
 

 

 

 
 

HOUSING Working Group  
Meeting #2 

 

May 2, 2017 at 10am 
Sanford Public Safety Complex 

 
 

1. Welcome and Introductions 
 

2. Highlights from the Tampa CNI site visit 
 

3. Review of Meeting Notes from April 11-12, 2017 
 

4. Housing Definitions 
 

5. Presentation:  Mixed-income housing 
 

6. Review of work products from other CNI planning efforts 
 

7. Discuss and finalize priority needs and concerns 
 

8. Plan topics and invitees for upcoming meetings 
 

9. Next Meeting 
• Schedule next meeting(s) 
• Continue to recruit WG members (working with Tamara) 

 

 

1



Assess Existing Conditions 
(resident survey, neighborhood survey, census, demographics, mapping) 

Determine most critical needs 
(metrics-based/data-driven)

Identify goals and strategies to
address critical needs

(evidence-based)

How to fund & implement & measure

Community Fairs / Charrettes – for community buy-in

Working Groups

NEIGHBORHOOD PEOPLE

HOUSING 
New and Existing

• Community 
Facilities

• Connectivity
• Public Safety

• Education
• Health
• Career and 

Economic 
Opportunities

Draft Transformation Plan
(due to HUD in December)

CNI Working Group Process
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Goldsboro Choice Neighborhoods Initiative – WORKING GROUPS 
 

Goal Structure and Elements 
 
 

Goal:  Big picture.  What are you trying to achieve? 
 
Need: Why did you select this goal?  What priority need(s) are you addressing? 
 
Strategy 
What will you do? 

Action Steps 
How will you do it? 

Partners 
Who will do it? 

Timeframe 
When will it happen? 
When will you start 
and how long will it 
take? 

Indicator:  
How will you measure 
success?  
What data sources are 
available for you to use? 

 
Baseline Measure:  
Where are you today? 
 

   
Outcome:  
Where do you want to be? 
 

 
 
Goal – Big picture of what you are trying to achieve 
Strategy – What will you do to achieve your goal 
Action Steps – How will you carry out your strategy 
Partners – Who needs to be involved in executing your strategy 
Timeframe – When will you carry out this strategy ‐ is this short, medium, or long‐term strategy 
Indicator – What measures will you use to monitor your progress or determine if you have been successful?  What is the data source for that 
measure?  
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What is “affordable” housing?  

Housing is typically defined as “affordable” when a household pays no more than 30 percent of it’s 
income for housing-related costs. For rental housing, this includes rent and utility expenses. For 
homeowners, housing costs include mortgage payments, taxes and insurance.  The “no more than 30 
percent of income” standard is used by the federal Department of Housing and Urban Development 
(HUD) for its housing programs and most states and localities have adopted this standard for their 
programs. 

Affordable housing can be provided by the private market or subsidized by the government. In 
Goldsboro, much of the privately owned property is less expensive than other neighborhoods so it is 
affordable to households with low paying jobs. However, much of this housing stock is in poor condition 
and some families are living in substandard conditions. 
 

What is “subsidized” housing? 

Government programs have been created to help people obtain decent, affordable housing. 
“Subsidized” housing is housing that is made available at below-market rates through the use of 
government subsidies. Subsidized housing includes public housing (like former SHA properties), project-
based assistance (typically privately owned Section 8 properties like Seminole Gardens), and tenant-
based vouchers (provided to former SHA residents who were relocated). In these “subsidized” housing 
opportunities, households pay no more than 30 percent of their income and HUD pays the difference to 
cover development and operating costs. 
 

HUD Definitions 

HUD establishes “area median income” (AMI) on an annual basis for metropolitan areas, which is the 
standard for determining eligibility for subsidized housing. The 2017 median income for Seminole 
County (Sanford’s metropolitan area as determined by HUD) is $58,400. The AMI varies by household 
size. 

2017 HUD Income Limits: Seminole County 

 
Category Limits 

 
AMI Limit 

Persons in Household 
1 2 4 6 

Extremely Low Income 30% $12,250 $16,240 $24,600 $32,960 
Very Low Income  50% $20,450 $23,400 $29,200 $33,900 
Low Income 80% $32,700 $37,400 $46,700 $54,200 

Source:  www.huduser.gov/datasets/ 

Public housing is available to households earning up to 80% of AMI but the vast majority of public 
housing families have incomes below 30% AMI. Former SHA households have a median income of  
$11,934 (approximately 18% AMI). Goldsboro residents have a median income of $29,613 
(approximately 52% AMI). 
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What are tax credit units? 

