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1.0 Introduction
Allison Platt & Associates (AP&A), Landscape Architects and Urban De-

signers, in partnership with Strategy 5, Development Economists, were hired by 
the Downtown Goldsboro Development Corporation and the City of Goldsboro 
in early 2006 to prepare a master plan for downtown Goldsboro.  This report is 
the result of a twelve-month process including public input, market and physical 
analysis, concept development and plan preparation.  Our goal was to develop a 
plan that would provide a framework for revitalization of the downtown and sur-
rounding residential neighborhoods.  Work included a market scan, research on 
potential markets for housing and retail, testing of market feasibility of several key 
recommendations for new residential development, and a fiscal impact analysis 
of the plan.  These economic analyses are included in the report as Appendices 
A-D.  

1.1 A Brief History

The City web site has the following brief history of Goldsboro: 

When Wayne County was formed in 1789, the town of Waynes-
borough developed along the banks of the Neuse River, around 
the county courthouse built there. In the late 1830’s, the Wilm-
ington and Raleigh (Weldon) Railroad line was built to the east of 
Waynesborough. At the intersection of the railroad and the New 
Bern Road, a hotel was built and a community began to establish 
itself. This community became known as Goldsborough’s Junction 
after Major Matthew T. Goldsborough, an Assistant Chief Engineer 
with the railroad line. The town of Goldsborough was incorporated 
in 1847, and the name officially changed to Goldsboro in 1869.

The City of Goldsboro became the county seat for Wayne County 
in 1847 and has expanded to an area encompassing over twenty-
five square miles. With a population exceeding 39,634, Goldsboro 
has developed largely as the transportation center for the area’s 
agriculture industry. Goldsboro is renowned as the home of Sey-
mour Johnson Air Force Base.

The railroads were key to the development of the city, with the juncture of 
two railroad lines in the town making the community key to supplying troops in the 
civil war.  At one time the railroad tracks extended farther down Center Street into 
the retail area (as they still do in many other communities such as Rocky Mount) 
until 1926, when the tracks were removed to above Ash Street.  Although the 
importance of the railroad to the economy has been eclipsed, there is renewed in-
terest in bringing passenger and commuter rail back to Goldsboro, and this could 
become a revitalization tool in the future, making Goldsboro only about a 20-30 
minute train ride from Raleigh.

For many years the Seymour Johnson Air Force Base has been an impor-
tant underpinning of the economy, assuming increasing importance as the role 
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of the city as a center of agriculture and the role of the railroads has declined. 
Recently the role of the base has been bolstered by a review during the recent 
round of base closures which not only reaffirmed the importance of the base but 
revealed plans to expand it by 350 jobs.  There is further good news for the com-
munity not only in the decision to expand the base but also to eliminate some 900 
units of existing older base housing.  This decision will provide the opportunity 
to expand private housing over the next few years, a tremendous potential boost 
for the overall economy and for the downtown if they can capture some of that 
growth.

1.2 Market Analyses

Strategy 5, the economic sub-consultant on this project, has done a market 
scan, residential analysis, and commercial analysis for the downtown.  These 
analyses are included in the Appendices A-C of this report.  The reports establish 
the existing economic environment in the region and the city and identify areas 
for growth that can be reasonably expected to be captured by the downtown.  
The plans contained in this report are based on these analyses.  

Figure 1:  The map above 
illustrates the position of the 
downtown area in relation 
to the important routes and 
destinations to and within the 
city.
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2.0 Existing Conditions
Downtown Goldsboro and the immediately surrounding neighborhoods 

have many strengths and assets upon which to build, and on balance, fewer 
constraints than many comparable communities.  This section highlights these 
strengths and weaknesses.

2.1 A Note About the Maps in This Report

The size and focus of the maps in this report vary based on the information 
being displayed.  In order to supply a point of reference, each map displays the 
outline of the Municipal Service District (MSD) around the downtown core.  This 
will help the reader to quickly locate the downtown as a point of reference on 
each map.

2.2 Architecture and Land Use

The strongest first impression of the downtown is the large number of exist-
ing historic commercial buildings in the core, and the vitality of commercial activ-
ity, especially when viewed in comparison to other similar communities in east-

ern North Carolina.  Although there is certainly room for 
improvement, when compared to many downtowns where 
more than half of downtown storefronts are vacant, Golds-
boro’s 10-15% vacancy rate is quite healthy.  Not all of the 
downtown uses are optimal, however, and most of the up-
per floors of the commercial buildings are vacant.  Perhaps 
another 25-30% of the storefront uses could be considered 
marginal, such as storefront churches (12), and used furni-
ture or other second-hand merchandise (7). The number of 
downtown restaurants and bars is small, and many of these 
have struggled since the demise of the Paramount theater, 
with one that was in operation when the study began hav-
ing closed in late 2006.  

In the surrounding residential areas, there are a very 
large number of impressive historic residential structures.  
That being said, there are also a large number of vacant 
lots, and many beautiful historic homes that have fallen into 
disrepair or been awkwardly subdivided into apartments.  
In addition, because of the disinvestment in downtown 
housing, non-residential uses have been allowed into the 
neighborhoods.  These non-residential uses are either new 
structures completely at odds with the historic architecture, 
or inappropriate refitting of residential structures and prop-
erties.  

Although the overall first impression of the core of the 
downtown is that the “center holds” quite well, the fringes of 

Figures 2.1 and 2.2: The 
upper photo shows some of 
the most attractive historic 
commercial buildings in the 
downtown, on Walnut Street.  
The buildings shown in the 
lower photo (on Center Street) 
show some historic character, 
but are in need of restoration. 
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the downtown and the neighborhoods around the 
downtown are in serious decline.  The Downtown 
Goldsboro Development Corporation and the City 
recognize the importance of these areas to the 
health of the downtown and have recently com-
pleted a neighborhood revitalization study.  They 
are fortunate to have Preservation North Carolina 
and Self-Help as partners in this revitalization 
effort.  This will be discussed in more detail in the 
Concepts and Plan sections of this report.  

The existing problems with the residential 
areas have been compounded to some degree 
by a “Demolition By Neglect” policy by the city.  
This policy is a honest attempt to force the own-
ers of neglected properties to stabilize and im-

prove them or face the prospect of having them demolished as health and safety 
hazards.  While the intent is admirable, the effect has been the loss of numer-
ous formerly distinguished residential structures (and of course, some that were 
not distinguished or contributing in any way).  One of the negative results of this 
policy is the large number of vacant properties around the downtown (see Figure 
2.4).  Maintenance on these vacant properties is a financial burden on the city if 
they own the properties (many times the property owners cannot pay the back 
taxes and demolition costs, and these properties revert to the city), and if they 
are privately owned, the properties are often poorly maintained.  This negatively 
impacts all the remaining properties nearby.

Since the start of this master plan, there has already been some encourag-
ing activity in the downtown housing market:

Sixteen historic homes have been marketed through the PNC web site 
since earlier this year.  So far, nine have been sold and there has been a 
steady stream of inquiries about many of the others.  
A new Bed & Breakfast has opened in the historic Daniels-Stenhouse  
Home at 109 South George Street.
Private investors from out of state have visited Goldsboro on numerous 
occasions to inspect additional properties.  
Self-Help is preparing to begin construction three low--moderate income 
houses in the South John Street area.

Another set of problems with the existing land uses in downtown Goldsboro 
is caused by the industrial uses that ring the downtown.  In the same way that the 
residential neighborhoods have had commercial uses “bleed” into them from the 
downtown core, so have industrial uses bled into these neighborhoods from the 
north, west, and south.  In these locations metal industrial buildings stand next to 
or between residential structures.  Although industrial uses are desirable for any 
community, the separation of uses with vastly different purposes is important to 
the viability of each.  There are a few historic brick industrial buildings of consid-
erable character, and these can be integrated into the downtown through creative 
re-use, but metal buildings and active industrial uses requiring heavy equipment 

•

•

•

•

Figure 2.3: This distin-
guished building is typical of 
the larger historic residences 
surrounding the downtown.  
Recently more and more such 
houses are being acquired 
and rehabilitated.
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Figure 2.4: This Vacant and Underutilized Property map illustrates how the vacant properties are a problem outside the 
downtown commercial core area, not within it.  Note:  the red line indicates the Municipal Service District boundaries.



Page �

Figure 2.5: Architectural Quality and Building Condition.



Page 7

Figure 2.6: Land Use:  Although this map only illustrates a few land use divisions (yellow is low density residential, brown is 
multi-family, red is commercial and industrial, green is schools and blue is churches), it still illustrates how non-compatible uses 
have been allowed to encroach on the residential areas.  This encroachment nearly always leads to lowering of the value of resi-
dential properties, and should be addressed in the plan.
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and truck access should be separated 
from residential areas.  

Both the City and the County are im-
portant participants in the downtown.  The 
County Courthouse, historic City Hall, and 
several renovated County office buildings 
are all significant buildings.  In addition, 
the City just completed construction of 
a new City Hall, and has recently begun 
restoration of the historic City Hall.  The 
new building is, unlike many new municipal 
buildings, a striking building in harmony 
with the historic downtown, and the City is 
to be commended for it.  A modern addi-
tion to the county courthouse, one of the 
most imposing buildings in the downtown, 
is likewise an attractive and sympathetic 
addition to the historic structure.  In many 

cities the county government decides to locate outside the city limits.  In Golds-
boro the county presence is a significant support for the downtown economy.

Office uses do not place a major demand on downtown space, and this is 
not likely to change dramatically, although modest increases in demand for office 
space may occur as the downtown begins to be revitalized.  Many of the lawyers 
in town have offices near the Court House, as would be expected, but most pro-
fessional offices are located outside of the downtown.

An important key to revitalization of the downtown will be the revitalization 
of the surrounding residential areas, for a number of reasons.  First, there is a re-
newed interest in historic homes both inside and outside North Carolina, and the 
rising popularity of North Carolina as a retirement destination makes these homes 
very desirable.  Second, the projected shortfall of base housing creates another 
pool of potential home buyers for both historic and new homes near the down-
town.  Service men and women have often travelled widely, and many couples 
and singles would be more attracted to a revitalized downtown because of the 
variety of activities available within a short walk.  Third, while the suburban advan-
tages of better schools and the perception of greater safety will remain attractive 
to young families, many childless couples, singles, and older “empty nesters” are 
more attracted to the cultural life, pedestrian amenities, and historic authenticity 
of downtowns.  Lastly, many of the historic homes and all of the downtown are in 
a locally certified historic district recognized by the National Park Service and the 
State Historic Preservation Office. This provides financial incentives for revitaliza-
tion of historic structures. 

If revitalization of the surrounding residential areas is undertaken, the consul-
tants are confident that revitalization of the downtown will continue and improve.  
There are already several downtown building renovation projects underway or 
recently completed, including:

Figure 2.7: the photo above 
shows commercial auto-re-
lated busineses on the 300 S. 
block of George Street.  Such 
uses are incompatible with 
residential neighborhoods.



Page �

The recent grand opening of the renovation of the historic Annie Dove 
Handley Building at 102 North John Street, including a collective gallery 
space on the ground floor and 16 studio spaces on the second floor.   
The studios were completely rented by the opening.
The recent renovation of 111 North James Street for the Cain Photogra-
phy Studios.  The building also includes an apartment and office space 
on the second floor.
Plans by the commercial division of Self-Help to renovate the nine-story 
former Bank of Wayne office building for expansion of the North Carollina 
Wesleyan University and for Non-profit office space.  

Other planned revitalization efforts include:
The renovation of the old City Hall building
The restoration of the Paramount Theater that burned in February, 2005.  
The creation of a new Recreation Center to replace the Community Cen-
ter that burned down in 2001.  The new building will include a pool and 
gym, and will be located at the south end of Center Street across from 
the Police and Fire stations.
Application has been made to the NCDOT for funds to renovate the train 
depot on Walnut Street to its original condition for use as a passenger 
and commuter rail station.  If successful, this is another potential boost to 
the downtown and local economy.

2.3 Public Space Existing Conditions

The public streets and sidewalks of downtown Goldsboro are in fairly good 
repair, and have been improved in several key locations such as along portions 
of Walnut Street and the retail portion of Center Street.  Overall, however, the 
public spaces in downtown Goldsboro would greatly benefit from renovation that 
will complement the building renovation occurring throughout the downtown.  For 
modern downtowns to succeed, an attractive, safe, comfortable pedestrian envi-
ronment is required.  

As is the case with most downtowns prior to revitalization, automobiles have 
been given top priority in downtown streetscapes.  This is most evident on Center 
Street, where the wide (140’) right-of-way has been given over almost entirely to 
moving and parking cars.  The street is a one-way pair, with two lanes in each 
direction and four rows of head-in parking.  In addition, the narrow concrete island 
in the center of the street is planted with Holly trees which have grown to a size 
that both prevents use of the island by pedestrians and obscures views to stores 
on the opposite side of the street (very important on retail streets to encourage 
window-shopping).  

Walnut Street is the most important retail cross street in the downtown, con-
necting the railroad depot on the east side of downtown with the Courthouse on 
the west side.  The intersection of Walnut and Center could be considered the 
“100% corner” or center, of the retail district (see Figure 2.9 for a diagram of the 
existing conditions of the main roads into and through the downtown).  There are 

•

•

•

•
•
•

•
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improvements to Center and Walnut 
that include brick sidewalks, although 
the sidewalks are still fairly narrow and 
there are few amenities.  

If you follow the only signed route 
into downtown Goldsboro, it brings you 
from Raleigh and/or I-95 via Route 
70, and then on business 70 into the 
downtown.  Business 70 takes several 
abrupt and poorly signed turns and 
runs through some of the most run-
down areas of Goldsboro.  This route 
is an extremely poor “front door” to 
the downtown, and it would be wise to 
reroute traffic as soon as possible to 
routes that are more attractive or that 
have the potential to become more at-
tractive in the shortest amount of time.  

Ash, William and Elm Streets are the main routes into the downtown from 
other parts of the town, mostly for those who already know their way around, 
since they are not marked.  Even these roads have had little planning or design 
controls imposed on them, and because of this their character is highly variable.  
However, these routes, and Ash Street in particular, have the potential to become 
attractive gateways with the smallest initial investment, and Ash Street from the 
west has the advantage of bringing visitors in on a fairly short road directly from 
70, then south via 117 South to the first exit (see Figure 1.1).  At the present time 
there is no signage directing people to the downtown from this exit, but this would 
be fairly easy to correct, and it also has the advantage of being on the same exit 
ramp for the Bentonville Civil War battlefield.  

There are currently very few parks near downtown Goldsboro.  A new park 
is planned for the southeast corner of Spruce and Center Streets, next to the 
Police station and Fire House.  Another is planned for the space between the new 
and historic Town Halls.  The incorporation of small pedestrian parks and addi-
tional amenities should be part of the master plan for the downtown.  This can be 
complemented by the design of sidewalks wide enough to allow sidewalk dining, 
and design guidelines that provide incentives for the provision of privately-funded 
outdoor seating areas, artwork, and pocket parks (e.g. height or density bonuses).

2.4 Parking

Parking is always a sensitive subject for both merchants and shoppers.  It 
seems there can never be enough convenient parking, especially in this age of 
mall shopping.  When dealing with this subject, it is wise to remember that most 
people walk farther to their destination from mall parking spaces than they do in 
the downtown.  The difference is that in mall parking lots, people have an unob-

Figure 2.8:  This view look-
ing north of Center Street 
shows how cars dominate 
the public space on the main 
retail street in the downtown.  
Of the 140’ right-of-way, 
probably only about 30’ is 
provided for pedestrians. 
In addition, the Holly trees 
in the center block views 
to stores across the street. 
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structed view of their destination from 
the parking area whereas in most down-
towns, this is not the case.  It is usually in 
an attempt to compete with the malls that 
main streets have been given over almost 
entirely to parking.  This philosophy is 
at odds with people’s genuine apprecia-
tion for historic places, and it is one that 
can be overcome with time.  Clearly it is 
important that there be adequate park-
ing for all those working, shopping, and 
visiting the downtown, and clearly the 
locations and directions to this parking 
(along with who may use it) are equally 
important.  As long as there is adequate 
parking within a short walk, people will 
adapt to new locations for parking.  

Figure 2.10 shows the location and 
amount of parking currently available in 
the downtown, including parking along 
Center Street.  Included in the count 
was private parking that appeared to be 
used (or could be used) to serve several 
businesses rather than just one. Public 
parking includes small parking dedicated 
to public buildings or provided for shop-
ping.  Not included in the count were both 
public and private parking areas that are 
more than a block away from Center and 
Walnut, parking around vacant buildings, 
and on-street parallel parking that we 
assume will remain.  The reason Center 
Street parking is included and not other 
streets is that we believe that in order for 

the downtown to succeed, it will be necessary to improve the public environment 
on Center Street, and that this can best be done by removing the four rows of 
head-in parking that currently dominates the street.  In addition, head-in parking 
has proven to be more dangerous (although easier) than parallel parking, since 
sight lines when backing out of the parking space are severely limited. 

The private parking that fits the criteria mentioned above includes about 260 
spaces in private ownership and nearly 1400 public spaces, including 480 head-
in spaces on Center Street and 56 head-in spaces on Ormond Street.  Parking 
around the Courthouse is particularly of interest because the demands on parking 
when court is in session are quite heavy.  There are about 200 spaces available 
to the public (the county office parking lot is not included in this count) including 
the lot across William Street from the Courthouse and the head-in parking on 
Ormond.  The county is actively looking for additional parking at this time.  

