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1. INTRODUCTION 
A. Introduction 
The State of Delaware has prepared an Analysis of Impediments to Fair Housing Choice 
to satisfy requirements of the Housing and Community Development Act of 1974, as 
amended.  This Act requires that each community receiving Community Development 
Block Grant (CDBG) funds certifies to HUD that it will affirmatively further fair 
housing.  The State of Delaware includes the cities of Dover and Wilmington, the Urban 
County of New Castle County (including the City of Newark), and the Balance of State, 
which includes Kent County (excluding Dover) and all of Sussex County.   

Communities receiving CDBG entitlement funds are required to:  

• Examine and attempt to alleviate housing discrimination within their 
jurisdiction 

• Promote fair housing choice for all persons 
• Provide opportunities for all persons to reside in any given housing 

development, regardless of race, color, religion, sex, disability, familial 
status, or national origin 

• Promote housing that is accessible to and usable by persons with disabilities, 
and 

• Comply with the non-discrimination requirements of the Fair Housing Act.   
These requirements can be achieved through the preparation of an Analysis 
of Impediments to Fair Housing Choice. 

The Analysis of Impediments to Fair Housing Choice (AI) is a review of a jurisdiction’s 
laws, regulations, and administrative policies, procedures, and practices affecting the 
location, availability, and accessibility of housing, as well as an assessment of conditions, 
both public and private, affecting fair housing choice. 

B. Obligation to Affirmatively Further Fair Housing 
In August 2009, Westchester County, NY settled a fair housing lawsuit brought against 
the County by the Anti-Discrimination Center of Metro New York, Inc.  The outcome of 
this lawsuit is relevant to all HUD urban counties, such as New Castle County, and 
entitlement communities such as the Cities of Wilmington and Dover. 

This $180 million lawsuit filed in April 2006 charged that Westchester County failed to 
fulfill its obligation to affirmatively further fair housing and ensure non-discrimination in 
its programs.  Westchester County is an Urban County entitlement under HUD’s CDBG 
and HOME Programs.  As a condition of federal funding, all such HUD entitlements 
certify to HUD each year that they will conduct their entitlement programs in a non-
discriminatory manner that affirmatively furthers fair housing in accordance with the 
Civil Rights Act of 1964 and the federal Fair Housing Act.  In making this certification, 
Westchester County was required to identify impediments to fair housing choice, take 
action to overcome those impediments, and to maintain records of its analysis and 
actions. 
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In the lawsuit, the Center charged that: 

• Westchester County is a racially segregated county 
• Westchester County’s Analysis of Impediments to Fair Housing Choice (AI) 

was flawed because it considered housing needs based solely on income and 
failed to fully consider racial segregation and housing needs based on race 

• Westchester County failed to inform municipalities receiving CDBG funds of 
their own obligation to consider the housing needs of persons living outside 
the communities, not just the needs of residents living within their municipal 
limits 

• Westchester County failed to require municipalities receiving CDBG funds to 
increase the availability of affordable housing or otherwise affirmatively 
further fair housing 

• As a result of the above, Westchester County made a false claim when it 
certified to HUD that the County would affirmatively further fair housing. 

At issue in this case was not whether Westchester County created affordable housing.  In 
fact, since 1998, the County spent over $50 million in federal and state funds to aid in the 
construction of 1,370 affordable rental units and another 334 affordable owner units.  It 
was the geographic location of the affordable housing units that were created within the 
County that was the critical factor in the lawsuit.   

The Center alleged that the County’s AI did not analyze how its placement of affordable 
housing affected segregation and racial diversity.  It concluded that the County assisted 
the development of affordable housing units in lower income communities and that as a 
result, it increased the pattern of racial segregation in Westchester County.  Furthermore, 
the suit charged that the County violated its cooperation agreements with local units of 
government which prohibits expenditures of CDBG funds for activities in communities 
that do not affirmatively further fair housing within their jurisdiction or otherwise impede 
the County’s action to comply with its fair housing certifications. 

Faced with the threat of losing the $180 million lawsuit and being cut off from another 
$30 million in HUD funding, Westchester County agreed to a settlement with HUD and 
the Anti-Discrimination Center of Metro New York.  Under the terms of the settlement, 
the County will pay $21.6 million to HUD in non-federal funds.  These funds will be 
deposited in the County’s HUD account and used to build new affordable housing units 
in specified census tracts with populations of less than 3% Black and 7% Hispanic 
residents.  An additional $11 million will be paid to HUD, the Center and its counsel.  
The County will add $30 million to its capital budget to build affordable housing in non-
impacted (i.e., primarily White) areas.  It is anticipated that the County will issue bonds 
to meet its financial obligations under the settlement. 

The significance of this legal settlement for entitlement communities throughout the U.S. 
is clear.  First, the requirement to affirmatively further fair housing applies to all aspects 
of government, not just HUD programs.  Second, the lawsuit confirms that urban 
counties (i.e. New Castle County) and entitlement communities such as the Balance of 
State have an obligation to ensure that each local unit of government within its boundary 
affirmatively furthers fair housing.  When an urban county or other entitlement 
community makes this pledge to HUD, it is making the promise not just in its own right 
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but also on behalf of each local unit of government in the county.  This does not 
necessarily mean that each municipality must finance and develop affordable housing, 
but it does mean that no municipality may impede or obstruct the creation of such 
housing by other entities.  An urban county should provide CDBG and HOME funds to 
municipalities that affirmatively further fair housing.  Furthermore, an urban county 
should not provide CDBG and HOME funds to municipalities that impede fair housing as 
such actions undermine the urban county’s own obligation to affirmatively further fair 
housing.  Finally, an urban county must take action to eliminate barriers to fair housing 
wherever they may exist in the county. 

C. Fair Housing Choice 
Equal and free access to residential housing (housing choice) is fundamental to meeting 
essential needs and pursuing personal, educational, employment or other goals.  Because 
housing choice is so critical, fair housing is a goal that government, public officials, and 
private citizens must achieve if equality of opportunity is to become a reality. 

Under federal law, fair housing choice is defined as the ability of persons, regardless of 
race, color, religion, sex, disability, familial status, or national origin, of similar income 
levels to have available to them the same housing choices.  Persons who are protected 
from discrimination by fair housing laws are referred to as members of the protected 
classes. 

This Analysis encompasses the following six areas related to fair housing choice: 

• The sale or rental of dwellings (public and private) 
• The provision of housing brokerage services 
• The provision of financing assistance for dwellings 
• Public policies and actions affecting the approval of sites and other building 

requirements used in the approval process for the construction of publicly 
assisted housing 

• The administrative policies concerning community development and housing 
activities, which affect opportunities of minority households to select housing 
inside or outside areas of minority or ethnic concentration, and 

• Where there is a determination of unlawful segregation or other housing 
discrimination by a court or a finding of noncompliance by the U.S. 
Department of Housing and Urban Development (HUD) regarding assisted 
housing in a recipient's jurisdiction, an analysis of the actions which could be 
taken by the recipient to remedy the discriminatory condition, including 
actions involving the expenditure of funds made available under 24 CFR Part 
570 (i.e., the CDBG program regulations). 

As federal entitlement communities, the City of Wilmington, the City of Dover, the 
Urban County of New Castle County, the City of Newark, and the Balance of State have 
specific fair housing planning responsibilities.  These include: 

• Conducting an Analysis of Impediments to Fair Housing Choice 
• Developing actions to overcome the effects of identified impediments to fair 

housing, and 
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• Maintaining records to support the cities’ initiatives to affirmatively further 
fair housing. 

