, 2018

XXXX
XXXXX
XXXXX

Re: Proposed Improvements at 1452 Ebert Street

Dear xxxxx:

We are proposing to rezone the property located at the corner of Ebert Street and Silas Creek
Parkway. Before we make a formal application to the City of Winston-Salem, I wanted to be
available to meet with the neighbors adjacent to the Site. We will have a larger neighborhood
meeting in the coming weeks, but we want to reach out to those closest to the property prior to
submitting our zoning application to the City.

We are proposing 32 townhomes with target market values ranging between $170,000 to
$220,000 per unit, and two medical office buildings.

I will be available at the Site, 1452 Ebert Street, on Saturday January 27" at noon to go over our
proposed development and answer any questions you may have.

If you cannot make this meeting, but would like to schedule another time, please call or email
me. I look forward to meeting with you.

/S

Barret A. Hagen
Cell 336-404-9696
bhagen@hagen-eng.com

3859 Battleground Ave Suite 300 Greensboro, NC 27410 -  336-286-3350 - www.hagen-eng.com
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Barret Hagen

From: Barret Hagen

Sent: Saturday, January 20, 2018 10:24 AM

To: ‘jpayned44@gmail.com’; 'rnewman.realestate@gmail.com’; ‘juliel.magness@gmail.com’;
‘uubonnienc@aol.com’; 'ardmore@ardmore.ws'; ‘Daniel Castro’

Cc: ‘Jane Ebert’; 'Bob Anderson’

Subject: 1452 Ebert Street - Proposed Development

Attachments: Ebert Street Basemap_1-13-18 COLOR-SITE with numbers.pdf; Street Elevations-

Silas.pdf; Street Elevations-Ebert.pdf; Letter to Ebert St Neighbors all 1-16-18 ANA.pdf

Ardmore Neighborhood Association and ANA Zoning Board,

| hope you all enjoyed the snow!

Last Tuesday | met with Daniel Castro and Jordan Payne onsite to go over our current site plan. That same day | sent
letters to my immediate neighbors to invite them to the site on Saturday January 27" at noon. At that time we will walk
the site, and | will explain our proposed development.

You are all welcome to attend as well. Please let me know if any of you are planning to come a day or two ahead of
time.

| have attached the most recent site plan and drawings of the Street Views from Ebert and Silas Creek.
Sincerely,
Barret A. Hagen, P.E.

HAGEN
ENGINEERING, PA

3859 Battleground Ave, Suite 300
Greensboro, NC 27410

(p) 336-404-9796

(f) 336-899-7890
bhagen@hagen-eng.com
www.hagen-eng.com
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HAGEN
ENGINEERING, PA

January 29, 2018

XXXX
XXXX
Winston-Salem, NC 27103

Re: Proposed Improvements at 1451 Ebert Street

Dear xxxx:

Thank you for coming to the meeting last Saturday. I hope you found it informative and the
proposed project a potential benefit to the neighborhood. 1 wanted to apologize for a couple of
typographical errors in the January 15th letter [ sent. First the street address of the property we
are rezoning is 1451 Ebert Street and not 1452 Ebert Street. 1452 does not exist and I am sorry
if this caused any confusion. Also my cell phone number is 336-404-9796. The previous letter
had it listed as 336-404-9696.

If you have any questions, or any friends or neighbors that have questions, please don’t hesitate
to contact me or share my contact information. I will be sending out invite letters for a broader
neighborhood meeting next month. I hope you will be able to attend that as well.

Sincerely,

/S

Barret A. Hagen
Cell 336-404-9796
bhagen@hagen-eng.com

3859 Battleground Ave Suite 300 Greensboro, NC 27410 -  336-286-3350 - www.hagen-eng.com
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Barret Hagen

From: Barret Hagen

Sent: Thursday, February 01, 2018 12:23 PM

To: ‘Julie Magness'; Robert Newman; Daniel Castro; uubonnienc
Subject: RE: Ebert/Silas Creek Development

Julie,

Thank you for your inquiry. | have answered your questions below in Blue.

Barret A. Hagen, P.E.

HAGEN
ENGINEERING, PA

3859 Battleground Ave, Suite 300
Greensboro, NC 27410

(p) 336-404-9796

(f) 336-899-7890
bhagen@hagen-eng.com
www.hagen-eng.com

From: Julie Magness [mailto:julie..magness@gmail.com]
Sent: Thursday, February 01, 2018 2:43 AM

To: Barret Hagen; Robert Newman; Daniel Castro; uubonnienc
Subject: Ebert/Silas Creek Development

Hello Barret,
I have a few questions about the proposed plans for the goat farm.

