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Regional Context 

The Goldsboro community, the target of 
the 2015 Choice Neighborhoods Planning 
Grant, is located in the city of Sanford, 
less than 30 miles north of Orlando.  
Sanford is the county seat for Seminole 
County in the northern part of the metro-
Orlando area. The city has an estimated 
population of 57,000. 

This east central Florida area is currently 
experiencing strong population growth, 
much of it due to tourist attractions such 
as Disney World, Sea World and Universal 
Studios, as well as the Kennedy Space 
Center complex and Port Canaveral, 
which are located along the Space Coast.   

SunRail, a commuter rail system, was 
recently initiated on existing tracks and 
will serve the 4-county region.  The new 
Sanford SunRail station is less than one 
mile from Goldsboro.  Along with the 
LYNX bus service, this commuter rail line 
provides viable access to jobs in 
downtown Orlando and the tourist areas.  

 

The Goldsboro neighborhood is located less than a mile from Sanford’s downtown and is roughly one mile east to west and 1.1 miles north to south, with 

two extensions representing Goldsboro Elementary School on the south and Crooms Academy on the west.  Academy Manor subdivision on the southwest 

boarder is considered part of the Goldsboro community.  The Sanford Housing Authority properties that were recently razed are located in the central and 

north central portions of Goldsboro.  Historic Goldsboro Boulevard, also known as 13th Street, bisects the community east to west, and is comprised of 

commercial properties, residences, public uses and churches.  While once a thriving community, many of the structures have been razed or are abandoned. 

Exhibit 1  Regional Context Map 
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Exhibit 2 Sub-Regional Context Map 
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Exhibit 3  Surrounding Area Context Map 

Historic Goldsboro 

Blvd

3



The City of Sanford 

Sanford, like Seminole County and central Florida, is a fast growing area offering both access to 
jobs and good weather for retirees. Sanford grew by almost 40% in the 10 years prior to the 2010 
census and is estimated to have 57,000 residents today, which is about 9% growth per year since 
2010. This growth is attributable to annexation as well as new residents within existing city 
boundaries. The City of Sanford was established in 1887 and is located on the south shore of Lake 
Monroe and the St. Johns River.  The Mayaca Indians were the earliest inhabitants followed by the 
Seminole Indians.  Eventually settled as a trading post on the St. Johns River, trade in the citrus 
industry helped the city grow into what was known as “The Gateway City to South Florida”.  In 
1887 the city suffered a devastating fire, followed the next year by an epidemic of yellow fever.  

When the Great Freeze of 1894 and 1895 hit, the citrus industry was forever affected and farmers 
in Central Florida diversified by growing vegetables and other plants. Celery was first planted in 
1896, and until 1974 the community would be nicknamed Celery City. Today, the key industries 
include metal fabrication and extrusion,  electrical component assembly, lighting fixture 
manufacturing, bar code scanning development, and construction.  Larger employers include 
Seminole State College, Central Florida Regional Hospital, Del-Air, Inc., Benada Aluminum and the 
New Tribes Mission.  

Significant features in Sanford include Seminole State College, the Central Florida Zoo and 
Botanical Gardens, Central Florida Regional Hospital, and the Orlando Sanford International Airport 
which has ranked as the fastest growing airport in the country for a number of years since 2000. 
The airport contains a Foreign Trade Zone  which provides significant tax benefits for importers and 
exporters.  The regional commuter rail system, SunRail, has a stop within the city limits and Amtrak 
has their Auto Train station adjacent to the Goldsboro community. 

Sanford is situated on the south shore of Lake Monroe, which at 15 square miles, is the eighth 
largest lake in Florida. The St. Johns River flows through Lake Monroe, and is the longest river in 
the state.  The Monroe Harbour Marina is a full service facility providing boat storage, sales and 
repairs.  It’s close proximity to downtown Sanford greatly supports its use. 

A multitude of recreational sports and events make the waterfront an attractive amenity for the 
city.   A multi-use trail system, the Sanford Riverwalk, is planned for the entire lakeshore and will 
connect with the Coast to Coast trail, a major effort by the bicycling community, local governments 
and the Florida Department of Transportation.  This facility is expected to be a prime tourist 
attraction that will bring tourism dollars to the city.  These trails currently connect with an 
extensive system of multi-use trails in the Orlando region and there are currently plans to connect 
to statewide trail systems, including the Coast to Coast Trail, which traverses across the Florida 
peninsula. This facility could be a boon for economic development within the city, in particular the 
downtown area, which is proximate to Goldsboro. 

Monroe Harbour Marina on Lake Monroe 

Sanford Riverwalk will meet the Coast to Coast Trail 

Sunrise on Lake Monroe 
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The city established a Community Redevelopment Area (CRA) in 1995 for downtown Sanford and 

the waterfront that led to major investments aimed at rejuvinating the downtown area.  The city 

invested $4.2 million in the riverwalk and seawall and an equal amount on the main street 

revitalization project in 2009.  Recently, the Gateway at Riverwalk was completed in the heart of 

downtown with 250 luxury condominimums and townhouses along with 25,000 square feet of 

commercial space.   The Orlando Sanford International Airport is on the east side of town and a 

major shopping district, The MarketPlace at Seminole Towne Center and the Towne Center Mall, 

provides over a million square feet of commercial area on the west side of town along Interstate 4. 

Loans for businesses to rejuvinate buildings were made available to improve the conditions of 

structures since 90% of the downtown buildings date from before 1920.  Today, downtown Sanford 

is very attactive and hosts hundreds of events a year that have helped the area thrive.   Sanford Boasts a Tree-Lined Gridded Street Network 

Historic City Entrance Features 

Sanford's Downtown Marina 

Sanford’s Downtown Improvements 
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Goldsboro 

The Goldsboro community, which is the target area for this planning study, is located within the 

City of Sanford, less than a mile southwest of the downtown area.  The community is generally 

bounded by SR 46 (1st Street) on the north, US 17-92 (French Street) on the east, 18th Street on the 

south and Persimmon Avenue on the west, with extensions to include Crooms Academy of 

Information Technology, Goldsboro Elementary School, and the Academy Manor subdivision. 