HUD interprets these three certifying elements to include: 

• Analyzing housing discrimination in a jurisdiction and working toward its 
elimination 

• Promoting fair housing choice for all people 
• Providing racially and ethnically inclusive patterns of housing occupancy 
• Promoting housing that is physically accessible to, and usable by, all people, 

particularly individuals with disabilities, and 
• Fostering compliance with the nondiscrimination provisions of the Fair 

Housing Act. 

This Analysis will:   

• Evaluate population, household, income and housing characteristics by 
protected classes in each of the seven cities and across the region 

• Evaluate public and private sector policies that impact fair housing choice 
• Identify blatant or de facto impediments to fair housing choice, where any 

may exist, and 
• Recommend specific strategies to overcome the effects of any identified 

impediments. 

HUD defines an impediment to fair housing choice as any actions, omissions, or 
decisions that restrict, or have the effect of restricting, the availability of housing choices, 
based on race, color, religion, sex, disability, familial status, or national origin. 

This Analysis serves as the basis for fair housing planning, provides essential information 
to policy makers, administrative staff, housing providers, lenders, and fair housing 
advocates, and assists in building public support for fair housing efforts.  The elected 
governmental bodies are expected to review and approve the analysis and use it for 
direction, leadership, and resources for future fair housing planning. 

The Analysis will serve as a baseline for progress against which implementation efforts 
will be judged and recorded.  The various recommendations provided throughout this 
document are not exhaustive.  Furthermore, the adoption of specific ordinances and 
financial commitments is not necessarily mandatory for a jurisdiction to be considered 
compliant.  There may be alternatives to some of the specific recommendations provided 
that may just as effectively further fair housing in an affirmative manner. 

D. The Federal Fair Housing Act 

i. What housing is covered? 
The federal Fair Housing Act covers most housing. In some circumstances, 
the Act exempts owner-occupied buildings with no more than four units, 
single family housing sold or rented without the use of a broker, and housing 
operated by organizations and private clubs that limit occupancy to members. 
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ii. What does the Fair Housing Act prohibit? 
a. In the Sale and Rental of Housing 

No one may take any of the following actions based on race, color, 
religion, sex, disability, familial status, or national origin: 

• Refuse to rent or sell housing  
• Refuse to negotiate for housing  
• Make housing unavailable  
• Deny a dwelling  
• Set different terms, conditions or privileges for the sale or rental 

of a dwelling  
• Provide different housing services or facilities  
• Falsely deny that housing is available for inspection, sale, or 

rental  
• For profit, persuade owners to sell or rent (blockbusting), or  
• Deny anyone access to or membership in a facility or service 

(such as a multiple listing service) related to the sale or rental of 
housing.  

b. In Mortgage Lending 
No one may take any of the following actions based on race, color, 
religion, sex, disability, familial status, or national origin: 

• Refuse to make a mortgage loan  
• Refuse to provide information regarding loans  
• Impose different terms or conditions on a loan, such as different 

interest rates, points, or fees  
• Discriminate in appraising property  
• Refuse to purchase a loan, or  
• Set different terms or conditions for purchasing a loan.  

c. Other Prohibitions  
It is illegal for anyone to: 

• Threaten, coerce, intimidate or interfere with anyone exercising 
a fair housing right or assisting others who exercise that right  

• Advertise or make any statement that indicates a limitation or 
preference based on race, color, religion, sex, disability, familial 
status, or national origin. This prohibition against 
discriminatory advertising applies to single family and owner-
occupied housing that is otherwise exempt from the Fair 
Housing Act.  

iii. Additional Protections for the Disabled 
If someone has a physical or mental disability (including hearing, mobility 
and visual impairments, chronic alcoholism, chronic mental illness, AIDS, 
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AIDS Related Complex and mental retardation) that substantially limits one 
or more major life activities, or has a record of such a disability, or is 
regarded as having such a disability, a landlord may not: 

• Refuse to let the disabled person make reasonable modifications to a 
dwelling or common use areas, at the disabled person’s expense, if 
necessary for the disabled person to use the housing.  Where 
reasonable, the landlord may permit changes only if the disabled 
person agrees to restore the property to its original condition when he 
or she moves.  

• Refuse to make reasonable accommodations in rules, policies, 
practices, or services if necessary for the disabled person to use the 
housing.  

For example, a building with a "no pets" policy must make a reasonable 
accommodation and allow a visually impaired tenant to keep a guide dog. 

iv. Significant Recent Changes 
The Housing for Older Persons Act of 1995 (HOPA) makes several changes 
to the age 55 and older exemption. Since the 1988 Amendments, the Fair 
Housing Act has exempted from its familial status provisions properties that 
satisfy the Act's age 55 and older housing condition.  First, it eliminates the 
requirement that housing for persons age 55 and older have "significant 
facilities and services" designed for the elderly. Second, HOPA establishes a 
"good faith reliance" immunity from damages for persons who in good faith 
believe that the age 55 and older exemption applies to a particular property, if 
they do not actually know that the property is not eligible for the exemption 
and if the property has formally stated in writing that it qualifies for the 
exemption.  

HOPA retains the requirement that senior housing must have one person who 
is 55 years of age or older living in at least 80% of its occupied units. It also 
still requires that senior housing publish and follow policies and procedures 
that demonstrate the intent to be housing for persons 55 years and older.   

An exempt property will not violate the Fair Housing Act if it includes 
families with children, but it does not have to do so. Of course, the property 
must meet the Act's requirements that at least 80% of its occupied units have 
at least one occupant who is 55 or older, and that it publish and follow 
policies and procedures that demonstrate the intent to be housing for persons 
age 55 and older housing. 

v. Requirements for New Buildings 
In buildings that are ready for first occupancy after March 13, 1991 and have 
an elevator and four or more units: 

• Public and common areas must be accessible to persons with 
disabilities  

• Doors and hallways must be wide enough for wheelchairs  
• All units must have:  
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o An accessible route into and through the unit  
o Accessible light switches, electrical outlets, thermostats and 

other environmental controls  
o Reinforced bathroom walls to allow later installation of grab 

bars, and  
o Kitchens and bathrooms that can be used by people in 

wheelchairs.  
If a building with four or more units has no elevator and will be ready for 
first occupancy after March 13, 1991, these standards apply to ground floor 
units.  These requirements for new buildings do not replace any more 
stringent standards in state or local law. 

vi. Housing Opportunities for Families 
Unless a building or community qualifies as housing for older persons, it may 
not discriminate based on familial status. That is, it may not discriminate 
against families in which one or more children under the age 18 live with: 

• A parent or 
• A person who has legal custody of the child or children or  
• The designee of the parent or legal custodian, with the parent or 

custodian's written permission.  
Familial status protection also applies to pregnant women and anyone 
securing legal custody of a child under age 18. 

Housing for older persons is exempt from the prohibition against familial 
status discrimination if: 

• The HUD Secretary has determined that it is specifically designed for 
and occupied by elderly persons under a federal, state or local 
government program, or  

• It is occupied solely by persons who are 62 or older, or  
• It houses at least one person who is 55 or older in at least 80% of the 

occupied units, and adheres to a policy that demonstrates the intent to 
house persons who are 55 or older, as previously described.  

A transition period permits residents on or before September 13, 1988 to 
continue living in the housing, regardless of their age, without interfering 
with the exemption. 

E. Delaware Fair Housing Act 
The Delaware Fair Housing Act was adopted in 1969 and prohibits housing 
discrimination on the basis of race, color, national origin, religion, creed, sex, marital 
status, familial status, age, sexual orientation, or disability.  As a result, persons in 
Delaware have greater protection under the State’s fair housing law than under federal 
fair housing law. 

