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This is the true nature of home -- it is the place of Peace; the shelter, not only from injury, but from all terror, doubt and division. 
John Ruskin 

English critic, essayist, & reformer (1819 - 1900) 
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Introduction:  Why a 

balanced housing stock is 

important. 

Ensuring that your town’s residents have adequate and affordable 
housing choices is vital to creating a vibrant community. 

reating a balanced housing stock in your town allows residents a choice in 
where they want to live without putting a strain on their purse strings.  Poverty 
can be reduced in small towns.  However, housing costs are so high that many 
are forced to live far from their work; fragmentation of residents, services, and 

infrastructure results.  A balanced housing stock in your town, can significantly 
improve the quality of life for residents and the economic competitiveness of the 
region. It is imperative to think about housing because your town’s housing stock is its 
largest-long term investment.   

Purpose of this Guide 

Creating a Balanced Housing Stock: A Guide to Writing Your Town’s Housing Element outlines 
the steps in preparing your housing element in your comprehensive plan.  Although 
the Housing Element portion of a Comprehensive Plan is not mandated for every 
Delaware town, it is highly recommended for all.  You will find that all the pieces in a 
comprehensive plan have a direct impact on one another.  The same is true with 
housing.   

This guide will provide assistance in writing your town’s housing element. Remember 
this is only an explanation of the process.  By no means will this guide tell you how, 
what or where to build; rather, you will generate these conclusions through your 
through analysis and examination.  This guide is merely intended to get your starting 
thinking about housing in your town. 

Chapter 
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How Did We Get Here? 

Anthony Downs (1995) argues that unlimited low-density development has dominated 
nearly all American policies pertaining to growth for nearly half a century.  The 
‘American Dream’ has resulted in excessive travel, high infrastructure costs, lack of 
open spaces, geographic disparity in jobs and housing; and residential segregation by 
race and income (Downs, 1995).   

The Philadelphia Federal Reserve Bank (as citied in the Smart Growth Network 
Subgroup on Affordable Housing, 2001, pg. 11), found that the federal tax code 
treatment of housing contributes to decentralization, geographic sorting by income, 
and increased consumption of land by households.  Our Nation’s development 
patterns have historically been influenced by racial, economic and class prejudice 
(Smart Growth Network on Affordable Housing, 2001).   

The ‘White Flight” to the suburbs in the 1950s was supported by federal policies.  In 
addition, redlining practiced by the Federal Housing Administration all but crippled the 
chances of racial and economic diversity in America.  Such practices have resulted in 
minorities and low-income families who are less likely to have access to adequate 
housing, jobs, and education.   

The Strain on Families 

Workforce households are typically defined as households with at least one full-time 
worker, whose members earn incomes that are too low for them to afford quality 
housing while simultaneously being too high to qualify for housing subsidies.  These 
are teachers, police officers, fire fighters, health care workers, retail clerks, 
administrative personnel, and other moderate-income workers.  They make substantial 
contributions to our communities and their services are necessary.   

The generally accepted definition of affordability for a household is 
to pay no more than 30 percent of its annual income on housing. 
Families who pay more than 30 percent of their income for housing 
are considered cost burdened.  Over 50 percent is considered 
severely burdened (U.S. Department of Housing and Urban 
Development).  Nationally, there are 13 million people who pay 

more than 50 percent on housing (Center for Housing Policy, 2005).  These families 
are 23 percent more likely to have difficulties buying food; 28 percent more likely to 
have a child or an adult without health insurance; and twice as likely to be without a car 
(Center for Housing Policy, 2005).  They are middle-class families living in the suburbs. 

An all-time high number of Delawareans now face worse-case housing needs.  Roughly 
28 percent of all Delaware households are paying more than 30 percent of their 
incomes on housing (Delaware State Housing Authority, 2007).  This percentage is 
constant, regardless of county.   

One would have to have an hourly wage of $16.31 to afford the Fair Market Rent for a 
2-bedroom apartment in Delaware, which equals $828 (National Low-Income 
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Housing Coalition, 2006). Accommodation/food service and retail trade, two of the 
top three industry sectors projected to experience the greatest job growth in Delaware 
from 2004-2014, had 2006 average wages below this level (Delaware Department of 
Labor, 2007). Wages are simply not rising as fast as housing costs. While the average 
annual wage for all industries in Delaware rose 21 percent from 2000 to 2005, the 
median value of an owner-occupied home rose 67 percent (DE Dept of Labor, 2007; 
U.S. Census Bureau, 2000; and American Community Survey, 2005)  

The Rising Cost of Housing 

In 2006, 76.8 percent of all households owned their own homes in Delaware.  This 
number has increased from 66.9 percent in 1960 (U.S. Census Bureau).  The rate 
augmentation is largely to the aging baby boomers, alterations in mortgage practices, 
record low interest rates, and an overall good economy (Center for Housing Policy, 
2004).   

Although overall homeownership is up, the cost of housing has also 
increased while wages have remained relatively stagnant.  In 2000, 
the U.S. Census Bureau reported that the median home value in 
Delaware was $122,000.  As of 2005, the median home value has 
increased over 67 percent to $203,800 (American Community 
Survey, 2005).  Delaware has seen an increase of 6.4 percent of total 

owner-occupied units that are cost-burdened from 2000-2005.  The highest rate of 
cost-burdened households during this time period occurred in Kent County, with an 
increase of almost 20 percent.  Delaware median home prices appreciated by 177 
percent from 1995-2006, the fastest rate in the Nation (Delaware State Housing 
Authority, 2007).   

In Sussex County, the median home sale price of homes has been roughly $260,000 in 
2007.  Median income for the County is roughly $55,100.  At this salary, the average 
qualifying mortgage amount is $164,791.  That leaves an affordability gap of over 
$95,000.  Additionally, Sussex County households that make 115 percent of the median 
income still have an affordability gap equal to almost $68,000.  At 100 percent of the 
median income, all three counties have an affordability gap, ranging from roughly 
$10,000 to nearly $100,000.   

 

����
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The Rising Cost of Transportation 

In 2006, the Center for Housing Policy found that the combined burden of housing 
and transportation costs leave many working families crippled.  On average, working 
families in 28 metropolitan areas spent 57 percent of their incomes on housing and 
transportation, their two largest expenditures (Center for Housing Policy, 2006).  Costs 
have outpaced wage increases, job opportunities are moving to the suburbs along with 
a majority of our metropolitan population, and the price of gasoline is not getting 
cheaper any time soon.  On average, at 12 to 15 miles the increase in transportation 
costs outweighs the savings on housing (Center for Housing Policy, 2006).  