While the Goldsboro neighborhood is within walking distance of downtown Sanford, there is a 

stark contrast between the two communities.  The poverty rate in Goldsboro is 36% as compared 

to 23% in Sanford and 13% in Seminole County.  The unemployment rate in Goldsboro is 26% 

verses 15% for the city and 10% for the county.  The City of Sanford has made numerous 

investments in Goldsboro over the last decade with more infrastructure improvements currently 

underway along Historic Goldsboro Boulevard.  The following tells the story of a once thriving 

African-American community that has experienced disinvestment over the decades. 

The Goldsboro neighborhood has a rich history that is well documented and celebrated today. 

Historic Goldsboro was the second all African-American township in Florida, incorporated in 1891. 

William Clark and 19 registered voters, with the support of the Freedman’s Bureau, which was 

established by the US government to assist former slaves during the era after the Civil War, 

founded Goldsboro.  For 20 years the township was a small but prospering city with its own 

government, shops, churches, and schools. Included in the bustling business district along 13th 

Street was Goldsboro's own town council, jail, tax collector, and police and fire department.  The 

population by 1905 was 100 residents. 

In April of 1911, the town of Goldsboro was forcibly annexed by Sanford. Street names in 

Goldsboro, orginally named after the city’s founders, were renamed to conform to Sanford's street 

grid. Goldsboro continued as a thriving community until the Civil Rights Act of 1964, when removal 

of “Jim Crow”  laws allowed residents to shop and attend school outside of Goldsboro.  Soon after, 

Goldsboro began a slow downward spiral with abandoned buildings, rising unemployment, and 

loss of pride and identity.   

In 1926, Crooms Academy was founded as a high school for African-American students. Today, 

Crooms Academy of Information Technology is a well-regarded magnet school, however, few 

Goldsboro students attend Crooms.   

Old Goldsboro Street Map 

Early 1900's Grocery Store in Goldsboro 
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Community Revitalization 

The Goldsboro Front Porch Council (GFPC), a 501(c)(3) community-based organization, has 

been the guiding force behind the revitalization of Goldsboro.  GFPC was established in 2001 

when Goldsboro was designated a “Front Porch Community” by the State to promote 

revitalization by empowering local community members through technical assistance, 

training, skill development, and funding. Since then, the GFPC has developed many 

partnerships to successfully leverage investments of over $5 million, supported by a robust 

volunteer program, for initiatives related to affordable housing development, beautification, 

crime prevention, education, and economic development. Although this state program no 

longer exists, GFPC continues to serve the community through an extensive array of 

partnerships.  

To support Goldsboro’s revitalization efforts and in response to the advocacy of the GFPC, in 

recent years, Goldsboro has benefited from numerous public investments and community-led 

initiatives.  In 2010, the city unveiled a new 75,000 square foot Public Safety Complex housing 

both Sanford’s Police and Fire headquarters. In 2009, the City added a gymnasium to the 

Westside Community Center, expanding it from 6,000 SF to over 16,000 SF. The City is 

currently investing $1 million to upgrade the street, sidewalk and lighting along Historic 

Goldsboro Boulevard. 

Spearheaded by Francis Oliver, the Goldsboro Historic Museum was opened in October of 

2011 by the Goldsboro Westside Community Historical Association to celebrate and preserve 

the 100 year history of Goldsboro. The Goldsboro Museum highlights the rich history of 

Goldsboro with emphasis on the early pioneers, through special exhibits of collected historic 

materials and through the education and display of arts. The city has renamed many of the 

streets to reflect the neighborhood’s history; 13th Street, the former thriving business district, 

is now Historic Goldsboro Boulevard and other cross streets have been renamed after the  

historic founders of Goldsboro.  

Current Historic Goldsboro Welcome Marker 

  Historic Marker 
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The Westside Community Center on Persimmon Avenue provides a gathering place for residents and houses the Boys and Girls Club, West Sanford Branch.  The 

center provides sports facilities including a gymnasium, a fitness center, a computer room and senior activities.  It is available to private groups for event rental 

such as family reunions, sporting events and wedding receptions.  The Seminole County Department of Health, in partnership with the Goldsboro Front Porch 

Council,has recently begun a Goldsboro Farmers Market  at the center on Friday afternoons to enhance the local population’s ability to access fresh and 

healthy food for Goldsboro, which has been designated a Food Desert by the US Department of Agriculture. 

Westside Community Center provides recreational activities, programs for the elderly and reception space 
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Demographic Profile 
Goldsboro residents, as a whole, exhibit higher percentages of poverty, African-American population and households led by females than the city and county.  

Also notable is the lack of Hispanic or Latino populations.  The former Sanford Housing Authority population and the Goldsboro community have a higher 

percentage of children under 18 years of age when compared to the City and County.  The median household income for Goldsboro ($29,613) is lower than the 

City of Sanford ($38,962) and substantially below the County’s median household income of $57,875. Unemployment in Goldsboro is significantly higher than 

the City as a whole.  Former SHA residents report a very low employment rate which is consistent with the high poverty rate and low household income.   

Goldsboro comprises about 7.5% of the population of Sanford and less than one percent of Seminole County; however, it comprises 12% of Sanford’s poverty 

and 2.9% of Seminole County’s poverty. The Goldsboro area is primarily African-American and Sanford overall is about 1/3 African-American, while Seminole 

County, as a whole, is 12.4% African-American.  The southern portion of Goldsboro, which includes the original incorporated African-American township, has a 

higher percentage of African-Americans, and the concentration is lower toward the northern and eastern parts of the target area.  The following map series lists 

percentages for census block groups as reported to the US Census American Community Survey 2014 five-year estimate. The block groups extend beyond the 

Goldsboro limits and, therefore, reflect the percentages for the entire block group, as illustrated in the insets for each map. 

