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In November of 2021 representatives from Given’s Communities began to earnestly look to connect 
with municipal leaders in Dogwood Health Trust’s (DHT) region.  Through an introduction made 
to Town of Franklin’s city council members and Macon County’s economic development director, 
discussions about the potential for Angel Medical Center (AMC) to be converted into affordable senior 
housing begun.  During the spring of 2022 Given’s staff met with the town of Franklin’s council and 
supported the submittal of the DHT ARPA Challenge RFP for the AMC feasibility study.  In August of 
2022 the Town of Franklin was notified of the DHT feasibility study grant award.  

Additionally, in the summer of 2022 Angel Medical Center moved to its new location at 124 One 
Center Ct, Franklin, NC 28734 abandoning the hospital building at 120 Riverview St, Franklin, NC 
28734.  The original Angel Hospital was first constructed in 1957 and has gone through multiple 
renovations and additions since.  With Angel Medical Center no longer utilizing the building it has 
been in discussion to sell the property to The Town of Franklin.  The Town of Franklin and Given’s 
partnership recognizes that affordable senior housing is the preferred use of the building however 
there is a consideration that the challenges presented herein may disrupt those desires.  The purpose 
of this study is to go through an in-depth process to determine the suitability and considerations of a 
conversion to affordable senior housing, but the data provided can also be utilized to facilitate further 
discussions about the highest and best use of the property.  This study includes but is not limited to 
the following considerations for a conversion to residential apartments:

1. Market Analysis for Affordable Senior Housing Needs
2. Property and Market Value
3. Potential to be added to the Historic Register and qualify for Historic Tax Credits
4. Full Civil Survey of the Property
5. Update on the 2016 Facilities Assessment
6. In Depth Architectural and Engineering Study to convert from an Institutional Occupancy to a 

Residential Application Suitable for Elders
7. Phase 1 Environmental Report on the Property
8. Financial Modelling to determine project feasibility for residential conversion.

a. Considerations for pursuing HUD 202 and Low-Income Housing Tax Credits
9. Exploration with town partnerships for alternative and supplemental uses for the building 

The question of is it feasible for the Old Angel Hospital to be converted to Senior Living Residential 
Apartments does not have a straightforward answer.  The compiled information in the report will 
outline the detail of the possibilities and challenges of the conversion. 
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Below is a summary of challenges and considerations to AMC being transformed into affordable 
senior housing:

1. Property Ownership: HCA needs a partner that does not trigger their “potential referral source” 
definition to donate the property. Any potential housing provider who meets the definition as a 
potential referral source will have to lease or purchase the property for fair-market value. 

a. HCA has determined Macon County and Givens meet the definition of a potential 
referral source at this time. The Town of Franklin does not meet the definition and 
could receive the property as a donation.

b. Fair-market value is $130,000 per acre which would make the price between 
$1,300,000 to $1,690,000, depending on acreage, which is potentially cost prohibitive 
for an affordable senior project.

2. Rehabilitation costs: We estimate the rehabilitation cost to be between $50,800,000 to 
$63,500,000. Tax credit equity, HUD capital advances, and USDA loans could cover a 
maximum of two thirds the rehabilitation costs. Other funding sources would be needed to 
provide the gap funding, which the financial models show would approximately range between 
$23,200,000 to $28,800,000. There is potential to request more from HUD to lower the gap 
but that would also make the funding application less competitive. The hospital structure does 
not qualify for federal or state historic tax credits, but even if it did qualify, there would still 
remain a significant gap. A wide variety of funding would need to be woven together. Possible 
sources to fill the gap:

a. Conventional loan. The project revenues would need to support a Debt Service 
Coverage ratio no lower than 1.15.

b. Federal/State funds beyond HUD 202 and LIHTC: Southwestern Commission Housing 
Consortium (HOME), ARPA, CDBG, NMTC

c. Grant Sources: Duke Foundation (longtime supporter of the Angel Medical Center), 
Dogwood Health Trust, Cannon Foundation, Macon County Community Foundation

d. Private investment: qualified Opportunity Zone funds
e. Local fundraising
f. A housing provider that does not meet the definition of “potential referral source” could 

receive the property as a donation, rather than purchasing at the fair-market value.
3. Zoning: Funding providers want proper zoning in place. The property needs Town Special Use 

Permitting (SUP) in place before funding applications can be made. The SUP is thorough and 
takes time, however Town staff is supportive and will assist in process navigation.

22127.00 02.01.2023
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Possibilities beyond the scope of the feasibility study:
1. Preserving the commercial kitchen and utilizing it for broader community services. The kitchen 

can be used to address food insecurity within the community as well as prepared meals 
for the county jail, which is currently being contracted out of county. Potentially allow local 
catering businesses to utilize space.

2. Transform patient rooms into Single Room Occupancy (SRO) spaces. SRO’s can be used for 
emergency shelters in cases of domestic violence, transitions from mental health or substance 
recovery. Research would need to be conducted to make sure the services provide do not 
create a potential referral source issue or a conflict with HCA use restrictions for the property.

3. Convert the hospital to provide additional Senior Center space to expand current services or 
provide a wider variety of services.

4. Workforce development is also identified as a high need for Franklin and Macon County. 
5. Our financing models were based on HUD 202 and/or LIHTC capital support. There are 

other funding options available, especially with the property residing in a Qualified Census 
Tract (QCT) and Opportunity Zone (OZ). OZ investments can be used for a wide variety of 
projects but they are not able to be paired with affordable housing tax credits. We advise the 
Town Council to communicate with the UNC School of Government’s Development Finance 
Initiative for more information. 

a. “The Development Finance Initiative (DFI) at the UNC School of Government partners 
with local governments to attract private investment for transformative projects by 
providing specialized finance and development expertise. Since its founding in 2011, 
DFI has partnered with more than 85 communities to design and attract investment for 
development projects that accomplish local goals.” 

6. Demolishing the facility and building new on the site. The site does qualify for 9% LIHTCs.

This report has compiled the research and studies from all the consultant contributors previously 
listed that has led to this summary.

22127.00 02.01.2023
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October 18, 2022 
 
 
 
Ms. Teresa Stephens 
Givens Affordable Communities 
40 Gerber Road, #100 
Asheville, North Carolina 28803 
Sent Via E-mail: tstephens@givenscommunities.org  
 
Re:  Preliminary Senior Living Analysis – Franklin, North Carolina  
 
Dear Ms. Stephens: 
 
The following analysis serves as a preliminary report and forecast of the market feasibility 
for a proposed senior rental housing community to be located at 120 Riverview Street in 
Franklin, Macon County, North Carolina.  
 
For the purpose of this analysis, we have established a preliminary Primary Market Area 
(PMA) from which the majority of support for the proposed project is expected to originate. 
The analysis of this preliminary PMA involves establishing a universe of age- and income-
qualified households.  
 
This preliminary analysis (comparable data collection conducted by telephone) has been 
completed to determine demand for the proposed senior rental units within the preliminary 
Site PMA. The conclusions and recommendations within this analysis are preliminary in 
scope and may change if a full market study is conducted. The key findings of this analysis 
are summarized as follows: 
 
The Franklin Site PMA demographic base will remain conducive to senior-oriented 
housing alternatives for the foreseeable future. Both population and household growth 
projections for seniors age 55 and older and age 62 and older are projected to outpace 
overall population and household growth within the Franklin Site PMA through 2027. 
Further, more than 41.0% of all senior renter households are projected to earn less than 
$35,000 in 2027, indicative of a large base of continued support for affordable senior-
oriented rental product such as that being considered for the subject development.  
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The Franklin Site PMA lacks affordable non-subsidized senior-oriented rental housing 
alternatives. We identified and surveyed three existing non-subsidized Low-Income 
Housing Tax Credit (LIHTC) projects within the Franklin Site PMA. However, all three 
are general-occupancy (family) projects. Thus, a new affordable senior rental community 
such as that being considered for the subject development is expected to help fill a void in 
the local rental market. This would also likely create a competitive advantage for the 
subject project.  
 

Existing affordable general-occupancy rental product within the Franklin Site PMA is 
performing at a very high level in terms of occupancy. The three general-occupancy 
LIHTC properties surveyed in the Franklin Site PMA are all 100.0% occupied and maintain 
waiting lists for their next available units. These waiting lists range from 30 to 200-
households and are clear indications of significant pent-up demand for additional 
affordable non-subsidized rental product in this market. Likewise, two senior LIHTC 
properties surveyed outside the Franklin Site PMA are also 100.0% occupied, with one 
maintaining a waiting list. This demonstrates that product similar to that being considered 
for the subject development is well-received and in strong demand within the region 
surrounding the Franklin Site PMA.    
 

Median gross rents reported for existing LIHTC product are well below current 
maximum allowable LIHTC rent levels for the Franklin/Macon County area. Existing 
non-subsidized general-occupancy LIHTC properties surveyed in the Franklin Site PMA 
are not achieving/charging maximum allowable LIHTC rent levels for the area. However, 
the strong and pent-up demand for additional LIHTC product in this market along with the 
newness and anticipated quality of the subject property is expected to contribute to the 
subject’s ability to command a pricing premium over rents currently reported among 
existing comparable LIHTC properties in this market. This is particularly true in regard to 
any units targeting higher income (AMHI) levels at the proposed subject property, such as 
units targeting households earning up to 70% and/or 80% of AMHI. Such units will 
effectively serve as market-rate units within this market, given the general lack of modern 
good quality traditional market-rate product within the Franklin Site PMA.  
 

Demand estimates indicate the Franklin Site PMA is deepest for very low-income (50% 
of AMHI or lower) senior-oriented rental product, though demand also exists for 
product at various other affordability levels. Based on our preliminary demand estimates, 
between 13 and 79 units are supportable within the individual rental housing segments 
evaluated in this report and depending upon targeted age cohort. The largest number of 
supportable units is within the very low-income (50% of AMHI or lower) segment. In total, 
and assuming a new senior living property offers units which accommodate households 
within each of the segments evaluated in our demand estimates, approximately 120 
affordable senior rental units are supportable within the Franklin Site PMA. However, it is 
recommended that a new affordable senior rental community constructed in the Franklin 
market is more similar in size (total units) to existing general-occupancy LIHTC properties, 
which contain no more than 60 total units, as detailed later in this report. This will allow 
for a more rapid/reasonable absorption for the subject development within the rural 
Franklin market. 
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In conclusion, it is our opinion that a development opportunity exists for the new 
construction of an affordable senior rental community within the Franklin Site PMA. 
However, it is also our opinion that such a development would need to offer unit types 
which accommodate several different income levels to develop a property of notable size 
(total units). This will expand the overall base of potential demographic support for the 
subject property, rather than relying on support solely from one smaller segment of the 
Franklin market.   
 
Project Description 
 

As of the time of this analysis, a detailed project concept has yet to be determined for the 
subject property.  It is our understanding, however, that the subject project will be located 
at 120 Riverview Street in Franklin, Macon County, North Carolina and pursue funding 
from the Low-Income Housing Tax Credit (LIHTC) program and/or HUD.  Depending on 
the funding source(s) and program(s) under which the subject project will operate, the 
property is expected to be restricted to seniors aged either 55 and older (LIHTC) or 62 and 
older (HUD). It is also our understanding that this community will target seniors earning 
up to 80% of Area Median Household Income (AMHI). Additional information pertaining 
to unit types, unit sizes (square feet), rental rates, and/or amenities to be offered were not 
yet finalized or provided at the time of this preliminary analysis. Thus, this report will 
provide guidance to the subject developer when determining/finalizing design elements, 
targeted income (AMHI) levels, and/or rental rates for the subject project. For the purpose 
of our analysis, we assume an opening date of 2024 when calculating demand for the 
subject property.  
 

Primary Market Area (PMA) 
 

The Primary Market Area (PMA) is the geographical area from which the majority of 
support for a proposed senior rental community located in Franklin is expected to originate. 
Given that an in-person evaluation of the Franklin market was not conducted at the time of 
this analysis, the Franklin Site PMA was primarily determined through a demographic 
analysis of the Franklin and surrounding areas.  
 

The preliminary Site PMA includes the majority of Macon County, including the 
incorporated areas of Franklin and Highlands, as well as other surrounding unincorporated 
portions of Macon County. The boundaries of the preliminary Franklin Site PMA are 
summarized as follows:  
 

North: Franklin/Swain County boundary 
East:  Franklin/Jackson County boundary 
South: North Carolina/Georgia state boundary 
West:  Macon/Clay County boundary and the 28734/28781 ZIP Code boundary 
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We recognize that the subject project could potentially derive some support from areas 
outside the boundaries of the Site PMA. The areas outside of the Site PMA have generally 
been excluded, however, due to their distance from the subject site and/or demographic 
composition of these areas (i.e., household income levels, age of population/households, 
etc.). Many areas outside the Site PMA are also very rural in nature and thus not heavily 
populated. As such, these areas will not generate much support for the subject project and 
have been excluded from the Site PMA. Based on the preceding factors, the majority of 
support for the subject project is expected to originate from within the boundaries of the 
Franklin Site PMA. Thus, a secondary market area has not been considered in this report.  
 
A map detailing the boundaries of the Site PMA is located on the following page.  
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Demographic Characteristics 
 

The following demographic data relates to the Site PMA. It is important to note that not 
all estimates/projections quoted in this section agree because of the variety of sources 
and rounding methods used.  In most cases, the differences in the estimates/projections 
do not vary more than 1.0%. 
 
Population and household trends for the Franklin Site PMA are as follows. Note we have 
provided population and household trends for all ages, as well as for ages 55 and 62 and 
older, as these will likely be the primary age groups of potential residents at the subject 
project.  

 

 All Ages Age 55+ Age 62+ 
Population Households Population Households Population Households 

2010 Census 33,103 14,210 13,144 8,098 9,433 5,988 
2022 Estimated 36,872 16,342 16,788 10,274 12,671 7,977 

 Change 2010-2022 3,769 2,132 3,644 2,176 3,238 1,989 
Percent Change 2010-2022 11.4% 15.0% 27.7% 26.9% 34.3% 33.2% 

2027 Projected 37,656 16,784 17,574 10,758 13,765 8,647 
 Change 2022-2027 784 442 786 484 1,093 669 

Percent Change 2022-2027 2.1% 2.7% 4.7% 4.7% 8.6% 8.4% 
  Source: 2010 Census; ESRI; Bowen National Research 

 

As illustrated in the preceding table, the Franklin Site PMA experienced an increase in both 
population and households between 2010 and 2022, a trend which is projected to continue 
through 2027. Specifically, the total population will increase by 784 while households will 
increase by 442, reflective of increases of 2.1% and 2.7%, respectively, between 2022 and 
2027. It is also of note that while modest overall demographic growth is projected for the 
market for the foreseeable future, growth among seniors (age 55 and 62 and older) will 
significantly outpace overall growth between 2022 and 2027, in terms of the rate of change, 
a trend which has been ongoing since 2010 and will likely increase demand for senior 
housing alternatives within this market.  
 

The distribution of households by income within the Franklin Site PMA is summarized as 
follows: 
 

Household Income 
2010 (Census) 2022 (Estimated) 2027 (Projected) 

Number Percent Number Percent Number Percent 
Less Than $15,000 2,616 18.4% 1,232 7.5% 917 5.5% 
$15,000 - $24,999 1,691 11.9% 1,694 10.4% 1,580 9.4% 
$25,000 - $34,999 2,083 14.7% 1,622 9.9% 1,277 7.6% 
$35,000 - $49,999 2,567 18.1% 2,634 16.1% 2,629 15.7% 
$50,000 - $74,999 2,604 18.3% 3,562 21.8% 3,708 22.1% 
$75,000 - $99,999 1,383 9.7% 2,005 12.3% 2,283 13.6% 

$100,000 - $149,999 735 5.2% 2,274 13.9% 2,843 16.9% 
$150,000 & Higher 531 3.7% 1,319 8.1% 1,546 9.2% 

Total 14,210 100.0% 16,342 100.0% 16,784 100.0% 
Median Income $45,406 $56,941 $61,920 

Source: Bowen National Research, ESRI, Census 
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In 2022, the median household income is estimated to be $56,941.  By 2027, it is projected 
that the median household income will be $61,920, an increase of 8.7% over 2022. 
 
The distribution of households age 55 and older by income within the Franklin Site PMA 
is summarized as follows: 
 

Household Income (Age 55+) 
2022 (Estimated) 2027 (Projected) 

Number Percent Number Percent 
Less Than $15,000 759 7.4% 569 5.3% 
$15,000 - $24,999 960 9.3% 900 8.4% 
$25,000 - $34,999 957 9.3% 761 7.1% 
$35,000 - $49,999 1,607 15.6% 1,631 15.2% 
$50,000 - $74,999 2,310 22.5% 2,433 22.6% 
$75,000 - $99,999 1,299 12.6% 1,499 13.9% 

$100,000 - $149,999 1,436 14.0% 1,839 17.1% 
$150,000 & Higher 946 9.2% 1,126 10.5% 

Total 10,274 100.0% 10,758 100.0% 
Median Income $59,244 $65,604 

Source: Bowen National Research, ESRI 

 
In 2022, the median household income is estimated to be $59,244.  By 2027, it is projected 
that the median household income will be $65,604, an increase of 10.7% over 2022. 
 
The distribution of households age 62 and older by income within the Franklin Site PMA 
is summarized as follows: 
 

Household Income (62+) 
2022 (Estimated) 2027 (Projected) 

Number Percent Number Percent 
Less Than $15,000 589 7.7% 443 5.5% 
$15,000 - $24,999 734 9.6% 691 8.6% 
$25,000 - $34,999 723 9.4% 576 7.2% 
$35,000 - $49,999 1,213 15.8% 1,230 15.3% 
$50,000 - $74,999 1,743 22.7% 1,840 22.9% 
$75,000 - $99,999 951 12.4% 1,102 13.7% 

$100,000 - $149,999 1,025 13.4% 1,321 16.5% 
$150,000 & Higher 685 8.9% 816 10.2% 

Total 7,661 100.0% 8,020 100.0% 
Median Income $58,216 $64,537 

Source: Bowen National Research, ESRI 

 
In 2022, the median household income is estimated to be $58,216.  By 2027, it is projected 
that the median household income will be $64,537, an increase of 10.9% over 2022. 
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The following table illustrates renter household income by household size for 2020, 2022 
and 2027 for the Franklin Site PMA for all ages, age 55 and older, and age 62 and older: 
 

Renter 
Households 

All Ages Age 55+ Age 62+ 
2020 2022 2027 2020 2022 2027 2020 2022 2027 

Less Than $15,000 679 623 481 322 295 229 258 237 185 
$15,000 - $24,999 825 815 789 311 309 304 251 249 245 
$25,000 - $34,999 641 597 488 230 216 182 183 172 145 
$35,000 - $49,999 772 783 810 266 276 303 211 219 240 
$50,000 - $74,999 779 806 872 337 353 392 272 285 318 
$75,000 - $99,999 364 392 463 100 113 147 81 92 119 

$100,000 - $149,999 258 294 382 63 81 126 50 65 102 
$150,000 & Higher 90 98 119 43 47 58 20 22 27 

Total 4,412 4,410 4,404 1,670 1,691 1,741 1,325 1,341 1,381 
Source: ESRI, American Community Survey (ACS), and Bowen National Research 

 

As the preceding illustrates, the total number of renter households (all ages) has declined 
slightly since 2020, a trend which is projected to continue through 2027. This decline, 
however, will be modest at less than two households annually between 2022 and 2027. 
Also note that renter households aged 55 and 62 and older are projected to increase during 
this same time period. The projected growth among senior renter households, however, is 
anticipated to be concentrated among households earning $35,000 or more, as indicated in 
the preceding table. While this suggests that demand may increase more rapidly for 
moderate to higher-income rental product, it is also important to point out that more than 
41.0% of senior renter households (both age 55+ and 62+) are projected to earn less than 
$35,000 in 2027. Thus, a large base of potential support will continue to exist for affordable 
senior rental product in this market for the foreseeable future.  
 
Survey of Conventional Comparable Rentals 
 
As discussed earlier in this report, a finalized project concept has yet to be determined for 
the subject project. However, it is our understanding the subject project will target seniors 
(either age 55 and older or 62 and older) earning up to 80% of Area Median Household 
Income (AMHI). As such, we have attempted to identify and telephone survey both 
affordable (Tax Credit) and traditional (market-rate) non-subsidized rental housing 
communities within the Franklin Site PMA. Evaluating each of these rental housing 
segments will help establish a base of comparison for the proposed subject project as 
existing Tax Credit product in this market/area targets households earning up to 60% of 
AMHI while market-rate product is reflective of product available to households which 
would not qualify for existing affordable (Tax Credit) properties in the area. As the subject 
property will target households earning up to 80% of AMHI, it is anticipated to 
accommodate senior households within each of these aforementioned income segments.  
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It is also important to point out that there are no existing age-restricted properties which 
offer affordable non-subsidized units within the Franklin Site PMA. Thus, the three 
affordable properties surveyed in the Franklin Site PMA are general-occupancy (family) 
projects. Although not directly comparable/competitive, these properties will provide a 
good base of comparison for an affordable age-restricted property within the Franklin 
market as these are currently the only affordable non-subsidized rental communities 
available to lower-income seniors in this market.  
 
Also note that due to the lack of affordable non-subsidized senior rental product and the 
limited supply of conventional market-rate product in the Franklin Site PMA, some 
properties surveyed and included in this analysis are located outside the Franklin Site PMA. 
However, these additional surveyed properties are located in the surrounding areas of 
Andrews, Hayesville, Robbinsville, and Sylva, North Carolina. While these properties will 
not be directly competitive with the subject project due to their geographic location, they 
will provide a good additional base of comparison for the subject property.  
 
The properties surveyed both in and near the Franklin Site PMA are summarized in the 
following table.  

 
Map 
I.D. Project Name 

Year 
Built 

Total 
Units 

Occ. 
Rate Waiting List Target Market 

Comparable Tax Credit Properties 
2 Holly Haven 2004 48 100.0% 30 HH Families; 50% & 60% AMHI 
3 Indigo Apts. 2017 60 100.0% 60 HH Families; 60% AMHI 
6 Westgate Terrace 2014 60 100.0% 200 HH Families; 50% & 60% AMHI 

901 Haven at Mountain Oaks 2008 24 100.0% 45 HH Seniors 62+; 50% & 60% AMHI 
903 Robbins Park Apts. 2002 32 100.0% None Seniors 55+; 50% & 60% AMHI 

Overall 224 100.0%  
Comparable Market-Rate Properties 

1 Dearmin Terrace Townhomes 1994 14 100.0% None General-Occupancy 
4 Riverview Heights Vistas 1995 18 100.0% 3-4 Months General-Occupancy 
5 South Macon Village 2004 12 100.0% None General-Occupancy 

902 Ridgeline Apts. 2004 70 100.0% None General-Occupancy 
904 Valley View Manor Apts. 2000 8 100.0% 4 HH General-Occupancy 

Overall 122 100.0%  
900 Series Map IDs are located outside the Site PMA 
HH – Households 

 
As the preceding illustrates, all of the comparable properties surveyed, both Tax Credit and 
market-rate, are 100.0% occupied. Further, most Tax Credit properties surveyed also 
maintain waiting lists ranging from 30 to 200-households for their next available units. 
Waiting lists are also maintained among two of the market-rate properties surveyed. These 
are clear indications of strong and pent-up demand for both Tax Credit and market-rate 
rental product within the Franklin Site PMA and surrounding region.  
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It is also important to reiterate that the subject property will target seniors earning up to 
80% of AMHI, a product type that is not currently offered within the subject market or 
surrounding region. This is expected to create a competitive advantage for the subject 
property and help fill a void in the Franklin rental market.  
 

Gross rents (collected rents plus tenant-paid utilities) for the comparable projects are listed 
in the following table: 

 
 Gross Rent/Percent of AMHI 

(Number of Units/Vacancies) 
 

Map 
I.D. Project Name 

One- 
Br. 

Two- 
Br. 

Three- 
Br. 

Rent 
Special 

Comparable Tax Credit Properties 

2 Holly Haven - 
$689/50% (14/0) 
$712/60% (22/0) 

$782/50% (6/0) 
$807/60% (6/0) None 

3 Indigo Apts. $623/60% (12/0) $747/60% (30/0) $842/60% (18/0) None 

6 Westgate Terrace 
$585/50% (6/0) 
$704/60% (6/0) 

$710/50% (15/0) 
$852/60% (15/0) 

$821/50% (9/0) 
$986/60% (9/0) None 

901* Haven at Mountain Oaks 
$556/50% (11/0) 
$673/60% (13/0) - - 

None 

903* Robbins Park Apts. $573/50% (24/0) $727/60% (8/0) - None 

Median Gross Rent 
$573/50% 
$673/60% 

$700/50% 
$737/60% 

$802/50% 
$842/60% 

- 

Maximum Allowable Gross LIHTC Rent 
– National Non-Metro Limits (2022) 

$668/50% 
$801/60% 

$802/50% 
$963/60% 

$926/50% 
$1,112/60% 

- 

Comparable Market-Rate Properties 

1 Dearmin Terrace Townhomes - $793 (14/0) - None 

4 Riverview Heights Vistas - $913 (18/0) - None 

5 South Macon Village - $863 (12/0) - None 

902 Ridgeline Apts. $1,068 (10/0) $1,297-$1,497 (60/0) - None 

904 Valley View Manor Apts. - $1,013 (8/0) - None 
Median Gross Rent $1,068 $963 - - 

900 Series Map IDs are located outside the Site PMA 
*Age-restricted 

 

Median gross rents reported among the Tax Credit properties surveyed range from $573 to 
$802 for units targeting households earning up to 50% of AMHI and from $673 to $842 
for units at 60% of AMHI. These median gross rents are positioned well below current 
maximum allowable LIHTC rent levels for the area. It is important to point out, however, 
that some 60% AMHI rents reported among the surveyed properties are similar to those 
reported at a lower 50% AMHI level among these properties. These rent levels, along with 
the high occupancy rates and waiting lists reported among the surveyed properties suggest 
that rents higher than those currently charged among the surveyed properties may be 
achievable within the Franklin market. This is particularly true in regard to a new 
construction project such as that being considered for the subject development, as the 
newness and anticipated quality of such a property is expected to contribute to its rent 
potential within this market.  
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It is also important to note, however, that while LIHTC rents higher than those currently 
reported among existing properties are likely achievable in this market, rental rates among 
area market-rate properties must also be considered. As detailed in the preceding table, 
market-rate properties surveyed in the Franklin Site PMA report gross rents which are 
lower than maximum allowable LIHTC rent levels for the area at 60% of AMHI. This is a 
good indication that rents for affordable units offered at a new rental community in the area 
would also be most marketable if positioned below maximum allowable LIHTC rent levels 
and rents reported for similar market-rate units in this market. This is particularly true for 
any units targeting households earning 60% of AMHI or less, similar to existing affordable 
rental communities surveyed in the area. Units offered at a higher 80% AMHI level at the 
subject project could likely have rents set similar to, if not slightly higher than, rents 
reported among existing market-rate units in the Franklin Site PMA. This is sometimes 
true/acceptable in rural markets that lack modern market-rate product, which often results 
in non-subsidized Tax Credit product being the newest and highest-quality rental product 
available. In an instance such as this, non-subsidized Tax Credit product at higher income 
(AMHI) levels such as the 80% AMHI units proposed to be offered at the subject property, 
effectively set the market in terms of non-subsidized rental rates.  
 

The unit sizes (square footage) and number of bathrooms included in each of the different 
unit types offered among the properties surveyed are summarized in the following tables: 

 

 Square Footage 
Map 
I.D. Project Name 

One- 
Br. 

Two- 
Br. 

Three- 
Br. 

Comparable Tax Credit Properties 
2 Holly Haven - 904 1,126 
3 Indigo Apts. 790 1,040 1,230 
6 Westgate Terrace 718 850 1,198 

901* Haven at Mountain Oaks 525 - - 
903* Robbins Park Apts. 640 824 - 

Median Square Footage 679 877 1,198 
Comparable Market-Rate Properties 

1 Dearmin Terrace Townhomes - 1,010 - 
4 Riverview Heights Vistas - 1,100 - 
5 South Macon Village - 1,100 - 

902 Ridgeline Apts. 750 900 - 1,100 - 
904 Valley View Manor Apts. - 900 - 1,000 - 

Median Square Footage 750 1,010 - 
900 Series Map IDs are located outside the Site PMA 
*Age-restricted 
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 Number of Baths 
Map 
I.D. Project Name 

One- 
Br. 

Two- 
Br. 

Three- 
Br. 

Comparable Tax Credit Properties 
2 Holly Haven - 1.0 2.0 
3 Indigo Apts. 1.0 2.0 2.0 
6 Westgate Terrace 1.0 1.0 2.0 

901* Haven at Mountain Oaks 1.0 - - 
903* Robbins Park Apts. 1.0 2.0 - 

Comparable Market-Rate Properties 
1 Dearmin Terrace Townhomes - 1.5 - 
4 Riverview Heights Vistas - 2.0 - 
5 South Macon Village - 2.0 - 

902 Ridgeline Apts. 1.0 1.0 - 1.5 - 
904 Valley View Manor Apts. - 2.0 - 

900 Series Map IDs are located outside the Site PMA 
*Age-restricted 
 

Considering the unit types offered among the comparable properties surveyed and the 
senior population to be targeted at the subject property, we expect the subject development 
will offer one- and two-bedroom units. One-bedroom units among the comparable Tax 
Credit properties range from 525 to 790 square feet while two-bedroom units range from 
824 to 1,040 square feet. The median square footages reported for such units are 679 and 
877, respectively. Generally, one- and two-bedroom units offered among the comparable 
properties include one (1.0) and two (2.0) bathrooms, respectively.  
 
It is recommended that a new affordable senior development within the Franklin market 
offers one- and two-bedroom units which are at least 600 and 800 square feet, respectively. 
It is also our opinion that a new senior property offered in the Franklin area would be most 
marketable when offering one (1.0) bathroom within their one-bedroom units and two (2.0) 
within any two-bedroom units offered. However, when considering the number of 
bathrooms offered among some two-bedroom units at existing general-occupancy Tax 
Credit properties in the area and the targeted senior population, two-bedroom/1.0-bath units 
are also considered marketable within the area.   
 
The tables on the following pages compare the unit and project amenities offered among 
the comparable Tax Credit and market-rate properties surveyed in the area.  
 
 
 
 
 
 
 
 
 
 
 



Comparable Property Amenities— Franklin, North Carolina Survey Date: September 2022

Continued on Next PageX = All Units,  S = Some Units,  O = Optional with Fee ** Details in Comparable Property Profile Report
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Comparable Property Amenities— Franklin, North Carolina Survey Date: September 2022

5 Tax Credit Property Amenities by Map ID
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Comparable Property Amenities— Franklin, North Carolina Survey Date: September 2022

Continued on Next PageX = All Units,  S = Some Units,  O = Optional with Fee ** Details in Comparable Property Profile Report
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Comparable Property Amenities— Franklin, North Carolina Survey Date: September 2022

5 Market-Rate Property Amenities by Map ID
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As the preceding illustrates, existing affordable Tax Credit properties surveyed in the 
market and surrounding region generally offer standard kitchen appliance packages (minus 
microwaves), washer/dryer hookups, central air conditioning, patio/balcony areas, ceiling 
fans, window treatments, and carpet/composite flooring within their units. Additionally, 
the two age-restricted properties surveyed feature emergency call systems within their 
units.  
 
In regard to project amenities, multipurpose/community rooms, laundry facilities, on-site 
management, fitness centers, grilling/picnic areas, and additional storage space are 
common among the existing comparable properties surveyed. All properties surveyed also 
offer on-site surface parking to their tenants at no additional cost. Some additional 
community amenities offered among senior properties surveyed include a computer/ 
business center, community kitchen, elevator (if multi-story), library, CCTV/cameras, 
and/or a social services coordinator/package.  
 
It is recommended that a new affordable age-restricted property developed in the Franklin 
market offers an amenity package which at a minimum is competitive with those offered 
among existing affordable properties surveyed in the area to ensure its marketability.  
 
Maps depicting the location of the comparable properties are included on the following 
pages.  
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Planned and Proposed 
 
From interviews with planning representatives that responded to our inquiries, and from 
extensive online research it was determined there are no additional rental housing projects 
currently in the development pipeline within the Franklin Site PMA.  
 
Senior Living Demand Estimates 
 
As detailed earlier in this report, a finalized project concept has yet to be determined for 
the subject project. However, it is our understanding the subject property will offer 
affordable senior rental units targeting households earning up to 80% of AMHI. Thus, we 
have evaluated the level of demand for senior rental product within the Franklin Site PMA 
at various pricing levels. This will help to gauge the depth of support for different senior 
living product types within this market and provide guidance to the subject developer 
when determining the final product type and size (total units) of the subject project.  
 
More specifically, we have broken out our demand estimates in three different segments/ 
income levels which are as follows: 
 
 Segment One (Very Low-Income 30% to 50% AMHI) 

 
 Segment Two (Low-Income 51% to 60% AMHI) 
 
 Segment Three (Moderate-Income – 61% to 80% AMHI) 
 
Based on demographic projections included in this analysis, our demand estimates for the 
three aforementioned senior rental housing segments are summarized as follows. Note that 
we have provided demand estimates based on both age 55 and older and age 62 and older 
as it has been indicated the subject property may offer units under the Low-Income 
Housing Tax Credit (LIHTC) and/or HUD programs. Under the LIHTC program, 
households aged 55 and older could be accommodated while under HUD programs the 
typical age restriction is 62 and older. Lastly, our demand estimates follow demand 
methodology set forth by the North Carolina Housing Finance Agency (NCHFA) as the 
subject project is proposed to be seeking funding from the LIHTC program.  
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Senior Living Demand Estimates-LIHTC Only (Age 55+) 

Demand Component 

Demand by Income Segment 
Segment One 

(30%-50% AMHI) 
Segment Two 

(51%-60% AMHI) 
Segment Three 

(61%-80% AMHI) 
Targeted Income Band* $12,000 - $28,500 $28,501 - $34,200 $34,201 - $45,600 

Demand from New Households -12 -8 6 
+    

Demand from Existing Households  
(Rent Overburdened) 132 37 63 

+    
Demand from Existing Households 
(Renters in Substandard Housing) 34 10 17 

+    
Demand from Existing Households 

(Elderly Homeowner Conversion)** 38 9 21 
=    

Total Demand 192 48 107 
-    

Supply 
(Directly Comparable Units Built and/or Funded Since 2020) 0 0 0 

=    
Net Demand 192 48 107 

Acceptable Capture Rate x 35% x 35% x 35% 
Total Supportable Units = 67 = 16 = 37 

Senior Living Demand Estimates-LIHTC w/subsidy (Age 62+) 

Demand Component 

Demand by Income Segment 
Segment One 

(< 50% AMHI) 
Segment Two 

(51%-60% AMHI) 
Segment Three 

(61%-80% AMHI) 
Targeted Income Band* $0 - $28,500*** $28,501 - $34,200 $34,201 - $45,600 

Demand from New Households -26 -6 5 
+    

Demand from Existing Households  
(Rent Overburdened) 163 29 50 

+    
Demand from Existing Households 
(Renters in Substandard Housing) 42 8 13 

+    
Demand from Existing Households 

(Elderly Homeowner Conversion)** 45 7 17 
=    

Total Demand 225 38 85 
-    

Supply 
(Directly Comparable Units Built and/or Funded Since 2020) 0 0 0 

=    
Net Demand 225 38 85 

Acceptable Capture Rate x 35% x 35% x 35% 
Total Supportable Units = 79 = 13 = 29 

*Assumes management qualifies tenants at a 40% rent-to-income ratio 
**Adjusted to account for no more than 20% of total demand 
***Assumes project will operate with some type of project-based subsidy under HUD program 
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Generally, capture rates up to 35% are considered achievable/acceptable in markets such 
as the Franklin Site PMA when utilizing this methodology. When considering a 35% 
capture rate, the segments evaluated within this analysis are capable of supporting between 
16 and 67 units individually, when considering households aged 55 and older. When 
considering an age-restriction of 62 and older, between 13 and 79 units are supportable, as 
detailed in the preceding table. Based on this analysis, the Franklin market appears to be 
deepest for senior rental product targeting households earning between 30% and 50% of 
AMHI under the LIHTC only scenario, or less than 50% AMHI under the subsidized/HUD 
scenario (Segment One).  
 
Note that the preceding demand estimates consider income bands which are independent 
to each segment, thus omitting income overlap between the segments evaluated. Therefore, 
if a new senior rental housing project were to offer units that would accommodate each 
segment evaluated, a total of approximately 121 units are supportable when considering 
either of the age-restrictions detailed in the preceding demand estimates. Of course, 
developing a property of this size within a rural market such as the Franklin Site PMA 
could result in a slower than anticipated lease-up/absorption. Developing a property of this 
size would also likely require a variety of unit types and amenities to be offered to enhance 
marketability of the property within the Franklin market and surrounding region.   
 
Existing affordable Tax Credit developments surveyed in the Franklin Site PMA contain 
between 48 and 60 total units. Thus, it is recommended that a new age-restricted Tax Credit 
property developed in this market offers a similar total number of units to ensure a 
reasonable absorption, which would clearly be supportable within the subject market based 
on the preceding demand estimates.  
 
It is also important to point out that due to our demand methodology which eliminates 
overlap between income segments, the total number of supportable units within each 
income segment evaluated may vary depending on the final proposed rent levels for the 
subject project. Thus, the preceding demand estimates essentially serve as a guide to gauge 
the depth of support/potential for each income segment within the Franklin Site PMA. 
 
Conclusions/Recommendations  
 
Based on the findings of this analysis, it is our opinion that a development opportunity 
exists for the construction of a new affordable senior rental community within the Franklin 
Site PMA. The lack of senior-oriented non-subsidized rental product within the Franklin 
Site PMA suggests that product such as that being considered for the subject project would 
help fill a void within the Franklin housing market. As recommended earlier in this report, 
it is also our opinion that a new senior rental community would be best served by offering 
units at various price points/income levels. This will allow the property to accommodate a 
larger portion of the senior demographic base within the Franklin Site PMA. In turn, this 
would allow for the development of a larger-scale community as compared to only offering 
units which would accommodate just one segment (income level) of the senior 
demographic base within the Franklin Site PMA.  
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It must be reiterated that the preceding analysis did not include an on-site visit or in-person 
evaluation of the comparable properties or subject market and as such, the findings of the 
market may not be conclusive. However, we believe that sufficient evidence exists to 
conclude that a development opportunity exists for a new affordable senior rental 
community such as that being considered by the subject developer. The findings of a full 
market feasibility study, however, could result in the identification of additional 
comparable properties and/or the determination of a different Primary Market Area (PMA) 
which could impact (positively or negatively) the number of supportable units within the 
Franklin area. The final project concept (i.e., number of units, unit types, rent levels, etc.) 
and/or market conditions could also impact the findings of this report. We could provide a 
more detailed comparable/competitive analysis once a final project concept has been 
determined. Lastly, the findings/conclusions of a market study conducted by a different 
NCHFA-contracted market analyst could also differ from those contained within this 
analysis. 
 
We hope you find this information helpful.  Please contact me if you have any questions 
or require additional analysis. 
 

Respectfully, 
 
 
 
 
Craig Rupert 
Bowen National Research 
 
 

 



2.3

SITE & BUILDING UNDERSTANDING

BUILDING MARKET VALUE



Value Narrative

After reviewing comparable properties, I’d put the market value range for this subject property at
$9,500,000-$9,775,000.  This range puts the price per square foot for this subject property well below
the average and median unit prices found in the comparable properties, but assumes a comparison most
similar to the 200 Trade Street property.

Notable Items

Both the current deed (enclosed) and the County tax records indicate that this property was sold to HCA
(MH Angel Medical Center LLLP) in 2019, in combination with additional parcels and structures, for
$12,024,000.

Due to the existing topography, no value has been assigned to the vacant land within the western
boundary of the subject parcel.

This valuation assumes that the existing building is 161,302 square feet, per architect’s note to client.  It’s
also assumed that the subject property is approximately 12.98 acres, per County tax data.  This valuation
includes only areas designated on the enclosed survey as “C”.

Note that all comparable properties used in this analysis are listed as 100% leased at the time of their
respective sale.  It is understood that this subject property is not currently leased.  For the purposes of
this valuation, it’s assumed that the market value of the property is unaffected by the current lease
status, and that Givens would occupy the space within the structure 100%.  No income approach was
used in this valuation.

This valuation was conducted without the benefit of a personal site visit.  The condition of the existing
facility is assumed to be reasonably operational.  No cost approach method was used in this valuation.

Note that the heated square footage of the existing structure for this property (per Macon County Tax
Records) varies from the square footage noted by the architect.  This valuation uses the square footage
of 161,302 provided to Givens Estate by the architect.  Macon County tax records indicate square footage
of 132,396.

This valuation was not performed by a licensed appraiser and should not be considered as such.  This is
an opinion of market value provided by a licensed NC real estate broker.



Comp. Analysis for Angel Medical Center
Franklin, NC

Background Information on Subject Property:
Address 120 Riverview St., Franklin, NC
Acreage: Approx. 12.98 AC, per tax data 
Square Footage: 161,302 (Per architect)

Comp Criteria:  NC-medical/hospital sales (statewide, square footage of comps > 75K SF, Sold after 12/2020

CLOSED SALE COMPS
ADDRESS Date Sold Square Footage Sell Price Sold Price/SF

801 Green Valley Rd, Greensboro 8/31/2021 198,586 $6,500,000.00 $32.73
200 Trade St, Tarboro 12/1/2021 141,068 $8,549,500.00 $60.61
100 Riceville Rd, Asheville 8/1/2021 77,835 $6,750,000.00 $86.72
1700 Pamalee Dr, Fayetteville 9/29/2022 76,377 $8,897,000.00 $116.49
Average: $74.14
Median: $73.67

Please note that this valuation was NOT performed by a licensed NC appraisal and should not 
be used as such.  This is based on the experience and opinion of a licensed NC Real Estate broker.

Provided by:  Darrell Metcalf
NC Real Estate Broker
NC License:  266303



AMC - Subject Property
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801 Green Valley Rd

Greensboro, NC 27408

Sale on 8/31/2021 for $6,500,000 ($32.73/SF) - Research Complete

198,586 SF  - Sold for Land Value, Demolished Hospital Building Demolished Feb 2022

SOLD

1

Buyer & Seller Contact Info

Recorded Buyer: Recorded Seller: The Moses H Cone Memorial HospitalSebr 801 Llc

True Buyer: True Seller: Cone Health

John Miller

1200 N Elm St
Greensboro, NC 27401
(336) 832-7000

Isaacson Isaacson Sheridan Fountain
& Leftwich LLP

Desmond Sheridan

804 Green Valley Rd
Greensboro, NC 27408
(336) 275-7626

Buyer Type: Seller Type: Non ProfitInvestment Manager

Buyer Broker: Listing Broker: No Listing Broker on DealNo Buyer Broker on Deal

Sale Date:

Price/SF:

Sale Price:

$32.73

$6,500,000-Confirmed

08/31/2021

Bldg Type:

Land Area:

Sale Conditions:

Year Built/Age:

GLA:

Hospital

Age: 45

198,586 SF

10.40 AC (453,024 SF)

Redevelopment Project

Percent Leased: 100.0%

Transaction Details

Asking Price: -

Price/AC Land Gross: $625,000.00

Total Value Assessed:

Improved Value Assessed

Land Value Assessed:

$43,275,200 in 2020

$37,295,300

$5,979,900

Percent Improved: 86.2%

Land Assessed/AC: $574,990

InvestmentSale Type:

ID: 5669959

-

Spacer

Tenancy: Multi

Escrow Length: -

Parcel No: 0019414

Document No: 8504-0301

No. of Tenants: 3

Spacer

Tenants at time of sale: Center For Women's Health Care; NC Parent To Parent; Women's Hospital Of Greensboro

© 2022 CoStar Group - Licensed to Carla & Company - 1225182. 12/30/2022

Page 1



Transaction Notes

On August 20th, 2021 the seller sold a 198,586 SF office property located on 801 Green Valley Rd in Greensboro, NC.  The class B building
sold for land value at $6,500,000 or $32.73 per square foot.  The buyer reported they will  demolish the building which will cost $1 million.
There were no listing brokers on either side. The information was verified from public record documents from the Guilford County and the
buyer.