Figure 2.9: Downtown Diagram.  This map illustrates the character and 
condition of major roads into the downtown.  Ash, William and Elm (at the 
bottom) are the main entries, but they are not particularly attractive or consis-
tent.  The retail streets (shown in red) have some improvements, but are still 
not pedestrian friendly.  See Section 4.1 for more details.
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Figure 2.9: Public and Private Parking in the Downtown.  This map illustrates location and number of spaces provided by public 
and private parking that are within a short walk of  downtown retail.  It also shows the approximate number of spaces available 
along Center Street between Ash and Spruce Streets.  
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3.0  Concepts
There are several overriding concepts that guided the formulation of the 

master plan for downtown Goldsboro. These are:

It is assumed that the end goal of revitalization is economic revitaliza-
tion.  All the changes and improvements contained in the plan are part 
of an overall strategy to enhance downtown Goldsboro’s original role as 
the economic engine of the city and the region.  The potential economic 
benefits of revitalization and strategies for achieving them are outlined in 
Section 5.0, Implementation Strategies.
The need to improve and renovate the residential neighborhoods sur-
rounding the downtown;
The desire to save, renovate and restore as many historic structures as 
possible;
The need to infill vacant properties in and around the downtown with 
new development in harmony with current and planned structures and 
uses;
The need to upgrade the public environment in the downtown, especially 
on retail streets;
The need for continuing efforts by the City and DGDC to revitalize the 
commercial core of the downtown.  These efforts have already met with 
considerable success and include recruiting/encouraging appropriate 
commercial uses for vacant retail storefronts and encouraging office and 
residential uses on the upper floors of commercial buildings;
The continuation of efforts to restore the Paramount Theater and rebuild 
the Community Building;
The need for modifications to existing codes or the creation of new 
codes that ensure the plan will be implemented as desired.

The above bullet points will be explained in greater detail in this section and 
the next.

3.1 Residential Revitalization

As mentioned in analysis, a neighborhood revitalization strategy was al-
ready being formulated when the master plan process began.  Figure 3.1: PNC 
and Self Help Properties, illustrates the properties that each organization had 
originally targeted for redevelopment.  In the case of Preservation North Caro-
lina, these properties are existing historic homes in need of restoration, and 
several of the original 16 properties were acquired through tax-deductable dona-
tions to PNC.  These properties are being marketed through PNC’s web site, and 
so far, nine have been sold and several other sales are pending.  Hopefully once 
a critical number of such properties are sold and renovated, the open market will 
begin to carry additional properties, or current owners will decide to restore their 
own buildings.  

Self-Help has also been an invaluable partner to the City in planning a 
strategy to develop new low-to-moderate-income housing in the neighborhoods 

•

•

•

•

•

•

•

•



Page 14

Figure 3.1: Planned PNC and Self-Help Properties as of May, 2006.
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surrounding the downtown.  Their initial emphasis 
has been on the portions of the neighborhoods 
within the historic district.  The houses will be 
slightly more expensive to build than those they 
have built elsewhere because of the need to use 
historic rather than modern materials (e.g. wood 
siding instead of vinyl siding).  The designs they 
are considering will be similar to houses built in 
Raleigh historic neighborhoods and common 
to many existing historic structures within the 
Goldsboro historic district.  The average home 
planned is just under 1,200 square feet and in-
cludes traditional elements such as front porches 
and roof gables.  See figure 3.2.  At this time it 
appears Self-Help will need some assistance 
to cover the cost of these houses, and they are 
working with the city, state, and other funding 
agencies to cover this gap.

One of the first observations we made on 
beginning the master plan process is that there was one portion of the market 
not being considered fully in the neighborhood revitalization plan: market hous-
ing.  The City and DGDC were dealing with high-end historic housing that would 
be attractive to investors in part because of the historic tax credits, and also with 
supplying low-to-moderate income housing (probably requiring a subsidy to be 
viable), but not addressing market housing.  This prompted an early look at the 
housing market in the city and the county, and led to the information regarding 
the projected 900-unit housing shortfall over the next few years.  Given the size 
of this shortfall, it seems more than reasonable to assume that the downtown can 
absorb some of this projected housing need.  We therefore took an early look 
at where market housing might fit into this mix.  It was our opinion that any early 
market housing development would only succeed if there were enough proper-
ties close together that such new development would have a significant impact 
both on the market, and as important, on the perception of the downtown area 
as a viable housing market.  We therefore recommended that the city consider 
using property it already owns at the south end of Center Street as an early 
market housing development.  We then re-examined the map of PNC and Self-
Help housing and modified it to include a mix of housing types and sizes.  That 
map is shown in Figure 3.3.  It illustrates a first attempt at creating a balanced 
mix of uses including low-to-moderate income single-family housing, townhouses 
at a variety of prices, new market rate single-family housing, renovated historic 
homes, and medium density housing (apartment and condos).  It was our feeling 
that this mixed approach was more likely to maximize tax revenues for the city, 
and that such a mix was realistic given the prospective housing market in Golds-
boro over the next decade.

As an early test of the viability of this approach, Strategy 5 ran three finan-
cial models for housing redevelopment (see Appendix C for the entire memo-
randum). The purpose of this exercise was to compare the relative costs and 
possible returns to the City from each of the scenarios, to assess whether market 

Figure 3.2: Example of Self-Help Home.  This is the type of home 
planned as low-to-moderate income housing for the residential 
neighborhoods around the downtown.
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Figure 3.3: PNC, Self-Help and Market Housing.  This map illustrates a possible distribution of new and restored hous-
ing  in the neighborhoods near the downtown if market rate housing is added to the mix.
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housing as part of the mix was feasible.  The three scenarios were:

The City purchases 31 vacant properties and donates them to Self-Help 
as the City’s contribution to the projected shortfall of costs for building 
these houses; 
The City purchases the same 31 properties and donates 16 to Self-Help, 
while selling 15 to a private developer;
The same 16 to Self-Help, 15 to a private developer, with the addition of 
the 16 projected PNC properties.

In the first scenario, the 31 Self-Help units alone will generate somewhat 
less in taxes than the cost of donated land after ten years.  After that there is an 
additional $22,000 generated in property taxes to the city per year.  In the second 
example, where 16 properties are donated to Self-Help and 15 are acquired and 
sold to a private developer, tax increments cover the land cost in six years and 
thereafter generates about $29,000 in additional property taxes per year.  The 
third scenario, adding in the PNC properties, shows a very favorable cash flow 
situation for the city, with about $40,000 in additional property taxes per year.  

3.2 Downtown Revitalization Concepts

As mentioned previously, downtown Goldsboro is quite active and healthy in 
comparison to many comparable downtowns in North Carolina.  If nearby housing 
can be revitalized, this will help to attract new businesses to the downtown, but it 
is will not be enough by itself  The City and DGDC recognize this and are working 
on several key projects to make downtown more of a destination for residents and 
visitors.  Construction of the Recreation Center and the Paramount Theater and 
restoration of the train depot will all help to create a critical mass of attractions 
that bring people to the downtown day and evening, weekdays and weekends.  
More people living downtown will add to the cycle of activities and make the envi-
ronment safer because of the increase in foot traffic.  The DGDC is also actively 
involved in promoting new businesses downtown, including storefront commercial 
and upper floor conversions for both office and residential, and it is critical that 
this continue.  Even in downtowns that most people would consider “already” 
successful, such as New Bern, business recruitment and retention is an ongoing 
necessity.

There are a couple of additional strategies that will bolster efforts to revital-
ize the downtown.  These are design guidelines and streetscape/open space im-
provements.  The plan will illustrate the intent of such guidelines and these will be 
discussed at greater length in the next section.  The plan will also show in broad 
strokes the types of streetscape improvements needed and in general what such 
improvements will entail (see Figure 3.4).  Different streets serve different pur-
poses, and these should be expressed by the way they are designed.  A general 
categorization is as follows: 

Primary Retail Streets:  these streets have the highest level of design 
and the greatest level of detail.  They are intended to encourage pedes-
trians to shop, stroll, sit, and enjoy the downtown.  They must be safe, 
clean, well-lit, and have well-signed parking, and it is a bonus if they 

•

•

•

•
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Figure 3.4: Proposed Streetscape Types.  The red dashed lines indicate primary and secondary retail streets; blue indicates 
image/vehicular streets; the purple shown on George and William Streets indicates they serve as routes into and through the 
downtown, but their treatment will vary with use.  All the rest of the streets are mostly residential.  Blue asterisks show down-
town destinations, and green asterisks show gateways and decision points (for signage).
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are distinctive and beautiful.  Pedestrians should have priority on these 
streets, not vehicles.  In the North Carolina climate, it is also desirable if 
they offer shade in the summer.
Secondary Retail Streets/Downtown Streets: these streets should be 
similar in design to primary retail streets, although they may be simpler, 
or narrower, have fewer amenities, or some combination of these. 
Vehicular/Image Streets:  These streets are usually the ones along which  
the visitor or resident will drive to reach the downtown (where we assume 
they will park and walk).  Since they are “gateways” into the downtown, 
they should be designed with clear signage, attractive landscaping and 
screening of parking lots and storage areas, and perhaps gateway ele-
ments such as landscaped welcome signs and artwork.  Because most 
people will drive down these streets, it is not necessary to have the 
level of detail that would be needed for pedestrian streets.  For instance, 
continuous concrete sidewalks and a tree strip are more appropriate than 
curb-to-building pavement and trees in grates.  
Residential Streets:  Because Goldsboro has significant historic neigh-
borhoods surrounding the downtown, excellent connections between the 
downtown and the neighborhoods are a necessity.  This will encourage 
nearby residents to walk downtown, and will also encourage visitors to 
explore the historic neighborhoods.  It is just this type of exploration that 
often encourages visitors to consider living in a place like Goldsboro, so 
the importance of these connections cannot be overemphasized.  These 
streetscapes do not need to be elaborate; 4-5’ concrete walks behind 
minimum 5’-wide tree planting strips and concrete curb and gutter are 
sufficient.  As redevelopment proceeds block by block, the City should 
plan to upgrade the streets at the same time. 

Figure 3.4 (previous page) illustrates this proposed hierarchy of streetscape 
types.  Red shows primary and secondary retail streets on Center and Walnut.  
There should be additional sections of primary retail street treatments in areas 
off these streets where there are existing retail storefronts, such as along John 
Street between Chestnut and Mulberry, and then west along Mulberry back to 
Center.  Vehicular/Image Streets would include Ash Street and Elm Streets.  The 
character of George and William Streets, although they are main routes into and 
through downtown, will vary with the uses on a particular block, from residential 
to vehicular to secondary retail.  Most of the other streets downtown are residen-
tial.  

3.3  The Civic Center Debate

 One unresolved issue that has been debated at length in Goldsboro is 
whether the City and County should build a Civic Center or Convention Center, 
and if they do, where it should be located.  Some advocate building such a facility 
out near the bypass, and others advocate a downtown location.  The consultants’ 
view of this debate is that no decision should be made until a study has been 
done to ensure that there is a market for such a facility, and if there is, exactly 
what it should include.  Without such a study, it is useless to debate location or 
any other issues, because the potential down side of going forward with a facil-
ity such as this is significant.  Many towns and cities that have made the wrong 

•

•

•
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decision face the necessity of covering large operating deficits every year, with no 
prospect of profitability or even reaching a break-even point. As to where such a 
facility should be located if it is viable, the consultants are downtown advocates, 
so our prejudices are clear.  On a recent visit to Greenville, passing their conven-
tion center on the main commercial corridor made us wonder why you would want 
to spend the day amidst parking lots and fast food establishments rather than in 
an historic downtown.  If a facility is viable, and if passenger and commuter rail 
becomes a reality, and if such facility were to be located within walking distance 
of the depot (a lot of “ifs”), with a hotel nearby, this would seem to us (biased as 
we may be) an ideal situation to help ensure the economic viability of both the 
civic center and the downtown.  Although the hotels located on the periphery of 
the city are strongly advocating for a location near them, the reality is that any 
conference or civic center will require its own hotel wherever it is, and the other 
hotels will still benefit from the new facility in either location.  The master plan will 
show the location where it is felt such a facility would best be located within the 
downtown if it is viable and if it is decided that the downtown location is the 
best location.
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4.0 The Master Plan
The master plan drawing is shown on the following page.  It illustrates the 

concepts discussed in the previous section.  The plan will be discussed by area, 
and then aspects of the ideas for redevelopment will be illustrated with portions of 
the plan.  

The following are the graphic conventions used in the plan.  The existing 
downtown core buildings are shown in solid yellow.  All other existing buildings 
are shown as simple boxes with no color.  All proposed buildings are shown in 
color, and with roof articulation, either as a double line if the building is assumed 
to be a flat roof commercial building, or with a pitched roof.  On properties with 
proposed buildings, the ground plane is rendered up to the property limits to help 
clarify which are proposed buildings and which are existing.  Most existing build-
ings are not rendered in any way, unless it is proposed that they be renovated or 
replaced.  Pedestrian priority streets are shown with cross hatching on the side-
walks to simulate brick or other special paving.

It is important to understand that a master plan is not a literal representation 
of how the revitalization can or should proceed.  In most cases we have shown 
new development only on properties that are presently vacant, but in some cases 
the consultants took some liberties with removing existing buildings where it was 
felt that the existing buildings or uses were not compatible with the intent for 
redevelopment.  This does NOT mean (nor do we recommend) that these build-
ings will be removed, condemned, or acquired by force by the city or any other 
entity.  Rather it means that if the opportunity arises to redevelop properties that 
currently have non-compatible uses or properties that are underutilized, the new 
uses shown are thought to be more appropriate.  

It is assumed that if the plan succeeds, open market forces will begin to cre-
ate the momentum and value needed for changes in use over time.  This process 
can be assisted by putting in place new zoning overlay zones or modified zoning 
designations, while grandfathering existing uses.  Uses which become non-con-
forming in the new zoning codes will be able to remain until the property changes 
ownership or any change in zoning or permitting is requested.  In the meantime, 
for any of these non-compatible uses that will remain (for instance, an auto-relat-
ed use in a residential area), strong incentives and/or requirements should be put 
in place to screen storage areas and parking, and create buffers between com-
mercial and residential uses.  

4.1 Public Improvements

One of the actions the City can take to kick-start revitalization is to initiate 
key public improvements, and in some cases the City can further revitalization by 
acquiring key properties for redevelopment and either donating them to organiza-
tions such as Self-Help and Preservation North Carolina, or by marketing them in 
groups to private developers.  As time passes, the amount spent in such incen-
tives will be returned to the City many times over in increased property values 
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Figure 4.1: The Goldsboro Master Plan.
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and thus in taxes.  This 
strategy, if employed by the 
City, should be viewed as an 
investment and not as a cost.  

Center Street 
Improvements

One of the most dramat-
ic improvements that could 
be made to the downtown 
would be to transform the ap-
pearance of Center Street to 
provide a more appropriate 
setting for its many architec-
turally significant buildings.  
At present, as mentioned in 
Section 2.0, Analysis, the 

Center Street right of way is primarily devoted to the movement and storage of 
vehicles.  Although parking is important to any downtown, it should not dominate 
the view along Goldsboro’s most important street.  Figure 4.2 shows a postcard 
view of Center Street in the early part of the 1900’s.  Restoring Center Street to a 
design similar to this would not only be historically appropriate, but it would also 
greatly enhance the environment on this important street.  Even though there are 
strong advocates for the existing Holly trees in the median, on balance a redesign 
that creates a pedestrian-oriented experience is worth the loss of these trees.  
Another consideration is that evergreen trees are a problem in urban areas be-
cause they block views and light and make the city seem less secure by making it 
less visible.

In the center median, two rows of large shade trees such as those shown 
in the postcard (probably Live Oaks) are included in the concept.  A wide cen-
ter walkway can include benches, artwork, fountains, and memorials (such as 
a veterans memorial) along its considerable length.  Small gardens and more 
quiet seating areas, small playgrounds, and other activities can be planned from 
the start or evolve over time.  In addition to a median, the sidewalks are shown 
widened from their present dimension of about 12’ to about 17’.  The purpose of 
this change is to allow sidewalk dining in some locations, and more space for 
amenities such as benches, artwork, and wayfinding signage.  And of course for 
increased downtown foot traffic!  See Figure 4.3.

Other amenities shown on the plan include improvements to the traffic circle 
at Ash and Center (Figure 4.4), and the addition of a second rotary at Walnut and 
Center (Figure 4.5).  The improvements shown at Ash and Center create more 
of a sense of arrival and place through the construction of taller buildings on the 
northeast and northwest corners, and the replacement of the tree in the center of 
the rotary with a more iconic placeholder, such as a clock tower or other struc-
ture.  The existing Magnolia tree might be moved to the area directly north of 
where it stands, where the plan suggests that the screening the Magnolia pro-

Figure 4.2: This postcard 
view down Center Street 
dates from the early part of 
the last century.  Restoring 
a similar linear park down 
the middle of Center Street 
would not only be histori-
cally appropriate, but would 
also open up views from one 
side of the street to the other, 
helping Goldsboro’s prime 
retail street to thrive once 
again.
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Figure 4.3: Existing and Proposed Cross-Sections on Center Street.  The dimensions for existing conditions are approximate.
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vides would be more appropriate.  The existing wall with pin letters dedicated to 
the Air Force base would remain.  

At the intersection of Center and Walnut, a second rotary has been added 
to signify that this intersection is the “100% corner” of the downtown (see Figure 
4.5).  Because this rotary and the redesign of the rotary at Ash and Center will 
have to be tested and refined by a traffic engineer, the dimensions shown are 
conceptual.  In Figure 4.5, the center of the rotary is shown as a fountain, but it 
could be any of a wide array of elements, from a simple grass panel with flowers 
to a piece of sculpture.  

The existing and proposed cross-sections for Center Street are shown in 
Figure 4.3.  These dimensions can be modified to some extent (e.g. the side-
walks can be wider and the median narrower) but the general proportions are 
what is recommended.  Some perspective views of how this could look are 
shown in Figures 4.4, 4.5 and 4.14.  There would still be the same width and 
number of moving lanes in the proposed design, but clearly the amount of park-
ing on the street would decrease significantly.  Parking issues are addressed 
later in this section.