The tax credit program, also known as the "federal low-income housing tax credit program" or simply 
LIHTC, is a popular affordable housing program that has been around since 1987. Unlike most housing 
programs that are administered by HUD, the tax credit program is administered by the IRS, in 
coordination with state housing finance agencies across the country. Landlords who participate in the 
program get to claim tax credits for 10 years for their tax credit properties in return for renting at least 
some of their apartments to low-income tenants at a restricted rent.  Tax credit units are available to 
households below 60% AMI, and typically target families between 40-60% of AMI (in effect, working 
households).  The rent is calculated based on the number of bedrooms in the apartment, and not the 
actual number of people who live there. The maximum rent you can be required to pay for a low-income 
unit in a tax credit property is 30% of a percentage (usually 50% or 60%) of area median gross income 
(AMGI). The maximum rents are established by the state housing finance agency. 
 

Who Needs Affordable Housing? 

People with a wide range of incomes need affordable housing. They include persons on fixed incomes 
(i.e. the elderly and disabled), artists and musicians, homeless and special needs populations with 
supportive service needs, and working individuals and families who can’t find private housing that costs 
no more than 30 percent of their income. Profiles of some of these households include: 

Single mother and son 
Waitress 
Annual income:  $21,000 
30% for monthly housing costs:  $525 
2 bedroom Fair Market Rent: $1,002* 
Affordability gap:  $477 
 
 
Family of five 
Daycare worker and part-time cook 
Annual income:  $36,000 
30% for monthly housing costs:  $900 
3 bedroom Fair Market Rent:  $1,333* 
Affordability gap:  $433 
 
 
Single young man entering workforce: 
Part-time construction worker 
Annual income:  $12,000 
30% for monthly housing costs:  $300 
Efficiency Fair Market Rent:  $766* 
Affordability gap:  $466 
 
 
 
 
*Source:  www.huduser.org/datasets/ for Orlando-Kissimmee-Sanford, FL MSA Fair Market Rents (FMRs) 
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Keys to Our Success - Strategies - Greater Five Points Transformation Plan 
WORKBOOK 

 

4/26/20172/18/2016      Page 1 of 16 
 

VISION:  Greater Five Points will be a community rich in opportunity that builds upon our heritage and assets with a focus on 
our future. It will be a great place for current and future residents to live, work, play, worship, and create. 
 
KEYS TO OUR SUCCESS - SUMMARY 

A. EMPOWER OUR COMMUNITY 
Goal A-1:  Greater Five Points residents have pride in their community.  
Goal A-2:  The community feels safe and neighbors look out for one another.  
Goal A-3.  Greater Five Points residents know about local resources and supports available.  

B. INVEST IN OUR CHILDREN 
Goal B-1:  All Greater Five Points children enter kindergarten healthy and ready to learn.  
Goal B-2:  All Greater Five Points children are supported academically, emotionally, and socially and graduate from high school. 

C. REALIZE OUR ECONOMIC POTENTIAL 
Goal C-1: Greater Five Points becomes an economically sustainable community.  
Goal C-2:  All Greater Five Points residents have the skills and credentials to obtain viable employment with a livable wage.  
Goal C-3: Greater Five Points residents have the resources, supports and mentors to identify viable career pathways that lead to economic independence.  
Goal C-4: Vacant land is put back into productive use.  

D. EXPAND HOUSING OPPORTUNITIES 
Goal D-1. Craven Terrace offers healthy, modern and sustainable living environment.  
Goal D-2:  Trent Court is redeveloped on- and off-site in mixed-income communities that spur additional investment in the neighborhood.  
Goal D-3: Housing quality and quantity in the neighborhood is improved.  

E. IMPROVE NEIGHBORHOOD CONNECTIONS 
Goal E-1: Residents can easily access key community assets inside and outside the neighborhood.  

F. ENCOURAGE COMMUNITY WELLNESS 
Goal F-1:  All Greater Five Points residents (youth, adults, seniors, disabled) have access to primary and preventive healthcare.  
Goal F-2:  Greater Five Points residents engage in programs and activities that promote healthy lifestyles.  
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• Use vacant property to build Par 3 golf course [or chip-and-putt 
facility, or driving range and putting green].   

TBD later 

• Prioritize vacant land in highly visible areas for redevelopment 
(Broadway, Queen, Pollock, First Avenue, etc.). 

City Dev Svcs now 

• Expand the K Street Community Garden in Duffyfield using adjacent 
vacant City-owned lots to include more raised beds for community 
use, demonstration beds, wetland/bog retention area, and 
fellowship corner gathering space.  

K St. Garden Comm, 
City, Coop Extension, 
Master Gardeners, 
City Dev Svcs, Parks 
& Rec 

now 

D. EXPAND HOUSING OPPORTUNITIES 
Goal D-1. Craven Terrace offers a healthy, modern and sustainable living environment.  
Strategies Responsible Party Now/Later Partners 
Objective: Provide improved livability, increased energy efficiency, and accessible units and facilities at Craven 
Terrace. 

• Evergreen (Developers/Owner) 
• NBHA (and its affiliate) 

• Utilize RAD program to finance rehabilitation of units, buildings, site 
infrastructure and community facilities. 

NBHA/Evergreen in process 

• Improve livability by reducing overall density and increasing unit 
square footage per occupant and designing improved layouts. 

Evergreen in process 

• Demolish buildings in flood plain areas where flood mitigation 
measures are not feasible or too expensive. 