Bldg Type: Hospital

-

0 SF

Class:

Total Avail:

Bldg Vacant:

Tenancy:

Owner Type:

Owner Occupied

0 SF

Multi

Investment Manager

No

Bldg Status: Demolished Feb 2022

-

-

% Leased:

Rent/SF/Yr:

Typical Floor Size:

Land Area:

Elevators:

Zoning: 99,293 SF

10.40 AC

0

PI

Current Building Information

RBA: 198,586 SF

Core Factor: -

Stories: 2

Building FAR: 0.44

Parking: 150 free Surface Spaces are available;  Ratio of 0.76/1,000 SF

ID: 1290252

Location Information

Greensboro/Winston-Salem

Guilford County/NW Guilford County

Metro Market:

Submarket:

County: Guilford

CBSA: Greensboro-High Point, NC

DMA: Greensboro-High Point-Winston Salem, NC-VA

CSA: Greensboro--Winston-Salem--High Point, NC

Spacer

801 Green Valley Rd SOLD
198,586 SF  - Sold for Land Value, Demolished Hospital Building Demolished Feb 2022 (con't)
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Parcel Number: 0019414

-Legal Description:

County: Guilford

Plat Map: 801 Green Valley Rd

801 Green Valley Rd SOLD
198,586 SF  - Sold for Land Value, Demolished Hospital Building Demolished Feb 2022 (con't)
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1700 Pamalee Dr

Fayetteville, NC 28301

Sale on 9/29/2022 for $8,897,000 ($116.49/SF) - Research Complete

76,377 SF Assisted Living Building Built in 1968

SOLD

2

Buyer & Seller Contact Info

Recorded Buyer: Recorded Seller: Highland House LlcLiberty Healthcare Properties Of
Highland Hou

True Buyer: True Seller: Richard R Allen

Richard Allen

130 Builders Blvd
Fayetteville, NC 28301
(910) 323-9198

Liberty Senior Living

2735 Nucare Ln
Wellington, FL 33414
(954) 779-7950

Buyer Type: Seller Type: IndividualOther - Private

Sale Date:

Price/SF:

Sale Price:

$116.49

$8,897,000-Full Value

09/29/2022

Bldg Type:

Land Area:

Year Built/Age:

GLA:

Assisted Living

Built in 1968 Age: 54

76,377 SF

6.62 AC (288,367 SF)

Percent Leased: -

Transaction Details

Asking Price: -

Price/AC Land Gross: $1,343,957.70

Total Value Assessed:

Improved Value Assessed

Land Value Assessed:

$3,946,332 in 2021

$3,746,832

$199,500

Percent Improved: 94.9%

Land Assessed/AC: $30,135

InvestmentSale Type:

ID: 6182913

-

Spacer

Escrow Length: -

Parcel No: 0428-37-4406, 0428-37-7621, 0428-37-8114

Document No: 000000039478

Spacer

Transaction Notes

On 9/29/2022 Highland House LLC sold 1700 Pamalee Drive in Fayetteville, NC to Liberty Healthcare Properties of Highland House LLC for
$8,897,000.

1700 Pamalee Drive is a 76,377 square foot assisted living facility that was built in 1968.  The facility is situated on a 6.62 acre parcel.

© 2022 CoStar Group - Licensed to Carla & Company - 1225182. 12/30/2022
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Bldg Type: Assisted Living

-

0 SF

Class:

Total Avail:

Bldg Vacant:

Tenancy:

Owner Type:

Owner Occupied

0 SF

-

Other - Private

-

Bldg Status: Built in 1968

100.0%

-

% Leased:

Rent/SF/Yr:

Typical Floor Size:

Land Area:

Elevators:

Zoning: 76,377 SF

6.62 AC

0

SF6

Current Building Information

RBA: 76,377 SF

Core Factor: -

Stories: 1

Building FAR: 0.26

ID: 13790647

Location Information

Fayetteville

North Fayetteville/North Fayetteville

Metro Market:

Submarket:

County: Cumberland

CBSA: Fayetteville, NC

DMA: Raleigh-Durham, NC-VA

CSA: Fayetteville-Lumberton-Laurinburg, NC

Spacer

1700 Pamalee Dr SOLD
76,377 SF Assisted Living Building Built in 1968 (con't)
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100 Riceville Rd - The Laurels at Summit Ridge

Asheville, NC 28805

Sale on 8/1/2021 for $6,750,000 ($86.72/SF) - Research Complete

77,835 SF Skilled Nursing Facility Building Built in 1990

SOLD

3

Buyer & Seller Contact Info

Recorded Buyer: Recorded Seller: Financing Vi Healthcare ProperSummit Ridge Senior Leasing Llc

True Buyer: True Seller: Omega Healthcare Investors, Inc.

Vikas Gupta

303 International Cir
Hunt Valley, MD 21030
(410) 427-1700

The Ciena Group

Anis Khan

4000 Town Center
Southfield, MI 48075
(248) 386-0300

Buyer Type: Seller Type: Public REITMedical

Sale Date:

Price/SF:

Sale Price:

$86.72

$6,750,000-Full Value

08/01/2021

Bldg Type:

Land Area:

Year Built/Age:

GLA:

Skilled Nursing Facility

Built in 1990 Age: 31

77,835 SF

4.99 AC (217,325 SF)

Percent Leased: 100.0%

Transaction Details

Asking Price: -

Price/AC Land Gross: $1,352,949.43

Total Value Assessed:

Improved Value Assessed

Land Value Assessed:

$4,492,800 in 2020

$4,132,200

$360,600

Percent Improved: 92.0%

Land Assessed/AC: $72,277

InvestmentSale Type:

ID: 5676654

-

Spacer

Tenancy: Single

Escrow Length: -

Parcel No: 9668-48-5517-00000

Document No: 006115000687

Sale History: Sold for $6,750,000 ($86.72/SF) on 8/1/2021
Portfolio sale of 330 properties sold for $3,000,000,000 on 4/1/2015
Portfolio sale of 28 properties sold for $305,000,000 ($268.31/SF) on 12/17/2014

No. of Tenants: 1

Spacer

Tenants at time of sale: Laurel Summit Ridge

© 2022 CoStar Group - Licensed to Carla & Company - 1225182. 12/30/2022
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Transaction Notes

On August 1, 2021, a health care building in Buncombe County, NC was sold for $6,750,000, or approximately $86 per square foot.

The two-story subject property totals 77,835 square feet and is well situated at 100 Riceville Rd in Asheville, NC 28805. The property was
constructed in 1990 on a 4.98-acre site and is equipped with 50 parking spaces.

The details of this transaction were verified with public record.

Income Expense Data

$55,459

$55,459

Total Expenses

- Operating Expenses

- TaxesExpenses

Bldg Type: Skilled Nursing Facility

-

0 SF

Class:

Total Avail:

Bldg Vacant:

Tenancy:

Owner Type:

Owner Occupied

0 SF

Single

Medical

No

Bldg Status: Built in 1990

100.0%

-

% Leased:

Rent/SF/Yr:

Typical Floor Size:

Land Area:

Elevators:

Zoning: 35,160 SF

4.99 AC

0

RS2

Current Building Information

RBA: 77,835 SF

Core Factor: -

Stories: 2

Building FAR: 0.36

Parking: 50 free Surface Spaces are available;  Ratio of 0.42/1,000 SF

Expenses: 2021 Tax @ $0.71/sf

ID: 5976703

Location Information

Asheville

Buncombe County/Buncombe County

Metro Market:

Submarket:

County: Buncombe

CBSA: Asheville, NC

DMA: Greenville-Spartanburg-Asheville-Anderson,NC-SC-GA

CSA: Asheville-Brevard, NC

Spacer

100 Riceville Rd - The Laurels at Summit Ridge SOLD
77,835 SF Skilled Nursing Facility Building Built in 1990 (con't)
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200 Trade St - The Fountains at the Albemarie

Tarboro, NC 27886

Sale on 12/1/2021 for $8,549,500 ($60.61/SF)

141,068 SF Assisted Living Building Built in 1982

SOLD

4

Buyer & Seller Contact Info

Recorded Buyer: Recorded Seller: Watermark Albemarle Owner LlcEpc Trevi Llc

True Buyer: True Seller: Watermark Retirement Communities

David Freshwater

2020 W Rudasill Rd
Tucson, AZ 85704
(520) 797-4000

Welltower Inc.

4500 Dorr St
Toledo, OH 43615
(419) 247-2800

Buyer Type: Seller Type: Developer/Owner-NTLPublic REIT

Sale Date:

Price/SF:

Sale Price:

$60.61

$8,549,500-Full Value

12/01/2021

Bldg Type:

Land Area:

Year Built/Age:

GLA:

Assisted Living

Built in 1982 Age: 39

141,068 SF

7.13 AC (310,583 SF)

Percent Leased: 100.0%

Transaction Details

Asking Price: -

Price/AC Land Gross: $1,199,088.36

Total Value Assessed:

Improved Value Assessed

Land Value Assessed:

$8,061,055 in 2020

$7,742,005

$319,050

Percent Improved: 96.0%

Land Assessed/AC: $44,747

InvestmentSale Type:

ID: 5815446

-

Spacer

Escrow Length: -

Parcel No: 4738-33-9857-00

Document No: 001746000381

Sale History: Sold for $8,549,500 ($60.61/SF) on 12/1/2021
Portfolio sale of 15 properties sold for $639,300,000 ($194.92/SF) on 6/3/2015
Portfolio sale of 128 properties sold for $3,400,000,000 on 1/10/2013

No. of Tenants: 2

Spacer

Tenants at time of sale: Albemarle Esident; Fountains At The Albemarle

© 2022 CoStar Group - Licensed to Carla & Company - 1225182. 12/30/2022
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Transaction Notes

On 12/1/2021, this 141,068 SF health care building located at 200 Trade St sold for $8,549,500, or $60.61 per SF.  David Freshwater was
the seller here.  The details of this comparable were verified by sources deemed reliable.

Income Expense Data

$76,580

$76,580

Total Expenses

- Operating Expenses

- TaxesExpenses

Bldg Type: Assisted Living

-

0 SF

Class:

Total Avail:

Bldg Vacant:

Tenancy:

Owner Type:

Owner Occupied

0 SF

-

Public REIT

-

Bldg Status: Built in 1982

100.0%

-

% Leased:

Rent/SF/Yr:

Typical Floor Size:

Land Area:

Elevators:

Zoning: -

7.13 AC

0

-

Current Building Information

RBA: 141,068 SF

Core Factor: -

Stories: -

Building FAR: 0.45

Expenses: 2021 Tax @ $0.54/sf

ID: 7176299

Location Information

County: Edgecombe

CBSA: Rocky Mount, NC

DMA: Raleigh-Durham, NC-VA

CSA: Rocky Mount-Wilson-Roanoke Rapids, NC

Spacer

200 Trade St - The Fountains at the Albemarie SOLD
141,068 SF Assisted Living Building Built in 1982 (con't)
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OUTBUILDING DATA

CODE DESC GRADECOUNT LENGTH WIDTH UNITS UNIT 
PRICE STORIES AYB EYB COND PHYS FOBS EOBS % 

CMPLT
TAX 

VALUE NOTES

45 PAVING, ASPHALT C 136000 1957 1997 A 100000 PARKING, 
ROADS, HELIPAD

LAND DATA - MARKET VALUE

MTH CODE DESCRIPTION ZONING TOPO 
1

TOPO 
2

PRICE PER 
ACRE ACRES ADJ 1 ADJ 2 ADJ 3 UTILITIES VALUE NOTES

1 A 0501 COMM SECONDARY FMICR R 116,000 12.980 RU-42 1,505,680

Total Acres: 12.980 Total Land Value: 1,505,680

PARCEL INFORMATION PROPERTY DESCRIPTION SALES INFORMATION
Address: 120 RIVERVIEW ST ANGEL MEDICAL CENTER Date Sales Price Valid Book / Page
Neighborhood: 12108 - HOSPITAL AREA PC 8693 2/1/2019 12024000 N A-39/940
Road Type: S - STATE PAVED PERMIT INFORMATION 1/28/2016 0 N D-37/1796
Township: 12 - FRANKLIN CITY Code Date Permit # Amount
Utilities: A-1
View: Plat Book: Plat Card:

NOTES VALUE SUMMARY
LAND:
BUILDING:
OBXF:
TOTAL APPRAISED:
DEFERRED VALUE:
NET TAXABLE:

1,505,680
5,748,650

100,000
7,354,330

0
7,354,330

PRINTED: 12/30/2022 2:28:30 PM PRID:1803601 GROUP:0     Page 1 of 2  LAST UPDATED 1/20/2022 9:13:39 AM BY LKF    

MH ANGEL MEDICAL CENTER, LLLP
C/O HCA, INC
ONE PARK PLAZA
NASHVILLE, TN 37203
ACCOUNT NUMBER: 144003

Macon County, North Carolina

Tax Districts
GENERAL COUNTY TAX, FRANKLIN FIRE DISTRICT TAX, LANDFILL FEE 

RESIDENTIAL (1), FRANKLIN TAX

Parcel: 6595109902
Tax Year: 2023

Reval Year: 2019
Appraised By: DKM on 10/25/2021
Information Source:E - ESTIMATE



BUILDING DESCRIPTION
VALUATION METHOD: C - COMMERCIAL
USE CODE: C20 - HOSPITAL
STYLE: 
FOUNDATION: S - SLAB
EXTERIOR WALL 1: BR - BRICK
EXTERIOR WALL 2: MF - MASONRY & FRAME
ROOF STRUCTURE: F - FLAT
ROOF COVER: G - GRAVEL & TAR
BEDROOMS:
FULL BATHS:
HALF BATHS:
ADDITIONAL FIXTURES:
FIREPLACE TYPE/CNT/OPN/CH:
ELEVATOR TYPE/COUNT/STOPS:
PHYS OVERRIDE:
ECONOMIC DEPRECIATION: 0.30000
FUNCTIONAL DEPRECIATION:
SPECIAL CONDITION CODE:
SPECIAL CONDITION VALUE:
DESCRIPTION: 3/S HOSPITAL
REMARKS: ** REVIEW SKETCH **
HEATED SQUARE FEET: 132,396

BUILDING SKETCH

BUILDING SECTION DETAIL
TYPE AREA #ST HEAT TYPE HEAT% AIR% SPRINKLER% GRADE AYB EYB COND P% E% F% VALUE
C20 79594 3.0 P 100% 100% C 1957 1985 A 4814740
CCP 1992 1.0 45320
CCP 2496 1.0 56780
COP 1720 1.0 29810
FUS 37150 1.0 2067500
FUS 15652 1.0 871080
LLF 18857 1.0 958840

BUILDING COMPUTATION
REPLACEMENT COST NEW 39,482,452
PHYSICAL DEPRECIATION 100%
FUNCTIONAL DEPRECIATION
ECONOMIC DEPRECIATION 30%
% COMPLETE 
REPLACEMENT COST NEW LESS DEPRECIATION 5,748,650

MH ANGEL MEDICAL CENTER, LLLP Macon County, North Carolina Parcel: 6595109902
Tax Year: 2023

PRINTED: 12/30/2022 2:28:30 PM PRID:1803601-357669 GROUP:0     Page 2 of 2 LAST UPDATED 1/20/2022 9:13:39 AM BY LKF
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Due to the rich history and longevity of the 
AMC building, the team embarked on an effort 
to evaluate the eligibility of the building to be 
placed on the National Historic Register and 
subsequently qualify for additional funding for 
the re-purposing. The detail of the results are 
outlined in a letter from FHS at the end of this 
section summarizing that the building would not 
qualify. 

2.4

SITE & BUILDING UNDERSTANDING

HISTORIC REGISTER CONSIDERATION



Angel Hospital – Angel Community Hospital - Angel Medical Center History 

120 Riverview Street, Franklin, Macon County, North Carolina 

 

Heather Fearnbach, Fearnbach History Services, Inc. 

December 2022 

 

Despite its contingent of physicians, Franklin was still without a hospital during the 1910s, which was not 

unusual for rural communities.  The North Carolina Medical Society sought to increase awareness of such 

health care disparities by commissioning High Point physicians J. T. Burrus and H. W. McCain to 

undertake a statewide medical facility survey.  In their 1917 report, the men chronicled a dramatic 

increase in hospital quantity and quality from the eleven institutions that had been established in the state 

before 1895 to sixty-five hospitals existing in 1916.  The vast majority (fifty-four) of those facilities were 

“stock” hospitals, which were chartered and owned by physicians rather than secular, religious, or 

military entities.  In such cases, a board of trustees provided management oversight and vetted hospital 

staff.  Three facilities—Charlotte’s Presbyterian Hospital, Wilmington’s James Walker Memorial 

Hospital, and Washington Hospital (which became Beaufort General Hospital)—handled notably large 

numbers of surgeries.
1
  However, most communities were underserved.  Macon County residents 

requiring intensive medical care traveled to hospitals in municipalities such as Asheville and 

Hendersonville. 

 

Dr. Furman Angel, a graduate of University of North Carolina at Chapel Hill and Jefferson Medical 

College in Philadelphia, returned to Franklin, his hometown, in 1923 and opened a four-bed clinic in the 

Jamison residence on Palmer Street.  Like other physicians in rural areas, he also cared for patients during 

home visits, providing routine treatment as well as surgeries, for which he had ample experience.  Dr. 

Angel had just completed a two-year residency at Pennsylvania Hospital in Philadelphia and had 

previously been an assistant surgeon at U. S. Naval hospitals in Washington, D. C.; Cape May, New 

Jersey; and Norfolk, Virginia; from 1918 until 1920 while serving in the Medical Corps of the U. S. Navy 

during World War I.
2
   

 

Dr. Angel was one of seven physicians who lived in Macon County and treated its 13,280 residents in 

1925.
3
  The men often assisted each other with complex cases and procedures.  In February 1925, Dr. 

Angel and fellow Franklin physicians W. A. Rogers and Howard T. Horsley collaborated to improve 

access to medical care by incorporating Rogers and Angel Hospital, Inc.  The company converted Dr. 

Rogers’s former residence on Riverview Street into a twenty-bed hospital with operating, X-ray, and 

nurses’ rooms; wards; bathrooms; a kitchen and a dining room at a cost of approximately $22,000.  Staff 

initially included supervisor Margaret S. Cunningham and nurses Cleo Green and Louise M. Setser.  The 

hospital was operational by May 1925.  In September, Dr. Angel engaged Bucholz Construction 

Company of Asheville to erect a $25,000 brick twenty-bed addition, with work to begin in early spring 

1926.  The addition was finished in August.  In November, Dr. Angel hired local contractor Zeb Conley, 

who had renovated the original portion of the hospital, to build a three-story, brick, twenty-five room 

north wing as well as a dispensary near the entrance gate at an estimated cost of $50,000.  The wing 

contained a laboratory, X-ray and examination rooms, and twenty private patient rooms with ensuite 

                                                           
1
 Warner L. Wells, “Pioneer Hospitals in North Carolina,” in Medicine in North Carolina: Essays in the History of 

Medical Science and Medical Service, 1524-1960, ed. Dorothy Long (Raleigh: The North Carolina Medical Society, 1972), 

280-283. 
2
 “Jeff Grads Doff Gown for Khaki,” Evening Public Ledger (Philadelphia), June 1, 1918, p. 3; World War I Veterans 

Service and Compensation File, 1934–1948, RG 19, Series 19.91, Pennsylvania Historical and Museum Commission, 

Harrisburg Pennsylvania; “Dr. Furman Angel,” Asheville Citizen-Times (hereafter abbreviated ACT), September 3, 1969, p. 16. 
3
 Duke Endowment, Annual Report of the Hospital Section (Charlotte: Duke Endowment, 1925), 66. 
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bathrooms.  Construction commenced in June 1927.  Upon completion, hospital capacity increased to one 

hundred patients.
4
   

 

Drs. Furman Angel, his brother Edgar Angel, and L. B. Newman incorporated Angel Brothers’ Hospital 

Nurses Training School in December 1927.  In October 1928, Dr. Furman Angel announced plans to 

expend around $100,000 to construct a hospital addition that would increase capacity to 150 beds as well 

as a nurses’ home that would occupy the site of the nurses’ home on Riverside Street that burned that 

earlier that year.  Contractors began work in spring 1929.
5
   

 

The second class of young women completing the three-year course of study at Angel Brothers’ Hospital 

Nurses Training School in July 1930 comprised four of the twenty-four students enrolled that year.  

Although most trainees were North Carolina natives, four were from Georgia, two from Montana, and one 

from Texas.  Hospital staff included nurses’ superintendent Leona D. Richman, dietician Gussie M. 

Reynolds, and surgical supervisor Louise Mathias Setser, a nurse and anesthetist.  Louise, a 1928 alumna 

of the nurses’ school at Memorial Mission Hospital in Asheville, subsequently married Dr. Furman Angel 

and worked at Angel Hospital and Angel Clinic for fifty years.  Dr. Edgar Angel, a 1928 graduate of 

Jefferson Medical College, joined the Angel Hospital staff in 1932 after completing an internship and 

residency at the hospital associated with the college and receiving further training at Lahey Clinic in 

Philadelphia.
6
   

 

Angel Brothers’ Hospital provided care for paying and indigent patients, frequently hosting clinics to 

address tonsillitis, tuberculosis, and other illnesses.  However, access to convenient and affordable 

medical care was still particularly problematic for rural dwellers, and the ratio of doctors to patients was 

extremely low.  Private entities such as the Duke Endowment attempted to ameliorate need by subsidizing 

hospital construction, improvement, and operation.  In order to attain the non-profit designation necessary 

to receive Duke Endowment assistance, Macon County sheriff A. B. Slagle, state senator from the 33
rd

 

district Robert A. Patton, and Franklin attorney Robert S. Jones incorporated Angel Hospital in December 

1933.  The corporation then leased the hospital from its owners, Drs. Furman and Edgar Angel.  At that 

time, hospital staff comprised five doctors and twenty- two nurses.  Although building improvements 

largely ceased during the Great Depression, site work included landscaping and construction of a white 

stone wall with black mortar joints in 1933.
7
 

 

Angel Hospital was one of sixty North Carolina hospitals with twenty-five or more beds that met the 

American College of Surgeons’ standards regarding laboratory and X-ray equipment, staff ethics, and 

medical record retention in 1934.  That year, hospital received its first annual Duke Endowment donation 

                                                           
4
 Dr. Rogers’s house originally belonged to Cope Elias.  “Charters Issued by the Secretary,” ACT, February 19, 1925, 

p. 5; “The Angel Hospital,” Franklin Press (hereafter abbreviated FP), May 29, 1925, p. 10; “Franklin Now Has a Modern 

Hospital,” ACT, July 13, 1925, p. 13; “Big Addition to Local Hospital,” FP, September 15, 1925, p. 1; “Franklin Building 

Activities Include,” ACT, March 7, 1926, p. 57.  “Contract for Annex and Dispensary at Angel Hospital Let,” FP, November 

11, 1926, p. 3; “Angel Hospital to be Enlarged,” FP, February 17, 1927, p. 1; “Franklin Begins $25,000 Annex to Angel 

Hospital,” ACT, June 8, 1927, p. B4; “Hospital Had Its Beginning,” The FP and the Highlands Maconian, October17, 1957, p. 

16. 
5
 “New Corporations,” News and Observer (Raleigh), “New Corporations,” December 11, 1927, p. 10; “Angel to 

Spend $100,000 on Hosp.,” FP, October 18, 1928, p. 1. 
6
 U. S. Census, population schedule, 1930; “Nurses Graduate on Monday Night,” FP, July 3, 1930, p. 1; “Angel 

Hospital,” ACT, December 23, 1933, p. 5; “Dr. Edgar Angel Dies,” ACT, January 9, 1966, p. 10; “Louise Angel,” ACT, 

October 29, 1996, p. 12. 
7
 “Hospital Grounds at Franklin Improved,” ACT, January 1933, p. 10; “Endowment to Aid Hospital,” ACT, January 

24, 1934, p. 5. 
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to subsidize care for indigent patients.  The endowment’s ubsequent contribution amounts fluctuated, 

totaling $5,891 in 1935, for example.  During the 1936-1937 fiscal year, 1,600 inpatients and 12,134 

outpatients received care at the fifty-two-bed facility.  By 1946, the hospital had sixty-one beds, five of 

which were designated for African American patients.  The private Angel Clinic was a twenty-eight-bed 

facility for white patients.
8
   

 

Angel Hospital was in dire need of expansion and upgrade by the early 1940s, a common situation 

throughout North Carolina.  A statewide initiative to update medical facilities began in 1945 in response 

to the Medical Care Commission’s findings that most hospitals were inadequate.  The Hill-Burton Act, a 

1946 federal law also known as the Hospital Survey and Construction Act, provided the means to 

facilitate hospital improvements nationally through a federal grant and loan program.  The North Carolina 

General Assembly supplied matching funds in 1947 and 1949, and the North Carolina Medical Care 

Commission delineated statewide needs, determining that thirty-three counties had no hospitals and more 

than fifty percent of the state’s counties contained insufficient facilities.  With a goal of providing 

convenient and affordable treatment to all residents, regardless of their location or ability to pay for care, 

the Medical Care Commission created 103 hospital districts and approved fifty-seven hospital expansion 

or construction projects by June 30, 1951, under the auspices of the Good Health Plan.  Changes in 

medical technology, theory, and practice coalesced with the desire for a fresh, progressive image for new 

facilities.  Communities including Albemarle, Burlington, Greenville, Laurinburg, Lenoir, North 

Wilkesboro, and Smithfield erected new one-hundred-bed hospitals, most of which were executed in a 

streamlined Modern architectural style in an attempt to convey the most up-to-date image.  Western North 

Carolina projects included the twenty-bed Swain County Hospital in Bryson City, 250-bed Memorial 

Mission Hospital in Asheville, and sizable additions at the hospitals in Morganton, Rutherfordton, and 

Waynesville.
9
   

 

The Good Health Plan’s success depended upon the collaborative efforts of medical professionals, 

community and political leaders, and private citizens.  Angel Hospital’s construction of a Modernist three-

story addition without municipal, state, or federal assistance epitomizes such initiatives.  Two $5,700 

Ford Foundation grants and a personal loan from hospital director Dr. Edgar Angel provided some of the 

$300,000 cost.  W. E. Dillard Construction Company of Sylva commenced building the brick, steel, and 

concrete slab addition designed by the Atlanta architecture firm Stambaugh and Jett and T. Z. Chastain 

structural engineers in August 1956 on a parcel donated by Dr. Edgar Angel.  The project included 

modifications to the 1925 hospital such as construction of a south entrance vestibule and a porch spanning 

the east elevation; conversion of ten offices and exam rooms to patient rooms, which resulted in a sixty-

six bed facility; and stair, finish, and systems replacement.  The new outpatient wing that extended from 

the 1925 building’s north elevation encompassed waiting, examination, treatment, operating, delivery, X-

ray, and sterilization rooms; a laboratory; offices; conference, records, and storage rooms; and a medical 

library.  The wing’s October 12, 1957, dedication drew a four-hundred-person audience, many of whom 

were medical professionals from the region.  Dr. Edgar Angel also donated land on the east side of 

Riverview Street opposite Angel Hospital in 1956 to serve as the site of the Macon County Health Center.  

                                                           
8
 “65 Hospitals In State on Approved List,” Charlotte News, October 15, 1934, p. 3; “Announce Allotments in 

Hospitals and Orphanages,” News and Observer, April 10, 1935, p. 5; “Modern Hospital is Civic Asset,” ACT, October 17, 
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W. E. Dillard Construction Company erected the one-story, brick-veneered, $30,000 building containing 

waiting and examination rooms, a laboratory, and offices.
10

 

 

A thirty-seven person staff and thirteen-member board of trustees operated Angel Hospital in 1957.  

Although the facility continued to receive Duke Endowment grants for indigent patient care, which 

totaled $33,991 between 1934 and 1957, the subsidy only provided $1.00 per day toward the $9.00 

average daily cost of patient treatment during that period.  Thus, local and state appropriations 

ameliorated the approximate $18.32 daily cost of patient care in 1957.
11

   

 

Dr. Edgar Angel headed the hospital until his death in January 1966.  The previous year, faced with the 

necessity of executing expensive improvements, he initiated the transfer of his share of the hospital to a 

nonprofit organization that would manage the facility.  The transaction was completed after Angel 

Community Hospital was incorporated in November 1967.  A fundraising campaign dubbed “Operation 

Heartbeat” eventually garnered over one million dollars from donors ranging from local residents to the 

Duke Endowment, which contributed $150,500 in March 1968.  Dr. Furman Angel died in September 

1969.
12

 

 

Angel Community Hospital initiated planning to replace the 1925 building with commodious addition 

during the early 1970s.  In June 1974, the U. S. Department of Health, Education, and Welfare awarded 

an $876,863 grant to the organization.  Other funding sources recognized at the December 29, 1974, 

ground-breaking ceremony for the $6-million project included a $300,000 Appalachian Regional 

Commission grant, a $450,000 Duke Endowment grant to be dispersed over three years, $688,000 of 

private contributions, and $1-million grant from the Hill-Burton Act, which also guaranteed a $2.16 

million federal loan.  A. B. Slagle donated the land upon which the two-story, H-shaped addition designed 

by Tai Lee of Waynesville-based Foy and Lee Architects was erected by Haywood Contracting Company 

of Lake Junaluska.  The wing encompassed an emergency room, laboratories, administration offices, 

fifty-nine inpatient beds, and a third-floor mental health clinic with twenty-four psychiatric patient beds.  

State and federal grants of $230,000 subsidized the $598,000 clinic operated by Smoky Mountain Mental 

Health Center.  The addition was completed in December 1976.
13

  

 

Angel Community Hospital again exceeded capacity by the late 1980s.  Architects Nix, Mann, and 

Associates of Atlanta and Sedki and Ross structural engineers rendered plans for the two-story, 28,000-

square-foot, $3.5-million wing erected at the hospital’s northwest corner.  Nashville-based general 

contractor Centex-Rodgers commenced construction in March 1990 and the wing opened in May 1991.  

The addition encompassed surgical and labor and delivery suites, an emergency room and outpatient 

recovery area, and a nine-bed intensive care unit.  The next expansion phase, initiated with a March 15, 

                                                           
10
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1995, ground-breaking, was a $2-million addition that expanded laboratories, pathology facilities, offices, 

records storage, and food service areas.
14

   

 

The hospital name was changed to Angel Medical Center, Inc., in 1996.  That year, the engineering firm 

Uzun and Case guided renovations of portions of the 1974 addition and construction of a one-story 

addition that wrapped around the 1974 section’s east and south elevations.  The 1996 addition 

encompassed administrative and business offices, medical records storage, a cafeteria, and a laboratory.  

Structural engineers Bennett and Pless were among the designers of the-story 1998 addition west of the 

1991 addition that expanded outpatient medicine, same-day surgery, and related surgical areas of the 

hospital.  In December 2000, Angel Medical Center commenced a $4-million renovation and addition to 

improve admission, emergency, radiology, and pharmacy facilities.  Bennett and Pless again served as 

structural engineers for the project finished in 2002 that included a one-story addition southwest of the 

1991 and 1998 additions and the emergency department entrance canopy.  Upon completion, the 

radiology department occupied the former emergency department.
15

   

 

By 2002, Brentwood, Tennessee-based Quorum Health Resources operated Angel Medical Center as well 

as hospitals in Mount Airy, Jefferson, Rutherfordton, and Sparta.  The twenty-four-bed Highland-Cashiers 

Hospital also served Macon County residents.
16

  Angel Medical Center entered into a management 

agreement with Mission Health in 2011 and became part of its system in 2013.  The hospital closed its 

delivery and delivery services department in 2017.  HCA Healthcare purchased Mission Health in 2019.  

Angel Medical Center was a twenty-five-bed critical access facility until the September 18, 2022, opening 

of a new 82,500-square-foot hospital containing thirty inpatient, twenty medical-surgical, seventeen 

emergency, five adaptive acuity, and five observation beds.  Possible uses for the former Angel Medical 

Center, including residential housing for seniors, are being explored.
17
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Sanborn Map Company, “Franklin,” Sheet 1, April 1934 (above) and  

Angel Hospital, undated postcard, North Carolina Postcard Collection (P052) 

North Carolina Collection Photographic Archives, Wilson Library, UNC-Chapel Hill 

1925 hospital enlarged in 1926 and 1927 and demolished following 1957 hospital’s completion  
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1954 aerial, Macon County GIS 
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April 12, 1984, aerial (above), NCDOT, and 1994 aerial (below), Macon County GIS 
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2006 (above) and 2010 (below) aerials, Macon County GIS 
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2015 (above) and 2019 (below) aerials, Macon County GIS 
 

 



22127.00 02.01.2023

2.4COMPOSITE FIRST FLOOR PLAN: 
CONSTRUCTION TIMELINE 





2.5

Clarification on study property boundaries: In 
October 2022, Givens sought clarification from 
ACA on the property boundary for the feasibility 
study. In late January 2023, Givens was 
notified by a realtor (representing HCA) that the 
property boundary HCA is willing to sell does 
not include the western rectangular property, 
which currently holds the helipad. Please note, 
the information presented in this feasibility study 
includes that additional rectangular property.
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2.6

The former Angel Medical Center main hospital is a compilation of six different additions and 
renovations, dated 1956, 1974, 1989, 1994, and 2000.  The State of North Carolina has had a 
building code in effect beginning in 1936.  This code would have been in effect for the oldest portion 
of the building.  The 1974 addition and renovations as well as all following renovations were built 
under the North Carolina State Building Code based on the Standard Building Code, The 1974 
addition was built under the 1967 NCSBC.  The 1989 addition was built under the 1978 NCSBC.  
The 1994 addition was built under the 1991 NCSBC.  The 2000 addition was built under the 1996 
NCSBC.  Shortly after the last addition at Angel Medical Center, North Carolina transitioned to the 
International Building Code model codes, which are in effect up to the present.  The current code at 
the time of writing is the 2018 NCSBC, which is based on the 2015 IBC.

The 1956 and 1974 existing drawings do not contain code summaries nor life safety plans, however 
the 1974 drawings, do indicate fire ratings consistent with future additions.  All subsequent sets do 
contain code information.  The building is consistently defined as Type II construction.  The SBC 
model code defines Type II as Non-Combustible Construction with 3 hour rated columns supporting 
multiple floors, 2 hours supporting a single floor or roof, 2 hour rated floor and 1 hour rated roofs.  The 
building occupancy is consistently defined as “Institutional – Unconstrained”, which is consistent with 
hospital type occupancies.  Most of the drawing sets contain details indicating column, floor and roof 
ratings consistent with the “Type II” construction types.  Most columns are covered by finish materials 
and were not available to confirm the ratings.  It should be assumed that any significant renovations 
should include some allowance for repair of existing fire ratings.

Converting the historical code information to current NCSBC based on the IBC model codes, the 
construction type lies between IBC Type IA and IB, so taking a conservative approach and applying 
Type IB construction to the building would likely have the smallest impact on the existing fire ratings.  
Both I-2 and R-2 occupancy have unlimited area for IB construction type.  The existing building is 
indicated as being “fully sprinklered” per NFPA 13 and it is assumed that renovations would also be 
fully sprinklered.

The renovations proposed would involve a change in occupancy.  The existing hospital institutional 
unconstrained occupancy under SBC model code converts to occupancy type I-2 in IBC model 
codes.  The proposed change of occupancy for residential independent living apartments would be 
an R-2 occupancy.  This change of occupancy would be required to comply with Chapter 10 of the 
Existing Building Code, however for all hazard categories listed, R-2 occupancy is an equal or lower 
hazard as compared to existing I-2 occupancy.  Special consideration and attention should be paid 
to the existing stairs to remain.  Occupant load capacity shall be calculated using Table 805.2.1 of 
the NCEBC.  Handrails shall be provided per NCEBC section 805.9.  Guards shall be provided per 
NCEBC 805.11 and Building Code 1015.  
The existing building is divided into several smoke compartments and incidental use areas, however 
since the proposed alterations remove the interior partitions, the configuration of interior fire barriers 
and partitions has not been reviewed.  The new configuration will be classified under the Existing 

CODE STUDY



Building Code as a Level 3 alteration because the spaces are being reconfigured and the work area 
is greater than 50% of the building area.  In general, newly constructed elements will be required to 
comply with the Building Code.  The following table identifies Building Code requirements that will be 
applicable to the new construction elements.

CODE SUMMARY
Construction Type     IB
Sprinklers      YES – NFPA 13
Primary Occupancy Classification   Residential R-2
Gross Building Area  Basement  20,490 sf
    1st Floor  81,750 sf
    2nd Floor  42,322 sf
    3rd Floor  16,740 sf
    Total   161,302 sf
Allowable Building Area     Unliminted
Fire Protection Requirements Structural Frame 2 Hour (1 hour supporting roof only)
    Bearing Walls  2 Hour
    Non-Bearing walls 0 Hour
    Floor Construction 2 Hour
    Roof Construction 1 Hour
    Fire Walls  Not Used
    Shaft Enclosures 2 Hour – 4 stories; 1 hour – 3 or less stories
    Corridors  0.5 Hour
    Dwelling Unit  1 Hour
Exit Access Travel Distance    250 feet
Corridor Width      44 inches minimum
Dead End Limit      50 feet maximum
Accessible Dwelling Units    5-7 either Type A or Fully Accessible Units
       All remaining units shall be Type B

ENERGY CONSERVATION

All portions of the existing building were constructed prior to the implementation of the energy 
conservation code.  The type and quantity of insulation varies with each addition.  1956 drawings 
indicate solid masonry exterior walls with no insulation indicated.  1974 drawings indicate 1” of cavity 
insulation.  1989 drawings indicate R19 batt in the stud cavity.  1994 drawings indicate 1 ½” rigid 
insulation EIFS with R19 batt in the stud cavity.  1998 and 2000 drawings indicate R19 batt insulation 
in the stud cavity.  All portions of the building indicate some amount of tapered roof insulation.
According to Section 908.1 of the Existing Building Code, Level 3 alterations are permitted without 
requiring the entire building or structure to comply with the energy requirements of the Energy 
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Conservation Code.  However, it is recommended that as part of the development of the design, that 
opportunities to increase the energy efficiency of the existing building envelope should be pursed. 

