Dear Homeowner,

 

You recently received an information and/or Amendment packet in regard to the proposed assisted-living facility at South Ridge.  Thank you to those homeowners who have already returned their executed signature pages.  

 

If you have not yet had a chance to return your signed, notarized signature page, please do so as soon as possible.  You are welcome to attend an information open house and signature gathering event any time between 6:30 and 9:00 pm on Wednesday, February 23 at Spring Ridge Elementary School, 17830 Shadow Ridge Dr.  RHOA Board members and representatives from Heritage Management Services will be available that evening to answer your questions.  Notaries will also be present, so please remember to bring a photo ID along with your personalized signature page.

 

In response to homeowners asking for more detailed information regarding the proposed assisted-living facility at South Ridge, a Frequently-Asked-Question page has been attached to this email.  Contact Board Secretary Susan Ramsay at rollsrams@cox.net or 402-697-1550 with any additional questions or comments.

 

Regards,
RHOA Board of Directors

The Ridges Homeowners Association
PO Box 541056
Omaha, NE  68154
www.ridgeshoa.com

RHOA Property Manager
Sam Baratta
402-672-0233 or ridgeshoa@cox.net
 

Email Privacy Statement – RHOA will not sell, rent, exchange or release to third parties any email information you submit.

The Ridges Homeowners Association (RHOA)

Homeowner FAQs regarding the proposed assisted-living facility at South Ridge

1.  Why now?  Why can’t RHOA wait for those 41 lots to be developed as single-family homes some day?

RHOA was not actively seeking developers for South Ridge, as RHOA is not an owner of that parcel, and does not have any interests other than how any development might affect The Ridges or RHOA.  Several concepts and plans have been presented to the RHOA Board for preliminary approval over the years, from businesses and office parks to assisted-living facilities and single-family homes.  None were deemed to be appropriate due to their commercial nature, quality of construction and/or insistence by the developer on the removal of RHOA covenants.  In April of last year, the Underwood’s presentation to RHOA Board members was impressive enough to investigate more fully.  With the advice of legal counsel, the Board is confident the proposed facility and Amendment is in the best interest of The Ridges and our residents.  Allowing the South Ridge parcel to remain unsold creates the risk of a less desirable development eventually being constructed in The Ridges.  While the RHOA Board enthusiastically supports the proposed facility and strongly urges homeowners to return their signed, notarized signature page as soon as possible, ultimately The Ridges homeowners will determine whether the project for South Ridge moves forward.

2.  What is Shadow Ridge Country Club’s (SRCC) position on the proposed assisted-living facility at South Ridge?

SRCC is opposed to the proposed assisted-living facility at South Ridge.  While RHOA respects SRCC’s opinion, it respectfully disagrees and feels the development’s benefits outweigh its limitations.  RHOA considers SRCC a valuable asset and partner in our mutual goal of maintaining The Ridges’ reputation as Omaha’s premier neighborhood.  The RHOA Board and SRCC owners have worked hard to maintain a strong, cooperative relationship and fully expect that relationship to continue, regardless of the outcome of the Amendment effort. 

3.  Why would RHOA allow a commercial development in The Ridges?  Will the HMS facility be subject to RHOA covenants?  Will this be apartments some day?

Due to the nearby commercial activity and heavy traffic associated with the 180th St & W Center Rd area, the South Ridge lots directly overlooking that area are unlikely to ever be developed with high-end, Ridges-quality single-family homes. The proposed Amendment allows zoning on the 23 HMS lots to be changed to R5, (which is residential, not commercial), and allows for an assisted-living facility ONLY; no apartments or commercial development will be allowed in The Ridges. The entire South Ridge subdivision will remain part of The Ridges and RHOA.  Covenants and DRB authority will remain in place for the HMS property and facility, as well as the remaining 18 single-family lots. 

4.  What will the facility look like?  How will it blend in with established homes in The Ridges?

Heritage Management Services (HMS) is proposing a 2-story building with finished basement level.  The exterior facade will be a combination of brick, stone and siding.  The building will be set back on the parcel, close to the 180th St & W Center Rd intersection.  The property will be heavily landscaped with trees and shrubs, providing a buffer to nearby homes, and will include a water feature on the northwest corner of the intersection.  All HMS property, abutting right-of-way (ROW) and water feature will be maintained by HMS.  The Design Review Board (DRB) for The Ridges Homeowners Association (RHOA) will work with HMS architects from the initial planning stages to ensure every aspect of this facility adheres to applicable RHOA Covenants and Design Criteria. The exterior of the building and property, including materials, landscaping, fencing, lighting and signs, will conform to aesthetic standards established in The Ridges.

5.  Will traffic increase?  Will the intersection at 180th St & Center Ridge Dr be improved with more turning lanes?

Once fully developed and occupied, traffic associated with the HMS facility and the 18 single-family lots is not expected to increase significantly relative to the increase in traffic if the existing 41 single-family lots at South Ridge were fully occupied.  The City of Omaha Planning Department will investigate potential traffic issues once HMS plans are submitted.  If any improvements are recommended, the developer will be required to make those changes.  A traffic study can be requested at the City of Omaha Public Works Traffic Division once the facility is built and occupied.

6.  How will this development affect my property values?

As everyone has been reminded recently, no one can predict with any certainty how the real estate market may change in the future.  However, another HMS assisted-living facility, Heritage Pointe, was constructed in 2007, not too far from The Ridges, on the northwest corner of 168th & Blondo Sts, and is similar in scope and setting to the proposed HMS facility at South Ridge.  Assessed property values of undeveloped lots in The Willows, the subdivision which abuts Heritage Pointe, increased substantially in 2007, the same year Heritage Pointe was constructed.  Homes built in The Willows at the same time or after Heritage Pointe was constructed have retained their assessed value despite the recent down turn in real estate.  Homes established in The Willows prior to the installation of Heritage Pointe show an increase in assessed value since 2007.

7.  How will construction affect nearby residents?

HMS anticipates construction will take approximately 12-18 months from initial ground breaking to occupancy, depending on weather and other variables.  During the construction of any building, some noise and mess can be expected; however, every effort will be made to monitor the construction of the HMS facility and to minimize inconveniences to nearby residents.  Any issues related to construction can be reported to the City of Omaha Planning Department Code Enforcement Division.

8.  How can an assisted-living facility be integrated into an upscale, family neighborhood such as The Ridges?  Will the assisted-living residents be members of RHOA?   

The proposed Amendment will ensure the HMS facility abides by all applicable RHOA covenants.  This first-class, residential facility will provide housing, activities and professional, full-service care for aging parents and grandparents of The Ridges residents and others.  Volunteer and job opportunities for high school students and other residents of The Ridges will be available.  As the owners of the property and facility, the Underwood family of Omaha will be members of RHOA.  The assisted-living facility residents will NOT be members of RHOA.  Employee shifts are staggered, most assisted-living facility residents do not drive and occasional deliveries are made by standard-size delivery trucks, which you would see any day of the week in other areas of The Ridges.  Assisted-living facilities are known to be “quiet” neighbors and HMS has a reputation for excellent maintenance of their facilities – two qualities anyone would want in a new neighbor. 

The RHOA Board encourages residents of The Ridges to attend an information open house and signature gathering event on Wednesday, February 23 from 6:30 to 9:00 pm at Spring Ridge Elementary School, 17830 Shadow Ridge Drive.  Board members and HMS representatives will be present to address any concerns and questions homeowners may have.  Notaries will also be present, so remember to bring your photo ID if you wish to have your signature page executed at that time.  