One way to address this issue may be to allow parking along the linear 
park edge during off-peak hours.  If this were done, there would still be one 17’ 
lane remaining, which would be adequate to handle a single lane of traffic and a 

Figure 4.4: The sketch shown 
above illustrates a proposal 
for improvements to the in-
tersection of Ash and Center 
Streets.  A vertical element 
such as a clock tower is 
shown in the center of the 
circle.  This would be visible 
for a long distance while ap-
proaching the downtown on 
either street.  A new building 
is shown on the northeast 
corner of this intersection.  
The old firehouse building 
is seen to the right of this 
building.   
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double-parked service vehicles or access for an emergency vehicle.  To replace 
the parking that would be removed from Center Street, the plan shows a number 
of parking garages distributed strategically around the downtown.  Parking ga-
rages are expensive, however, so it is understood they will probably not be built 
in the early years of plan implementation.  In the short term, the locations shown 
for parking garages could be used for surface lots, and these lots will probably 
be sufficient to replace the on-street parking.  The need for additional parking is 
probably not equal to the number of spaces presently allocated on Center Street, 
because most of the spaces south of Chestnut Street are usually unoccupied at 
the present time.  Strategies for planning parking in the short-to-long-term are 
discussed in the next section, Implementation Strategies. 

Guidelines for Center Street from Ash to Chestnut or Spruce Street should 
be written that require buildings be built to the right of way on the front, and to the 
property line or adjoining buildings on each side, prohibit parking between the 
right of way and any buildings, and set architectural standards for style and mate-
rials to ensure compatibility with existing historic structures.  Parking should gen-
erally be at the rear of buildings, although parking along the side, or driveways 
to access rear parking, should be allowed with review.  Drive-through windows 
should be in the rear, or on the side by exception, with screening and review.

Figure 4.5: The above sketch 
shows the recommended im-
provements to Center Street, 
including a new rotary at 
Center and Walnut.  Widened 
sidewalks will allow outdoor 
dining.
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Other Retail Streets

Other retail streets in the downtown include Walnut Street and portions of 
William, John, James and Chestnut Streets as shown on the plan.  Many of these 
areas designated as retail streets, especially east Walnut Street, already have 
brick sidewalks.  It will not be possible to widen many of these sidewalks because 
of the narrow right of way, but other improvements could be considered such as 
burial of overhead power lines and planting of some type of streets trees with a 
narrow growth habit to soften the street environment and provide at least some 
shade in the summer.  If it proves too expensive to bury utility lines, it might be 
possible to divert them to the backs of buildings.

Vehicular/Image Streets

The main approaches to the downtown should be improved to welcome both 
visitors and residents to the downtown.  The street that we recommend receive 
improvements first would be Ash Street between US117 South and Center Street 
and continuing east as far as William Street initially.  Signage would need to 
be added on 70 from the east and west directing visitors to take this route into 
downtown Goldsboro.  Signage directing motorists to take 70 Business should 
be removed (except for trucks).  After Ash Street, similar improvements to Elm 
Street are recommended as it approaches the downtown from the east and west.  
George Street south of Elm and William Street north of Ash would benefit from a 
similar treatment.

Improvements should consist of curb and gutter, a 5-8-foot tree plant-
ing strip, and 5-6-foot wide sidewalks.  In addition, strong guidelines should be 
prepared to deal with both existing and new building and site development.  For 

instance, site guidelines for existing development 
should require screening of parking and storage 
areas, screening and, if necessary, relocation of 
dumpsters.  New development should prohibit park-
ing in the front of buildings, and place limitations on 
driveway widths, number of driveways per property, 
and setback of driveways from corners.  New develop-
ment should have parking to the side and rear rather 
than in front of buildings, and the buildings themselves 
should be at the right of way on Ash between James 
and John Streets and with a landscaped setback of 
no more than 15-20 feet in other areas.  

Residential Streets

Residential streets are shown with improve-
ments to sidewalks, the addition of tree planting strips 
(minimum 5’ wide), and curb and gutter.  The recom-
mendation is that residential streets be upgraded as 
new homes are built and renovations proceed.  If, for 
instance, the city-owned property on the south end 

Figure 4.6: The drawing 
below shows how many pro-
posed new homes have access 
to parking and garages in the 
rear via alleys, rather than 
from the street.  Also note the 
existing funeral home shows 
screening of parking from 
adjacent properties (the blue 
lines around the back of the 
property represent screening).
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of Center Street is redeveloped for housing, this would be the appropriate time to 
upgrade the streetscape on this block.  Thought should be given to relocation of 
electrical lines to the rear of properties in locations where they now run along the 
street edge.

Examination of the plan shows that wherever possible, alleys have been 
restored or created in the center of blocks.  It appears that many blocks were 
originally designed with alleys, but that over time these alleys have been aban-
doned.  Alleys and vehicular access from the rear were typical in the early part 
of the last century, and recently this development pattern has become popular 
again because it de-emphasizes the car and gives precedence to pedestrians 
by eliminating frequent curb cuts for driveways and putting “car storage areas” 
and blank garage doors away from the street.  Most home buyers in the larger 
houses, either new or restored, will expect garages, probably two-car garages, 
with their home.  In the smaller homes illustrated in the plan, parking is located in 
the rear where property configurations allow, although garages are not provided.  
The reasoning behind this is that the garages would raise the price of the homes, 
and with spaces provided in the rear, garages could be added by the homeown-
ers over time.

4.2 Design Guidelines

Although this report will not provide a full set of guidelines for restoration and 
new development, such a document is needed.  The intent of such guidelines can 
be gathered from the master plan itself, but an outline of intent is contained in this 
section.

The best way to achieve revitalization goals will probably be through imple-
mentation of a series of overlay districts combined with design review rather than 
through comprehensive rezoning in the area of the plan.  The best form of new 
zoning is “form-based” rather than land-use oriented, because the use is not so 
important as the form of the building and the site design guidelines.  For instance, 
in the residential areas, it seems appropriate to allow home-based business, 
professional offices, in-law apartments, elderly housing, and other such flex-
ible uses as long as the standards for buildings and site design are met.  In the 
residential areas surrounding the downtown, many non-residential uses that are 
destructive to the residential fabric have been allowed, and these uses should be 
grandfathered if they are now active, but prohibited when the property is sold or 
altered.  Examples of these types of uses are industrial and uses with parking in 
the front or large parking areas in general.  If non-compatible uses are to remain, 
pressure should be brought to bear in the interim to screen parking, service and 
storage areas from the street and from adjacent properties.  An example of how 
these issue can be addressed is seen in Figure 4.6, previous page.  Uses that go 
beyond non-compatible towards destructive should be targeted for removal to a 
different location.  Examples of these types of uses include the auto junk yard on 
north Center and the industrial uses on South George Street shown on page 7.  

In the downtown, much of the historic fabric of commercial buildings is intact, 
and quite attractive.  There should be two subsets of guidelines for buildings in 
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the downtown, one for existing and historic building restoration, and one for new 
buildings.  Many existing buildings have been altered over time, and restoration 
guidelines should be provided to ensure that the buildings are restored appropri-
ately.  Bricking up the windows on upper floors, removing the storefront glazing, 
and application of stucco to brick facades should be prohibited.  New buildings 
should be no less than two stories, and should be built to the right-of-way line in 
the front.  Materials should be chosen to harmonize with the existing historic fab-
ric and scale (e.g. no formed concrete walls, although split-face block may be ap-
propriate as an alternative to stone in combination with brick masonry).  Setbacks 
of no more than 5-10’ should be allowed, and only in order to provide a courtyard 
or other pedestrian amenity.  Parking should be prohibited in the front portion 
of existing properties with setbacks, and allowed on the side only when there is 
existing land (i.e. buildings should not be demolished to provide parking on the 
side).  Service areas (dumpsters, loading docks) should only be located in the 
rear, and drive-through windows should be discouraged, or, if allowed, located in 
the back or on the side only with screening.  

In the transition areas between the downtown and the surrounding residen-
tial areas, any new buildings should be required to be context-sensitive.  That 
is, when they occur near residential buildings, screening, scale, and materials 
should be chosen so as not to overpower nearby residential.  At the same time, it 
is understood that buildings in this transition area must also relate to commercial 
buildings.  Appropriate uses may be medium-density housing such as apart-
ments and condos, townhouses, and smaller scale commercial uses with care-
fully thought-out parking and screening.  Appropriate buildings will need to be 
defined by review as well as by guidelines.  

Other issues to be defined include appropri-
ate materials for fencing, signage, landscaping, 
and guidelines for placement of technology such 
as antennas, satellite dishes and so on.  Guide-
lines for streetscape types should also be provid-
ed, and these are outlined in the previous section.

4.3 Development Proposals for 
Downtown Goldsboro

The Commercial Core

Plans are already underway for restoration 
of the Paramount Theater and construction of a 
community recreation building.  A proposed loca-
tion is shown for a County-funded Senior Center 
immediately to the west of the community rec-
reation building, where seniors can benefit from 
proximity to these facilities. In addition, if the train 
depot is purchased and renovated by NCDOT, 
this new and restored  set of anchors for the 

Figure 4.7: This close-up of 
the plan shows new buildings 
on Center and at the inter-
section of Ash and Center.  
These would be retail/com-
mercial on the ground floor, 
and office or residential 
above.
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Figure 4.8: The above section of the plan focuses on the commercial downtown.  The four blocks 
on the corners are transitional blocks, not downtown blocks.  A possible location for a County-
funded Senior Center is shown on the lower left hand corner of the map, to the west of the pro-
posed Community Recreation Center.
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downtown will increase the pace of rehabilitation of downtown buildings.  Anchor 
uses are shown in blue on the plan.  Downtown Goldsboro has very few “holes” 
in the urban fabric in the core of the downtown area.  Quite a few of the build-
ings are marginal in terms of both their historic character or their physical pres-
ence (for instance, many undistinguished single-story buildings, especially at the 
fringes of the downtown), and these could be replaced over time.  Much of Center 
Street and east Walnut Street, however, is intact and of good quality.  A few new 
buildings in addition to those mentioned above are recommended in the core, 
including a building across from the old City Hall (this building includes a potential 
/future parking garage behind the building) and buildings on the northwest and 
northeast sides of the intersection of Ash and Center.   A proposal for what these 
buildings at the intersection of Ash and Center could look like is shown in Figure 
4.4.  

No specific additional recommendations have been made for new uses in 
the downtown, because the changes will not entail new buildings, but instead 
will be additional, upgraded, and new uses in the existing buildings, which can-
not easily be shown in a physical plan.  Once improvements are made to the 
streetscape on Center Street, the pace of ground floor and upper floor revitaliza-
tion will increase.  Physical improvements to public spaces will be an important 
catalyst for this development, as will completion of the Paramount, the commu-
nity recreation building, and the train depot.  A senior center near the community 
building will also be helpful in that it will bring seniors from throughout the city and 
the surrounding area to the downtown on a regular basis.

Figure 4.9: The sketch below 
illustrates a vision for the 
restored train depot and the 
area around it.  The plan with 
labels is shown on the next 
page.
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Train Depot Area

The DGDC and the City have been advocating 
the restoration of the train depot and resumption 
of passenger and commuter rail service from this 
historic structure.  The NCDOT has expressed in-
terest in this as well, and has studied the projected 
routes from Raleigh to Wilmington through Golds-
boro.  If this becomes a reality, it will be a tremen-
dous boost to the downtown and local economy, 
because it will bring Goldsboro within a half-hour 
commute of Raleigh.  Since housing costs are 
much lower in Goldsboro than in the Raleigh area, 
many people will consider living in Goldsboro and 
commuting to Raleigh if the amenities and re-
sources are in place to attract them.  Such service 
is probably at least 6-8 years away, so the timing 
is excellent for a downtown revitalization effort. 
The train depot building itself still retains many of 
its original historic features, and when restored it 
will be one of the most distinguished buildings of 
its kind in the state.  Since modern passenger and 
commuter rail service areas are not as extensive 
as in the past, there are many potential opportuni-
ties to utilize the depot building for auxiliary and 
amenity uses such as small snack bars, cafes, 
convenience items and newspapers, and display of 
historic memorabilia relating to the history of Golds-
boro and its attractions such as the Air Force base.  

Figure 4.10 shows the plan, and Figure 4.9 
the sketch of proposed improvements to the area 
around the train depot.  As envisioned, the Depot 

would be restored, and the plan and sketch show supporting uses nearby.  These 
supporting uses include a hub for buses and taxis immediately to the north of 
the depot and connected to it by a covered walk.  The bus pick-up and layover 
area to the north of the building is shown walled and landscaped on the east and 
north sides to screen it from nearby residential.  Also shown is a bus access and 
egress road along the east side of the railroad between Mulberry and Ash Streets 
(see plan at left).  This will allow the buses to come and go directly from Ash with-
out the need for them to drive through the residential or commercial streets of the 
downtown.

Immediately to the south and a little east of the train depot a new parking 
garage is shown.  There is sufficient room in this location so that this area can be 
devoted to surface parking until commuter and passenger rail justifies the cost 
of a garage.  To the east of the parking garage a possible location is shown for 
a civic center.  As stated earlier, the viability, size, and location of a civic center 
still must be tested and refined, but if such a facility were viable and it was found 

Figure 4.10: The plan detail 
above shows the different 
components of the revitalized 
train depot area.
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that the downtown was the best location for it, the location shown on the plan is 
probably the best locations for a variety of reasons.  The main reason would be 
the proximity to the depot, which would allow people from out of town to take the 
train to conferences at a new civic center, and which would also allow people 
within the Goldsboro area to take regional transportation to the civic center and 
leave their cars at home.  From the civic center it would then be a short walk to 
the downtown and its many present and future restaurants and activities.  The 
plan (Figure 4.10) shows a larger configuration of a possible civic center and 
garage, while the sketch (Figure 4.9) shows a smaller configuration.  In the larger 
configuration, Carolina Street between Chestnut and Spruce has been closed off 
to protect the neighborhoods to the south from excessive traffic.  In the smaller 
configuration, this section of Virginia Street remains open, and the civic center 
and garage are correspondingly smaller.  

Further to the east on the northeast side of the civic center a new hotel is 
shown.  Whether or not a civic center ends up being built in this location, a down-
town hotel will probably be viable in the future.  The hotel shown would be about 
300 rooms.  If a Civic Center is not built, such a hotel might still contain meeting 
rooms that would be useful for the many organizations that meet downtown.  The 
original Sheraton in New Bern is one example of this arrangement, and before 
New Bern’s convention center was built (and since), these meeting rooms were 
heavily booked.

Immediately to the north and east of the depot is a restored Terminal Hotel.  
This building is probably not suitable for use as a hotel any longer, but it would 
be a great location for a pub/restaurant.  The plan shows an outdoor courtyard to 
the rear of the building.  Two new commercial buildings are shown to the east of 
the Terminal Hotel building.  If the civic center is located where it is shown on the 
plan, there are a wide variety of possible uses for these buildings, including cater-
ing or additional restaurants or cafes.  

Figure 4.11: An historic view 
of the train depot from a 

postcard.
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4.3 Other Commercial Development

Additional commercial development is shown north of Ash on Center and 
east of Center on Ash.  This development is shown above in Figure 4.12.  The 
concept for the development on Center north of Ash would be service related 
uses such as printers, copy centers, and other services useful to business.  
These buildings could probably be only one story tall.  Another commercial use 
shown on the west side of Center north of Ash is an auto service mall.  Such 
facilities are an excellent way to provide auto-related uses in an attractive and 
consolidated manner.  See Figure 4.13 for a photo of a portion of such a facility in 

Baltimore.  Uses would probably include 
a gas station, car wash, a variety of car 
repair and auto parts businesses, and 
even such uses as a taxi stand and a 
small cafe.  Because the recommenda-
tion of the consultants will be to remove 
many of the auto-related uses from the 
rest of the downtown, such a facility will 
provide a relocation option for some of 
these businesses.  It is also clear that 
such uses are needed near the down-
town, and this location is within walking 
distance of the downtown, but removed 
from it sufficiently to prevent it from 
conflicting with residential and downtown 
architecture.

Figure 4.12: The plan detail 
at right shows the configura-
tion of commercial buildings 

other than those in the core 
commercial area.  The uses 
shown on Ash are meant to 
be illustrative of how com-

mercial development along a 
commercial corridor should 

be organized.

Figure 4.13: The photo below 
shows a portion of an auto 
mall in Baltimore.  Patrons 
can order snacks and drinks 
while waiting for their cars to 
be serviced or washed.
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Additional commercial development is shown east of Center on Ash Street.  
This is shown to indicate the way this commercial corridor can be organized and 
beautified in this area and throughout its entire length where commercial develop-
ment occurs.  The basic premise is that all new buildings are to be sited closer to 
the street behind a landscaped setback.  In the downtown area shown on the plan 
including this section of the commercial corridor, parking should not be allowed in 
front of new buildings, and if it exists now, the property owners should be encour-
aged to screen it with a 30-36” wall or hedge.  Outside the downtown area, no 
more than one bay (60’) of parking should be allowed in front of buildings, and 
this parking should also be screened.  In addition, limits on the width and number 
of driveways should be imposed, and standards for signage should be developed.

Buildings in the downtown section of the commercial corridor should be a 
minimum of two stories, with taller buildings allowed.  Design standards for down-
town commercial buildings should be more stringent than elsewhere, with mason-
ry buildings required and the use of plastic, stucco, and other materials prohibited.  
All new construction in the downtown area should require site and architectural 
review.  Outside the downtown area, single story buildings are acceptable.  