 

Housing & Business 

Research suggests that housing for employees is a primary concern for many 
businesses.  Ken Kimbro, Senior Vice President of Human Resources for Tyson 
Foods, Inc, said, “the average cost and overhead to fill a vacant position is about 
$2500, which may be low, but if we turn over 15 percent of our workforce with two or 
more years service, we incur about $26 million in associated costs” (as cited in 
Strengthening the Workforce and Communities through Housing Solutions, 2005, p. 7).  Cisco 
Systems, Hewlett-Packard, and the Mayo Clinic have recognized the problem and have 
proactively sought after solutions.  Currently, all three companies offer a housing 
benefit to their employees (Harvard University & U.S. Chamber of Commerce, 2005), 
indicative of a burgeoning problem affecting middle-income families.   

In 2007, the Urban Land Institute surveyed 327 American companies, ranging in size 
from five to 100+ employees.  More than half of the larger companies (100+ 
employees) reported that there is a lack of affordable housing near their company.  The 
majority of companies indicated that the lack of affordable housing has produced a 
negative effect on recruiting entry or mid-level staff and the ability to retain them. Six 
in ten larger companies reported having lost employees due in part to long commute 
times.  More than half said that longer commutes increased stress on employees and 
caused more absenteeism and turnover.  Four in six stated they would participate in 
housing programs for their workforce (Urban Land Institute, 2007).   

“The workforce housing issue…affects our companies, our transportation system, our 

environment, our zoning, and of course, the family lives of our people.  And, ultimately, 

it forces us to ask what kind of society we want to be and what kind of communities 

we want to have” –Richard Syron, chairman & CEO of Freddie Mac 
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Health 

An increased concentration of low-income households often is associated with an 
increased exposure to environmental hazards, such as lead-based paint or 
contaminated drinking water.  Public health threats occur at greater rates in low-income 
areas, both rural and urban. Higher incidences of health problems, such as obesity and 
asthma, have been shown to occur due to a lack of walking and bike riding options 
(Frank & Engelke, 2000).  Walking was once the most popular way for children to get 
to school.  Currently this rate is only one in eight children.  Correspondingly, higher 
asthma rates have been linked to increased traffic.  Asthma is the most common 
serious chronic disease for children (Delaware Kids Count, 2006).  Likewise, obesity 
now affects roughly 17 percent of children, ages 0-19 (National Center for Health 
Statistics, 2006).   

The Environment 

Sprawl has led to a decrease in permeable surfaces, an increase in 
consumption of open space of farm land, poorer air quality, 
restricted access to natural resources, and effects on local wildlife 
(Sierra Club, 2000).  Between 1980 and 2005, Delaware’s population 
increased roughly 41 percent, while the average annual vehicles miles 
traveled increased 126 percent during this same time period 

(Delaware Department of Transportation, 2006).  Correspondingly, Delaware is ranked 
next to last in air quality by the U.S. Environmental Protection Agency.  Development 
in Delaware is occurring at a staggering pace of approximately 6,000 acres per year.   
Roughly 40 percent of flora native to Delaware is of conservation concern.  Such 
concern results primarily from loss of habitat due to wetland draining and open space 
development.  Additionally, 99 percent of Delaware streams do not fully support 
swimming use and 64 percent do not fully support fish and wildlife use (Delaware 
Department of Natural Resources & Environmental Control, 2002). 

NIMBYism 

NIMBY is an acronym for ‘Not in My Backyard’.  First used in 1980, the term 
describes the attitude sometimes taken by residents who oppose the development of 
something they believe is ‘undesirable’ near to their home.  Examples include prisons, 
nuclear power plants, and ‘affordable’ housing.  Images of drugs, crime, and 
depreciating home values may come to mind when the term ‘affordable housing’ is 
murmured. However, research has revealed quite the opposite.  In 2000, research 
showed that among 12 tax-credit sites, surrounding property values displayed similar or 
stronger market performance to a control group.  The study concluded that there was 
little evidence to suggest that there was a sustained negative post-construction trend in 
any given neighborhood surrounding a tax-credit development (Maxfield Research 
Inc., 2000). 

����
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Research  

Other research studies have been performed nationwide that demonstrate the need for 
affordable workforce housing.  A few of these include Washington D.C., Chicago, 
Atlanta, and Fort Lauderdale.  Results from a 2001 study of the Twin Cities showed 
that they lose roughly $128 million in annual consumer spending because they do not 
provide workforce housing to meet the demand.  The lack of housing also causes Twin 
Cities businesses to lose out on an estimated $137 million in income annually because 
prospective buyers cannot find housing; a combined total of $265 million in losses.  If 
the necessary investment was made to meet the demand for workforce housing, the 
Cities would see a net gain of $8.13 economic benefit for each dollar invested in the 
region for the next 15 years (Maxfield Research Inc., 2001).   

Understand Your Town’s Needs 

Everyone is affected by the issue of affordable workforce housing in Delaware.  
Businesses, the middle-class, children, employees, seniors, and the disabled all battle the 
issue.  Federal and state government housing programs target households who make 
less than 80 percent of the median income.  This leaves households who make 
between 80 and 120 percent of the median income with little to no assistance.  These 
households are moderate- to middle-income families. Therefore, this is a problem that 
cannot be ignored or overlooked.  With a little hard work and determination, your 
town can identify your needs and take the steps necessary to create change.   
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Housing Needs 

Assessment  

Without a full understanding of  what type of  housing your 
community residents need, it is all but impossible to adequately 
house them. 

housing needs assessment is a critical examination of the factors that 
influence housing in your town.  It creates a picture of what the housing 
conditions are, and then compares this to future projections of population 
and employment.   

The Value of a Housing Needs Assessment 

A housing needs assessment is by no means an easy task; rather it can be tedious and 

laborious but, its value is priceless.  It will help others in addition to your local 
government.  Builders and developers will know what type of housing to build.  
Nonprofit organizations will be able to identify populations who need assistance with 
housing.  Finally, having the data to back up your claims provides further support for 
funding requests from state and federal agencies. A needs assessment must include: 

• An analysis of your town’s housing conditions.  This includes not only the structural 
conditions, but also the housing costs, age, vacancy rates and so on.  

• An analysis of affordability.  Average rents and home prices in your town must be 
compared to average incomes.  This tells whether or not your workforce can 
attain housing close to where they work.   