Specifically, the Delaware Fair Housing Law prohibits the following practices: 
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• Refusing to sell or rent after the making of a bona fide offer or refusing to 
negotiate for the sale or rental of, or otherwise make unavailable or deny, a 
dwelling to members Delaware’s protected classes;  

• Discriminating against any person in the terms, conditions, or privileges of 
the sale or rental of a dwelling, or in the provision of services or facilities in 
connection therewith to members of Delaware’s protected classes;  

• To make, print, or publish, or cause to be made, printed, or published any 
notice, statement, or advertisement, with respect to the sale or rental of a 
dwelling that indicates any preference, limitation, or discrimination or an 
intention to make any such preference, limitation or discrimination against 
members of Delaware’s protected classes;  

• Representing to any member of Delaware’s protected classes that any 
dwelling is not available for inspection, sale, or rental when such dwelling is 
in fact available;  

• To induce or attempt to induce to sell or rent any dwelling by representations 
regarding the entry or prospective entry into the neighborhood of a person or 
persons included amongst Delaware’s protected classes;  

• Denying any person access to membership or participation in any multiple 
listing service, real estate brokers' organization, or other service, organization 
or facility relating to the business of selling or renting dwellings, or to 
discriminate against such person in the terms or conditions of such access, 
membership, or participation by members of Delaware’s protected classes. 

The law also outlines additional provisions against the discrimination of persons with 
disabilities.  In particular, the law prohibits the refusal of reasonable accommodations (at 
the expense of the person with a disability) and the failure to design and construct or alter 
specific multi-family units to accommodate persons with disabilities.  

The Delaware Human Relations Commission (DHRC) is responsible for implementing 
the Fair Housing Act. The DHRC is comprised of 28 members: seven from each of the 
State’s three counties and seven members-at-large. Persons who believe they have been 
discriminated against may file a complaint with the Division of Human Relations. Once 
the Division accepts a complaint as stating a fair housing claim, the complaint is assigned 
to be investigated. During the investigative process, the Division is responsible for 
attempting to development a conciliation agreement between the complainant and 
respondent.  If the Division concludes that legal action is required, it will refer the case to 
Delaware’s Attorney General.  (During the course of the investigative period, the DHRC 
may issue subpoenas and order discovery aides in the investigative process.) 

F. Local Fair Housing Ordinances 
In addition to Delaware’s Fair Housing Act, the City of Wilmington has adopted its own 
Fair Housing Ordinance. The Fair Housing Ordinance is found in the City Code under 
Article II of the Human Rights Chapter (Chapter 35). The purpose of the ordinance is to 
ensure that “all persons may fully enjoy equal rights and access to housing for themselves 
and their families.” The ordinance, which was originally adopted in July of 1992, states 
that it is unlawful to discriminate against a person because of race, age, marital status, 
creed, color, sex, sexual orientation, handicap, national origin, and economic or family 
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status (including source of income).  The following protections included under the City’s 
ordinance are not included under state or federal statutes: economic/family status (source 
of income). Additional information regarding Wilmington’s Fair Housing Ordinance is 
included in Section 3.  

Figure 1-1 details members of the projected classes by federal, state, and municipal laws. 
Figure 1-1 

Protection for Members of the Protected Classes 

 

G. Methodology 
The consulting firm of Mullin & Lonergan Associates, Inc. (M&L) was contracted to 
conduct the Analysis of Impediments to Fair Housing Choice.  M&L utilized a 
comprehensive approach to complete the analysis involving the State of Delaware.  The 
following sources were utilized: 

• The most recently available demographic data regarding population, 
household, housing, income, and employment 

• The most recent five-year Consolidated Plan for each entitlement community 
• The most recent Analysis of Impediments to Fair Housing Choice for each 

entitlement community 
• Public policies affecting the siting and development of housing, including 

comprehensive plans and municipal zoning ordinances   
• Administrative policies concerning housing and community development   
• Admission and Continuing Occupancy Policy documents from public 

housing authorities 
• Section 8 Housing Choice Voucher Administrative Plans from public housing 

authorities 
• Financial lending institution data from the Home Mortgage Disclosure Act 

(HMDA) database 
• Previous Annual Plans (AP) and Consolidated Annual Performance and 

Evaluation Reports (CAPER) for each entitlement community 
• Local plans and studies provided by participating jurisdictions 

Protected Class
Federal Fair 
Housing Act

Delaware Fair 
Housing Act

Wilmington Fair 
Housing 
Ordinance

Race • • •
Color • • •
National  Origin • • •
Rel igion • • •
Sex • • •
Fami l ia l  Status  (fami l ies  with chi ldren under age  18) • • •
Handicap/Disabi l i ty Status • • •
Creed • •
Age • •
Mari ta l  Status • •
Sexual  Orientation • •
Source  of Income •
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• Interviews and focus group sessions conducted with agencies and 
organizations that provide housing and housing related services to members 
of the protected classes. 

i. Use of Census Data 
Two major sources of data were used for this report.  Census data from 1990, 
Census 2000, and the 2008 American Community Survey (ACS) were 
supplemented with 2009 estimates obtained from DemographicsNow.  The 
ACS data is available only for geographic units with a population of 65,000 
or more.  As a result, ACS data is available for a city, but is not available for 
smaller geographic units within a city such as census tracts.  For census tract 
level data more recent than 2000, DemographicsNow data was used.  In most 
cases, the most recent data available was used. 

Because statistics in census data products are based on the collection, 
tabulation, editing, and handling of questionnaires, errors in the data are 
possible.  In addition to errors occurring during data collection, much of the 
census data is based on Summary File 3 (SF3) sample data rather than 
Summary File 1 (SF1) data, which is 100-percent data.  Each data set is 
subject to sampling error and non-sampling error, respectively.  Non-
sampling error includes confidentiality edits applied by the Census Bureau to 
assure that data does not disclose information about specific individuals, 
households, or housing units.  Because of sampling and non-sampling errors, 
there may be discrepancies in the reporting of similar type of data.  These 
discrepancies do not negate the usefulness of the census data. 

Data from the 2010 U.S. Census was not available during the initial 
undertaking of the study. 

ii. Other Data Sources Used 
Other primary data sources include CHAS data tables available from HUD, 
residential segregation data available from Census Scope, and mortgage data 
available from the Home Mortgage Disclosure Act (HMDA) database.   

iii. Areas of Racial or Ethnic Concentration 
HUD defines areas of racial or ethnic concentration as geographic areas 
where the percentage of a specific minority or ethnic group is 10 percentage 
points higher than a city’s overall percentage.  While segregation may exist, 
it alone is not definitive proof of discrimination in the housing market; it may 
indicate discrimination or else suggest that other factors are at work limiting 
housing choices of racial and ethnic groups.  

H. Development of the Analysis of Impediments to Fair Housing 

i. Local Collaboration of HUD Entitlement Entities in Conducting the AI 
This project represents a collaborative effort on the part of New Castle 
County, the City of Wilmington, the City of Dover, and the Delaware State 
Housing Authority (DSHA).  Each of these jurisdictions receives CDBG 
entitlement funds from HUD.  Each jurisdiction participated in the day-to-day 
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development of the AI and each jurisdiction contributed financially to the 
cost of the project.  New Castle County agreed to serve as the central 
contracting and coordinating entity for the project. 