Exhibit 4:  Demographic Comparison between SHA, Goldsboro, City of Sanford and Seminole County 

2014 ACS Data 9



Exhibit 5: Race by Census Block Group 

INSET 

Race 
A higher-than-national-
average concentration of 
African- Americans lives in 
the census blocks groups 
representing the southern 
half of Goldsboro.  All but 
one census block group is 
greater than 50% non-
white, and 5 of 8 exceed 
87.5% non-white.  
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Exhibit 6: Poverty by Census Block Group 

INSET 

Poverty Levels 
The poverty levels within 
Goldsboro are greater to the 
northwestern portion and 
lowest within the centrally-
located census block group.  
The lower poverty rate is 
concentrated in the center 
and west of Goldsboro.   
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Exhibit 7:  Population Over 65 by Census Block Group 

INSET 

Elderly Population (65+) 
According to the 2014 ACS 5-
year data, the senior 
population in the study area is 
mainly located in Academy 
Manor, which is notable for 
residents aging in place.  
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Historic Goldsboro Blvd 

Historic Goldsboro Blvd 

Exhibit 8 : Age Under 18 by Census Block Group 

INSET 

Historic Goldsboro Blvd 

Under 18 Years of Age 
Slightly over 1/3 of the population in the 
study area is under the age of 18. This 
data is important in helping to 
determine the type of resources 
necessary for the success of this 
population as it ages within the 
community.  The younger populations 
are to the northwest and south of 
Historic Goldsboro Boulevard (13th). 
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Historic Goldsboro Blvd 

INSET 

Exhibit 9  Single Female-Headed Households by Census Block Group 

Single Female-Headed 
Households 
Single female-headed 
households are most 
prevalent in the old SHA 
areas and the block group 
to the south. 
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Existing Land Uses 

Within Goldsboro, the predominant land use is residential, represented mostly by single family parcels.  The total study area is 741 acres, 40 of which is in 

Academy Manor.  Multifamily residential is less predominant and primarily consists of vacant land where five SHA projects once stood.  Institutional land uses 

include close to 30 churches located within the Goldsboro limits.  Three Seminole County public schools are also in the Goldsboro area.   

Commercial land uses are along Historic Goldsboro Boulevard.  While this was once a thriving commercial district, it currently contains mostly vacant storefronts 

or empty parcels.  Some commercial exists along the two major roadways bordering Goldsboro: SR 46 on the north and US 17-92 on the east. 

Goldsboro has less commercial, industrial and office land uses than the City of Sanford as a whole, and more residential, educational, institutional and other 

public areas than both the City of Sanford and Seminole County.  It has fewer land uses that generate jobs and wealth, and more land that is publicly owned that 

does not produce income or tax revenues.  The comparison to the City of Sanford is more relevant than comparing Goldsboro to the entire county, as almost 

40% of Seminole County is not developed and in conservation and farming.   

 

Exhibit 10 Existing Land Use Percentage Comparison Table 

Land Use Goldsboro Sanford Seminole County 

 Total Acreage   741 16,960 197,760 

 Agricultural  0  5.35 10.96 

 Commercial/Office 5.75 8.33 3.18 

 Industrial 4.11 5.52 1.35 

 Single-Family 31.07 20.33 30.06 

 Multi-Family 3.52 5.05 2.59 

 Education 10.24 3.66 1.1 

 Recreation 2.29 1.56 1.84 

 Managed Lands   0  8.62 28.39 

 Transportation 
Facilities 

1.53 18.01 1.38 

 Institutional 3.45 2.93 1.54 

 Public 17.69 8.14 8.22 

 Vacant 20.35 12.5 9.39 

Total 100% 100% 100% 

Source: Seminole County

Aerial View of Goldsboro, the City of Sanford and Lake Monroe
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Exhibit 11 Existing Land Use Map for Goldsboro
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Assessed Value of Property within Goldsboro 

The Assessed Value indicates that many homes in Goldsboro are within the $35,000 and under range with another third within the $35,000-$70,000 range.  

This means that 85.2% of the parcels are valued below $70,000 in Goldsboro, while the percentage for the city is 37.9% and the county is 22.6%.  While this 

is advantageous for providing affordable housing, it is also indicative of the distressed condition of the neighborhood. 

The Assessed Value map on the following page shows the location of parcels and the range of assessed values.  The large highly valued parcels in dark blue 

include Seminole Gardens (a privately owned Section 8 property) and a larger commercial parcel which includes Winn-Dixie as part of a shopping mall.  The 

clear majority of the parcels are single family residential parcels that are assessed below $70,000.  It is generally accepted that the retail value is about 20% 

higher than the assessed value. 

Exhibit 12  Real US Home Prices (1890 – 2014) 

17



Ex hibit 13 Land Use: Assessed Value

18



Underutilized Parcels 
Underutilization of parcels in the Goldsboro area is a common occurrence. This map identifies areas that are considered underutilized due to either being 
vacant or the appraised building value is less than 25% of the total assessed value.  This initial analysis illustrates that in addition to the SHA properties, most 
of the underutilized parcels are vacant, primarily small residential parcels.  There is a scattering of vacant commercial in the study area as well.  

Exhibit 14  Underutilized Parcels 
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Exhibit 15  Public-Owned Lands 

Publicly-Owned Lands 
The City of Sanford lands include the Public Safety Complex, which houses the police and fire headquarters.  The City also owns several park facilities and the 
Westside Community Center. The vacant SHA parcels are owned by the Sanford Housing Authority and are covered by a U.S. Department of Housing and Urban 
Development (HUD) Declaration of Trust. The National Railroad Passenger Company owns and operates the Amtrak Auto Train facility in the northwest portion 
of Goldsboro and the CSX Railroad owns a parcel in the northeast quadrant of Goldsboro along with several of the unused train tracks traversing Goldsboro.  
The Seminole County School Board is the owner of the three schools. 
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Exhi bit 16  Street Lights in the City of Sanford by Ownership

Street Lights 
Florida Power & Light operates the large majority of the street lights in the Goldsboro neighborhood.  The City of Sanford provides limited lighting on two 
streets and along US 17-92.  Residents indicated a need for both more streetlights as well as brighter lighting in existing streetlights to improve public safety 
at night. 
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Sidewalks 

The City of Sanford map of existing sidewalks indicates that the vast majority of the streets in Goldsboro do not have sidewalks at this time.  The City of Sanford 

is currently adding sidewalks and lighting along Historic Goldsboro Boulevard (13th Street) along with drainage improvements.  Residents have indicated a desire 

to add more sidewalks to improve pedestrian safety.  One challenge is that the rights of way within Goldsboro are narrow and substandard.  As such, there are 

several instances where sidewalks cannot be added without the acquisition of rights of way. In an existing conditions review session, it was suggested that there 

be a prioritization of key pathways in the neighborhood where sidewalks should be in place, such as routes to the schools and the Westside Community Center. 

Of particular importance is the provision of  safe and comfortable access the SunRail station which is about 6/10 of a mile from the northwest corner of 

Goldsboro and about 1.5 miles from the Goldsboro Museum in the heart of Goldsboro.  