4.4 New Residential Development
 

As stated earlier in this report, one of the most important steps that must be 
taken to ensure the revitalization of the downtown is revitalization of the historic 
residential neighborhoods surrounding the commercial core combined with revital-

Figure 4.14: The 
sketch below 
shows a possible 
configuration of 
housing on South 
Center Street.  
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ization of a portion of downtown upper story space into apartments, condos and 
studios.  Healthy neighborhoods surrounding the downtown will provide a ready 
group of consumers of downtown goods and services, will increase security by 
adding “eyes on the street” at all hours of the day and night, and will improve the 
image of the downtown by upgrading the environment.  The Concepts section of 
this report outlines the importance of restoration of historic homes plus the addi-
tion of new market rate and low-to-medium-income (partially supported) homes.  
Self-Help is taking the lead in constructing the latter type of home.  We recom-
mend  that the city kick-start construction of market-rate housing by utilizing the 
properties they own at the south end of Center Street to attract a master devel-
oper of large single-family homes on these properties.  Ways in which this can 
be accomplished are discussed in both the Concepts and Implementation Strate-
gies sections of this report.  The character of the new market-rate homes should 
be similar to the larger historic homes throughout the neighborhoods surrounding 
the commercial core, as shown in Figure 4.14.

New Types of Residential Development

Several new types of residential development are shown in addition to large 
single family and smaller single family as proposed by Self-Help.   New types of 

housing include townhouses, “carriage” houses/
condos, and medium-density apartments or con-
dominiums.  

Townhouses.  There are several locations in 
the downtown where townhouses would be ap-
propriate.  In places where an existing group of 
vacant properties is not very deep, townhomes 
work better on these sites than would single fam-
ily homes.  Any of a number of styles and types 
of materials might be appropriate, but quality 
architecture should be stressed so that these 
buildings complement the surrounding architec-
ture.  In some of the transition areas between the 
downtown and the residential areas, brick “urban” 
townhouses such as you might see in Charleston 
might be appropriate; in other locations, wood 
frame might be more appropriate in order to 
complement nearby historic homes.  See Figures 
4.15-4.16 for examples of townhouses.  Parking 
should be on the street or behind the buildings to 
avoid a suburban character.

Carriage Houses.  These types of multifamily 
units are targeted to higher-income “empty-nest” 
couples who do not want to take care of a large 
house and property, but are interested in an urban 
lifestyle.  Upscale conversions of historic buildings 
would also appeal to this group.  Such units, usu-
ally condominiums, would be architect-designed 

Figures 4.15-4.16: The 
top photo is of wood frame 
townhouses in Charlotte, NC.  
The lower photo is of brick 
row homes in Baltimore.  
These townhomes would be 
appropriate near historic 
residential, or in the transi-
tions areas between residen-
tial and the commercial core.  
Sensitivity to the context 
should be the key to appro-
priate architectural style and 
materials.
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with interesting features and amenities such as high 
ceilings, fireplaces, attached garages, and so on.  Often 
such units appear from the street to be very large single 
family homes, so they would fit comfortably with many 
of the larger historic homes.  Figure 4.16 on the previous 
page of brick multi-family units in Baltimore approaches 
the category of a carriage house, and Figures 4.17-4.18 
show other versions of this housing type.

Medium-Density Apartments and Condos.  An-
other type of housing that is not now common in the 
downtown but that would be appropriate is the medium-
density apartment or condominium.  Because of the 
projected shortage of Air Force base housing, additional 
apartments or condos would be a viable housing type 
for the downtown.  Some apartments or condos will no 
doubt be built outside the downtown, but such hous-
ing near the downtown should be more attractive to 
many people because of the more diverse activities and 
amenities within walking distance.  This type of hous-
ing is shown on the plan on Center Street immediately 
below the proposed community building and police/fire 
building, and along the Ash Street entry corridor west 
of Center Street.  Such buildings would usually include 
a landscaped setback of 10-20 feet, and construction 
materials would be masonry.  A proposal for this type of 
housing is shown in Figure 4.14 in the background.  This 
type of building could also include retail on the ground 
floor.  Such a configuration is shown on the proposed 
building on the southwest corner of Center and Pine, and 
on the south side of Walnut between George and James 
Streets.  

4.5 Description of Housing 
Recommendations by Area

Southeast Neighborhood

A map of the southeast neighborhood is shown on 
the next page.  The types and sizes of existing houses 
in this area vary considerably, but on William Street in 
particular, there are many large historic homes.  Many of 
the houses are in poor condition, and some of the infill 
houses that have been built in the past fifty years or so 
have not been the same size or quality as the original 
homes.  The plan shows the removal of all of the low-
quality rental apartments on the east side of William 
between Elm and Spruce Streets and replacement with 

Figures  4.17-4.19: The two top photos show “carriage”-
type multi-family homes.  These often resemble very large 
single family homes, and can be in wood frame or mason-
ry.  Private garages are in the rear, and units generally 
range in size from two to five or six units.  The map detail 
on the bottom shows a suggested location for this type of 
unit, on N. George Street and West Mulberry.
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large market rate single family homes to restore the original urban fabric on this 
important street.  Similarly, there are some smaller homes and many vacant lots 
on Elm between the historic cemetery and Center Street; the recommended use 
for these lots is market rate single family homes.  North of Spruce, many of the 
historic homes have been converted to professional offices.  The existing conver-
sions have in most cases been very attractively restored, and still have a residen-
tial character.  Guidelines for any future conversions should require a similar level 
of quality and an adherence to the basic site design and restoration techniques 
that would be used in a residence.  Any signage should be small and high-qual-
ity, and parking must be carefully handled to ensure compatibility with the historic 
development patterns.

On John Street and on the east-west cross streets there are many smaller 
houses, both historic and infill.  This pattern of large houses on the main streets 
and smaller houses on the cross streets is a common one from the early part of 
the last century, and it is appropriate to keep that pattern in most cases.  Inspec-
tion of the plan will show that where property configurations allow, rear alleys 
have been added/restored.  These alleys were clearly utilized on some blocks 
when the original property lines were drawn, and their restoration is recommend-
ed to keep “car storage areas” and driveways away from the fronts of buildings.  
This will create a much more attractive and pedestrian-friendly environment in the 
neighborhoods. 

Figure 4.20: The plan detail 
at right shows recommended 

improvemetns to the neigh-
borhood southeast of the 

commercial core.
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Along the south side of Spruce Street between John and William Streets 
there is a narrow strip of land primarily owned by the County.  The County may 
be willing to sell this property for development of townhouses as shown in the 
plan if they can recover the cost of the land.  Townhouses similar to those shown 
in Figure 4.15 would be a good fit for this land because it is probably too narrow 
for single family homes, and also because the greater mass of the townhomes 
would be more appropriate in this location facing towards the bigger buildings of 
the downtown core area.  

Southwest Neighborhood

The neighborhood southwest of the commercial core 
is more mixed in size of houses, and there has been more 
encroachment of incompatible uses, especially on South 
George Street and South Carolina Street.  Virginia Street 
has the largest number of remnant historic homes, and 
there is only one partial block of large historic homes left on 
George Street (between Chestnut and Walnut).  In the ex-
treme southern portion of this neighborhood, near an exist-
ing elementary school, the houses are smaller and the lots 
are narrower.  Although this area has some problems, it has 
a nice character.  Much of the property along John Street, 
Pine Street, and the north side of Elm Street is vacant, cut-
ting the southernmost part of this neighborhood off from 
the rest of the downtown.  Taking a cue from the smaller 
homes near these vacant properties, the proposed redevel-

Figure 4.21: The plan detail 
at right shows new low-to-
moderate income housing in 
the southwest quadrant of the 
downtown.

Figure 4.22: This detail of 
the larger Southwest neigh-
borhood  plan above shows 
how existing properties could 
be acquired and subdivided 
to create smaller lots and 
shared amenity/buffer parks.
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opment of this area focuses on smaller, low-to-moderate income houses.  This 
is an important part of the mix of incomes and housing types necessary in any 
healthy city.  The large number of vacant properties makes it possible to develop 
entire blocks with smaller homes and open spaces that will add to the appeal of 
this neighborhood.  Figures 4.21-4.22 on the previous page show how blocks 
of properties could be purchased and the properties subdivided to allow larger 
number of houses on a smaller number of lots.  This would still leave room (in the 
example shown) for the creation of a neighborhood park that would also serve as 
a buffer between Elm Street and the residential area.

This type of smaller home is ideal for first-time home buyers, young profes-
sionals, young families, and singles.  Since some people in these categories may 
have young children, the current problems with city schools may be a deterrent.  
To address this issue, the plan suggests that the existing elementary school could 
become a charter school.  Charter schools are founded and managed by the par-
ents of the children who attend them--the parents must petition the school system 
and present a plan (charter) for the school.  This type of school could serve as a 
model for schools in the area and help to create momentum for change.  

The housing types shown in this part of the plan generally correspond to the 
types of houses proposed by Self-Help.  See the concept section of this report 
for more information on this housing type.  There are also many existing small 
houses in this neighborhood that could be improved to fit perfectly with this urban 
residential fabric (see Figures 4.23-4.24 above).  It is the consultant’s opinion that 
Self-Help can be instrumental in establishing the market for this type of smaller 
home, but that as the plan progresses, it should become financially feasible for 
these homes to be constructed by the private sector at a profit.  The City and 
DGDC can help with this process in a number of ways, from assembling the land 
to subdividing the properties before they are marketed to a developer, to building 
some or all of the interior streets and parks.  Another strategy to consider in mar-
keting this area would be to allow the use of more cost-effective building materi-
als such as vinyl siding, since it is not in the historic district.

Figures 4.23-4.24. The left 
photo shows a house in the 
southwest portion of the 
downtown.  Although it would 
benefit from some restoration, 
it has an attractive architec-
tural character.  The right 
photo shows a similar style 
house that has been restored 
in the Oakleigh neighborhood 
in Raleigh.  This revitalized 
neighborhood is very success-
ful, and Self-Help was also 
involved there.



Page 41

Western Neighborhood

The neighborhood west of the 
downtown core is narrow, but contains 
some large and architecturally distin-
guished houses.  The extent of this 
neighborhood is shown in Figure 4.25 
to the left.  The neighborhood has been 
damaged by demolition of all but two of 
the houses on the east side of George 
Street.  Fortunately, most of the houses 
on Virginia Street have survived, and 
steps should be taken to ensure that 
these houses are protected.  On the 
west side, the proliferation of industrial 
uses around the train depot has further 
damaged the neighborhood, but most 
of the businesses in this area have 
closed, providing the opportunity to 
restore the neighborhood fabric of resi-
dential structures.  Although some ex-
pansion of the commercial uses around 
the depot is proposed, this develop-
ment is internally focused on the inter-
section of Walnut and Carolina Streets, 
with areas such as the bus terminal lot 
screened from nearby houses with a 
minimum 6’ wall and landscaping.  

The area from George Street west 
requires only infill housing (primarily 
market rate single family residential).  
However, the blocks between George 
and James north of Spruce and south 
of Ash are transitional blocks between 
the downtown commercial core and the 
residential areas to the west.  In these 
blocks the plan shows higher-density, 
more urban-oriented uses on their east 
side, nearest the downtown, and a tran-
sition to less dense uses on the west 
side near single family housing.  Like-
wise, along Ash Street, lower density 
residential is shown on the east end of 
Ash, transitioning to medium-density 
housing on the block between Virginia 
and George Streets. 

A typical example of a transitional 
block is the block bounded by Wal-

Figure 4.25: This plan detail shows the mostly intact historic pattern of resi-
dential buildings to the west of the downtown core.  The plan also suggests how 
the blocks between George and James Street can transition between the com-
mercial buildings of the core area and the residential structures to the west.

Figure 4.26: These large houses on Virginia St. are typical of this neighborhood.
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nut, James, Chestnut and George Streets.  On the east side a landscaped park-
ing area serves the high-rise buildings at the corner of Walnut and James (this lot 
is configured to allow construction of a parking deck in the future, should one be 
needed).  On the north side commercial buildings with retail on the ground floor 
and office or residential above mirror the commercial buildings on the north side 
of this street.  On the west side, “carriage house” condominiums are more urban 
in form, but complement the historic residential structures across the street. 

Northwest Neighborhood

This neighborhood (see Figure 4.27, above) has been compromised more 
than the others discussed here.  There are many vacant lots, several homes in 
very poor condition, one entire block replaced by low-quality rentals, and en-
croachment of industrial uses on the north and east.  Even with these problems, 
however, there are some very attractive homes.  This neighborhood will probably 
require more action by the City to reverse some of these negative trends.  For 
one thing, all existing industrial and commercial uses south of Vine Street should 
be grandfathered and not allowed to remain once the property is sold.  Also, no 
new commercial or industrial uses should be allowed in the area between Ash on 
the south, Vine on the north, the railroad tracks on the west, and James on the 
east. The two blocks between Ash and Vine, James and Center are transitional, 
and uses will depend on a variety of factors, discussed below.  

At the same time that industrial and commercial uses are pushed out of this 
neighborhood, it would be desirable to revitalize the industrial and business uses 
north of Vine, especially between Vine and the railroad tracks.  To do this without 
threatening the neighborhood, it will be necessary to adopt stricter site design 
guidelines for these businesses.  In particular, all storage areas, parking areas, 

Figure 4.27: This plan detail 
shows the northwest neigh-
borhood.  This area will 
require more infill and more 
assistance from the City in 
order for it to be completely 
revitalized.
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and loading areas must be thoroughly screened from Vine Street.  Consideration 
should also be given to truck access routes to keep large vehicles out of the 
neighborhood.  Also, uses in these buildings should be screened to be sure they 
are “good neighbors” to the area.   Uses that are at all questionable should be 
located where they are not near residential areas.  

Deciding what type of infill was appropriate for this area was determined by 
context, since the types, sizes and conditions of existing housing varied.  The 
plan includes townhouses, smaller low-to-moderate income homes, and a few 
larger infill houses near houses of a similar size.  

Townhouses are shown in the northeast corner of this neighborhood.  They 
are screened from the railroad tracks by a buffer strip with trees, and accessed 
via a new private road paralleling the tracks.  Other townhouses are shown on 
Vine and Oak Streets nearby.  This redevelopment pattern is dependent on a few 
contingencies, one being that the auto junk yard can be removed from the south-
west corner of this block, and the second being that there are no environmental 
problems with the site (or if there are problems, that they can be mitigated).  

CSX owns an attractive historic railroad building to the north of this block 
which the consultants understand is planned for renovation.  If the use is to re-
main industrial/railroad related, we have shown a buffer strip of trees along Vine 
Street to screen it from the residential area.  

Ash Street Residential

Although the residential shown on Ash Street between the railroad tracks 
and James Street is a part of the neighborhoods to the north and south of it, 
it also presents its own image as part of the entry corridor.  This entire cor-
ridor within the study area should have some similarities in terms of the image 
it presents to those approaching the downtown from the east or west.  And yet 
on the west side of Center, strip commercial-type uses would be detrimental to 
the cohesiveness and viability of the residential neighborhoods on each side.  In 
addition, there are two very attractive historic homes and one church remaining 
on the north side of Ash Street between George and James Streets.  For these 
reasons, the consultants propose residential buildings of various scales rather 
than commercial uses on the west side of Center.  The plan shows townhouses 
near the western end of the study area to match the buildings behind, and medi-

Figure 4.28: The plan detail 
above shows the west side 
of the entry corridor on Ash, 
including primarily medium-
density residential.
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um-density residential closer to the core area from Virginia Street towards James 
Street.  Commercial buildings at the intersection of George and Ash may be a vi-
able alternative, but only if very carefully designed to enhance rather than detract 
from the nearby residential buildings.  There is also the question of whether it is 
advisable to add new commercial in this location when downtown commercial is 
still struggling.  

Both the townhouses and medium-density apartments or condos shown 
on the plan should be set back a minimum of 15-20 feet from the right of way 
because this will be a more heavily-travelled road than most residential streets.  
Townhouses should be a minimum of two stories, and the apartment buildings 
could be up to four stories.

Some of the less attractive commercial uses now on Ash Street have been 
removed to create sites for this development.  Some of it remains from the center 
of the blocks between George and James eastward to Center, including the gas 
station at the southeast corner of Ash and James.  If this gas station is to remain, 
better screening of service areas and minimizing of driveways should be encour-
aged.  

Figure 4.29: The photos 
above were both taken on 
Ash Street between George 
and Center Streets.  The 
goal for this street is to add 
residential, remove auto-re-
lated uses, and improve the 
streetscape. 
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5.0 Implementation Strategies
5.1 Administrative and Physical Improvements 
Needed

There are a variety of actions and improvements that should be imple-
mented in the first few years of the plan to establish the administrative, fiscal, and 
physical infrastructure needed to make the plan a reality.  These are listed below, 
keeping in mind that priorities may change as opportunities arise.

Administrative Priorities

Approve the plan.  One of the most important steps that should be taken 
is for the City, and perhaps the County, to approve and adopt the plan. This will 
give the development community assurance that they can proceed with plans for 
redevelopment with confidence that they will be supported by the public sector.  
Responsibility: City, County.  Timeline: within six months.

Prepare design guidelines and implement design review.  Design guide-
lines are not requirements, like zoning, but rather design goals for the community 
that are enforced through a design review and approval process.  High quality 
developers tend to like working with communities that have such guidelines in 
place because they are reassured that if they build a high-quality development, 
nearby properties will be held to the same standard.  Design guidelines deal with 
architecture, signs, materials, siting of buildings, and other site guidelines such as 
landscaping and screening of parking and trash dumpsters.  Responsibility: City 
Planning Department and DGDC.  Timeline: begin immediately with the goal of 
having the guidelines in place within 6-8 months.

Review zoning codes for needed changes.  Once design guidelines are 
implemented, the City should review existing zoning code to ensure there are no 
conflicts with the plan or with design guidelines.  Responsibility: City Planning 
Department.  Timing: begin as soon as draft guidelines are ready, with the goal 
of making any needed changes in zoning within 4 months of completion of the 
design guidelines.  

Continue acquiring property for redevelopment as resources allow.  
Continue to acquire properties through default, purchase, or donation as oppor-
tunities arise in order to best guide the redevelopment process.  Responsibility: 
City and DGDC. As redevelopment proceeds, this acquisition and re-disposition 
should be self-funding. Timeline: ongoing.