Evergreen in process 

• Provide accessible and visitable units and facilities. Evergreen in process 
• Improve the energy efficiency and performance of the housing. Evergreen in process 
• Use landscaping to mitigate challenges with the existing site plan. Evergreen in process 
• Construct a resource/services center to provide easily accessible 

support services. 
Evergreen in process 

Goal D-2:  Trent Court is redeveloped on- and off-site in mixed-income communities that spur additional investment in the neighborhood.  
Strategies Responsible Party Now/Later Partners 
Objective: Provide one-for-one replacement of public housing units in new developments that serve households 
across a range of incomes and offer the opportunity to provide new retail and services in mixed-use settings. 

• City of New Bern 
• NBHA 
• Pennrose Properties, Inc. • Distribute public housing units on-site, in the neighborhood, and in 

other neighborhoods of opportunity throughout New Bern. 
NBHA, Pennrose now 

• Replacement public housing units are mixed with tax credit only 
units (workforce housing) and market-rate units (as supported by 
market studies). 

NBHA, 
PenrrosePennrose now 

• Locate mixed-use and mixed-income developments along major 
corridors in Greater Five Points. 

NBHA, Pennrose,  
City now 
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• Design new housing to be compatible with neighborhood fabric, to 
market-rate design standards, utilizing green and energy-efficient 
systems and materials. 

NBHA, Pennrose now 

• Provide accessible, adaptable and visitable units and facilities. NBHA, Pennrose now 
• Maximize public utilization of any green spaces created as a result of 

floodplain issues 
NBHA, Pennrose now 

Objective: Engage Trent Court residents throughout the design review process. • NBHA 
• Pennrose and their architects • Develop written process for meeting with residents to review and 

comment on design at identified stages of design. 
NBHA, Pennrose now 

• Provide training to residents on how to read unit, building and site 
plans. 

NBHA, Pennrose now 

Objective: Maximize the positive impacts of redevelopment for Trent Court residents by proactively addressing 
relocation concerns. 

• NBHA 
• Pennrose/Management Co. 
• Twin Rivers Opportunities • Develop a phasing schedule that constructs new public housing units 

before existing units are demolished (so that most residents have to 
move only once). 

NBHA, Pennrose, 
Management Co. now 

• Establish resident relocation committee to develop specific 
guidelines and policies to be incorporated in a Relocation Plan. 

NBHA, Pennrose, 
Management Co. now 

• Provide mobility counseling and support to assist voucher holders 
find quality private housing in neighborhoods of opportunity. 

NBHA, Twin Rivers now 

Goal D-3: Housing quality and quantity in the neighborhood is improved. 
Strategies Responsible Party Now/Later Partners 
Objective: Improve property conditions in the neighborhood • City of New Bern 

• Coastal Community Action 
• County 
• Habitat for Humanity 
• NRCDC/Group Cares/Paint Your Heart Out New Bern  
• Peletah Ministries 
 

• Provide enhanced code enforcement activities in the neighborhood 
to identify blight. 

City now 

• Expand City’s homeowner rehab program. City now 
• Start volunteer rehab initiative to assist elderly owners with exterior 

improvements. 
City, NRCDC, Group 
Cares, Paint Your 
Heart Out New Bern 

in process 

• Establish new homeownership program to improve existing 
properties for sale to income-eligible households. 

City, Habitat for 
Humanity, Coastal 
Community Action 

now 

Objective: Develop new for-sale housing on infill lots in the neighborhood. • City of New Bern 
• City to acquire blighted properties for demolition and hold 

properties for development opportunities approved by 
neighborhood. 

City  in process 
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58 FINAL - January 16, 2017

TO ELEVATE OUR STRENGTHS...
 ADDRESS THE NEEDS OF EXISTING HOMEOWNERS AND GROW 

FUTURE HOMEOWNERS 
Homeowners are the backbone of the community and the most vested in seeing the neighborhood improve. In UP-East, 
homeowners are more likely to be long-term residents and elderly. With physical and fi nancial limitations given low housing 
values and a rapidly aging housing stock, homeowners need support for essential home repairs. Unfortunately, demand for 
the existing homeowner repair programs operated by the City far exceeds available resources. Nonetheless, with proximity to 
employment opportunities at IUN and Ivy Tech and excellent access to highways and major transportation corridors, UP-East has 
strong assets upon which to grow its homeowner base. 

 + Establish a summer program to connect seniors to 
church youth groups and volunteer organizations 
for help with home maintenance or other household 
tasks. Connecting seniors with youths in a positive 
manner is a win-win situation – it creates opportunities 
to build connections and empathy between these 
two groups; it can provide youths with a sense of 
accomplishment and value by helping someone; and it 
offers seniors an opportunity to share what they know 
and have seen while getting much needed assistance at 
the same time.