With only three counties, the manageable scale of the State of Delaware lends 
itself to a regional AI. Each local entitlement jurisdiction realized that 
affirmatively furthering fair housing does not begin and end at jurisdictional 
boundaries.  Fair housing stakeholders provide services to the region that 
transcend jurisdictional boundaries. The policies and practices of one 
jurisdiction clearly impact neighboring jurisdictions.  From the outset, each 
of the entitlement entities in the State committed to an AI that addresses 
impediments to fair housing within their jurisdiction as well as impediments 
that are regional in nature.   

ii. Agency Consultation 
Each jurisdiction assisted in identifying fair housing stakeholders and in 
disseminating written questionnaires aimed at identifying impediments to fair 
housing choice. A list of the agencies, organizations, and individuals that 
provided input into the AI is included in Appendix A of this document.  A 
series of interviews and focus group meetings were conducted throughout the 
State during the months of September, October, and November, 2010 in an 
effort to generate broad input into the fair housing planning process.  
Comments received from stakeholders are reflected throughout the AI. 

Each jurisdiction assumed responsibility for reviewing and providing 
feedback on their individual AI.  Each individual AI includes its own unique 
description of impediments to fair housing choice and a fair housing action 
plan.  In addition, the AI includes a description of regional impediments 
along with a series of fair housing action steps that will require continued 
collaboration on the part of all participants in the fair housing planning 
process.  

iii. Public Comment 
The Draft AI was released to the general public during the week of May 9, 
2011.  A public hearing was held at 1:00 P.M. on Thursday, May 12, 2011 at 
the John W. Pitts Center in Dover.  Minutes from the public hearing are 
included in Appendix D of this document.  Public notices announcing the 
public hearing were advertised through various media and all comments 
received during the hearing have been summarized and are included in 
Appendix E of this document. 

I. The Relationship between Fair Housing and Affordable Housing 
As stated in the Introduction, fair housing choice is defined as the ability of persons, 
regardless of race, color, religion, sex, disability, familial status, or national origin, of 
similar income levels to have available to them the same housing choices. In Delaware, 
this protection is also extended to the following classes: creed, marital status, sexual 
orientation, and age.  Persons who are protected from discrimination by fair housing laws 
are referred to as members of the protected classes.  
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This AI analyzes a range of fair housing issues that may affect housing choice. To the 
extent that members of the protected classes tend to have lower incomes, then access to 
fair housing is related to affordable housing. In many areas across the U.S., a primary 
impediment to fair housing is a relative absence of affordable housing. Often, however, 
the public policies implemented in towns and cities create, or contribute to, the lack of 
affordable housing in these communities.  

This document goes well beyond an analysis of the adequacy of affordable housing in the 
State of Delaware. This AI defines the relative presence of members of the protected 
classes within the context of factors that influence the ability of the protected classes to 
achieve equal access to housing and related services.  
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2. DELAWARE STATE REGIONAL PROFILE 
This section of the AI presents a demographics overview of the State of 
Delaware.  Trends in population, households, housing, income, and 
employment are summarized for the region as a whole with comparisons 
made among the jurisdictions covered in this AI – the City of Wilmington, 
the Urban County of New Castle County, the City of Dover, and the Balance 
of State (Kent and Sussex Counties) – where appropriate.  Following this 
section are individual AIs for each jurisdiction, all of which include a list of 
impediments to fair housing choice and a fair housing action plan to be 
undertaken by each respective jurisdiction.  A regional fair housing action 
plan, which addresses issues such as public transportation, housing 
accessibility and real estate advertising, is included at the end of the 
document.  The list of regionally-based actions requires collaborative 
undertaking by all of the jurisdictions.  

A. Demographic Profile  

i. Population Trends  
The total population in Delaware has increased steadily in recent decades, 
growing by 33.6% between 1990 and 2010. The fastest growth occurred 
during the 1990s, when the State’s population increased 17.6%.  Growth has 
slowed since then, with the statewide population increasing 13.6% between 
2000 and 2010. 

As shown in Figure 2-1, the Balance of State - in particular Sussex County – 
experienced the most rapid growth among AI jurisdictions, with growth rates 
of 62% and 71.5%, respectively.  Population growth in New Castle County 
and the City of Dover was also robust over the past two decades.  The City of 
Wilmington, on the other hand, has experienced relatively sluggish growth 
since 1990, with the population increasing only 2.4%.  

Figure 2-1 
Population Trends, 1990-2010 

 
 
 
  

1990 2000 2010

% Change 
1990‐2010

Delaware total 666,216 783,600 890,136 33.6%

   City of Wilmington 71,529 72,664 73,231 2.4%

   New Castle County* 370,405 427,601 461,245 24.5%

   City of Dover 27,529 32,470 36,898 34.0%

   Balance of State 196,753 250,865 318,762 62.0%

       Kent County** 83,474 94,227 124,438 49.1%

       Sussex County 113,279 156,638 194,324 71.5%

*Excludes the City of Wilmington

**Excludes the City of Dover



 Delaware State 
  Analysis of Impediments to Fair Housing Choice  

July 2011 
Page 14  

Figure 2-2 
Population Trends, 1990-2010 

 
*Excludes the City of Wilmington 
**Excludes the City of Dover 

 
Delaware has become increasingly diverse since 1990. The number of non-
White residents nearly doubled between 1990 and 2010, while the State’s 
White population increased 19%. Whereas the non-White population 
accounted for 19.6% of the population in 1990, by 2010 this had increased to 
28.4%.   

Among non-White residents, Blacks continue to comprise the largest racial 
group.  However, the largest population growth has been among 
Asian/Pacific Islanders and persons of all other races.  The Asian/Pacific 
Islander population tripled from 8,770 to 27,304 and persons of all other 
races increased from 7,740 to 36,108. 

The Hispanic population in Delaware also has experienced rapid growth.  In 
1990, there were 15,151 Hispanic residents in the State, accounting for 2.3% 
of the total population.  By 2010, this number had nearly quadrupled to 
59,777, constituting 6.7% of the State’s population.  
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OBSERVATION:  Minorities have increased from 19.6% to 28.4% of Delaware’s population since 
1990.  The fastest growing segments include Asian/Pacific Islanders and persons of all other races.  
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Figure 2-3 
Population Trends by Race and Ethnicity, 1990-2010 

 

The urban centers in Wilmington and Dover had the highest concentrations of 
minorities in 2010, in particular among Blacks.  Whereas Blacks comprised 
21% of Delaware’s total population, in Wilmington and Dover, Blacks 
accounted for 59.5% and 36% of the population, respectively.  Wilmington 
also had a higher proportion of Hispanic residents (14.3%).  In Dover, 
however, Hispanics comprised only 5.3% of the population, which was less 
than Delaware as a whole.  

Figure 2-4 
Population by Race and Ethnicity, 2010 

 

ii. Areas of Racial and Ethnic Minority Concentration 
This AI defines areas of racial or ethnic minority concentration as census 
tracts in which the percentage of a specific minority or ethnic group is 10 
percentage points higher than across the jurisdiction overall.  In the Balance 
of State, the areas of concentration are defined using the percentage of 
minorities in each of the Counties. Within each of the jurisdictions, the 
threshold for determining an area of concentration is different because the 
percentage of minorities differs for each.  