Consider present and future parking needs and formation of a parking 
authority.  As development proceeds, parking will become more critical.  The 
first garage needed will probably be near the Courthouse.  To pay for structured 
parking, a fee will probably need to be charged; if it is, paid parking nearby, or 
within the commercial area of the downtown should also be implemented.  At 
that point a parking authority may make sense, as paid parking would provide a 
revenue stream.  In the interim, it may be advisable to reorganize the current staff 
assigned to parking enforcement and administration to create a “department” 
whose responsibility it is to administer public parking areas and on-street parking 
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and to plan for future needs.  Responsibility: City and County.  Timeline: review 
agencies with responsibility for parking and streamline immediately.  Set goals 
and timelines for establishment of Parking Authority, if desired.  

Implement policies to save historic structures.  Work out strategies to 
“acquire by neglect,” purchase, or arrange for private sale of historic houses and 
commercial buildings both in the plan study area and nearby.  Only in cases of 
imminent structural failure should historic structures be demolished.  Responsibil-
ity: City, DGDC.  Timeline: immediately.

Review permitting and inspection process.  Review the permitting and 
inspection process to ensure that the process is as user-friendly as possible.  
Consider a central location for permitting and the assignment of a “case worker” 
for each applicant so that one person in government will be the point of contact 
and the “go-to” person for problems and questions.  Responsibility: City.  TImeline: 
begin immediately, complete any needed changes within six months or sooner.

Prepare RFP/RFQ for development of South Center Residential.  This 
project has been identified as a catalyst to stimulate private investment in down-
town residential.  Prepare an RFP/RFQ outlining the property, the plan, design 
guidelines, requirements (performance timelines, bonding, etc.) land ownership 
information, and possible ways the City can assist with development (delay of 
payment on land, permitting, inspections, phasing, etc.).  Other City- and County-
owned properties suitable for residential development, such as 208 East Spruce 
Street, could be included in a single RFP if desired.  Responsibility: City and 
DGDC.  Timeline:  begin immediately, send out once design guidelines are in 
place and plan is approved.  

Explore/Set up TIF District.  Pursue establishment of a TIF District.  Dis-
cuss with County their potential contribution/benefits, resolve issues related to 
schools, decide on area to be included, prepare detailed TIF financial analysis, 
speak with state agencies about process and requirements, work with City at-
torneys and appropriate real estate specialists to prepare application and begin 
review.  Responsibility:  City, DGDC and County.  Timeline: begin immediately, 
since this will take an undetermined amount of time for delineation, review, and 
approval.

Begin Study of design alternatives for power lines.  Look into relative 
costs of burying or moving the overhead utility lines.  At a minimum, utility lines 
should be removed from Center and Walnut Streets, with other streets studied for 
possible future improvements.  If burying the lines is too expensive, then reloca-
tion of the lines to the back of buildings should be pursued.  Responsibility: City, 
in discussion with utility companies.  Timeline:  Begin immediately, with goal of 
preparing a strategy within 8 months. 

Begin Design Development on Streetscape(s).  Early streetscape imple-
mentation projects are listed below under priority public improvements.  Design 
guidelines should have typical cross sections of each type of streetscape, which 
would be the starting point for design development.  Probably, one or two blocks 
of Center Street would be the first implementation project.  Design development 
will establish cross-sections, detailed design, materials, and estimated costs, so 
that once the first block is ready for construction, construction documents can be 
prepared in a timely manner.  Complex design development will probably not be 
needed for the more straightforward designs, such as most residential streets, 
and most sections of Ash Street (except rotary, entry treatments).  Responsibility: 
City and DGDC.  Timeline: begin once design guidelines are complete and deter-
mination has been made about overhead utility lines.  
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Priority Public Improvements

Ongoing Projects.  Projects now underway by/with the City and DGDC 
should be continued.  These include the train depot, Paramount Theater, Com-
munity Building, PNC marketing of historic homes, and Self-Help residential and 
office initiatives.  All of these projects are key catalysts for the plan. 

Study wayfinding signage and make appropriate changes.  Take in-
ventory of existing signs leading people to downtown Goldsboro, and implement 
changes as outlined in the plan.  Look at both truck routes and visitor routes, 
since they should probably not be the same.  Eventually, consider hiring a way-
finding and image specialist to design a coordinated set of wayfinding signs, ban-
ners, and trailblazer signs.  Responsibility: City and DGDC.  Timeline:  implement 
changes to directory signs within 4 months.  

Center Street Improvements.  Early implementation projects recommend-
ed are at least one, and perhaps two blocks of Center Street.  Blocks recom-
mended are the 200 North and the 400 South blocks of Center, primarily because 
both have little or no retail on them, minimizing disruptions to merchants during 
construction and simplifying utility connections. Responsibility: City and DGDC.  
Timeline:  as soon as funding is available or projects are under construction.  

Ash Street Improvements.  Basic improvements to Ash Street should also 
be implemented, including installation/expansion of a grass tree strip, planting of 
trees (probably Crepe Myrtles because of the overhead power lines), and wel-
come signs.  Installation of pedestrian lights, wayfinding, more elaborate entry 
treatments, and other upgrades can be implemented as funds become available.  
Responsibility: City, with State approvals if necessary.  Timeline: within 9 months 
of completion of design guidelines.   

Residential Streetscape Improvements.  Streets should be improved 
as major redevelopment of housing is taking place.  Improvements would not 
be triggered by a single house on a block, but by a group of new houses.  Im-
provements would include new curb and gutter, driveway aprons (if needed), a 
minimum 5’ grassed tree strip, minimum 4’ concrete sidewalk, and new trees as 
needed.  Responsibility:  City.  Timeline: as needed.

Parking Garage near Courthouse.  Parking is difficult near the Court-
house.  A joint City/County planning committee should be formed to look at 
parking needs in the near and more distant future in this area in light of County 
plans.  If a parking garage is needed, consider construction of a garage in stages 
(e.g. two levels to start, with the option of adding another one or two levels in the 
future if needed).  If the garage is built, this could be the trigger for establishment 
of a parking authority.  Responsibility: City and County Councils and Managers.  
Timeline: establish within 4 months, report back within 12 months or less.

Additional Surface Parking.  The properties identified for future parking 
garages should be purchased by the City when funds are available and used for 
surface parking until structured parking is needed (if it is).  To finance property 
acquisition and future decks, these lots may need to charge a fee.  If a fee is 
needed, then on-street parking must either be metered, or a shorter time set (and 
enforced) for the on-street spaces to discourage downtown workers from parking  
on the street all day.  These lots will be needed as Center Street is improved and 
the on-street parking is reduced as a result.
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Private Development Priorities

The following projects are most likely to be implemented in the first few 
years of the plan.  Priority should be given to residential projects in order to capi-
talize on the housing shortfall at the Air Force base before housing is constructed 
elsewhere in the City and the County.  

South Center residential (City owned)
208 East Spruce Street townhouses (County owned)
Other residential as opportunities arise
Self-Help housing and office development
Commercial/mixed-use development/redevelopment at intersection of 
Ash and Center Streets

5.2 Financing Strategies

One of the key goals of revitalization is to define new development that will 
increase the tax base and thereby pay for the improvements needed to support 
that new development.  The fundamental problem in beginning a redevelopment 
program is a “chicken and egg” problem:  to start the process, the City needs to 
invest up front, before significant development and the accompanying increase 
in tax revenue is realized, in order to set the stage for private investment.  There 
are various mechanisms that can be utilized to help begin the process, and these 
are discussed in this section.  First, it is critical to know the eventual value of new 
development in order to plan improvements within the City’s reach.  Appendix 
D, prepared by Taylor Yewell of Strategy5, shows the fiscal impact of proposed 
development.  This analysis takes the development defined in this master plan 
document and makes conservative estimates of its value over ten years, which is 
about $157 million.  It is important to understand that it is highly likely that there 
will be more development than the elements taken into account in this analysis, 
but this is a good starting place.   In this analysis, new development is analyzed 
with the formation of a TIF district in mind.  TIF districts are discussed below.

Possible Funding Sources

Begin identifying possible funding sources for specific projects as soon as 
possible.  Once the plan has been approved, all interested agencies should share 
ideas on ways to get elements of the plan implemented.  

TIF funds (see below).
Bonds for projects such as parking garages that will realize income.
TEA-21, NCDOT TIP or small project funds, or Rails to Trails funds for 
hike-bike paths and streetscape improvements.
CDBG or other funds tied to job creation for relevant parts of the plan, 
especially if industrial areas or buildings are included in a TIF district.
Community reinvestment funds from local banks for projects such as 

•
•
•
•
•

•
•
•

•

•
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loans and/or grants for building replacement or renovation or façade 
improvements to existing buildings.
Consideration of an increase in the MSD (Municipal Service District) 
tax in order to create an increasing source of locally-controlled funds for 
downtown revitalization.
Developer contributions towards the cost of infrastructure improvements.
Be creative: consider participation by local schools and/or churches in el-
ements such as tree planting, clean-up of public areas, living classrooms 
related to the site clean-up, foundation grants for specific elements of the 
plan, or private donations for bricks, benches or fountains as part of a 
fundraising campaign or in memory of important people or events.

TIF Districts

TIF stands for Tax Increment Financing, or what is often called a Self-Fi-
nancing District.  This is a financing strategy that has been commonly used all 
over the country to help finance infrastructure improvements needed for revital-
ization without raising taxes for current property owners.  North Carolina was one 
of only two states remaining in the country without enabling legislations for use of 
this mechanism until legislation was finally passed in 2004.  The new law permits 
cities, counties, and towns to sell bonds and invest the proceeds in infrastructure 
(land, and improvements) needed to encourage reinvestment. Nationally, it is 
most often used in downtown areas, but can also be used for low-income hous-
ing and industrial development.  Project development financing, or TIF, unlike 
general obligation bonds, does not require voter approval because it does not tax 
existing property owners.  

To form a TIF district, an area or areas (they do not need to be contiguous) 
within the municipal limits is defined that can be no larger than 5% of the munici-
pal area.  See figure 5.1 on the next page for a map which outlines the area al-
lowable under the law for a TIF district based on this 5% rule.  Clearly the district 
would not be a box such as that drawn in Figure 5.1, but would be drawn around 
individual property boundaries to take in the areas near the downtown most likely 
to produce the tax increments desired.  Historic industrial buildings such as the 
Borden Mill might be included for their potential redevelopment for housing, of-
fice, or other new uses, and vacant industrial properties such as those below Elm 
Street might be included to promote industrial reinvestment.  

A survey of taxable property values is taken within the district once it has 
been defined, and this becomes the baseline or “zero” point for the tax increment.  
To arrive at the amount that will be authorized to use for infrastructure improve-
ments, a conservative calculation of the projected value of new development as 
defined in a document such as this plan must be prepared, along with the time 
frame for repayment of the obligation, usually a time between 10 and 20 years.  
Once the base valuation has been set and the amount defined and approved by 
the state, the tax revenues taken from all new development or major renovation 
of existing properties is placed in a fund for the period defined, and the proceeds 
can be used for infrastructure improvements within the defined district, and of 
course to pay off the bond at the end of the prescribed term.  

•

•
•
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Figure 5.1:  Allowable size of a TIF district  in Goldsboro overlaid on a map of the downtown.  
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Strategy 5’s preliminary analysis of potential income from a TIF district is 
included in Appendix D at the back of this report.  This preliminary analysis ap-
pears to confirm that a TIF district would work in downtown Goldsboro with an 
average annual increase in tax revenues after ten years estimated at $1.6 million 
(and this is just the CITY portion of the tax increment).  A more detailed analysis 
will need to be conducted once the district has been drawn more precisely before 
the City can apply to the State for permission to use this vehicle.  

There are a couple of issues that will need to be resolved before the appli-
cation can go forward.  One is the participants.  Property tax revenues are divid-
ed between the City and the County, with a sizeable portion given to the schools.  
Whether the County and school portions of the new taxes collected could be kept 
for use in the district will need to be negotiated between the County, the City, and 
the school district.  It will ultimately be in all parties’ interest for the downtown to 
be revitalized, and all parties will enjoy increased tax revenue after repayment of 
the obligation, but nevertheless the downtown is the main beneficiary of improve-
ments, so if they wish a negotiate all or a portion of the tax proceeds for the 
district they will need to be sure there are adequate benefits for the other parties.  
Assurance of adequate parking for County facilities within the downtown is one 
benefit that will probably be of interest to the County.  The County’s presence 
in the downtown is clearly a significant benefit to the downtown economy in any 
case, and providing the County with incentives for remaining in the downtown 
should be a priority for the City.  The TIF calculations in the Strategy5 analysis 
include ONLY the City portion of the tax increment.  If the County portion could 
also be tapped, the potential benefits to the downtown would increase, and the 
timeline for implementation could decrease.

With regards to the school system, there is not presently a large percentage 
of population within the study area that requires services from the school system, 
but if the area is revitalized, it is likely the percentage of those with young chil-
dren will increase modestly (since a larger percentage of the population in urban 
core households do not have school-age children), and the overall tax revenue 
from the area for the schools will greatly increase after repayment of the bond.  
In addition, if the elementary school in the southwest portion of the study area 
becomes a charter school as recommended, this may help to provide ideas and 
techniques that can benefit the school system overall.   

If the City and County decide to proceed with an application for a TIF district, 
it will be one of the first in the state.  Unfortunately, the law was written with quite 
a few restrictions (such as the allowable size of the district as a percentage of 
total area) which have limited its usefulness for municipalities and instead made 
it a help to very large developers in the large metropolitan areas of the state 
(this is certainly an unintended consequence).  Hopefully Goldsboro can be the 
exception to the limitations of this law, and, failing that, there has been discussion 
at the state level about changes to the law to make it more accessible by smaller 
municipalities.  
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Appendix A

Demographic/Economic Overview & 
Residential Market Analysis

Prepared by Taylor Yewell of Strategy5, May, 2006

Introduction

The following analysis provides an examination of the demographic and economic 
characteristics of the greater Goldsboro area that impact the local real estate 
market sectors, and includes an examination of the local residential real estate 
market. Particular emphasis has been placed on certain economic indicators and 
real estate development trends that more directly affect Downtown Goldsboro.  

In the course of the market analysis we have compiled data through conventional 
sources such as the U.S Census Bureau, Claritas, the City of Goldsboro, and 
Wayne County, and have thoroughly reviewed relevant documents such as the 
Comprehensive Historic Neighborhood Revitalization Plan. In order to gain an 
insiders perspective on market issues related to the Downtown Goldsboro Master 
Plan, we also conducted interviews with the following individuals: Sarah Mer-
ritt, real estate agent, downtown merchant; Ernie Mansour, downtown property 
owner; Charles Gaylor, attorney, downtown advocate; Mark Webb, banker, DGDC 
Board President; Karen Sergent-Raker, merchant; David Weil, property owner, 
investor; Evelyn Johnson, Elite Fashions; Bobby Parker, property owner, investor; 
Jane Bartlett, real estate agent; Andrea Heekin, Billy’s Restaurant; Percy Royall, 
merchant; Kerry Thompson, property owner, investor, contractor; Tammy Greene, 
Paramount Theater manager; Barbara Gool, Seymour Johnson AFB; Stephen 
Wright, Goldsboro/Wayne Transportation Authority;  Allan Paul, NCDOT Rail Divi-
sion.

Population and Households 

Population growth is an indicator that an area is attracting new residents, 
workers and shoppers, generating demand for goods and services. For the 
purposes of this analysis, population and household data was gathered for three 
concentric bands in and around Goldsboro: A radial area of five miles originating 
from the intersection of Center and Walnut Streets, encompassing all of incorpo-
rated Goldsboro and Seymour Johnson AFB; a 5-10 mile inner band extending to 
the western and eastern county lines, to Pikeville in the north, and to the northern 
edge of Mount Olive to the south, and; a 10-20 mile outer band representing the 
outermost market area for  the City of Goldsboro.  

While population growth in the 0-5 mile band has been relatively static in 
recent years, growth in the outer bands has been robust, reaching approximately 
30 percent in the 5-10 mile band between 1990 and 2000. This growth has had, 
and will continue to have, direct implications on the real estate market sectors in 
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Figure 1: Area Map.

the City of Goldsboro, particularly if the downtown is positioned to capitalize on 
it. Table 1 and Figure 2 show recent population and household data for the three 
subject areas. 

 

0-5 Mile 5-10 Mile 10-20 Mile
Population Band Band Band

2011 Projection 51,297 45,340 90,118
2006 Estimate 50,979 43,580 87,117
2000 Census 51,236 41,587 84,231
1990 Census 54,648 32,010 70,048

% Change 05-10 0.62% 4.04% 3.44%
% Change 00-04 -0.50% 4.79% 3.43%
% Change 90-00 -6.24% 29.92% 20.25%

Households
2011 Projection 19,321 17,313 35,219
2006 Estimate 18,589 16,502 33,919
2000 Census 19,541 15,490 32,544
1990 Census 19,863 11,591 26,595

% Change 04-09 1.65% 4.91% 3.83%
% Change 00-04 1.14% 6.53% 4.23%
% Change 90-00 3.94% 33.64% 22.37%

Source:  Claritas Inc.; Strategy 5

Goldsboro Market Areas

Table 1
Summary of Demographic Characteristics

Description
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Figure 2 - Goldsboro Area Household Growth
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Income & Employment — Income is a factor that directly influences demand 
characteristics in the residential, retail, and food & beverage market sectors. 
Residential market characteristics, such as the types of housing and pricing, are 
strongly influenced by local and regional economic trends. Household incomes 
are commonly factored in with population densities in determining the location of 
shopping centers and retailers targeted towards a specific market segment. 

Interestingly, the highest income indicators for greater Goldsboro are within the 5-
10 mile radius of the study area nexus. This same area has also experienced the 
highest rates of population and household growth in recent decades. Since this 
area should be considered as a primary trade area for many downtown retailers, 
its continued growth and prosperity has important implications for the sustainabil-
ity of downtown. 

Table 2 shows the three common indicators of income — average household; 
median household, and per capita, for the three trade areas.  