• An inventory of available land for housing.  This would require careful examination 
of zoning ordinances, which might lead to the discovery of regulatory barriers 
that inhibit the development of workforce housing.   

• Examine the housing resources that are available in your community. Create an inventory 
of current housing programs to help evaluate your community’s resources. 

Chapter 
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Housing Supply 

There are a number of areas that you will need to consider when examining your 
town’s current housing stock.  Please refer to Appendix A: Tables 1, 2 and 3 to assist 
you in this step.  Information you will need to gather includes: 

1. Number and Type of Housing Units.  Housing type differs by single-family 
detached, duplexes, and multi-family.  This information is available through the 
U.S. Census Bureau or it can be obtained through local building permits.  

2. Tenure.  This measure is especially important in southern Delaware where there 
are often a large number of units held for seasonal use.  Tenure is helpful 
because it provides an indication of whether the unit is a rental or owner-
occupied.  This information is available through the U.S. Census Bureau. 

3. Vacancy Rate.  This data is available from the U.S. Census Bureau.  It is one of 
the best ways to study the relationship between supply and demand.  If the 
specific numbers for your town are unavailable, examine regional trends.  An 
adequate vacancy rate is usually between four and seven percent.  One lower 
than four percent indicates a tight market and therefore, limited housing 
choices.  A rate higher than seven percent is indicative of economic distress 
whether it be a recession in the market or overbuilding.  A normal vacancy rate 
is one that always assumes there will be a demand for more housing units and 
provides enough choice for occupancy turnover.   

4. Value of Owner-Occupied Housing.  The median price of homes in an area 
provides a good clue into the demand for housing.  High median prices often 
indicate a tight market and therefore, a high demand.  Local tax assessors and 
real estate groups are excellent resources to turn to for this information.  Also, 
the Delaware State Housing Authority tracks this information. 

5. Rental Costs.  This refers to how much rental units cost in your town. It is 
important to have an adequate supply of rental units to maintain affordability 
for different income levels.  Average rent prices for by county are available 
through the Delaware State Housing Authority.  It will also be helpful to look 
through the classifieds in newspapers or online housing-locator websites for 
apartment prices because county-wide data may not accurately reflect your 
local market. 

6. Subsidized, Income-restricted & Special-Needs Housing.  The Delaware State Housing 
Authority can provide you with the number of subsidized, income-retricted 
and special-needs units available in your area and their contact information.  It 
is important that the needs of all residents are met.  In addition, you can find 
out information if there is a waiting for these types of housing.  A long waiting 
list means a limited supply.  
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Assessing Housing Conditions   

This section of the analysis provides an overview of data that can be used to 
indicate deficiencies in the housing stock. 

1. Age of Housing.  Age is used to show the time the unit has been in the 
inventory and the duration of time over which substantial maintenance is 
necessary.  The age threshold commonly used to signal a potential 
deficiency is represented by the year built with units that are 40 years or 
over as a threshold.  Property tax records and the Census can provide 
information on age.  See Appendix B: Table F on accessing data from 
the Census.   

2. Overcrowding.  Another indicator of housing condition is overcrowding, 
which is directly related to the wear and tear sustained by the structure.  As 
a rule of thumb, the value of more than one person per room (1.01) is 
used as the threshold for defining living conditions as substandard.  See 
Appendix B: Table F on accessing data from the Census. 

3. Substandard Housing.  DSHA has substandard housing data available by 
County Census Division (CCD).  If you are looking for more local data, a 
windshield survey is an easy and inexpensive way to gather reliable data on 
housing condition.  It requires driving through your town and recording 
information on housing, such as number of units and housing 
conditions.  Units are in need of repair or those that are beyond that 
point can be identified as well as units that are vacant.  When 
conducting the survey, establish criteria of housing conditions to avoid 
different interpretations.  An example survey is provided in Appendix 
A: Table 4 as one possible format for collecting data. 

 

Housing Demand  

Assessing your town’s housing demand requires careful examination of population 
trends, household characteristics, and economic conditions.  A demographic profile 
must be developed.  This profile will provide you with an understanding of what your 
residents can afford.  This information can be obtained at the U.S. Census Bureau.  An 
analysis of housing affordability is the final piece of determining housing demand.  
Your demographic profile will then be compared with local housing costs. 

Developing Your Demographic Profile 

Your demographic profile should contain information on population, households, 
income, and your town’s employers.  Past, current, and future trends will have to be 

Windshield Survey – is a 
quick and cheap way to 
survey your community 
without ever having to leave 
your car.  With map in hand 
surveyors canvass the 
community to gather data.  
Surveyors must agree on 
what constitutes particular 
conditions to ensure validity.  
There is a chart in the 
appendix that can be taken 
with you to assess housing 
conditions. A sample 
windshield survey is 
provided in Appendix A: 
Table 4.  
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examined.  If industries are planning on relocating either in or out of your town, 
housing will be affected.  Other things to consider are planned industrial growth in 
your area, for example colleges or prisons.  Such populations may not create a need for 
housing, but will create employment opportunities.   

 

Examining Housing Affordability 
As determined by the U.S. Department of Housing and Urban Development (HUD), affordable housing 
is less or equal to 30 percent of one’s gross income.  This definition applies to all households regardless of 
their income level.  It is possible for very wealthy families to spend more on housing because they have 
greater discretionary incomes.  Determining housing affordability requires the examination of income and 
employment characteristics for your residents.  Housing costs are broken down by income level.  These 
costs are compared to the current housing costs in your town.  This measures the housing demand and 
the number of households without the income necessary to successfully vie in the housing market.  
 
Supplementary housings costs that must be considered are land costs, structure costs, financing charges, 
builder profit, and maintenance costs.  Real estate, homebuilder, and apartment owner associations are the 
best sources for this information.  These additional housing costs provide further indication of whether or 
not your town is ‘affordable’. 

 

Income Characteristics 

To determine income characteristics by households, you will need data from the U.S. 
Census Bureau.  Follow these steps: 

1. Download the Summary Social, Economic, and Housing Characteristics, U.S. Census 
Bureau, Census 2000 at: http://www.census.gov/prod/cen2000/index.html.   

2. On the left, select ‘PHC-2. Summary Social, Economic, and Housing 
Characteristics’.   

3. Then scroll down on the right to select, ‘Delaware’ and download the Portable 
Document Format (PDF).   

4. The section you will need for this step, Household Income in 1999, begins on 
page 25 of the document.  Find your town and using the table provided in the 
appendix fill in the information.  