 + Create workshop for existing homeowners to 
encompass relevant issues and connect them to 
assistance programs as needed. Some homeowners 
may be extremely knowledgeable about how to 
maintain their home while others are less prepared. 
Workshops that cover basic home maintenance, the 
City’s regulations regarding housing upkeep, and where 
to go or call for assistance for various concerns may 
help to prevent a little problem from becoming a major 
problem.

 + Restructure the City’s housing assistance programs to 
maximize impact of available funding and assist more 
homeowners. With demand for home repair programs 
outstripping supply of funding, the City is reconsidering 
how current programs are structured, and exploring 
how they can do more with available resources. 
Activities currently under consideration include:
• Create a housing façade improvement program
• Create a low interest loan pool for housing 

rehabilitation
• Modify existing home repair programs
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59FINAL - January 16, 2017  

 + Develop partnerships with fi nancial institutions to 
bring additional resources to homeowners in UP-East 
for property upkeep and mortgage reductions where 
applicable. To expand the pool of resources available 
to homeowners, the City is talking with fi nancial 
institutions about different homeowner programs 
implemented in other cities similar to Gary (i.e. low 
home values coupled with homeowners with limited 
fi nancial capacity).
• Create modifi ed loan-to-value program using FHLB 

model
• Partner with fi nancial institutions to create a 

matching program for UP-East homeowners that 
participate in City housing assistance programs

 + Extend Employer Assisted Housing (EAH) program 
to UP-East. The City is preparing to launch an EAH 
program in partnership with major employers like 
Methodist Hospitals, which will target specifi c areas 
of the City.  The City will consult with the participating 
employers about including UP-East as one of the target 
areas.

 + Institute Dollar Home Program in UP-East. The City 
successfully implemented the Dollar Home Program in 
UP-West in 2013 and will seek to expand the program 
to UP-East. Under the Dollar Home Program, City-
purchased tax-sale properties are sold to qualifi ed 
homebuyers for $1 in exchange for bringing the home 
up to code within 6 months and living in the property 
for 5 years at which point they assume full ownership. 

 + Host one homebuyer workshop annually that 
features current UP-East homeowners as panelists 
for the session. The best sales people for a community 
are the ones who already live there and can convey 
the pluses and minuses as well as the challenges 
of being a homeowner. As part of the homebuyer 
workshops held by the City, UP-East homeowners will 
share their knowledge about homeownership and 
the neighborhood with workshop attendees in an 
attempt to increase interest in purchasing a home in the 
neighborhood. 
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56 FINAL - January 16, 2017

TO ELEVATE OUR STRENGTHS...
 ENSURE A QUALITY RENTAL HOUSING STOCK 
According to the 2010 Census, there are 359 rental units in UP-East. Yet only 112 of those units are registered with the City’s 
Rental Registration program that has been in effect since 2012. With 24% of structures in poor or dangerous condition in UP-
East, it is likely that some of the substandard homes are illegal rental units not registered with the City. Additionally, in some 
instances, the owner of a rental property may have become a “default landlord” when a family member passed away and left a 
property to them. With low home values, the ability to secure fi nancing to improve a default rental property can be extremely 
challenging. Improving rental housing also entails empowering residents to know what acceptable housing conditions are and 
what constitutes a good lease.

 + Utilize the City’s Rental Registration program to 
monitor and enforce quality rental housing standards.
• Increase capacity of Rental Registration program via 

higher fees (registration, non-compliance, late fee 
for code violation correction). 

• Modify current program to be more proactive by 
instituting bi-annual inspections, and eliminate the 
ability for professionally managed properties to self-
inspect

• Sign an agreement with Lake County Tax Assessor to 
share homestead information on an annual basis and 
cross reference known rental units

• Align GHA’s HCV program with its Rental 
Registration program; ensure that all HCV-leased 
units are registered with the City, and during HQS 
inspections also review the unit for code violations

• Explore the potential for streamlining inspection 
functions in the City; move oversight of code 
enforcement functions from the police department 
to the building department

 + Host semi-annual tenant rights workshops. Educate 
attendees on Fair Housing, leases, eviction, deposits, 
and repairs, how to report complaints, and what to look 
for when renting a unit (physical conditions).

 + Reinstitute the City’s Rental Rehabilitation Program. 
While not currently operational, the Community 
Development Department will modify the parameters 
of the former rental rehabilitation loan program to be 
more effective and determine how many resources can 
be committed to supporting the program.

11



Goal D.2
Russell offers a variety of high-quality, affordable, 
and market-rate homeownership and rental 
housing opportunities.

Supporting existing residents can take many forms: increasing job 

skills to raise household incomes, improving neighborhood amenities, 

publicizing existing repair and rehab programs, and providing guidance 

to current and prospective homebuyers. Support for existing renters 

is important to ensure residents can stay in Russell as it continues its 

upward trajectory. They are especially susceptible to changing market 

conditions if landlords see an opportunity to raise rents or convert a 

rental building to condominiums. Supports for existing homeowners are 

also needed to help them maintain their aging and/or energy-inefficient 

residences. Efforts to increase the number of homeowners will also 

provide many stabilizing benefits to the neighborhood and start to shift 

the balance of renters and owners closer to the citywide average. 