For example, areas of concentration of Black residents in the City of 
Wilmington include census tracts where the percentage of Blacks was 69.5% 
and higher, while in Sussex County, the threshold is 22.5%.  Each of the five 
jurisdictions had areas of concentration among Black residents. Wilmington, 

# % # % # %

Delaware Total 666,168 100.0% 783,600 100.0% 890,137 100.0% 33.6%

White Population 535,334 80.4% 584,684 74.6% 637,211 71.6% 19.0%

Non‐White Population 130,834 19.6% 198,916 25.4% 252,926 28.4% 93.3%

Black 112,125 16.8% 148,823 19.0% 187,111 21.0% 66.9%

Amer. Indian/Alaska  Native 2,199 0.3% 3,111 0.4% 2,403 0.3% 9.3%

Asian / Pacific Islander 8,770 1.3% 16,388 2.1% 27,304 3.1% 211.3%

All Other Races 7,740 1.2% 30,594 3.9% 36,108 4.1% 366.5%

Hispanic 15,151 2.3% 37,321 4.8% 59,777 6.7% 294.5%

Source: DemographicsNow

% Change 
1990‐2010

1990 2000 2010

Black
Asian/Pacific 

Islander Hispanic

% % % %

Delaware total 890,136 71.6% 21.0% 3.1% 6.7%

   City of Wilmington 73,231 34.2% 59.5% 1.3% 14.3%

   New Castle County* 461,245 74.4% 18.4% 4.5% 6.6%

   City of Dover 36,898 52.5% 36.0% 4.0% 5.3%

   Balance of State 318,762 78.3% 14.3% 1.3% 5.3%

       Kent County** 124,438 74.7% 17.1% 1.8% 3.7%

       Sussex County 194,324 80.6% 12.5% 0.9% 6.4%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: DemographicsNow

Total 
Population

White

Minority Residents
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New Castle County, and Sussex County also had areas of concentration 
among Hispanics. There were no areas of concentrations of Asians in the 
State.  Figure 2-5 lists the thresholds for the primary minority groups in each 
of the jurisdictions.  

Figure 2-5 
Areas of Concentration by Municipality, 2010 

 
 

 
 

iii. Residential Segregation Patterns 
Residential segregation is a measure of the degree of separation of racial or 
ethnic groups living in a neighborhood or community.  Typically, the pattern 
of residential segregation involves the existence of predominantly 
homogenous, White suburban communities and low-income minority inner-
city neighborhoods.  A potential impediment to fair housing is created where 
either latent factors, such as attitudes, or overt factors, such as real estate 
practices, limit the range of housing opportunities for minorities.  A lack of 
racial or ethnic integration in a community creates other problems, such as 
reinforcing prejudicial attitudes and behaviors, narrowing opportunities for 
interaction, and reducing the degree to which community life is considered 
harmonious.  Areas of extreme minority isolation often experience poverty 
and social problems at rates that are disproportionately high.  Racial 
segregation has been linked to diminished employment prospects, poor 
educational attainment, increased infant and adult mortality rates, and 
increased homicide rates. 

The distribution of racial or ethnic groups across a geographic area can be 
analyzed using an index of dissimilarity.  This method allows for 
comparisons between subpopulations, indicating how much one group is 
spatially separated from another within a community.  The index of 
dissimilarity is rated on a scale from 0 to 100, in which a score of 0 

Black
Asian/Pacific 

Islander Hispanic

% % %

   City of Wilmington 73,231 69.5% ‐‐‐ 24.3%

   New Castle County* 461,245 28.4% ‐‐‐ 16.6%

   City of Dover 36,898 46.0% ‐‐‐ ‐‐‐

    Kent County** 124,438 27.1% ‐‐‐ ‐‐‐

    Sussex County 194,324 22.5% ‐‐‐ 16.4%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: DemographicsNow

Total 
Population

Areas of Concentration

OBSERVATION:  There are a total of 60 areas of minority concentration in Delaware, of which 47 
are areas of Black residents.  Concentrations of Hispanic residents account for 15 areas.  Two 
census tracts, both in New Castle County, are areas of concentration of both Black and Hispanic 
residents.  
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corresponds to perfect integration and a score of 100 represents total 
segregation.1  The index is typically interpreted as the percentage of the 
minority population that would have to move in order for a community or 
neighborhood to achieve full integration. A dissimilarity index of less than 30 
indicates a low degree of segregation, while values between 30 and 60 
indicate moderate segregation, and values above 60 indicate high segregation. 

The City of Wilmington was the most segregated jurisdiction in the State in 
2000, with a Black/White index of 65.3, a Hispanic/White index of 61.4, and 
an Asian/White index of 45.1.  The City of Dover and Kent County were 
both moderately segregated, while New Castle County and Sussex County 
had low degrees of segregation.  

Figure 2-6 
Delaware Municipal Dissimilarity Index Rankings, 2000 

 
 

 

B.  Economic Profile  

i. Race/Ethnicity and Income 
Household income is one of several factors used to determine a household’s 
eligibility for a home mortgage loan. In 2008, median household income 
(MHI) for the State of Delaware was $57,989.  As Figure 2-7 shows, MHI 
and poverty rates were highly variable throughout the State.  Within the City 
of Wilmington, MHI was $39,154, which was considerably less than New 
Castle and Kent Counties.  Additionally, the poverty rate in Wilmington was 
twice as great as the State overall.  Poverty was also relatively high in Dover.  

 

                                                           
1 The index of dissimilarity is a commonly used demographic tool for measuring inequality. For a given 
geographic area, the index is equal to 1/2 ∑ ABS [(b/B)-(A/a)], where b is the subgroup population of a 
census tract, B is the total subgroup population in a city, a is the majority population of a census tract, and 
A is the total majority population in the city. ABS refers to the absolute value of the calculation that 
follows. 

1 City of Wilmington  65.3 45.1 61.4

2 City of Dover 33.8 27.5 26.3

3 Kent County 33.2 34.5 27.2

4 City of Newark 31.6 34.2 19.9

5 New Castle County (Urban County) 22.0 10.2 12.1

6 Sussex County 15.3 13.0 13.9
Source: CensusScope

White/ 
Hispanic DIRank City

White/ 
Black DI

White/ 
Asian DI

OBSERVATION:  Most areas in the State, as a whole, are characterized by moderate or low levels of 
segregation.  However, Wilmington is highly segregated according to dissimilarity indices.  On the 
other hand, Sussex County is the most integrated.   
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Figure 2-7 
Median Household Income and Poverty Rates by Race/Ethnicity, 2008 

 
 

A review of median household income reveals a stark contrast among racial 
and ethnic groups in Delaware.  On a whole, the MHI of Black households in 
2008 was almost $20,000 less than that of Whites.  The disparity is greatest 
in Wilmington, where MHI for Blacks is equivalent to only 54.5% of that for 
Whites.  In Kent County, the disparity of earnings among Blacks and Whites 
was the smallest, with Blacks earning the equivalent of 80.5% MHI for 
Whites. Across the State, Blacks and Hispanics were significantly more 
likely to live in poverty. In most areas where income was reported, Asians 
had the highest MHI. The exception was in Sussex County, where Asian 
households had an MHI higher than that of Blacks and Hispanics but still 
lower than that of Whites.  

Figure 2-8 details the income distribution of White and Black households 
throughout the region.  Black and Hispanic households were relatively evenly 
dispersed across different income levels, and slightly more households earned 
less than $25,000 annually as those that earned more than $75,000.  White 
and Asian households, on the other hand, were more likely to fall in the 
highest income bracket.  Over half of Asian households and 39.8% of White 
households earned more than $75,000, compared to the 10.5% of Asian 
households and 16.8% of White households that earned less than $25,000 
annually.    

