
  

 
 
 

 
 

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: 



3 
 

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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