Metro Government successfully applied to have Russell designated as 

the City’s third Neighborhood Revitalization Strategy Area (NRSA) in 

2016. This provides Metro Government with more flexibility in the use of 

Community Development Block Grant funds. The plan identifies targeted 

housing strategies that will directly impact homeowners, renters, and 

the reuse of vacant lots, some of which are described in the strategies 

below.

OBJECTIVE

Existing renters are empowered to stay in the community 
and benefit from the economic revival of Russell.

• Provide renters with opportunities to build equity. Renters, and 

especially low-income renters, often struggle to accumulate 

savings and build wealth. This increases instability and the risk that 

a single unexpected expense can force an unwanted move or even 

homelessness. New models should be evaluated and implemented to 

assist them in moving upward on the ladder of opportunity by building 

a stable financial base:

• Limited equity and shared equity co-ops offer an alternative 

housing model that helps residents build personal wealth. These 

programs provide a level of financial stability but have limited 

asset accumulation potential due to resale restrictions intended to 

preserve affordability for future owners. 

• Renter equity programs offer tenants an opportunity to build 

equity for greater financial stability and security. Renters have a 

stake in property managements as well, encouraging greater civic 

involvement.

Built-in methods that automate savings by allocating a portion of rent 

payments to escrow accounts or by some other method are the most 

effective. Matched-savings programs provide short-term rewards 

that encourage further participation, and easy-to-use programs 

have lower thresholds to entry. Once a promising model has been 

identified by interested developers and local leaders, the next step 

EXAMPLE: RENTER EQUITY PROGRAMS

• Cornerstone Corporation for Shared Equity (CCSE) in Cincinnati, 
OH. Renters enter an equity contract and earn “equity credits” for 
defined actions over a period of five years, at which point they are 
fully vested and can draw on their equity. The program has led to high 
occupancy and low turnover. Foundation support and management 
and development fees fund the renter equity system. A study found 
both financial and social benefits to this program.

• http://www.rentingpartnerships.org/

• http://www.ohiohome.org/research/documents/
CornerstoneEvaluation-FinalReport.pdf.

• Limited equity cooperative housing: This is a form of accessible 
homeownership and resident control for low and moderate income 
residents. Residents acquire shares in the property rather than 
owning the land or unit, and resale prices are restricted to maintain 
permanent affordability.

VISION RUSSELL TRANSFORMATION PLAN |  TRANSFORMATION PLAN PRIORITIES  | 3-39
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is to pursue initial sources of subsidy to seed the programs and to 

recruit qualified tenants.

• Ensure the preservation of existing subsidized affordable housing 

projects. Russell has a large number of existing subsidized housing 

units which is both an asset for existing residents and an impediment 

to new development. Over time, income restrictions will expire on 

many of these units which will raise the prospect of redevelopment 

or conversion to market-rate. A concerted effort to work with the 

owners to preserve the long-term viability and availability of these 

units is important to maintaining this source of affordable housing. 

• Publicize landlord-tenant laws to ensure fair treatment and equal 

opportunity. The Louisville Urban League (LUL) and other local service 

providers can promote awareness of the rights and responsibilities of 

tenants and landlords. Empowering residents to resist unfair pressures 

or price increases will help prevent involuntary displacement.

• Offer renters the opportunity to pursue homeownership if 

desired. Greater promotion of existing programs can help renters 

who are ready to move into homeownership. The LUL provides 

homeowner training to prepare potential first-time homebuyers for 

the responsibilities of purchasing a house. HPI operates a successful 

lease-purchase program that transitions tenants from renters to 

owners with supportive classes and favorable financing. The recently-

approved NRSA Homebuyer Incentive Program will offer up to 

$24,999 in home repair funding to households purchasing homes in 

Russell. The program is not income-restricted in order to promote 

more mixed-income neighborhoods.

EXISTING CONDITIONS

• The neighborhood has a low homeownership rate of 18 percent.

• Almost 20 percent of the housing stock is vacant and in varying 
conditions of disrepair.

• There are over 450 vacant lots scattered throughout the 
neighborhood.

OBJECTIVE

Existing homeowners contribute to the revitalization of 
Russell and have the ability to maintain their homes.

• Provide incentives and training to existing homeowners and 

landlords:

• Focus on repair and upgrade existing homes—energy efficiency/

weatherization retrofits, roofing replacement and façade 

improvements, and historic rehab. The existing Assessment 

Moratorium Program provides an incentive for making 

improvements to qualifying properties. The recently opened 

Samuel Plato Academy trains students in historic renovation 

techniques who can apply these skills to repair homes in the 

neighborhood in a historically sensitive way. A neighborhood tool 

library could offer short-term equipment rentals for basic home 

repairs while also supporting a greater sense of community. The 

recently-approved NRSA home rehab program can be layered with 

existing Metro programs for greater impact:

• Resources from Office of Housing and Community Development 

for low to moderate income homeowners: Emergency Repair 

Program (for electrical, plumbing, and heating/air conditioning 

systems), Weatherization Program (for insulation, weather stripping, 

and energy systems), Exterior Code Alleviation Program (ECAP—to 

eliminate code violations and complete minor exterior repairs), 

and Lead-Safe Louisville (free inspection and risk assessment, 

remediation funds). 