ENERGY CONSERVATION CODE REQUIREMENTS FOR NEW CONSTRUCTION ELEMENTS
Franklin, NC – Macon County – Climate Zone 4A
Roof Insulation Entirely above roof deck   R-30 continuous insulation
Walls Above Grade – Metal Framed   R-13 + R-7.5 continuous insulation
Slab on Grade Floors     R-15 for 24” below grade
Fenestration Max Area     30% of above grade wall area
Fenestration U Factor     0.32 (non-metal) or 0.45 (metal)
SHGC (assuming PF < 0.25)    0.25
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19.30

1999.10
9999

CORR
181.37

1103
9999
TR

52.76
1113

76453
DIAG

150.73

1118
76307
STAFF
796.08

1118.04
76978
EXAM
152.45

1112
76617

BREAK
673.80

1130
76450
WAIT

393.14

1102
76720
MAIL

191.61

1111
41640
REC

891.99

1111.01
41640
OFF

133.09

1199.07
9999

CORR
543.47

1199.90
76450
CORR
133.60

L01
9999
ELEV
132.17

1199.12
9999

CORR
1,300.58

S01
9999

STAIR
328.59

1101
76761
RET

419.65

1187
76124
STOR
107.25

1140.05
76458

DRESS
20.90

1140.06
76458

DRESS
19.11

1182.05
76355

OR
412.92

1182
76609
SPD

595.95

178.04
76362
PPR

118.26

1182.09
76355

OR
461.77

1182.03
76609

DECONTAM
194.20

1178.11
76362
PPR

129.65

1182.02
76609
OFF
87.67

1178.05
76362

NURSE
93.35

1178.02
76362

STOR SOIL
92.01

1178.13
9999
HK

40.44

1199.28
76362
CORR
366.57 1178.03

76018
OFF
89.84

1182.06
76355

CLEANPRO
101.35

1182.07
76355
STAFF
52.25

1199.26
76355
CORR
499.93

1182.01
76609
SPD
51.901200.01

9999
ELEC
170.68

1178.09
76355
OFF

286.24

1199.27
76362
CORR
383.85

1178.08
76355
STOR
86.91

1178.07
76355

CONTROL
84.05

1178.06
76355
DIAG

325.69

1178.01
76362

BREAK
119.74

1178
76362
PPR

646.69

1185
9999

MECH
75.40

1178.12
76362

NURSE
124.13

11748.14
76362

HK
23.88

1174
9999
VEND
142.50

1180
76124
MECH
84.44

1186
76124

BREAK
87.15

1181
76355
OFF
97.21

1184
76124
OFF
93.02

L03
9999
ELEV
118.25

1183
76124

STOR CLEAN
94.34

1179
76355

BREAK
163.43

1199.29
76355
CORR
947.27

1199.36
76355
CORR
96.80

1177
76355

TR
202.32

1199.37
76355
CORR
130.42

1173
76355
OFF

114.29

1193
76711

RECEP
119.85

1194.05
76711
OFF

120.73

1194.04
76711
OFF

125.16

1194.03
76711
OFF

125.16

1194.02
76711
OFF

126.34

1245
76385
PAT

168.32

1216
76124
PPR

114.681211.01
76124

TR
27.68

1244
76385
PAT

151.79

1199.21
76385
CORR
256.67

1221
9999
HK

32.93

1243.01
76385

TR
30.41

1240
76385

NURSE
157.82

1223
76355

OR
559.48

1216.01
76124

TR
38.72

1223.01
76355

CLEANPRO
156.41

1240.07
76385

STOR SOIL
49.58

1223.02
76355
STAFF
60.93

1243
76385
PAT

154.10

1222.02
76355
STAFF
60.38

1210
76124
PPR

105.48

1199.20
76385
CORR
483.49

1218
76124

NURSE
199.21

1209
76124
PPR

103.58

1222
76355

OR
454.22

1215
76124
PPR

134.36

1214.01
76124

TR
44.69

1217
76124

STOR CLEAN
114.07

1208
76124
PPR

104.51
1219
76124

TR
54.31

1240.04
76385

DECONTAM
229.76

12007
76124
PPR

106.79

1214
76124
PPR

160.34

1211
76124
PPR

104.40

1209.01
76124

TR
27.42

1200
9999

MECH
468.50

1199.25
76355
CORR
414.45

1240.03
76385

OR-ENDO
210.63

1212
76124
PPR

102.92

1240.06
76385

STOR CLEAN
87.60

1222.01
76355

CLEANPRO
132.00

1245.01
76385

TR
64.71

1246.01
76385

TR
33.72

1242
76385
PAT

150.66

1240.02
76385

STOR CLEAN
91.54

12007.01
76124

TR
27.78

1199.24
76124
CORR
828.37

1215.01
76124

TR
71.93

1241.01
76385

TR
31.10

1199.19
9999

CORR
235.34

1261
9999

MECH
1,093.12

1260
9999
TC

66.17

1240.05
76385

OR-ENDO
236.13

1205.01
76124

TR
28.28

1255
9999
WAIT

151.67

1201.01
76124

TR
25.19

1199.14
9999
VEST
105.00

1203.01
76124

TR
26.51

1199.15
76124
VEST
113.44

1199.23
76124
CORR
857.08

1199.18
9999
VEST
105.00

1205
76124
PPR
99.46

1201
76124
PPR

105.17

1202
76124
PPR

100.62

1203
76124
PPR

102.79

1204
76124
PPR
97.73

1248.01
76176

TR
37.22

1240.09
76385

TR
46.97

1140.01
76458

CONTROL
218.02

1100.01
76761

RECEP
68.82

1100
9999

LOBBY
748.71

1199.01
9999
VEST
196.08

1120
76625
CAFE

1,000.12

1120.01
76625
CAFE
657.72

1190
9999

MECH
109.42

1199.33
9999

CORR
570.58

1120.03
76625
STOR
132.85

1120.02
76625
CAFE
126.69

1121
76625
FOOD
810.48

S06
9999

STAIR
152.60

1125.04
76630
STOR
181.91

1125.07
76635
WASH
26.65

1125.06
9999

MECH
11.25

1125.05
9999
ELEC
19.58

1125.03
9999
ELEC
272.64

1125.01
76625

BREAK
205.95

1125.02
76635

STOR SOIL
132.73

1126.01
76720
OFF

207.82

1125.09
9999
TR

140.26

1125.10
9999
TR

115.35

1127
76720
STOR

1,654.18

1123
76457
TREAT
736.53

1124
76625
STOR
337.08

1199.32
9999

CORR
1,109.43

S04
9999

STAIR
162.42

1129.01
76452
EQUIP
48.54 1129

76452
DIAG

287.86

1123.02
76457

TR
31.82

1123.01
76457

TR
46.25

1126.02
76720

TR
50.31

1126.03
76720
OFF

113.89

L02
9999
ELEV
83.14

1128
76617
OFF

205.31

1129.02
9999
TC

45.28

1122
76625
FOOD

2,026.88

1125.08
76635
WASH
105.63

1199.34
9999

CORR
302.83

S05
9999

STAIR
206.42

1140.02
76458
EXAM
560.53

1140.03
76458
ELEC
257.15

1140.04
76458

TR
71.44

1140
76458

LOCKER
179.95

S03
9999

STAIR
280.72

1241
76385
OFF

151.30

1250
76385
STOR
116.92

1251
76385
OFF

127.95 1206
76124
PPR
98.53

1246
76385
EXAM
151.77

1247
76385
EXAM
148.74

1240.08
76385
STAFF
115.77

1240.01
76385
NOUR
54.25

1240.10
76385
STAFF
81.16

1220
9999

STOR
358.21

1182.08
76355

STOR CLEAN
557.20

1182.04
76609

STOR CLEAN
139.89

1178.10
76362

PHYS WORK AREA
60.33

1194.01
76711
OFF

131.37
1199.13

9999
CORR
779.86

1198.01
9999
VEND
67.39

1198
9999

LOBBY
850.20

1194..06
76711
OFF

112.43

1194
76711
STAFF
337.37

1194.08
76711
OFF
91.87

1177.01
76355

LOCKER
173.56

1194.07
76711
OFF

263.79

1165.16
76256
EXAM
99.50

1165.18
76256

TRIAGE
97.81

1199.10
76256
CORR
344.92

1163
76256
STOR
313.59

1165.17
76256
EXAM
101.21

1165
76256
CORR

1,616.68

1151
76450
DIAG

283.77

1118.12
76453
DIAG

116.82

1118.13
76453

TR
29.01

1133
76450

CONSULT
79.90

1132
76450
EQUIP
29.14

1131
76450

RECEP
229.20

1160.03
76256

LOCKER
303.07

1165.91
76256

DECONTAM
76.75

1117.11
76400
OFF

128.03

1107.02
76740
WORK
220.73

1116.04
76720
OFF

204.17

1147
76450
DIAG

385.58

1144
76450
DIAG

338.29

1145
76450

CONTROL
128.30

1253
9999
TR

86.41

1252
9999
TR

78.90

1199.17
9999

CORR
1,122.25

1199.22
76385
CORR
875.25 1126

76720
STOR
890.98

1172
41717
OFF
67.96

1172.01
41717
VEST
50.56

1171
41717
OFF

121.69

1170
41717
OFF

116.50

1199.31
9999

CORR
1,707.31

1110.01
41790
CONF
110.20

1110.02
41790
OFF

112.28

1110
41790
OFF

387.87

1110.03
41658
CONF
112.28

1110.04
41658
OFF

120.62

1110.05
41658
OFF

396.45

1249
76113
OFF

166.85

1248
76113
TREAT
124.33

STOR.

ST

ST

ST

ST
ST

ST

STST

ST

ST

ST

STST

ST

ST

ST

ST ST

S-1A
4,921 SF

S-1B
6,751 SF

S-1D
1,279 SF

S-1C
1,211 SF

S-1E
8,939 SF

S-1G
1,299 SF

S-1K
5,214 SF

S-1H
1,408 SF

S-1I
1,372 SF

S-1J
604 SF

S-1F
4,625 SF

S-1L
1,927 SF

S-1M
1,456 SF

ST

ST ST

S-1N
590 SF

Smoke Compartment Area                     Floor: First

Compartment
Designation

Compartment
Area (Sq. Ft.)

Existing or
New

1-01 16,044 Existing

1-02 8,290 Existing

1-03 12,429 Existing

1-04 9,915 Existing

1-05 13,259 Existing

1-06 20,343 Existing

Total: 80,280

Suite Area                             Floor: First

Suite
Designation

Suite Area
(Sq. Ft.) Use

Sleeping or
Non-Sleeping

S-1A 4,921 PT CARE Sleeping

S-1B 6,751 PT CARE Sleeping

S-1C 1,211 PT CARE Non-Sleeping

S-1D 1,279 NON PT CARE Non-Sleeping

S-1E 8,939 PT CARE Non-Sleeping

S-1F 4,625 NON PT CARE Non-Sleeping

S-1G 1,299 PT CARE Non-Sleeping

S-1H 1,408 PT CARE Non-Sleeping

S-1I 1,372 NON PT CARE Non-Sleeping

S-1J 1,206 NON PT CARE Non-Sleeping

S-1K 5,214 PT CARE Non-Sleeping

S-1L 1,927 NON PT CARE Non-Sleeping

S-1M 1,456 NON PT CARE Non-Sleeping

Non-Sleeping

SC 1-01 SC 1-02

SC 1-03

SC 1-04

SC 1-05
SC 1-06

1 2 3 4

A

B

C

D

A

B

C

D

SCALE

TITLE

NUMBER

SHEET

REVISIONNO. DATE

IT IS A VIOLATION OF STATE LAW FOR ANY PERSON,
UNLESS ACTING UNDER THE DIRECTION OF A LICENSED
ENGINEER, TO ALTER THIS DRAWING IN ANY WAY.  IF AN

ITEM IS ALTERED, THE ALTERING ENGINEER SHALL
AFFIX TO THE ITEM HIS/HER SEAL AND THE NOTATION

"ALTERED BY" FOLLOWED BY HIS/HER SIGNATURE AND
THE DATE OF SUCH ALTERATION, AND A SPECIFIC

DESCRIPTION OF THE ALTERATION.
NOTES:

SEAL

ADDRESS

PROJECT NO

DATE

DESIGN

DRAWN BY

CHECKED BY

PROJECT

1 2 3 4

Mission Health
Angel Medical Center

October 12, 2016

XXX

PAL

JAE

Life Safety Plans

1DSB00149.000

120 Riverview Street
Franklin, NC 28744

N.T.S.

5520 Dillard Drive | Suite 130 | Cary, NC 27518-9237
O: 919-424-3858 | F: 919-424-3859

www.jensenhughes.com

1. Healthcare unless noted otherwise
2. Sprinklered unless noted otherwise
3. Boundaries of adjoining suites are shown by a change in

direction of the pattern

2-HOUR FIRE BARRIER
90 MIN. OPENING
PROTECTIVE

1-HOUR FIRE BARRIER
(NEW HAZARDOUS ROOM)
45 MIN. OPENING
PROTECTIVE

1-HOUR FIRE/SMOKE
BARRIER
45 MIN. OPENING
PROTECTIVE

2-HOUR FIRE/SMOKE
BARRIER 90 MIN. OPENING
PROTECTIVE

1-HOUR SMOKE BARRIER
WALL
SOLID CORE WOOD DOOR
SMOKE TIGHT RATING FOR
CORRIDOR WALLS AND
SUITE BOUNDARY

WALL TYPE LEGEND

SUITE DESIGNATION

NON-SPRINKLERED SPACE

SMOKE TIGHT (EXISTING
SPRINKLERED
HAZARDOUS ROOM)

BUSINESS OCCUPANCY

AREA UNDER
CONSTRUCTION

REQUIRED EXIT

HAZARD ROOM
DESIGNATION

H

August 2017 Updates1 08/09/2017

LS-1.00
2 OF 4

FIRST FLOOR

EXISTING - FIRST FLOOR
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S-2A
1,665 SF

S-2B
1,811 SF

DISCHARGES BETWEEN
LEVEL 1 AND LEVEL 2

SC 2-03

SC 2-02

SC 2-04

SC 2-01

Suite Area                             Floor: Second

Suite
Designation

Suite
Area (Sq.

Ft.)
Use

Sleeping or
Non-Sleeping

S-2A 1,665 NON PT CARE Non-Sleeping

S-2B 1,811 NON PT CARE Non-Sleeping

Smoke Compartment Area                     Floor: Second

Compartment
Designation

Compartment
Area (Sq. Ft.)

Existing or
New

2-01 12,751 Existing

2-02 5,505 Existing

2-03 3,608 Existing

2-04 15,030 Existing

Total: 36,966

1 2 3 4

A

B

C

D

A

B

C

D

SCALE

TITLE

NUMBER

SHEET

REVISIONNO. DATE
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DESCRIPTION OF THE ALTERATION.
NOTES:

SEAL

ADDRESS

PROJECT NO

DATE

DESIGN

DRAWN BY

CHECKED BY

PROJECT
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2. Sprinklered unless noted otherwise
3. Boundaries of adjoining suites are shown by a change in
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2-HOUR FIRE BARRIER
90 MIN. OPENING
PROTECTIVE

1-HOUR FIRE BARRIER
(NEW HAZARDOUS ROOM)
45 MIN. OPENING
PROTECTIVE

1-HOUR FIRE/SMOKE
BARRIER
45 MIN. OPENING
PROTECTIVE

2-HOUR FIRE/SMOKE
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PROTECTIVE
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WALL
SOLID CORE WOOD DOOR
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August 2017 Updates1 08/09/2017

LS-2.00
3 OF 4

SECOND FLOOR

EXISTING - SECOND FLOOR
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Smoke Compartment Area                     Floor: Third

Compartment
Designation

Compartment
Area (Sq. Ft.)

Existing or
New

3-01 (Business) 15660 Existing

Total: 15660

1 2 3 4

A

B

C

D

A

B

C

D
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2-HOUR FIRE BARRIER
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PROTECTIVE
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(NEW HAZARDOUS ROOM)
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PROTECTIVE

1-HOUR FIRE/SMOKE
BARRIER
45 MIN. OPENING
PROTECTIVE
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BARRIER 90 MIN. OPENING
PROTECTIVE
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SUITE BOUNDARY
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PHASE I ENVIRONMENTAL SITE ASSESSMENT 

 
Angels Medical Center 

120 Riverview Street 

Franklin, North Carolina 28734 
 

 

 

 

 
 

 

 
 
 

 
 

 
 

 

Corporate Office: 8201 County Dr. - Disputanta, Virginia  23842-6144 

Telephone:  804-721-6955 

E-mail:   swiftcreekinc@aol.com 



 
 
 
 
 

 

 

 

 

 

PHASE I ENVIRONMENTAL SITE ASSESSMENT 
 

Angels Medical Center 
120 Riverview Street 

Franklin, North Carolina 28734 
Latitude: 3511’4.06"N 

Longitude: 8322'45.79"W 
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January 31, 2023 
Project #22-060 
 
Mr. Andrew Crosson 
Project Development Coordinator 
Givens Communities 
2360 Sweeten Creek Road 
Asheville, North Carolina 28803 
 
Re: Phase I Environmental Site Assessment 

Angels Medical Center 
120 Riverview Street 
Franklin, North Carolina 28734 

 
Dear Mr. Crosson: 
 

Swift Creek Environmental, Incorporated has performed this Phase I ESA (Environmental Site 
Assessment) in conformance with the scope and limitations of 40 CFR. 312, ASTM (American Society for 
Testing Materials) E1527-13, ASTM E1903-19 and AAI (All Appropriate Inquiry) Ruling for the Angels 
Medical Center located at 120 Riverview Street in Franklin, North Carolina, the property.  Any deviations 
from this practice are described in Sections 2.3, 2.4, 2.5 and 9.0 of this report. 

 
I declare that, to the best of my professional knowledge and belief, I meet the definition of 

Environmental Professional as defined in §312.10 of 40 CFR 312.  I have the specific qualifications based 
on education, training and experience to assess a property of the nature, history and setting of the subject 
property.  I have developed and performed the all appropriate inquiries in conformance with standards 
and practices set forth in 40 CFR 312 § 312.10(b).  

 
As stated in section 2.6 of this report the HUD (Housing Urban Development) has the right to rely 

on this report prepared for the property.  We are pleased to have had the opportunity to provide these 
services.  Should you have any questions concerning the enclosed materials, please do not hesitate to 
contact me at 804.721.6955. 

 
Sincerely, 
  

 
B. Thomas Houghton, Principal 
North Carolina Professional Geologist #1291 
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Medical Center located at 120 Riverview Street in Franklin, North Carolina, the property.  Any deviations 
from this practice are described in Sections 2.3, 2.4, 2.5 and 9.0 of this report. 

 
I declare that, to the best of my professional knowledge and belief, I meet the definition of 

Environmental Professional as defined in §312.10 of 40 CFR 312.  I have the specific qualifications based 
on education, training and experience to assess a property of the nature, history and setting of the subject 
property.  I have developed and performed the all appropriate inquiries in conformance with standards and 
practices set forth in 40 CFR 312 § 312.10(b).  

 
As stated in section 2.6 of this report the HUD (Housing Urban Development) has the right to rely 

on this report prepared for the property.  We are pleased to have had the opportunity to provide these 
services.  Should you have any questions concerning the enclosed materials, please do not hesitate to 
contact me at 804.721.6955. 

 
Sincerely, 
  

 
B. Thomas Houghton, Principal 
North Carolina Professional Geologist #1291 
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1.0 SUMMARY  
  
 On September 30, 2022, Swift Creek Environmental, Incorporated received authorization from Mr. 
Andrew Crosson, Project Development Coordinator with Givens Communities to complete a Phase I 
Environmental Site Assessment in accordance with requirements set for in ASTM E-1527-013 for the 
Angels Medical Center located at 120 Riverview Street in Franklin, North Carolina.  The subject property is 
irregularly shaped containing the hospital complex.  The subject site is located on the west side of 
Riverview Street, encompassing the entire southwest quadrant of the White Oak Street and Riverview 
Street block.  The subject site consists of 1 developed tax parcel and described as follows:  

 
 Owner:  MH Angel Medical Center, LLP  
 Parcel ID #: 6595109902   
 Parcel Size: 12.98 acres  
 Building Size: Multi-Level - ~151,756 ft

2
  

 Year Built: Circa 1957 with additions in 1974, 1991, 1996, 1998 and 2000 (refer to Appendix D 
– for construction, dates and history of property)  

 Building Construction: 1 to 3 stories with partial basement, steel frame with concrete block with 
various roofing materials    

   
 The subject site is situated in a mixed residential/commercial use setting of Franklin, North Carolina 
in which the subject property is surrounded by small, single family use homes and other medical - 
commercial utilized properties.  The subject property has operated as a medical center since the 1920’s.  
The facility ceased operations in July 2022, with the medical equipment in the process of being removed 
from the subject property.  
 

The objectives of this ESA were to evaluate the potential for the presence of major environmental 
liabilities at the site and to document that "due diligence" was exercised in attempting to discover any such 
impairment.  No HRECs (Historical Recognized Environmental Conditions), CRECs (Controlled 
Recognized Environmental Concerns) or environmental AULs (Activity Use Limitations) were discovered or 
associated with the subject site.  This assessment has revealed no evidence of ASTM Scope/Non-Scope 
RECs (Recognized Environmental Conditions) in connection with the property with exception to:  
 
ASTM Scope Issues: 
  
● The subject building still contains radiological equipment, including X-Ray machines, MRI 

machines and CT Scanners.  It is our understanding this equipment is to be removed by the owner 
prior to property transfer.  Prior to property acquisition, the facility should be re-inspected to ensure 
the radiological equipment has been removed from the subject property.  
 

● Several, small containers of miscellaneous boiler clarifiers and conditioners as well as medicines 
are stored within the boiler room and medical testing laboratory rooms within the subject building 
Industry standard, proper materials management storage practices are being employed for the 
storage of these materials.  No leakage or staining was observed surrounding the containers.  It 
is our understanding that these materials will be removed by the owner prior to property transfer.  
Prior to property acquisition, the facility should be re-inspected to ensure that these materials have 
been removed from the subject property.    

 
● The subject property contains 1-20,000 gallon emergency generator fuel oil UST (Underground 

Storage Tank).  The UST is located on the south side of the subject property near the main 
emergency generators.  The UST was installed in 1995 and is constructed of fiberglass reinforced 
plastic serving the 3 emergency generators.  The UST system has a Veeder Root interstitial leak 
detection sensor with an overfill protection catchment.  This UST replaced a previous UST that 
was removed from the ground (same tank basin) in 1995.  There are no reported spills or releases 
associated with the past or current UST system and appear to be in-compliance with NCDEQ 
(North Carolina Department of Environmental Quality) UST regulations with the possible exception 
of not filing the annual registration fees for 2023.  If the UST is to remain after property transfer, the 
UST should inspected by a qualified UST system technician to ensure the system is functioning as 
designed. Additionally, it should be documented that the UST is being transferred by completing a 
NCDEQ UST-8 Ownership Transfer Form and submitting the document to the NCDEQ with all 
associated fees being current.        
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A 5,000 gallon Jet A fuel oil AST (Aboveground Storage Tank) is located in the helicopter landing 
area.  The function of this AST serves as a fuel source to the helicopter.  The AST is constructed 
of double wall steel within a self-containment sill structure.  The AST appeared to be relatively new 
and in excellent condition.  No surface staining, leakage or spillage was observed surrounding the 
AST.  If the AST is to remain after property transfer, a qualified individual should be employed to 
maintain this AST.      

 
A, 1,000 gallon single wall steel constructed liquid Oxygen AST is located on the north side of the 
subject property surrounded by a chain link fence.   The AST appeared to be satisfactory 
condition with no visual evidence of leakage or corrosion.  Since liquid Oxygen will no onger be 
necessary as part of the redevelopment, this AST should be dismantled and removed fro the 
subject property.     

 
Numerous steel constructed Oxygen canisters were observed throughout the interior of the 
hospital, adjacent to the 1,000 gallon liquid Oxygen AST and in a storage container located 
adjacent to the helicopter landing area outbuilding.  The canisters were utilized for patients.  The 
canisters appeared to be satisfactory condition with no visual evidence of leakage or corrosion. It is 
our understanding that these materials will be removed by the owner prior to property transfer.  
Prior to property acquisition, the facility should be re-inspected to ensure that these materials have 
been removed from the subject property.    

 
ASTM Non-Scope Issues 
 
● Based on the Asbestos Survey, an Asbestos Abatement strategy will be required.  The asbestos 

identified in the provided quantitative Asbestos Survey should be abated/encapsulated in 
accordance with applicable, local, state and federal regulations.  

  
● A quantitative Radon assessment was beyond the scope of services and therefore not conducted.  

Radon may to be present.  For 7 sites tested in zip code 28734 by the EPA, 100% of the sites had 
concentrations below HUD (Housing Urban Development) 4.0 pCi/L Residential Radon Standard.  
The state database did record average readings of 4.48 pCi/L for 16 sites tested.  The EPA has 
placed Macon County in Zone 2 for Radon Potential (Zone 2 – Moderate Radon Potential).  If the 
facility is to be utilized residentially either the facility should be quantitatively tested for Radon or a 
Radon mitigation system should be formulated. 
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2.0 INTRODUCTION 
 
2.1 Purpose 
 

The purpose of this practice is to define good commercial and customary practice in the United 
States of America for conducting an environmental site assessment for a parcel of commercial real estate 
with respect to the range of contaminants within the scope of Comprehensive Environmental Response.  
Comprehensive and Liability Act (CERCLA)(42 U.S.C'9601) and petroleum products.  As such, this 
practice is intended to permit a User to satisfy one of the requirements to qualify for the innocent landowner, 
contiguous property owner or bona fide prospective purchaser limitations on CERCLA liability (hereinafter, 
the Alandowner liability protections.@ or ALLPs@; that is, the practice that constitutes Aall appropriate inquiry 
into the previous ownership and uses of the property consistent with good commercial or customary 
practice@ as defined at 42 U.S.C. '9601(35) (B).  Controlled substances are not included within the scope 
of this standard.  Persons conducting and environmental site assessment as part of the EPA 
(Environmental Protection Agency) Brownfield=s Assessment and Characterization Grant awarded under 
CERCLA 42 U.S.C '9604 (k)(2)(B) must include controlled substances as defined in the Controlled 
Substances Act (21 U.S.C '802) within the scope of the assessment investigations to the extent directed In 
the terms and conditions of the specific grant or cooperative agreement.  Additionally, an evaluation of 
business environmental risk associated with a parcel of commercial real estate may necessitate 
investigation beyond that identified in this practice. 
 
Recognized Environmental Conditions - In defining a standard of good commercial and customary practice 
for conducting and environmental site assessment of a parcel of property, the goal of the processes 
established by this practice is to identify recognized environmental conditions. The term recognized 
environmental conditions means the presence or likely presence of hazardous substances or petroleum 
products in, on, or at a property conditions indicative of a release to the environment under conditions that 
pose a material threat of a future release to the environment.  De minimis are not recognized 
environmental conditions. 
 

Petroleum Products are included within the scope of this practice because they are a concern with 
respect to many parcels of commercial real estate and current custom and usage is to include an inquiry 
into the presence of petroleum products when doing and environmental site assessment of commercial real 
estate. Inclusion of petroleum products within the scope of this practice is not based upon the applicability, 
if any, of CERCLA to petroleum products. 
 
CERCLA Requirements Other Than Appropriate Inquiries - This practice does not address whether 
requirements in addition to all appropriate inquiries have been met in order to qualify for the LLP=s. 
 
Other Federal, State, and Local Environmental Laws - This practice does not address requirements of any 
state or local laws or of any federal laws other than all state or local laws of any federal laws other than the 
all appropriate inquiries provisions of LLPs.  Users are cautioned that federal, state and local laws may 
impose environmental assessment obligations that are beyond the scope of this practice. Users should also 
be aware that there are likely to be other legal obligations with regard to hazardous substances or 
petroleum products discovered on the property that are not addressed in this practice and that may pose 
risks of civil and/or criminal sanctions for non-compliance. 
 
Documentation - The scope of this practice includes research and reporting requirements that support the 
user=s ability to qualify for the LLPs.  As such, sufficient documentation of all sources, records and 
resources utilized in conducting the inquiry required by this practice must be provided in the written report. 
 
Objectives - Objectives guiding the development of this practice are (1) to synthesize and put in writing 
good commercial and customary practice of environmental site assessments for commercial real estate, (2) 
to facilitate high quality, standardized environments site assessments, (3) provide a practical and 
reasonable standard for conducting all appropriate inquiries and (4) to clarify an industry standard for all 
appropriate inquiries in an effort to guide legal interpretation of the LLPs. 
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2.2 Detailed Scope of Services 
 
The objectives of this assessment are to provide information relating to the site=s environmental 

integrity that may be useful to the client during real estate transactions and appropriate inquiry into the 
previous ownership and uses of the property consistent with good commercial or customary practice.  The 
Phase I Environmental Site Assessment was performed in accordance with the American Society for 
Testing and Materials (ASTM E1527-13) Standard Practice for Environmental Site Assessments: Phase I 
Environmental Site Assessment Process and the Final All Appropriate Inquiries Standard and is intended to 
demonstrate that the client has exercised due diligence in accordance with accepted industry practices and 
to identify potential environmental liabilities or areas for further investigation.  
 

The tasks comprising this assessment were conducted as a screening to provide a reasonable 
level of investigation to identify recognized environmental conditions.  The scope of this assessment 
included:  
 

a. Completion of Phase I ESA in accordance with ASTM Standard E1527-13 and the AAI (All 
Appropriate Inquiries) Ruling. 

b. Completion of a LBP and Asbestos Survey in accordance with HUD/NCHFA Guidelines.  
 
2.3 Significant Assumptions 
 

While this report provides an assessment of potential and recognized environmental concerns, 
both past and present, the environmental assessment is limited by the availability of information at the time 
of the assessment.  It is possible that unreported disposal of waste or illegal activities at the subject site 
may have occurred which were not identified.  The conclusions and recommendations regarding the 
environmental conditions that are presented in this report are based on the scope of work authorized by the 
client and the requirements of ASTM E1527-13 (7.5.2 and 7.5.2.1).  Note, that virtually no scope of work, 
no matter how exhaustive, can identify all contaminants or all conditions above and below ground.  
 

2.4 Limitations and Exceptions 
 

This report was prepared as a result of a contractual agreement with the client that defined the 
approach and scope of services to be employed during the course of the investigation.  The opinions and 
conclusions expressed in this study have been based strictly on the results of these contracted services.  
As per ASTM, Swift Creek Environmental, Incorporated as a recognized environmental professional 
consulting firm, has completed this study by addressing the recognized environmental conditions/concerns 
of the property as per ASTM standards E1527-13, and the AAI Ruling 40 CFR part 312.  Swift Creek 
Environmental, Incorporated is not affiliated with the owner/developer/lessee/buyer or seller of the property.  

 
Changes in the condition of the site may occur with time due to either natural processes or human 

activities.  The findings presented in this report are based on site conditions existing at the time of the 
investigation.  In addition, Swift Creek Environmental, Incorporated has relied, in part, on representations 
made to Swift Creek Environmental, Incorporated regarding conditions at the site or adjoining properties.  
Swift Creek Environmental, Incorporated cannot be responsible for any errors or omissions in this investiga-
tion resulting from incomplete or inaccurate disclosures by the individuals or agencies contacted.  
Furthermore, this report has been based only on information that became available over the study period.  
 
2.5 Special or Additional Conditions or Contract Terms 
 

Neither the environmental professional nor the User (as defined by ASTM E1527-13 section 6) are 
aware of any special or additional conditions or contract terms other than that the report would be prepared 
in accordance with ASTM Standards E1527-13 and the AAI AAll Appropriate Inquiries@ Ruling. 
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2.6 User Reliance/Certification 
 

As per ASTM definition, the User, “Givens Communities” located at 2360 Sweeten Creek Road in 
Asheville, North Carolina has the right to rely upon this report prepared for the property.  This is to permit 
the above referenced entity and assigns as well as HUD to use the contents of this report to assist in the 
evaluation of the property.  
 
2.7 Qualifications 

 
Mr. B. Thomas Houghton performed all portions of the ESA with exception to the LBP and Asbestos 

Surveys.  Mr. Houghton has been conducting environmental investigations since 1985 and is a licensed 
professional geologist in the states of; Virginia, North Carolina, South Carolina, Florida and Tennessee.  In 
addition, Mr. Houghton is an Army Corps of Engineers approved Wetland Delineator.  Presented in 
Appendix A is Mr. Houghton=s resume.  Mr. Houghton is defined as the EP (Environmental Professional) 
for this project.  Mr. Fred Mayes (NC Asbestos Inspector #13094) completed the Asbestos Survey.  Ms. 
Amy Fick (NC Certified Lead Inspector/Risk Assessor #120277) completed the Lead Base Paint Survey.  

 
Pursuant to section ASTM E1527-13 section 3.2.32 an EP is a person meeting the education, 

training and experience requirements as set forth in '312.10(b) of 40 CFR 312 and defined as follows: 
 
(1) a person who possesses sufficient specific education, training, and experience necessary to 
exercise professional judgment to develop opinions and conclusions regarding conditions 
indicative of releases or threatened releases (312.1(c)) on, at, in, or to a property, sufficient to meet 
the objectives and performance factors in 312.20(e) and (f). 
 
(2) Such a person must: 

(i) Hold a current Professional Engineer's or Professional Geologist's license or registration 
from a state, tribe, or U.S. territory (or the Commonwealth of Puerto Rico) and have the 
equivalent of 3 years of full-time relevant experience; or (ii) Be licensed or certified by the 
federal government, a state, tribe, or U.S. territory (or the Commonwealth of Puerto Rico) 
to perform environmental inquiries as defined in 312.21 and have the equivalent of 3 years 
of full-time relevant experience or (iii) Have a Baccalaureate or higher degree from an 
accredited institution of higher education in a discipline of engineering or science and the 
equivalent of 5 years of full-time relevant experience or (iv) Have the equivalent of 10 years 
of full-time relevant experience. 

 
(3) An environmental professional should remain current in his or her field through participation in 
continuing education or other activities. 
 
(4) The definition of environmental professional provided above does not preempt state 
professional licensing or registration requirements such as those for a professional geologist, 
engineer, or site remediation professional.  Before commencing work, a person should determine 
the applicability of state professional licensing or registration laws to the activities to be undertaken 
as part of the inquiry identified in 312.21(b). 
 
(5) A person who does not qualify as an environmental professional under the foregoing definition 
may assist in the conduct of all appropriate inquiries in accordance with this part if such person is 
under the supervision or responsible charge of a person meeting the definition of an environmental 
professional provided above when conducting such activities.  Relevant experience, as used in 
the definition of environmental professional in this section, means: participation in the performance 
of all appropriate inquiries investigations, environmental site assessments, or other site 
investigations that may include environmental analyses, investigations and remediation which 
involve the understanding of surface and subsurface environmental conditions and the processes 
used to evaluate these conditions and for which professional judgment was used to develop 
opinions regarding conditions indicative of releases or threatened releases to the subject property. 
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3.0 SITE DESCRIPTION  
 
3.1 Location and Legal Description 
 
 On September 30, 2022, Swift Creek Environmental, Incorporated received authorization from Mr. 
Andrew Crosson, Project Development Coordinator with Givens Communities to complete a Phase I 
Environmental Site Assessment in accordance with requirements set for in ASTM E-1527-013 for the 
Angels Medical Center located at 120 Riverview Street in Franklin, North Carolina.  The subject site is 
located on the west side of Riverview Street, encompassing the entire southwest quadrant of the White Oak 
Street and Riverview Street block.  The location of the subject site is presented as Figure 1 - Site Vicinity 
Map in Appendix B.  A Detailed Site Map is presented as Figure 2 in Appendix B while the Sprinkle 
Surveying Property Boundary is included as Figure 3.  The basement, 1

st
 Floor, and 2

nd
 Floor and 3

rd
 Floor 

Site Plans are included as Figure 4 through 7 in Appendix B.  The Macon County Property Report, 
Property Record Card, the most recent Warranty Deed (2/1/2019) and the Construction Date Location Map 
are included in Appendix D.  The subject site consists of 1 developed tax parcel and described as follows:  

 
 Owner:  MH Angel Medical Center, LLP  
 Parcel ID #: 6595109902   
 Zoning:  FRANKLIN MED/INST/CULT/RES - Commercial 
 Parcel Size: 12.98 acres  
 Building Size: Multi-Level - ~151,756 ft

2
  

 Year Built: Circa 1957 with additions in 1974, 1991, 1996, 1998 and 2000 (refer to Appendix D 
– for construction, dates and history of property)  

 Building Construction: 1 to 3 stories with partial basement, steel frame with concrete block with 
various roofing materials    

 Taxable Property Value 2023: Land - $1,505,680.00 
     Buildings - $5,848,650.00  
 Legal Description: Included in Appendix C - Deed 
  
3.2 Site and Vicinity General Characteristics 
 
 The subject property is irregularly shaped containing the hospital complex.  The subject site is 
situated in a mixed residential/commercial use setting of Franklin, North Carolina in which the subject 
property is surrounded by small, single family use homes and other medical - commercial utilized 
properties.  The facility ceased operations in July 2022, with the medical equipment in the process of being 
removed from the subject property.  A photographic representation of the subject property is included in 
Appendix E as Photographs #1 through #21. 
 
 3.2.1  Hydrogeology 
 

According to the U.S. Geological Survey (USGS) 7.5-Minute Topographic Map of the 
Franklin, North Carolina Quadrangle (2019) and our site reconnaissance, the subject site is 
situated on rolling/sloping terrain with the Little Tennessee River being located 907 feet northeast 
of the subject property with the western undeveloped portion of the subject property being a 
drainage area for the surrounding properties (Photograph #22).   
 

The average elevation across the site is 2,080 feet above mean sea level (MSL) sloping 
moderately to the southwest.  Ground water is not used a potable water source at the subject site 
or surrounding properties.  The depth to ground water is expected to vary across the subject 
property between 10 feet in the lowest portions of the subject property and 50 feet at higher 
elevations.  The immediate ground water flow component is expected to be south, southeasterly.   
  

 3.2.2 Geologic Setting 
 

The underlying consolidated formation at the subject site has been mapped as belonging 
to the Pre-Cambrian Age Blue Ridge Belt; consisting of migmatitic biotite-garnet gneiss and 
amphibolite.  This region is one of several belts crossing North Carolina in a general southwest to 
northeast direction.  The region was an arc of volcanic islands similar to Japan today and much 
explosive material settled in the surrounding seas.  Lava flows were numerous. The later tectonic 
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movements led to consolidation, metamorphism and erosion; creating the underlying slate belt. 
The estimated depth to competent rock is 20 feet. 
 

The SCS (Soil Conservation Service) has classified the surficial soil at the site as 
belonging to the Braddock Clay Loam Series.  This series is characterized by being well drained 
with moderately coarse textures and moderate hydraulic conductivities.  This series is not 
considered to be hydric.   

 
 3.2.3 Surface Drainage 
 

Based on the site inspection, storm water runoff at the site is controlled primarily by 
re-infiltration in pervious areas on the subject property and in impervious areas; sheet flow towards 
drop inlets scattered throughout the subject property grounds (Photograph #23).  The drop inlets 
are connected to a series of underground storm water pipes which are believed to discharge into 
the city’s storm water management system.  Inspection of the storm water drop inlets appeared to 
be functioning as designed drains appeared and free of any significant sediment, detritus or sludge.   

 
 3.2.4 Wetlands 
 

Based on our review of the National Wetland Inventory, no wetlands are present on the 
subject site. Presented as Figure 8 in Appendix B is the National Wetland Inventory Map.  

 
 3.2.5 Flood Plain 
 

The subject site is situated in Zone X.  Zone X is classified as being situated outside the 
100 and 500 year flood zone.  Presented as Figure 9 is the FIRM (Flood Insurance Rate Map 
3700659500J). 
 

 3.2.6 State Waters 
 

State waters include the ground water beneath the subject property.   
 
3.3 Current Use of the Property 
 
 The subject site is currently unoccupied with the hospital moving equipment and materials out of 
the subject building into the newly constructed area hospital.   
 
3.4 Improvements to the Property 
 
 Improvements on the subject property include the hospital building complex, the helicopter landing 
area and associated building (Photographs #24 through #26), asphalt pave parking areas, concrete 
sidewalks and utilities.   
  
 The remaining portion of the subject property consists of lawns and undergrowth plants/shrubbery 
and trees with an undeveloped wooded portion located on the west side of the subject property.    
Historical information regarding construction materials, dates of construction on the subject property, 
acquisitions and use is documented in Appendices C and D and sections 3.3 and 5.3 of this report.   
 
3.5 Current Uses of the Adjoining Properties 
 
 The location of the adjacent properties or nearby properties in relationship to the subject site is 
depicted on Figure 2, the Sanborn Maps and the aerial photographs.  The adjoining/nearby properties are 
presented as Photographs #27 through #32 in Appendix E.  The adjacent/nearby properties surrounding 
the subject site consist of the following: 
 
North: White Oak Street with residential homes and medical offices located on the north side of White Oak 

Street 
South: Asphalt paved parking, medical offices, Medical Park Drive and pharmacy beyond 
East: Riverview Street with medical offices located on the east side of Riverview Street 
West: Medical Park Drive with attorney’s office, residences and office buildings beyond  
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4.0 USER PROVIDED INFORMATION  
 
4.1 Title Records 
  
 A chain of title or title records were not provided by the User to Swift Creek Environmental, 
Incorporated for review.  Swift Creek Environmental, Incorporated reviewed title Information at the Macon 
County Courthouse.  A chain of title was performed in order to determine if past ownership may indicate 
any past environmental concerns.  Our review of the chain of title and other county maintained 
documentation did not indicate any environmental concerns in connection with the subject property that 
were not ascertained during other facets of this investigation.  The chain of title that was ascertained is as 
follows: 
 
 Grantee     Deed Book/Page  Date 
 Angel Medical Center, Incorporated  A-39/940   2/1/2019
 MH Angel Medical Center, LLLP   refer to Exhibit A in Appendix C    
  
 A title company should be contracted to insure the subject site is free of any outstanding liens not 
associated with potential RECs.  The most current deed is included in Appendix C.  Additional historical 
information regarding acquisitions and use is documented in Appendix D of this report.   
 
4.2 Environmental Liens or Activity and Use Limitations 
 
 The interviewees, User and the environmental professional are not aware of nor discovered any 
environmental liens in connection with the subject site.  Our research conducted at the Macon County Tax 
Assessors Office and Courthouse did not discover any environmental liens in connection with the subject 
property.  
 
4.3 Specialized Knowledge of the User 
 
 There was no specialized knowledge of the User other than the information obtained from the 
environmental professional during the completion of this Phase I Environmental Site Assessment. 
  
4.4 Commonly Known/Reasonably Ascertainable Information 
 
 The User is unaware of any commonly known or reasonably ascertainable information within the 
local community about the property that is material to the recognized environmental conditions in 
connection with the property.  Swift Creek Environmental, Incorporated has consulted with the User’s 
representative on several occasions with regards to the subject site.   
  
4.5 Valuation Reduction for Environmental Issues 
 
 Swift Creek Environmental, Incorporated was not informed on the negotiated purchase price.  
Therefore, a valuation reduction analysis for the known environmental issues could not be completed.   
 
4.6 Reason for Performing the Phase I 
 
 The Phase I Environmental Site Assessment was requested by Givens Communities as a 
declaration for a potential property transaction.  
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5.0 RECORDS REVIEW  
 
5.1 Standard Environmental Record Sources 
 

In order to determine if any Superfund sites, hazardous waste generators or NCDEQ (North 
Carolina Department of Environmental Quality)/EPA regulated establishments are present in the vicinity or 
if any hazardous materials spills have occurred nearby, Swift Creek Environmental, Incorporated reviewed 
several databases and lists compiled by the EPA and NCDEQ (as per ASTM E1527-13 section 8.1 and 
8.2), performed an area site reconnaissance and contacted various governmental agencies. 
 

5.1.1 Sites Listed in Sec 8 ASTM E1527-13 
 

Swift Creek Environmental, Incorporated reviewed databases with the required search 
distances which were provided by EDR (Environmental Data Resources), NCDEQ and the EPA 
that included, but were not limited to:  

  
  Federal NPL site list 
  Federal Delisted NPL site list 
  Federal CERCLIS site list 
  Federal CERCLIS NFRAP site list 
  Federal CORRACTS facilities list 
  Federal RCRA non-CORRACTS TSD facilities list 
  Federal generators list 
  Federal institutional control/engineering control registries 
  Federal ERNS list 
  Federal Brownfields 

State Ground Water Incidents and Spills 
  State and Tribal lists of hazardous waste sites identified for investigation or remediation  
  State and Tribal equivalent NPL 
  State and Tribal equivalent CERCLIS 
  State and Tribal landfill or solid waste sites 
  State and Tribal leaking storage tank sites 
  State and Tribal institutional control/engineering control registries 
  State and Tribal voluntary cleanup sites 
  State and Tribal Brownfield sites 
  FINDS list 
  TRI List 
  OSHA 
    

The search of available records was obtained from EDR, Incorporated of Milford, 
Connecticut.   A copy of this search is provided in Appendix F.  The provided search report meets 
or exceeds the regulatory search requirements of ASTM E1527-13.  As presented in the 
regulatory file search and listed below, there are 42 environmentally regulated facility and/or 
releases within the ASTM standard search distances.  The subject site was listed as a SQG (Small 
Quantity Generator) and UST Site.  Presented below is a listing of regulated facilities within ASTM 
search distances: 

 
1. Subject Property – SQG/UST Site - Maintains SQG EPA ID #NCR000177279, No violations 

noted – UST, (UST Facility ID 30450) Property is registered as containing 1-20,000 gallon 
emergency generator fuel oil UST.  This UST is constructed of fiberglass reinforced plastic 
serving the 3 emergency generators located on the subject property.  The UST was installed 
in 1995 and has a Veeder Root interstitial leak detection sensor with an overfill protection 
catchment.  This UST replaced a previous UST that was removed from the ground (same tank 
basin) in 1995.  There are no reported spills or releases associated with the past or current 
UST system and appear to be in-compliance with NCDEQ UST regulations with the possible 
exception of not filing the annual registration fees for 2023.  Included in Appendix H are the 
related UST documents on-file with the NCDEQ.  A non-UST spill (Incident #1556) reportedly 
occurred on 7/31/1999 with it being reported, “that an unknown chemical was poured into a 
drains with fumes coming from the drains.”  This incident number is not on NCDEQ’s 
interactive Non-UST or UST Spills Maps (refer to Appendix G).  Ms. Caroline LaFond, NCDEQ 
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UST Regional Supervisor was contacted regarding incident #1156 and facility ID#30405).  
According to Ms. LaFond the 1995 UST removal was a “clean” closure and that the incident has 
been closed.  The UST Registration and other documents that are on-file with the NCDEQ are 
included in Appendix G.  
 

2. Hays Corporation Mine – EDR is reporting a permanently closed mine.  In reviewing the US 
Department of Interior, National Mine Repository Database, there are no active or closed mines 
within 1mile of the subject property’s latitude/longitude coordinates.  There was no visual or 
ancillary evidence of any past mining activities in the area of the subject property during the 
completion of this report.    
 