Below is an example chart.  Appendix A: Table 5 contains a blank chart to fill in for 
your town. 
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‘Any Town’, Delaware (Total Households = 456) 

Household Income in 1999 

Median Income Under $25,000 % $25,000 - $49,999 % Over $50,000 % 

$48,452 94 20.6 147 32.2 215 47.2 
 

Once you have filled in the chart, carefully examine the percent totals by income range.  
Roughly speaking 50 percent of the median income equates to very low-income.  
Typically, this is the ‘Under $24,999’ range.  The ‘$25,000 to $49,000’ range is 
approximately 50 to 100 percent median income.  The ‘Over $50,000’ range is 100+ 
percent median income.  These are very rough measurements.  Nevertheless, this table 
reveals useful information.  For example, one-fifth of the population is under or close 
to 50 percent of the median income.  Almost one-third of total population is under 100 
percent of median income. 

The U.S. Department of Housing and Urban Development (HUD) defines very low-
income households as below 50 percent of the median income.  Fifty to 95 percent of 
median income would be considered low- and moderate-low income households.  
These definitions are not exact to the chart above, but it helps give an indication of the 
household income distribution in your town.  If for example, the majority of 
households in your town make under $25,000 but the median income is over $50,000, 
housing affordability may be an issue that you will have to tackle.   

This information will not be exact, but it will provide a rough indication of income 
distribution and patterns.  Remember the goal of a needs assessment is not specifically 
to get numbers; rather it is to broadly identify the housing needs of your residents.    

                                                         

 
Employment Characteristics 
Wage and employment data are keys to getting a full picture of housing affordability in 
your town.  It is helpful to get an understanding of who composes your town’s 
workforce; how big is your workforce; what industries are the most popular; what are 
averages wages, and so on.  Many small costal towns have a large number of seasonal 
jobs, therefore there is an increase in demand for affordable rental units during busy 
times of the year. 

Obtaining average wages based on occupation is available through the State and can be 
obtained at the Delaware Department of Labor.  County-level numbers are provided in 
Appendix B: Tables C, D, and E. Occupation and industry projections are also 
available.  However, this data is only broken down by county so be careful when 
interpreting it.  Local government offices, such as the Chamber of Commerce, may be 
able to provide you with further information.   
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It is important to study the trends in wages and employment.   Gather data on industry 
projections for your town.  A growing population and workforce will indicate a greater 
demand for housing.  If this data is proving difficult to obtain, you can also examine 
the amount of vacant land zoned for commercial and industrial development to predict 
employment trends.  This will not give you an exact indication of job growth, but it 
provides enough insight to understand your town’s housing needs. 

Appendix A: Table 6 in this guide breaks down employment by industries, shows 
percentage gains or loses, and the median wages for the given industry.  Use this table 
as a guide for understanding employment.  Additional, as stated above Appendix B: 
Tables C, D, E contain county-level data on number of jobs and median salary by 
industry.  Compare the trends from decade to decade.  Do not worry about gaps or 
missing data.  Again the objective is not to be number perfect; rather it is to get an 
overall understanding of employment trends in your town. 
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Housing Development 

Environment 

When you are setting housing goals for your town later, you will find it helpful to 
have an understanding of  the factors that influence the housing market. 

he factors described below can either facilitate or hinder the development of 
workforce housing; therefore it is important to identify such variables that 
influence housing supply and demand. One cannot get a full understanding of 
the housing climate without talking to developers, examining infrastructure, 

identifying potential barriers, and categorizing vacant land for development. 

Things to Consider 

When planning to build any type of housing it is important to remember the following:  

Developable Land. It is a good idea to keep an inventory 
of vacant land.   Vacant lands must be examined by 
how they are zoned.  Properties zoned residential, 
must be further divided into low-, medium-, and high-
density.  This extra step will be tremendously helpful 
when you are doing your analysis.  An inventory of 
developable land can be performed through 
windshield surveys, contacting realtors or builders, 
county tax assessors, planning offices, or using a 
satellite computer software program such as Google 
Earth. 

Regulations.  Development regulations are important 
because they influence the supply and demand for 
housing.  Although local zoning, land use, and building 
regulations are put into place to ensure the 
development of affordable housing, they are often not 
used this way. It is important to be familiar with them 
because development regulations impact the location, 

Chapter 
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characteristics, and overall housing costs.  Items such 
as subdivision requirements, traditional zoning 
techniques, and building codes can work against your 
efforts, so know them inside and out.   

Infrastructure.  Any type of development is going to put 
an increase on demand for essential services such as 
roads and sewage.  The development of housing in 
particular can put a strain on local schools.  Create an 
inventory of current or planned infrastructure.   

Development Capacity.  Create a list of developers in your 
area with their contact information.  They can provide 
helpful insight into the market of your town.  Find out 
their production rates.  How many buildings have they 
done in your town?  Where are they looking to 
develop in the future?  This will help you understand 
how much housing can be built.  Also, the market for 
workforce housing is quite good in Delaware.  Often 
developers try to create such, but encounter problems 
in getting town and residents’ approval.  Keeping an 
open line of communication with developers and 
residents in your area will give you an understanding of 
the challenges they confront as well.  
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Housing Analysis 

You have gathered all of  your data.  It may have been a lengthy and tedious 
process, but now it is time to put it all together.   

our housing analysis may reveal only numbers on paper, but its value is far 
richer.  The data will show you what your community needs and what it lacks.  
It will provide a grand picture of housing.  Does your town have too few 
rental properties for the population?  Do you need senior housing?  Is rehab 

cheaper than new construction?  And most importantly, can your workforce afford to 
live near their work?   

Predicting Needs 

You need to determine the projected number of households and the projected number 
of available units in order to determine the number of additional housing units needed.  
The process can seem somewhat confusing, so go through it slowly. 

Determine Projected Number of Households: 
1) Determine the projected population growth for the next 5 years.  The 

Delaware Population Consortium provides sub-county population projections 
which are roughly aggregatable to municipalities.  For this step, the Delaware 
State Housing Authority can work with you to compile the data so that it more 
accurately reflects your town.  Appendix A: Table 7 can be used for population 
measurement. 