• Provide repair assistance to existing elderly and disabled 

homeowners through New Direction’s Repair Affair program, and 

link participants to other available resources. A pilot program is 

already underway to support existing owners repair their homes. 

Combine this program with information about existing property 

tax benefits like the Homestead and Disability Exemption to further 

assist elderly and disabled homeowners.

• Establish tax moratoriums for existing and new homeowners.

3-40 | VISION RUSSELL TRANSFORMATION PLAN |  TRANSFORMATION PLAN PRIORITIES
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• Develop homeownership models that help build wealth and 

maintain affordability (such as limited and shared equity, 

cooperatives, duplexes, etc.).

• Promote LMHA’s Housing Choice Voucher Homeownership 

program for Beecher Terrace and other Russell residents living in 

LMHA owned properties who are interested in becoming owners. 

This program allows individuals and families to use their voucher to 

pay a portion of their new mortgage for up to 15 years.

OBJECTIVE

Vacant land and abandoned buildings are repurposed 
into mixed-income housing and other uses that enhance 
quality of life and neighborhood housing values.

• Provide incentives and technical assistance for owners/developers/

faith-based organizations to turn vacant and abandoned properties 

into quality newly constructed and/or rehabbed rental or ownership 

housing (CNI Action grants, revolving loan funds, tax abatement, 

assessment moratoriums, lien forgiveness, necessary zoning and form 

district changes, expedited planning review process, fee waivers, etc.). 

Metro should explore incentives such as expedited permit review, fee 

waivers, lower parking requirements, or increased density for projects 

proposed in targeted areas. 

• Pursue targeted infill development on ’opportunity sites’ to 

transform high-visibility areas. There are several clusters of vacant 

lots that could generate a transformational change on the block 

if turned back into housing or another active community use. The 

Cedar Street redevelopment is one such area and is intended for 

homeownership opportunities. An area between 26th and 30th Streets 

is also targeted for new infill housing and other active uses. Small 

individual lots here and elsewhere could be assembled into scattered 

site portfolios and sold to experienced developers, or marketed 

individually over time to interested purchasers. Active community 

uses, like the ideas generated by the Lots of Possibility competition, 

are also candidates for reuse that would allow these vacant lots to 

become positive neighborhood amenities. 

• Provide existing owners the opportunity to own the “Lot Next Door”. 

Another potential use for individual scattered vacant lots is facilitating 

acquisition by interested adjacent owners for use as side yards. 

Develop Louisville currently offers vacant land for prices ranging from 

$1 to $1,000 depending on the intended use. Associated attorney and 

legal fees are often much more expensive, however, creating a barrier 

to more widespread use in low income areas like Russell. Strategies to 

reduce these costs are being examined by Develop Louisville. Once 

this issue is resolved, the program will benefit from a targeted public 

awareness campaign. 

• Repurpose vacant lots throughout Russell using a process based 

on previously successful vacant lot initiatives. LMG’s Vacant and 

Public Property Administration’s “Lots of Possibility” and Rsquared 

competitions generated 100+ ideas and proposals for redeveloping 

LMG owned vacant lots into productive community assets. Five 

successful vacant lot projects are currently in operation using 

funding and technical assistance that was provided through these 

initiatives. Vision Russell will award CNI Action Funds and provide 

Vacant houses can be returned to active use and critical repairs made to 
improve the existing housing stock in Russell.

VISION RUSSELL TRANSFORMATION PLAN |  TRANSFORMATION PLAN PRIORITIES  | 3-41
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technical assistance to address approximately four vacant lots in a 

designated focus area within Russell during 2017. CNI Implementation 

grant funds, and CDBG funding have also been allocated for these 

purposes. Priority will be given to addressing highly visible vacant lots 

on primary corridors, and those near neighborhood activity centers 

and/or close to parks and schools. 

• Identify abandoned buildings that are in the best condition and 

viable for rehab. Focus on addressing buildings in high visibility 

locations like Muhammad Ali Boulevard, neighborhood activity 

centers, and near parks and schools. Secure them to prevent 

further deterioration and market them to neighborhood residents 

and investors. Promote their architectural character and the 

neighborhood’s proximity to transit and downtown jobs. For shotgun 

style houses, also promote the benefits of “living smaller” as an asset.

OBJECTIVE

Russell’s housing is high quality with varied typology, 
styles, and price points that appeal to diverse groups of 
people.

• Adopt the Vision Russell Transformation Plan as the official 

Louisville Metro Government Neighborhood Plan. This will give the 

Transformation Plan greater force to maintain the community vision 

and guide future policy and strategies.

• Leverage planned housing investments by local organizations. 