3. Riverside Gulf – 274 Main Street – UST Site – USTs closed, no reported releases – 25 feet 
southeast – considered downgradient  

 
4. Stiles Service Center – 173 East Main Street - UST/LUST (Leaking Underground Storage 

Tank) Site – USTs closed – LUST case closed by NCDEQ on 8/27/2010 – 69 feet southeast - 
considered downgradient 
 

5. Citgo – 164 East Main Street - AST/UST/LUST Site – USTs/ASTs closed - LUST case closed 
by NCDEQ on 6/17/1998 – 115 feet southeast - considered downgradient 

 
6. Genesiscare USA, PA – 190 Riverview Street – SQG Site, No Violations – 202 feet northeast – 

considered cross to downgradient 
 
7. Simpson Oil Company – 223 East Main  Street – UST Site – USTs closed, no reported 

releases – 223 feet east, southeast – considered downgradient 
 
8. Morgan Oil Company – 117 East Main Street - UST/LUST Site – USTs closed – LUST case 

closed by NCDEQ on 8/4/1993 – 285 feet south, southeast - considered downgradient  
 
9. Don’s Texaco – 208 East Main Street – A EDR former gasoline station – 317 feet east, 

southeast - considered downgradient 
 
10. R&E Cleaners - 220 East Main Street - A EDR former drycleaners – 344 feet east, southeast - 

considered downgradient 
 
11. Duncan Oil Company – 224 East Main Street – A EDR former petroleum station – 354 feet 

east, southeast - considered downgradient 
 
12. Shook Furman – 417 NE Main Street – A EDR former gasoline station – 363 feet east, 

southeast - considered downgradient 
 
13. Georgia-Carolina Petroleum Company – 274 East Main Street – A EDR former gasoline station 

– 466 feet east, southeast - considered downgradient 
 
14. S&T Cleaners – 29 Iotla Street – NCDEQ registered drycleaners – 432 feet southwest, 

considered crossgradient 
 
15. Barrett Building – 104 East Main Street – non regulated petroleum release in 1999, archived by 

NCDEQ – 502 feet south, considered downgradient  
 
16. Tenneco – 445 North Main Street – Gasoline sheen record in a monitor well in 1988 – 

underwent corrective action in 1994 with NCDEQ closing incident – 505 feet east, considered 
downgradient 

 
17. Carolina Cleaners – 245 Carolina Mountain Drive – A NCDEQ registered cleaners – 506 feet  

southeast - considered downgradient 
 
18. Riverside BP – 79 South Main Street - UST/LUST – USTs closed – LUST case closed by 

NCDEQ on 9/29/2003 with institutional controls – 547 feet south - considered downgradient  
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19. Carolina Petroleum – 41 Macon Street – A EDR former gasoline station – 576 feet southwest  
- considered crossgradient 

 
20. First Union National Bank – 15 East Main Street - UST/LUST Site – USTs closed – LUST case 

closed by NCDEQ on 7/9/1993 and on 1/2/1998 – 678 feet south, southwest - considered 
downgradient  

 
21. Macon County Courthouse – 5 West Main Street - UST/LUST Site – USTs closed – LUST case 

closed by NCDEQ on 1/3/1999 – 760 feet southwest - considered downgradient  
 
22. NP&L Office - 17 West Main Street - UST/LUST Site – USTs closed – LUST case closed by 

NCDEQ on 2/15/1992 – 760 feet southwest - considered downgradient 
 
23. Conley Motor Chevrolet – 26 West Main Street - LUST Site – Waste oil release in 1997 – LUST 

case closed by NCDEQ – 881 feet south, southwest - considered downgradient 
 
24. Wachovia Bank – 38 West Main Street – UST Site – USTs closed – no reported releases – 884 

feet southwest - considered downgradient 
 
25. Marrion Weels Spill – West Main Street – spill occurred on 1/9/1994 with clean-up completed 

on same day – 929 feet east, southeast, considered downgradient 
 
26. Belk – 21 Main Street – UST Site – USTs closed – no reported releases – 1,054 feet southwest 

- considered downgradient 
 
27. Wachovia Bank – 100 West Main Street – LUST Site – LUST archived by NCDEQ – 1,069 feet 

southwest - considered downgradient 
 
28. 454 East Main Street – LUST Site – LUST closed by NCDEQ on 5/2/2018 – 1,107 feet east - 

considered downgradient 
 
29. Tenneco – 445 East Main Street – LUST Site – Cleanup and investigation under LUST TRUST 

Fund – 1,116 feet east, considered downgradient 
 
30. Hot Spot - 459 East Main Street – UST/LUST Site – UST status not reported by EDR - LUST 

closed by NCDEQ on 5/8/2013 – 1,167 feet east - considered downgradient 
 
31. Don’s Texaco – US Highway 64 and 441 – UST/LUST Site – USTs closed - LUST inactive 

since 2002 – 1,222 feet east - considered downgradient 
 
32. S&T Cleaners – 101 Phillips Street – A NCDEQ registered cleaners – 1,268 feet  south, 

southwest - considered downgradient 
 
33. Macon County Landfill – SEMS Site – Not on NPL, received NFRAP (No Further Remedial 

Action Planned) by the EPA om 11/29/1983 – 1,295 feet south, considered downgradient 
 
34. Franklin Laundry & Cleaners – 101 Phillips Street – A NCDEQ registered cleaners – 1,268 feet  

south, southwest - considered downgradient 
 
35. Stile Service Center – 139 Phillips Street –  UST/Spills Site – USTs, closed – Spills, petroleum 

release reported on 8/4/1993, case closed by NCDEQ on 8/4/1993 – 1,313 feet south - 
considered downgradient 

 
36. Don’s Texaco – 493 East Main Street – LUST Site, case closed by NCDEQ on 5/7/2010 – 

1,345 feet east - considered downgradient 
 
37. Simpson Oil Company – 544 East Main Street – LUST/Brownfields Site – LUST case closed on 

11/17/2020 with institutional control – Brownfield finalized – 1,404 feet east, northeast – 
considered downgradient  
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38. NP&L/Amoco Service Station – 197 Palmer Street UST/LUST Site – USTs closed - LUST case 
closed by NCDEQ on 9/11/1992 – 1,434 feet southwest - considered downgradient 

 
39. Duncan Oil - 543 East Main Street – LUST/LAST (Leaking Aboveground Storage 

Tank)/Brownfields Site – LUST/LAST case closed by NCDEQ on 11/17/2020 – Brownfields 
Agreement in-place for funding – 1,518 feet east – considered downgradient 

 
40. NCDOT – US 441 Bypass – LUST Site, case closed by NCDEQ on 9/20/1990 – 2,047 feet east 

- considered downgradient 
 
41. Thorne Residence – 321 Kingwood Circle – LAST Site – LAST case closed by NCDEQ on 

5/22/2020 – Brownfields Agreement in-place for funding – 2,251 feet northeast – considered 
upgradient 

 
42. Franklin Mineral – 115 Depot Street – UST/LUST Site - USTs closed - LUST case closed by 

NCDEQ on 2/26/1990 – 2,503 feet south, southeast - considered downgradient 
 
 Pursuant to ASTM, the term RECs means the presence or likely presence of any 
hazardous substances or petroleum products on a property under conditions that indicate an 
existing release, a past release or a material threat of a release of any hazardous substances or 
petroleum products into structures on the property or into the ground, ground water or surface 
water of the property. The term includes hazardous substances or petroleum products even under 
conditions in compliance with laws.  Based on the ASTM standard, the offsite regulated facilities 
pose a risk of adverse impairment to the ground water quality beneath the subject property.  As 
such, the nearby identified facilities must be considered RECs.  However, it is noted that the 
number of regulated facilities in close proximity to the subject property is considered typical for a 
urban setting and since quantitative soil and ground water documentation was gathered for this 
investigation, applicability of the ASTM definition for the off-site facilities is meaningless.  Based 
on the proposed land usage and qualitative data gathered for this investigation, the off-site facilities 
do not represent a REC in relationship to the subject property.  

 
 5.1.2 Orphan/Unmappable Sites 
 

The 2 unmappable sites listed in the EDR Report could not be connected to the subject 
property.     

 
5.2 Additional Environmental Record Sources 
 
 5.2.1 Local Brownfield Lists 
 

Brownfield listings are maintained by NCDEQ.  There are 2 Brownfield Site within ASTM 
search distances and is listed as Sites #37 and #41 in section 5.1.1 of this report.  

 
 5.2.2 Local Lists of Landfill/Solid Waste Disposal Sites 
 

There is no landfill within ASTM search distances. This landfill is listed as Site #33 in 
section 5.1.1 of this report. 

 
 5.2.3 Local Lists of Hazardous Waste/Contaminated Sites 
 

Hazardous Waste Site listings are maintained by NCDEQ.  There is 1 hazardous waste 
sites within ASTM search distances and is listed as Site #33 in section 5.1.1 of this report.  

    
 5.2.4 Local Lists of Registered USTs 
 

Registration of USTs is filed with NCDEQ.  As described in section 5.1.1 of this report 
there are 33 registered UST/LUST/LAST Sites within ASTM search distances and are listed in 
section 5.1.1 of this report.   
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 5.2.5 Local Land Records 
 

In speaking with the Town of Franklin, no Environmental Notices of Violation has been 
issued for the subject property.   

 
 5.2.6 Records of Emergency Release Reports 
    

No listings of emergency environmental reports for the subject property were discovered.   
 
 5.2.7 Public Works Department Records 
   

No concerns relating to environmental issues were discovered at the Town of Marion 
Public Works Department.    

 
 5.2.8 Local/Regional Pollution Control Agency Records 
 

No local pollution control records for the subject site were discovered.  
  
 5.2.9 Local/Regional Water Quality Agency Records 
    

Records for private and public wells exist for Macon County.  There are 11 permitted 
water supply wells within 1 mile of the subject site.  The subject site is not listed as having a 
permitted well.  There was no visual or ancillary evidence of any type of wells on the subject 
property.    

 
5.3 Historical Use Information on the Property 
 
 The subject site has been utilized as follows: 
 
 Circa 1925 to 2023 – Angels Medical Center (Vacated as of July 2022) 

 
The history of the subject property is included in Appendix D. 

 
 5.3.1 Aerial Photographs and Topographic Maps 
 

Swift Creek Environmental, Incorporated reviewed aerial photographs of the subject 
property for the years 1969, 1975, 1983, 1994, 1998, 2009, 2012 and 2016  The photographs 
reveal no environmental concerns in connection with the subject property that were not ascertained 
during other facets of this investigation.  Subsequent additions to the hospital can be observed 
through the decades.  Included in Appendix B are the Aerial Photographs.  

  
Historical topographic maps for the years 1897, 1907, 1935, 1946, 1967, 1978, 2013, 2016 

and 2019 were reviewed.  No environmental concerns were noted based on the topographic map 
review.  Included in Appendix B are the historical topographic maps.    

 
 5.3.2 Sanborn Maps   
 

Sanborn Maps for the years 1924 and 1934.  The 1924 Sanborn Map does not depict the 
subject property.  The 1934 Sanborn Map depicts the hospital in it original configuration.  Review 
of the Sanborn Maps did not reveal ant environmental concerns in connection with the subject 
property.  Included in Appendix B are the Sanborn Maps.   
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5.3.3 City Directories 
 

Available city directory abstract reports (1962 through 2017) were reviewed in order to 
determine past usage of the property.  The subject site was listed on all city directory’s reviewed 
as the Angels Medical Center/Hospital.  Review of the directory listings for the subject site and 
surrounding properties did not reveal any environmental concerns that were not identified during 
other facets of this investigation.   

 
 5.3.4 Previous Environmental Studies 
 

Other No previously known or available environmental reports for the subject property 
were discovered or ascertained by the EP or User.  

 
5.4 Historical Use Information on Adjoining Properties 
 
 Historical land use surrounding the subject site consisted of the following: 
 
 North:  1969 through 1975 - Residential and vacant grass covered lots 
   1983 through Present – Residential and commercial utilized properties 
 South:  1969 - Tree and grass covered lot 
   1975 through Present - Medical office building and asphalt pavement 
 East:  1969 through Present – Commercial (offices) and residential buildings  
 West:  1969 through 1983 – Residential and vacant lots 
   1994 through Present – Commercial (offices) and residential buildings   
  

 Based on our review of available documents no HRECs were identified on the adjoining 
properties. 
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6.0 SITE RECONNAISSANCE 

 
6.1 Site Reconnaissance Methodology and Limiting Conditions 
 
 Site reconnaissance methodology was adhered to following ASTM E1527-13 Section 9.0.  
Specifically, the methodology entailed sectionalizing the property into a systematic grid.  The on and 
off-site reconnaissance was conducted on October 3, 2022 through October 6, 2022.  Photographs 
depicted in Appendix B were collected on these dates. 
 
 As per ASTM E1527-13 section 9.4, the uses and conditions specified in ASTM E1527-13 section 
9.4.1 through 9.4.4.7 were noted to the extent visually and/or physically observed during the site visit and 
the records review process.  These were also the subject of questions as part of the interviews conducted.  
Limiting conditions that were encountered was the inability to inspect the radiological storage room and the 
bottom of the elevator shafts.   
 
6.2 General Site Setting 
 
 The subject property is situated in a mixed residential/commercial use setting of Franklin, North 
Carolina.  According to the 2020 population census, the population of Franklin, North Carolina was 4,239. 
 
6.3 Observations 
 

6.3.1 Storage Tanks 
 

 The subject property contains 1-20,000 gallon emergency generator fuel oil UST (UST 
Facility ID 30450).  The UST is located on the south side of the subject property near the main 
emergency generators (Photographs #33 through #35).  The UST was installed in 1995 and is 
constructed of fiberglass reinforced plastic serving the 3 emergency generators.  The UST system 
has a Veeder Root interstitial leak detection sensor with an overfill protection catchment.  This 
UST replaced a previous UST that was removed from the ground (same tank basin) in 1995.  
There are no reported spills or releases associated with the past or current UST system and appear 
to be in-compliance with NCDEQ UST regulations with the possible exception of not filing the 
annual registration fees for 2023.   

 
 A 5,000 gallon Jet A fuel oil AST is located in the helicopter landing area.  The function of 
this AST serves as a fuel source to the helicopter (Photograph #36).  The AST is constructed of 
double wall steel within a self-containment sill structure.  The AST appeared to be relatively new 
and in excellent condition.  No surface staining, leakage or spillage was observed surrounding the 
AST.   

 
 A, 1,000 gallon single wall steel constructed liquid Oxygen AST is located on the north side 
of the subject property surrounded by a chain link fence (Photograph #37).   The AST appeared to 
be satisfactory condition with no visual evidence of leakage or corrosion.   

 
 Numerous steel constructed Oxygen canisters were observed throughout the interior of the 
hospital, adjacent to the 1,000 gallon liquid Oxygen AST and in a storage container located 
adjacent to the helicopter landing area outbuilding (Photographs #25, #38 and #39).  The 
canisters were utilized for patients.  The canisters appeared to be satisfactory condition with no 
visual evidence of leakage or corrosion.   

 
  6.3.1.1 Thermal and Explosive Hazards 
 

No off-site ASTs were visible from the subject site to suggest that an off-site 
potential thermal or explosive hazard exist.  The A, 1,000 gallon single wall steel 
constructed liquid Oxygen AST would be considered an on-site thermal/explosive hazard 
per the HUD definition.   
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 6.3.2 Chemical and Hazardous Materials 
 

Several, small containers of miscellaneous boiler clarifiers and conditioners as well as 
medicines are stored within the boiler room and medical testing laboratory rooms within the subject 
building (Photographs #40 through #43).  Industry standard, proper materials management 
storage practices are being employed for the storage of these materials.  No leakage or staining 
was observed surrounding the containers.   

 
 6.3.3 Solid Waste 
 

The subject property is being well maintained with no scattered or discarded solid waste 
being observed on the subject property.  A hydraulic driven solid waste compactor was observed 
in the northwestern entrance way (Photograph #44).  The compactor appeared to be in excellent 
condition and functioning as designed with no evidence or leakage of solid waste or failure of the 
hydraulic components.   

 
 6.3.4 Sewage Disposal/Septic Tanks 
 

The subject site is connected to the city sanitary system.  There was no evidence of any 
septic systems on the subject site.    

 
6.3.5 Hydraulic Equipment 

 
No hydraulic equipment was observed on the subject property with exception to the solid 

waste compactor (refer to section 6.3.3 of this report).  The elevator shafts could not be inspected 
since access to the bottom of the shafts could not be opened.  It is suspected that the elevators are 
cable driven.  Hydraulic dampers may be located at the bottom of each elevator shaft.     

 
6.3.6 Contracted Maintenance 

 
Currently, contracted maintenance includes, general maintenance, lawn services and 

trash (non-hazardous solid waste/hazardous) disposal.  Other item/building components requiring 
repair are performed on an as needed basis by the owner.    

 
6.3.7 PCBs 
 

Numerous (+17) floor mounted transformers were observed throughout the interior of the 
subject building (Photographs #45 and #46) within the electrical rooms.  All of the transformers are 
the dry type with each having a UL (Underwriters Laboratory) Listing; making them non-PCB 
containing.  One exterior ground mounted transformer was identified near the southern exterior 
building wall.  The transformer appeared to be relatively new with no evidence of failure or 
leakage.  All of the transformers appeared to be functioning as designed and are non-PCB 
containing.  Other potential PCB containing equipment includes ballast contained within the 
fluorescent lights located throughout subject building.  It is noted that all ballast inspected were 
observed to have the UL stamp affixed to the ballasts; indicating that they are non-PCB containing.   

 
 6.3.8 Water Supply and Wells 
 

No monitor, potable water or gas wells were identified on the subject property.   
 
 6.3.9 Drains and Sumps 
 

Other than drains associated with toilets, sinks and storm water no process drains were 
identified in the subject building.  Floor drains for water accumulation and a boiler relief drain was 
observed in the boiler rooms (Photographs #48 and #49).  The drains appeared to be functioning 
as designed.    
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 6.3.10 Pits, Ponds, Lagoons, Standing Water, Pools 
 

No pits, ponds, standing water or lagoons were identified on the subject property 
 

 6.3.11 Stressed Vegetation 
 
  The vegetation on the subject site appeared to be healthy with no visible signs of stress.   
  
 6.3.12 Stains/Odors 
 

No significant staining or unusual odors was observed/noticed on the subject property 
during the completion of the site reconnaissance.   

 
 6.3.13 Utilities 
 

Services available at the site include: 
 
  a. Electricity 
  b. Telephone 
  c. City sewer 
  d. City water 
  e. Storm water 
  f. Cable 
  g. Natural Bas 
   
 6.3.14 Endangered Species 
 

Endangered species preservation would not be considered a concern since the property 
has been developed in excess of 100 years and is located within the town limits of Franklin, North 
Carolina.  

 
 6.3.15 Other 
 

The subject site is not located within a wild and scenic river drainage basin.  The subject 
site is not located within a Sole Source Aquifers Region.  Since the subject site is within a sewer 
service area with Farmland Protection is not be applicable to this site.   
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7.0 INTERVIEWS 
 
7.1 Interview with Previous Owner 
 

The whereabouts of the former property owners could not be ascertained.     
 
7.2 Interview with Owner and User 
 
 The current owner and User’s representative were questioned with regards to the subject property.  
Neither individual was aware of any environmental issues other than the potential for asbestos and LBP 
(Lead Base Paint).   
 
7.3 Interviews with Government Officials 
  
 Besides the agencies identified and contacted in section 5.0 of this report, the following 
agencies/individuals were contacted in person regarding potential environmental issues relating to the 
subject site.    
 

a. Macon County Health Department     
b. Franklin Fire Department 
c. NCDEQ 

     
 Other than the NCDEQ, the remaining departments did not have any records on file regarding 
environmental concerns at the subject property.   
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8.0 ADDITIONAL SERVICES  
 
8.1 Radon/Radiological Materials 
 
 A quantitative Radon assessment was beyond the scope of services and therefore not conducted.  
Radon may to be present.  For 7 sites tested in zip code 28734 by the EPA, 100% of the sites had 
concentrations below HUD 4.0 pCi/L Residential Radon Standard.  The state database did record average 
readings of 4.48 pCi/L for 16 sites tested.  The EPA has placed Macon County in Zone 2 for Radon 
Potential (Zone 2 – Moderate Radon Potential).  Per ASTM this is considered a non-scope issue.  
 
 The subject building still contains radiological equipment, including X-Ray machines, MRI 
machines and CT Scanners (Photographs #10 and #14).  It is our understanding this equipment is to be 
removed by the owner prior to property transfer.  

 
8.2 Subsurface Investigation 
 

In order to characterize subsurface conditions near the UST, on October 4, 2022, Swift Creek 
Environmental Incorporated drilled 1 hand auger boring adjacent to the UST in the grass area to a depth of 
15 feet.  The retrieved soil was then inspected by a licensed geologist and each sample was screened 
using a PID (Photo-ioniztion Detector).  All PID results were recorded to be 0.0 ppm with not visual or 
olfactory evidence of fuel oil within the retrieved samples.   

 

8.3 Lead Base Paint 
 

The lead-based paint inspection was conducted in accordance with the United States HUD 
(Housing and Urban Development) Guidelines for the Evaluation and Control of Lead-Based Paint in 
Housing, revised October 1997 for single and multi-family housing and the EPA guidelines.  These 
regulations specify a positive determination of lead in paint when the lead content is equal to or greater than 
1.0 milligrams of lead per square centimeter of painted surface (mg/cm

2
) when measured by X-ray 

Fluorescence (XRF).  The inspection was supervised by Amy Frick, a North Carolina Licensed Lead Paint 
Risk Assessor.  Results of the LBP Survey findings conclude there are no potential Lead hazards and no 
further actions regarding LBP are warranted.  Included in Appendix H is the LBP Survey Report.    

 
8.4 Asbestos 
 

As part of this investigation a Limited Asbestos Survey was completed by licensed North Carolina 
asbestos inspectors in accordance with NCDEQ guidelines.  Asbestos containing materials include: 

 
- Floor Tile/Mastic 
- Sink Undercoating 
- Thermal Insulation 

 
The amount and quantities of asbestos containing materials along with the results of the analyses 

are presented in the Asbestos Survey Report included as Appendix I. 
 

8.5 Noise 
  
 With regards to potential noise levels exceeding the HUD allowable noise levels for a residential 
community, NAS considerations were undertaken and included the following: 
 
  NAS/NMD Considerations  Distance to facility 
  Active Rail Line    > 3,00o feet 
  Civilian Jet Airport   > 15 miles 
  Major Highways/Roads   > 3,000 feet 
  Military Airfields    > 15 miles 
 
 Based on the above findings and the proposed use of the subject property, no potential noise 
generating facilities were identified near the subject property.   
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8.6 Vapor Intrusion 
 

Based on current and past site and off-site usage, no potential vapor intrusion hazards could be 
identified. Vapor encroachment is an emerging concern associated with the potential for volatile chemicals, 
such as petroleum fuels and chlorinated solvents to migrate through the subsurface in the gas phase from 
contaminated soil and/or groundwater plumes.  Vapor encroachment may be a concern if subsurface 
VOCs (Volatile Organic Compounds) migrate into occupied buildings through cracks and penetrations in 
the building slab.  The ASTM E1527-13 Standard Practice for Environmental Site Assessments: Phase I 
Environmental Site Assessment process requires the EP to evaluate the potential for vapor encroachment 
onto the subject property and to determine if such vapor encroachment constitutes evidence of a REC on 
the subject property.  The E1527-13 ASTM Standard Practice does not specifically state the methods that 
must be used to screen for potential vapor encroachment issues. However, ASTM has developed a 
separate Standard Guide for VES (Vapor Encroachment Screening) on Property Involved in Real Estate 
Transactions (ASTM E2600-15).  The ASTM E2600-15 Standard Guide was utilized to conduct VES for 
the subject property.  The goal of conducting VES is to identify a VEC (Vapor Encroachment Concern), 
which is defined as the presence or likely presence of organic vapors in the subsurface of the subject 
property caused by the release of vapors from contaminated soil either on or near the subject property.  If 
a VEC is identified, the EP must determine whether the VEC represents evidence of a REC on the subject 
property under the context of the Phase I ESA Standard Practice.  It is noted that the identification of a 
VEC on the subject property does not necessarily indicate that a potential for migration of vapors into 
existing or proposed structures on the subject property is likely.  The EP will identify the VEC as a 
recognized environmental condition where the potential for vapor migration into structures is considered 
likely or where the contaminant concentrations in the soil, groundwater or soil vapors on the subject 
property are significant and likely to result in enforcement against on-site or off-site responsible parties.  It 
is outlined that the VES process is not intended to be an exhaustive screening and cannot wholly eliminate 
uncertainty regarding the presence of VECs in connection with the subject property.  The VES is intended 
to reduce, but not eliminate uncertainty regarding whether or not a VEC exists in connection with the subject 
property. 
 
 The VES utilizes information regarding the potential presence of releases on or near the subject 
property that were collected as a normal part of the Phase I ESA process, such as governmental database 
records, review of governmental files and historical data sources. No additional data was collected 
specifically for the purpose of the VES.  In order to identify potential sites of concern within the approximate 
minimum search distance, Swift Creek Environmental, Incorporated reviewed governmental database 
records, regulatory agency files, aerial photographs, and other information as available and appropriate. 
The VES Standard Guide prescribes a two tier approach for screening of sites for potential vapor 
encroachment.  In Tier I, potential sites of concern within the search radii are identified and the EP must 
determine whether a VEC exists or not based on the information that is available within the context of the 
Phase I ESA data gathering.  If the available information indicates that a VEC exists based on available 
information, the environmental professional, in consultation with the User, may conduct Tier II screening to 
further evaluate the potential risk.  Under Tier II, the environmental professional would review available 
reports through the regulatory agency or other reasonably ascertainable sources to determine the status of 
assessment/remediation, size and migration pathways for any associated plumes, geologic conditions and 
other geologic information.  This information would be utilized to determine the distance between the 
plume and the target property boundary.  For example, if the distance from the edge of a plume in a 
downgradient position to the subject property boundary exceeds 100 feet for VOCs or petroleum free 
product or 30 feet for DPHCs (Dissolved Petroleum Hydrocarbons), then the site may be screened out and 
a VEC does not exist.  The VES Standard Guide requires the EP to search for potential sites of concern 
within the regulatory databases and required search distances, where groundwater flow is not known 
and/or preferential pathways for groundwater or vapor flow may exist is identified or whether other geologic 
features such as low permeability soils or hydrogeologic boundaries such as rivers or streams exist which 
would tend to limit the potential for migration of groundwater or vapors in a particular direction.  The on-site 
UST contains fuel oil an aliphatic non-volatile compound (fuel oil) which is located downgradient of the 
subject building with no evidence of failure or leakage.  Based on the results of our Tier I VES, a VEC was 
not identified and no further action regarding potential VECs is warranted at this time.   
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9.0 DEVIATIONS  
 
9.1 Identification of Data Gaps 
           
 As per ASTM E1527-13 section 3.2.20, a data gap is defined as a lack of or inability to obtain 
information required by this practice despite good faith efforts by the environmental professional to gather 
such information.  Data gap that were encountered during this investigation included: 
 

1. Inability to inspect the bottom of the elevator shafts  
2. Inability to inspect the radiological storage room 
3. No Title records provided by the User.     

 
9.2 Sources of Information Consulted to Address Data Gaps 
 
 Only data gap #3 in section 9.1 of this report allowed for additional sources to address this 
particular data gap.  This included performing our own title research.  Data gaps #1 and #2 cannot be 
further addressed until full access to the subject property is obtained.    
 
9.3 Significance of Data Gaps 
 
 As per ASTM E1527-13 section 12.7, a data gap is considered significant if other information 
and/or professional experience raise concerns involving the data gap.  Per definition, data gaps #1 and #2 
are considered significant since past site usage and information obtained for the completion of this Phase I 
ESA raises potential concerns on possible undiscovered RECs in these areas.    
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10.0 FINDINGS, OPINION AND CONCLUSIONS   
 
We have performed a Phase I Environmental Site Assessment in conformance with the scope and 

limitations of ASTM Practice E 1527-13 for the property known as the Angels Medical Center located at 120 
Riverview Street in Franklin, North Carolina.  Any exceptions to, or deletions from, this practice are 
described in Sections 2.3, 2.4, 2.5, 6.1 and 9.1 of this report.  This assessment revealed the following 
ASTM Scope/Non Scope RECs, HRECs, CRECs or environmental AULs in connection with the property 
with exception to: 
 
ASTM Scope Issues: 
 
● The subject building still contains radiological equipment, including X-Ray machines, MRI 

machines and CT Scanners.  It is our understanding this equipment is to be removed by the owner 
prior to property transfer.  Prior to property acquisition, the facility should be re-inspected to ensure 
the radiological equipment has been removed from the subject property.  
 

● Several, small containers of miscellaneous boiler clarifiers and conditioners as well as medicines 
are stored within the boiler room and medical testing laboratory rooms within the subject building 
Industry standard, proper materials management storage practices are being employed for the 
storage of these materials.  No leakage or staining was observed surrounding the containers.  It 
is our understanding that these materials will be removed by the owner prior to property transfer.  
Prior to property acquisition, the facility should be re-inspected to ensure that these materials have 
been removed from the subject property.    

 
● The subject property contains 1-20,000 gallon emergency generator fuel oil UST.  The UST is 

located on the south side of the subject property near the main emergency generators.  The UST 
was installed in 1995 and is constructed of fiberglass reinforced plastic serving the 3 emergency 
generators.  The UST system has a Veeder Root interstitial leak detection sensor with an overfill 
protection catchment.  This UST replaced a previous UST that was removed from the ground 
(same tank basin) in 1995.  There are no reported spills or releases associated with the past or 
current UST system and appear to be in-compliance with NCDEQ UST regulations with the 
possible exception of not filing the annual registration fees for 2023.  If the UST is to remain after 
property transfer, the UST should inspected by a qualified UST system technician to ensure the 
system is functioning as designed. Additionally, it should be documented that the UST is being 
transferred by completing a NCDEQ UST-8 Ownership Transfer Form and submitting the 
document to the NCDEQ with all associated fees being current.        

 
A 5,000 gallon Jet A fuel oil AST is located in the helicopter landing area.  The function of this AST 
serves as a fuel source to the helicopter.  The AST is constructed of double wall steel within a 
self-containment sill structure.  The AST appeared to be relatively new and in excellent condition.  
No surface staining, leakage or spillage was observed surrounding the AST.  If the AST is to 
remain after property transfer, a qualified individual should be employed to maintain this AST.      

 
A, 1,000 gallon single wall steel constructed liquid Oxygen AST is located on the north side of the 
subject property surrounded by a chain link fence.   The AST appeared to be satisfactory 
condition with no visual evidence of leakage or corrosion.  Since liquid Oxygen will no onger be 
necessary as part of the redevelopment, this AST should be dismantled and removed fro the 
subject property.     

 
Numerous steel constructed Oxygen canisters were observed throughout the interior of the 
hospital, adjacent to the 1,000 gallon liquid Oxygen AST and in a storage container located 
adjacent to the helicopter landing area outbuilding.  The canisters were utilized for patients.  The 
canisters appeared to be satisfactory condition with no visual evidence of leakage or corrosion. It is 
our understanding that these materials will be removed by the owner prior to property transfer.  
Prior to property acquisition, the facility should be re-inspected to ensure that these materials have 
been removed from the subject property.    
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ASTM Non-Scope Issues 
 
● Based on the Asbestos Survey, an Asbestos Abatement strategy will be required.  The asbestos 

identified in the provided quantitative Asbestos Survey should be abated/encapsulated in 
accordance with applicable, local, state and federal regulations.  

  
● A quantitative Radon assessment was beyond the scope of services and therefore not conducted.  

Radon may to be present.  For 7 sites tested in zip code 28734 by the EPA, 100% of the sites had 
concentrations below HUD 4.0 pCi/L Residential Radon Standard.  The state database did record 
average readings of 4.48 pCi/L for 16 sites tested.  The EPA has placed Macon County in Zone 2 
for Radon Potential (Zone 2 – Moderate Radon Potential).  If the facility is to be utilized 
residentially either the facility should be quantitatively tested for Radon or a Radon mitigation 
system should be formulated.   
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and MEK spills; Burial recovery and disposal of drums containing low grade radioactive materials, PCB oil's, diesel fuels, motor oils, and
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delineations; Water resource investigations; Characterization, removal and disposal of hazardous sludges; Delineation of a 2,000,000
gallon gasoline subsurface spill at an AST facility; Delineation of carcinogenic materials spilled at airline crash sites; Soil and ground
water remediation of heavy metal contamination at RCRA facilities; Permanent closure of USTs; Assessments and clean-ups of LUST
sites; Phase I and Phase II Site Assessments;  Radioactive site Investigations; Lead Brownfields Contractor; State VRP and HSI Site
Investigations and Clean-ups, Compliance Audits; Well Point Designs, Wetland delineations, designs and constructions; Hydrogeologic
modeling for potential potable water usage, Municipal water supply studies; Contaminant transport modeling, Hurricane Isabel and Gloria
Environmental Disaster Relief for the Virginia Department of Environmental Quality, Virginia State Lead LUST Contractor 1999-2004;
Wildlife Studies, Macroinvertebrate Identification Studies; Stream Quality Studies, Storm Water Compliance Investigations
/Maintenance/Repair, Sound Studies, HOME/HUD Lead Environmental Investigator, Property Condition Assessments
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GES Environmental Services, Inc. 
Richmond, Virginia 
Senior Project Manager
1990 - 1994 

Soil Mechanics Environmental Services
Seaford, New York
Geologist/Project Manager
1985 - 1990
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State University of New York at Oswego
Oswego, New York - B.S. Geology 1985
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SC Geological Symposium Sustainable Ground Water
Clemson, SC April 2018 Las Vegas, Nevada, 2006, 2008
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Certified Professional Geologist, No. 950, Virginia, 1993
Certified Professional Geologist, No. 1291, North Carolina, 1994
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Figure 2 - Detailed Site Map Legend    
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APPENDIX D 

Angel Medical Center History - Fearnbach 

History Services, Incorporated (12/2022)     

Construction Date Map 
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Site Photographs 

  

 

 

 

 

 

 

 

 

 

 



PHOTOGRAPHIC RECORD 
 
 

 
Photograph 1 – Subject Building – South Face 

 

 

 
Photograph 2 – Subject Building – South and East Face 

 
 

 
Photograph 3 – Subject Building – North Face  

 



PHOTOGRAPHIC RECORD 
 
 

 
Photograph 4 – Subject Building – East Face   

 

 

 
Photograph 5 – Subject Building Main Roof 

 
 

 
Photograph 6 – Subject Building - Roof Top Mechanical Room 
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Photograph 7 – Subject Building - Roof Top Mechanical Room - Interior 

 

 

 
Photograph 8 – Subject Building – Kitchen - Interior 

 
 

 
Photograph 9 – Subject Building – Typical Interior Hallway 
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Photograph 10 – Subject Building Interior – Typical MRI Room 

 

 

 
Photograph 11 – Subject Building Interior – Mechanical Room 

 
 

 
Photograph 12 – Subject Building Interior – Typical Elevator 
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Photograph 13 – Subject Building Interior – Typical Operating Room 

 

 

 
Photograph 14 – Subject Building Interior – Typical X-Ray Room 

 
 

 
Photograph 15 – Subject Building Interior – Typical Laboratory Testing Room 
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Photograph 16 – Subject Building Interior – Typical Patient Room 

 

 

 
Photograph 17 – Subject Building Interior – Typical Nurse’s Station  

 
 

 
Photograph 18 – Subject Building Interior – Pharmacy 
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Photograph 18 – Subject Building Interior – Typical Chiller/HVAC 

 

 

 
Photograph 19 – Subject Building Interior – Boiler Room/HVAC  

 
 

 
Photograph 20 – Subject Building Interior – Boiler Room/HVAC 
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Photograph 21 – Subject Building Interior – Typical Electrical Room 

 

 

 
Photograph 22 – Subject Site – Western Undeveloped Area 

 
 

 
Photograph 23 – Subject Site – Typical Strom Water Drop Inlet 
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Photograph 24 – Subject Site – Helicopter Landing Area 

 

 

 
Photograph 25 – Subject Site – Helicopter Outbuilidng/Shed and Oxygen Canisters Storage 

 
 

 
Photograph 26 – Subject Site - Helicopter Outbuilidng/Shed Interior) 
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Photograph 27 – Northern Adjacent Property 

 

 

 
Photograph 28 – Northwesterly Adjacent Properties 

 
 

 
Photograph 29 – Southern Adjacent Property 
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Photograph 30 – South View From Subject Property 

 

 

 
Photograph 31 – Western Adjacent Properties along White Oak Street 

 
 

 
Photograph 32 – Eastern Adjacent Property 
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Photograph 33 – Subject Site – 20,000 gallon Fuel Oil UST Basin – Emergency Generator in Background 

 

 

 
Photograph 34 – Subject Site – UST Vent  
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Photograph 35 – Subject Site – Emergency Generators 

 

 

 
Photograph 36 – Subject Site – Jet A Fuel AST 
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Photograph 37 – Subject Site – Liquid Oxygen AST 

 

 

 
Photograph 38 – Subject Site – Oxygen Canisters 
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Photograph 39– Subject Site – Oxygen Canisters  

 

 

 
Photograph 40 – Subject Site – Medical Storage - Laboratory 
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Photograph 41 – Subject Site – Regulated Materials Storage – Boiler Room 

 

 

 
Photograph 42– Subject Site – Regulated Materials Storage – Boiler Room  

 
 

 
Photograph 43 – Subject Site – Regulated Materials Storage – Boiler Room  
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Photograph 44 – Subject Site – Solid Waste Compactor 

 

 

 
Photograph 45 – Subject Site – Typical Dry Transformers 

 
 

 
Photograph 46 – Subject Site – Typical Dry Transformers 

 



PHOTOGRAPHIC RECORD 
 
 

 
Photograph 47 – Subject Site – Ground Mounted Transformer 

 

 

 
Photograph 48 – Subject Site – Boiler Relief Drain 
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Photograph 49 – Subject Site – Boiler Room Drain 
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Regulatory Data Search 
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NCDEQ UST Registration/Closure 

Documents 

 

 

 

 

 

 

 

 

 

 

 

































































 









































































 



















































 





 







 

 

 

 

 

 

 

APPENDIX H 

Lead Base Paint Survey Report 

 

 

 

 

 

 

 

 

 

 

 

 

































































 

 

 

 

 

 

 

APPENDIX I 

 Asbestos Survey Report 
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3.1SITE NARRATIVE



3.1

This report is based on visual observations of the existing facility made during site observations 
compiled over two (2) days on October 12 and December 16 of 2022. In addition, existing available 
site drawings and a newly updated survey dated 12/12/2022 were used to confirm existing 
topography, boundaries, utilities, building outlines, nature, and special equipment. Field observed 
and photographed conditions are added to this report appendix section 7.5. Angel Medical Hospital 
maintenance personnel information and a facilities condition assessment of the hospital dated 
November 22, 2016, were used to verify or update any changes since then.  Other than the updated 
survey mentioned above, no additional surveys, such as underground or above ground testing were 
performed as a part of this report. 

The site and survey report is configured to provide an understanding of existing conditions, followed 
by recommendations outlining possible modifications to accommodate the various scenarios for the 
renovation of existing buildings and/or for future new construction.  

Overall, the Angel Hospital site has a very robust infrastructure; the majority of the proposed 
transformations are focused on the removal of paved areas and unnecessary equipment, and the 
relocation of some desired features.

EXISTING CONDITIONS

PARKING AND OTHER PAVED AREAS

The survey identifies parcel areas A, B, C, D, E and F which contain parking, as part of the Angel 
Hospital property. After discussions with the Angel Hospital Feasibility Study (AHFS) team, some 
of these parking areas appear to be assigned to some axillary buildings, and to be off limits for the 
purpose of this study. These areas are labeled as D, E and F. Other areas labeled as “C” that are 
adjacent to D, E and F, may be located too far away for the main building to be considered useful for 
this feasibility study. See Architectural Site Study 3.22

Overall, asphalt pavement shows signs of deterioration with cracks in multiple locations and water 
penetration. Some areas have been re-coated with liquid bitumen, but this work appears to have 
been done several years ago as the cracks have resurfaced. The second visit was done after 
an overnight rain event; evidence of this event could be seen on the rooftop membrane, but no 
significant standing water areas or pot holes were found; the storm drain system seems to be 
adequately working. There are some concrete pads that appear to be in good condition.

RETAINING WALLS

Most retaining walls on site are cast in place concrete with reinforced steel; they appear to be in good 
condition and there are no sign of tilting, leaning, being pushed out, diagonal cracks, exposed steel of 
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crumbling. 
On the large retaining wall to the south of the property, there is a vertical gap of about 2 to 3 inches; 
(see photo ‘a’ in section 7.5) based on observations, this condition deserves further review. Refer to 
structural evaluation.

UTILITIES

Power
Main power service is on the southeast corner by the basement. Main disconnects are in the 
basement adjacent room. Transformer is located right outside the basement. Refer to Electrical 
assessment for details.

Gas
Main Natural Gas access point is at the southeast corner of the building by the basement. Main cut 
off valve sits right outside. Refer to Plumbing assessment for details.

Water
Water supply access points and FDC’s are on the southeast and on the northwest corners. Refer to 
plumbing assessment for more details.

Storm 
Storm system grilles and underground pipes shown on Topo/Survey (see section 3.21)

Sewer 
Sanitary Sewer system underground pipes and manholes shown on Topo/Survey (see section 
3.21). Some are PVC and some are clay. Conditions of clay piping should be further investigated to 
determine if they need to be replaced.

Telecommunications
Telecom pedestal comes across from Riverview Street on the southeast corner; Telecom boxes run 
cable to the basement on the southeast corner.

ABOVE AND BELOW GROUND EQUIPMENT 

The following equipment appears in the most recent survey and has been confirmed visually on site 
for the purpose of this study:

1 Air cooled Chiller and concrete pad on the southeast corner by the basement
1 Air cooled Chiller and concrete pad on the northwest corner
1 Cooling tower and steel structure on the south-central area by the basement.
1 Oxygen tank tower, concrete pad, and structure on the north central side.
1 Electric transformer by the southeast corner near the basement.

3.1

22127.00 02.01.2023

SITE NARRATIVE



2 Emergency power generators by the southeast area.
1 Diesel fuel tank underground by the southeast area.
1 Diesel Fuel tank above ground on the far northwest area by the Helicopter pad.
TOPOGRAPHY
Sloping and stable built environment with gentle grades and retaining walls where needed.

LANDSCAPING
Existing mature landscaping with the need of some trimming at some overgrown areas.

FEASIBILITY

We have created two different options for the main building with two variations each. In addition, 
an option was developed to show a future new IL building and an option to enhance the look of the 
existing large retaining wall. These options and alternatives are detailed in the Architectural Narrative. 
See section 3.3.

For the purpose of this study, we have taken the most demanding option; (Option 2B + New IL + 
Enhanced Retaining Wall) that includes the largest number of units, and therefore the largest number 
of parking spaces needed.

In general, the proposed site improvements focus on improving the amount of green spaces, 
particularly in areas close to the proposed residential unit windows and views, and the removal of 
all of the above and underground ground equipment pieces that based on the engineer’s findings. 
This includes equipment that is no longer in good shape, is at the end of its life cycle, is required for 
a residential renovation, or is located in places that are considered too close and too visible for a 
residential environment.

The parking area to the north, where the loading dock is today, has been reconfigured to create 
a green area in front of proposed resident units. Additional green areas are also created near the 
retaining walls to allow for landscaping screening of the walls.

The parking area to the southwest has been reconfigured to create a green buffer between the 
resident units and the vehicles. A large median will allow for additional opportunities for large shading 
trees in the middle of the new proposed parking layout.

The road to the south of the property is proposed to be transformed into a green area with reinforced 
turf. This will allow for a fire truck and any maintenance vehicles to occasionally use this access 
when needed. This can be accomplished by removing the asphalt topping, removal of cooling tower 
and support structure, HVAC equipment and concrete pad, removal of small emergency generator, 
removal of the underground diesel tank and the relocation of large generator to the East end where 
the topography will naturally hide it from the view of the resident units facing East.