2) Determine group population and subtract this from projected population 
growth.  Group quarters are those who do live in group situations such as 
college dormitories, nursing homes, military barracks, prisons, juvenile 
institutions, seasonal worker dormitories, nursing homes, and group homes.  
This step is especially important if there is a large institution in your town, such 
as the Dover Air Force Base or the University of Delaware.  A table is 
provided in the back that has this data at county level.  Be careful; county level 
data is only provided.  Further investigation will be needed to get local 
numbers.  
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3) Divide (Projected Population Growth in 5 years – Group Quarter Population 
in 5 years) by Estimated Household Size.  The 2006 American Community 
Survey lists average household size at 2.61, 2.61, and 2.45 for New Castle, 
Kent, and Sussex County, respectfully (U.S. Census Bureau).  

4) Multiply by desired vacancy rate.  As stated previously, you must decide on a 
desired vacancy rate, but a good average is between 4 and 7 percent for owner-
occupied.   

The result of these simple calculations is the number of units needed to achieve your 
desired vacancy rate.  Additionally, use Appendix A: Table 7 to fill in this data.  The 
equation is provided below: 

 

 

 

 

 

 

Determine Projected Available Units: 
For this step, you will need to do the calculations twice, once for owner-occupied and 
once for high-density zones.  Due to the difficultly in determined projected rental units, 
an examination of density zones will help determine if there is a lack of high-density 
zoned areas.  Such areas are typically used for condos, town homes, or apartment 
complexes, all of which are priced at a more attainable price for moderate- to low-
income households.  Breaking it down by housing type will help when you are 
analyzing affordability later.   

Owner-Occupied: 
1) Start with your Number of Existing Units.  This number is available at the 

Census or local building permits.  
 
2) Subtract the units that are beyond repair as identified through a windshield 

survey. 

3) Add anticipated number of new units.  The Delaware Population Consortium 
has anticipated number of units.  The data is not exact by town, but the 
Delaware State Housing Authority can help you aggregate the data to match 
your town.   

The result is the projected total number of units available.   Remember that 
this number is not a precise calculation; it is only an estimate.  Nevertheless, it 

        (5(5(5(5----Year Projected Population Year Projected Population Year Projected Population Year Projected Population –––– Group Quarters over 5 years Group Quarters over 5 years Group Quarters over 5 years Group Quarters over 5 years))))    

        Anticipated Household SizeAnticipated Household SizeAnticipated Household SizeAnticipated Household Size    
        XXXX      Desired Vacancy          Desired Vacancy          Desired Vacancy          Desired Vacancy    

RateRateRateRate 
     

= Desired # of Units Needed= Desired # of Units Needed= Desired # of Units Needed= Desired # of Units Needed    
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will provide a good indication of future housing units for your analysis.  The 
object is not exactness; rather you are trying to identify housing needs and 
issues, broadly speaking.  This step will have to be done for owner-occupied 
and by density zone.  Assume that low- and medium- densities are owner-
occupied and high-density is rental.  The equation is provided below: 

 

 

 

 

 

Determine the Projected Number of Additional Housing Units Needed: 

1) Subtract Desired Number of Units from Total Number of Projected 
Units.  The result is the total number of additional housing units needed to 
meet your needs for the next 5 years.   

 

Density Zones: 

This step is important because it may identify problem areas that will need to 
be addressed.  For example, your analysis may reveal a lack of rental units.  If 
this is the case, there should be vacant lots that are zoned high-density.  This 
step of the analysis will show how your vacant lots are zoned and will reflect a 
possible need to rezone particular lots. 

You will need to examine developable land, as described in the previous 
chapter.  Break down residential vacant land based on how they zoned: low-, 
medium-, or high-density. Low-density is assumed to be single-family 
detached; medium is single-family attached or mobile homes; and high-density 
is usually multi-family units. Calculate the total number of vacant acres for each 
zoning classification.  From this total, minus 20 percent of the acres to account 
for undevelopable land such as street right-of-way, open space requirements, 
and environmental factors.   

 This results in the net vacant acres by density zone.  Low-density zones have 
an average of 1.9 units per acre, medium-density zones have an average of 4.2, 
and high-density zones have an average of 11.5 units per acre.  Multiply net 
vacant acres and average units per acre for each density zone (City of Dover, 
1996).  After you have entered your data into the table provided in Appendix 
A: Table 9, you will have the anticipated or estimated number of units based 
on how the parcel is zoned.  See an example chart below: 

 

  (Exist  (Exist  (Exist  (Existing Number of Ownering Number of Ownering Number of Ownering Number of Owner----Occupied Units Occupied Units Occupied Units Occupied Units –––– Units beyond Repair) Units beyond Repair) Units beyond Repair) Units beyond Repair)    

                                                                                                                                                                                                                                                            +    +    +    +            Anticipated New Units        Anticipated New Units        Anticipated New Units        Anticipated New Units    

    

                                                                                            =       Total Number of Projected Units =       Total Number of Projected Units =       Total Number of Projected Units =       Total Number of Projected Units     
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 Low Density 
Zone 

Medium Density 
Zone 

High Density 
Zone 

Total 

Total Vacant 
Acres 

    

Subtract 20 
percent 

    

Net Vacant Acres     

Units per Acre 1.9 4.2 11.5  

Estimated Total 
Units 

    

Percent of Total 
Units 

   100% 

City of Dover 1996 Comprehensive Plan 

Investigating Affordability 

Affordability.  You have now figured out a rough measure of how many units you 
will need for the future.  However, affordability must be carefully studied before the 
process is complete.  The first step is to figure out what percentage of your population 
is spending over 30 percent of their income on housing.  For best results, take the 
median hourly wage per industry in your town and multiply by 40 to get weekly pay.  
Multiply by 52 to get yearly pay.  Multiply yearly salary by .30 to find out what is 
affordable for the given job classification.   

For example, the 2005 median salary for a kindergarten teacher in Kent County is 
$40,862 (Delaware Department of Labor, 2006).  Multiply median salary by 30 percent 
(.3), which equals $12.250 a year on housing or $1,022 a month.  Examine your town’s 
largest industries and any anticipated business coming to the area.  What are the 
average salaries?   

If you choose not to break housing costs down by industry, you can simply find the 
percentage of very-low, low, and low-to-moderate households and their median 
incomes in your town.   

Cost of Housing.  Once this step is complete, you must find out average home 
prices and rents.  Call rental property managers, realtors, and bankers to get average 
prices and an estimate of available units.  Or you can find a rough estimate of this by 
searching through local classifieds in the newspaper.  You will need to contact local 
housing authorities and special needs housing providers to find out their number of 
available units.  Long waiting lists for assistance often means there is a great need for 
affordable housing. 
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Issue Analysis.  Determine affordability by comparing 30 percent of one’s salary per 
industry versus available units in that price range.  Remember this is a very rough 
measure.  That data will never be perfect but, it might reveal some interesting 
information for your housing goals.  For example, the leading industry in your town 
might be construction workers who have an average salary of $16.00 an hour.  Housing 
that is affordable should cost them roughly $800 a month.  But your available units, 
either rental or owner-occupied, cost well over $1000 a month.  The leading industry in 
your workforce cannot afford housing.   