Employment usually drives population and household growth. If an area has an 
increasing employment base, new workers will likely take up residence in the lo-
cal area. In the last five years, employment in the Goldsboro Metropolitan Statis-
tical Area (MSA) has remained relatively steady, increasing from approximately 
48,544 in 2001 to 48,717 in 2005. During the same period, the unemployment 
rate in the MSA decreased from 5.7% to 5.5%, indicating a stable economy, driv-
en in large part by the presence of Seymour Johnson Air Force Base (the Base). 

In order to assess the importance of the Base to the economic health and wellbe-
ing of downtown Goldsboro, it should be noted that approximately 2,691 military 

 

0-5 Mile 5-10 Mile 10-20 Mile
Band Band Band

Est. Avg HH Income $48,843 $53,983 $48,447
Est. Med. HH Income $36,762 $44,330 $39,320
Est. Per Cap. Income $19,710 $20,612 $19,033

Source:  Claritas Inc.; Strategy 5

Table 2
Income Characteristics 2005

Goldsboro Market Areas
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personnel currently reside within the 0-5 mile ring around the City, comprising the 
highest concentration in greater Goldsboro. An additional 737 armed forces per-
sonnel reside in the 5-10 mile band, and 130 more reside in the 10-20 mile band. 
In terms of employment, the 5-10 mile band enjoys the lowest unemployment rate 
of 3.0 percent, consistent with its relative prosperity as evidenced by other eco-
nomic indicators. The City (0-5 mile band) has the highest unemployment rate in 
greater Goldsboro at 4.1 percent, and the rate is 3.4 percent in the outer band. 
See Table 3.

 As Table 4 shows, Seymour Johnson Air Force Base is the County’s 
largest employer with 4,970 active duty military personnel, 1,337 reservists, and 
1,081 civilian employees (as of September 2004). Due to Base Realignment and 
Closure (BRAC) activity, the base is expected to add an additional 350 new jobs 
over the next  2½  to 3 years, and remain a principal economic driver for Golds-
boro into the foreseeable future.

 

0-5 Mile 5-10 Mile 10-20 Mile
Band % Band % Band %

Total 16+ Population 39,341 33,114 67,509
In Armed Forces 2,691 6.8% 737 2.2% 130 0.2%
Civilian - Employed 18,923 48.1% 20,207 61.0% 40,282 59.7%
Civilian - Unemployed 1,621 4.1% 997 3.0% 2,268 3.4%
Not in Labor Force 16,107 40.9% 11,174 33.7% 24,829 36.8%
Source: Claritas; Strategy 5

Table 3
Goldsboro Area Employment Characteristics 2006

 

Name Type of Business Employment
Seymour Johnson Air Force Base Military Base 7,388
Wayne County Public Schools Public Education 2,873
Wayne Memorial Hospital Health Care 1,400
Cherry Hospital State Psychiatric Hospital 1,085
O'Berry Hospital State Center for Mentally Handicapped 1,068
Goldsboro Milling Company Poultry/Livestock Production & Feeds 1,000
County of Wayne Government 921
Cooper Standard Automotive Extruded Auto Seals 900
Case Farms Poultry processing & Feeds 812
Mount Olive Pickle Company Pickles 520
Georgia Pacific (Plywood/OSB) Plywood 510
Source: Wayne County Economic Development Commission; Strategy 5

Table 4
Wayne County 2004 Top Ten Employers
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Housing Values 

 Owner-occupied housing values are an important economic indicator for a 
specific area. Although almost half of the housing stock within a 0-5 mile radius of 
the city center is rented, its owner-occupied median housing value is the highest 
among the three subject areas, at $95,490. 

The implications of housing values and proportions of rental housing to owner-oc-
cupied housing are discussed in more detail in the Residential Market Analysis 
section.

Summary Conclusion

 The robust population and household growth that has occurred just 
outside of Goldsboro bodes well for the City’s revitalization efforts if it positions 
itself to capitalize on it. An examination of the area’s real estate market sectors, 
starting with residential, will inform the subsequent revitalization strategy that will 
serve as the foundation for a successful Master Plan.

0-5 Mile 5-10 Mile 10-20 Mile
Band % Band % Band %

2006 Est. All Owner-Occ. Housing 10,364 13,006 24,200
Value less than $40,000 1,185 11.4% 2483 19.1% 4939 20.4%
Value $40,000 - $99,999 4,431 42.8% 5,152 39.6% 10,155 42.0%
Value $100,000 - $199,999 3,856 37.2% 4,303 33.1% 7,440 30.7%
Value $200,000 - $499,999 857 8.3% 930 7.2% 1,567 6.5%
Value $500,000 or more 34 0.3% 137 1.1% 98 0.4%
Median Housing Value $95,490 $89,902 $84,743
Source: Claritas; Strategy 5

Table 5
Goldsboro Area Housing Values 2006
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Residential Market Analysis

Construction Activity

Residential construction activity and population data track the same phe-
nomenon: where people live. Residential construction activity is an important 
indicator of the growth patterns in a region, county, municipality, or specific area. 
New households generate demand for goods and services, and stimulate the 
development of new retail, as well as other commercial activity.

Table 5 shows new construction residential permits issued from 2001 
through 2005 for the City of Goldsboro (2001 data for Goldsboro was unavailable) 
and unincorporated Wayne County. Much of the new residential construction in 
the City consisted of single family homes in new subdivisions in the northeast 
section, such as Mimosa Park West and Highwoods.  

The three-year period from 2003 through 2005 was very active for residen-
tial construction in both Goldsboro and Wayne County, relative to prior years. 
During this time, 579 new dwelling units were permitted in the city, including 264 
apartments (Legacy at Berkely Place). This is a continuation of a trend of resur-
gence in the residential sector, particularly in Wayne County, which had its most 
active decade in the 1990’s with 11,721 new dwelling units entering the inventory. 
Of this number, 1,664 units were built in the City of Goldsboro. See Tables 6 and 
7, and Figure 3.  

Goldsboro 2001 2002 2003 2004 2005 Total
Single Family N/A 24 109 72 134 339
Multi-Family 264 264
Total N/A 24 109 336 134 603
Wayne County (Uninc.) 2001 2002 2003 2004 2005 Total
Single Family 95 341 432 467 468 1,803
Multi-Family 0 0 53 0 0 53
Total 95 341 485 467 468 1,856
Source: US Census; City of Goldsboro,NC; Strategy 5

Table 6
Housing Units Permitted by Type and Year
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Figure 3 - Housing Trends
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Number % Number %
Total Housing Units 16,438 47,313
Units in Structure
1-unit, detached 8,830 53.7% 27,521 58.2%
1-unit, attached 1,873 11.4% 1,994 4.2%
2 units 1,276 7.8% 1,536 3.2%
3 or 4 units 1,444 8.8% 1,768 3.7%
5 to 9 units 1,361 8.3% 1,560 3.3%
10 to 19 units 319 1.9% 368 0.8%
20 or more units 509 3.1% 509 1.1%
Mobile home 826 5.0% 12,039 25.4%
Year Structure Built
1999 to March 2000 244 1.5% 1,336 2.8%
1995 to 1998 725 4.4% 5,630 11.9%
1990 to 1994 695 4.2% 4,755 10.1%
1980 to 1989 1,806 11.0% 7,233 15.3%
1970 to 1979 3,084 18.8% 9,668 20.4%
1960 to 1969 3,483 21.2% 6,875 14.5%
1940 to 1959 4,957 30.2% 8,144 17.2%
1939 or earlier 1,444 8.8% 3,672 7.8%
Source: US Census; Strategy 5

Housing Characteristcs 2000
Table 7

Goldsboro
City

Wayne 
County
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Residential Market Characteristics 

The City of Goldsboro has a slightly higher ratio of owner-occupied housing 
at 53 percent, to renter-occupied housing at 47 percent. The percentage of own-
er-occupied housing increases to 79 percent in the 5-10 mile band just outside of 
the city, than decreases slightly to 71 percent in the 10-20 mile band. The median 
owner-occupied housing value is highest in the city at $95,490, decreasing to 
$89,902 in the 5-10 mile band and $84,743 in the 10-20 mile band. See Table 7.  
Figures 4 and 5 show graphic representations of the ratio of renter-occupied to 
owner occupied dwelling units in the 0-5 mile band and 5-10 mile band, respec-
tively. 

As in any city in the U.S., home prices vary widely in Goldsboro, depending 
on location, dwelling type and size, age of dwelling unit, and other factors. Homes 
in Mimosa Park West and Highwoods neighborhoods mentioned previously are 
currently listed for between $220,000 and $300,000. Large, historic houses in 
neighborhoods such as North James & George, S. William & John, and the De-
pot District have values typically ranging from approximately $20,000 to $50,000 
unrenovated, and $150,000 to $180,000 renovated.

Buildable lots in medium-range residential subdivisions may range from 
$15,000 to $20,000 for one-third to one-half an acre, while infill lots in the his-
toric neighborhoods near downtown typically range from approximately $2,000 to 
$6,000, with an average value of $4,500.

0-5 Mile 5-10 Mile 10-20 Mile
Band % Band % Band %

Renter Occupied Units 9,177 47% 3,496 21% 9,719 29%
Owner Occupied Units 10,364 53% 13,006 79% 24,200 71%
Median Owner-Occupied Housing Value $95,490 $89,902 $84,743
Source:  Claritas Inc.; Strategy 5

Table 7
Housing Characteristics 2006, Goldsboro Market Areas
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The rental housing market figures more 
prominently within the 5-mile radius that en-
compasses downtown Goldsboro than the 
outer suburbs. Rental housing in the City 
consists of managed apartment complexes, 
small apartment buildings (including converted 
houses), loft apartments, and single fam-
ily dwelling units. Older, managed apartment 
complexes typically have rents ranging from 
approximately $480 per month for a one-bed-
room unit to $680 for a three bedroom unit. 
Relatively new apartments, such as the Legacy 
at Berkeley Place, rent from $650 per month for 
a 850-square-foot one-bedroom, to $850 per 
month for a 1,450-square-foot three-bedroom. 
Converted lofts in the downtown have also 
gained in popularity in the past few years, with 

rents averaging approximately $600 per month. 

The addition of new rental units into the rental market inventory has resulted 
in a temporary oversupply. The new Legacy Apartments were 69% occupied in 
Spring of 2006, and other managed apartment complexes have also seen occu-
pancy rates decline. This situation could turn around in the near future, however, 
due to developing circumstances associated with housing at Seymour Johnson 
AFB discussed in the next section. 

Demand Factors 

Factors such as property taxes and public schools can strongly influence 
where people choose to live. City property taxes are typically higher than county 
taxes, and city schools are generally perceived to be less desirable than sub-
urban schools – circumstances that are not unique to Goldsboro, but common 
among U.S. cities. Nonetheless, there has been a resurgence in downtown living 
throughout the country, for a myriad of reasons that transcend taxes and schools, 
such as proximity to employment, shopping, entertainment, etc. 

Within the next five to seven years, various developments are anticipated to 
occur that should have direct and positive impacts on the Goldsboro residential 
market dynamic:

Base Housing: Seymour Johnson AFB currently accommodates a 
total of 1,687 housing units, ranging from bachelor to family quarters for 
both officers and enlisted men. Due to the economics associated with 
supporting and maintaining base housing, Seymour Johnson AFB has 
adopted a policy to scale back its units from the current number of 1,687 
to 900 by the Year 2010, a net loss of 787 housing units. During the 
same period, the base is expected to add 350 new positions during the 
same period. The implication for the Goldsboro market is the generation 
of demand for over 1,000 dwelling units.

•

 This new home in Mimosa 
Park West was listed for 
$279,000 in Spring 2006.
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Commuter and Passenger Rail: The North Carolina Rail Division is 
currently working on plans to create passenger rail service from Raleigh 
to Goldsboro, eventually extending to Wilmington. This will result in the 
reactivation of the rail depot in downtown Goldsboro. In addition, a bus 
terminal is planned that will be used by the Goldsboro/Wayne Transpor-
tation Authority for its Gateway transit system, and will also accommo-
date private long-distance carriers such as Greyhound and Trailways, 
effectively creating a multimodal transportation station. The ability to 
easily commute by rail to Raleigh will make Goldsboro more attractive 
to potential residents, and the transformation of the rail depot to a multi-
modal transportation hub will create potentials for transit-oriented devel-
opment nearby.
Historic Home Reinvestment: Goldsboro’s current inventory of historic 
residential structures is one of its most valuable resources, particularly in 
terms of maintaining the City’s character and identity. The preservation 
and restoration of these structures will be key for establishing the tone 
for their neighborhoods’ revival.  The Downtown Goldsboro Development 
Corporation (DGDC) is currently working with Preservation North Caro-
lina (PNC) on a plan to acquire, stabilize, market and sell historic houses 
to persons that will renovate and live in them. These activities will help 
sustain the trend towards reinvestment in historic neighborhoods, and 
signal the City’s commitment to downtown revitalization.
Infill Development: DGDC is also working on a plan to create residen-
tial infill development in partnership with Self-Help, an organization dedi-
cated to providing financing to low- and moderate-income homeowners, 
small business owners, and non-profits. Of over 60 vacant lots identi-
fied in three target neighborhoods (North James & George, S. William 
& John, and the Depot District), Self-Help has identified 30 that they 
believe are potential infill projects for affordable housing. Their objec-
tive is to build homes on these lots with prices ranging from $85,000 to 
$115,000, with the City providing assistance on land acquisition.

Summary Conclusion 

Residential redevelopment in downtown Goldsboro’s proximal neighbor-
hoods has not necessarily been demand driven in recent decades.  Past trends 
and current data describe a relatively flat market situation within the study area, 
but one with significant latent redevelopment potential. The type of development 
that is market supported in the study area could be characterized as “supply pull” 
rather than “demand push,” in that some measure of public investment is required 
to induce reinvestment.  As events unfold in the foreseeable future, the market 
should shift to one that is more demand driven, property values will rise accord-
ingly, and the need for public investment will diminish.

Base housing activities will have the most immediate effect on housing 
demand in the near future. The elimination of 787 housing units and the addition 
of 350 new positions at the Base should generate a surge in demand over and 
above what the area has typically absorbed over the past five years. The types of 
dwelling units in demand will cover the housing-type spectrum, from 1-bedroom 

•

•

•
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apartments to single-family homes. While the presently soft apartment market 
could absorb much of the demand generated within its own segment without 
the addition of new inventory, opportunities should nonetheless arise for new, 
for-sale, market-rate housing. While different areas of the City and County will 
compete to fulfill new housing demand, the City should seek to capitalize on the 
circumstances.

In acquiring properties near downtown, the City will realize a one-time 
opportunity to control their eventual redevelopment. The Self-Help infill redevel-
opment plan is a laudable one, and there is no doubt that it should succeed in 
improving conditions in the target neighborhoods while providing much-needed 
affordable, for-sale housing. However, if the City does indeed pursue the acquisi-
tion of vacant properties for redevelopment to affordable housing, it should also 
seriously consider setting aside a portion of the properties for development of 
market-rate housing to respond to market-driven demand. These properties could 
be subsequently marketed and sold to private sector builders and developers, 
the proceeds of which could help leverage the Self-Help building program. This 
series of actions will help to create a “middle ground” between affordable housing 
and restored historic properties. 

Due to the limited area of the targeted neighborhoods and the scarcity of 
land resources, it is important to plan properly and guide development so that key 
properties are not underutilized or underdeveloped prematurely. If too many prop-
erties are underdeveloped in a shortsighted manner, a tone in the marketplace 
could be established that precludes eventual opportunities to allow these proper-
ties to reach their highest and best use in an emerging marketplace. A balanced 
approach to neighborhood revitalization will help ensure the eventual develop-
ment of neighborhoods that are truly economically diverse.
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Appendix B
Commercial Market Analysis for 
Downtown Goldsboro

Prepared by Taylor Yewell of Strategy5, June, 2006

Introduction

The following analysis examines the commercial real estate characteristics 
that will influence the revitalization of downtown Goldsboro, with a focus on the 
retail and office market sectors.

Current Conditions

Prior to the advent of suburban strip shopping centers, regional malls, and 
big box centers, the focus for most retail activity was generally located in the 
downtown core of cities and towns. Since the 1950’s, a steady exodus of depart-
ment stores and other retailers has moved to the suburbs, following residential 
development and locating in areas with high visibility, easy access, and abundant 
parking. For many downtowns, the outbound trend included office dwellers and 
residents, compounding the disinvestment and creating additional vacant space. 
Nationwide, most downtowns were left with the challenge of redefining them-
selves in order to maintain the commercial activity which is so vital to their eco-
nomic health and wellbeing. 

By a number of standards, Goldsboro’s downtown has fared relatively well 
compared to similar towns in the region, where 85 percent vacancy rates are not 
unheard of. The presence of destination attractions, which draw area residents 
into the downtown to shop, eat, or be entertained, has helped to maintain its 
health and vitality. The loss of the Paramount Theater has proved somewhat of 
a setback, as local restaurants have reported measurable declines in patronage 
since its demise. While the City Hall, County offices and courts, and Wesleyan 
College all contribute to downtown’s daytime population on weekdays, it is attrac-
tions such as destination retail, theater or a community center that draw visitors 
on nights and weekends.

In order to assess the mix of commercial enterprises and other tenants in 
downtown Goldsboro, a storefront survey was conducted for the downtown core, 
an area bounded by Ash Street to the north, William Street to the east, Spruce 
Street to the south, and George Street to the west. Every attempt was made to 
classify each storefront’s use accurately, although in some cases, a building’s sta-
tus was not easily ascertained by visual inspection. While it was readily apparent 
that some buildings were undergoing renovation in anticipation of new tenants, 
the probability exists that other vacant buildings were on the verge of renovation 
or re-tenanting. For the purposes of this analysis, for-lease and vacant storefronts 



Page �4

utilized for storage are classified as “Vacant”, as well as those containing busi-
nesses that have indicated they are ceasing business operations. 