3.1
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At the bottom of the large retaining wall on the south, this study proposes to remove some of the 
asphalt surface near the retaining wall and to create a green area with new landscaping to screen this 
large retaining wall. The remaining area could become an overflow parking lot; these overflow parking 
spaces are in addition to the required residential parking spaces.

Parking numbers

Option 2B will house 116 resident units x 1.5 multiplier = 174
The proposed new parking configuration offers 190 parking spaces.
The overflow parking area offers an additional 37 spaces. These could be overflow and/or employee 
parking.
The total number of parking spaces proposed for this option is: 227

Phase II to the west of the property is a 50 unit IL new construction x 1.5 = 75
This study proposes two parking areas, one on the upper level with 50 spaces and the other one 
on the lower level with 25 spaces for a total of 75. Additional visitors could use the nearby overflow 
parking to the south.

Impervious/Pervious

The proposed site changes take into consideration the existing balance between pervious and 
impervious surfaces and offers an increase in pervious surfaces for the areas surrounding the 
hospital building.

For the new building, there is a possibility that the new impervious areas may require their own 
independent water management system with a water retention pond located to the south of the lower 
parking area.

Above and Below Ground Equipment

All the above and below ground equipment, with the exception of the transformer and the new 
emergency generator, is proposed to be removed and sold or disposed of (refer to engineering 
assessments).

The newer generator could be relocated on the far southeast corner, naturally screened by the 
topography. A new retaining wall will be needed to accomplish this relocation.

Trash management dumpsters are proposed to be relocated in the North Central area; away from 
immediate views of residential units.
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1. REMOVE OXYGEN TANK AND CONCRETE PAD.
2. 2. REMOVE MULTIPLE OUTBUILDING SHEDS.
3. REMOVE CONCRETE DRIVEWAY PORTION TO INTRODUCE GREEN AREA.
4. REMOVE LARGE CANOPIES.
5. REMOVE HVAC EQUIPMENT.
6. REMOVE EMERGENCY POWER GENERATORS (SALVAGE LARGER ONE FOR RE-USE AND RELOCATION).
7. REMOVE FUEL TANKS BOTH ABOVE AND UNDER GROUND.
8. REMOVE SHED.
9. REMOVE CURBS AND ISLANDS TO RECONFIGURE PARKING AREA.
10.  REMOVE HELICOPTER PAD.
11.REMOVE ASPHALT SECTION ON PHASE II TO ALLOW SPACE FOR NEW BUILDING.
12.  REMOVE ASPHALT TO ENHANCE RETAINING WALL ADJACENT AREAS WITH LANDSCAPING.
13.REMOVE ASPHALT ROAD AND CURBS TO INCREASE GREEN AREA NEAR RESIDENTIAL WINDOWS.

DEMO LEGEND
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FFE: 2,085.63'

FFE: 2,083.26'

FFE: 2,071.31'

FFE: 2,071.29'

FFE: 2,071.18'

FFE: 2,082.88'

FF
E:

 2
,0

83
.2

6'
FF

E:
 2

,0
83

.2
0'

FFE: 2,083.27'

FFE: 2,083.29'

FFE: 2,061.23'

FFE: 2,061.25'

FFE: 2,061.29'

FFE: 2,061.23'
FFE: 2,061.30'

EB

FFE: 2,048.52'

FFE: 2,048.64'
FFE: 2,038.33'

FFE: 2,038.31'

FFE: 2,037.70'

FFE: 2,049.16' FFE: 2,049.18'

FFE: 2,049.23'

FFE: 2,083.24'

FFE: 2,089.43'

SIGN

C H U R C H    S T R E E T

PUBLIC RIGHT-OF-WAY

!

!

CONCRETE

D E S I G N A T I O N    T A B L E

DESIGNATORPINOWNERDEED REFERENCE

A6595118179 MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
B6595119199MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
C6595109902MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
D6595202793MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
E6595203433MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
F6595109646MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940

C

VARIOUS
LIDS

4'
 W

O
VE

N
 W

IR
E 

FE
N

C
E

BARBED WIRE FENCE

6595104637
MH ANGEL MEDICAL CENTER, LLLP

D.B. A-39, P. 940

EM x5

TELECOM
MANHOLE

C

C
A S P H A L T    P A V E M E N T

TCB

TCB

TCB

SIGN

TSB

SHED CROSSES
• • • • • • • • •• •• • •• • •• •• • • • • • • • • • • • • • • • • • • • •

R
 I V E R

 V I E W
    S T R

 E E T - S.R
. 1 4 6 2

PU
BLIC

 R
IG

H
T-O

F-W
AY

(N
O

 D
EED

 O
F C

O
N

VEYAN
C

E FO
U

N
D

)

M E D I C A L    P A R K    D R I V E

PRIVATE RIGHT-OF-WAY

(NO DEED OF CONVEYANCE FOUND)

M
 E

 D
 I 

C
 A

 L
   

 P
 A

 R
 K

   
 D

 R
 I 

V 
E

PR
IV

AT
E 

R
IG

H
T-

O
F-

W
AY

(N
O

 D
EE

D
 O

F 
C

O
N

VE
YA

N
C

E 
FO

U
N

D
)

AREA OF SIGNIFICANT
GROUND EROSION

SMALL STREAM

SMALL STREAM

CONCRETE

CONCRETE

C
O

N
C

R
ETE

CONCRETE

CONCRETE

CONCRETE

CONCRETE

FDC

COLUMN
(TYP)

CPCPLARGE CRACK
IN WALL

TRANS

TRANS

HVACx4

COLUMN
(TYP)

CO

BILLBOARD

HVAC x5

2 - STORY
BRICK OFFICE

BUILDING

30' RIGHT-OF-WAY
PER D.B. D-37, P. 1799

25' RIGHT-OF-WAYPER D.B. D-37, P. 1799

30'

25'

X2

SIGN

RPZ

MULTI - STORYMASONRY BUILDING

2 - STORYBRICK BUILDING 2 - STORYBRICK BUILDING

F

E

D

C

C

C

C

C

C

C

C

B
A

TOTAL SURVEYED
• • • • •• •• • •• • • •• • • • • • • • • • • • • • • • • • • • • • • •

C
O

N
C

R
ET

E 
W

AL
L

CONCRETE WALL

CONCRETE WALL

CONCRETE WALL

ICP

16" COLUMN
(TYP)

HVAC AREA

GMx5

SIGN

UGE
HANDHOLE

CO

CO

M A I N   S T R E E T - U.S. 23/441 B U S I N E S S

PUBLIC RIGHT-OF-WAYEM

20'

20' EASEMENT AS SHOW
N

ON PLAT CARD 3291 AND

DESCRIBED IN D.B. T-21, P. 485

STAIRS

SIGN

TRAFFIC

LIG
HT PO

LE

SIGN

TCBx3

TCB

SIGN

SIGN

SIGN

C
O

N
C

R
ET

E

C
O

N
C

R
ET

E

C
O

N
C

R
ET

E

C
O

N
C

R
ETE

C
O

N
C

R
ETE

TCB

SIGN

FDC

CONCRET
E

CONCRETE

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H
 A L T    P A V E M

 E N
 T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A 
S 

P 
H

 A
 L

 T
   

 P
 A

 V
 E

 M
 E

 N
 T

A 
S 

P 
H

 A
 L

 T
   

 P
 A

 V
 E

 M
 E

 N
 T

A 
S 

P 
H

 A
 L

 T
   

 P
 A

 V
 E

 M
 E

 N
 T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

A S P H A L T    P A V E M E N T

CONCRETE
CONCRETE

TRANS

HVAC

PIV
GM

HVAC

GEN.
GEN.

SIGN

BOLLARD
(TYP)

TCB

TCB

FLAG
POLE

TRANSFORMER

TCB

SIGN

BFP

SIGN

SIGN

BOLLARD
(TYP)

HVAC

TCB

TCB
TCB

TCB

HVAC X2

PUMP

SHED

FUEL TANK

HELICOPTER
PAD

6595117117
ROBERT L. PENDERGRASS

D.B. D-18, P. 400

6595115199
ROBERT LANDY PENDERGRASS

D.B. E-20, P. 1972
D.B. M-7, P.268

6595114271
ROBERT L. PENDERGRASS

D.B. C-18, P. 108

6595113203
FIRST BAPTIST CHURCH

D.B. A/37

6595110213
PINNACLE PROPERTY HOLDINGS, LLC

D.B. M-39.2378

6595019150
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595019094
JOSEPH M. COLLINS

D.B. I-22, P. 1195

6595009993
NANTAHALA PROPERTIES, LLC

D.B. J-29, P. 2092
D.B. U-27, P. 125

6595100872
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595101714
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595101679
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595103614
FIRST BAPTIST CHURCH

D.B. W-15, P. 249

6595105750

M
H

 AN
G

EL M
ED

IC
AL C

EN
TER

, LLLP

D
.B. A-39, P. 940

6595107487
TOWN OF FRANKLIN

D.B. T-19, P. 187

6595200412
GTE SOUTH INCORPORATED

D.B. K-6, P. 307

6595201454
TIPTON ENTERPRISES, LLC

D.B. Y-37, P. 1907
PLAT CARD 8693

FDC

TPED

TPED

SIGN

TPED

TPED

24
8.

22
'

• •
• •

••
• •

• •
•••

•
•

•
•

•
•

•
•

•
•

•
•

•

STAIRS

GM
TRANS

GEN.

TRASH
MGMT.

2,130'

2,120'

2,110'

2,100'

2,090'

2,080'

2,100'
2,090'

2,080'

2,100'

2,090'

2,080'

2,100'

2,090'

2,080'

2,070'

2,070'

2,
07

0'

2,080'

2,090'

2,100'

2,110'

2,120'

2,100'

2,090'

2,080'

2,100'

2,090'

2,080'
2,070' 2,060'

2,060'2,
07

0'

2,
08

0'

2,060'

2,070'

2,070'

2,080'

2,050'

2,050'

2,052'

2,054'

2,056'

2,058'

2,
08

2'

2,080'

2,080'

2,060'

2,050'

2,048'

2,046'

2,048'

2,046'

2,060'

2,0
48

'

2,040'

2,040'

2,050'

2,054'

2,
05

8'

2,060'

2,050' 2,
04

0'

2,030'

2,034'

2,040'

2,050'

2,070'

2,0
74

'

2,080'

2,
09

0'

2,
10

0'

2,
12

0'

2,110'

2,120'

2,1
10

'

2,1
00

'

2,090'

2,
08

2'

2,0
84

'

2,
08

0'

2,
07

8'

2,
08

0'

2,070'

2,
08

0'

2,050'

2,050'

2,040'

2,125'

2,115'

2,105'

2,095'

2,085'

2,075'

2,105'

2,105'

2,095'

2,085'

2,075'

2,070'

2,075'

2,085'

2,095'

2,105'

2,115'
2,105'2,11

0'

2,095'

2,085'

2,075'

2,085'

2,095'

2,085'

2,
08

0'

2,075'

2,0
70

'2,0
75

'2,
08

0'

2,075'

2,075'

2,085'

2,090'

2,095'

2,100'

2,120'

2,11
5'

2,105' 2,
09

5'

2,
08

5'

2,
07

5'

2,055'

2,065'

2,055'

2,050'

2,055'

2,045'

2,050'

2,045'

2,035'

2,035'

2,045'

2,065'

2,
07

5'

2,
07

5'

2,
08

5'

2,
09

5'

2,
10

5'

2,115'

2,035'

2,035'

2,
04

0'

2,046'
2,047'

2,055'

2,050'

2,
08

0'

2,070'

2,071'

2,065'

2,085'

2,
09

0'
2,

09
5'

2,
10

0'

2,1
05

'

2,110'

2,115'

2,110'

2,105'

2,100'

2,095'
2,100'

2,105'

2,090'

2,087'

2,086'

2,080'2,085'
2,090'
2,095'

2,100'
2,105'
2,110'

2,115'

2,0
70

'

2,
07

1'

2,082'

2,081'

2,105'

2,115'

2,055'

2,050'

2,065'

2,060'

2,055'

2,050'

2,045'

2,040'

2,065'

2,055'

2,045'

2,035'

2,060'

2,076'

PROPOSED SITE PLAN

1

1

1

1
1

1

1

4

5

7

10

9

10

12

11

11

11

10

9

6

8

8

8
8

8

1

2

3

NEW 50 UNIT 
RESIDENTIAL 

BUILDING

PHASE II

1. NEW GREEN SPACES IN FRONT OF UNIT WINDOWS
2. GREEN AREA WITH REINFORCED TURF FOR FIRE TRUCK ACCESS
3. RECONFIGURED PARKING LOT WITH MORE GREEN ISLES.
4. TRASH MANAGEMENT
5. TRANSFORMERS MAINTAINED IN PLACE.
6. RELOCATED EMERGENCY GENERATOR AND NEW RETAINING WALL.
7. OVERFLOW AND EMPLOYEE PARKING
8. RESIDENT PARKING 
9. GREEN AREAS & LANDSCAPE IN FRONT OF LARGE RETAINING WALL.
10. PHASE II RESIDENT PARKING
11. AREAS OFF LIMITS
12. NEW WATER RETENTION POND

22127.00 02.01.2023

3.22PROPOSED SITE PLAN

1 BR STUDIO COURTYARD

1 BED COMMONS

2 BED UTILITY

CIRCULATION



TBM 60d NAIL W/ SHINER
ELEV: 2,044.99'

RIM: 2,081.03'
IN: 2,074.3'

OUT: 2,074.3'

LINE APPEARS TO
BE ABANDONED

CONCRETE

SHED

WATER
VAULT

PLANTER

S
03••13 '2 9 "

E
C

:216.2 4'
A

:217.51'
R

:5 80. 9 5'

TREE LINE (TYP)

TREE LINE (TYP)

TREE LINE (TYP)

2,076'

W H I T E    O A K    R O A DPUBLIC RIGHT-OF-WAY(NO DEED OF CONVEYANCE FOUND)

2,060'

CONCRETE

CONCRETE W
ALL

3/4" OIP

1/2" OIP
0.3' AG

2" OIP
0.1' BG

5/8" RBF
0.1' BG

NCGS MONUMENT "ANGEL"
N.C. GRID COORDINATES:
N:551,252.47', E:692,130.32'
ELEV: 2,106.88'

5/8" RBF - AT BASE
0.14' WEST OF LINE

3/4" OIP - 1.1' AG
0.29' WEST OF LINE

1.25" OIP WITH
"WEST" CAP - 0.2' AG

5/8" RBF
0.2' BG

0.1' AG

0.1' AG

0.1' AG

1.25" OIP WITH CAP
"SPRINKLE"  0.4' BG

N.C. GRID COORDINATES:
N:550,313.35', E:692,286.24'

ELEV: 2,067.39'

4"x4" CMON - 0.1' BG
N.C. GRID COORDINATES:
N:550,614.53', E:691,885.10'

NAD83 (2011)

NCGS MONUMENT "GLASS"
N.C. GRID COORDINATES:
N:550,414.84', E:691,247.32'
NAD83 (2011)

CMON
0.2' BG

5/8" RBC
0.6' AG

5/8" RBF
0.1' BG

5/8" RBF
0.1' BG

1" OIP

5/8" RBF
0.1' AG

5/8" RBC - 0.6' BG
"SPRINKLE"

1.25" OIP

3/4" OIP
0.7' AG

5/8" RBF
IN CONCRETE
0.3' BG

1/2" OIP - 0.1' BG
6.1' EAST OF LINE
(NOT HELD)

5/8" RBC "BEN WEST"
2.5' AG

1/2" OIP
1.0' AG

4" X 4"
CMON

5/8" ROD
0.9' EAST OF LINE
(NOT HELD)

4"x4" CMON
0.1' BG

5/8" RBF

5/8" RBC - "BEN WEST"
0.1' BG

3/4" OIP

2,035'

2,045'

2,055'

2,065'

2,040'

2,045'

2,050'

2,055'

2,060'

2,065'

2,050'

2,055'

15" CMP

24
" C

M
P

CO

2,115'

2,105'

2,081'

2,082'

2,
07

1'

2,0
70

'

4' CHAIN LINK FENCE

•
•• • •• • •• • •••

••• • • •• • •••••••••••••••••••••••

SHED

FALLEN BARN RUINS
DOES NOT CROSS
BOUNDARY LINE

TREE LINE (TYP)

6"
 D

IP

8" 
PVC

APPROX.

DIRECTION

APPROX.

DIRECTION

12" CLAY

6"
 P

VC

6" PVC

APPROX. DIRECTION

8" PVC

8" PVC

8" PVC

4" PVC

8" PVC

8" D
IP

8" D
IP

4" PVC

2,115'

2,110'

2,105'

2,100'

2,095'

2,090'

2,085'
2,080'
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PR

O
XI

M
AT

E 
LO

C
AT
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N
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' N
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H
AL
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PO

W
ER
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 L
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C

O
M
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N

Y
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M

EN
T 
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R

 D
.B

. R
-1

7,
 P

. 2
05

10'

22.51'

(TIE)

• •• • •• • •• • ••• ••• • • •• • •••••••••••••••••••••••

• •• • •• • •• • ••• ••• • • •• • •••••••••••••••••••••••
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•••••••

•••••••
•••••••

19.30'

• •• • •• • •• • ••• • • • • • • • • • • • • •
13.82' (TIE)

136.08'

23.31'

• •• • •• • •• • •••
••• • • •• • •••• •••••••••••••••••••••••••••
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••••••••••

• •• • •• • •• • ••• ••• • • •• • •••••••••••••••••••••••

A GROUND DISTANCE OF 668.46'

• •• • •• • •• • ••• ••• •• • •• •• •• • • • • • •• • •• • • •• • ••••••••••••
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202.48'

80.51'

10.03'
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UNKNOWN SPRING SOURCE
WATER EXITS GROUND HERE

12" HDPE

18" C
MP

15" C
MP

15
" C

M
P

15" CMP
APPROX. DIRECTION

15" CMP10" CMP

6" PVC

6" PVC

15
"C

M
P

6"CMP

15
" C

M
P

APPROX. DIRECTION

30" CMP

* SEE NOTES

* SEE NOTES

18" CM
P

18
" C

MP

18
" C

MP

15" C
MP

15" C
M

P

18
" C

M
P

18" CMP
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BUILDING

PHASE II

1. NEW GREEN SPACES IN FRONT OF UNIT WINDOWS
2. GREEN AREA WITH REINFORCED TURF FOR FIRE TRUCK ACCESS
3. RECONFIGURED PARKING LOT WITH MORE GREEN ISLES.
4. TRASH MANAGEMENT
5. TRANSFORMERS MAINTAINED IN PLACE.
6. RELOCATED EMERGENCY GENERATOR AND NEW RETAINING WALL.
7. OVERFLOW AND EMPLOYEE PARKING
8. RESIDENT PARKING 
9. GREEN AREAS & LANDSCAPE IN FRONT OF LARGE RETAINING WALL.
10. PHASE II RESIDENT PARKING
11. AREAS OFF LIMITS
12. NEW WATER RETENTION POND
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EXISTING
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DEMO

Mechanical equipment, canopies, and mechanical room are removed.  
Openings in roof are created for courtyards. 
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3.3ARCHITECTURAL NARRATIVE



3.3

INTRODUCTION

This report is based on visual observations of the existing facility made during building walk through 
observations compiled over two (2) days on October 12 and December 16 of 2022. In addition, 
existing available building  drawings were used to verify some existing conditions as well as Angel 
Medical Hospital maintenance personnel information and a facilities condition assessment of the 
hospital dated November 22, 2016, were used to verify or update any changes since then.  No 
specific exploration was performed beyond general appearance observations of the exterior and 
interior spaces of the building.

The format of this report is configured to provide an understanding of existing conditions, followed 
by recommendations outlining possible modifications to accommodate the various scenarios for the 
renovation of existing buildings and/o for future new construction.  

1. EXISTING CONDITIONS

A. STRUCTURAL GRID

The existing structural grid varies throughout the facility from 23’ - 26’ on the North West side to 17’ – 
22’ on the South East section to 22’ – 28’ on the North East section. These grids are compatible with 
residential layouts and an architectural design could be adapted to it.
 
There is a section in the middle of the facility that appears to have multiple columns very close together 
as a result of a previous renovation or expansion. This area is indicated in the year construction floor 
plan as the area intersecting the 1991 and 2000 construction years. See page…
Additional exploration thought the wall will be required to confirm this condition. If this dense column grid 
does exist, the design of residential unit layouts may be more challenging and the result spaces could 
be less appealing; however, a carefully crafted design exercise should be attempted to successfully 
resolve these areas.

B. STAIRS AND ELEVATORS

Existing stairs and elevators are located appropriately for residential use; both are oversized for 
residential use.

C. HALLWAYS

Existing hallways are 8’ wide throughout with a few exceptions. This condition is inefficient for residential 
use. To accommodate the most possible efficient residential layout, the hallway walls will need to be 
demolished. This in turn requires the demolition of hallway ceilings.
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3.3

D. EXISTING ROOMS

Existing rooms are comprised of:

1. Medical offices.

a. These spaces are small, sometimes without the possibility of a window and do not 
match any residential unit type. To accommodate the most possible efficient residential 
layout, these walls and ceilings will need to be demolished.

2. Commercial kitchen.

a. This space could be kept as part of the residential program but may require significant 
updates. If kept with all its support spaces and adjacent dining areas, it will reduce the 
number of possible residential units by 9 units. For the purpose of this study and to 
accommodate the most possible efficient residential layout, these walls and ceilings will 
need to be demolished.

3. Common food service.

a. See point 2.a.

4. Receptions

a. These spaces are located in areas that are not compatible with efficient residential 
layout. to accommodate the most possible efficient residential layout, these walls and 
ceilings will need to be demolished.

5. Support.

a. These spaces are small, sometimes without the possibility of a window and do not 
match any residential unit type. To accommodate the most possible efficient residential 
layout, these walls and ceilings will need to be demolished.

6. Surgery.

a. These spaces are large, in some cases, larger than needed for residential use and 
located in areas that prevent them from having windows. To accommodate the most 
possible efficient residential layout, these walls and ceilings will need to be demolished.
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7. Patient treatment rooms. 

a. These rooms are located mostly on exterior walls but the size is too small to accommodate 
these layouts for residential use. Additionally, the bathrooms are located on the exterior 
wall for the majority of these rooms, and they are too small to meet current minimum 
requirements; these conditions prevent the patient rooms from having adequate space 
for living room or bedroom windows and views. To accommodate the most possible 
efficient residential layout, these rooms should be demolished along with their bathrooms; 
once this is done, the existing windows could be used as one of the feasible options to 
accommodate residential units. See Windows 

E. OVERALL BUILDING LAYOUT

In general, the overall building layout is designed to be efficient for Hospital use; the building is deep 
and wide and accommodates multiple spaces in its core that do not require exterior windows or views. 

There are two courtyards to allow the patient units around them to have windows and natural light.
This courtyard configuration could be repeated in areas where it is not possible to provide natural light 
due to the depth of the structure. These areas are identified as the North-West one story section, The 
North-Central two story section and the South West/Central one story section. This idea has been 
developed in the architectural options portion of this study. 

There is a large area to the North-West and North-Center of the building that is buried underground and 
does not have the possibility to have views or windows to the exterior on the first level.

There is a bridge on the north -center part connecting two hospital sections. This bridge does not 
provide any benefit to a residential layout and takes away possible open green areas for residential 
unit views.

The building has multiple lean to or added structures specially to the North East side by the loading 
area. These structures do not provide any benefit to a residential approach and should be demoed to 
improve the views and the ability for units to have windows.

F. FLOOR ASSEMBLY, FLOORING AND CEILING FINISHES

The lower level floor is a concrete slab on grade and a concrete deck over the basement. Refer to 
structural narrative for details.

The second level is a concrete slab. Refer to structural narrative for details.
Floor to floor distance is 11’-4”. This is compatible with a residential use and could provide high ceilings 
for the units’ main spaces like livings and bedrooms; this also provides adequate height for large 
commons spaces. Concrete floors also provide a better sound attenuation value than typical residential 
construction.
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Overall, the building appears to be finished with 12”x12” VCT tiles; this flooring style is institutional and 
not compatible with residential use, therefore it should be demoed, however, by combining information 
on the years the facility was built and renovated, it is possible that these floors contain asbestos. More 
specific testing is recommended for the appropriate removal process.

Bathrooms have small 2x2 ceramic tille.These should me demoed along with the entire bathrooms. 
See D.7.a

 

Lay in ceiling tile throughout. After removing all walls, the grids and tiles should be demoed as well. 

There are remnants of an older 12x12 acoustic ceiling tile glued to the underside of the exposed 
concrete. These could also contain asbestos. More specific testing is recommended for the appropriate 
removal process.
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G. ROOF

Roofs are large and visible from multiple places in the building. There are two types of roofing 
installed: the majority appears to be TPO (Thermoplastic Polyolefin) or EPDM (Ethylene 
Propylene Diene Terpolymer). One area on the South East corner is covered with Ballast (small 
river rocks). There is a substantial amount of ductwork and ventilation fans. The view of the roofs 
from possible residential units is not ideal or desirable but some design solutions are available. 

The roofs are designed to carry additional loads (refer to structural assessment). Given these factors, 
there is the possibility to create walk out patios with floating roof pavers and a patio perimeter screen 
to control the views of the units that will have to look at these roof areas.
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H. EXTERIOR WALL WINDOWS AND DOORS

Exterior wall hare a combination of materials that are generally in good conditions. Stucco DRYVIT 
or EIFS accents, Brick veneer and Cement Block Veneer. A few locations with Vinyl siding are mostly 
areas to be demolished (see point E).
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Based on the year built model; the latest expansion was done in the year 2000. This implies that the 
entire exterior wall may not be up to current energy standards.

For the purpose of this study, we will be describing several building configuration options. Two of them 
will consider maintaining the exterior wall as much a s possible and two more will consider replacing 
the exterior wall entirely. 

For the options that maintain the exterior wall, some modifications will be needed:

1. Remove the interior board layer to expose the studs and insulation. Replace insulation 
with a material that will meet current energy requirements. More exploration will be 
needed to determine the depth of the existing wall cavity and the stud’s material. The 
most probable assembly is a 6” cavity with metal studs to comply with the construction 
type. This condition will likely require closed cell foam insulation of about 4” thick (R21) 
to overcome the temperature bridging caused by the metal studs and the inability to do 
a continuous insulation board outside of the studs.

The existing windows are aluminum storefront type on the lower level where there are common spaces 
and aluminum profiles for the lower upper levels with insulating glass; most of them seem to be in good 
condition except for the windows of the building portion to the North-East facing the loading dock area.
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Existing interior doors and hardware is institutional in style and construction and not compatible with 
residential use, dimensions, functionality and aesthetics. To accommodate the most possible efficient 
residential layout, these doors should be demolished.

 
Existing exterior doors are either part of an aluminum storefront system or are insulated metal doors 
specially at stair exits. To accommodate the most possible efficient residential layout, these doors 
should be demolished. Some specific doors, like the stair exit doors or hallway exits could be saved if 
there is no rust and the hardware is compatible with the new safety systems
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I. OTHER CONSIDERATIONS (COMBINING DISCIPLINES)

1. The large mechanical room to the north-west corner contains equipment that is either near the 
end of the life cycle or is not a good fit for residential construction (floor plan note #2); demolition 
of this building portion will allow for the wall surface needed to have natural light for residential 
units facing that side. 

2. The one story areas to the North-West and the South-West/Central are calculated to support a 
second level (floor plan note#9). This is allowing us to explore options that can add more units 
and more efficiency.

3. Per code analysis, The stair located in the south-Central area does not have an exit path; this 
stair will require that exit path to meet life safety code rules.

ARCHITECTURAL FEASABILITY OPTIONS

INTRODUCTION

After studying and considering the multiple aspects existing Site and Building conditions like Site 
utilities, Topography, impervious surface, exterior equipment, Building Code, Structure, Architecture 
and MEP Systems, the feasibility team began to explore ideas to create affordable housing for seniors. 

Some ideas were developed to a level where they were no longer feasible; some others were able to 
hold value. For the purpose of this study, we will develop the options deemed more feasible; the options 
deemed not feasible will be briefly mentioned and will be referenced with general information in the 
appendix section.
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SUMMARY OF CRITICAL DRIVERS

	Building is surrounded by equipment, canopies and attached buildings that are not needed.
	 Large canopies on the West and South-West sides to cover exterior walk areas are no longer 

needed.
	South side two story retaining wall is an undesired view to the neighborhood.
	West side of the property gradeding and available space is feasible to develop a new Residential 

building.
	Building Layout is too deep.
	North-west and north central exterior first floor is buried underground 
	 Large storefront not compatible.
	Hallways are too wide (8’-0”).
	Existing courtyards are useful for natural light.
	Connecting bridge is not needed.
	Patient room bathrooms are on the exterior wall, interfering with Living and bedroom windows.
	An additional floor can be added to the North West and the South-Central one story areas.
	Extensive flat roofs will be an undesired view for some resident units.

FEASABLE OPTIONS

This study has created four feasible options. One of them maintains the exterior wall with some 
modifications and the other one replaces the exterior wall. Both of these options have an additional 
scenario that builds a second story over the areas that can support it. All four of these options have 
three courtyards in addition to the two existing; these courtyards carve out the middle of the deep 
spaces to create additional opportunities for natural light and to create a solution to the blind north side, 
buried underground.

PROPOSED DEMO FOR ALL OPTIONS

	Site asphalt surfaces removed to make room for landscaping.
	Access road adjacent to the south face of building.
	Asphalt south of large retaining wall.
	Exterior equipment except for the electric transformer and the large generator.
	All loading dock adjacent buildings and canopies.
	Connecting bridge.
	Helicopter pad and adjacent sheds
	Building large canopies to the South-West.
	Drop off canopy to the south.
	Building west side mechanical room.
	Rooftop mechanical
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PROPOSED IMPROVEMENT FOR ALL OPTIONS

	Removed asphalt replaced with landscaping.
	Removed road replaced with reinforced turf and peripheral landscaping.
	Removed asphalt replaced with large trees and other landscaping.
	 Large generator relocated to the South-East corner.
	New exterior landscaping where bridge was located.
	Dedicated walk out patios to units having a view to the roof.

OPTION 1A 

Maximizes the use of the exterior wall by laying out the units with the same rhythm as the existing 
windows; some of the units with exterior walls without windows will need new windows. All units have 
a natural light view, some look into a courtyard.

This option sacrifices the ideal proportion and size of the units in favor of maintaining the exterior wall 
but it also utilizes the existing column grid very effectively.

The unit types are three:

i. A “Studio Style” with a separate bedroom with indirect light.  
a. Minimum net SF is 684. Max net is 936. 

ii. A One bedroom with windows to natural light for both the Living and bedroom.
a. Minimum net SF is 684; Max net is 1,092

iii. A two bedroom with windows to natural light both bedrooms and the living.
a. Min. net SF is 1,120; Max net is 1,2017

Unit Mix

Studio with one bedroom:  33
One Bedroom:   49
Two Bedroom:   11
Total     93

OPTION 1B

This option has in general the same characteristics as option 1A but it adds a second level on the 
West and South West areas.

Unit Mix

Studio with one bedroom:    50
One Bedroom:     51
Two Bedroom:       3
Total     104
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OPTION 2A 

Replaces the exterior wall by laying out the units in the most efficient way and standardizing front width 
and total areas; All units have a natural light view, some look into a courtyard.

This option has bigger challenge to adjust to the column grid but it provides the most efficient layout and 
a slightly larger number of units,

The unit types are three:

i. A “Studio Style” with a separate bedroom with indirect light.  
a. Minimum net SF is 684. Max net is 936. 

ii. A One bedroom with windows to natural light for both the Living and bedroom.
a. Minimum net SF is 684; Max net is 1,092

iii. A two bedroom with windows to natural light both bedrooms and the living.
a. Min. net SF is 1,120; Max net is 1,2017

Unit Mix

Studio with one bedroom:  39
One Bedroom:   47
Two Bedroom:   10
Total     96 

OPTION 2B

This option has in general the same characteristics as option 2A but it adds a second level on the West 
and South West areas.

Unit Mix

Studio with one bedroom:    56
One Bedroom:     49
Two Bedroom:     11
Total     116
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1A

Existing exterior walls and windows are used. Windows are added where needed for apartments.  Balconies are added to 
apartments overlooking the roof.  Green areas are created in the courtyards, in the existing service road area, around the 
backside of the building and along the large retaining wall. 
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Givens - Angel Hospital

     UNIT   PROGRAM NET     TOTAL
   SQUARE    SQUARE TO   PROGRAM

NO.   FOOTAGE   FOOTAGE GRS     SPACE
1A - 93 Unit Option
Basement
Utility Rooms 1 10157 10157 1.29 13103
Common & Storage 1 5059 5059 1.29 6526

Total 19629
First Floor

A Unit- Studio
A Unit- Studio 1 820 820 1.32 1081
A Unit- Studio 6 720 4320 1.32 5694
A Unit- Studio 1 786 786 1.32 1036
A Unit- Studio 1 936 936 1.32 1234
A Unit- Studio 1 846 846 1.32 1115
A Unit- Studio 5 727 3635 1.32 4791
A Unit- Studio 3 730 2190 1.32 2886
A Unit- Studio 3 832 2496 1.32 3290
A Unit- Studio 2 700 1400 1.32 1845
A Unit- Studio 5 794 3970 1.32 5232
A Unit- Studio 3 684 2052 1.32 2705

Subtotal 31 30908
B Unit- 2 Bedroom

B Unit - 2 Bedroom 1 1217 1217 1.31 1594
B Unit - 2 Bedroom 3 1120 3360 1.31 4402
B Unit - 2 Bedroom 1 1207 1207 1.31 1581

Subtotal 5 7577
C Unit- 1 Bedroom

C Unit- 1 Bedroom 1 1092 1092 1.31 1431
C Unit- 1 Bedroom 1 1055 1055 1.31 1382
C Unit- 1 Bedroom 3 740 2220 1.31 2908
C Unit- 1 Bedroom 1 763 763 1.31 1000
C Unit- 1 Bedroom 4 684 2736 1.31 3584
C Unit- 1 Bedroom 3 692 2076 1.31 2720
C Unit- 1 Bedroom 1 720 720 1.31 943
C Unit- 1 Bedroom 1 750 750 1.31 983

Subtotal 15 14950
Total Apartment Units 51

Utility Rooms 1 1989 1989 1.31 2606
Lease Space 1 5783 5783 1.31 7576
Common & Storage 1 3940 3940 1.31 5161

1A 3.41
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Courtyard 1 9698 9698 1.31 12704
Subtotal 3 28047

Total 81482
Second Floor

A Unit- Studio
A Unit- Studio 2 684 1368 1.33 1819

Subtotal 2 1819
B Unit- 2 Bedroom

B Unit - 2 Bedroom 3 1120 3360 1.33 4469
Subtotal 3 4469

C Unit- 1 Bedroom
C Unit- 1 Bedroom 1 990 990 1.34 1327
C Unit- 1 Bedroom 3 764 2292 1.34 3071
C Unit- 1 Bedroom 1 700 700 1.34 938
C Unit- 1 Bedroom 2 800 1600 1.34 2144
C Unit- 1 Bedroom 1 908 908 1.34 1217
C Unit- 1 Bedroom 2 684 1368 1.34 1833
C Unit- 1 Bedroom 2 740 1480 1.34 1983
C Unit- 1 Bedroom 2 710 1420 1.34 1903
C Unit- 1 Bedroom 1 720 720 1.34 965
C Unit- 1 Bedroom 2 694 1388 1.34 1860
C Unit- 1 Bedroom 2 727 1454 1.34 1948
C Unit- 1 Bedroom 1 753 753 1.34 1009
C Unit- 1 Bedroom 2 698 1396 1.34 1871
C Unit- 1 Bedroom 1 735 735 1.34 985
C Unit- 1 Bedroom 1 691 691 1.34 926

Subtotal 24 23979
Total Apartment Units 29

Utility Rooms 1 827 827 1.33 1100
Common & Storage 1 2941 2941 1.33 3912
Courtyard 1 5408 5408 1.33 7193

Subtotal 12204
TOTAL SECOND FLOOR 42472

Third Floor
B Unit- 2 Bedroom

B Unit - 2 Bedroom 3 1120 3360 1.44 4838
Subtotal 3 4838

C Unit- 1 Bedroom
C Unit- 1 Bedroom 2 694 1388 1.44 1999
C Unit- 1 Bedroom 1 684 684 1.44 985
C Unit- 1 Bedroom 2 727 1454 1.44 2094
C Unit- 1 Bedroom 1 753 753 1.44 1084
C Unit- 1 Bedroom 2 698 1396 1.44 2010

1A 3.41
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C Unit- 1 Bedroom 1 735 735 1.44 1058
C Unit- 1 Bedroom 1 691 691 1.44 995

Subtotal 10 10225
Total Apartment Units 13

Utility Rooms 1 289 289 1.44 416
Common & Storage 1 647 647 1.44 932

Subtotal 1348
TOTAL THIRD FLOOR 16412

OPTION 1A TOTAL SQUARE FOOTAGE 93 159994

1A 3.41
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1B

The same additions to the building apply as in OPT 1A.  
An addition to the second story will allow for more apartments.
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1B
Givens - Angel Hospital

     UNIT   PROGRAM NET     TOTAL
   SQUARE    SQUARE TO   PROGRAM

NO.   FOOTAGE   FOOTAGE GRS     SPACE
1B - 113 Unit Option
Basement
Utility Rooms 1 10157 10157 1.29 13103
Common & Storage 1 5059 5059 1.29 6526

TOTAL BASEMENT FLOOR 19629
First Floor

A Unit- Studio
A Unit- Studio 1 820 820 1.33 1091
A Unit- Studio 6 720 4320 1.33 5746
A Unit- Studio 3 730 2190 1.33 2913
A Unit- Studio 3 832 2496 1.33 3320
A Unit- Studio 2 700 1400 1.33 1862
A Unit- Studio 5 794 3970 1.33 5280
A Unit- Studio 4 684 2736 1.33 3639
A Unit- Studio 1 786 786 1.33 1045
A Unit- Studio 1 936 936 1.33 1245
A Unit- Studio 1 846 846 1.33 1125
A Unit- Studio 4 727 2908 1.33 3868

Subtotal 31 31133
B Unit- 2 Bedroom

B Unit - 2 Bedroom 1 1220 1220 1.33 1623
B Unit - 2 Bedroom 3 1120 3360 1.33 4469
B Unit - 2 Bedroom 1 1207 1207 1.33 1605

Subtotal 5 7697
C Unit- 1 Bedroom

C Unit- 1 Bedroom 1 1092 1092 1.33 1452
C Unit- 1 Bedroom 1 1055 1055 1.33 1403
C Unit- 1 Bedroom 3 740 2220 1.33 2953
C Unit- 1 Bedroom 1 763 763 1.33 1015
C Unit- 1 Bedroom 4 684 2736 1.33 3639
C Unit- 1 Bedroom 3 692 2076 1.33 2761
C Unit- 1 Bedroom 1 750 750 1.33 998
C Unit- 1 Bedroom 1 798 798 1.33 1061

Subtotal 15 15282
Total Apartment Units 51

Utility Rooms 1 1303 1303 1.33 1733
Lease Space 1 5783 5783 1.33 7691
Common & Storage 1 3940 3940 1.33 5240

3.42
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1B
Courtyard 1 9698 9698 1.33 12898

Subtotal 5 27563
TOTAL FIRST FLOOR 81674

Second Floor
A Unit- Studio

A Unit- Studio 4 742 2968 1.37 4054
A Unit- Studio 8 740 5920 1.37 8087
A Unit- Studio 3 720 2160 1.37 2951
A Unit- Studio 4 684 2736 1.37 3737

Subtotal 19 18829
B Unit- 2 Bedroom

B Unit - 2 Bedroom 4 1120 4480 1.37 6120
Subtotal 4 6120

C Unit- 1 Bedroom
C Unit- 1 Bedroom 3 740 2220 1.37 3033
C Unit- 1 Bedroom 3 764 2292 1.37 3131
C Unit- 1 Bedroom 2 710 1420 1.37 1940
C Unit- 1 Bedroom 1 700 700 1.37 956
C Unit- 1 Bedroom 2 800 1600 1.37 2186
C Unit- 1 Bedroom 1 908 908 1.37 1240
C Unit- 1 Bedroom 2 684 1368 1.37 1869
C Unit- 1 Bedroom 2 740 1480 1.37 2022
C Unit- 1 Bedroom 1 720 720 1.37 984
C Unit- 1 Bedroom 2 694 1388 1.37 1896
C Unit- 1 Bedroom 2 727 1454 1.37 1986
C Unit- 1 Bedroom 1 753 753 1.37 1029
C Unit- 1 Bedroom 2 698 1396 1.37 1907
C Unit- 1 Bedroom 1 735 735 1.37 1004
C Unit- 1 Bedroom 1 691 691 1.37 944

Subtotal 26 26125
Total Apartment Units 49

Utility Rooms 1 1368 1368 1.37 1869
Common & Storage 1 3203 3203 1.37 4375
Courtyard 1 9698 9698 1.37 13247

Subtotal 11 19491
TOTAL SECOND FLOOR 70565

Third Floor
B Unit- 2 Bedroom

B Unit - 2 Bedroom 3 1120 3360 1.44 4838
Subtotal 3 4838

C Unit- 1 Bedroom
C Unit- 1 Bedroom 2 694 1388 1.44 1999
C Unit- 1 Bedroom 1 684 684 1.44 985

3.42
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C Unit- 1 Bedroom 2 727 1454 1.44 2094
C Unit- 1 Bedroom 1 753 753 1.44 1084
C Unit- 1 Bedroom 2 698 1396 1.44 2010
C Unit- 1 Bedroom 1 735 735 1.44 1058
C Unit- 1 Bedroom 1 691 691 1.44 995

Subtotal 10 10225
Total Apartment Units 13

Utility Rooms 1 289 289 1.44 416
Common & Storage 1 647 647 1.44 932

Subtotal 1348
TOTAL THIRD FLOOR 16412

OPTION 1B TOTAL SQUARE FOOTAGE 113 188279

3.42
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2A

All new exterior walls, windows, and design elements to modernize the 
exterior.  Same additional balconies and greenery as in OPT 1A.
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2A
Givens - Angel Hospital

     UNIT   PROGRAM NET     TOTAL
   SQUARE    SQUARE TO   PROGRAM

NO.   FOOTAGE   FOOTAGE GRS     SPACE
2A - 96 Unit Option
Basement
Utility Rooms 1 10157 10157 1.29 13103
Common & Storage 1 5059 5059 1.29 6526

Total 19629
First Floor

A Unit- Studio
A Unit- Studio 4 742 2968 1.34 3977
A Unit- Studio 9 740 6660 1.34 8924
A Unit- Studio 3 684 2052 1.34 2750
A Unit- Studio 5 720 3600 1.34 4824
A Unit- Studio 3 730 2190 1.34 2935
A Unit- Studio 3 692 2076 1.34 2782
A Unit- Studio 2 700 1400 1.34 1876
A Unit- Studio 6 690 4140 1.34 5548

Subtotal 35 33615
B Unit- 2 Bedroom

B Unit - 2 Bedroom 1 1123 1123 1.34 1505
B Unit - 2 Bedroom 4 1120 4480 1.34 6003

Subtotal 5 7508
C Unit- 1 Bedroom

C Unit- 1 Bedroom 3 740 2220 1.34 2975
C Unit- 1 Bedroom 1 763 763 1.34 1022
C Unit- 1 Bedroom 4 684 2736 1.34 3666
C Unit- 1 Bedroom 3 692 2076 1.34 2782
C Unit- 1 Bedroom 1 750 750 1.34 1005
C Unit- 1 Bedroom 1 691 691 1.34 926