Figure 2-8 
Household Income Distribution by Race, 2008 

 

Delaware $57,989 10.0% City of Dover* $44,490 16.6%

Whites $61,609 7.7% Whites $50,767 7.3%

Blacks $42,168 16.4% Blacks $35,970 30.1%

Asians $89,100 10.0% Kent County (incl. Dover) $56,039 9.5%

Hispanics $43,566 23.8% Whites $58,533 5.9%

City of Wilmington* $39,154 20.2% Blacks $47,145 21.4%

Whites $53,249 15.7% Asians $66,838 ‐‐‐

Blacks $28,997 21.9% Hispanics $44,566 18.0%

Hispanics $26,372 33.7% Sussex County $47,426 11.8%

New Castle County (incl. Wilmington) $63,288 7.9% Whites $50,596 9.0%

Whites $69,337 7.2% Blacks $31,898 22.7%

Blacks $42,539 9.6% Asians $40,896 ‐‐‐

Asians $102,820 11.9% Hispanics $36,362 23.8%

Hispanics $44,389 23.7%

*The MHI and poverty rates for Asians  and/or Hispanics  were not available 

Source: U.S. Census Bureau, 2006‐2008 American Community Survey (B19013, B19013A, B19013B, B19013D, B19013I, C17001, C17001A, C17001B, C17001D, 
C17001I)

Poverty Rate
Median Household 

Income Poverty Rate
Median Household 

Income

# % # % # % # %

Delaware Total 325,746         62,034            19.0% 79,202            24.3% 64,436            19.8% 120,074         36.9%

White Households 246,726         41,517            16.8% 57,494            23.3% 49,510            20.1% 98,205            39.8%

Black Households 62,018            17,421            28.1% 17,757            28.6% 11,587            18.7% 15,253            24.6%

Asian Households 8,125               857                   10.5% 1,352               16.6% 1,505               18.5% 4,411               54.3%

Hispanic Households 14,282            3,956               27.7% 4,318               30.2% 2,538               17.8% 3,470               24.3%

$75,000 and higher

Source: U.S. Census Bureau, 2008 American Community Survey (C19001,  B19001A, B19001B, B19001D, B19001I)

Total

$0 to $24,999 $25,000 to $49,999 $50,000 to $74,999
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Figure 2-9 
Household Income Distribution by Race, 2008 

 
 

 
 

ii. Concentrations of LMI Persons 
The CDBG program includes a statutory requirement that at least 70% of the 
funds invested benefit low- and moderate-income (LMI) persons.  As a result, 
HUD provides the percentage of LMI persons in each census block group for 
entitlement communities such as the five covered in this AI.  The following 
table shows the total number of LMI persons in the region and in each of the 
five jurisdictions.  Reflecting the MHI trends discussed earlier, the 
percentage of LMI persons was highest in the City of Wilmington.  In 2010, 
58.7% of the City’s residents were considered LMI.  By comparison, the 
proportion of LMI persons was about 40% in the other jurisdictions. The 
concentration of LMI persons was lowest in New Castle County, exclusive of 
Wilmington, where 37.5% of residents were considered LMI.  
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OBSERVATION:  Median household income among Blacks was substantially lower than Whites in 
2008.  The MHI of Black households was almost $20,000 less than that of Whites.  In addition, 
Blacks and Hispanics were more likely to live in poverty.  Consequently, Blacks and Hispanics will 
have greater difficulty finding affordable rental units or homes to purchase.   
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Figure 2-10 
Low and Moderate Income Persons, 2010 

 
 

 
 

iii. Disability and Income 
The Census Bureau reports disability status for non-institutionalized disabled 
persons age 5 and over. As defined by the Census Bureau, a disability is a 
long-lasting physical, mental, or emotional condition that can make it 
difficult for a person to do activities such as walking, climbing stairs, 
dressing, bathing, learning, or remembering.  This condition can also impede 
a person from being able to go outside the home alone or to work at a job or 
business.  

The Fair Housing Act prohibits discrimination based on physical, mental, or 
emotional handicap, provided reasonable accommodation can be made.  
Reasonable accommodation may include changes to address the needs of 
disabled persons, including adaptive structural (e.g., constructing an entrance 
ramp) or administrative changes (e.g., permitting the use of a service animal).  

In Delaware, 112.058 persons ages five and older reported a disability in 
2008, representing 13.1% of the population.  Higher concentrations of 
disabled persons were in the Cities of Wilmington and Dover, where 15.1% 
and 18.5% of residents reported a disability, respectively.   

 

# Universe %

Delaware total 792,393 318,667 40.22%

   City of Wilmington 68,418 40,137 58.66%

   New Castle County* 197,690 74,071 37.47%

   City of Dover 29,271 11,823 40.39%

   Balance of State 248,507 96,318 38.76%

       Kent County** 93,785 36,493 38.91%

       Sussex County 154,722 59,825 38.67%

*Excludes the City of Wilmington

**Excludes the City of Dover

Low and Moderate Income Persons

Source: U. S. Dept. of Housing & Urban Development, 2010

OBSERVATION:  In Delaware, 40% of the population is comprised of low and moderate income 
(LMI) persons.  The percentage of LMI persons across the State varies by locality, ranging from 
37.5% in New Castle County to almost 59% in the City of Wilmington.  
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Figure 2-11 
Persons with Disabilities, 2008 

 
 

According to the National Organization on Disabilities, a significant income 
gap exists for persons with disabilities, given their lower rate of employment. 
In Delaware, persons with disabilities were almost twice as likely as persons 
without disabilities to live in poverty.  In 2008, among all persons with a 
disability in the State, 17.1% lived below the level of poverty, compared to 
9% of persons without a disability. In the City of Wilmington, more than one-
third of persons with a disability were living in poverty. 

Figure 2-12 compares poverty rates between persons with and without 
disabilities throughout Delaware.  

Figure 2-12 
Poverty Rates by Disability, 2008 

 
 

 

Civilian non‐institutionalized 
population ages 5 and up

With at least one 
type of disability

%

Delaware total 856,131 112,058 13.1%

   City of Wilmington 70,563 10,662 15.1%

   New Castle County* 456,076 52,454 11.5%

   City of Dover** 28,404 5,261 18.5%

   Balance of State 334,007 46,666 14.0%

       Kent County (incl. Dover)** 149,228 20,306 13.6%

       Sussex County 184,779 26,360 14.3%

*Excludes the City of Wilmington

Source: U.S. Census Bureau, 2008 American Community Survey (B18101), 2000 Census SF‐3 (PCT34)

**2008 data was not available for Dover, therefore 2000 Census Data was used.  Kent County's 2008 
estimates include the population within the City of Dover

With Disabilites Without Disabilites

Delaware total 17.1% 9.0%

   City of Wilmington 34.2% 19.5%

   New Castle County* 12.0% 7.4%

   City of Dover** 18.6% 11.8%

   Balance of State 16.5% 10.0%

       Kent County (incl. Dover)** 14.8% 8.9%

       Sussex County 17.8% 10.8%

*Excludes the City of Wilmington

% Living in Poverty

Source: U.S. Census Bureau, 2008 American Community Survey (B18130), 2000 Census SF‐
3 (PCT34)

**2008 data was not available for Dover, therefore 2000 Census Data was used.  Kent 
County's 2008 estimates include the population within the City of Dover

OBSERVATION:  People with disabilities were much more likely to live in poverty than persons 
without a disability. Among persons with a disability, 17.1% were living in poverty in 2009 
compared to 9% of persons without a disability. 
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iv. Familial Status and Income  
The Census Bureau divides households into family and non-family 
households. Family households are married couple families with or without 
children, single-parent families and other families made up of related 
persons.  Non-family households are either single persons living alone, or 
two or more non-related persons living together.  

Women have protection under Title VIII of the Civil Rights Act of 1968 
against discrimination in housing.  Protection for families with children was 
added in the 1988 amendments to Title VIII.  Except in limited circumstances 
involving elderly housing and owner-occupied buildings of one to four units, 
it is unlawful to refuse to rent or sell to families with children.  

The total number of households in the State increased 31.8% between 1990 
and 2008, while family households increased at a slower rate of 24.4%.  The 
number of female-headed households increased 54.9%, and the number of 
female-headed households with children increased 68.6%.  At the same time, 
married couple families increased only 14.4%, while the number of married 
couples with children decreased slightly.  Male-headed households with 
children nearly doubled during this period and by 2008 comprised 2.2% of all 
households.  