1. I was a part of our area plan meetings, and my memory of discussion of this area was that DOT would not
allow access onto Silas Creek Parkway due to the proximity to the Ebert stoplight. Has this been vetted? We
are in the process of vetting. The plan we are submitting formally to the City with our application on February
5™ will show this drive as an option pending NCDOT approval and that the Bellsouth Easement can be
relocated. I am having a traffic analysis done of the intersections of Miller and Silas and Ebert and Silas. This
study will analyze two conditions. One with the entrance/exit on Silas and one without. Once we have this
information we will request a meeting with NCDOT to discuss the possibility of the Drive. I should have a
completed traffic study early next week.

2. Have you collected historical data on what happens with water collection both on this parcel and to the

north? While this is certainly not a flood plain, there are homes on this side of Ebert whose backyards have
protective measures to keep water from rising into outbuildings with a heavy rain. [ have looked at the basin and
walked the creek from behind the church down to the old farm pond at the apartments. I also have a survey of
this area. The water level of the old farm pond as of last week is a 813.

1



The bottom elevation of the creek behind the church is about 820. This is the start of the creek. The drainage

above this area is much higher. For instance at the northeast end of the church property, the ground elevation is
about 845 feet above sea level. I think if folks upstream are having flooding it is likely due to an issue unrelated
to the area around the property we are looking to develop. I would be happy to look at any issues in field. Just
let me know the names of the neighbors having trouble and I will contact them and try to identify their problem.

How much spill is there from the existing pond behind the church that will add to any collection from your
planned development? I am not sure on this one. If'it is built after 2008 then the City would have required that
they store the difference of the pre developed runoff and the post developed runoff from the 25 year storm
event. [ can request the stormwater report from the City. See next question as to how we are handling our
stormwater.

The plan looks like the planned water collection will extend onto the property of the existing apartments whose
driveways are on Silas Creek Parkway. If that is true, what protections are built into this collection to prevent
flooding of these apartments in the event of a heavy rain? We will store the difference of the pre developed
runoff and the post developed runoff from the 25 year storm event on our site, releasing it over a 2 to 5 day
period. This will allow the runoff from the Existing developments and houses upstream to peak and dissipate
before we contribute any meaningful runoff to the basin. The 25 year storm has a 4% occurrence chance in any
given year. Another way of saying this is that in any given year there is a 96% chance that we will not see a 25
year storm event.

This is a City of Winston Salem Requirement. I will not be able to get a land development permit until I have
submitted calculations and they are approved by the City of Winston-Salem Stormwater Department

Aerial pictures of both areas indicate that perhaps both low areas have standing water that extends quite a bit
beyond the dry weather footprints.

Thank you reaching out and for your consideration of these questions.

Julie Magness
Ardmore
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Barret Hagen

From: Barret Hagen

Sent: Thursday, February 01, 2018 12:24 PM

To: ‘Julie Magness'; Robert Newman; Daniel Castro; uubonnienc
Subject: RE: Ebert/Silas Creek Development

Julie,

It is a Bellsouth Easement. | just got the field survey of the property completed. It will be shown on the plan | submit to
the City next week.

Thanks,

Barret A. Hagen, P.E.

HAGEN
ENGINEERING, PA

3859 Battleground Ave, Suite 300
Greensboro, NC 27410

(p) 336-404-9796

(f) 336-899-7890
bhagen@hagen-eng.com
www.hagen-eng.com

From: Julie Magness [mailto:julie.l.magness@gmail.com]
Sent: Thursday, February 01, 2018 4:48 AM

To: Barret Hagen; Robert Newman; Daniel Castro; uubonnienc
Subject: Re: Ebert/Silas Creek Development

I am sorry for this second email.

I do have another question. Does Duke Energy have an easement on Silas Creek Parkway about where the
proposed driveway access is proposed? If that is the case, why is it not shown on the plans?

Thank you again for your time.
Julie Magness

On Thu, Feb 1, 2018 at 2:43 AM, Julie Magness <julie.l.magness@gmail.com> wrote:
Hello Barret,

I have a few questions about the proposed plans for the goat farm.



1. I was a part of our area plan meetings, and my memory of discussion of this area was that DOT would not
allow access onto Silas Creek Parkway due to the proximity to the Ebert stoplight. Has this been vetted?