Exhibit 17: Sidewalks Wide Sidewalk along 13
th

 Street (Historic Goldsboro Blvd) 

Sidewalks along the south of the southern S.H.A site
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Exhibit 18 Flood Plain Zones 
Floodplains 
Sanford and the Goldsboro area 
are proximate to Lake Monroe and 
the St. Johns River.  Lake Monroe is 
approximately five feet above sea 
level and the Goldsboro area 
ranges from about seven feet 
above sea level along the northern 
boundary feet to 35 feet above 
along the southern border. SHA 
properties are adjacent to, but 
outside of the 100 year flood 
zones.  However, with sea level 
rise, the tidal influences from the 
river may impact more of the areas 
within Goldsboro.   

Future development should not 
occur within the current 100 year 
flood zones and planning efforts to 
identify areas that will be 
influenced by sea level rise should 
be identified and avoided. 

Many of the streets are drained by 
ditches and swales, and lack 
underground drainage structures 
or poor maintenance/cleaning of 
existing structures.  This presents 
issues relating to adequate 
drainage during high rain events, 
safety and mosquito controls.   

The City of Sanford is currently 
working on improvements to the 
one of the major ditch systems in 
Goldsboro that include box 
culverts across US 17-92 that 
connect with the Coastline Park 
area. 

Floodplain Definitions 

The ‘A’ and ‘AE’ Flood Zones are areas that have a 1% statistical chance of flooding every year, which normalizes to a 
one flooding event every 100 years in these areas. The ‘AE’ flood zone is the 100-year flood zone where base flood 
elevations are provided. The ‘A’ zone does not have base flood elevation levels present within the data (which 
distinguishes the zone from the ‘AE’ zone) and in addition to the 1% annual flooding probability, this zone also assesses 
a 26% chance of flooding to properties in these zones over the life of a 30-year mortgage. A majority of the land within 
the study area (and the State of Florida as a whole) are located within the higher-elevation 500-year flood zone. 
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Public Transit 

Access to transportation in Goldsboro is limited. Per the resident survey, slightly less than half of residents do not own a car so they must rely primarily on public 
transit or walking to get to their destinations. Limited transportation options are a barrier to accessing employment opportunities, health care services, grocery 
stores, and school and recreational activities. 

The Goldsboro area is serviced by LYNX, the regional transit provider.  LYNX is primarily funded by local government contributions, with 48.5% of the agency’s’ 
funding coming from four local government partners: Orange, Osceola and Seminole Counties, plus the City of Orlando.   The amount of service in an area is 
dependent on how much money is allocated by the local government.  Fixed bus routes through Goldsboro were recently eliminated due to low ridership. In its 
place, NeighborLink is available to all residents on-demand to connect them to destinations outside the neighborhood. Although LYNX ridership data shows that 
there is heavier use of NeighborLink in Goldsboro versus other neighborhoods, residents report not knowing the specifics of the program and have requested 
more education about the transportation options provided by LYNX. 

The only current fixed LYNX bus route runs along the northern perimeter of Goldsboro (bus routes 46E and 34) and the eastern perimeter on US 17-92 (bus 
route 34).  Both fixed routes connect with the SunRail Station, about one mile from the northwest corner of Goldsboro.  Route 46E operates from 5:30AM TO 
7:30PM with no Sunday service.  Route 34 operates from 5:20AM to 8:55PM and operates 7 days a week.   

Streets 

The streets in Goldsboro are primarily based on the grid system. The grid is interrupted by the SHA public housing developments where superblocks were 
created and dead-end driveways and alleys provided access to the housing units. Some of the side streets are in disrepair. However, the main street through the 
neighborhood – Historic Goldsboro Boulevard – is undergoing improvements including new curbs, sidewalks and lighting.  

The Florida Department of Transportation (FDOT) plans to build a ‘flyover’ on Pomegranate Avenue to alleviate traffic issues related to the train tracks. The 
project is part of the Transportation Improvement Plan (TIP) but may take 5-10 years to complete. The cost is estimated to be $7-10 million; artwork is planned 
for the overpass and may provide an opportunity to “brand” the Goldsboro neighborhood. A pedestrian overpass is also critical here. 
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Exhibit 19 Transit Options Near and Within Goldsboro
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The 380 original Goldsboro public housing units that were under the management of the Sanford Housing Authority were deemed uninhabitable in 2010. HUD 

approved demolition applications for all five sites.  All households were relocated with Housing Choice Vouchers (HCVs) administered by the Orlando Housing 

authority (OHA) between 2013 and 2015; and all buildings were demolished by 2016, leaving almost 50 acres of vacant land in the heart of Goldsboro. 

Of the former SHA households relocated from the five targeted sites with Housing Choice Vouchers, 160 remain active, as of October 25, 2016. The bedroom mix 

needs of these active households are:  60 1BRs; 44 2BRs; 38 3BRs; 16 4BRs; and 2 5BRs. Of the 88% still located within the City of Sanford, only a few still reside 

in the Goldsboro neighborhood. 

SHA and HUD signed a Stipulation of Settlement and Dismissal with former SHA residents on July 28, 2011 committing SHA to a goal of replacing 209 public 

housing units, preferably in mixed-income communities, in the City of Sanford (but not necessarily all back in the Goldsboro neighborhood). 

Targeted Public Housing Sites 
Within the Goldsboro neighborhood there are five targeted public housing sites, as described below: 

Exhibit 20 Sanford Housing Authority Recently Razed Units 

26



Condition of Neighborhood Housing 

Existing housing makes up approximately 194 acres of land, or 26.2%, of the total 741 acre Goldsboro neighborhood. This housing is primarily single family 

residential with an average assessed value of $44,832 (ranging from minimum of $3,677 to a maximum of $169,731).  The existing housing stock is relatively

old and most of it is in need of repair. Approximately half of the homes were built before 1961.   

The average single family home is approximately 1,170 square feet with 2 bedrooms.  There are 377 vacant residential parcels, totaling 70 acres (not including 

the SHA sites), that have been identified in the neighborhood. For the most part, these vacant parcels are scattered throughout the neighborhood and offer 

opportunities for new single family homes but will make it difficult to assemble for larger developable parcels within the study area. 

According to the city’s property appraiser, multifamily housing comprises 7% of the housing parcels in the study area with a total of 245 units, thus making up 

21% of all existing housing units. Most multifamily housing consists of duplexes and there is only one large multifamily complex – Seminole Gardens.   