Subtotal 13 12376
Total Apartment Units 53

Utility Rooms 1 1593 1593 1.34 2135
Lease Space 1 5783 5783 1.34 7749
Common & Storage 1 3854 3854 1.34 5164
Courtyard 1 9698 9698 1.34 12995

Subtotal 8 28044
Total 81543

Second Floor
A Unit- Studio

A Unit- Studio 2 684 1368 1.33 1819

3.43
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2A
Subtotal 2 1819

B Unit- 2 Bedroom
B Unit - 2 Bedroom 3 1120 3360 1.33 4469

Subtotal 3 4469
C Unit- 1 Bedroom

C Unit- 1 Bedroom 1 990 990 1.34 1327
C Unit- 1 Bedroom 3 764 2292 1.34 3071
C Unit- 1 Bedroom 6 700 4200 1.34 5628
C Unit- 1 Bedroom 6 740 4440 1.34 5950
C Unit- 1 Bedroom 1 908 908 1.34 1217
C Unit- 1 Bedroom 2 684 1368 1.34 1833
C Unit- 1 Bedroom 4 710 2840 1.34 3806
C Unit- 1 Bedroom 1 720 720 1.34 965

Subtotal 24 23796
Total Apartment Units 29

Utility Rooms 1 900 900 1.33 1197
Common & Storage 1 2950 2950 1.33 3924
Courtyard 1 5408 5408 1.33 7193

Subtotal 12313
TOTAL SECOND FLOOR 42397

Third Floor
A Unit- Studio

A Unit- Studio 2 684 1368 1.41 1929
Subtotal 2 1929

B Unit- 2 Bedroom
B Unit - 2 Bedroom 2 1120 2240 1.41 3158

Subtotal 2 3158
C Unit- 1 Bedroom

C Unit- 1 Bedroom 2 710 1420 1.41 2002
C Unit- 1 Bedroom 1 684 684 1.41 964
C Unit- 1 Bedroom 2 740 1480 1.41 2087
C Unit- 1 Bedroom 5 700 3500 1.41 4935

Subtotal 10 9988
Total Apartment Units 14

Utility Rooms 1 289 289 1.41 407
Common & Storage 1 647 647 1.41 912

Subtotal 1320
TOTAL THIRD FLOOR 16395

OPTION 2A TOTAL SQUARE FOOTAGE 96 159964

3.43

22127.00 02.01.2023

PROGRAM



3.44

DESIGN CONCEPTS

OPTION 2B



2B

22127.00 02.01.2023

3.44DESIGN CONCEPTS: PLANS



2B

22127.00 02.01.2023

3.44DESIGN CONCEPTS: PLANS



2B

22127.00 02.01.2023

3.44DESIGN CONCEPTS: PLANS



2B

22127.00 02.01.2023

3.44DESIGN CONCEPTS: PLANS



2B

The same additions to the building apply as in OPT 2A.  An addition, the 
second story will allow for more apartments.
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2B
Givens - Angel Hospital

     UNIT   PROGRAM NET     TOTAL
   SQUARE    SQUARE TO   PROGRAM

NO.   FOOTAGE   FOOTAGE GRS     SPACE
2B - 116 Unit Option
Basement
Utility Rooms 1 10157 10157 1.29 13103
Common & Storage 1 5059 5059 1.29 6526

TOTAL BASEMENT FLOOR 19629
First Floor

A Unit- Studio
A Unit- Studio 4 742 2968 1.34 3977
A Unit- Studio 8 740 5920 1.34 7933
A Unit- Studio 5 720 3600 1.34 4824
A Unit- Studio 3 730 2190 1.34 2935
A Unit- Studio 3 692 2076 1.34 2782
A Unit- Studio 2 700 1400 1.34 1876
A Unit- Studio 6 690 4140 1.34 5548
A Unit- Studio 4 684 2736 1.34 3666

Subtotal 35 33540
B Unit- 2 Bedroom

B Unit - 2 Bedroom 5 1120 5600 1.34 7504
Subtotal 5 7504

C Unit- 1 Bedroom
C Unit- 1 Bedroom 3 740 2220 1.34 2975
C Unit- 1 Bedroom 1 763 763 1.34 1022
C Unit- 1 Bedroom 4 684 2736 1.34 3666
C Unit- 1 Bedroom 3 692 2076 1.34 2782
C Unit- 1 Bedroom 1 750 750 1.34 1005
C Unit- 1 Bedroom 1 710 710 1.34 951

Subtotal 13 12402
Total Apartment Units 53

Utility Rooms 1 1557 1557 1.34 2086
Lease Space 1 5783 5783 1.34 7749
Common & Storage 1 3851 3851 1.34 5160
Courtyard 1 9698 9698 1.34 12995

Subtotal 27991
TOTAL FIRST FLOOR 81437

Second Floor
A Unit- Studio

A Unit- Studio 4 742 2968 1.36 4022
A Unit- Studio 8 740 5920 1.36 8022

3.44
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2B
A Unit- Studio 3 720 2160 1.36 2927
A Unit- Studio 4 684 2736 1.36 3707

Subtotal 19 18677
B Unit- 2 Bedroom

B Unit - 2 Bedroom 4 1120 4480 1.36 6093
Subtotal 4 6093

C Unit- 1 Bedroom
C Unit- 1 Bedroom 9 740 6660 1.36 9058
C Unit- 1 Bedroom 3 764 2292 1.36 3117
C Unit- 1 Bedroom 5 710 3550 1.36 4828
C Unit- 1 Bedroom 5 700 3500 1.36 4760
C Unit- 1 Bedroom 1 720 720 1.36 979
C Unit- 1 Bedroom 1 908 908 1.36 1235
C Unit- 1 Bedroom 2 684 1368 1.36 1860

Subtotal 26 25837
Total Apartment Units 49

Utility Rooms 1 1800 1800 1.36 2439
Common & Storage 1 3203 3203 1.36 4340
Courtyard 1 9698 9698 1.36 13141

Subtotal 11 19920
TOTAL SECOND FLOOR 70527

Third Floor
A Unit- Studio

A Unit- Studio 2 684 1368 1.41 1929
Subtotal 2 1929

B Unit- 2 Bedroom
B Unit - 2 Bedroom 2 1120 2240 1.41 3158

Subtotal 2 3158
C Unit- 1 Bedroom

C Unit- 1 Bedroom 2 710 1420 1.41 2002
C Unit- 1 Bedroom 1 684 684 1.41 964
C Unit- 1 Bedroom 2 740 1480 1.41 2087
C Unit- 1 Bedroom 5 700 3500 1.41 4935

Subtotal 10 9988
Total Apartment Units 14

Utility Rooms 1 289 289 1.41 407
Common & Storage 1 647 647 1.41 912

Subtotal 1320
TOTAL THIRD FLOOR 16395

OPTION 2B TOTAL SQUARE FOOTAGE 116 187989

3.3
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4.1

SFCS conducted a site investigation on October 12, 2022 to assess the condition of the visible areas of the 
structure. Existing drawings were available for review. The following is a summary of the key information from 
the structural drawings:

The former Angel Medical Center main hospital is a compilation of 6 additions and renovations dated 1956, 
1974, 1989, 1994, 1998 and 2000. See Figure 1 for layout and dates of the additions. 

1956 Structural Drawings – R.G. Lose, T.Z. Chastain Structural Engineers

- 1956 building is a 3-story addition located to the west of a now-demolished existing building.
- Elevated floors and roof consist of cast-in-place concrete lift slab construction.
- Steel pipe columns support two-way flat plate concrete slabs at first floor, second floor and roof.
- Individual spread footings support columns on soil with allowable bearing capacity of 4000 psf.
- Exterior walls consist of 4-inch brick veneer, 3-inch air space and 8-inch concrete masonry unit (CMU) backup 

wall.

1974 Structural Drawings – Foy & Lee Architects

- Pre-1956 portion of the hospital is shown as being demolished on site plan.
- 1974 building is a 2-story addition located to the south of the 1956 building. Building includes partial basement 

and partial 3rd floor.
- Building is a steel-framed superstructure with elevated floors consisting of slabs on metal deck spanning to steel 

wide-flange beams and columns.
- Columns are supported on spread footings. Allowable bearing capacity is not listed.
- “Future” loads are included on the column schedule which indicates the columns and footings are sized for an 

additional floor.

1989 Structural Drawings – Sedki & Russ Structural Engineers

- 1989 building is a 2-story addition located to the west of the 1956 and 1974 buildings.
- Building is a steel-framed superstructure with elevated floor consisting of concrete slab on metal deck spanning to 

steel wide-flange beams and columns. Slab construction is 6 ½ inches of concrete on 2-inch, 20-gauge composite 
metal floor deck.

- Columns are supported on spread footings on soil with 3,000 psf allowable bearing capacity.
- Steel braced frames provide lateral load resistance for the structure.

1994 Structural Drawings – Uzun & Case Engineers

- 1994 building is a 1-story addition located to the east of the 1974 building.
- Building is a steel-framed superstructure with roof consisting of concrete slab on metal deck spanning to steel 

wide-flange beams and columns. Slab construction is 2 ½ inches of semi-lightweight concrete on 2-inch, 
20-gauge composite metal floor deck.

- Columns are supported on spread footings on soil with 3,000 psf allowable bearing capacity.

1998 Structural Drawings – Bennett & Pless Consulting Structural Engineers
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- 1998 building is a 1-story addition located to the west of the 1989 building.
- Ground floor is 4-inch-thick slab on grade construction.
- Roof slab is an 8-inch-thick reinforced concrete, two-way slab with 4 ¼ inch drop panels, spanning to reinforced 

concrete columns.
- Columns are supported on spread footings on soil with 3,000 psf allowable bearing capacity.
- This addition was designed for future floor loads at the roof plus an additional future floor and roof. 

2000 Structural Drawings – Bennett & Pless Consulting Structural Engineers

- 2000 building is a 1-story addition with partial basement located to the south of the 1989 building.
- Ground floor is 4-inch-thick slab on grade construction. Ground floor over basement is an 8-inch-thick reinforced 

concrete, two-way slab with 4 ¼-inch drop panels spanning to reinforced concrete columns.
- Roof slab is an 8-inch-thick reinforced concrete, two-way slab with 4 ¼-inch drop panels, spanning to reinforced 

concrete columns.
- Columns are supported on spread footings on soil with 3,000 psf allowable bearing capacity.
- This addition was designed for future floor loads at the roof plus an additional future floor and roof. 

During the site investigation, most of the structural elements in the buildings were covered by finish materials 
and were not available for visual observation. Observations of the existing structural condition occurred mostly 
on the exterior and in mechanical rooms with no finished ceiling.

The previous assessment report written by Ewing Cole, dated November 22, 2016, was provided to SFCS 
for review. The report noted settlement cracking at the southwest corner canopy at the former emergency 
department entrance (2000 addition). It appears that the cracking was repaired, and the repairs seem intact 
which would indicate the corner has not settled further. See Photo S1. It is recommended that the corner is 
monitored to ensure additional settlement and new cracking does not appear. 

Hospital staff on site indicated that the exterior perimeter of the building was sealed with silicone sealant along 
the exterior facade, which was observed most obviously at the 2000 and 1998 additions.

The steel frame supporting the cooling tower on the exterior south side of the 2000 addition is extremely 
corroded, resulting in loss of section. This should be repaired or replaced immediately. Further investigation will 
be needed to recommend repair specifics. See Photos S2 and S3.

At the south end of the 2000 addition, where the access stair penetrates the concrete retaining wall, large 
cracks are present where the steel railing posts embed in the top of the wall. See Photo S4. This condition 
should be repaired to prevent destabilization of the railing, and to prevent water from corroding the steel post 
and rebar, thus causing further deterioration of the concrete. A more detailed investigation is recommended to 
develop repair and remediation details. 

The underside of the concrete roof slabs in the 1998 addition were visible in Mechanical rooms #1261 and 
#1200 at the northwest corner of the building. The slabs appear to have ghosting where the lines of reinforcing 
bars are visible on the surface of the slab. Ghosting is most often caused by changes in the cement paste 
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before curing, when the stone aggregate is pushed aside by the reinforcing bars. It is not a structural concern. 
Minor cracking is to be expected in concrete structures and cracks are visible on the slab’s bottom surface, as 
seen in Photos S5-S8. Existing drawings indicate that the roof slabs were designed for 50 psf future floor live 
loading which is not exceeded by the current 30 psf flat roof loading, indicating adequate reserve capacity in 
the slab. The cracks appear to be minor flexural cracks within expected ranges or common shrinkage cracking. 
Photo S9 shows crazing, which is typically caused by lack of moisture during curing and is not a structural 
concern. 

A concrete column in Mechanical room #1261 (northwest corner of 1998 addition) is cracked and needs 
additional investigation to determine the extent of the crack and to develop a repair. See Photo S10.

The canopy south of the 1998 addition supported by pylons is showing signs of rust and at one connection 
point, concrete spalling. It is recommended that the steel is cleaned and protected before the corrosion 
compromises the tensile capacity of the steel. Concrete spalling could indicate connection failure and warrants 
further investigation. See Photo S11. 

The wood and steel supporting rooftop mechanical equipment over the 1989 addition (middle north of building) 
is deteriorating. The wood support and access platforms are rotting, and replacement is recommended. 
Additional investigation is required to determine the extent of corrosion at the steel frames and to develop 
repair specifications. See Photo S12. 

On the 1974 roof, mechanical ductwork is anchored to a rotting wood curb that needs to be replaced. See 
Photo S13. 

Various locations are noted where exterior exposed steel is corroding, including steel beams and stair framing 
on the 1974 roof, and steel canopy framing outside Stair 3 in the 1974 addition. It appears the corrosion is 
minor. It is recommended that the steel be cleaned and protected. See Photos S14-S16. 

Multiple instances were noted of cracked floor slabs at metal-framed stairs. This is not a structural concern 
since the slabs are supported by metal framing below. See Photo S17 at Stair 3 in the 1974 addition.

In Stair 3 at the northwest corner of the 1974 addition, there has been water intrusion through the exterior 
wall causing corrosion at the stair framing. See Photo S18. Remediation is recommended to stop the water 
intrusion. Cleaning and protection of the corroded steel is also recommended. 

The brick at Stair 4 at the north end of the 1974 addition shows stair-stepped cracking. See Photo S19. This 
indicates settlement or movement of the foundation. This stair corner is supported by cantilevered grade 
beams, which may have contributed to the movement. Further investigation and monitoring are recommended. 

Stair 1 at the southeast corner of the 1974 addition is framed with cast-in-place concrete. At the intersection 
between the 2nd-floor stairs and the landing is a crack that appears to have opened again after a previous 
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repair. See Photo S20. Flexural cracking is expected at this location from normal use as the concrete engages 
the reinforcement. It does not appear to present a structural concern currently. 
The bottom side of Stair 1 risers indicate some water damage shown in Photo S21. Further investigation is 
recommended to ensure the staining is not from corroded reinforcing steel.

Stair 6 is at the northeast corner of the 1956 building. There is peeling paint on the ceiling which indicates there 
may be water intrusion through the concrete roof slab. See Photo S22. Further investigation is recommended 
to verify that there is no corrosion of the reinforcement or spalling of the concrete. There is also a horizontal 
crack in the plaster on the inside face of the wall. See Photo S23. This may be caused by differential 
settlement or out-of-plane bending of the CMU stair wall. Further investigation is recommended to determine 
whether the crack extends through the CMU or is just a superficial crack in the plaster coating. 

The dumpster canopy steel column on the north side of the building by the 1956 addition has been hit 
by a vehicle and is bent and buckled. Further investigation is required to provide replacement or repair 
recommendations. See Photo S24.

The multi-story retaining wall south of the building has a vertical crack where the wall turns 75 degrees. See 
Photo S25. Retaining walls are designed to allow for movement so this is likely a construction joint that has 
opened. However, it further investigation is recommended. Existing drawings were not available for review, so 
it is unknown if this intersection was designed with horizontal corner reinforcing to restrict movement. 
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4.2
ELECTRICAL

Introduction

This report is based on visual observations of the existing facility made during site observations compiled 
over two (2) days on May 2 & October 12, 2022. In addition, existing available electrical drawings were used 
to confirm system design, control, and capacities. Field observed model numbers and Angel Medical Hospital 
maintenance personnel information and a facilities condition assessment of the hospital dated November 22, 
2016, were used to determine age of installed equipment.  No detailed calculations were performed for the 
purpose of this report.

The format of this report is configured to provide an understanding of existing conditions and systems, follow 
by recommendations outlining needed systems and performance data for future new construction and or 
renovation of existing building.

Electrical Service

The building electrical service is 2500 amps at 277/480 volts three-phase, four-wire wye system.  This service is 
ample size for the proposed conversion to independent living apartments.  The service is powered from a Duke 
Energy pad mounted transformer located outside the main electrical room on the south side of the building.  The 
transformer has two primary feeders.
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Electrical Distribution Equipment

The main electrical service equipment MDP-1 is a 277/480V Siemens circuit breaker switchboard.  The main 
section and section 1 are Type SB2 manufactured in 1996.  Section 2 is Type SB3 manufactured in 2001.  
The 2500 amp main breaker has adjustable trip settings with ground fault.  Circuit breakers have a limited 
performance (10,000 mechanical operations, 10,000 load current and 50 maximum short circuit operations).  
The enclosure, bussing, etc. has a 15-30 year life span but it is not uncommon to have 50 years and older 
switchboards in service and working well.  It is recommended to perform preventative maintenance and testing 
for this switchboard before beginning construction.

Per the Siemens 4300 power meter located on MDP-1, the maximum kW demand for the building is 1,054kW.  
This equates to 1,268 amps at 277/480V, three-phase.  Adding 25% per NEC, MDP-1 has 760kW of spare 
capacity, 914 amps.

4.2
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A fault current study was completed in 2018 with arc flash labels added to equipment in 2019.  Infrared scanning 
of some equipment was completed from December 2020 through February 2021.  The results of the scans are 
unknown.

Any Federal Pacific (FPE) from circa 1975 should be replaced.  This includes switchboard MDP-2, distribution 
panels EDP-1, EDP-2, panel G, etc.

The 277/480V distribution system can be reused for the renovation.  Transformers and 120/208V panels can be 
reused on a case-by-case basis.  Additional transformers will be needed.

Isolation Panels

The building has existing isolation panels for operating rooms.

Generators

The building has three 277/480V diesel generators designated Generator #3, #4, and #5.  Generator #3 is 
250kW installed in the building in 1994.  Diesel generators can last 15,000-50,000 hours of use.  This equates 
to about 20-25 years.  Due to the age and assumed unavailability of repair parts, Generator #3 should be 
decommissioned and removed.

Generator #4 is 400kW located in an outdoor weatherproof enclosure installed in 2001.  Generator #4 appeared 
to be in working condition and could be reused.

Generator #5 is 750kW located in an outdoor weatherproof enclosure installed in 2012.  Generator #5 appeared 
to be in good working condition and could be reused.

4.2
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4.2

Emergency Distribution System

The existing life safety emergency distribution system could be reused for the renovation.  Other branches of the 
emergency distribution system could be reused or repurposed as normal on a case-by-case basis and reused 
for the renovation.

Lighting

The lighting in the building should be upgraded to LED.

Fire Alarm System

The existing fire alarm system is Edwards Fire Safety.  There are three EST3 fire alarm panels located in the 
building.  Haynes Technologies (828-254-6141) may maintain the existing fire alarm system.  The main panels 
and some components, especially pull stations and elevator smoke detectors, could be reused in the renovation.
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4.2

Telecommunication Entrance

Building appears to have redundant fiber for telecommunication services that enter the building in two locations.  
The telecommunication services could remain.

Telecommunication Backbone

The existing fiber telecommunication backbone could remain to be reused for the renovation.  The wiring should 
be retested before reuse.  At least, the existing pathways could be reused.

Telecommunications Horizontal Cabling

All existing telecommunication horizontal cabling should be removed.  New horizontal cabling including CAT6 for 
data and voice and RG6 for CATV should be provided for the renovation.

Lightning Protection Systems

The existing lightning protection system should be extended for any additions or equipment added to the roof.
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4.2

Security Access Control

The existing security access control system could remain.  There are Altronix and Securitron Assa Abloy panels 
located throughout the building.  Some existing components could be reused, especially card readers at entrances.

Security Surveillance

The existing security surveillance system could remain.  Some existing components could be reused, especially 
cameras at entrances.

Fuel Monitoring System

The existing Veeder-Root TLS-350 fuel monitoring system could remain.

Master Clock System

The Time Control Center master clock system should be removed.

Wireless Systems

The building appears to have multiple wireless systems.  One system could remain with reuse of some 
components.

Nurse Call System

The existing Tek Tone nurse call system should be removed.

Public Address System

The existing public address system should be removed.

Distributed Antenna System

The existing distributed antenna system could remain.  Some existing components could be reused.

Electrical and Low Voltage Feasibility Study

General Comments on Existing Conditions

The existing hospital facility has been extremely well cared for and the maintenance staff have done very well 
ensuring the electrical systems operate well.  The 2018 fault current and recent Infrared scanning are two 
examples.  However, some electrical equipment is beyond the recommended life.  Any Federal Pacific (FPE) 
from circa 1975 should be replaced.  This includes switchboard MDP-2, distribution panels EDP-1, EDP-2, panel 
G, etc.  Generator #3 should be decommissioned and removed.

The following items represent those building system items that have sufficient equipment life remaining to have 
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4.2
anticipated resale greater than their base material cost. The items listed below have both significant initial 
costs and remaining years to be evaluated on their relative potential resale value.

Item Age Relative 
value

Generator #4 400 kW (2001) 22 $$
Generator #5 750 kW (2012) 11 $$$

Basic Electrical Requirements

1. Work included under this section contains all the electrical systems and devices described below and 
shall be fully tested and ready for Owner’s use.

2. Materials and installation shall comply with the 2020 edition of the National Electric Code, 2018 
editions of the North Carolina Building Code, North Carolina Energy Conservation Code, National 
Fire Protection Association (NFPA), local building, fire, government, and utility regulations for those 
agencies having jurisdiction, and equipment manufacturer’s instructions and recommendations for 
installation, clearances, service requirements, and general operation.

Option 1A: Concept to accommodate existing façade and windows and cut courtyards into the floor plates to 
maximize unit count.

Electrical Service

The building electrical service is ample size for the proposed conversion to independent living apartments.

Electrical Distribution

The 277/480V distribution system can be reused for the renovation.  Transformers and 120/208V panels can be 
reused on a case-by-case basis.  Additional transformers will be needed.

Generators

One of the newer two existing generators could remain and be used for emergency and optional electrical loads.  
Or both of the two newer existing generators could be salvaged and a smaller generator could be provided for 
emergency loads only.

Lighting

New LED lighting throughout the renovation.

Fire Alarm Systems

The existing fire alarm system can remain.  The main panels and some components, especially pull stations and 
elevator smoke detectors, could be reused in the renovation.
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4.2
Telecommunication Entrance and Backbone

The telecommunication services could remain.  The existing fiber telecommunication backbone could remain to 
be reused for the renovation.  The wiring should be retested before reuse.  At least, the existing pathways could 
be reused.

Telecommunications Horizontal Cabling

All existing telecommunication horizontal cabling should be removed.  New horizontal cabling including CAT6 for 
data and voice and RG6 for CATV should be provided for the renovation.

Lightning Protection Systems

The existing lightning protection system should be extended for any equipment added to the roof.

Low Voltage Systems

Low voltage systems could remain or be removed on a case-by-case basis.  Pricing all new systems versus 
reusing existing systems should be considered for financial reasons.

Option 1B: Same as 1a but includes the addition to the second floor.

Electrical and Low Voltage

Same as Option 1A with additional transformers for second floor addition.

Lightning Protection Systems

The existing lightning protection system should be extended for the addition or equipment added to the roof.

Option 2A: Concept assumes new façade and windows to maximize unit count also cuts courtyards into the floor 
plates to maximize unit count.

Electrical and Low Voltage

Same as Option 1A.

Option 2B: Same as 2a but also includes the addition to the second floor

Electrical and Low Voltage

Same as Option 1B.

Option 3: Concept is a phase 2 new building addition over where the helipad is located. 

Electrical Service
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4.2

New 120/208V electrical service from Duke Energy separate from the existing building.

Generator

The voltage difference between the existing generators (277/480V) and the new service (120/208V) for the 
new building does not make simply relocating one of the two newer generators feasible.  It would not make 
sense financially to provide the new service at 277/480V for the sole reason of reusing one of the generators as 
transformers would be needed to step down to 120/208V for the units.  Although not likely in this case, for some 
generators the voltage can be reconfigured.  This would be something to investigate before purchasing a new 
generator for the new building.

A new generator would be required for the new building as indicated in the HUD application.

Fire Alarm System

A new fire alarm system would be needed for the new building.  The new fire alarm system could possibly be the 
same manufacturer as the existing building so that with wiring between the two systems, the two systems could 
communicate.

Low Voltage Systems

New low voltage systems throughout the new building.  Individual systems could be selected to match the 
corresponding existing building system so that with wiring between the two systems, the two system could 
communicate.
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4.3
MECHANICAL

Introduction: 
This report is based on visual observations of the existing facility made during site observations compiled 
over two days on May 2 & October 12, 2022. In addition, existing available mechanical drawings were used 
to confirm system design, control, and capacities. Field observed model numbers and Angel Medical Hospital 
maintenance personnel information and a facilities condition assessment of the hospital dated November 22, 
2016, were used to determine age of installed equipment.  No detailed calculations were performed for the 
purpose of this report. 

The format of this report is configured to provide an understanding of existing conditions and systems, follow 
by recommendations outlining needed systems and performance data for future new construction and or 
renovation of existing buildings. In some cases the necessary upgrading of existing systems is not practical 
and may require that major improvements to be deferred until such time that the entire building is renovated. 

The thermal envelope of the existing buildings is extremely important for operating efficiencies and occupant 
comfort, however and in-depth review of wall and roof insulation and glazing types is not required to describe 
the mechanical type, configurations and capacities. Refer to the architectural section of this report for a 
narrative of the existing building envelopes.

Heating 
The existing hospital is heated by (4) Weil-McLain hot water boilers rated at 1,892 MBH net output each. The 
boilers and pumps date from 1974, however boiler #3 was rebuilt approximately 8 years ago. The boilers are 
dual-fuel, capable of firing on natural gas or no. 2 fuel oil. According to maintenance staff, under the previous 
hospital usage, (2) boilers provided the peak heating load, so adequate spare capacity is available. 
From the 2016 assessment, the pump sizes are indicated to be constant flow with active/spare pumps sized 
for 750 gpm at 70’ TDH (20 hp).  Additionally, two, 3 hp inline circulators rated at 300 gpm at 20’ TDH were 
installed in 1993 to support the emergency department. The pumps are manually rotated, and the boilers are 
automatically staged through the Johnson Metasys system.

Domestic hot water is generated from the heating boilers by a Aerco smart plate instantiations type heat 
exchanger, installed in last few years. The original domestic hot water storage tanks are abandoned in place in 
the boiler mechanical room. This central water heater provides domestic hot water to the entire building. This 
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heat exchanger has approximately 18-20 years remaining in its anticipated service life. 

A 20,000-gallon underground fuel tank adjacent to the boiler room provides fuel for the boiler plant and 
emergency generators. While the age of this tank is unknow, it can be assumed to be similar in age to the 
associated boilers. 

In addition to the heating boilers several steam generators are distributed throughout the facility to provide steam 
for humidification at select air-handling units. A Steris steam generator located in the penthouse and rated for 
180 kW / 630 lb/hr, provides steam for the central sterile functions. A The steam generator dates from 2020. 

4.3
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Cooling 
The building is cooled by a combination of a central chilled water plant and direct expansion cooling units. 
The main chiller plant houses (2) Trane screw chillers. Chiller #1 was installed in 2001 and #2 was installed in 
2015. Based on pump sizing, both chillers appear to be 200 tons in capacity. The anticipated median service 
life of chillers of this type is approximately 20 years. Although it currently functions well, chiller 1 is past its 
anticipated service life and should not be relied on for long term operation. Chiller 2 is approximately halfway thru 
its anticipated median service life. According to maintenance staff, under the previous hospital usage, only one 
chiller is required to provide the peak cooling load, so adequate spare capacity is available if full redundancy is 
not required. 

An Alfa-Laval plate and frame heat exchanger was installed in 1989 to provide waterside economizer operation, 
based on maintenance personnel the heat exchanger is nonfunctional. 
The anticipated median service life of heat exchanger of this type is approximately 20 years. Even if repaired 
to an operable condition the heat exchanger is well beyond its expected equipment life. The cooling pumping 
system is arranged with constant flow primary pumps without variable frequency drives and with variable speed 
secondary pump. 
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An Evapco 2-cell cooling tower is located on grade adjacent to the chiller plant mechanical room, provides heat 
rejection for chillers 1 & 2. The tower includes pneumatic control valves and bypass piping. Installation date of 
the tower is unknown, but it appears to be in fair condition and is likely beyond its anticipated service life. The 
cooling tower is supported on an elevated steel platform to provide sufficient head pressure for the condenser 
water pumps. The tower platform steel is rotting due to corrosion and is in poor condition. The platform should 
be replaced or dismantled to prevent a safety hazard due to steel failure. 

  
A separate air-cooled chiller provides chilled water for AHU-6 & 7, which serves operating rooms #4 & #5, 
outpatient medicine and same day surgery. The chiller is a York scroll type installed in 2009 and rated for a 
nominal 76 tons of capacity. The chiller is installed on grade at the northwest corner of the site. Underground 
piping is routed from the chiller to the AHU-7 
mechanical room, which houses the chilled water pumps. The cooling pumping system is arranged with constant 
flow primary pumps without variable frequency drives and with variable speed secondary pump. The chiller has 
and has approximately 6 years remaining in its anticipated service life. Currently there is no piping connection 
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between the main chiller plant and this chiller.

An independent 45-ton air-cooled chiller located on grade adjacent to the laboratory provides an alternative an 
alternative chilled water source for AHU-9, which serves the Lab. The chiller is a York scroll unit installed in 2008 
and has approximately 5 years remaining in its anticipated service life. At the time of inspection, the air-cooled 
chiller was not in service.

The MRI has a separate air-cooled packaged chiller for magnet cooling. The age and remaining service life of 
this chiller is unknown. 
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Air handlers
The majority of spaces in the building are conditioned by central indoor or roof mounted air handlers. 

AHU-1 is located in the basement and serves the 2nd & 3 rd floor corridors. It is a Carrier unit installed in 1974 
and per the 2016 report is rated for 19,900 cfm at 7.5” TSP. The unit includes 95% efficient bag filters in the pre-
filter position, a chilled water-cooling coil with pneumatic control valves and 40 hp supply fan with variable speed 
drive. The unit is controlled as constant volume with induction boxes with hot water heating coils with pneumatic 
control valves and. While the unit was repair in the last 3 years it is in poor condition and is well beyond its 
anticipated service life.

AHU-2 located in the basement mechanical room with AHU-1 and serves the 2nd & 3rd floor Med/Surg rooms. 
AHU-2 is a Carrier unit sized for 10,400 cfm was installed within the last seven to seventeen years and is in good 
condition. The unit was originally. Per the 2016 report the unit includes a 2” pre-filter, a hot water preheat coil with 
2-way pneumatic control valve, a chilled water-cooling coil with 2-way pneumatic control valve, MERV 14 final 
filter, constant speed supply fan and duct-mounted 50 kW electric steam humidifier. The unit is constant volume 
with perimeter induction reheat coils. The unit is controlled through the Tridium building automation system. The 
unit has approximately 10 years remaining in its anticipated service life. 
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AHU-3 serves the basement and first floor radiology and general spaces. It is a Trane unit installed in 2008 and 
is in good condition. The unit was originally sized for 15,800 cfm. Per the 2016 report the unit includes a mixing 
box with 2” pre-filter, a hot water preheat coil with 2-way pneumatic control valve, a chilled water-cooling coil with 
2-way pneumatic control valve, MERV 14 final filter, supply fan with variable speed drive and duct-mounted 30 
kW electric humidifier.  The unit has approximately 11 years remaining in its anticipated service life.

AHU-4 serves the first-floor administration area. It is a York unit installed in 1995 and is in fair 
condition. The unit was originally sized for 7,200 cfm at 3.5” TSP. Per the 2016 report the unit includes a mixing 
box with 2” pre-filter, a hot water preheat coil with 2-way pneumatic control valve, a chilled water-cooling coil with 
2-way pneumatic control valve and constant speed supply fan with inlet vanes. The unit is variable volume with 
terminal reheat coils and a plenum return. The unit is in good condition but is beyond its anticipated service life.
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AHU-5 serves the Café. It is a York unit installed in 1995 and is in fair condition. per the 2016 report the unit was 
originally sized for 2,800 cfm at 3.5” TSP. The unit includes a mixing box with 2” pre-filter, a hot water preheat coil 
with 2-way pneumatic control valve, a chilled water-cooling coil with 2-way pneumatic control valve and constant 
speed supply fan. The duct distribution is single zone with a plenum return. The unit is controlled through a 
Johnson Controls time clock. The unit is beyond its anticipated service life.

AHU-6 serves Operating Rooms #4 & #5 and same day surgery. per the 2016 report is it is a McQuay unit 
installed in 1997 and is in fair condition. The unit was originally sized for 11,000 cfm at 3.5” ESP. The unit includes 
a return fan with variable speed drive, economizer section, 2” pre-filter, a hot water preheat coil with 2-way 
control valve, a chilled water-cooling coil with 2-way control valve, supply fan with variable speed drive, HEPA 
filter section and duct-mounted 50 kW electric humidifier. The unit is variable volume with terminal reheat coils.  
The unit is in good condition but is beyond its anticipated service life.

AHU-7 serves outpatient medicine. It is a McQuay unit installed in 1997 and is in fair condition. 
The unit is configured the same as AHU-6 except that it utilizes a MERV 14 final filter and was 
originally sized for 8,000 cfm at 3.0” ESP. The unit is in good condition but is beyond its anticipated service life.
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AHU-8 serves radiology and the emergency department. It is a Trane custom unit installed in 
2001 and is in fair condition. The unit was originally sized for 28,225 cfm at 3.0” ESP. The unit 
includes a mixing box with 2” pre-filter, a hot water preheat coil with 2-way pneumatic control valve, electric 
humidifier, a chilled water-cooling coil with 2-way pneumatic control valve, supply fan with variable speed drive 
and MERV 14 final filter. The unit is variable volume with terminal reheat coils and fully ducted return. The unit is 
in good condition and has approximately 3 years remaining anticipated service life.

AHU-9 serves laboratory. It is a Trane unit installed in 2006 and is in good condition. The unit 
includes a mixing box with 2” pre-filter, a hot water preheat coil with 2-way pneumatic control valve, a chilled 
water-cooling coil with 2-way pneumatic control valve, MERV 14 final filter, 
supply fan with variable speed drive and a duct-mounted 50 kW electric humidifier. The chilled 
water coil is piped so that it can be served from the main chilled water plant or from a dedicatedglycol air-cooled 
chiller with a buffer tank to prevent chiller short cycling. The unit is in good condition and has approximately 8 
years remaining anticipated service life.
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AC-1 serves the Women’s area including the C-section room. Per the 2016 report it is a rooftop, split direct 
expansion unit with remote condensing unit. The unit has 2 circuits of R-22 cooling and was installed in 1990. 
The unit is in poor condition and should be considered for replacement. The unit is significantly past its 15-year 
anticipated service life.

AC-2 serves operating rooms #1, #2, #3, cystoscopy and the PACU. It is a Seasons 4 custom unit installed in 
2010 and in good condition. Per the 2016 report it is a nominal 70 packaged direct expansion unit with return fan, 
economizer, 2” pre-filter, direct expansion cooling coil with hot gas reheat coil, HEPA filter and supply fan with 
variable speed drive.  The unit is near the end of its 15 year anticipated service life.
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AC-3 serves the ICU and conference room. It is a rooftop, packaged direct expansion unit. Per the 2016 report 
the unit has 2 circuits of R-22 cooling and was installed in 1990. The unit is in poor condition and should be 
considered for replacement. The unit is in poor condition and should be considered for replacement. The unit is 
significantly past its 15-year anticipated service life.

RTU-1 serves the pharmacy. It is a rooftop unit installed in 2017 and is in good condition. The 
unit 100% outside air and includes a packaged direct expansion cooling, supply fan with variable speed with 
variable air flow boxes. The unit is in good condition and has approximately 10 years remaining anticipated 
service life.
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RTU-2 serves the med surgery isolation room. It is a rooftop unit installed in 2016 and is in good condition. 
The unit includes an electric heating coil, packaged direct expansion cooling, supply fan with variable speed 
with variable air flow boxes. The unit is in good condition and has approximately 9 years remaining anticipated 
service life.

Several other smaller split direct expansion systems provide spot cooling to areas of the 
Hospital. The age of these units is unknown, these units have a total 15-year anticipated service life. These 
units include:  

1. Two Trane heat pumps that provide air-conditioning to the third floor of the 1956 Building and two 
ductless split systems that provide supplemental cooling to the pharmacy. 

1. Two Daikin split systems, installed in 2014, provide supplemental cooling to the second floor LDRP 
rooms.  

2. Two ductless split systems serving the MRI equipment room. 
3. Through-wall air-conditioning units serving the second floor of the 1956 Building. 

Controls

The building uses a mix of control systems including approximately 70% pneumatics and a legacy Johnson 
Controls Metasys system. The remaining 30% of the of controls are digital. The legacy control system is pass 
through to a Tridium platform. Most control valves are pneumatically operated with a series of air compressors 
throughout the site. The control air compressors have been recently replaced and are in good condition. 
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Fire protection 
The building is fully sprinkled with standpipes provide by standard delivery water pressure from the town and 
does not require a fire pump. The building is served by 3 Fire water services from the public mains. One fire 
service enters from the site from a Riverview St. and extends to a double detector check valve assembly located 
in the boiler room. The fire service is equipped with a fire department connection.

A second fire service enters the addition at the rear northwest corner of the building and extends to a double 
detector check valve assembly in the AHU-7 mechanical room. The fire service is equipped with a fire 
department connection. 
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Per the 2016 report, the third fire service extends from Riverview St. to the dining area. This service is supplied 
thru a meter pit outside of the main entrance. The fire service is equipped with a fire department connection. 

Plumbing 

The building is served by Domestic and Fire water services from the public mains and with sanitary sewer 
sanitary sewer from public sewers. The site has storm sewers that are collected on the site. Natural gas is 
provided to the Boiler Room as an interruptable service by the local utility company.  The domestic water serves 
the facility with street pressure and does not require any additional pressure boosting. T

The domestic water is currently served from a main supply from the Riverview Street. The supply has 2 taps, 
one on either side of a valve in the public main. The taps are tied together near the southeast corner of the 
hospital. RPZ backflow preventers are installed. The water service supplies the fixtures and equipment with 
street pressure.  
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A second domestic water service also enters the northwest corner of the building in the first floor 
mechanical room from White Oak St. This service enters as a 4” service but reduces to 2”. The 
service is equipped with a filtration unit. This service is not cross connected to the Boiler Room 
service. This service is does not appear to have an RPZ backflow preventer.  Both water service entrances 
include pressure reducing valves. The two separate water mains are not connected internally.

 
The distribution piping is copper tube with soldered joints. In general, the domestic water piping 
appears to be in good condition except in areas where the piping is over or near 45 years old. The older piping 
has lead solder joints and also is currently serviceable, however the gate valves in these piping systems are 
unlikely to hold during shutdowns. Large portions of the 1977 building have been renovated; however the piping 
was generally only modified not replaced. 

Utility distribution to the plumbing fixtures is mostly from supply mains and drainage lines  located in the ceiling 
space. The majority of these lines are in acceptable condition. Per the 2016 report renovations to the 1977 
addition generally did not result in piping replacement.
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The building is supplied with oxygen from a bulk storage tank located near the loading dock. Cylinder gasses 
are supplied from a manifold room located behind the 1956 building. The cylinder gas room has a manifold for 
nitrogen. 

SANITARY DRAINAGE 

The system drains by gravity thru several interior drain lines to the site sanitary sewer. The 
drain from the original building exited from the north side of the building and discharged to 
Riverview St. The main drains for the 194 building are directed to the south side of the 
building and discharge below the basement floor level to the south driveway site sewer. The 
Emergency Room addition from 2000 drains to the basement and also exits to the south below the basement 
floor. The west side addition exits the west side of the building and then turns to 
discharge to the south driveway. The site sanitary sewer drains to a deep manhole with an 8”.
discharge located adjacent to the south retaining wall. This pipe discharges to an 8” sewer running thru the 
parking lot of 190 Riverview St. and then to the public sewer in Riverview Street.  
Piping in the bulk of the facility is from the 1994 and 2000 additions is still in good condition. The drainage piping 
is mostly cast-iron piping. The drainage piping that dates to 1977 addition can be expected to be at the end 
of its useful life. Per the 2016 report it was indicated that during renovations the existing piping was modified 
but not replaced. The kitchen waste does not have a grease trap and is directly connected to the town sewer. 
Maintenance staff indicated that where piping issues have arisen over the years the piping has been cleaned 
and replaced in sections.

A laboratory waste system was provided with polypropylene piping that drains through a 
polyethylene tank on the basement level. The limestone in the tank has been removed and the 
tank now functions as a dilution basin. The lab waste piping is about 20 years old and is still in 
good condition. 

Storm Drainage

Storm drainage is provided with a mix of downspouts and interior piped roof drains. Piped secondary roof 
drainage has been provided in the newer additions but the older areas have small scuppers that do not 
meet the modern code requirements. The majority of the roof penetrations appear to have had new flashing 
boots installed in with the recent roofing projects. The drainage piping is mostly cast-iron piping, but there is 
galvanized steel piping in older areas. Piping in the bulk of the facility from the 1994 and 2000 additions is still 
in good condition and maintenance staff indicated the system functions well. The drainage piping that dates to 
1977 addition can be expected to be nearing the end of its useful life. Per the 2016 report, during renovations 
the existing piping was modified but not replaced. Most of the roof drains appear to be in good condition. 
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Plumbing Fixtures 

The plumbing fixtures throughout the facility are all in operable condition but the majority of fixtures have at or 
beyond the end of their useful life except in areas that have been recently renovated. The 1991 addition fixtures 
are still serviceable but are also near the end of their useful life. The fixtures in the remainder of the building are 
all in good condition depending on when the latest renovation has occurred in the area.  

The toilet fixtures are primarily floor mounted flush valve water closets, inpatient water closets are equipped with 
bedpan lugs and fold down bed pan washers supplied from the flush valve.  
Lavatories are a mix of wall hung and countertop type lavatories with primarily wrist blade faucets. Countertop 
drop-in stainless steel exam room have been provided with wrist blade or 
long single lever faucets. Countertop drop-in stainless steel Lab sinks have been provided with 
lever faucets and spouts with vacuum breakers. The 1974 addition inpatient toilet rooms in areas that have not 
been renovated are extremely small and the fixtures are at the end of their useful life. Inpatient room also have 
small showers, in some cases the rooms have been tiled and larger showers have been made, however the 
threshold height is not ADA compliant.

Medical vacuum is supplied by two new a duplex vacuum pumps installed in 2020 and 2021 in the basement 
Boiler Room. 
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Medical air is supplied by a duplex air compressor package that is located in the 
Penthouse. The compressor is estimated to be over 30 years old and is beyond its end of life.