CVC is building ownership housing near 18th and Muhammad Ali 

Boulevard. New Directions has plans to purchase several buildings 

along Muhammad Ali Boulevard for affordable rental housing near 

their Russell Apartments. LMHA also has an option for the vacant lot 

directly adjacent to the Russell Apartments and plans to develop the 

site as mixed-use and mixed-income housing, including Beecher 

replacement units. HPI has or is currently pursuing site control of 

close to 200 units in Russell with plans to renovate them before 

selling some and maintaining others as rental units. These projects 

together with Beecher Terrace on-site redevelopment can make 

a significant positive impact on the perception and livability of the 

neighborhood.

• Launch a marketing and rebranding campaign to encourage existing 

renters and homeowners to stay within Russell, and new people 

to move into the neighborhood. Promote the neighborhood’s 

distinguishing assets like proximity to downtown’s jobs, Medical 

District and other amenities, excellent public transit access, and 

unique architectural character. Expand outreach efforts to publicize 

the many available home repair and rehab programs.

• Foster networking and partnerships among property owners/

developers to support housing development. Continue the Housing 

Managers Forum that was created during the Choice planning process 

to support knowledge-sharing, relationship-building, and cooperation 

among different property owners and managers.

• Provide technical assistance on historic guidelines and update the 

existing neighborhood pattern book to include design guidance for 

historic and contemporary housing typologies. The Samuel Plato 

Academy and local universities are potential partners with residents in 

this effort.

• Provide down payment assistance and soft second mortgages to 

new homebuyers. Target outreach for the existing Down Payment 

Assistance (DPA) program to encourage purchasing homes in Russell. 

Conduct special outreach for down payment incentives to teachers, 

police officers, early childhood workers, etc.
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HOUSING Working Group  
Meeting Notes – 04.11.17 
Participants: (see attached sign in sheet) 
 
 
1. Welcome and Introductions 

Co-chair, Ayub Fleming of the Sanford Housing Authority, opened the meeting and facilitated a 
round of introductions. Joining him as co-chairs of this Working Group are Commissioner Velma 
Williams, SHA Chairman Melvin Philpot, and Ms. Thelma Mike. The ground rules for the meeting 
were reviewed. 
 

2. Overview of the CNI planning process to date 
Gayle Epp of EJP Consulting Group (EJP) provided an overview of the CNI planning process to date 
(see handouts).  The Sanford Housing Authority and the City of Sanford are approximately eight 
months into a two-year planning process to develop a plan to transform the Goldsboro 
neighborhood, including Academy Manor. The Choice Neighborhoods Initiative (CNI) team is 
wrapping up the needs assessment phase which is the first of four phases of planning process.  In 
this next phase of planning, seven working groups have been established to help the CNI team 
create a vision for the neighborhood and identify priority needs.  Then, in the third phase, the 
working groups will develop the detailed strategies to address those needs and achieve the desired 
vision.  Finally, the CNI team will prepare the Goldsboro Transformation Plan to reflect the outcome 
of the seven working groups to present to the Department of Housing and Urban Development 
(HUD) in July 2018.  At strategic points in the process, the CNI team will host community information 
fairs and other events to solicit feedback from the broader public. 
 

3. Purpose and Goal of the HOUSING Working Group 
Gayle Epp reviewed the expectations of this working group (see handouts).  In particular, the 
HOUSING Working Group is charged with developing goals and strategies to (1) rebuild on vacant 
SHA land, (2) improve existing housing, (3) promote rental and homeownership opportunities, and 
(4) create a vibrant and sustainable mixed-income community. 
 

4. Review of Available Data and Key Findings 
Gayle Epp shared some highlights from the existing conditions report based on detailed analyses of 
existing housing conditions, a residential market study, resident survey results, Community 
Information Fair input, and stakeholder interviews.  The draft Existing Conditions report and 
Residential Market Study will be posted on the CNI website at www.choosegoldsboro.com 

 
5. General Discussion 

Prior to focusing on the agenda items, several questions and concerns were raised including: 
• Gentrification is a concern and we want to preserve a historic black community – for blacks. 

HUD’s Fair Housing Law prohibits discrimination based on race, ethnicity, gender, etc. So you 

http://www.choosegoldsboro.com/
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cannot prohibit non-African Americans from moving into Goldsboro. It is more appropriate to 
focus on ensuring those who live here now are not forced out and those SHA residents who were 
relocated can return, if they so choose. It benefits the community if it can attract new renters 
and owners who will support existing and new stores, businesses, etc. 

• How much money has been spent to date on planning and why not spend that money on 
improvements? CNI budget information is included in the powerpoint presentation made to the 
City Commission on March 13, 2017. It includes the breakdown of the CNI and City budgets and 
how much has been expended to date (see attached slilde). SHA and the City must report 
quarterly to HUD on their expenditures. These funds are specifically for planning purposes and 
cannot be used for implementation. 