Seminole Gardens is a 108 unit privately owned Section 8 property immediately southwest of Lake Monroe Terrace. As of June 2016, the complex is under new 

ownership and management by Cambridge Management.  The company is proposing to renovate the development early in 2017 with improvements to include 

new flooring and energy-efficient appliances; central A/C; an expanded laundry room, business center for computers, and after school center; exterior residing; 

and fencing around the property to create a “gated” community. 
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Exhibit 21 Vacant Parcels in Goldsboro 
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Exhibit 22 Housing Types 
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Rental vs. Homeownership 

According to the 2014 American Community Survey  5-year Census Block Group data, the City of  Sanford has an owner-occupied rate of 57% compared to a 

slightly higher rate of 60% of the units in the block groups encompassing the Goldsboro area. Within Goldsboro, the percentage of residents who rent varies 

substantially with more domiciles being rented in the northern portion of Goldsboro with substantially fewer being rented in the southern parts.   

The block groups that make up the Goldsboro study area have a total occupancy rate of 66%, significantly lower than the 87% and 91% occupancy rates of 

Sanford and Seminole County respectively.  The high vacancy rate may be primarily due to the lack of maintenance and potential inability of residents to afford 

repairs.   

Exhibit 23 US Homeownership Rate 
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E xhibit 24  Percent of Residents Paying Rent for Property
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Median Value and Rents 

The 2010 Census estimates rent within the study area to be less than $600 per month, compared to Sanford’s median gross rent of almost $1,000 a month.  The 

median home value as well is much lower in the Goldsboro area, at $65,000 while Sanford median values are just under $105,000.  Although the Goldsboro area 

has an extremely low annual household income, the lower housing costs in the study area account for the lower percentage of cost burdened households in this 

neighborhood compared to the city and the county.   

Exhibit 25 Comparative Analysis of Occupancy and Tenancy 

Shelters/Rescue Missions 

Within Goldsboro, the Rescue Outreach Mission at 1701 Historic Goldsboro Boulevard provides the only Emergency Shelter in Seminole County. The Outreach 

Mission has operated at this location for 30 years, initially serving men only and later adding a shelter for women and children. Currently the capacity is up to 48 

men and 46 women/children. The housing program seeks to transition qualified families to more permanent housing within 30 days. In addition to providing 

emergency shelter, ROM offers case management and support, a computer lab for job search or seeking assistance with benefits, and food assistance (the meal 

program serves up to 75 people per seating for lunch and dinner on week days).      
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 Homes in the Goldsboro Neighborhood 
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Neighborhood Amenities 

Religious institutions dominate the asset map for the Goldsboro vicinity.  It is not clear how many of the churches are fully functional; however, it is indicative of 

the importance of the church in the community.  Besides religious institutions, the map on the following page lists schools, apartments (SHA public housing 

developments have been demolished), day cares facilities, service/transportation and health care facilities (primarily focused on seniors).      

There are several important amenities that are not found in the community: commercial and office facilities and mixed-use residential.  In years past, the 

community thrived with all sorts of businesses, however, once segregation was outlawed, residents were able to shop elsewhere.  Consequently, existing 

businesses mostly closed and were not replaced.  Now  residents must venture outside of Goldsboro to access goods and services.  With a high poverty rate 

comes lack of transportation so it becomes difficult to access goods and services, including healthy foods which lowers the quality of life for residents.       
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Exhibit 26  Neighborhood Amenities



Parks  and Open Space 

There are three public parks in Goldsboro:  Coastline, Academy Manor, and George Starke.  The City of Sanford recently completed substantial improvements 

to the 7.9 acre Coastline Park which included upgraded ball fields and landscaping. Funding for these park improvements is estimated at just under $1 million. 

Coastline Park is at the north end of the multi-use trail that goes through Goldsboro from northeast to southwest, adjacent to Goldsboro Elementary School, and 

terminates at 25th Street at the southern end of Goldsboro.  There is a multi-use park at the Academy Manor subdivision, with restrooms, playground, and 

sports facilities. The city recently made park improvements here. The remaining city park, George Starke, is just north of Seminole Gardens, a privately owned 
Section 8 property, and west of SHA vacant land. No recent improvements have been made to this park. 

One brownfield site was identified and cleaned of contaminants at the southeast corner of West 3rd St. and Avocado Avenue.  In another instance, the Florida 

Department of Environmental Protection found and removed several containers of various waste from the ArtCraft Industries site at 500 South Maple Avenue. 

Both sites are located in the northeastern corner of Goldsboro and currently pose no short or long term threat. 

Exhibit 27 Open Space Accommodations 
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Exhibit 28 Parks and Recreation 

 Henderson  
 Property  
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Recreational and Resource Facilities 

The city-owned Westside Community Center on Persimmon Avenue is the only indoor recreation center in Goldsboro. This facility is a highly-used gathering 

place for the community and provides group and senior activities, social/public information, recreation programs, fitness classes, etc. It is also available for event 

rentals such as community events, family reunions, sporting events and weddings.  The Boys and Girls Club operates in the center six days a week and includes 

sports programs, a fitness room, and a computer room. It is heavily used, especially after school and in the evenings.   

The Velma Hayes Williams Community Resource Center (home of the Goldsboro Front Porch Council) on Historic Goldsboro Boulevard was established in 2008 

to enrich the lives of high-need students and families.  Support staff, certified teachers and guidance counselors help students stay on track for graduation.  The 

Center also provides tutoring in all core subjects, ACT/SAT prep, college visits and family/parent workshops.  This after-school program provides extra support 

for individuals between the ages of 16 to 20 who have dropped out of school so they can obtain a high school diploma. The Center is also known as “The Last 

Best Chance.” Other resources near the Velma Hayes Williams Community Resource Center include the Goldsboro Historical Museum and the Welcome Center. 

  The Goldsboro Museum chronicles the rich history of Goldsboro 
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Health 

Access to medical services is a challenge for many Goldsboro and former SHA residents.  Per the CNI Resident Survey, more than 1 in 5 residents go to a hospital 

or urgent care center most often when they are sick or in need of health advice. Only half report that they have a primary care doctor.  A small number use True 

Health or the Seminole County Health Department.    

Doctor’s offices (such as dental office, health clinic and so forth) were among the top three types of businesses that Goldsboro residents desire in the 

neighborhood.  While it did not rank in the top five health related concerns, 25% of former SHA residents also desired a doctor’s office in the neighborhood. 