Putting It All Together 

Concern should arise if the cost of available units in your area is 
much higher than many households can afford.  Steps will have to 
be taken to decrease the cost of housing.  It is important to find a 
course of action suitable to your particular needs.  Your analysis 
could indicate a wide array of issue areas.   

Other examples include: 

• You discover a lack of senior housing, but the population is aging at a rapid 
rate.  A possible solution could be to create accessory dwelling units.   

• The majority of your housing stock is over 50 years old indicating a need for 
rehabilitation.   

• Demographic projections indicate a rise of younger adults to your town.  
However, there are not many ‘starter’ homes, such as condos or town homes 
in your community.   

• Windshield surveys reveal many substandard units, requiring rehabilitation or 
demolition. 

• The vacancy rate is over 7 percent.  Town council will want this information 
when discussing future developments. 

• A lack of developable zoned land for high density exists.  Or high density lots 
are zoned, but developers want to build single-family detached lots.  
Inclusionary zoning could represent a middle ground.  

 
These are just a few possible examples of issues that may be exposed through your 
analysis.   The issues you identify will determine your goals and the strategies to 
effectively combat them. 
 

����
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Moving Forward: Goals, 

Action, & Evaluation 

After you have identified your town’s housing issues, it’s time to plan the next 
steps.  Draft solutions and gauge their progress.  

he final component of your housing element is setting your goals and 
developing courses of action. There are many different avenues that your town 
can choose to take depending on your goals.  The Delaware State Housing 
Authority’s “Affordable Housing Resource Center” serves a resource for local 

government officials and public viewers to learn about their community's housing 
needs and strategies to address them.  For more information visit: 
http://www.destatehousing.com/services/ot_toolbox.shtml. 

Sharing Your Findings & Goals 

Your goals are the nexus of all of your data and analysis.  First, results must be shared 
with community residents.  Explain the issues you identified and problem areas.  A 
great way to do is through an executive summary of your research.  This is a one-to-
two pager that briefly highlights your findings.  An executive summary will allow the 
community and local officials to get a full understanding of the findings of your 
housing analysis in a limited amount of time.  

Community participation is vital to the process because they most 
affected by housing.  Their housing experiences will add value to 
your data.  Numbers cannot tell the whole story, but in combination 
with residents first-hand knowledge you will have a near a complete 
picture of housing.  It may also help counter any possible 
NIMBYism that you may confront later on down the road. 

Envision how you want your town to look.  What do you want to see?  Visioning is 
crucial.  If you have a picture of what you desire, then you can set goals to create this.  
For example, you might imagine your town as a place where children can safely walk to 
school everyday.  This is a goal.  Figuring out how to make it reality is the tricky part. 
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Setting Your Strategies 

Your strategies are the specific actions needed to achieve your goals.  In the example 
above, you may decide that a tighter downtown nucleus of mixed uses will create a 
community where children can safely walk to school.  You could look into ‘Good 
Neighborhood Design’ and how to revitalize a neighborhood.  Your strategies are what 
you want them to be.  If your needs assessment reveals a lack of housing for moderate-
income families, you could look into inclusionary zoning.  Maybe you have had a hard 
time getting developers to build more attainable housing, so you could explore 
different developer incentives.   

There are three critical steps to strategy setting.  First, is the action; 
the step you will take to make your goal a reality.  Second, you will 
want to decide who is responsible for making it happen.  How 
involved will the community be?  What branch of your local 
government will be accountable?  Or who is volunteering to take the 
task on?  Finally, you will need to set your timeframe.  One year, 

two, five or ten years?  The time frame is going to depend on the complexity of your 
strategy.  Bumps in the road may show themselves during the process.  They might 
require that you adjust your time frame.  Do not fret; this happens.  Things take longer 
than planned.  Dates can be adjusted accordingly.  Just be sure to keep track of the 
sequence of the events.   

Evaluation 

Tracking your progress will be helpful for your final step – evaluation.  Evaluation 
is the regular, continuous and comprehensive process of determining the growth 
and progress of your strategies.  It will also provide your residents with an accurate 
accounting of the actions you decided upon.  It can help you determine to what 
degree, if any, you have met your town’s housing needs.  It may be helpful to pick 
a given time period, such as one year, after action to evaluate progress.  Although, 
the specific time period will vary based on your goals.   

Evaluations are performed numerous ways.  Typically, an easy way to accomplish 
this is through performance measurements.  Performance measurements allow 
you to assess whether your strategies are working towards achieving your goals.  It 
is the regular measurement of outcomes and efficiency. Did you come closer to 
meeting your town’s housing needs?  Is housing attainable for your workforce?  
Do you have a balanced housing stock for all your residents?  Performance 
measurements allow you to determine if things are not working and changes need 
to be made.   It helps everyone understand what worked, what did not, and why.   

Regularly track your outputs once you begin your action phases.  For example, 
document the number of affordable units if you decide to provide developers density 
incentives. Performance measurements will also help officials demonstrate to residents 
that services are being delivered and needs are being met; thereby building trust in the 
community.     

����

Goal – an objective; 
something that is 
aimed towards 
achieving. 
 
Strategy – a plan of 
action intended to 
achieve a particular 
action. 
 
Evaluation – to 
examine and judge 
carefully; to appraise. 
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Example: 
 Issue – Aging population in need of housing options. 
 Goal – Create housing options for seniors. 
 Strategy – Develop Accessory Dwelling Units.  
 Evaluation – After one year of establishing the goal, calculate how many 
 ADUs have been developed.   

 

AGING 
POPULATION 

 
 

CREATE 
HOUSING 

OPTIONS FOR 
SENIORS 

ISSUE 

GOAL 

STRATEGY 

ONE YEAR LATER 

Performance 
Measurement 
 ‘X’ units were 
created for 

seniors, thereby 
meeting our goal. 

EVAULATION 



C R E A T I N G  A  B A L A N C E D  H O U S I N G  S T O C K  

 

23232323 

Conclusion 

Now you have the knowledge and the tools to create an action plan, evaluate it, 
and work to improve the quality of  life of  your residents and your businesses. 

ousing is an impetus for transportation, consumption, and local economies.  
It serves as a sign of wealth or the dearth of such.  Our homes are more than 
just the physical structure.  It binds our family, friends, and community 
together.  A house has a story to tell for each family that lived in its walls.   