Figure 2-13 
Female-Headed Households with Children, 1990-2008 

 
 

Female-headed households with children often experience difficulty in 
obtaining housing, primarily as a result of lower incomes and the 
unwillingness of landlords to rent their units to families with children.  In 
Delaware in 2008, 29.3% of female-headed households with children were 
living in poverty, compared to 3.9% of married households with children and 
13.8% of male-headed households which children.2  Although females raising 

                                                           
2 U.S. Census Bureau, 2006-2008 American Community Survey (C17010) 

# % # % # %

Delaware Total Households 247,163 100.0% 298,755 100.0% 325,745 100.0%

Family Households 176,925 71.6% 205,775 68.9% 220,064 67.6%

Married‐couple family 141,129 57.1% 156,351 52.3% 161,443 49.6%

With Children 64,482 26.1% 68,219 22.8% 63,988 19.6%

Without Children 76,647 31.0% 88,132 29.5% 97,445 29.9%

Female‐Headed Households 28,022 11.3% 37,570 12.6% 43,117 13.2%

With Children 14,692 5.9% 22,405 7.5% 24,775 7.6%

Without Children 13,330 5.4% 15,165 5.1% 18,343 5.6%

Male‐Headed Household 7,774 3.1% 11,854 4.0% 15,504 4.8%

With Children 3,403 1.4% 6,334 2.1% 7,320 2.2%

Without Children 4,371 1.8% 552 0.2% 8,184 2.5%
Non‐family and 1‐person Households 70,238 28.4% 92,980 31.1% 105,681 32.4%

1990 2000 2008

Sources: U.S. Census Bureau, 1990 (SFT‐3, P019), Census 2000 (SF‐3, P10); 2006‐2008 American Community Survey 
(B11005)
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children comprised only 13.5% of the total number of families in the State, 
they accounted for 55.5% of families living in poverty. 

 

 
 

v. Ancestry and Income 
It is illegal to refuse the right to housing based on place of birth or ancestry.  
Census data on native and foreign-born populations reveals that in 2008, 
7.47% of Delaware residents were foreign-born.  The highest concentration 
of foreign-born residents was in New Castle County, where 9.7% of residents 
were born outside of the United States. Kent and Sussex Counties had the 
lowest proportions of foreign born residents, at 4.2% and 5.6%, respectively.  

Figure 2-14 
Foreign-Born Residents, 2008 

 
Throughout the State, families with children who were living with at least 
one foreign-born parent were more likely to be living below 200% of the 
poverty level than families with children of native parents.  However, this 
trend varied by jurisdiction.  In the City of Dover and New Castle and Sussex 
Counties, families with at least one foreign-born parent were significantly 
more likely to have incomes less than 200% of the poverty level, as seen in 
Figure 2-15.  In Wilmington and Kent County, however, families with only 
native-born parents were more likely to fall into this lower income category.  
In Kent County, families with only native-born parents were twice as likely 
to have incomes below 200% of the poverty line.  

 
  

% Foreign Born

Delaware total 7.7%

   City of Wilmington 6.2%

   New Castle County* 9.7%

   City of Dover 7.1%

   Balance of State 5.0%

       Kent County** 4.2%

       Sussex County 5.6%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source:  2006‐2008 American Community Survey (C05002) 

OBSERVATION:  Female‐headed households with children accounted for almost 30% of all families 
living in poverty in 2008.  Consequently, securing affordable housing will be especially difficult for 
this segment of the population.    
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Figure 2-15 
Families with Children with Incomes less than 200% Poverty, 2008 

 
 

 
 

vi. Persons with Limited English Proficiency  
Persons with Limited English Proficiency (LEP), including immigrants, may 
encounter obstacles to fair housing by virtue of language and cultural barriers 
within their new environment.  To assist these individuals, it is important that 
a community recognizes their presence and the potential for discrimination, 
whether intentional or inadvertent, and establishes policies to eliminate 
barriers. 

In 2008, the Census Bureau reported that 34,150 persons in Delaware spoke 
English less than “very well,” representing 4.2% of the State’s total 
population.  Over half of persons with LEP were living in New Castle 
County. The City of Wilmington had the highest proportion of persons with 
LEP, with 4.7% of residents speaking English less than “very well.” 

 
 

One or more Foreign‐
Born Parents Only Native Parents

Delaware 41.6% 30.7%

   City of Wilmington 53.6% 57.5%

   New Castle County* 38.1% 21.8%

   City of Dover 59.9% 47.1%

Balance of State 46.3% 37.5%

   Kent County* 18.1% 36.6%

   Sussex County 55.8% 38.3%

*Excludes the City of Wilmington

**Excludes the City of Dover

% Living under 200% of Poverty Level

Source: 2006‐2008 American Community Survey (C05010) 

OBSERVATION:  Families with at least one foreign‐born parent are more likely to have incomes of 
less than 200% of the poverty level.  In 2008, 41.6% of families with one or more foreign‐born 
parents were living at this income level, compared to 30.7% of families with only native‐born 
parents.     
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Figure 2-16 
Persons with LEP by Locality, 2008 

 
 

Among the 34,150 persons with LEP, 21,456 (62.8%) were native Spanish 
speakers.  An additional 2,172 Chinese speakers spoke English less than 
“very well,” representing 6.4% of persons with LEP. No other language 
group exceeded 1,000 persons with LEP. 

 

 
 

vii. Protected Class Status and Unemployment  
Overall unemployment in Delaware was 6.6% in 2008.  Blacks in the State 
were more than twice as likely as Whites to be unemployed, with rates of 
11.2% and 5.2%, respectively.  Hispanics also had a relatively high 
unemployment rate of 8.3%.  Asians, on the other hand, experienced 
unemployment at a lower rate of 4.3%. 

 
  

Number of Persons 
with LEP % of Total Population

Delaware total 34,150 4.2%

   City of Wilmington 2,819 4.7%

   New Castle County* 19,556 4.5%

   City of Dover 894 2.9%

   Balance of State 10,881 3.9%

       Kent County** 3,701 3.4%

       Sussex County 7,180 4.2%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: 2006‐2008 American Community Survey (B16001)

OBSERVATION:  An increasingly diverse population in Delaware, and in New Castle County in 
particular, demonstrates the need for communities to perform HUD’s four‐factor analysis to 
determine the degree to which the translation of vital documents and interpretation services are 
warranted.  
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Figure 2-17 
Civilian Labor Force, 2008 

 
 

 
 

C. Housing Market 

i. Housing Inventory  
More than 110,000 units were added to the housing inventory in Delaware 
between 1990 and 2010, representing a growth rate of 38.2%.  Over half of 
this growth was in the Balance of State, primarily Sussex County. The Urban 
County of New Castle County also experienced a significant increase in its 
housing stock, which grew by 28%, or nearly 40,000 units.   

Growth in the housing stock was slowest in the City of Wilmington, which 
only added 1,889 units to its inventory, or 6.1%.  