Retail Merchandise Stores.  For the purposes of this analysis, retail mer-
chandise stores are defined as those that sell goods to domestic consumers. This 
category includes hard goods purveyors such as Maxway’s department store, ap-
parel shops, furniture and antique stores, etc., as well as downtown’s two photog-
raphy studios, and its gas station.

Aside from the Maxway’s department store and Pure gas station, down-
town’s merchandisers are comprised of independent, “mom and pop” operations. 
This is common in downtowns across North America, as national chain retailers 
tend to cluster in suburban nodes. Nonetheless, local merchants can develop 
very loyal customer bases, making them destinations in and of themselves. For 
example, the proprietor of one popular ladies fashion store reported a client trade 
area stretching from Raleigh to Wilmington.  Bridal shops can also attract custom-
ers from a broad trade area, as can a very specialized store such as the Electro-
lux dealer. Most of the other retail merchandisers in downtown are positioned to 
handle a localized trade area.

The downtown retail merchandiser inventory includes a high number of 
stores specializing in previously owned items, including two used fur-
niture stores and five thrift/used merchandise stores, pointing to a high 
demand for these types of merchandisers. See Table 1.

Food & Beverage.  Food & beverage establishments generate 
activity for retail merchandisers, and often represent destination at-
tractions in their own right. A cluster of popular restaurants and bistros 
can reach a critical mass, creating an entertainment district with a 
gravitational pull greater than the sum of its parts. 

Downtown Goldsboro hosts a number of popular restaurants, 
lunch counters, and coffee shops that serve the daytime, evening, and 
weekend traffic. See Table 2.

Personal Services.  Personal services retailers typically cater to a 
very localized population, and include hair care and beauty parlors, 
nail salons, dry cleaners, auto repair and maintenance shops, and 
other services catering to domestic needs. As Table 3 shows, fifteen 
personal services businesses were identified in the downtown core.

Professional Services.  
Professional services are 
typically associated with at-
torneys, accountants, doc-
tors, realtors, banks, and 
business-to-business ori-

Department Store 1
Apparel
   Ladies 3
   General 2
   Bridal 1
   Tee Shirts 2
   Shoes 3
Furniture
   New 2
   Used 2
Appliances 2
Electronics 1
Office Supply 1
Lighting 1
Drug store/pharmacy 1
Florist 1
Framing/art/gifts 3
Antiques/memorabilia 3
Photography studios 2
Thrift/used items stores 5
Gas station 1
Total 37

Source: Strategy 5

Table 1
Retail Merhandise Stores

Food & beverage
   Deli, coffee shops 5
   Full-kitchen, sit-down 3
   Saloon 1
Total 9

Source: Strategy 5

Table 2
Food & Beverage Establishments
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ented firms. Table 4 shows seventeen professional services firms 
identified in the downtown core.

Churches.  Relatively cheap rents and property values have 
contributed to a proliferation of storefront churches in downtown 
Goldsboro in recent decades. Indeed, churches represent the 
single highest number of specific use-types in the downtown core 
at twelve identified establishments.

Government, Associations, Civic.  As the seat of county govern-
ment and local courts, Goldsboro’s building inventory accommo-
dates certain county services, as well as associations that prefer 
to locate near government offices.  The Jeffries Building on John 
Street accommodates Wayne County departments, and County 
government services occupy three consecutive addresses on Wal-
nut Street. 

Both the Wayne County Democratic and Republican party or-
ganizations occupy downtown storefronts, as well as the Fraternal 
Order of Police. Civic organizations occupying downtown buildings 
include the International Order of Odd Fellows and the Benevolent 
and Protective Order of the Elks.

Institutional.  North Carolina Wesleyan College currently occupies 
four floors of the Wachovia Bank Building. The Self Help organiza-
tion is currently assessing the building for potential acquisition and 
re-tenanting of vacant space.

Properties Under Renovation.  The downtown Goldsboro store-
front survey identified two storefront areas currently undergoing renovation work. 

Vacant  Properties.  The downtown Goldsboro storefront survey identified twen-
ty-six vacant properties, plus one vacant warehouse, with no apparent renovation 
activity underway. Of the 142 properties surveyed, this represents a vacancy rate 
of approximately 18.3 percent.

Cultural.  Unfortunately, the fiery demise of downtown Goldsboro’s cultural icon, 
the Paramount Theater, has had tangible impacts on other downtown businesses, 
and has created a void in the urban core. A frequent user group of the Para-
mount, The StageStruck Youth People’s Theater, currently occupies space at 110 
James Street.

Competitive Supply

Retail Overview 

Retail development is primarily a function of population and income characteris-
tics.  It follows development, yet it is not a leading land use.  A retail center cannot 

Personal services
   Hair 7
   Nail salons 2
   Wigs 1
   Shoe repair 1
   Pet grooming 1
   Garage 1
   Dance studio 1
   Tae Kwan Do 1
Total 15

Source: Strategy 5

Table 3
Personal Services

Professional Services
   Banks 2
   Law Offices 8
   Title company 1
   Land surveyor 1
   Mortgage company 1
   Business systems 2
   Real estate 1
   Medical lab 1
Total 17

Source: Strategy 5

Table 4
Professional Services
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generate new business or create new buying power, it can only attract customers 
from existing businesses within or beyond the trade area that are not meeting 
market expectations, or fulfill a demand that has not been met within the mar-
ket area.  It can also capture the increase in purchasing power that results from 
population, household, employment, or income growth.  New retail space can 
cause a redistribution of business outlets and consumer patronage, but it rarely 
creates new consumers.

The Urban Land Institute (ULI) defines six key types of shopping centers that 
comprise the majority of retail development in the United States. For purposes of 
understanding terms and characterizations used in this report, each type of retail 
center is summarized:

Convenience Center.  A convenience center provides for the sale of per-
sonal services and convenience goods similar to those of a neighborhood center. 
It contains a minimum of three stores, with a total gross leasable area (GLA) of 
up to 30,000 square feet. Instead of being anchored by a supermarket, a conve-
nience center usually is anchored by some other type of personal/convenience 
service such as a mini-market. There are not convenience center uses in the 
downtown, but as an example, several retail nodes near the intersection of I-65 
and Long Hollow Pike and elsewhere in downtown Goodlettsville fit this definition. 

Neighborhood Center.  This type of retail center provides for the sale of 
convenience goods (foods, drugs, and sundries) and personal services (e.g. 
laundry and dry cleaning, hair-styling, shoe repair and tailoring) for the day-to-day 
needs of the residents in the immediate area. It is built around a supermarket as 
the principal tenant and typically contains a gross leasable area of about 60,000 
square feet. In practice neighborhood centers can range from 30,000 to 100,000 
square feet. North Plaza would fit this description.

Community Center.  In addition to the convenience goods and personal 
services offered by the neighborhood center, a community center provides a 
wider range of soft lines (wearing apparel) and hard lines (hardware and appli-
ances). The community center makes merchandise available in a greater variety 
of sizes, styles, colors, and prices. Many centers are built around a junior depart-
ment store, variety store, super drugstore, or discount department store as the 
major tenant, in addition to a supermarket.

Although a community center does not have a full-line department store, 
it may have a strong specialty store or stores. Its typical size is about 150,000 
square feet of gross leasable area, but in practice, it may range from 100,000 to 
500,000 or more square feet. Centers that fit the general profile of a community 
center but contain more than 250,000 square feet are classified as super com-
munity centers. As a result, the community center is the most difficult to estimate 
for size and pulling power. By ULI standards, Goldsboro’s downtown retail could 
be classified as a community center, based on its mix of merchandise and overall 
retail square footage.

Power Center.  A power center is a type of super community center. It con-
tains at least four category-specific, off-price anchors of 20,000 or more square 
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feet. These anchors typically emphasize hard goods such as consumer electron-
ics, sporting goods, office supplies, home furnishings, home improvement goods, 
bulk foods, drugs, health and beauty aids, toys, and personal computer hardware/
software. They tend to be narrowly focused but deeply merchandised “category 
killers” together with the more broadly merchandised, price oriented warehouse 
club and discount department stores. Anchors in power centers typically occupy 
85 percent or more of the total. 

Regional Center.  This type of center provides general merchandise, ap-
parel, furniture, and home furnishings in depth and variety, as well as a range of 
services and recreational facilities. It is built around one or two full-line depart-
ment stores of generally not less than 50,000 square feet. Its typical size is about 
500,000 square feet of gross leasable area, but in practice it may range from 
250,000 square feet to more than 900,000 square feet. The regional center pro-
vides services typical of a business district yet not as extensive as those of the 
super regional center. The Berkeley Mall fits this profile.

Super Regional Center.  A super regional center offers an extensive variety 
in general merchandise, apparel, furniture and home furnishings, as well as a va-
riety of services and recreational facilities. It is built around three or more full-line 
department stores generally of not less than less than 75,000 square feet each. 
The typical size of a super regional center is about 1 million square feet of gross 
leasable area. In practice the size can range from about 500,000 to more than 
1.5 million square feet. 

The different types of retail centers summarized above carry with them 
characteristics not only of size, but of typical sales per square foot GLA, and 
other operating benchmarks. Based on an extensive survey completed by the 
Urban Land Institute, characteristics for these facilities in the southern region of 
the United States (North Carolina is included in this region of the ULI survey), are 
summarized in Table 6. Comparative data is employed in both the supply and 
demand calculations that follow.

 

Total GLA Sales 
Shopping Center Type (Median) per SF GLA
Super Regional Shopping Centers 1,088,242 $193.68
Regional Shopping Centers 538,514 $180.31
Community Shopping Centers 155,212 $229.26
Neighborhood Shoping Centers 57,338 $270.62
Source: Urban Land Institute: Dollars and Cents of Shopping Centers 2004.

Southern Region
Retail Center Comparative Size, and Sales 

Table 6
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Discussion of Existing Retail Supply

The Berkeley Mall and its surrounding area represent the most significant 
retail cluster in the immediate Goldsboro area. The mall itself is the only regional 
mall in a 40-mile radius of Goldsboro, and contains approximately 458,000 
square feet of space comprised of three major department stores:

• Belk
• JC Penney 
• Sears 

An inventory conducted in June 2006 found 27 in-line stores, 4 eateries, 4 
kiosks, and 12 vacant in-line spaces.

Berkeley Commons, Goldsboro’s newest shopping center, includes: Ross 
Dress for Less; Linens n’ Things; Old Navy; Bed, Bath & Beyond, and T.J. Maxx.

Free-standing big box stores 
near the mall include Wal-Mart, 
Sam’s Club, Target, and Lowe’s. 
From a practical standpoint, this 
cluster of big box retailers is simi-
lar to a power center in the context 
of its position in Goldsboro’s retail 
environment.

Community shopping centers 
in Goldsboro include Crossroads 
Plaza. Neighborhood shopping 
centers include North Plaza and 
Cobblestone Place on Berkeley 
Boulevard, and Barnyard Shop-
ping Center and Wayne Plaza on 
Spence.

Office Overview 

For the purposes of comparison, office space is grouped into three classes 
(A, B and C) representing a subjective quality rating of buildings, which indicates 
the competitive ability of each building to attract similar types of tenants. A combi-
nation of factors including rent, building finishes, system standards and efficiency, 
building amenities, location/accessibility and market perception, are used as rela-
tive measures. 

Class A.  The most prestigious buildings competing for premier office us-
ers with rents above average for the area. Buildings have high quality standard 
finishes, state of the art systems, exceptional accessibility and a definite market 
presence. These buildings are typically located in metropolitan areas such as 
Raleigh-Durham.

 
This image shows the Berke-
ley Mall with Wal-Mart, 
Sam’s Club, Target, Lowe’s, 
and the Crossroads Plaza, all 
in close proximity.
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Class B.  Buildings competing for a wide range of users with rents in the 
average range for the area. Building finishes are fair to good for the area and sys-
tems are adequate, but the building does not compete with Class A at the same 
price. Townhouse offices such as those in the Greentree Office Park are repre-
sentative of Class B space in the Goldsboro market.

Class C.  Buildings competing for tenants requiring functional space at rents 
below the average for the area. Much of the downtown storefront office space 
would fall under this classification.

Discussion of Existing Office Supply 

Although institutionalized data on Goldsboro’s office market is not available 
(typical, outside of large metropolitan areas), certain observations can be made 
regarding downtown’s position relative to other areas of the City. With the excep-

tions of the Wachovia Bank Building and 
Jeffries Building, Goldsboro’s office buildings 
are typically low rise, and consist of single-
user buildings (banks, professional firms) or 
office parks like the aforementioned Green-
tree. No large blocks of contiguous, multi-
tenant space exist outside of the downtown, 
although the potential certainly exists for the 
adaptive reuse of industrial space.

Much of the private sector office space 
is occupied by attorneys, who are naturally 
attracted to seats of government and the 
courts, as well as finance, insurance, and 
real estate firms. Medical services are also 
prevalent in the outlying office parks.  

 Summary Conclusion

Goldsboro’s downtown retail has fared relatively well in recent years, as 
compared to other retail nodes in the City. The proliferation of big box, or “catego-
ry killer” stores such as Sam’s Club and Target has been especially hard on aging 
regional malls. The high vacancy rate in in-line stores in the Berkeley Mall does 
not so much indicate a weak retail market in Goldsboro as much as one in which 
the competitive dynamic is shifting. In fact, the structure of retail has changed 
considerably over the past several decades, evolving into fewer and larger out-
lets.

Goldsboro’s downtown retail will benefit from a number of ongoing and pend-
ing developments: 

Recreation Center.  The development of the Recreation Center will draw 
area residents that otherwise may have had no compelling reason to visit down-
town. New visitation may not have an immediate impact on retail sales, but it will 

Greentree Office Park contains a mix of professional services tenants.
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nonetheless allow people to discover or rediscover downtown, with the effect of 
mitigating negative perceptions on safety issues and such. As these perceptions 
fade, new visitors will consider patronizing other downtown business establish-
ments.

Revival of the Paramount Theater.  Plans are underway to begin fund-
raising efforts for the reconstruction of the Paramount. The importance of this 
cultural icon to downtown Goldsboro’s vitality cannot be understated. The facility 
was utilized on most weekends of the year, and did indeed have a tangible impact 
on nearby businesses. The effect of this impact is evidenced by the noticeable 
decline in patronage at some downtown restaurants subsequent to the loss of the 
facility. 

Residential Revitalization.  While the addition of even 100 new rooftops in 
Goldsboro’s historic district would have a negligible effect on downtown retail pa-
tronage in and of itself, the impact of the revitalization would be of a much greater 
magnitude by virtue of changing the public’s perceptions of downtown. Unat-
tractive gateways into the urban core of a city can indeed act as an impediment 
to commerce, while attractive gateways signal to people that they are entering a 
special place.

 
Commercial Revitalization.  Commercial revitalization proceeds apace 

in downtown Goldsboro, and the City should be commended on its role in this 
endeavor. It is important that these efforts continue to move forward to achieve a 
“critical mass” of pedestrian-scale uses in order to maintain support for revitaliza-
tion. Ultimately, reaching critical mass means the redevelopment is unstoppable 
and cannot be reversed. At that point, the upward spiral will create a sense of 
excitement, increase the number of people on the streets, raise property values 
and rents, and make the community feel safer.

Commuter and Passenger Rail Service.  Although rail service through 
Goldsboro is at least eight years away, its arrival will nonetheless have a benefi-
cial impact on all market sectors, and should be a key consideration in all present 
and future planning. Rapid and convenient access to the Raleigh-Durham metro-
plex and the Carolina coast will make the City a more attractive place to work and 
live, increasing demand for downtown housing and office space. 

As housing, entertainment, and retail approach critical mass downtown, of-
fice will follow. Transportation nodes, such as the one that will be created at the 
Rail Depot, typically support mixed-use, urban density developments offering a 
combination of residential, office and retail. Rail also provides the opportunity for 
the reverse commute, where residents of the highly populated Raleigh-Durham 
metropolitan area come to Goldsboro to work. More activity will attract more 
people increasing rents and property values, thereby creating more business op-
portunity.
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Appendix C

Fiscal Impact Analysis of Downtown 
Residential Development
Prepared by Taylor Yewell of Strategy5

The following analysis examines the potential fiscal impacts of proposed 
residential redevelopment scenarios as presented in the City of Goldsboro Com-
prehensive Historic Neighborhood Revitalization Plan (Revitalization Plan), in 
addition to the inclusion of a market-rate housing component as an alternative 
scenario. The subject areas are comprised of three historic neighborhoods sur-
rounding downtown Goldsboro: the North James & George neighborhood; the 
S. William & John neighborhood, and; the Depot District. The concept of market-
rate housing is supported by findings of the Demographic/Economic Overview & 
Residential Market Analysis contained in Technical Memorandum 1, prepared by 
Strategy 5 with Allison Platt & Associates.

Property assessments and projected values presented herein are consistent 
with those contained in the Revitalization Plan. Every attempt has been made 
to present the most reasonable and accurate assumptions regarding escalation 
rates and residential absorption. The data, information, and projections contained 
in this report are designed to inform policy makers on the fiscal implications of 
residential redevelopment in the neighborhoods adjacent to downtown Goldsboro.

 
In order to fully assess the fiscal impacts of residential infill development in 

the targeted neighborhoods, three 10-year discounted tax revenue flow analyses 
have been conducted. The first such example utilizes the Self-Help affordable 
housing scenario. Self-Help is an organization that provides financing for low 
and moderate-income homeowners. As proposed in the Comprehensive His-
toric Neighborhood Revitalization Plan, this scenario assumes that the City will 
purchase 31 properties, which will in turn be donated to Self-Help. Self-Help will 
subsequently improve the lots by building affordable dwelling units that will have 
an average sale price of $92,000. 