2. Have you collected historical data on what happens with water collection both on this parcel and to the
north? While this is certainly not a flood plain, there are homes on this side of Ebert whose backyards have
protective measures to keep water from rising into outbuildings with a heavy rain.

How much spill is there from the existing pond behind the church that will add to any collection from your
planned development?

The plan looks like the planned water collection will extend onto the property of the existing apartments whose
driveways are on Silas Creek Parkway. If that is true, what protections are built into this collection to prevent

flooding of these apartments in the event of a heavy rain?

Aerial pictures of both areas indicate that perhaps both low areas have standing water that extends quite a bit
beyond the dry weather footprints.

Thank you reaching out and for your consideration of these questions.

Julie Magness
Ardmore
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Barret Hagen

From: Jordan Payne <jpayne44@gmail.com>
Sent: Friday, February 02, 2018 3:48 PM

To: Barret Hagen

Subject: 1452 Ebert Street development

Hi Barrett,

Apologies for the delay in getting you some feedback, hopefully individuals that live nearby the property have already given
some constructive criticism & ideas. The Ardmore Neighborhood Association has had time to go over the tentative proposal of
the mix of residential townhomes and medical office. At this time, the ANA opposes the proposal in its current form.

Article Il Section 1a-c of the ANA bylaws state that a few of the purposes of the ANA is to preserve the "basically residential
nature of the neighborhood", to "discourage non-conforming property uses", and "to prevent further encroachment of industrial,
commercial, and high-density land uses". The ANA is in favor of the idea of adding residential townhomes, as it would be a great
alternative (outside of rentals & single family homes) for those looking to purchase residential property. Housing prices have
continued to rise over the last several years and are not expected to slow, as Ardmore is also growing in desirability. Some
nearby houses in close proximity of this property have sold for over 300k in the last year (for example, the few houses on the
strip of Cherokee between Ebert & Kenwood).

The ANA understands that housing fronting Silas Creek Parkway may present some challenges, but there are other housing
developments that have occurred in the city (for example, further up Silas Creek) that have a more "exclusive" community
setting (using gates/fences/walls). Of course, housing prices may not be up to par with what they have sold for in some of these
areas, however, we feel that housing competitively priced along the lines of Teagues Crossing or Millers Crossing Court would
do well in this Ebert Street development.

Traffic in and out of the development is also a concern, and we hope that you have consulted with the DOT thoroughly. Not
many are keen on having an entrance/exit off Silas Creek so close to the Silas Creek/Ebert intersection, and there are concerns
about adding more traffic along Ebert, especially for the houses directly across the street.

Also, the ANA is concerned about stormwater runoff for any development that goes into this property, and would strongly
encourage a detailed analysis showing the potential impacts on existing/future properties, and on the existing stream and pond.
We understand that a retention pond would be built to accommodate some of the runoff, but this isn't illustrated in the site plan
map you provided the ANA. However, we are very encouraged to hear that you would take the initiative to clean up the stream
area and pond.

The ANA appreciates that a covered bus stop (along with sidewalks) will be provided along Silas Creek, as it would provide
easier access to alternative transportation (while providing protection from the elements, which most bus stops do not) for those
that choose, or need, to use it.

Not many concerns have been raised about the old house along Ebert, and we understand that it's quite possible it might not be
salvageable (like the barn). But some residents in the neighborhood may still raise that issue.

Ultimately the ANA supports the latest Southwest Area plan, as several ANA members had robust participation in
developing the plan and it likely would take a convincing exception before we would proceed on any

plans that go against it. The plan calls for intermediate density of residential housing, and the townhome portion of the
development proposal certainly falls in line with that. What gives the ANA issue is the two medical office buildings along Silas
Creek Parkway. If this encroachment of office land use is accepted as is, we are concerned it may set a precedent that other
entities (like Wake Forest Baptist or Novant Health) would use it to encroach on the neighborhood. And since the ANA
discourages this kind of encroachment, we can't support the proposal in its current form.

We really appreciate that you have reached out to us and being open to our opinions/thoughts on the property. The ANA
understands that this isn't the official proposal being submitted to the planning board, and we reserve the right to take into
account new information and revise our stance on the development. We encourage you to revise the proposal so that it only
includes residential development and find an alternative site for the medical buildings. Please continue to keep us involved, as
we are more than willing to help.

Jordan Payne
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Exhibit 15

PLEASE COME SEE WHAT'’S PLANNED FOR THE OLD EBERT FAMILY PROPERTY

Dear Ardmore Neighbor,

Please join us at the Quiet Pint located at 1420 W 1st Street in Winston-Salem on February 20th
anytime between 5:30 PM and 7:00 PM for a presentation of our proposed new development at the
corner of Ebert St and Silas Creek Parkway.