Why is a balanced housing stock important? It means that infrastructure does not have 
to stretch quite as far.  Essential services such as schools and health care services are 
centralized.  Ambulances will not have to travel quite as far.  The community is 
strengthened through the availability of an assortment of mixed uses and structures 
close to home. 

Less commuting means households have a larger amount of discretionary income.  For 
some families, it may be the difference between suffering through food insecurity and 
always having food on the table.   

Our environment sees the rewards as well.  Traffic is reduced.   Children can walk to 
school. Less fuel consumption helps our purse strings as well as the keeping the air our 
children breathe cleaner.   

And the local government reaps the reward of a strong tax base.   

At some point we must sit down and envision what we want for our communities.  
What do we want for our children?  What steps are needed to achieve this vision?  
Although these may be immense and enormous questions, a good place to start may be 
with housing.   
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Appendix A: 

Tables and charts are included that may be helpful when performing your housing 
analysis.  They are to assist the process; nonetheless, they may need to be adapted 
based on your town. 
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   Table 1 

 

Housing Units, Type & Tenure 

1990 2000 Current Year 

Type # 
% of 
Total # 

% of 
Total # 

% of 
Total 

Single-
family 

      

Detached 
      

Duplex 
      

Mulit-
family 

      

Tenure 
 

Owner 
      

Rental  
      

Vacancy 
Rate 

 

Owner 
      

Rental 
      

 

Possible source for information: U.S. Census Bureau or local building permits. 
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Table 2 

 

Average Housing Costs 

1990 2000 Current Year  

 Value Value % Change Value % Change1 

Median Home 
Value2 

  

 

   

Average Rent 
Rate3 

     

 

Possible source for information: Delaware State Housing Authority, local tax assessors, or real 
estate groups. 

 

 

 

 

 

 

 

 

 

 

 

 

                                                                        

1 Assume rate of change as constant from 2000 to 2010 

2 Median Sales Price for 3-bedroom, 2-bath unit 

3 Average Monthly Rent for 2-bedroom, 2-bath unit 
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Table 3 

 

Assisted Housing 

 Elderly Family 
ADA 

Compliant4 Total 

Public 
Housing 

    

Section 8 
    

Rural 
Development 

    

Other Subsidy 
    

Tax-Credit 
    

Total 
    

 

Possible source for information: Delaware State Housing Authority. 

 

 

 

 

 

 

 

 

 

 

 

 

                                                                        

4 American Disabilities Act Standards for Accessible Design.  Available at: http://www.ada.gov 
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 Table 4 

*This is an example form for a windshield survey.  Make sure that your surveyors agree 
upon the condition definitions. 

 

       Windshield Survey 

Date: 
Name of those performing the survey: 
Location: 
 
Housing Definitions: 
 Good Condition – New construction within five years or  
 property is satisfactory status. 
 Fair Condition – in slight need of repair, but sound structure. 
 Poor Condition – Major flaws, including structurally. Major  
 maintenance required. 
 Deteriorated – Rehab is not a viable option. 
 
 

Housing 
Type Condition Vacant 

 
Good Fair Poor Deteriorated 

 

Single-
family 
detached 

     

Duplex      

Five or 
more 
units 

     

Total      
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Table 5 

 

______________________, Delaware (Total Households = ________) 

Household Income in 1999 

Median Income Under $25,000 % $25,000 - $49,999 % Over $50,000 % 

       
 

Source for information: Delaware Summary Social, Economic, and Housing Characteristics, U.S. 
Census Bureau, Census 2000 at: http://www.census.gov/prod/cen2000/index.html.   
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Table 6 

County-level data is provided in Appendix B  

Employment TrendsEmployment TrendsEmployment TrendsEmployment Trends    
1990 2000 Current Year 

Industry Description # # 
% 

Change # 
% 

Change 
Agriculture, forestry, fishing, and hunting      

Mining      

Utilities      

Construction      

Manufacturing      

Wholesale        

Retail Trade      

Transportation & warehousing      

Information      

Finance & insurance      

Real estate, rental, leasing      

Professional & technical services      

Company management      

Administrative & waste services      

Educational services      

Health care & social assistance      

Arts, entertainment, & recreation      

Accommodation & food services      

Other services, except public administration      

Government      

Total      
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Table 7 

 

 

 

 

 

 

 

 

 

 

Possible source for information: Delaware Population Consortium or U.S. Census Bureau. 

 

 

 

 

 

 

 

 

 

 

 

 

Population  

1990 2000 Current Year  
Age # # % Change # % Change 

0-19 
     

20-34 
     

35-49 
     

50-64 
     

65+ 
     

Total 
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Table 8 

 

Households & Rate of Household Growth 

1990 2000 Current Year  

# # % Change # % Change 

Number of 
Households 

     

Population 
     

Group 
Quarters 

     

Household 
Population 

     

Average 
Household 
Size 

     

Total 
     

 

Delaware Population Consortium has sub-county household projections.  The Delaware State 
Housing Authority can assist in making the data accurately reflect your town.  Population is 

available through the Census Bureau.  Group quarters are listed in Appendix B at county-level.   
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Table 9 

 

Density Zones 

 Low-Density 
Zone 

Medium-Density 
Zone 

High-Density 
Zone 

Total 

Total Vacant Acres 
    

Subtract 20 percent 
    

Net Vacant Acres 
    

Units per Acre 1.9 4.2 11.5 
 

Estimated Total 
Units 

    

Percent of Total 
Units 

   100% 
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Appendix B: 

Data tables have been provided to assist you in completing your housing element.  
Additionally, there are directions for navigating through the Census Bureau’s website to 
obtain the data you will need. 
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Table A 

 

 

                                                                        

5 Median Incomes based on 2007’s standards 

6 Loan terms of 30 years at 6.5% with qualifying amount based on 33%/38% Debt-to Income Ratio (HUD 
Standard) 

7 Source: eneighborhoods software for first quarter 2007 

 

Income Levels and Affordability Ranges Second Quarter                  

2007: April 1 to June 30 2007 

New Castle County 

% of Median 
Income 

Actual 
Income5 Qualifying Mortgage Amount6 

Median Home 
Price7 

Affordability 
Gap 

30% $21,650  $54,438  $238,000  ($183,562) 
60% $43,260  $128,515  $238,000  ($109,485) 
80% $57,700  $178,014  $238,000  ($59,986) 
100% $72,100  $227,375  $238,000  ($10,625) 