  
Plumbing Utilities

Water service to the building is supplied public water mains from the Town of Franklin water system and 
maintained by the Town of Franklin.  The 2016 report the water indicates water service is provided by an 8” 
water main at two locations: a 4” compound meter located along White Oak Street and a 4” compound meter 
located along Riverview Street. 

Public sanitary sewer mains serving the hospital are supplied and maintained by the Town of Franklin; mains 
run to the south of Medical Park Drive and along White Oak Street. The 2016 report indicates that the sanitary 
sewer services entering the Town of Franklin sewer manholes appear to be mostly terracotta pipe material. 
Many of the services observed were relatively deep; with some manhole/service entrance depths exceeding 20 
feet. 
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Storm drainage from the 1977 building and E.R addition are directed to the southeast corner of 
the site where it is directed to a storm sewer in Riverview St. Per the 2016 report, storm drainage from the west 
addition is directed off the site to the west via an 18” RCP line that drains thru a headwall to an open swale. 

Natural gas is supplied from the utility main in Riverview St. and extends to a meter set located across the 
driveway from the emergency generators outside of the boiler room. The gas extends thru the wall to the boiler 
room to serve gas service at 5 psi to the boilers. 
piping is black steel piping with a mix of threaded and welded joints. The piping appears to be in good 
condition. The outdoor meter and service assemble appears to have been within the last 10 years. 
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Mechanical, Plumbing and Fire Protection Feasibility Study

General Comments on Existing Conditions

The existing hospital facility has been extremely well cared for and the maintenance staff have done very 
well ensuring the mechanical, plumbing and fire protection systems operate well. However, the building and a 
significant portion of its associated M, P, FP systems are at or beyond the median service life. Repurposing the 
building to a new use will require significant modification from the current hospital application. Due to the age 
of the building systems, there are few components that could be reutilized for substantial renovation with the 
anticipation of reasonable remaining service life. Additionally retaining the complex existing systems including 
the pneumatic controls would require that the new building use employ maintenance staff with the same 
technical proficiency as the hospital historically has.  

The following items represent those building system items that have sufficient equipment life remaining to have 
anticipated resale greater than their base material cost. The items listed below have both significant initial costs 
and remaining years to be evaluated on their relative potential resale value. Due to the unpredictable nature of 
the ease of sale of these items and timing of the project, the value of the potential sale of these items has not 
been included in the proforma.

Item Age Relative 
value

Water cooled Chiller #2- 200 tons 7 $$$$
Medical vacuum pumps 1&2 1&2 $$$$
76 tons of capacity air-cooled Lab chiller 13 $
45-ton air-cooled Lab chiller 14 $
Aerco smart plate instantiations Domestic heat exchanger 3 $$$
180 kW / 630 lb/hr Steam Generator 2 $$
RTU-1 Pharmacy Packaged Roof Top Air handler 5 $$$
RTU-2 serves the med surgery Packaged Roof Top Air handler 6 $$
AHU-4 3 $$
AHU-9 6 $

All existing M, P, FP systems shall be removed, and walls and roofs patched where units are removed. The 
20,000-gallon underground fuel tank shall be inspected, remediated if required, drained filled and abandoned. 
The oxygen storage tank will be decommissioned either by the gas supplier or the project. 
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Basic Mechanical Requirements
Work included under this section contains all the mechanical systems described below and shall be fully adjusted, 
tested, balanced, cleaned, and ready for Owner’s use.

Materials and installation shall comply with the latest approved edition of the 2018 editions of the North Carolina 
Building Code, the North Carolina Mechanical Code, and the North Carolina Energy Conservation Code, National 
Fire Protection Association (NFPA), local building, fire, government and utility regulations for those agencies 
having jurisdiction, and equipment manufacturer’s instructions and recommendations for installation, clearances, 
service requirements, and general operation.

To support HUD application the building systems shall be Earth Craft multifamily renovation certification. 
Mechanical systems for each of the proposed options are indicated below: 

Option 1A: Concept to accommodate existing façade and windows and cut courtyards into the floor plates to 
maximize unit count.

Apartment Ventilation and Exhaust

Outside ventilation air will be provided to each occupied space as required by code, usage, occupancy, and air 
pressure control. 

Outdoor air ventilation requirements for each apartment will be met by the Natural Ventilation provisions of the 
North Carolina Mechanical Code. Natural ventilation of each regularly occupied space of each apartment shall 
be through operable windows and doors to the outside. The minimum openable area to the outdoors shall be 4 
percent of the floor area being ventilated. Where rooms without openings to the outdoors are ventilated through 
an adjoining room, a fixed opening to the adjoining room shall be provided, having an area not less than 8 
percent of the floor area of the interior room. (Natural ventilation provisions are not applicable to bathrooms, 
closets, and utility spaces within the apartment unit.)

Combination fan/light/heat units in each apartment bathroom will provide intermittent exhaust for each bathroom 
in accordance with Code. Each unit will be ducted to an exhaust wall cap located in the exterior wall. Kitchen 
range hoods will be recirculating type, for intermittent exhaust in accordance with Code.

Dryer exhaust will be ducted horizontally to a sidewall exhaust wall cap for each apartment.

Apartment Space Conditioning and Temperature Control:

Heating and cooling of each apartment will be provided by a constant volume, high efficiency unit listed below. 
Supply air will be ducted through galvanized metal ductwork to ceiling supply registers or sidewall supply registers.  
The air handler will include direct expansion cooling/heating coil, air filters and supply fan.  

Provide a high efficiency split system electric heat pump for each apartment with the following 
components:
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•	 Vertical indoor air handler located in mechanical closet with ducted supply and ducted return. 
Unit to have supplemental electric resistance heat. The indoor unit will sit on an acoustically 
lined return air plenum with return air ducted to the unit return air plenum.

•	 Outdoor heat pump located within flat roof sections of the building.
•	 Provide Daikin Fit heat pump or equal with minimum 14 SEER cooling efficiency and minimum 

8.2 HSPF heat pump performance. 

Common Area Ventilation
Dedicated Outdoor Air (DOA) units will be provided to supply conditioned and dehumidified ventilation air 
continuously, 24-hours a day at ASHRAE 62.2 compliant rates. The units will be a 100% outside air-packaged 
rooftop unit with hot gas reheat for dehumidification temperature control. The unit will feature a variable speed 
compressor, DX cooling coil, hot gas reheat coil, indirect natural gas-fired heating coil, a pre-filter on unit air 
intake, and high efficiency air filtration on the unit supply discharge. 

The DOA units will be located in roof wells.  Supply air distribution ductwork will be run horizontally above top 
floor ceiling and routed to and from all non apartment, occupied spaces.  Ducts will be routed through vertical 
fire-rated shafts located centrally and ducted to each apartment, with combination fire smoke dampers at each 
floor. Duct-mounted volume control dampers will be installed in each major branch duct to accurately control and 
balance air volumes.  

Air from toilets, bathrooms, janitor closets, etc. will be exhausted through an energy recovery wheel in the DOA 
unit to remote discharge louvers, maintaining code required clearances from outdoor air intakes.  Supply and 
exhaust air distribution ductwork will be run horizontally above ceiling and routed to and from each residential 
unit and all other occupied spaces.  Duct-mounted volume control dampers will be installed in each major 
branch duct to accurately control and balance air volumes.  Ducts will be routed through vertical fire-rated 
shafts located centrally.  

Common Area Space Conditioning and Temperature Control:

Common areas Split system heat pump will be provided to serve the corridors and public areas of all floors. 
The indoor unit will be located above ceiling with ducted supply and return at each floor level. The unit 
efficiency performance shall meet that of the apartment units. The outdoor heat pump unit will be located 
in the flat roof well. Electric wall heaters will be provided in stairwells and at building entrances to provide 
supplemental heat. 

Option 1B: Same as 1a but includes the addition to the second floor.

The HVAC systems will be the same as options 1A with additional resident heat pumps and common area split 
systems for the new second floor addition. 

Option 2A: Concept assumes new façade and windows to maximize unit count also cuts courtyards into the floor 
plates to maximize unit count.
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The HVAC systems will be the same as options 1A with resident heat pumps based on the revised layout of 
apartments based on window modifications. 

Option 2B: Same as 2a but also includes the addition to the second floor.

The HVAC systems will be the same as options 2A with additional resident heat pumps and common area split 
systems for the new second floor addition. 

Option 3: Concept is a phase 2 new building addition over where the helipad is located. 

Ventilation and Exhaust

Outside ventilation air will be provided to each occupied space as required by code, usage, occupancy, and air 
pressure control. 

Outdoor air ventilation requirements for each apartment will be met by the Natural Ventilation provisions of the 
North Carolina Mechanical Code. Natural ventilation of each regularly occupied space of each apartment shall 
be through operable windows and doors to the outside. The minimum openable area to the outdoors shall be 4 
percent of the floor area being ventilated. Where rooms without openings to the outdoors are ventilated through 
an adjoining room, a fixed opening to the adjoining room shall be provided, having an area not less than 8 
percent of the floor area of the interior room. (Natural ventilation provisions are not applicable to bathrooms, 
closets, and utility spaces within the apartment unit.)

Combination fan/light/heat units in each apartment bathroom will provide intermittent exhaust for each bathroom 
in accordance with Code. Each unit will be ducted to an exhaust wall cap located in the exterior wall. Kitchen 
range hoods will be recirculating type, for intermittent exhaust in accordance with Code.

Dryer exhaust will be ducted horizontally to a sidewall exhaust wall cap for each apartment.

Space Conditioning and Temperature Control:

Heating and cooling of each apartment will be provided by a constant volume, high efficiency unit listed below. 
Supply air will be ducted through galvanized metal ductwork to ceiling supply registers or sidewall supply registers.  
The air handler will include direct expansion cooling/heating coil, air filters and supply fan.  

Provide a high efficiency split system electric heat pump for each apartment with the following 
components:

•	 Vertical indoor air handler located in mechanical closet with ducted supply and ducted return. 
Unit to have supplemental electric resistance heat. The indoor unit will sit on an acoustically 
lined return air plenum with return air ducted to the unit return air plenum.

•	 The outdoor heat pumps unit will be located on grade adjacent to the building.
•	 Provide Daikin Fit heat pump or equal with minimum 14 SEER cooling efficiency and minimum 

8.2 HSPF heat pump performance. 
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A split system heat pump will be provided to serve the corridors and public areas of all floors. The indoor units 
will be located in a mechanical closet with ducted supply and return at each floor level. The unit efficiency 
performance shall meet that of the apartment units. The outdoor heat pumps unit will be located on grade 
adjacent to the building. Each unit for interior spaces will be provided with ASHRAE 62.2 compliant outdoor air 
volume from an exterior louver. Electric wall heaters will be provided in stairwells and at building entrances to 
provide supplemental heat. 

Plumbing Requirements

Option 1A: Concept to accommodate existing façade and windows and cut courtyards into the floor plates to 
maximize unit count.

Sanitary/Storm Sewer
The existing sanitary systems shall be reworked to connect to the existing utility manholes the new plumbing 
fixtures. The new sanitary piping will be PVC, solid core, schedule 40, DWV, ASTM D2665 pipe and solvent 
cemented fittings to minimize first cost. The existing storm systems shall be reworked to connect to new and 
relocated roof drains and courtyard drains.

Potable Water Systems

New gas fired high efficiency water heaters will be provided in the basement mechanical room along with an 
electronic mixing valve assembly, expansion tank and all required accessories. Domestic hot water, hot water 
return, and cold-water piping will be extended throughout the building. 
 
The cold and hot water mains will be routed above the ceilings of each floor and the hot water return lines 
will be routed from the end of each hot water leg. The hot water return system will utilize “ThermOmegaTech” 
Circuit Solver Assemblies to balance the hot water return system in lieu of manual balancing valves with 
memory stops.

Shut-off valves for apartment unit will be located above the ceiling in the corridor and be centrally located to 
the plumbing futures within the apartment units to try to limit the time it takes for hot water to reach the most 
remote fixture in each unit. Each fixture, except showers and tubs, will be provided with fixture stop valves 
where applicable. Tub / shower valves will be specified with separate check stops.

All recirculated hot, and hot water return piping will be fully insulated per International Energy Conservation 
Code (I.E.C.C.) requirements. All cold-water piping mains will be insulated. Branch water piping within the 
resident units will not be insulated.
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Basis of design for domestic hot water, cold water and hot water return piping above ground within building not 
located in or above the commercial kitchen: CPVC tube ASTM D 2846, ASTM F 441, ASTM F-442 with CPVC 
socket ASSE 1061. ASTM D 2846, ASTM F 437, ASTM F 438, ASTM F 439 solvent cemented fittings. After 
final testing for leaks all potable water lines shall be flushed to remove any foreign materials.
Plumbing fixtures
New plumbing fixtures shall be provided for all apartments and common areas meeting the national energy 
policy act low flow standards. Showers will be provided with hand-held shower wands as indicated in HUD 
application. 

Natural Gas system

The existing natural gas systems shall be extended to all new water heaters and roof mounted dedicated outdoor 
air units. 

All underground gas piping will be Polyethylene with fusion welded fittings. Underground gas piping will be 
provided with excavation warning tape and a tracer wire in the trench above the piping. 

The gas line will be extended inside the building and distributed to any gas-fired equipment. Gas valves will be 
lubricated plug type valves or ball valves approved for natural gas applications.

All new exterior steel gas piping exposed to the outdoors will be protected with rust inhibitor type primer and 
paint.

Fire Protection System

The existing fire protection systems shall be reworked to the renovated building including system design 
and materials will be in accordance with NFPA 13, NFPA 14, International Building Code, and all state and 
local codes and amendments. It is assumed that the mains in the area have adequate flow and pressure 
to satisfy the hydraulic requirements of the sprinkler system without the addition of a fire pump.

Option 1B: Same as 1a but includes the addition to the second floor.

The Plumbing systems will be the same as options 1A with extension to the new second floor addition. 

Option 2A: Concept assumes new façade and windows to maximize unit count also cuts courtyards into the floor 
plates to maximize unit count.

4.3
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Plumbing systems will be the same as options 1A with revised piping based on the revised layout of 
apartments based on window modifications. 

Option 2B: Same as 2a but also includes the addition to the second floor.

The Plumbing systems will be the same as options 1A with extension to the new second floor addition. 

Option 3: Concept is a phase 2 new building addition over where the helipad is located. 

Sanitary/Storm Sewer
The new building will be provided with a complete soil, waste, storm water and vent system. The sanitary 
sewer line will be extended out of the building and connected to the site sanitary sewer system. A complete 
roof drainage system utilizing both sloped roofs with gutters, exterior downspouts (with splash blocks) will be 
provided. The new sanitary and storm piping will be PVC, solid core, schedule 40, DWV, ASTM D2665 pipe 
and solvent cemented fittings to minimize first cost. The existing storm systems shall be reworked to connect to 
new and relocated roof drains and courtyard drains.

Potable Water Systems

New gas fired high efficiency water heaters will be provided in the basement mechanical room along with an 
electronic mixing valve assembly, expansion tank and all required accessories. Domestic hot water, hot water 
return, and cold-water piping will be extended throughout the building. 
 
The cold and hot water mains will be routed above the ceilings of each floor and the hot water return lines 
will be routed from the end of each hot water leg. The hot water return system will utilize “ThermOmegaTech” 
Circuit Solver Assemblies to balance the hot water return system in lieu of manual balancing valves with 
memory stops.

Shut-off valves for apartment unit will be located above the ceiling in the corridor and be centrally located to 
the plumbing futures within the apartment units to try to limit the time it takes for hot water to reach the most 
remote fixture in each unit. Each fixture, except showers and tubs, will be provided with fixture stop valves 
where applicable. Tub / shower valves will be specified with separate check stops.

All recirculated hot, and hot water return piping will be fully insulated per International Energy Conservation 
Code (I.E.C.C.) requirements. All cold-water piping mains will be insulated. Branch water piping within the 
resident units will not be insulated.

Basis of design for domestic hot water, cold water and hot water return piping above ground within building not 
located in or above the commercial kitchen: CPVC tube ASTM D 2846, ASTM F 441, ASTM F-442 with CPVC 
socket ASSE 1061. ASTM D 2846, ASTM F 437, ASTM F 438, ASTM F 439 solvent cemented fittings. After 
final testing for leaks all potable water lines shall be flushed to remove any foreign materials.

4.3
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Plumbing fixtures

New plumbing fixtures shall be provided for all apartments and common areas meeting the national energy 
policy act low flow standards. Showers will be provided with hand-held shower wands as indicated in HUD 
application. 

Natural Gas system

The existing natural gas systems shall be extended to all new water heaters and roof mounted dedicated outdoor 
air units. 

All underground gas piping will be Polyethylene with fusion welded fittings. Underground gas piping will be 
provided with excavation warning tape and a tracer wire in the trench above the piping. 

The gas line will be extended inside the building and distributed to any gas-fired equipment. Gas valves will be 
lubricated plug type valves or ball valves approved for natural gas applications.

All new exterior steel gas piping exposed to the outdoors will be protected with rust inhibitor type primer and 
paint.

Fire Protection System

All fire protection work including system design and materials will be in accordance with NFPA 13R, NFPA 
14, International Building Code, and all state and local codes and amendments.

A new automatic sprinkler system will be provided for the new building. It is assumed that the mains in the 
area have adequate flow and pressure to satisfy the hydraulic requirements of the sprinkler system without 
the addition of a fire pump.

4.3
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Angel Medical Center Rehabilitation Financial Analysis Narrative

Multiple rehabilitation scenarios and one new construction scenario has been evaluated in this feasibility 
study. All scenarios assume at least one major affordable housing financial source.  As is almost 
universal in today’s affordable housing environment, many programs will not fully fund an affordable 
housing development and thus require funding each development with multiple financing layers.  While 
all such sources come with significant funding, they also have significant requirements, constraints and 
even different timing/cycles.  For this last reason especially, chosen programs should be determined 
early such that timing of their various cycles can be managed. 

Due to the substantial cost of rehabilitating the existing building, only two programs were considered 
– the HUD 202 and 4% LIHTC/Tax Exempt Bond programs.  The following is a quick summary of those 
major affordable housing funding sources.  

HUD 202 and 4% LIHTC/Tax Exempt Bonds Overview

Scenarios 1A/B and 2A/B all utilize a combination of HUD 202 and 4% Low Income Housing Tax Credits/
Tax Exempt Bonds (hereafter, “LIHTC”, “TEB”, and jointly, “4%”).  In line with current trends of affordable 
housing finance programs, the HUD 202 program requires substantial leveraging of other sources 
of funds.  HUD 202 and 4% are the programs that, together, are most appropriate for this property in 
that as neither program can alone fund the total project costs, they can co-exist and together provide 
substantial though still not complete funding.  

The HUD 202 is a competitive grant program for Elderly 62+ at or below 50% of Area Median Income.  
The grant comes with a Project Rental Assistance Contract (PRAC) which provides rental subsidy.  HUD 
202 developments must be owned 100% by a non-profit(s). To be competitive, the application must 
achieve certain leveraging scores based on ratios of other financing brought in to the deal.  Hence, the 
requested grant amount must be limited.  

In the 4% structure, tax exempt bonds, usually used as the construction loan, are paired with an 
allocation of LIHTCs.  The 4% program is a “by-right” affordable housing program in that a property’s 
award of LIHTCs and TEBs is NOT subject to a competition.  Further, using the TEBs entitles the 
development to accompanying LIHTCs based on a cost driven formula.  While it is not subject to 
a competition, it is subject to certain thresholds and adequate allocation capacity from the state.  
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Allocation capacity has not historically been a constraint in North Carolina, however, recent requests 
have slightly exceeded the state’s capacity.  Any contemplation of 4% LIHTC should factor in information 
from NC Housing Finance Agency (NCHFA) regarding forecasted funding levels.  

9% LIHTC
The 9% LIHTC program in North Carolina is allocated in an annual competition managed by NCHFA.  
While 9% funding generates far more LIHTCs per unit than 4%s, current program limitations imposed by 
NCHFA severely limit the size of deals it can fund.  As such, it was not considered for Scenarios 1 and 2 
but is a standalone financing solution for the smaller Phase 2 scenario.  

LIHTC & HUD 202 Considerations

HUD 202

Competition based.  
The ratio of funded vs unfunded applications is unknown.  
202 competition cycles are irregular in timing but lately approximately every 18 months.  Strong 
monitoring and forecasting of HUD’s cycle and timing is recommended as once announced (via a 
NOFA – Notice of Funding Availability), applications are due only 4-5 months later.  Applicants should 
follow industry group Leading Age (www.leadingage.org) and other industry groups for timing forecasts.
Must be 100% owned by non-proft(s)
HUD units may not have permanent debt associated with them

Financial structure includes HUD 202 funding, which is a competitively awarded funding source.  

4% LIHTC/TEBs
4% applications are due in either late January OR any time May through September.  The second state 
of the application is 3-5 months later.  The application must pass NCHFA’s underwriting after the second 
application in order to make the next bond allocation meeting.  NC has two standing bond allocation 
meetings -- January and August – with the possible option of a third meeting in June, if needed.  

9% LIHTC
Again, 9% LIHTCs are a much deeper subsidy (per unit) than 4% LIHTCs and have some other 
differences.  9% LIHTC allocations are:
competition based
competition spans January through August of each year
approximately 1 in 4 applications wins. 
capped – currently enable approximately 50 units, though this could increase in future years. 

9% LIHTCs currently are eligible for Rental Production Program (RPP) Loans, which is currently $20,000 
per unit in Macon County up to $1.6MM.  RPP is a soft loan.  

5.0

22127.00 02.01.2023

FINANCIAL ASSUMPTIONS



USDA 538 Loan
The USDA 538 loan is a multifamily, apartment loan for developing affordable rental housing in USDA 
designated rural places.  Franklin qualifies for the 538 loan program.  In all scenarios, it is the presumed 
permanent loan.  

The 538 can be construction only, permanent only, or construction to permanent. As the loan is insured 
by the federal government, it is non-recourse and achieves a relatively low interest rate.  Further, it is a 
40 year amortization, thus reducing monthly debt service.   As with most affordable housing loans, Debt 
Service Coverage ratio is constrained to 1.15 or higher. 

In the 538 program, units are income restricted up to 110% AMI, thus allowing targeting of a higher 
income band allowed by LIHTCs.  The 538 is a strong, flexible loan that can address a wide array of 
affordable, rental housing types.  

Other Cost Assumptions
The following assumptions are applied to the scenarios: 

Purchase Price
Givens Estates or other potential referral source must buy the property at market value, here concluded 
to be $1.79MM based on an appraisal.  Non-referral source developers may negotiate a different and 
perhaps lower price. 

Commercial spaces
Triple net structure 
25% vacancy
$0.75/sq ft rent

General Construction Cost Notes
Construction costs are currently (Q1 of 2023) still quite volatile from item to item, however, have 
somewhat stabilized from recent years.  Still, due to historic highs and an almost doubling of 
construction prices from 2-3 years prior, a correction is possible.  A “new normal” is not yet established 
but it will not fully revert.  Resistance to price declines is further exacerbated by current economic 
conditions of 7-8% general inflation.  As such, a 10% inflation factor is added to current cost levels to 
account for a minimum of two years to begin construction.  Lastly, a remoteness factor of 5% for Franklin 
was added to account for challenges associated with hiring qualified subcontractors to a rural location.  

The heavier nature of the hospital’s materials (concrete, steel, thicker walls, etc) have a bearing on 
adaptive reuse costs.  Items such as demolition of building sections to create courtyards (multiple levels 
as well), the creation of new exterior walls for the courtyards, and heavy modification to external walls 
and window cutouts are significant in any building and even more so when considering the heavy nature 
of these items in such a hospital.  These and other items unique to the hospital building and proposed 
design create the following types of impacts in Scenarios 1 A/B and 2 A/B (some vary by scenario): 

5.0
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Selective demo of building floors/roof for courtyard areas 
New, heavy vertical wall creation for courtyard areas
Decommissioning of larger systems (chiller, cooling tower, etc)
General, selective internal demolition (wiring, plumbing, interior walls, etc)
New window replacements and façade enhancements
Creation of patios for certain units overlooking existing rooftop
Solar panel allowance 

Operating Costs
Operating Costs for all scenarios were targeted to approximately $5,400 per unit in each scenario which 
includes $350 per unit per year for Replacement Reserves.  This is a somewhat high operating cost level 
but will ensure solid management, tenant service levels, and ongoing maintenance. This assumes a 
non-profit affordable housing owner who would be exempt from real estate tax – a for profit owner would 
thus carry higher operating costs.  

Scenario Summary
The following is a summary of permanent financing for the scenarios ($s in MMs):

1A 1B 2A 2B Phase 2
HUD 202 Grant* $6.7 $7.9 $7.3 $8.5 N/A
LIHTCs** $19.0 $22.4 $20.6 $24.1 $9.8
USDA 538 Perm Loan $1.8 $2.0 $1.9 $2.0 $1.2
RPP*** N/A N/A N/A N/A $1.0
Other Funding**** $23.2 $26.9 $25.0 $28.8 $3.2
Total Dev Costs***** $50.8 $59.2 $54.8 $63.5 $15.2

*HUD 202 Grant amount maximized relative to minimum HUD 202 competitiveness
**net LIHTCs after sale/syndication (pricing estimated at $0.82 per $1.00 of LIHTC)
***RPP only available for 9% LIHTC.  Soft loan pmt terms.  Maxed out for Phase 2. 
****Other grant funding to be identified.  Perm loan maximizes debt carry so no further loan service can 
be incurred 
****Totals may not match above due to rounding. 

TEBs were assumed to be construction loan only and replaced with USDA 538 perm loan. 

Other Financing Sources
Several financing sources were not included in the above scenarios, however, warrant some note. 

Federal and NC historic tax credits
Federal and NC historic tax credits were considered, however, a NC historic consultant confirmed that 
while parts of the building may be old enough to qualify, the building’s historic import is not significant 
enough overall to merit listing on the National Register of Historic Places – a necessary condition for 
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utilizing historic tax credits.  See Section 2.4 of the feasibility study.  The lack of historic tax credits for 
this building substantially increases the gap on any financial scenario.  

Workforce Housing Loan Program (WHLP) 
WHLP is a long-term loan that is essentially a grant, allocated by NCHFA in conjunction with 9% LIHTCs.   
It is sized based on project costs and would max out in Macon County at $1.5MM.  In recent years, 
WHLP funding has been available, however, is currently unfunded from the state of NC.  As such, it was 
not included in the Phase 2 scenario. 

Federal Home Loan Bank – Atlanta
Federal Home Loan Bank’s Affordable Housing Program (AHP) offers forgivable loans of up to 
$750,000.  AHP funds are awarded on a competitive basis and favor LIHTC developments.  The 
competition level relative to awards, however, is significant. 

Community Development Block Grants (CDBG)
CDBG funds are administered by HUD and targeted for many purposes, including but not limited to 
public infrastructure, public services, neighborhood revitalization, and rehabilitation of housing.     

New Market Tax Credits (NMTCs)
NMTCs should be considered for any significantly sized commercial use of the building apart from 
residential apartments.  NMTC is a tax credit/loan program designed to help businesses, often startups 
or early stage, in economically distressed locales.  Eligible commercial tenants should be encouraged 
and assisted in exploring the use of NMTCs. 

NMTCs are different from historic tax credits and LIHTCs in that they, through the use of intermediary 
certified Community Development Financial Institutions (CDFIs) and investors, take tax credits that 
ultimately pass through to investors in return for a very low interest rate loan to the business on site.  This 
is particularly beneficial in today’s rising interest rate environment.  They can benefit a real estate venture 
that is itself a business, however, typically are structured to benefit non-real estate oriented businesses. 

NMTCs are allocated via a competition and require being in designated eligible areas.  Franklin, NC 
obtains the highest NMTC location designation – Severe Distress or Non-Metropolitan – thus maximizing 
its competitiveness of a NMTC application.  

CAHEC Capital, Inc. is a well regarded Community Development Financial Institution (CDFI) in North 
Carolina (www.cahec.com/loan-programs/)/  

Other
There are many other sources of funding that, while smaller in size, can be layered together to achieve 
scale.  These include local government cost waivers, state grants and revolving funds, non-profit grants 
and low interest loans.  
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The scope of this study consisted of a 
concentrated effort to evaluate the suitability 
of the conversion of the AMC building into 
affordable senior housing.  It is through this lens 
and parameters that this team has determined 
this specific project is not feasible due to the 
financial burden required to adapt the hospital 
to apartments targeted to serve an affordable 
senior market. It is understood that this may not 
be the desired result of the study, however, it is 
worth noting that through this exercise valuable 
information has been compiled relating to the 
property; therefore, the robust evaluation of the 
property compiled in this report by a team of 
professionals should be a valuable resource 
during future considerations for the use of the 
AMC building.  

6.0CONCLUSION
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UNKNOWN SPRING SOURCE
WATER EXITS GROUND HERE
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IN: 2,069.3'
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PUBLIC RIGHT-OF-WAY

!

!

CONCRETE

D E S I G N A T I O N    T A B L E

DESIGNATORPINOWNERDEED REFERENCE

A6595118179 MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
B6595119199MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
C6595109902MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
D6595202793MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
E6595203433MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940
F6595109646MH ANGEL MEDICAL CENTER, LLLPD.B. A-39, P. 940

C

VARIOUS
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N
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MH ANGEL MEDICAL CENTER, LLLP

D.B. A-39, P. 940
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2 - STORY
BRICK OFFICE

BUILDING

30' RIGHT-OF-WAY
PER D.B. D-37, P. 1799

25' RIGHT-OF-WAYPER D.B. D-37, P. 1799
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25'
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CONCRETE
CONCRETE

TRANS
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BOLLARD
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TCB
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TRANSFORMER
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SIGN
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SIGN

SIGN

BOLLARD
(TYP)

HVAC

TCB

TCB
TCB

TCB

HVAC X2

PUMP

SHED

FUEL TANK

HELICOPTER
PAD

6595117117
ROBERT L. PENDERGRASS

D.B. D-18, P. 400

6595115199
ROBERT LANDY PENDERGRASS

D.B. E-20, P. 1972
D.B. M-7, P.268

6595114271
ROBERT L. PENDERGRASS

D.B. C-18, P. 108

6595113203
FIRST BAPTIST CHURCH

D.B. A/37

6595110213
PINNACLE PROPERTY HOLDINGS, LLC

D.B. M-39.2378

6595019150
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595019094
JOSEPH M. COLLINS

D.B. I-22, P. 1195

6595009993
NANTAHALA PROPERTIES, LLC

D.B. J-29, P. 2092
D.B. U-27, P. 125

6595100872
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595101714
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595101679
JOSEPH R. SANDERS CO TRUSTEE

D.B. K-35, P. 1274

6595103614
FIRST BAPTIST CHURCH

D.B. W-15, P. 249

6595105750
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TOWN OF FRANKLIN

D.B. T-19, P. 187
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GTE SOUTH INCORPORATED

D.B. K-6, P. 307

6595201454
TIPTON ENTERPRISES, LLC

D.B. Y-37, P. 1907
PLAT CARD 8693
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8
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3

NEW 50 UNIT 
RESIDENTIAL 

BUILDING

PHASE II

1. NEW GREEN SPACES IN FRONT OF UNIT WINDOWS
2. GREEN AREA WITH REINFORCED TURF FOR FIRE TRUCK ACCESS
3. RECONFIGURED PARKING LOT WITH MORE GREEN ISLES.
4. TRASH MANAGEMENT
5. TRANSFORMERS MAINTAINED IN PLACE.
6. RELOCATED EMERGENCY GENERATOR AND NEW RETAINING WALL.
7. OVERFLOW AND EMPLOYEE PARKING
8. RESIDENT PARKING 
9. GREEN AREAS & LANDSCAPE IN FRONT OF LARGE RETAINING WALL.
10. PHASE II RESIDENT PARKING
11. AREAS OFF LIMITS
12. NEW WATER RETENTION POND

22127.00 02.01.2023

7.11PHASE II SITE PLAN



LAUNDRY

STAIR

STAIR
RESIDENT STORAGE

ELEVATOR LOBBY

LAUNDRY

STAIR

STAIR
RESIDENT STORAGE

ELEVATOR LOBBY

STAIR

MANAGEMENT OFFICE

MAINTENANCE

ELEVATOR LOBBY

STAIR

MANAGEMENT OFFICE

MAINTENANCE

ELEVATOR LOBBY

PHASE II BUILDING

1ST FLOOR – 5 UNITS 2ND FLOOR – 15 UNITS

22127.00 02.01.2023

7.12PHASE II PLANS



STAIR

STAIR

ELEVATOR LOBBY

LAUNDRY

RESIDENT STORAGE

COMPUTER ROOM

STAIR

STAIR

ELEVATOR LOBBY

LAUNDRY

STAIR

STAIR
RESIDENT STORAGE

ELEVATOR LOBBY

3RD FLOOR – 15 UNITS 4TH FLOOR – 15 UNITS

PHASE II BUILDING

22127.00 02.01.2023

7.12PHASE II PLANS
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2 BEDROOM
1120 – 1220 SF
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PHASE II
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PHASE II
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PHASE II 3D VIEWS 7.13



PHASE II

22127.00 02.01.2023

PHASE II 3D VIEWS 7.13



Givens - Phase II IL

     UNIT   PROGRAM NET     TOTAL
   SQUARE    SQUARE TO   PROGRAM

NO.   FOOTAGE   FOOTAGE GRS     SPACE
PHASE II 50 Unit Option
First Floor

B Unit- 2 Bedroom
B Unit - 2 Bedroom 2 1120 2240 1.12 2509

Subtotal 2 2509
C Unit- 1 Bedroom

C Unit- 1 Bedroom 3 756 2268 1.12 2540
Subtotal 3 2540

Total Apartment Units 5
Utility Rooms 1 311 311 1.12 348
Common & Storage 1 1518 1518 1.12 1700

Subtotal 2048
TOTAL FIRST FLOOR 7097

Second Floor
B Unit- 2 Bedroom

B Unit - 2 Bedroom 4 1120 4480 1.12 5018
Subtotal 4 5018

C Unit- 1 Bedroom
C Unit- 1 Bedroom 11 756 8316 1.12 9314

Subtotal 11 9314
Total Apartment Units 15

Utility Rooms 1 622 622 1.12 697
Common & Storage 1 2279 2279 1.12 2552

Subtotal 3249
TOTAL SECOND FLOOR 17581

Third Floor
B Unit- 2 Bedroom

B Unit - 2 Bedroom 4 1120 4480 1.12 5018
Subtotal 4 5018

C Unit- 1 Bedroom
C Unit- 1 Bedroom 11 756 8316 1.12 9314

Subtotal 11 9314
Total Apartment Units 15

Utility Rooms 1 622 622 1.12 697
Common & Storage 1 2279 2279 1.12 2552

Subtotal 3249
TOTAL THIRD FLOOR 17581
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Fourth Floor
B Unit- 2 Bedroom

B Unit - 2 Bedroom 4 1120 4480 1.12 5018
Subtotal 4 5018

C Unit- 1 Bedroom
C Unit- 1 Bedroom 11 756 8316 1.12 9314

Subtotal 11 9314
Total Apartment Units 15

Utility Rooms 1 622 622 1.12 697
Common & Storage 1 2279 2279 1.12 2552

Subtotal 3249
TOTAL FOURTH FLOOR 17581

PHASE II TOTAL SQUARE FOOTAGE 50 59839
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7.2ALTERNATIVE STUDIES
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This plan demonstrates how many units could 
be provided if no courtyards were created. The 
challenge discovered through this exploration was 
the percentage of leasable/apartment square-
footage that was achievable in relationship to non-
leasable/non-revenue generating amenity space.  
The first floor plate of the current hospital plan is 
large and deep and not long and linear which leads 
to maximum efficiency in a residential apartment 
building layout.  For this specific project to serve an 
affordable senior living market, a larger number of 
apartments would need to be achieved unless the 
“extra” space could generate revenue to contribute to 
the feasibility of the conversion.

ALTERNATIVE STUDIES

PHASE I: NO COURTYARDS OPTION
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A residential building was tested on the site of the 
existing 24’ tall retaining wall. Two options were 
made, both of which the building would be 3 stories 
with a single-loaded corridor. Option A has 20 total 
units, with the unit types being a 715 SF 1 bedroom 
and a 1026 SF 2 bedroom. Each floor in Option A 
has five 1 bedrooms and two 2 bedrooms on each 
level. Option B has a total of 30 units, with the unit 
types being a 630 SF large studio and a 1136 SF 
2 bedroom. Each floor in Option B has eight large 
studio bedrooms and two 2 bedrooms on each 
level.

Due to the condition of the existing retaining wall, 
the complications of new construction at this 
location, and access to be able to maintain the wall, 
these options were not expolored further in this 
study.

7.22
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PHASE II RETAINING WALL OPTION
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A meeting was held on December 6th, 2022 at 
the Franklin Town Hall with the Angel Medical 
Center (AMC) Feasibility Study Community 
Stakeholders to discuss possible uses and 
desires for the building and property. The 
following notes were taken at that meeting.

7.3ALTERNATIVE USES NARRATIVE



Angel Medical Center (AMC) Feasibility Study Community Stakeholder Meeting 

December 6, 2022  

11:00am – 1:00pm 

Franklin Town Hall 

List of Attendees: Jack Horton, Stacy Guffey, Rita Salain, Amie Owens, Justin Setser, Chuck Sutton, Sheila 
Jackson, Sergio Falconi, Tommy Jenkins, Chris Baldwin, Jon Fay, Jennifer Hollifield, Lori Ann Bailey, Cheryl 
Wallen, Teresa Stephens, and Andrew Crosson 

Stacey Guffey and Jack Horton welcomed everyone. Stacy Guffey provided some background on how 
the feasibility study and Givens involvement came to be. Teresa began, after introductions, the 
PowerPoint presentation (also attached). Teresa reviewed Givens’ history, involvement in the feasibility 
study, and Macon County’s senior housing needs based on the Dogwood Health Trust’s 2021 WNC 
Bowen Market Study. Andrew reviewed the feasibility study topics that are in process, the AMC’s 
existing footprint, and began the open discussion with attendees on possible uses for the AMC. The 
discussion key take aways were: 

1. The DHT Bowen study’s returned voucher information is not matching current data. The study 
stated zero vouchers have been returned. Macon Program for Progress is seeing vouchers being 
returned – one month as many as 90% were returned.  

2. The Angel Medical Center building is extremely important to the community. Attendees 
expressed concern about the negative impact of an empty blighted building in the middle of 
town. There is a strong desire that it continues to benefit the community.  

3. The building elicits a strong emotional attachment for people as they were born there, had 
loved ones die there, worked there, and many families contributed funds to the building 
construction. 

4. Senior and workforce housing are both critical needs. Affordable housing is critically needed for 
current residents and people moving back to the area. Additionally, people are not able to both 
live and work in the area. There is hope the affordable senior housing may free up other housing 
in the area, as seniors move into more affordable and easier to maintain apartments.  

5. Illegal drug use, deaths, and serious brain injury due to drug use, and homelessness have 
dramatically increased in Macon County over the last year and a half. A critical need for 
transitional housing (respite/recovery transitions) exists in the county. Discussion ensued on 
how much more successful housing vulnerable people is when they have wrap around services 
and case management. 

6. Macon County received a $110,000 DHT grant to do a comprehensive housing study. They hope 
to collaborate findings with the AMC feasibility study. 

7. The Senior Center space is maxed out and could use additional community spaces for people to 
gather, do activities, and socialize. They have seen a growing number of seniors in month-to-
month leases which are being terminated. The Senior Center also has a Tech Teens program 
where highschoolers needing community service hours teach older adults to use their phones 
and technology.  

8. AMC’s commercial kitchen needs to be preserved if possible. The Senior Resource Center bids 
out the contract for meals and Angel Medical Center contracted provider of the meals. That 



ends 6/30/23 and there is uncertainty if the hospital will renew the contract. The jail contracts 
with another county for meals. There may be an opportunity to use the kitchen for a contractor 
to provide meals to the senior program as well as to the jail. Jackson County’s Senior Center has 
a large commercial kitchen that is contracted to a vendor who uses the space for senior meals, 
their own catering business and other uses.  

9. The school could utilize space for seniors to mentor school kids, provide carpentry classes 
opportunities build, or that the high school may need additional classroom space.  

10. There is a high need for daycare, and MPP is currently working on that issue. It is not necessarily 
a potential use for the AMC because there may not be enough outdoor space per child. 

11. Strengths of the Franklin/Macon County community: Giving community (they rally to help 
anyone in need), supportive and generous with donations of food and clothing, a diverse group 
with varying opinions, but they are willing to together. 

 



The town of Franklin was the “Nikwasi”, or 
“Center of Activity” to the Cherokee Native 
Americans. The beautification of the existing 24’ 
retaining wall allows local artists to display their 
art as a call to bring back nature and activity 
to the site. The metal weaved structure acts as 
a trellis for vegetation, inspired by Cherokee 
weaving patterns.
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	49   - SOUTHERN RAILWAY SHOP - 2104 W LEE ST. EXT. - GREENSBORO, NC 27403 - NC LUST, NC UST
	50   - GANIM PROPERTY, JOHN - 2202-2210 SPRING GARDEN STREET - GREENSBORO, NC  - NC LAST, NC IMD
	51   - RAY PROPERTY, LOUISE - 2209 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
	N52 - FORMER ASHLAND INC - 2802 PATTERSON STREET - GREENSBORO, NC 27407 - SEMS-ARCHIVE, CORRACTS, RCRA-TSDF, RCRA-CESQG, NC...
	N53 - DOW CORNING #4 - 2800 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	54   - SPRINGER PROPERTY, ART - 3009 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC IMD
	55   - HOMETOWN CASH AND CARRY - 3011 SPRING GARDEN - GREENSBORO, NC  - NC SHWS, NC IMD
	56   - SOUTHCHEM - 2804 PATTERSON - GREENSBORO, NC 27407 - NC SHWS, NC LUST, NC IMD
	57   - SPINEL TERMINAL - 2910 OAKLAND AVENUE - GREENSBORO, NC  - NC LUST TRUST
	58   - ATCO RUBBER PRODUCTS, INC - 2806 PATTERSON STREET - GREENSBORO, NC 27403 - NC LUST, NC NPDES
	59   - NORFOLK SOUTHERN/BIGGERS BROTHERS - 1109 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST, NC IMD
	60   - DUNCAN RESIDENCE, THOMAS - 618 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
	61   - VERTELLUS PERFORMANCE MATERIALS INC. - 2110 HIGH POINT ROAD - GREENSBORO, NC 27403 - SEMS-ARCHIVE, RCRA-LQG, NC...
	O62 - DELFORTGROUP PRINTING SERVICES - 206 BRUCE ST - GREENSBORO, NC 27402 - RCRA-CESQG, NC LUST, NC UST, US AIRS
	O63 - SHAMROCK CORP. - 206 BRUCE ST. - GREENSBORO, NC  - NC IMD
	64   - FLINT INK, INC. - 2805 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	65   - JP LOONEY- SPRING GARDEN STREET - 3021 SPRING GARDEN ST. - GREENSBORO, NC 27403 - NC LUST
	66   - ROBERTS PROPERTY, FAYE F. - 529 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
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	70   - TRANS CORP CARRIERS - 2809 IMMANUEL RD. - GREENSBORO, NC 27407 - NC LUST
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	Q74 - CANADA-DRY - 2411 HIGH POINT ROAD - GREENSBORO, NC  - NC IMD
	Q75 - ROYALL H. SPENCE, JR. - 2411 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC UST
	76   - TP SHERWOOD LLC PROPERETY - 2001 SHERWOOD STREET - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC LUST TRUST
	77   - ONE HOUR MARTINIZING - 2519 HIGH POINT RD - GREENSBORO, NC  - NC SHWS
	78   - HILEMN LABORATORIES - 3125 SPRING GARDEN STREET - GREENSBORO, NC  - NC SHWS, NC LAST, NC BROWNFIELDS, NC IMD
	79   - BABY DIAPER SERVICE, INC. - 1819 SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC LAST, NC UST
	80   - CHEMONIC - 1316 OAKLAND AVENUE - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC LUST TRUST, NC IMD
	R81 - DOW CORNING CORPORATION - 2914 PATTERSON ST - GREENSBORO, NC 27407 - NC SHWS, NC Financial Assurance, NC NPDES
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	Property Location
	Mock Judson/Rolane Mill
	2610 Oakland Avenue
	Greensboro, NC 27403
	Lat/Lon 36.061969 / 79.83515

	Executive Summary
	Target Property
	TP - 1 - MOCK JUDSON VOEHRING - 2610 OAKLAND AVE - GREENSBORO, NC  - NC SHWS, NC ASBESTOS...