This property, although vacant for several years, has been in the Ebert family since before the existence
of Forsyth County. My wife and I lived only a few blocks from the site from 2003 to 2008 and we are
blessed to have the opportunity to work with the Eberts to develop a project that respects and benefits
the neighborhood and the City. We want you to see the plan, ask questions, and offer comments before
we apply for the necessary zoning.

Ardmore is a special neighborhood and the Eberts want any development of their family property to
reflect and add to the neighborhood. The fact that busy commercial Silas Creek Parkway bounds
Ardmore makes it difficult to place new residential buildings there. However, as adopted City Planning
documents stress, office uses can serve as a transitional land use between residential districts and
commercial districts—they are less intense than commercial and serve as a buffer.

We are therefore proposing two modest medical office buildings (a 1-story and a 2-story with buffering)
right on Silas Creek Parkway with 32 2-3-bedroom townhomes behind the offices. The total value of the
project is expected to be about $16,000,000. The medical buildings are both a buffer and a transition.
As explained below, the offices make attractive higher quality—yet still affordable—townhomes
possible.

The Ebert property is about 7.9 acres with a formal address of 1451 Ebert Street. It is included in the
City’s Southwest Winston-Salem Area Plan (p. 21). You can find the Area Plan on the City of Winston-
Salem’s website: www.cityofws.org/Departments/planning/area-plans

The Area Plan allows for apartments at a density of 12 units per acre along Silas Creek and townhomes
at a density of 8 units per acre behind them. On the Ebert Property this would mean up to 26
apartment units are allowed where we show office, and 46 townhome units where we are only showing
32 townhomes. This is a total increase of 40 units over our proposed plan. The Area Plan suggests that
the property could be combined with the existing apartments at the corner of Silas Creek and Miller St
in a redevelopment effort. This seems unlikely today as these apartments recently sold for $2,400,000.

We have carefully explored developing the site for a purely residential development as recommended
by the Southwest Winston-Salem Area Plan, but the unalterable obstacle is the marketability of
residential on Silas Creek. The farther north one gets from Silas Creek home values increase. According
to the Forsyth County online GIS, tax values of homes along Silas Creek between Kenwood Street and
Irving Street range from $86,600 to $125,800. The house valued at $125,800 sold in 2017 for $90,000.
In comparison if you look at homes one block north along Boone Avenue the tax value ranges up to
$152,000. Out of the 9 houses on this block with available tax values, 6 of them were above the highest

3859 Battleground Ave Suite 300, Greensboro, NC 27410 Info@hagen-eng.com
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tax value along Silas Creek. We think this comparison demonstrates that location has a significant effect
on perceived homes values in this area.

Adding new residential consistent with market values of nearby homes along Silas Creek would not
benefit the owners of the existing houses in this area or deeper into Ardmore. The solution which will
allow quality townhomes to be built near to Silas Creek Parkway is to include modest medical offices as
a buffer. The offices will insulate the proposed townhomes and allow them to be more attractive and of
higher quality. We anticipate the proposed townhomes to be valued from $143,750 to $238,800. This
would not be possible if we had residential in the same development at a market value less than
$100,000. The development of 32 townhomes, taking up the majority of the Ebert’s property, is in
keeping with the spirit and purpose of the Area Plan—adding significant new quality residences that will
be an asset to the neighborhood and Ardmore.

Traffic is always a question when vacant land is developed. Our traffic consultant performed traffic
counts last month at peak morning and afternoon hours at both the Miller St and Ebert St intersections
of Silas Creek. Our site will add traffic, as any development would, but the impact is expected to be
minimal. This is primarily because the medical traffic is opposite residential traffic. Office vehicles are
arriving in the morning when residential vehicles are leaving and vice versa in the afternoon. We will
have the traffic study available at the Quiet Pint and our traffic consultant will be there to answer any
questions you may have.

We very much would like your support for this project. We know that means open communication and
transparency. We want to demonstrate the project is good for the immediate neighborhood, good for
Ardmore and good for the City. If you support the project or just want to find out more, please come to
the Quiet Pint. You can also email your comments, questions and, hopefully, support, to info@hagen-
eng.com. If you have further questions, cannot make the meeting on February 20th, or just want to
walk the site, we will be at the property (1451 Ebert Street) on Saturday February 24th at noon and are
glad to greet you then as well.