115% $82,915  $264,448  $238,000  $26,448  

Kent County 

% of Median 
Income 

Actual 
Income Qualifying Mortgage Amount  

Median Home 
Price 

Affordability 
Gap 

30% $17,600  $40,555  $196,000  ($155,445) 
60% $35,220  $100,954  $196,000  ($95,046) 
80% $46,950  $141,164  $196,000  ($54,836) 
100% $58,700  $181,441  $196,000  ($14,559) 

115% $67,505  $211,624  $196,000  $15,624  

Sussex County 

% of Median 
Income 

Actual 
Income Qualifying Mortgage Amount  

Median Home 
Price 

Affordability 
Gap 

30% $16,550  $36,995  $258,500  ($221,505) 
60% $33,120  $93,756  $258,500  ($164,744) 
80% $44,150  $131,565  $258,500  ($126,935) 
100% $55,100  $169,101  $258,500  ($89,399) 

115% $63,365  $197,433  $258,500  ($61,067) 
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Table B 

Source: U.S. Census Bureau, Census 2000 Summary File 1, Matrix PCT16. 

 

Note: These are county level measurements.  County wide data will not accurately 
reflect your town.  Please take this into consideration when doing your analysis.  This is 
merely to assist you in thinking about populations residing in group quarters.   

 

 

 

 

 

 

 

 

 

 

 

 

County-Level Group Population  

 
Institutionalized Population 

Noninstitutionalized 
Population 

Geographic 
Area Corrections 

Nursing 
Homes 

Juvenile 
Institutions Other 

College 
Dorms 

Military 
Quarters Other 

Delaware 5965 4852 98 595 9394 381 3298 

Kent 
County 

125 1091 62 18 1732 381 221 

New Castle 
County 

4312 2692 36 305 7648 0 2521 

Sussex 
County 

1528 1069 0 272 14 0 556 
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Table C 

 

Source: Delaware Department of Labor, OOMLI, Quarterly Census of Employment & Wages (QCEW) 
data, 2006.  Available at: 

http://www.delawareworks.com/oolmi/information/data/EmpWages/IND2006YR.shtml 

 

 

 

 

 

County Level Employment and Wages by Industry - 2006    
Kent County 

Industry Description 
Average Monthly 

Employees  Average Annual Wage $ 

Agriculture, forestry, fishing, and   
hunting 366 31,268 
Mining * * 
Utilities 174 60,349 
Construction 3,574 40,134 
Manufacturing 3,577 45,235 
Wholesale  1,654 42,614 
Retail  9,083 24,339 
Transportation & warehousing 2,460 30,770 
Information 675 44,155 
Finance & insurance 2,226 48,418 
Real estate, rental, leasing 590 29,377 
Professional & technical services 1,576 48,922 
Company Management * * 
Administrative & waste services 2,104 24,324 
Educational services 441 33,757 
Health care & social assistance 6,868 31,516 
Arts, entertainment, & recreation 2,689 19,028 
Accommodation & food services 4,475 12,754 
Other services, except public 
administration 1,702 22,354 
Government 17,794 44,137 
Total 62,147 34,563 



C R E A T I N G  A  B A L A N C E D  H O U S I N G  S T O C K  

 

41414141 

Table D 

 

Source: Delaware Department of Labor, OOMLI, Quarterly Census of Employment & Wages (QCEW) 
data, 2006.  Available at: 

http://www.delawareworks.com/oolmi/information/data/EmpWages/IND2006YR.shtml 

 

 

 

 

County Level Employment and Wages by Industry - 2006    
New Castle County 

Industry Description 
Average Monthly 

Employees  Average Annual Wage $ 

Agriculture, forestry, fishing, and   
hunting 

* * 

Mining * * 
Utilities 1,626 89,184 
Construction 18,689 49,500 
Manufacturing 17,401 70,404 
Wholesale 10,599 80,279 
Retail 32,514 25,442 
Transportation & warehousing 5,898 39,478 
Information 5,492 55,867 
Finance & insurance 32,389 90,959 
Real estate, rental, leasing 3,754 42,570 
Professional & technical services 22,596 77,171 
Company management 11,708 77,786 
Administrative & waste services 17,872 31,221 
Educational services 3,610 37,036 
Health care & social assistance 32,708 48,005 
Arts, entertainment, & recreation 5,209 23,407 
Accommodation & food services 18,852 17,241 
Other services, except public 
administration 

9,085 28,287 

Government 32,661 49,417 
Total 282,945 52,527 
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Table E 

 

Source: Delaware Department of Labor, OOMLI, Quarterly Census of Employment & Wages (QCEW) 
data, 2006.  Available at: 

http://www.delawareworks.com/oolmi/information/data/EmpWages/IND2006YR.shtml 

 

 

 

 

 

 

County Level Employment and Wages by Industry - 2006    
Sussex County 

Industry Description 
Average Monthly 

Employees  Average Annual Wage $ 

Agriculture, forestry, fishing, and   
hunting 

750 32,055 

Mining * * 
Utilities 374 71,188 
Construction 6,272 35,921 
Manufacturing 12,223 33,464 
Wholesale 1,339 42,357 
Retail 11,217 24,442 
Transportation & warehousing 1,717 34,320 
Information 483 39,997 
Finance & insurance 2,773 39,705 
Real estate, rental, leasing 2,096 33,528 
Professional & technical services 1,631 45,439 
Company management * * 
Administrative & waste services 2,742 21,030 
Educational services 163 19,079 
Health care & social assistance 8,136 37,612 
Arts, entertainment, & recreation 867 19,736 
Accommodation & food services 8,752 15,559 
Other services, except public 
administration 

2,383 21,916 

Government 7,337 37,665 
Total 71,435 30,906 
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Table F 

Collecting Census Data 
Go to www.Census.gov and then click on left-hand side for American FactFinder 
and it will take you to following page.   From there you can type in the name of 
your community, in this case ‘Harrington’ and then after entering Delaware, hit go. 

 

This will provide a Census 2000 Demographic Profile.  

 

Scroll to the bottom of the page and then click on ‘Housing Characteristics – show 
more>>’, it will take you to Profile of Selected Housing Characteristics: 2000.  
From there you will be able to determine the age of the housing stock from ‘Year 
Structure Built’ and whether it is overcrowded through ‘Occupants Per Room’. 
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