•  Is there a sunset on tax credits? The tax credit compliance period for a specific property, as 
required by the IRS, is 15 years. Tax credits utilized on public housing land, however, typically 
must ensure affordability for a minimum of 30-40 years. The Low Income Housing Tax Credit 
(LIHTC) program has many technical requirements and the CNI team will provide some training 
on tax credits during the planning process. 

• How are key stakeholders defined? The CNI planning process is inclusive and broad-based. The 
primary target is Goldsboro residents – and former SHA residents of the public housing projects 
in Goldsboro that were demolished. Additional stakeholders include individuals and organizations 
who currently or can in the future provide services and/or financial resources that benefit the 
community. This includes the city, the housing authority, the county, developer(s), churches, 
non-profit organizations, governmental agencies, private businesses and organizations (like the 
Chamber of Commerce), etc. The goal is to develop a Transformation Plan based on the 
consensus of the community and its stakeholders. 

• What is the outreach plan? Outreach to the community is extensive and ongoing. It includes 
providing information and meeting notices via a dedicated website, the internet, mailings, phone 
calls, public announcements, meetings and notices at churches and local businesses/ 
organizations, and public meetings like the Community Information Fair. HUD requires extensive 
community engagement and much of the funding is devoted to outreach efforts. 

• Can you clarify the table that summarizes the market potential in Goldboro? The market study 
indicated that anywhere from 795 to 985 new housing units could be built and rented or sold in 
Goldsboro over the next five years – 69% of these units would be rentals and 31% would be for-
sale homes. In addition, these new housing units would serve households with a wide range of 
incomes including deeply subsidized units (like public housing where residents pay only 30% of 
their income for rent; tax credit units that serve working households earning up to approximately 
$45,000 (depending on family size); and market rate units for higher income families who can 
choose to live anywhere. The key message is: there is a lot of demand for new housing by 
families of all income levels – whether it is a rental apartment or an owned home. The real 
challenge will be finding the financial resources to build the new housing. More training will be 
provided in future meetings. 

• When will construction start?  We are still in the planning phase and will need to identify funding 
before any construction can start. The housing will be developed in many phases over at least a 
10-15 year period as each rental housing phase will require a Low Income Housing Tax Credit 
(LIHTC)award from the state. The developer is working on a LIHTC award now and for additional 
funding sources for the first housing phase. 

 
6. Identify Priority HOUSING Needs 

Based upon the existing conditions data and their knowledge of the community, Working Group 
members brainstormed a list of priority HOUSING concerns and needs in Goldsboro. The priority 
needs identified are as follows: 
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1. Gentrification:  As mentioned above, there is a concern about the gentrification of the 
neighborhood. The plan should address ways to not force out existing residents who want to 
stay and to ensure – and even incentivize – former SHA residents who may want to return. 

2. Income mixing in all housing phases: Develop a range of incomes in each housing phase; do not 
build market rate housing in the most desirable parts in the neighborhood and deeply 
subsidized housing in the less desirable areas. 

3. Separate rental units from homeownership:  For-sale units should be owner-occupied and not 
mixed in with rental housing. 

4. Senior housing:  Create a separate housing facilities for seniors only (and the disabled). 

5. Returning displaced SHA residents: Where possible, provide incentives for those displaced SHA 
residents to return to new housing in the Goldsboro. 

6. Homeless: Provide housing opportunities through vouchers or hard units with services 
(permanent supportive housing). 

7. Strict enforcement of management requirements and maintenance standards: Do not want to 
see any new housing fall into disrepair like the former public housing sites. 

8. Homeownership:  There is a desire to provide more for-sale product and opportunities in the 
neighborhood. 

9. Privately-owned lots/parcels/housing: Much of the housing in Goldsboro is single-family and 
there are many vacant lots that are privately owned. There is a need to address both situations 
in the plan: 
• Existing housing – need to improve conditions of some of these homes and to address 

barriers to rehab (inc. insurance requirements) 
• Vacant lots – is there a way to encourage putting these vacant lots back into productive use? 

 
7. Who Else Should Join This Working Group? 

• More residents, especially homeowners 
• Non-profit housing agencies/committees 

 
8. Bus trip to mixed-income communities in Tampa 

The CNI Project Director invited members of the working group to participate in a full-day, site visit 
to the Tampa Housing Authority on Tuesday, April 25 to learn about the implementation of their CNI 
transformation plan, see the new housing and talk with staff and residents about their planning 
process.  Transportation and lunch to be provided.  Interested parties need to sign up by the end of 
the day, Wednesday 4/12 so that the CNI team has an accurate head count. 
 
 

Additional requests: 
 Post agendas and materials ahead of time on the CNI website (www.choosegoldsboro.com) 
 Develop “cheat sheet” which explains terminology, differences in income levels, tax credit 

requirements, financing tools, etc. 
 

 
Next Meeting – Tuesday, May 2 at 10am at Sanford’s Public Safety Complex 

http://www.choosegoldsboro.com/
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CNI Budget 
vs 
Expenditures 
(as of 3.8.17)
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