Enclosed are copies of our proposed plan, a plan showing the site as it could be developed under the
Area Plan, and a Real Estate Comparison between the two. Please feel free to contact me with any
questions or concerns.

We look forward to meeting you soon,

Bty

Barret Hagen
GNB Bonnar, LLC

3859 Battleground Ave Suite 300, Greensboro, NC 27410 Info@hagen-eng.com
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Barret Hagen

From: Barret Hagen

Sent: Tuesday, March 06, 2018 5:09 PM
To: ‘Jordan Payne’

Cc: Daniel Castro

Subject: RE: 1452 Ebert Street development
Jordan,

I’'m sorry it has taken awhile to respond to your February 2 email. | appreciate the time you and other ANA members
have spent with me and your feedback.

Since your e-mail I've spent a lot of time considering your comments, both the general concerns relating to the Area
Plan and the ANA’s purposes as well as the technical details. We have also reached out and contacted as many
neighbors as possible, including letters to more than 200 neighbors, meetings, and going door-to-door. We talked with
the neighbors both about what we are proposing and what the area plan allows. We are pleased with how many
neighbors expressed support for our plan, and most neighbors we spoke with would prefer our proposed office
components to a plan with additional multifamily units along Silas Creek Parkway. We hope that will have a positive
influence with you and the Board.

Given our work, consideration of the ANA’s concerns, and our outreach | would very much like the opportunity to meet
with you again to discuss the project and what we have found in the last month.

Without getting into all the details, we believe the proposed project fits well into the ANA’s purposes, including
preserving the basically residential nature of the neighborhood. The property has long been vacant except for a rental
house. Significant quality residential would be added, not demolished, in an area of Ardmore that has development
challenges. The proposed modest medical office space is 1) what allows quality, but affordable, residential to be built;
2) provides a transition between commercial and residential as called for throughout the City’s land use ordinances and
plans; 3) will buffer residential against busy Silas Creek Parkway; and 4) is appropriate pursuant to Map 2, Growth
Management Plan, in the Area Plan. Further, the zoning we are proposing is Limited Office. One of the uses for Limited
Office under the UDO is residential at a density of 12 units per acre. The Area Plan allows for residential at 12 units per
acre where we are showing the office. Limited Office is a compatible use which makes new residential possible, to the
benefit of the neighborhood and the City. | would respectfully suggest that the proposed project is consistent with the
spirt and purposes of the Area Plan and the ANA’s bylaws. The proposed townhomes would be ideal for medical office
workers in an almost live-work environment. Under the unique circumstances of the site, and the addition of significant
new residential units, no precedent is set for any other property and certainly no precedent for the loss of existing
residential.

Several of the concerns in your e-mail relate to technical issues such as traffic, stormwater and demolition. These
concerns would exist with any development of the property and our project will more than meet applicable standards
and best practices. A traffic study will be available shortly and | will be glad to go over each item with you, and the
Board, in person.

Due to time constraints | am obligated to submit the proposal this week to Planning. | very much would like to talk with
you and the Board again before the Board takes any official position on the application. |look forward to further input
from and discussion with you and the ANA.

Can you give me some dates that you are available? Maybe we could meet at the Quiet Pint for a beer and discuss the
project.
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Barret Hagen
336-404-9796

From: Jordan Payne [mailto:jpayne44@gmail.com]
Sent: Friday, February 02, 2018 3:48 PM

To: Barret Hagen

Subject: 1452 Ebert Street development

Hi Barrett,

Apologies for the delay in getting you some feedback, hopefully individuals that live nearby the property have already given
some constructive criticism & ideas. The Ardmore Neighborhood Association has had time to go over the tentative proposal of
the mix of residential townhomes and medical office. At this time, the ANA opposes the proposal in its current form.

Article Il Section 1a-c of the ANA bylaws state that a few of the purposes of the ANA is to preserve the "basically residential
nature of the neighborhood", to "discourage non-conforming property uses", and "to prevent further encroachment of industrial,
commercial, and high-density land uses". The ANA is in favor of the idea of adding residential townhomes, as it would be a great
alternative (outside of rentals & single family homes) for those looking to purchase residential property. Housing prices have
continued to rise over the last several years and are not expected to slow, as Ardmore is also growing in desirability. Some
nearby houses in close proximity of this property have sold for over 300k in the last year (for example, the few houses on the
strip of Cherokee between Ebert & Kenwood).