Limited access to health insurance and primary care in Goldsboro is consistent with low-income residents county wide.  According the Florida Behavioral Risk 

Factor Surveillance System (BRFSS) 2013 Data, only 55% Seminole County residents with an annual income less than $25K have any type of health care insurance 

coverage or a personal care doctor compared to 79% of county residents.  In addition, twice as many of the lowest income residents and non-Hispanic Black 

residents of Seminole County (41% each) could not see a doctor in the past year due to cost as compared to the county overall (19%).  Furthermore, fewer 

Seminole County residents earning less than $25K annually accessed health screenings and preventive care than the overall county and state populations 

including mammograms, clinical breast exams, Pap tests, stool blood test, colonoscopy, HIV, flu shots and pneumococcal vaccinations.  

Nonetheless, the vast majority of Goldsboro (79%) and former SHA (77%) residents rated their health care services as excellent or good. 

Goldsboro and former SHA residents report high rates of chronic health conditions.  Per the CNI Resident Survey, when asked if they have an adult or child in 

the household that suffers from a chronic health condition, they responded as follows: 

Exhibit 29 Health Survey Results 

Goldsboro Former SHA 

Adults Children Adults Children 

Hypertension 55.6% -- 52.2% -- 

Asthma 13.9% 8.3% 14.1% 17.4% 

Diabetes 20.4% -- 22.8% -- 

Depression 16.7% -- 21.7% -- 

Extreme Stress or Anxiety 1.7% -- 21.7% -- 

This is consistent with the Goldsboro Community Health Assessment conducted by the Florida Department of Health in 2014/2015, which found that Goldsboro 

residents experience higher rates of Asthma (15.9% in Goldsboro vs. 10.7% in Seminole County overall); Heart Attack (5.6% vs. 3.9%); Stroke (5.6% vs. 3.5%); 

Diabetes (16.8% vs. 9.0%); and Hypertension (45.8% vs. 33.7%).    

In addition, per the Behavioral Risk Factor Surveillance System (BRFSS), only one-half to two-thirds of Non-Hispanic Blacks and those with an annual income less 

than $25K in Seminole County are likely to say their overall health is “good” or “excellent” compared to 80% overall in the county and state.   Given that these 
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populations are reasonable proxies for former SHA and Goldsboro residents, one could conclude that these residents are also likely to report poorer overall 

health than the general Seminole County and Florida populations.  

Limited physical activity and poor access to healthy foods may contribute to the health disparities. Per the CNI Resident Survey, 34.8% of former SHA 

households and 30.6% of Goldsboro households have an adult with a Weight Problem.  This is consistent with BRFSS data for Non-Hispanic Blacks and those 

earning less than $25K annually who are more likely to be obese (44% and 33% respectively) compared to Seminole County overall (27%).    

BRFSS also found that Non-Hispanic Blacks and those earning less than $25K annually are also more likely to be sedentary (41% and 35% vs. 22%); more likely to 

be inactive or insufficiently active (65% and 74% vs. 54%) and less likely to meet aerobic recommendations (35% and 34% vs. 49%) or muscle strengthening 

recommendations (28% and 22% vs. 32%) than the typical Seminole County resident.  In addition, they are less likely to eat five or more servings of fruits and 

vegetables per day (7% and 13% vs. 17%).  Furthermore, per the CNI Resident Survey, both former SHA and Goldsboro residents ranked Physical fitness/exercise 

programs among the top three unmet health care needs.    

The CNI Resident Survey also indicates that many residents are food insecure.  Approximately half of residents reported that they worry that food will run out 

before they get money to buy more.  10.9% of former SHA residents report they worried about this often and 35.9% worried about it sometimes in the last 12 

months compared to 16.7% of Goldsboro residents who worried often and 36.1% that worried sometimes.  Emergency food pantry ranked fourth on the list of 

unmet non-health care related needs identified by both former SHA and Goldsboro residents.  Food outlets (such as grocery stores, famer markets) ranked third 

on the list of desired businesses for Goldsboro residents and fourth among former SHA residents.  Finally, both former SHA and Goldsboro residents identified 

Nutrition/health cooking programs among their top five unmet needs. 

Exhibit 30 Top Five Unmet Health Care Needs 

Top Five Unmet Health Care Needs 

Former SHA Residents Goldsboro Residents 

1. Dental services (40.2%) 1. Dental Services (45.4%)

2. Physical fitness/exercise programs (38.0%) 2    Eye care (33.3%) 

3. Nutrition/healthy cooking programs 29.3%) 3    Physical fitness/exercise programs (32.4%) 

4. Eye care (27.2%) 4    Nutrition/healthy cooking programs (30/6%) 

5. Primary health care (21.7%) 5    Services to alleviate stress, anxiety, and  mental health issues (21.7%) 

Sources: CNI Resident Surveys conducted by University of Central Florida, Community Health Assessment Survey, Florida Department of Health in Seminole 

County Florida Behavioral Risk Factor Surveillance System (BRFSS) 2013 Data, Florida Department of Health, Florida Behavioral Risk Factor Surveillance System 

(BRFSS) 2015 Data Book, Florida Department of Health, published September 2016 

Note: The median household income among former SHA residents is less than $12K and Goldsboro residents is $35K.  So, the BRFSS subpopulation of those with 

an annual income less than $25K represents the former SHA population as well as a significant portion of the Goldsboro population.  In addition, 94% of former 

SHA residents and 88% of Goldsboro residents identify as non-Hispanic Black.  So, this BRFSS subpopulation is also a reasonable proxy. 
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Schools 

There are 703 students from Goldsboro and another 179 from the five former SHA sites enrolled in Seminole County Public Schools (SCPS).  More than half of 
this student population is in elementary school, the balance are almost equally split between middle and high schools. 

Goldsboro students are enrolled in 47 different schools and former SHA residents in 33 different schools.  However, there is significant clustering among a 
few key schools. 

Elementary:  More than 80% of Goldsboro and 70% of former SHA students of elementary school age are enrolled in one of five schools: Idyllwilde (G- 34.2%, S-
11.5%), Goldsboro (G-14.4%, S-15.4%), Hamilton (G-12.6%, S-16.3%), Pine Crest (G-9.9%, S-12.5%) and Midway (G-9.9%, S-12.5%).  One of the schools, Goldsboro 
Magnet Elementary, is located in the Goldsboro neighborhood. 