	Surrounding Sites
	SEMS-ARCHIVE
	A11 - THE SHERWIN-WILLIAMS - 1025 HOWARD ST - GREENSBORO, NC 27403 - SEMS-ARCHIVE...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - SEMS-ARCHIVE...
	92   - MORFLEX CHEMICAL CO  - 2110 HIGH POINT RD. - GREENSBORO, NC 27403 - SEMS-ARCHIVE...

	CORRACTS
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - CORRACTS...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - CORRACTS...
	124   - DOW CORNING CORP - 2914 PATTERSON ST - GREENSBORO, NC 27407 - CORRACTS...

	RCRA-TSDF
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - RCRA-TSDF...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - RCRA-TSDF...

	RCRA-LQG
	A11 - THE SHERWIN-WILLIAMS - 1025 HOWARD ST - GREENSBORO, NC 27403 - RCRA-LQG...
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - RCRA-LQG...

	RCRA-SQG
	E35 - HIGHLAND TANK OF NOR - 2700 PATTERSON ST - GREENSBORO, NC 27407 - RCRA-SQG...

	RCRA-VSQG
	I48 - SOUTHERN LOGISTICS A - 2710 PATTERSON ST - GREENSBORO, NC 27407 - RCRA-VSQG...

	NC HSDS
	S102442238 - 3800 IMMANUEL RD -  - , NC  - NC HSDS
	S102442235 - DOW CORNING CORP -  - , NC  - NC HSDS
	S102442233 - ASHLAND CHEMICAL CO -  - , NC  - NC HSDS
	S102442232 - MOREFLEX CHEMICAL CO -  - , NC  - NC HSDS
	S102442227 - DESOTO INC -  - , NC  - NC HSDS

	NC SHWS
	A12 - DESOTO, INCORPORATED - 1025 HOWARD ST - GREENSBORO, NC  - NC SHWS
	21   - MYERS BROS. - 3303 SPRING GARDEN S - GREENSBORO, NC 27403 - NC SHWS...
	56   - DIXIE MACHINE & TOOL - 2204 PATTERSON ST - GREENSBORO, NC  - NC SHWS
	L68 - COBLE PROPERTY - 2611 HUSBANDS ST - GREENSBORO, NC  - NC SHWS
	O81 - SOUTHCHEM - 2804 PATTERSON - GREENSBORO, NC 27407 - NC SHWS...
	84   - HOMETOWN CASH AND CA - 3011 SPRING GARDEN - GREENSBORO, NC  - NC SHWS...
	92   - MORFLEX CHEMICAL CO  - 2110 HIGH POINT RD. - GREENSBORO, NC 27403 - NC SHWS...
	P98 - NCDOT - SITE #61 NOR - 1124 S. HOLDEN ROAD - GREENSBORO, NC  - NC SHWS...
	116   - TP SHERWOOD LLC PROP - 2001 SHERWOOD STREET - GREENSBORO, NC 27403 - NC SHWS...
	120   - ONE HOUR MARTINIZING - 2519 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC SHWS...
	121   - HILEMN LABORATORIES - 3125 SPRING GARDEN - GREENSBORO, NC  - NC SHWS...
	122   - BABY DIAPER SERVICE, - 1819 SPRING GARDEN S - GREENSBORO, NC 27403 - NC SHWS...
	123   - CHEMONIC - 1316 OAKLAND AVENUE - GREENSBORO, NC 27403 - NC SHWS...

	NC LUST
	A3 - KAYSER ROTH HOSIERY  - 1004 HOWARD ST.4 - GREENSBORO, NC 27403 - NC LUST...
	B6 - SOUTHER RAILWAY YARD - 2603 OAKLAND AVE - GREENSBORO, NC 27403 - NC LUST...
	C14 - WELCH FUEL OIL CO.,  - 1109 WILLOWBROOK DRI - GREENSBORO, NC 27403 - NC LUST...
	C17 - WILLOWBROOK PLANT - 1111 WILLOWBROOK STR - GREENSBORO, NC 27403 - NC LUST...
	21   - MYERS BROS. - 3303 SPRING GARDEN S - GREENSBORO, NC 27403 - NC LUST...
	D31 - HANDY PANTRY 129 - 2408-D SPRING GARDEN - GREENSBORO, NC 27403 - NC LUST...
	E34 - WYSONG CASTING DIVIS - 2700 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST
	F36 - DAYTONA CONV CRT #1 - 2240 PATTERSON STREE - GREENSBORO, NC 27407 - NC LUST...
	G38 - SOUTHEASTERN FOUNDRI - 2706 OAKLAND AVE - GREENSBORO, NC 27403 - NC LUST...
	41   - L A BENSON - 2704 PATTERSON - GREENSBORO, NC 27407 - NC LUST...
	43   - DOW CORNING #4 - 2800 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST...
	E44 - MOTOR BEARING & PART - 2701 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST...
	I47 - BINSWANGER GLASS CO. - 2710 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST...
	F51 - AUTOMOTIVE SERVICE S - 2241 PATTERSON STREE - GREENSBORO, NC 27407 - NC LUST...
	J52 - ODELL PROPERTIES - 1010 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST...
	J53 - MCLEOD LEATHER & BEL - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC LUST...
	55   - LIFE SPAN CIRCLE SCH - 2300 SPRING GARDEN R - GREENSBORO, NC 27403 - NC LUST...
	L71 - COBLE PLUMBING COMPA - 2607 HUSBANDS ST. - GREENSBORO, NC 27407 - NC LUST...
	K72 - LEWIS STORAGE COMPAN - 2751 PATTERSON STREE - GREENSBORO, NC 27407 - NC LUST...
	N74 - GREENSBORO TRUCK TER - 2810 OAKLAND AVENUE - GREENSBORO, NC 27403 - NC LUST...
	77   - SOUTHERN RAILWAY SHO - 2104 W LEE ST. EXT. - GREENSBORO, NC 27403 - NC LUST...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - NC LUST...
	79   - RAY PROPERTY, LOUISE - 2209 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST...
	O81 - SOUTHCHEM - 2804 PATTERSON - GREENSBORO, NC 27407 - NC LUST...
	82   - SPRINGER PROPERTY, A - 3009 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST...
	P83 - ATCO RUBBER PRODUCTS - 2806 PATTERSON STREE - GREENSBORO, NC 27403 - NC LUST...
	85   - NORFOLK SOUTHERN/BIG - 1109 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST...
	Q87 - FLINT INK, INC. - 2805 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST...
	88   - BROWN RESIDENCE, HAN - 2610 BEECHWOOD STREE - GREENSBORO, NC 27403 - NC LUST
	R89 - DUNCAN RESIDENCE, TH - 618 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST...
	S91 - GANT OIL COMPANY NO  - 2308 HIGH POINT RD - GREENSBORO, NC 27403 - NC LUST...
	94   - TRANS CORP CARRIERS - 2809 IMMANUEL RD. - GREENSBORO, NC 27407 - NC LUST
	T96 - DELFORTGROUP PRINTIN - 206 BRUCE ST - GREENSBORO, NC 27402 - NC LUST...
	Q97 - MACTHRIFT OFFICE FUR - 1201 S. HOLDEN RD. - GREENSBORO, NC 27407 - NC LUST...
	U99 - ROBERTS PROPERTY, FA - 529 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST...
	V100 - JP LOONEY- SPRING GA - 3021 SPRING GARDEN S - GREENSBORO, NC 27403 - NC LUST...
	S102 - ROYALL H. SPENCE, JR - 2411 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC LUST...
	103   - SMALL PROPERTY, JEAN - 723 S. ELAM AVE. - GREENSBORO, NC 27408 - NC LUST...
	104   - FIRST CHURCH OF NAZA - SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC LUST...
	R105 - BLAKEWOOD PROPERTY,  - 608 SCOTT STREET - GREENSBORO, NC 27403 - NC LUST...
	U106 - SANDFORD ESTATE, CHR - 521 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST...
	R107 - BATES PROPERTY, JONA - 613 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST...
	W108 - PATTERSON STREET BP  - 2814 PATTERSON STREE - GREENSBORO, NC 27407 - NC LUST
	109   - APPLE RESIDENCE, VIR - 2311 WALKER AVENUE - GREENSBORO, NC 27403 - NC LUST...
	V110 - SAMS MART 4096 #77 - 900 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST
	V112 - SAMS MART 4096 - 900 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST
	V113 - SAMS MART 778 - 900 S HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST...
	W115 - B & B TRUCK REPAIR I - 1106 BRANDT ST - GREENSBORO, NC 27407 - NC LUST...
	116   - TP SHERWOOD LLC PROP - 2001 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST...
	117   - PILOT STATION #8156 - 1300 S. HOLDEN AVE. - GREENSBORO, NC 27407 - NC LUST...
	X118 - BENSON PROPERTY, RAY - 3114 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST...
	X119 - VAN GEER RESIDENCE,  - 3115 COLLIER DRIVE - GREENSBORO, NC 27403 - NC LUST...

	NC LAST
	L75 - SETRO AUTO COLLISION - 2415 BINFORD STREET - GREENSBORO, NC 27403 - NC LAST...
	L76 - HNB AUTO SERVICES - 2415 BINFORD STREET - GREENSBORO, NC 27407 - NC LAST
	80   - GANIM PROPERTY, JOHN - 2202-2210 SPRING GAR - GREENSBORO, NC  - NC LAST...

	NC LUST TRUST
	A2 - ROLANE CORPORATION - 1004 HOWARD ST - GREENSBORO, NC 27403 - NC LUST TRUST...
	F37 - DAYTONA #1 - 2240 PATTERSON STREE - GREENSBORO, NC  - NC LUST TRUST...
	I42 - WYSONG CASTINGS - PATTERSON STREET - GREENSBORO, NC  - NC LUST TRUST...
	J53 - MCLEOD LEATHER & BEL - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC LUST TRUST...
	55   - LIFE SPAN CIRCLE SCH - 2300 SPRING GARDEN R - GREENSBORO, NC 27403 - NC LUST TRUST...
	79   - RAY PROPERTY, LOUISE - 2209 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST TRUST...
	82   - SPRINGER PROPERTY, A - 3009 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST TRUST...
	86   - SPINEL TERMINAL - 2910 OAKLAND AVENUE - GREENSBORO, NC  - NC LUST TRUST
	R89 - DUNCAN RESIDENCE, TH - 618 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST TRUST...
	S91 - GANT OIL COMPANY NO  - 2308 HIGH POINT RD - GREENSBORO, NC 27403 - NC LUST TRUST...
	Q97 - MACTHRIFT OFFICE FUR - 1201 S. HOLDEN RD. - GREENSBORO, NC 27407 - NC LUST TRUST...
	U99 - ROBERTS PROPERTY, FA - 529 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST TRUST...
	S102 - ROYALL H. SPENCE, JR - 2411 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC LUST TRUST...
	103   - SMALL PROPERTY, JEAN - 723 S. ELAM AVE. - GREENSBORO, NC 27408 - NC LUST TRUST...
	R105 - BLAKEWOOD PROPERTY,  - 608 SCOTT STREET - GREENSBORO, NC 27403 - NC LUST TRUST...
	U106 - SANDFORD ESTATE, CHR - 521 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST TRUST...
	R107 - BATES PROPERTY, JONA - 613 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST TRUST...
	109   - APPLE RESIDENCE, VIR - 2311 WALKER AVENUE - GREENSBORO, NC 27403 - NC LUST TRUST...
	V113 - SAMS MART 778 - 900 S HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST TRUST...
	116   - TP SHERWOOD LLC PROP - 2001 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST TRUST...

	NC UST
	A5 - ROLANE CORPORATION - 1006 HOWARD STREET - GREENSBORO, NC 27403 - NC UST
	B6 - SOUTHER RAILWAY YARD - 2603 OAKLAND AVE - GREENSBORO, NC 27403 - NC UST...
	A10 - SHERWIN WILLIAMS CO - 1025 HOWARD STREET - GREENSBORO, NC 27403 - NC UST
	C14 - WELCH FUEL OIL CO.,  - 1109 WILLOWBROOK DRI - GREENSBORO, NC 27403 - NC UST...
	C17 - WILLOWBROOK PLANT - 1111 WILLOWBROOK STR - GREENSBORO, NC 27403 - NC UST...
	C20 - SOL B KENNEDY - 1025 WILLOWBROOK DRI - GREENSBORO, NC 27403 - NC UST
	21   - MYERS BROS. - 3303 SPRING GARDEN S - GREENSBORO, NC 27403 - NC UST...
	D31 - HANDY PANTRY 129 - 2408-D SPRING GARDEN - GREENSBORO, NC 27403 - NC UST...
	33   - ASSOCIATED SPRINKLER - 2401 AQUA GARDENS DR - GREENSBORO, NC 27403 - NC UST
	F36 - DAYTONA CONV CRT #1 - 2240 PATTERSON STREE - GREENSBORO, NC 27407 - NC UST...
	G38 - SOUTHEASTERN FOUNDRI - 2706 OAKLAND AVE - GREENSBORO, NC 27403 - NC UST...
	E44 - MOTOR BEARING & PART - 2701 PATTERSON ST. - GREENSBORO, NC 27407 - NC UST...
	I47 - BINSWANGER GLASS CO. - 2710 PATTERSON ST. - GREENSBORO, NC 27407 - NC UST...
	H50 - GATE CITY OIL COMPAN - 2222 PATTERSON STREE - GREENSBORO, NC 27407 - NC UST
	F51 - AUTOMOTIVE SERVICE S - 2241 PATTERSON STREE - GREENSBORO, NC 27407 - NC UST...
	J52 - ODELL PROPERTIES - 1010 SCOTT AVENUE - GREENSBORO, NC 27403 - NC UST...
	J53 - MCLEOD LEATHER & BEL - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC UST...
	J54 - ODELL PROPERTIES - SCOTT AVENUE - GREENSBORO, NC 27403 - NC UST
	K57 - ECOFLO, INC. - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - NC UST

	NC AST
	A4 - ROLANE DIV OF KAYSER - 1006 HOWARD ST PO BO - GREENSBORO, NC 27403 - NC AST
	C19 - VANSTORY OIL CO INC - 1111 WILLOWBROOK ST  - GREENSBORO, NC 27403 - NC AST
	H40 - FLYNT OIL CO INC - 2225 W LEE ST - GREENSBORO, NC 27403 - NC AST
	H49 - SUPERIOR OIL CO OF T - 2222 PATTERSON ST - GREENSBORO, NC 27409 - NC AST
	K67 - ECOFLO HOLDING, INC. - 2750 PATTERSON STREE - GREENSBORO, NC  - NC AST

	NC INST CONTROL
	41   - L A BENSON - 2704 PATTERSON - GREENSBORO, NC 27407 - NC INST CONTROL...
	I47 - BINSWANGER GLASS CO. - 2710 PATTERSON ST. - GREENSBORO, NC 27407 - NC INST CONTROL...
	J53 - MCLEOD LEATHER & BEL - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC INST CONTROL...
	55   - LIFE SPAN CIRCLE SCH - 2300 SPRING GARDEN R - GREENSBORO, NC 27403 - NC INST CONTROL...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - NC INST CONTROL...
	79   - RAY PROPERTY, LOUISE - 2209 SHERWOOD STREET - GREENSBORO, NC 27403 - NC INST CONTROL...
	P83 - ATCO RUBBER PRODUCTS - 2806 PATTERSON STREE - GREENSBORO, NC 27403 - NC INST CONTROL...
	U99 - ROBERTS PROPERTY, FA - 529 PARK TERRACE - GREENSBORO, NC 27403 - NC INST CONTROL...
	V100 - JP LOONEY- SPRING GA - 3021 SPRING GARDEN S - GREENSBORO, NC 27403 - NC INST CONTROL...
	S102 - ROYALL H. SPENCE, JR - 2411 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC INST CONTROL...
	104   - FIRST CHURCH OF NAZA - SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC INST CONTROL...
	109   - APPLE RESIDENCE, VIR - 2311 WALKER AVENUE - GREENSBORO, NC 27403 - NC INST CONTROL...
	V113 - SAMS MART 778 - 900 S HOLDEN ROAD - GREENSBORO, NC 27407 - NC INST CONTROL...
	X119 - VAN GEER RESIDENCE,  - 3115 COLLIER DRIVE - GREENSBORO, NC 27403 - NC INST CONTROL...

	NC VCP
	21   - MYERS BROS. - 3303 SPRING GARDEN S - GREENSBORO, NC 27403 - NC VCP...

	NC BROWNFIELDS
	M70 - DIXIE MACHINE AND TO - 2204 PATTERSON COURT - GREENSBORO, NC  - NC BROWNFIELDS
	P83 - ATCO RUBBER PRODUCTS - 2806 PATTERSON STREE - GREENSBORO, NC 27403 - NC BROWNFIELDS...

	US BROWNFIELDS
	M69 - DIXIE MACHINE & TOOL - 2204 PATTERSON COURT - GREENSBORO, NC 27407 - US BROWNFIELDS...
	93   - COLISEUM INN - 2420-2426 HIGH POINT - GREENSBORO, NC 27403 - US BROWNFIELDS

	NC SWRCY
	I46 - SOUTHERN LOGISTICS & - 2710 PATTERSON ST - GREENSBORO, NC 27407 - NC SWRCY...
	K63 - ECOFLO, INC. - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - NC SWRCY...

	OH SWRCY
	K59 - ECOFLO, INC. - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - OH SWRCY

	NC IMD
	A3 - KAYSER ROTH HOSIERY  - 1004 HOWARD ST.4 - GREENSBORO, NC 27403 - NC IMD...
	B7 - SOUTHERN RAILWAY CO. - 2603 OAKLAND AVE. - GREENSBORO, NC  - NC IMD
	13   - SOUTHERN RAILWAY CO. -  - , NC  - NC IMD
	C15 - DIXIE MACHINE & TOOL - 1109 WILLOWBROOK DRI - GREENSBORO, NC  - NC IMD
	C18 - VANSTORY OIL-WILLOWB - 1111 WILLOWBROOK ST. - GREENSBORO, NC  - NC IMD
	D31 - HANDY PANTRY 129 - 2408-D SPRING GARDEN - GREENSBORO, NC 27403 - NC IMD...
	F37 - DAYTONA #1 - 2240 PATTERSON STREE - GREENSBORO, NC  - NC IMD...
	G39 - SOUTHEASTERN FOUNDRI - 2706 OAKLAND AVENUE - GREENSBORO, NC  - NC IMD
	41   - L A BENSON - 2704 PATTERSON - GREENSBORO, NC 27407 - NC IMD...
	I42 - WYSONG CASTINGS - PATTERSON STREET - GREENSBORO, NC  - NC IMD...
	43   - DOW CORNING #4 - 2800 PATTERSON AVE. - GREENSBORO, NC 27407 - NC IMD...
	E45 - MOTOR BEARING AND PA - 2701 PATTERSON ST - GREENSBORO, NC  - NC IMD
	I46 - SOUTHERN LOGISTICS & - 2710 PATTERSON ST - GREENSBORO, NC 27407 - NC IMD...
	F51 - AUTOMOTIVE SERVICE S - 2241 PATTERSON STREE - GREENSBORO, NC 27407 - NC IMD...
	J52 - ODELL PROPERTIES - 1010 SCOTT AVENUE - GREENSBORO, NC 27403 - NC IMD...
	J53 - MCLEOD LEATHER & BEL - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC IMD...
	55   - LIFE SPAN CIRCLE SCH - 2300 SPRING GARDEN R - GREENSBORO, NC 27403 - NC IMD...
	K63 - ECOFLO, INC. - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - NC IMD...
	L71 - COBLE PLUMBING COMPA - 2607 HUSBANDS ST. - GREENSBORO, NC 27407 - NC IMD...
	K72 - LEWIS STORAGE COMPAN - 2751 PATTERSON STREE - GREENSBORO, NC 27407 - NC IMD...
	N73 - SPINEL CORP.-RTC/BRI - 2810 OAKLAND AVE - GREENSBORO, NC  - NC IMD
	L75 - SETRO AUTO COLLISION - 2415 BINFORD STREET - GREENSBORO, NC 27403 - NC IMD...
	O78 - FORMER ASHLAND GREEN - 2802 PATTERSON STREE - GREENSBORO, NC 27407 - NC IMD...
	80   - GANIM PROPERTY, JOHN - 2202-2210 SPRING GAR - GREENSBORO, NC  - NC IMD...
	O81 - SOUTHCHEM - 2804 PATTERSON - GREENSBORO, NC 27407 - NC IMD...
	82   - SPRINGER PROPERTY, A - 3009 COLLIER DR. - GREENSBORO, NC 27403 - NC IMD...
	84   - HOMETOWN CASH AND CA - 3011 SPRING GARDEN - GREENSBORO, NC  - NC IMD...
	85   - NORFOLK SOUTHERN/BIG - 1109 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC IMD...
	Q87 - FLINT INK, INC. - 2805 PATTERSON AVE. - GREENSBORO, NC 27407 - NC IMD...
	S90 - GANT OIL CO. - 2308 HIGH POINT ROAD - GREENSBORO, NC  - NC IMD
	T95 - SHAMROCK CORP. - 206 BRUCE ST. - GREENSBORO, NC  - NC IMD
	Q97 - MACTHRIFT OFFICE FUR - 1201 S. HOLDEN RD. - GREENSBORO, NC 27407 - NC IMD...
	P98 - NCDOT - SITE #61 NOR - 1124 S. HOLDEN ROAD - GREENSBORO, NC  - NC IMD...
	S101 - CANADA-DRY - 2411 HIGH POINT ROAD - GREENSBORO, NC  - NC IMD
	103   - SMALL PROPERTY, JEAN - 723 S. ELAM AVE. - GREENSBORO, NC 27408 - NC IMD...
	R105 - BLAKEWOOD PROPERTY,  - 608 SCOTT STREET - GREENSBORO, NC 27403 - NC IMD...
	109   - APPLE RESIDENCE, VIR - 2311 WALKER AVENUE - GREENSBORO, NC 27403 - NC IMD...
	V111 - CROWN CENTRAL PETR.  - 900 S. HOLDEN RD. - GREENSBORO, NC  - NC IMD
	W114 - B & B TRUCK REPAIR I - 1106 BRANDT ST - GREENSBORO, NC 27407 - NC IMD...
	117   - PILOT STATION #8156 - 1300 S. HOLDEN AVE. - GREENSBORO, NC 27407 - NC IMD...
	X118 - BENSON PROPERTY, RAY - 3114 COLLIER DR. - GREENSBORO, NC 27403 - NC IMD...

	2020 COR ACTION
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - 2020 COR ACTION...

	NC DRYCLEANERS
	D23 - BOSTIC LAUNDROMAT - 2417 SPRING GARDEN S - GREENSBORO, NC  - NC DRYCLEANERS
	D25 - GODFREYS LAUNDROMAT - 2417 SPRING GARDEN - GREENSBORO, NC  - NC DRYCLEANERS
	D29 - SERGEFIELD CLEANERS - 2414 SPRING GARDEN - GREENSBORO, NC  - NC DRYCLEANERS

	WI MANIFEST
	K65 - ECOFLO,INC. - 2750 PATTERSON ST - GREENSBORO, NC 27407 - WI MANIFEST...

	RI MANIFEST
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - RI MANIFEST...

	NY MANIFEST
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - NY MANIFEST...

	NJ MANIFEST
	K64 - ECOFLO, INC - 2750 PATTERSON STREE - GREENSBORO, NC 27407 - NJ MANIFEST...

	TX Ind. Haz Waste
	K62 - ECOFLO - 2750 PATTERSON ST - GREENSBORO, NC 27407 - TX Ind. Haz Waste
	K66 - ECOFLO - 2750 PATTERSON ST - GREENSBORO, NC 27407 - TX Ind. Haz Waste

	MN MANIFEST
	K60 - ECO FLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - MN MANIFEST

	PA MANIFEST
	K58 - ECOFLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - PA MANIFEST
	K61 - ECOFLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - PA MANIFEST

	EDR Hist Auto
	A8 - MI OWN SERVICE STA - 1013  HOWARD ST - GREENSBORO, NC  - EDR Hist Auto
	A9 - MI OWN SERVICE STA - 1015  HOWARD ST - GREENSBORO, NC  - EDR Hist Auto
	C16 - OPEN PANTRY FOOD MAR - 1111 WILLOWBROOK DR - GREENSBORO, NC 27403 - EDR Hist Auto
	D24 - 2 GREENSBORO RADIATO - 2417  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Auto
	D26 - BROWN FILLING STA - 2415  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Auto
	27   - BROWN ARTH M - 2603  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Auto
	D28 - BILLS 66 SERV GAS ST - 2500  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Auto
	D32 - BROWN ARTH M FILLING - 2408  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Auto

	EDR Hist Cleaner
	D22 - BOSTIC LAUNDROMAT - 2417  SPRING GARDEN  - GREENSBORO, NC 27403 - EDR Hist Cleaner
	D30 - SEDGEFIELD CLN - 2414  SPRING GARDEN  - GREENSBORO, NC  - EDR Hist Cleaner
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	TP - 1 - MOCK JUDSON VOEHRINGER MILL - 2610 OAKLAND AVE - GREENSBORO, NC  - NC SHWS, NC ASBESTOS
	S102442238 - 3800 IMMANUEL RD -  - , NC  - NC HSDS
	S102442235 - DOW CORNING CORP -  - , NC  - NC HSDS
	S102442233 - ASHLAND CHEMICAL CO -  - , NC  - NC HSDS
	S102442232 - MOREFLEX CHEMICAL CO INC/PFIZER INC -  - , NC  - NC HSDS
	S102442227 - DESOTO INC -  - , NC  - NC HSDS
	A2 - ROLANE CORPORATION - 1004 HOWARD ST - GREENSBORO, NC 27403 - NC LUST TRUST, FINDS
	A3 - KAYSER ROTH HOSIERY - ROLANE FAC. - 1004 HOWARD ST.4 - GREENSBORO, NC 27403 - NC LUST, NC IMD
	A4 - ROLANE DIV OF KAYSER-ROTH CORP - 1006 HOWARD ST PO BOX 5407 - GREENSBORO, NC 27403 - NC AST
	A5 - ROLANE CORPORATION - 1006 HOWARD STREET - GREENSBORO, NC 27403 - NC UST
	B6 - SOUTHER RAILWAY YARD OFFICE - 2603 OAKLAND AVE - GREENSBORO, NC 27403 - NC LUST, NC UST
	B7 - SOUTHERN RAILWAY CO./OAKLAND - 2603 OAKLAND AVE. - GREENSBORO, NC  - NC IMD
	A8 - MI OWN SERVICE STA - 1013  HOWARD ST - GREENSBORO, NC  - EDR Hist Auto
	A9 - MI OWN SERVICE STA - 1015  HOWARD ST - GREENSBORO, NC  - EDR Hist Auto
	A10 - SHERWIN WILLIAMS CO - 1025 HOWARD STREET - GREENSBORO, NC 27403 - NC UST
	A11 - THE SHERWIN-WILLIAMS COMPANY - 1025 HOWARD ST - GREENSBORO, NC 27403 - SEMS-ARCHIVE, RCRA-LQG, ICIS, US AIRS, FINDS, ECHO
	A12 - DESOTO, INCORPORATED - 1025 HOWARD ST - GREENSBORO, NC  - NC SHWS
	13   - SOUTHERN RAILWAY CO. - LEE -  - , NC  - NC IMD
	C14 - WELCH FUEL OIL CO., INC. - 1109 WILLOWBROOK DRIVE - GREENSBORO, NC 27403 - NC LUST, NC UST
	C15 - DIXIE MACHINE & TOOL COMPANY - 1109 WILLOWBROOK DRIVE - GREENSBORO, NC  - NC IMD
	C16 - OPEN PANTRY FOOD MARTS INC - 1111 WILLOWBROOK DR - GREENSBORO, NC 27403 - EDR Hist Auto
	C17 - WILLOWBROOK PLANT - 1111 WILLOWBROOK STREET - GREENSBORO, NC 27403 - NC LUST, NC UST
	C18 - VANSTORY OIL-WILLOWBROOK ST. - 1111 WILLOWBROOK ST. - GREENSBORO, NC  - NC IMD
	C19 - VANSTORY OIL CO INC - 1111 WILLOWBROOK ST PLT - GREENSBORO, NC 27403 - NC AST
	C20 - SOL B KENNEDY - 1025 WILLOWBROOK DRIVE - GREENSBORO, NC 27403 - NC UST
	21   - MYERS BROS. - 3303 SPRING GARDEN ST. - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC UST, NC VCP
	D22 - BOSTIC LAUNDROMAT - 2417  SPRING GARDEN ST - GREENSBORO, NC 27403 - EDR Hist Cleaner
	D23 - BOSTIC LAUNDROMAT - 2417 SPRING GARDEN STREET - GREENSBORO, NC  - NC DRYCLEANERS
	D24 - 2 GREENSBORO RADIATOR SERV - 2417  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Auto
	D25 - GODFREYS LAUNDROMAT - 2417 SPRING GARDEN - GREENSBORO, NC  - NC DRYCLEANERS
	D26 - BROWN FILLING STA - 2415  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Auto
	27   - BROWN ARTH M - 2603  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Auto
	D28 - BILLS 66 SERV GAS STA - 2500  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Auto
	D29 - SERGEFIELD CLEANERS - 2414 SPRING GARDEN - GREENSBORO, NC  - NC DRYCLEANERS
	D30 - SEDGEFIELD CLN - 2414  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Cleaner
	D31 - HANDY PANTRY 129 - 2408-D SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC LUST, NC UST, NC IMD
	D32 - BROWN ARTH M FILLING STA - 2408  SPRING GARDEN ST - GREENSBORO, NC  - EDR Hist Auto
	33   - ASSOCIATED SPRINKLER CO. - 2401 AQUA GARDENS DR. - GREENSBORO, NC 27403 - NC UST
	E34 - WYSONG CASTING DIVISION - 2700 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST
	E35 - HIGHLAND TANK OF NORTH CAROLINA - 2700 PATTERSON ST - GREENSBORO, NC 27407 - RCRA-SQG, ICIS, US AIRS
	F36 - DAYTONA CONV CRT #1 - 2240 PATTERSON STREET - GREENSBORO, NC 27407 - NC LUST, NC UST
	F37 - DAYTONA #1 - 2240 PATTERSON STREET - GREENSBORO, NC  - NC LUST TRUST, NC IMD
	G38 - SOUTHEASTERN FOUNDRIES CORP. - 2706 OAKLAND AVE - GREENSBORO, NC 27403 - NC LUST, NC UST
	G39 - SOUTHEASTERN FOUNDRIES, CORP. - 2706 OAKLAND AVENUE - GREENSBORO, NC  - NC IMD
	H40 - FLYNT OIL CO INC - 2225 W LEE ST - GREENSBORO, NC 27403 - NC AST
	41   - L A BENSON - 2704 PATTERSON - GREENSBORO, NC 27407 - NC LUST, NC INST CONTROL, NC IMD
	I42 - WYSONG CASTINGS - PATTERSON STREET - GREENSBORO, NC  - NC LUST TRUST, NC IMD
	43   - DOW CORNING #4 - 2800 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	E44 - MOTOR BEARING & PARTS CO. - 2701 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST, NC UST
	E45 - MOTOR BEARING AND PARTS COMPAN - 2701 PATTERSON ST - GREENSBORO, NC  - NC IMD
	I46 - SOUTHERN LOGISTICS & ENVIRONMENTAL LLC. - 2710 PATTERSON ST - GREENSBORO, NC 27407 - NC SWRCY, NC IMD
	I47 - BINSWANGER GLASS CO. - 2710 PATTERSON ST. - GREENSBORO, NC 27407 - NC LUST, NC UST, NC INST CONTROL
	I48 - SOUTHERN LOGISTICS AND ENVIRONMENTAL LLC - 2710 PATTERSON ST - GREENSBORO, NC 27407 - RCRA-VSQG, FINDS, ECHO
	H49 - SUPERIOR OIL CO OF THE PIEDMONT - 2222 PATTERSON ST - GREENSBORO, NC 27409 - NC AST
	H50 - GATE CITY OIL COMPANY - 2222 PATTERSON STREET - GREENSBORO, NC 27407 - NC UST
	F51 - AUTOMOTIVE SERVICE SHOP - 2241 PATTERSON STREET - GREENSBORO, NC 27407 - NC LUST, NC UST, NC IMD
	J52 - ODELL PROPERTIES - 1010 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST, NC UST, NC IMD
	J53 - MCLEOD LEATHER & BELTING CO INC - 910 SCOTT AVE - GREENSBORO, NC 27402 - NC LUST, NC LUST TRUST, NC UST, NC INST...
	J54 - ODELL PROPERTIES - SCOTT AVENUE - GREENSBORO, NC 27403 - NC UST
	55   - LIFE SPAN CIRCLE SCHOOL - 2300 SPRING GARDEN ROAD - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC INST CONTROL,...
	56   - DIXIE MACHINE & TOOL CO - 2204 PATTERSON ST - GREENSBORO, NC  - NC SHWS
	K57 - ECOFLO, INC. - 2750 PATTERSON STREET - GREENSBORO, NC 27407 - NC UST
	K58 - ECOFLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - PA MANIFEST
	K59 - ECOFLO, INC. - 2750 PATTERSON STREET - GREENSBORO, NC 27407 - OH SWRCY
	K60 - ECO FLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - MN MANIFEST
	K61 - ECOFLO INC - 2750 PATTERSON ST - GREENSBORO, NC 27407 - PA MANIFEST
	K62 - ECOFLO - 2750 PATTERSON ST - GREENSBORO, NC 27407 - TX Ind. Haz Waste
	K63 - ECOFLO, INC. - 2750 PATTERSON STREET - GREENSBORO, NC 27407 - NC SWRCY, NC IMD, NC AIRS, NC Financial Assurance
	K64 - ECOFLO, INC - 2750 PATTERSON STREET - GREENSBORO, NC 27407 - CORRACTS, RCRA-TSDF, RCRA-LQG, US FIN ASSUR, 2020 COR...
	K65 - ECOFLO,INC. - 2750 PATTERSON ST - GREENSBORO, NC 27407 - FTTS, HIST FTTS, WI MANIFEST
	K66 - ECOFLO - 2750 PATTERSON ST - GREENSBORO, NC 27407 - TX Ind. Haz Waste
	K67 - ECOFLO HOLDING, INC. - 2750 PATTERSON STREET - GREENSBORO, NC  - NC AST
	L68 - COBLE PROPERTY - 2611 HUSBANDS ST - GREENSBORO, NC  - NC SHWS
	M69 - DIXIE MACHINE & TOOL - 2204 PATTERSON COURT - GREENSBORO, NC 27407 - US BROWNFIELDS, FINDS
	M70 - DIXIE MACHINE AND TOOL CO - 2204 PATTERSON COURT - GREENSBORO, NC  - NC BROWNFIELDS
	L71 - COBLE PLUMBING COMPANY - 2607 HUSBANDS ST. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	K72 - LEWIS STORAGE COMPANY, INC. - 2751 PATTERSON STREET - GREENSBORO, NC 27407 - NC LUST, NC UST, NC IMD
	N73 - SPINEL CORP.-RTC/BRIGHT BANC - 2810 OAKLAND AVE - GREENSBORO, NC  - NC IMD
	N74 - GREENSBORO TRUCK TERMINAL - 2810 OAKLAND AVENUE - GREENSBORO, NC 27403 - NC LUST, NC UST
	L75 - SETRO AUTO COLLISION - 2415 BINFORD STREET - GREENSBORO, NC 27403 - NC LAST, NC IMD
	L76 - HNB AUTO SERVICES - 2415 BINFORD STREET - GREENSBORO, NC 27407 - NC LAST
	77   - SOUTHERN RAILWAY SHOP - 2104 W LEE ST. EXT. - GREENSBORO, NC 27403 - NC LUST, NC UST
	O78 - FORMER ASHLAND GREENSBORO - 2802 PATTERSON STREET - GREENSBORO, NC 27407 - SEMS-ARCHIVE, CORRACTS, RCRA-TSDF,...
	79   - RAY PROPERTY, LOUISE - 2209 SHERWOOD STREET - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC INST CONTROL
	80   - GANIM PROPERTY, JOHN - 2202-2210 SPRING GARDEN STREET - GREENSBORO, NC  - NC LAST, NC IMD
	O81 - SOUTHCHEM - 2804 PATTERSON - GREENSBORO, NC 27407 - NC SHWS, NC LUST, NC IMD
	82   - SPRINGER PROPERTY, ART - 3009 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC IMD
	P83 - ATCO RUBBER PRODUCTS, INC - 2806 PATTERSON STREET - GREENSBORO, NC 27403 - NC LUST, NC INST CONTROL, NC BROWNFIELDS,...
	84   - HOMETOWN CASH AND CARRY - 3011 SPRING GARDEN - GREENSBORO, NC  - NC SHWS, NC IMD
	85   - NORFOLK SOUTHERN/BIGGERS BROTHERS - 1109 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST, NC IMD
	86   - SPINEL TERMINAL - 2910 OAKLAND AVENUE - GREENSBORO, NC  - NC LUST TRUST
	Q87 - FLINT INK, INC. - 2805 PATTERSON AVE. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	88   - BROWN RESIDENCE, HANA - 2610 BEECHWOOD STREET - GREENSBORO, NC 27403 - NC LUST
	R89 - DUNCAN RESIDENCE, THOMAS - 618 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
	S90 - GANT OIL CO. - 2308 HIGH POINT ROAD - GREENSBORO, NC  - NC IMD
	S91 - GANT OIL COMPANY NO 14 - 2308 HIGH POINT RD - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC UST
	92   - MORFLEX CHEMICAL CO INC - 2110 HIGH POINT RD. - GREENSBORO, NC 27403 - SEMS-ARCHIVE, RCRA-LQG, NC SHWS, NC UST,...
	93   - COLISEUM INN - 2420-2426 HIGH POINT ROAD - GREENSBORO, NC 27403 - US BROWNFIELDS
	94   - TRANS CORP CARRIERS - 2809 IMMANUEL RD. - GREENSBORO, NC 27407 - NC LUST
	T95 - SHAMROCK CORP. - 206 BRUCE ST. - GREENSBORO, NC  - NC IMD
	T96 - DELFORTGROUP PRINTING SERVICES - 206 BRUCE ST - GREENSBORO, NC 27402 - RCRA-VSQG, NC LUST, NC UST, US AIRS
	Q97 - MACTHRIFT OFFICE FURNITURE - B - 1201 S. HOLDEN RD. - GREENSBORO, NC 27407 - NC LUST, NC LUST TRUST, NC IMD
	P98 - NCDOT - SITE #61 NORFOLK SOUTHERN/THOMPS - 1124 S. HOLDEN ROAD - GREENSBORO, NC  - NC SHWS, NC IMD
	U99 - ROBERTS PROPERTY, FAYE F. - 529 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC INST CONTROL
	V100 - JP LOONEY- SPRING GARDEN STREET - 3021 SPRING GARDEN ST. - GREENSBORO, NC 27403 - NC LUST, NC INST CONTROL
	S101 - CANADA-DRY - 2411 HIGH POINT ROAD - GREENSBORO, NC  - NC IMD
	S102 - ROYALL H. SPENCE, JR. - 2411 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC UST, NC INST CONTROL
	103   - SMALL PROPERTY, JEAN - 723 S. ELAM AVE. - GREENSBORO, NC 27408 - NC LUST, NC LUST TRUST, NC IMD
	104   - FIRST CHURCH OF NAZARENE PROP. - SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC LUST, NC INST CONTROL
	R105 - BLAKEWOOD PROPERTY, BEN - 608 SCOTT STREET - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC IMD
	U106 - SANDFORD ESTATE, CHRISTINE W. - 521 PARK TERRACE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
	R107 - BATES PROPERTY, JONATHAN - 613 SCOTT AVENUE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST
	W108 - PATTERSON STREET BP 372 - 2814 PATTERSON STREET - GREENSBORO, NC 27407 - NC LUST
	109   - APPLE RESIDENCE, VIRGINIA - 2311 WALKER AVENUE - GREENSBORO, NC 27403 - NC LUST, NC LUST TRUST, NC INST CONTROL, NC IMD
	V110 - SAMS MART 4096 #778 - 900 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST
	V111 - CROWN CENTRAL PETR. CORP-NC 30 - 900 S. HOLDEN RD. - GREENSBORO, NC  - NC IMD
	V112 - SAMS MART 4096 - 900 S. HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST
	V113 - SAMS MART 778 - 900 S HOLDEN ROAD - GREENSBORO, NC 27407 - NC LUST, NC LUST TRUST, NC UST, NC INST CONTROL, NC...
	W114 - B & B TRUCK REPAIR INC - 1106 BRANDT ST - GREENSBORO, NC 27407 - RCRA-VSQG, NC IMD
	W115 - B & B TRUCK REPAIR INC - 1106 BRANDT ST - GREENSBORO, NC 27407 - NC LUST, NC UST
	116   - TP SHERWOOD LLC PROPERETY - 2001 SHERWOOD STREET - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC LUST TRUST
	117   - PILOT STATION #8156 - 1300 S. HOLDEN AVE. - GREENSBORO, NC 27407 - NC LUST, NC IMD
	X118 - BENSON PROPERTY, RAY - 3114 COLLIER DR. - GREENSBORO, NC 27403 - NC LUST, NC IMD
	X119 - VAN GEER RESIDENCE, ERIK - 3115 COLLIER DRIVE - GREENSBORO, NC 27403 - NC LUST, NC INST CONTROL
	120   - ONE HOUR MARTINIZING - 2519 HIGH POINT ROAD - GREENSBORO, NC 27403 - NC SHWS, NC DRYCLEANERS
	121   - HILEMN LABORATORIES - 3125 SPRING GARDEN - GREENSBORO, NC  - NC SHWS, NC LAST, NC INST CONTROL, NC BROWNFIELDS, NC IMD
	122   - BABY DIAPER SERVICE, INC. - 1819 SPRING GARDEN STREET - GREENSBORO, NC 27403 - NC SHWS, NC LAST, NC LUST, NC UST,...
	123   - CHEMONIC - 1316 OAKLAND AVENUE - GREENSBORO, NC 27403 - NC SHWS, NC LUST, NC LUST TRUST, NC INST CONTROL, NC IMD
	124   - DOW CORNING CORP - 2914 PATTERSON ST - GREENSBORO, NC 27407 - SEMS-ARCHIVE, CORRACTS, RCRA-TSDF, RCRA-LQG, NC LUST,...
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