The ANA understands that housing fronting Silas Creek Parkway may present some challenges, but there are other housing
developments that have occurred in the city (for example, further up Silas Creek) that have a more "exclusive" community
setting (using gates/fences/walls). Of course, housing prices may not be up to par with what they have sold for in some of these
areas, however, we feel that housing competitively priced along the lines of Teagues Crossing or Millers Crossing Court would
do well in this Ebert Street development.

Traffic in and out of the development is also a concern, and we hope that you have consulted with the DOT thoroughly. Not
many are keen on having an entrance/exit off Silas Creek so close to the Silas Creek/Ebert intersection, and there are concerns
about adding more traffic along Ebert, especially for the houses directly across the street.

Also, the ANA is concerned about stormwater runoff for any development that goes into this property, and would strongly
encourage a detailed analysis showing the potential impacts on existing/future properties, and on the existing stream and pond.
We understand that a retention pond would be built to accommodate some of the runoff, but this isn't illustrated in the site plan
map you provided the ANA. However, we are very encouraged to hear that you would take the initiative to clean up the stream
area and pond.

The ANA appreciates that a covered bus stop (along with sidewalks) will be provided along Silas Creek, as it would provide
easier access to alternative transportation (while providing protection from the elements, which most bus stops do not) for those
that choose, or need, to use it.

Not many concerns have been raised about the old house along Ebert, and we understand that it's quite possible it might not be
salvageable (like the barn). But some residents in the neighborhood may still raise that issue.

Ultimately the ANA supports the latest Southwest Area plan, as several ANA members had robust participation in
developing the plan and it likely would take a convincing exception before we would proceed on any

plans that go against it. The plan calls for intermediate density of residential housing, and the townhome portion of the
development proposal certainly falls in line with that. What gives the ANA issue is the two medical office buildings along Silas
Creek Parkway. If this encroachment of office land use is accepted as is, we are concerned it may set a precedent that other
entities (like Wake Forest Baptist or Novant Health) would use it to encroach on the neighborhood. And since the ANA
discourages this kind of encroachment, we can't support the proposal in its current form.

We really appreciate that you have reached out to us and being open to our opinions/thoughts on the property. The ANA
understands that this isn't the official proposal being submitted to the planning board, and we reserve the right to take into
account new information and revise our stance on the development. We encourage you to revise the proposal so that it only
includes residential development and find an alternative site for the medical buildings. Please continue to keep us involved, as
we are more than willing to help.

Jordan Payne
VP, Ardmore Neighborhood Association & Zoning Chair
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Barret Hagen

From: Barret Hagen

Sent: Tuesday, March 06, 2018 5:18 PM

To: ‘Julie Magness'

Cc: Robert Newman; Daniel Castro; uubonnienc
Subject: RE: Ebert/Silas Creek Development

Julie,

We have not submitted for zoning yet, but we are getting close.

| have commissioned a traffic study to analyze the intersections at Ebert and Silas Creek and Miller and Silas Creek. The
study analyzes our traffic impact with and without an entrance on Silas Creek. Our plans currently do not show a drive
access onto Silas Creek. | will be presenting that as an alternate to be discussed with NCDOT and the City. The Traffic
Study will be publicly available soon and | will certainly appreciate your input and suggestions.

We of course would welcome your support for the development. We have done a lot of work in the last month and |
would be happy to meet with you and any other members of Ardmore to go over any details of the proposed plan.

Barret Hagen
336-404-9796

From: Julie Magness [mailto:julie..magness@gmail.com]
Sent: Tuesday, March 06, 2018 3:47 AM

To: Barret Hagen

Cc: Robert Newman; Daniel Castro; uubonnienc
Subject: Re: Ebert/Silas Creek Development

Hello Barret,
Has this plan been submittted?

Last week, I was traveling north on Silas Creek Parkway from Peters Creek Parkway towards the Hanes Mall
area close to 3:00. The left hand turn lane for Silas Creek onto Ebert Street was full and several cars were at a
stop in the left hand travel lane also waiting for the light to turn. This resulted in cars traveling in the left-hand
lane switching over into the right-hand travel lane. The lane transfer occurred right at the area shown on your
plans to put an exit out of the proposed development. At the same time, cars are switching lanes to turn right on
Ebert. It became very clear to me why a driveway at this location would be dangerous. Do your plans have an
alternative? Have you discussed this with NCDOT?

Thank you.
Julie Magness

Ardmore

On Thu, Feb 1, 2018 at 12:24 PM, Barret Hagen <BHagen@hagen-eng.com> wrote:

Julie,
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