As lots are improved, the assessable value of the properties will increase, 
and correspondingly higher property tax revenues will accrue to the City. This will 
most likely occur over a period of time, and will be subject to escalations due to 
various inflationary factors. Therefore, the 10-year discounted tax revenue flow 
analysis factors in the following assumptions:

• 4-year buildout period
• Current assessed base value of subject properties: $138,770
• Average price in Year 1: $92,000
• Annual escalation factor of 2.5%
• Property tax rate of 0.0065
• Net present value calculated at a 6% discount rate

The net present value is the present value of future cash flows for a given 
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percentage, or discount, rate. In this case, 6% is used to correspond to the cur-
rent Bloomberg 10-year AAA banking and finance rate, a rate that the City could 
conceivably expect to apply to municipal bonds. The net present value allows an 
investor, in this case the city, to compare variable cash flows. 

Given the previous assumptions, net new property taxes at buildout in Year 
4 are estimated to equal approximately $19,061 based on a net aggregate prop-
erty value of approximately $2.9 million. Property tax revenue is projected to in-
crease to $22,249 in Year 10, based on a net aggregate property value of approx-
imately $3.4 million. The net present value of the 10-year property tax cash flow 
at 6% equals $116,298. Using an amount of $120,000 that represents the City’s 
investment in real property, the cash flow would yield an internal rate of return of 
5.46%, approximately one half-point less than the 6% discount rate. See Table 1.

The second residential infill development scenario assumes a balanced 
combination of 16 affordable and 15 market-rate housing units. Using the same 
basic assumptions as in the first example, the mixed-income example also as-
sumes the following:

• 5-year buildout period for market-rate housing
• Average price for market-rate housing in Year 1: $150,000
• The City sells market-rate lots at cost. Net proceeds: $60,000.

The 15 market-rate lots could be resold individually or packaged and sold in 
groups to private developers. Under this scenario, lots are sold for an average of 
$4,000 apiece, consideration of which is factored into the overall cash flow.

 

Year 1 Year 2 Year 3 Year 4 Year 5
Escalation Factor 0.0% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 6 8 8 9 0
Self Help Unit Value $92,000 $94,300 $96,658 $99,074
Self Help Property Value $552,000 $1,320,200 $2,126,465 $3,071,292 $3,148,074
Base Value $138,770 $138,770 $138,770 $138,770 $138,770
Net New Property Value $413,230 $1,181,430 $1,987,695 $2,932,522 $3,009,304
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $2,686 $7,679 $12,920 $19,061 $19,560

Year 6 Year 7 Year 8 Year 9 Year 10
Escalation Factor 2.5% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 0 0 0 0 0
Self Help Unit Value $0 $0 $0 $0 $0
Self Help Property Value $3,226,776 $3,307,446 $3,390,132 $3,474,885 $3,561,757
Base Value $138,770 $138,770 $138,770 $138,770 $138,770
Net New Property Value $3,088,006 $3,168,676 $3,251,362 $3,336,115 $3,422,987
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $20,072 $20,596 $21,134 $21,685 $22,249
Net Present Value @ 6%1 $116,298
Internal Rate of Return2 5.46%
1Bloomberg 10-Year AAA Banking and Finance, May 18, 2006
2On $120,000 capital investment
Source: Strategy 5

10-Year Discounted Tax Revenue Analysis - Affordable Housing Scenario
Table 1
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Under this scenario, net new property taxes at buildout in Year 5 are esti-
mated to equal approximately $26,219 based on a net aggregate property value 
of approximately $4.0 million. Property tax revenue is projected to increase to 
$29,783 in Year 10, based on a net aggregate property value of approximately 
$4.6 million. Using a 6% discount rate, the net present value of the 10-year 
property tax revenues plus the cash flow from the resale of lots equals $183,232, 
well exceeding the original capital investment of $120,000. The 10-year cash flow 
yields an internal rate of return 14.97% on the $120,000 capital investment.  See 
Table 2.

By comparison, the mixed-income housing scenario offers greater fiscal 
benefits to the City than the affordable housing scenario. Net present values for 
affordable versus mixed-income are $183,232 and $116,298, respectively. The 
mixed-income scenario offers a 14.97% internal rate of return compared to 5.46% 
for affordable housing.

The third and final scenario deals exclusively with property tax revenues 
associated with the combination of affordable and market-rate housing as in the 
second example, plus the renovation and occupation of 16 historical houses as 

 

Year 1 Year 2 Year 3 Year 4 Year 5
Escalation Factor 0.0% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 3 4 4 5 0
Self Help Unit Value $92,000 $94,300 $96,658 $99,074
Self Help Property Value $276,000 $660,100 $1,063,233 $1,585,183 $1,624,813
Market-Rate Units Added 2 3 3 3 4
Market Rate Unit Value $150,000 $153,750 $157,594 $161,534 $165,572
Market-Rate Property Value $300,000 $768,750 $1,260,750 $1,776,870 $2,483,579
Total Value $576,000 $1,428,850 $2,323,983 $3,362,053 $4,108,392
Base Value $138,770 $138,770 $138,770 $138,770 $138,770
Net New Property Value $437,230 $1,290,080 $2,185,213 $3,223,283 $3,969,622
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $2,842 $8,386 $14,204 $20,951 $25,803
Net Proceeds from Lot Sales $8,000 $12,000 $12,000 $12,000 $0
Cash Flow $10,842 $20,386 $26,204 $32,951 $25,803

Year 6 Year 7 Year 8 Year 9 Year 10
Escalation Factor 2.5% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 0 0 0 0 0
Self Help Unit Value $0 $0 $0 $0 $0
Self Help Property Value $1,665,433 $1,707,069 $1,749,745 $1,793,489 $1,838,326
Market-Rate Units Added 0 0 0 0 0
Market Rate Unit Value $0 $0 $0 $0 $0
Market-Rate Property Value $2,545,668 $2,609,310 $2,674,543 $2,741,407 $2,809,942
Total Value $4,211,101 $4,316,379 $4,424,288 $4,534,896 $4,648,268
Base Value $138,770 $138,770 $138,770 $138,770 $138,770
Net New Property Value $4,072,331 $4,177,609 $4,285,518 $4,396,126 $4,509,498
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $26,470 $27,154 $27,856 $28,575 $29,312
Net Proceeds from Lot Sales $0 $0 $0 $0 $0
Cash Flow $26,470 $27,154 $27,856 $28,575 $29,312
Net Present Value @ 6%1 $95,754
Internal Rate of Return2 14.97%
1Bloomberg 10-Year AAA Banking and Finance, May 18, 2006
2On $120,000 capital investment
Source: Strategy 5

10-Year Discounted Tax Revenue Analysis - Affordable & Market-Rate Housing Scenario
Table 2
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outlined in the Revitalization Plan. Proposed as a partnership between the City 
and Preservation North Carolina (PNC), the program would use a revolving loan 
fund to acquire, stabilize, market, and sell historic properties for a price that deliv-
ers a reasonable profit to the City and PNC.

This example is also intended to illustrate the potential revenue associated 
with Tax Increment Financing (TIF), enabled by legislation in North Carolina in 
2005. TIF is a tool in which cities may take increased tax revenue from a specific 
district and use it to pay off bonds for public improvements. The district usually 
lasts 15-25 years, or enough time to pay back the bonds issued to fund the im-
provements.

The following new assumptions are used in this scenario:

• Buildout period for 16 historic properties: 5 years
• Current assessed base value of subject properties: $765,930
• Average price of historic property in Year 1: $115,000
• Bond period: 15 years
• Bond rate: 6%

 

Year 1 Year 2 Year 3 Year 4 Year 5
Escalation Factor 0.0% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 3 4 4 5 0
Self Help Unit Value $92,000 $94,300 $96,658 $99,074 $0
Self Help Property Value $276,000 $660,100 $1,063,233 $1,585,183 $1,624,813
Market-Rate Units Added 2 3 3 3 4
Market Rate Unit Value $150,000 $153,750 $157,594 $161,534 $165,572
Market-Rate Property Value $300,000 $768,750 $1,260,750 $1,776,870 $2,483,579
PNC Units Added 2 3 3 4 4
PNC Unit Value $115,000 $117,875 $120,822 $123,842 $126,938
PNC Property Value $230,000 $589,375 $966,575 $1,486,109 $2,031,016
Total Value $806,000 $2,018,225 $3,290,558 $4,848,162 $6,139,407
Base Value $765,930 $765,930 $765,930 $765,930 $765,930
Net New Property Value $40,070 $1,252,295 $2,524,628 $4,082,232 $5,373,477
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $260 $8,140 $16,410 $26,535 $34,928

Year 6 Year 7 Year 8 Year 9 Year 10
Escalation Factor 2.5% 2.5% 2.5% 2.5% 2.5%
Self Help Units Added 0 0 0 0 0
Self Help Unit Value $0 $0 $0 $0 $0
Self Help Property Value $1,665,433 $1,707,069 $1,749,745 $1,793,489 $1,838,326
Market-Rate Units Added 0 0 0 0 0
Market Rate Unit Value $0 $0 $0 $0 $0
Market-Rate Property Value $2,545,668 $2,609,310 $2,674,543 $2,741,407 $2,809,942
PNC Units Added 0 0 0 0 0
PNC Unit Value $0 $0 $0 $0 $0
PNC Property Value $2,081,791 $2,133,836 $2,187,182 $2,241,861 $2,297,908
Total Value $6,292,892 $6,450,215 $6,611,470 $6,776,757 $6,946,176
Base Value $765,930 $765,930 $765,930 $765,930 $765,930
Net New Property Value $5,526,962 $5,684,285 $5,845,540 $6,010,827 $6,180,246
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $35,925 $36,948 $37,996 $39,070 $40,172
15-Year Bond @ 6%* $340,000
*Based on annual payment by stabilized revenue in Year 5
Source: Strategy 5

Affordable, Market-Rate, & Historic Home Reinvestment Housing Scenario

Table 3
10-Year Discounted Tax Revenue Analysis 
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Under this scenario, net new property taxes at buildout in Year 5 are esti-
mated to equal approximately $34,928 based on a net aggregate property value 
of approximately $5.4 million. As TIF revenue, $35,000 per year could support 
payment on a $340,000-portion of a 15-year bond at a 6% discount rate. See 
Table 3.
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Appendix D

Fiscal Impact of Proposed Development
Prepared by Taylor Yewell of Strategy5

Net new fiscal benefits will accrue to the City of Goldsboro from proposed 
new development in the form of property tax revenues. In the event that a tax 
increment financing (TIF) district is created that encompasses the new property 
improvements, TIF revenues from property taxes can be applied to servicing the 
debt on bonds issued to fund public infrastructure improvements.

Table 1 shows the proposed projects included in the Downtown Master Plan, 
with corresponding estimates of assessable value based on market values for 
residential, and replacement costs for commercial. Although actual values are 
subject to many variables, every attempt has been made to provide reasonably 
accurate figures for the purpose of estimating property tax revenues. The total 
estimated value of replacement costs for the proposed master plan development 
components equals approximately $157.2 million in 2007 dollars. See Table 1.

The projected property improvements for downtown Goldsboro will develop 
over a period of time estimated to equal ten years. Based on the demand for resi-
dential that will be generated from the net loss of housing at Seymour Johnson 
Air Force Base as described in the market analysis, we project that all of the pro-
posed new housing will be developed within the first six years. The senior living 
facility, whose demand characteristics are unique and different from conventional 
housing, is projected to be delivered in Year 4.

The commercial components of the development program are projected 
to occur in later phases, as the proposed commuter and passenger rail service 
through Goldsboro comes closer to fruition (estimated delivery is at least eight 
years out), which will enhance their feasibility. See Table 2.

Est. Value Total
Units/SF Use Type per Unit Est. Value

105 Low-Moderate income SFD $85,000 $8,925,000
59 Market rate SFD $150,000 $8,850,000
82 Market rate T/H $120,000 $9,840,000
29 "Carriage houses" T/H $220,000 $6,380,000
432 Multi-family units $100,000 $43,200,000

400,000 Square feet commercial $150 $60,000,000
1 Senior living facility $5,000,000 $5,000,000
1 100-room hotel $15,000,000 $15,000,000

Total assessible value of taxable components, 2007 $ $157,195,000
Source: Allison Platt & Associates; Strategy 5

Table 1
Goldsboro Downtown Master Plan Taxable Property Improvements



Page 77

As new projects are delivered, the assessable tax base will increase by an 
amount that generally corresponds to the property improvement’s market value 
(in the case of residential) or replacement value (in the case of commercial). 
Taxes are calculated using a property tax rate of 0.0065 per the dollar value of 
the improvements. As Table 3 shows, net new property taxes increase each year 
within the ten-year buildout period as new projects enhance the tax base. In Year 
1, approximately $7.1 million in new property improvements will generate ap-
proximately $46,150 in taxes to the City. By Year 10, total property improvements 
valued at approximately $178.7 (accounting for a 2.5% annual escalation rate in 
value) million will generate approximately $1.6 million in tax revenue. See Table 3.

 

Year 1 Year 2 Year 3 Year 4 Year 5
Low-Moderate income SFD 20 30 30 25 0
Market rate SFD 20 30 9 0 0
Market rate T/H 20 30 30 0 0
"Carriage houses" T/H 0 10 19 0 0
Multi-family units 0 0 100 100 100
Square feet commercial 0 0 0 0 50,000
Senior living facility 0 0 0 1 0
100-room hotel 132 0 0 0 0

Year 6 Year 7 Year 8 Year 9 Year 10
Low-Moderate income SFD 0 0 0 0 0
Market rate SFD 0 0 0 0 0
Market rate T/H 0 0 0 0 0
"Carriage houses" T/H 0 0 0 0 0
Multi-family units 132 0 0 0 0
Square feet commercial 50000 50000 100000 150000 0
Senior living facility 0 0 0 0 0
100-room hotel 0 0 0 0 1
Source: Allison Platt & Associates; Strategy 5

Table 2
10-Year Buildout Scenario - Downtown Goldsboro
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The North Carolina Project Development Financing Act provides for debt 
instruments to be used for projects that enable, facilitate, or benefit private de-
velopment within the development financing district. In the event a TIF district is 
established that encompasses all of the new property improvements described 
herein, revenues generated from that district could be directed to service debt on 
instruments issued for such uses. 

Table 4 is a very simplified schedule for debt service on a $7 million, 15 year, 
6% bond. The model assumes all of the net property tax new revenue from Table 
3 can be applied to debt service, although this may not necessarily be the case in 
actual practice.

The bond is issued in Year 3 from Table 3, with the first payment on debt 
service occurring in Year 4. A cash reserve is held in the cumulative cash bal-
ance in order to retire the bond in the fifteenth year. Based on an annual debt 
service of $420,000, the cash reserve will equal approximately $1.9 million after 
retirement of the $7 million bond. See Table 4.

 

Year 1 Year 2 Year 3 Year 4 Year 5
Escalation Factor 0.0% 2.5% 2.5% 2.5% 2.5%
Low-Moderate income SFD $1,700,000 $2,613,750 $2,613,750 $2,178,125 $0
Market rate SFD $3,000,000 $4,612,500 $1,350,000 $0 $0
Market rate T/H $2,400,000 $3,690,000 $3,600,000 $0 $0
"Carriage houses" T/H $0 $2,255,000 $4,284,500 $0 $0
Multi-family units $0 $0 $10,250,000 $10,250,000 $10,250,000
Square feet commercial $0 $0 $0 $0 $7,687,500
Senior living facility $0 $0 $0 $5,125,000 $0
100-room hotel $0 $0 $0 $0 $0
Net New Property Value $7,100,000 $13,171,250 $22,098,250 $17,553,125 $17,937,500
Cumulative Property Value $7,100,000 $20,448,750 $43,058,219 $61,687,799 $81,167,494
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $46,150 $132,917 $279,878 $400,971 $527,589

Year 6 Year 7 Year 8 Year 9 Year 10
Escalation Factor 2.5% 2.5% 2.5% 2.5% 2.5%
Low-Moderate income SFD $0 $0 $0 $0 $0
Market rate SFD $0 $0 $0 $0 $0
Market rate T/H $0 $0 $0 $0 $0
"Carriage houses" T/H $0 $0 $0 $0 $0
Multi-family units $13,530,000 $0 $0 $0 $0
Square feet commercial $7,687,500 $7,687,500 $15,375,000 $23,062,500 $0
Senior living facility $0 $0 $0 $0 $0
100-room hotel $0 $0 $0 $0 $15,375,000
Net New Property Value $21,217,500 $7,687,500 $15,375,000 $23,062,500 $15,375,000
Cumulative Property Value $104,414,182 $114,712,036 $132,954,837 $159,341,208 $178,699,738
Property Tax Rate 0.0065 0.0065 0.0065 0.0065 0.0065
Net New Property Tax Revenue $678,692 $745,628 $864,206 $1,035,718 $1,161,548
Source: Strategy 5

Table 3
10-Year Property Tax Revenue Analysis - Downtown Goldsboro
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TIF Debt Service Cumulative
Year Revenue on $7M Bond Cash Flow Cash Balance

1 $46,150 0 $46,150 $46,150
2 $132,917 0 $132,917 $179,067
3 $279,878 0 $279,878 $458,945
4 $400,971 $420,000 -$19,029 $439,916
5 $527,589 $420,000 $107,589 $547,505
6 $678,692 $420,000 $258,692 $806,197
7 $745,628 $420,000 $325,628 $1,131,825
8 $864,206 $420,000 $444,206 $1,576,032
9 $1,035,718 $420,000 $615,718 $2,191,749

10 $1,161,548 $420,000 $741,548 $2,933,298
11 $1,161,548 $420,000 $741,548 $3,674,846
12 $1,161,548 $420,000 $741,548 $4,416,394
13 $1,161,548 $420,000 $741,548 $5,157,943
14 $1,161,548 $420,000 $741,548 $5,899,491
15 $1,161,548 $420,000 $741,548 $6,641,039
16 $1,161,548 $420,000 $741,548 $7,382,587
17 $1,161,548 $420,000 $741,548 $8,124,136
18 $1,161,548 $7,420,000 -$6,258,452 $1,865,684

Source: Strategy 5

Table 4
Goldsboro TIF Cash Flow Analysis
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