Middle: More than 90% of Goldsboro and 80% of former SHA students of middle school age attend one of four schools: Markham Woods (G-36.2%, S-35.5%), 
Sanford (G-31.2%, S-12.9%) , Millennium (G-14.9%, S-19.4%), and Greenwood Lakes (G-11.3%, S-16.1%).  One of the schools, Sanford Middle School is located in 
the Goldsboro neighborhood. 

High: Nearly 90% of Goldsboro and nearly 80% of former SHA students of high school age attend one of three schools: Seminole High (G-57.6%, S-62.5%), Lake 
Mary High (G-19.6%, S-6.3%) and Winter Springs High (G-10.8%, S-9.4%).  Very few attend the high-performing magnet school, Crooms Academy of Information 
Technology, located in the Goldsboro neighborhood; 1.9% of Goldsboro high schoolers and 3.1% of former SHA high schoolers. 

Overall, the quality of the schools that Goldsboro and former SHA students attend is good. 

The district received an overall grade of B for 2016 from the Florida Department of Education.  More than two out of five students (45% of Goldsboro and 41% of 
former SHA students) attend a school that received a 2016 School Grade of A or B.  Only a small percentage of students (5.3% of Goldsboro and 7.3% of former 
SHA students) attend a school with a Grade F. 

In particular, the neighborhood schools including Goldsboro Elementary Magnet, Sanford Middle School and Crooms Academy of Information Technology 
performed very well.  For the most part, all three scored on par or better than the District and the State on the Florida Standards Assessment (FSA) and Florida 
Alternate Assessments (FAA) for Students with Disabilities. 

However, some of the other more popular elementary schools such as Hamilton, Idyllwilde, Midway and Pine Crest, performed below the state average.  This 
was particularly true for certain student sub-populations such as Black or African-American, Economically Disadvantaged and Students with Disabilities which 
represent the profile of many Goldsboro and former SHA residents. 
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Goldsboro and former SHA residents are far more likely to be Black or African-American than the average SCPS student (85% Goldsboro, 93% former SHA vs 
15% SCPS).  They are poorer; 97% of Goldsboro and former SHA residents are eligible for free and reduced lunch compared to 50% of SCPS students 
overall.  And they are twice as likely to have a disability (27% Goldsboro, 23% former SHA, 13% SCPS) 

There is a significant achievement gap between Goldsboro and former SHA students and their peers at SCPS. 

According to standardized testing results provided by SCPS, only a fraction of the Goldsboro and former SHA students are on track compared to their peers at 
the District and State level across the board.  Goldsboro and former SHA students also have a disciplinary rate nearly three times as high (40.3% and 42.5% 
respectively compared to 14.2%).  In addition, while the sample size is relatively small, fewer students from Goldsboro and former SHA sites entering 
kindergarten appear to be kindergarten-ready than their SCPS peers. 

Goldsboro Elementary School Sanford Middle School

Crooms Academy Seminole High School
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Exhibit 31   Goldsboro Community Enrollment in Seminole District 
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Exhibit 32 Former Goldsboro Community Enrollment of SHA Students in Seminole District Schools 
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Career and Economic Opportunities 

1. Incomes are low.  The rate of poverty in Goldsboro (36%) is significantly higher than that of the City (23%) and nearly three times that of the County (13%).
And the rate of poverty among former SHA residents (77%) is more than double that of Goldsboro.

The median income of Goldsboro residents is $29,613.  This is only three-quarters of the City median ($38,962) and only slightly more than half of the
County median ($55, 058).  And the median income of former SHA residents is significantly lower still ($11,934).  The City median is nearly three times and
the County five times that of the median income of the former SHA residents.

2. Unemployment rates are high. Unemployment in Goldsboro (26%) is approximately twice that of the City (15%) and County (10%) and even higher among
former SHA residents (55%).  In addition, there is likely to be a much higher rate of people who are not in the workforce in Goldsboro given the high rates of
disability (29%) compared to the City (10%) and the County (16%).  To further support this, 24% of Goldsboro and 37% of former SHA CNI survey respondents
said they are not currently able to work due to a disability.

3. Residents face numerous barriers to employment.  Per the CNI Resident Survey, residents who are unemployed and currently looking for work said the
following make it hard to find and/or keep work:

Exhibit 33  Things that Make it Hard to Find and/or Keep Work 

Things that make it hard to find and/or keep work 

Former SHA Residents Goldsboro Residents 

1. No job opportunities available (46.7%) 1. Lack of transportation (35.7%)

2. Criminal Record (33.3%)
Lack of Transportation (33.3%)

2. Affordable child care (21.4%)
Criminal record (21.4%)

4. Affordable child care (26.7%)
Caring for a family member who is sick or disabled
(26.7%)
Lack of professional training/skills (26.7%)

4. There is a potential skills gap between the requirements of potential local jobs identified in the East Central Florida Regional Planning Council's
(ECFRPC) Economic Development report and the education and qualifications of Goldsboro and former SHA residents as reported in the CNI Resident
Survey.  The ECFRPC identified three major industries in a five mile radius of Goldsboro:

 Manufacturing and Fabrication: The largest concentration of businesses in the study area includes companies that produce construction materials
including lighting fixtures, machinery and automotive parts.

 Construction Trades:  An additional 70+ businesses are in the construction trades including home building and renovation; specialized contracting
including electrical, roofing masonry and other building services; and utilities and infrastructure building.
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 Multimedia: Another 35+ businesses work to publish content and develop technologies for a variety of media platforms including print, online and
video.

The ECFRPC also identified occupations in each of these three industries that are expected to grow rapidly and have many openings within the next ten 
years.  These occupations include: Computer Numerically Controlled (CNC) Machine Tool Programmer, Electronic Engineering Technician, Solderer and 
Brazer, Helpers-Production Worker, First-Line Supervisor of Construction Trades and Extraction Worker, Electrician, Computer System Analyst, Web 
Developer, and Receptionist and Information Clerk. 

Most of these occupations require some type of vocational training lasting between six months and two years.  In contrast, 43.5% of former SHA residents 
and 24.1% of Goldsboro residents reported in the CNI Resident Survey that they have less than a high school education.  Therefore, additional education and 
training opportunities are needed for Goldsboro and SHA residents. 

5. There is a strong desire for a Job/employment office in the neighborhood.  Both former SHA (54.3%) and Goldsboro (54.6%) residents identified this as the
number on type of business desired in Goldsboro.  In addition, nearly one in five residents identified job training/job readiness training as an unmet need
(21.7% of former SHA and 19.4% of Goldsboro residents).  There is also a desire for small business training (17.4% of former SHA and 21.3% of Goldsboro
residents).

Sources:  Draft Economic Development report by East Central Florida Regional Planning Council 
CNI Resident Survey conducted by University of Central Florida 
2010 Census Data  
2014 American Community Survey data using Census Block Groups 
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Public Safety 

The Goldsboro community has higher than average crime 

 rates when compared to the City of Sanford as a whole. 
 Across the spectrum of criminal offenses – from rare crimes 
 
to common crimes and from the most violent crimes to the 
least common crimes – the Goldsboro community stands 
out as challenged by public safety issues. 

A number of serious crimes (some involving violence) are 
among the most-committed crimes within the area. 
Approximately 4.13% of Goldsboro residents will be the 
victim of an aggravated assault on an annual basis, which 
equates to one assault on each citizen every 25 years. 

Other crimes, including larceny, burglary and drug offenses, 
are also more common. Greater than 3% of the Goldsboro 
community is either a victim of or a participant in these 
criminal activities on an annual basis. Perhaps one of the 
more troubling statistics is the per-1000 rate for aggravated 
assault. Approximately 1.35% of residents are a victim of 
this crime every year within the community.  

The map on the following page depicts ‘hot spots’ for all 
crimes that have occurred in the city since 2013. This map 
depicts a number of areas with large densities of criminal 
activity, but it is important to note that some of the areas 
where intensity is shown are major shopping areas where a 
number of individuals interact on a daily basis.  

These heavily populated areas will naturally have higher 
crime rates on a proximity basis. The Goldsboro community 
is an area of relative low population (or interaction) density 
from this perspective and therefore should be accounted for 
as one of the highest risk areas of the city for criminal 
activity. 

The table above details the crimes that are committed the most in the Goldsboro area (per 
1,000 persons) as compared to the City of Sanford as a whole. The crimes listed above 
confirm that the crimes committed in Goldsboro tend to be violent in nature as compared to 
the city as a whole. These crimes include negligent manslaughter and homicide. In addition, 
the Goldsboro area has had a concerning number of aggravated assaults since 2013. 
Residents or visitors to the Goldsboro area are 326% more likely to be a victim of aggravated 
assault when compared to the city. 

Effective Dates of Crime Data: January 2013 – September 2016 

Exhibit 34  Comparative Incidence of Top Crimes, Sanford and Goldsboro (2013-2016) 
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The Goldsboro Hot Spot (within the Goldsboro 
study area boundary) has high rates of weapons 
violations, drug offenses, fraud and aggravated 
assault. A second hot spot, located downtown 
(to the northeast of the study area), has high 
rates of larceny (retail, purse snatching, from 
motor vehicles, bicycles and buildings) as well as 
burglary, simple assault and robbery. Larceny 
accounts for approximately 33% of crime in the 
downtown area. 

Exhibit 35  Hotspots of All Crimes within Sanford 
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Figure X: Hotspots of All Violent Crimes within Sanford 

 Exhibit 36 Hotspots of All Violent Crimes within Sanford 
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Violent Crime Detail 

As discussed earlier, the lack of residential and 
‘activity’ density within the Go ldsboro community 
as compared to many heavily-visited commercial 
areas within the city makes Goldsboro a distinct 
outlier in terms of crime prevalence. This is 
especially true for violent crime.  

Within the Goldsboro community, the crime is 
focused primarily along the central and western 
portions of the study area. Two large 
conglomerations of violent crime are seen 
between West 13th and West 16th Street to the 
west of South Lake Avenue, and between West 
3rd Street and West 8th Street in the northwestern 
portion of the study area. From 2013 to 2016, 8 
of the 17 documented murders within the city 
occurred in the Goldsboro community.  

The other three Type I violent crimes identified – 
rape, robbery and aggravated assault - are also 
much more likely to occur in Goldsboro. Three 
times as many Goldsboro residents are affected 
by these crimes than residents of Sanford as a 
whole.  

Effective Dates of Crime Data: January 2013 – September 2016 (Sanford PD) 

Exhibit 38 Goldsboro Crime Incidence Comp ared to 

Sanford  All Type 1 Violent Crimes

Effective Dates of Crime Data: January 2013 – September 2016. Source: Sanford PD 

Exhibit 37 Comparison of Crime Statistics in Goldsboro Area and the City of Sanford (2014-2016)
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 Exhibit 39  Hotspots of All Non-Violent Crimes within Sanford 
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Non-Violent Crime Detail 

The data provides a key snapshot detailing the types of non-violent crimes that are 
occurring in Goldsboro versus the city as a whole. Generally, the most frequently 
committed crimes in the city as a whole are also committed in large numbers in 
Goldsboro, but Goldsboro has higher rates. A lack of retail in Goldsboro brings the 
incidence for retail larceny down. Drug offenses are among the most-committed 
Type II crimes in Goldsboro. In addition, weapons violations occur five times more
(per resident) in Goldsboro as compared to the city, which may lead to the higher 
manslaughter and homicide rates in the community. Fraud, in all forms, is also a high-
incidence crime in Goldsboro. 

Effective Dates of Crime Data: January 2013 – September 2016. Source: Sanford PD Effective Dates of Crime Data: January 2013 – September 2016. Source: Sanford PD 

Exhibit 41  Comparative Incid ence of Crimes, Sanford and Goldsboro (2013-2016) for Most-Occurring 

Crimes within the City of Sanford

E xhibit 40   All Non-Violent Crime Instan ces in Goldsboro 
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Resident Perceptions of Public Safety 

Per the resident survey, Goldsboro residents consider crime/violence to be the issue most in need of improvement in the community. The majority of surveyed 
residents, however, think their neighborhood is very safe (56%) or somewhat safe (28%) during the day; very safe in their homes (76%); but very 
unsafe/somewhat unsafe (30%) at night.  Drug dealing is a common occurrence in Goldsboro and residents are able to identify specific locations and vacant 
houses where drug activity takes place.  As a result, many of the surveyed residents would like to see more police presence in the area, particularly at night. 
Conditions that contribute to the public safety concerns include poor street lighting, vacant/abandoned properties which attract drug dealers/users, and 
overgrown landscape where perpetrators can hide. 
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