 
  

Delaware Total %

Total Civilian Labor Force (CLF) 450,741 100%

Employed 420,977 93.4%
Unemployed 29,764 6.6%

Male CLF 230,871 100%

Employed 215,207 93.2%
Unemployed 15,664 6.8%

Female CLF 219,870 100.0%

Employed 205,770 93.6%
Unemployed 14,100 6.4%

White CLF 331,262 100%

Employed 314,019 94.8%
Unemployed 17,243 5.2%

Black CLF 91,548 100.0%

Employed 81,301 88.8%
Unemployed 10,247 11.2%

Asian CLF 13,480 100.0%

Employed 12,904 95.7%
Unemployed 576 4.3%

Hispanic CLF 27,096 100.0%

Employed 24,857 91.7%

Unemployed 2,239 8.3%

Source: U.S. Census Bureau, 2008 American Community Survey (C23001, 
C23002A, C23002B, C23002D, C23002I)

OBSERVATION:  Blacks were more likely to be unemployed and had the highest unemployment 
rate in 2008 at 11.2%, compared to 5.2% among Whites and 4.3% among Asians.  Hispanics also 
had a relatively high unemployment rate of 8.3%.  Higher unemployment, whether temporary or 
permanent, will mean less disposable income for housing expenses.      
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Figure 2-18 
Trends in Total Housing Units, 1990-2010 

 
 

 
 

ii. Types of Housing Units 
Of the 344,608 structures in Delaware in 2000, 70% were single-family units 
and 19.1% were multi-family units.  New Castle County had the highest 
proportion of single-family units, which comprised 75.3% of all of its 
housing.   

New Castle County also had the largest number of multi-family units.  
However, the Cities of Wilmington and Dover had the highest proportion of 
multi-family structures, which constituted 38.8% and 34.8% of their 
respective housing stocks.   

Mobile homes accounted for 11.1% of the State’s housing stock, and in the 
Balance of State, mobile homes comprised one-quarter of the housing stock.  
Nearly 85% of all mobile homes in Delaware were located in the Balance of 
State, in particular Sussex County.  

 
  

# % # % # % # %

Delaware          289,925  ‐‐‐          343,072  ‐‐‐          400,569  ‐‐‐          110,644  38.2%

   City of Wilmington             31,188  10.8%             32,082  9.4%             33,077  8.3% 1,889 6.1%

   New Castle County*          142,377  49.1%          167,439  48.8%          182,234  45.5% 39,857 28.0%

   City of Dover             10,753  3.7%             13,109  3.8%             15,469  3.9% 4,716 43.9%

Balance of State          105,607  36.4%          130,442  38.0%          169,789  42.4% 64,182 60.8%

   Kent County**             31,353  10.8%             37,372  10.9%             49,471  12.4% 18,118 57.8%

   Sussex County             74,254  25.6%             93,070  27.1%          120,318  30.0% 46,064 62.0%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: DemographicsNow

Change 1990‐20101990 2000 2010

OBSERVATION:  The State’s overall housing inventory has increased 38.2% (more than 110,000 
units) since 1990.  Over half of this growth was in the Balance of State, primarily Sussex County.  
The Urban County of New Castle County also experienced a significant increase in housing units 
during this period.  By comparison, growth in the housing stock was slowest in the City of 
Wilmington.       
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Figure 2-19 
Trends in Housing Units in Structures, 2000 

 
 

iii. Foreclosure Trends 
Foreclosure activity is related to fair housing to the extent that it is 
disproportionately dispersed, both geographically and among members of the 
protected classes.  Concentrated foreclosures and residential vacancy threaten 
the viability of neighborhoods as well as the ability of families to maintain 
housing and build wealth.  Households carrying heavy cost burdens are prime 
candidates for mortgage delinquency and foreclosure.  Foreclosure also 
places additional stress on the rental housing market, as displaced 
homeowners seek affordable apartments. 

According to HUD Neighborhood Stabilization Program (NSP) foreclosure 
estimates released in October 2008, Delaware had an overall foreclosure rate 
of 3%.3  The City of Wilmington had the highest foreclosure rate (5.2%) 
followed by the City of Dover (3.6%).  The foreclosure rate was lowest in 
Sussex County, at only 2.2%. 

 
Figure 2-20 

Estimated Residential Foreclosure Rankings, January 2007 – June 2008  

 
 

                                                           
3 HUD NSP estimates data, covering the period between January 2007 and June 2008, is not an exact count, 
but distributes the results of a national survey across geographic areas according to a model considering 
rates of metropolitan area home value decline, unemployment and high-cost mortgages.   

Delaware 344,608 240,028 13,278 13,704 21,776 16,906 65,664 38,281 635

   City of Wilmington 33,674 20,572 2,022 2,363 4,385 4,291 13,061 41 0

   New Castle County* 167,383 126,052 6,500 7,214 14,224 8,355 36,293 5,031 7

   City of Dover 13,357 7,942 864 815 1,575 1,391 4,645 770 0

Balance of State 130,194 85,462 3,892 3,312 1,592 2,869 11,665 32,439 628

   Kent County** 37,124 25,790 1,054 750 363 512 2,679 8,622 33

   Sussex County 93,070 59,672 2,838 2,562 1,229 2,357 8,986 23,817 595

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: U.S. Census Bureau, Census 2000 (SF 3, H30)

TotalTotal Units

Single‐family 
units 

(detached 
and 

Multi‐family units

Mobile 
home

Boat, RV, 
van, etc2 to 4 5 to 9 10 to 19 20 or more

Delaware 204,557 6,235 3.0%

   City of Wilmington 13,142 683 5.2%

   New Castle County* 119,026 3,572 3.0%

   City of Dover 6,219 226 3.6%

Balance of State 66,170 1,754 2.7%

   Kent County** 28,599 909 3.2%

   Sussex County 37,574 845 2.2%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: HUD NSP Estimates, released October 2008

 # Mortgages # Foreclosures % Foreclosure
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iv. Protected Class Status and Home Ownership  
The value in home ownership lies in the accumulation of wealth as the 
owner’s share of equity increases with the property’s value.  Paying a 
monthly mortgage instead of rent is an investment in an asset that is likely to 
appreciate.  According to one study, “a family that puts 5 percent down to 
buy a house will earn a 100% return on the investment every time the house 
appreciates 5 percent.”4 

In 2000, Whites had the highest rate of home ownership in the State at 
78.6%. Asian and Black households had similarly home ownership rates of 
52.2% and 50.6%, respectively, while only 41.8% of Hispanics were home 
owners.   

Figure 2-21 details the home ownership rates by race and ethnicity 
throughout the region.  Home ownership varied across the jurisdictions.  For 
example, in Dover, 34.5% of Asians and 37% of Blacks owned their home, 
compared to 72.1% and 61.2% in Sussex County.  However, in all of the 
jurisdictions, home ownership was highest among White residents.   

 
Figure 2-21 

Home Ownership by Race and Ethnicity of Householder, 2000 

 
 
 

 
 

                                                           
4 Kathleen C. Engel and Patricia A. McCoy, “From Credit Denial to Predatory Lending: The Challenge of 
Sustaining Minority Homeownership,” in Segregation: The Rising Costs for America, edited by James H. 
Carr and Nandinee K. Kutty (New York: Routledge 2008) p 82.  

# % # % # % # %

Delaware          183,017  78.6%             26,240  50.6%                2,701  52.2%                3,987  41.8%

   City of Wilmington                7,555  60.3% 6,111 42.4%                       93  44.5%                    725  37.1%

   New Castle County*          103,238  78.7% 10,900 52.5%                2,130  52.2%                2,126  42.6%

   City of Dover                4,865  63.1% 1,479 37.0%                    117  34.5%                    163  45.0%

Balance of State             67,359  82.8% 7,750 60.8%                    361  66.7%                    973  43.5%

   Kent County**             22,754  79.7% 2,949 60.3%                    175  61.8%                    393  53.6%

   Sussex County             44,605  84.4% 4,801 61.2%                    186  72.1%                    580  38.6%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: U.S. Census Bureau, Census 2000 (SF 3, H11, H12)

White Black Asian Hispanic

OBSERVATION:  Lower household incomes among Blacks and Hispanics are reflected in similarly 
low home ownership rates when compared to Whites.      

OBSERVATION:  Between January 2007 and June 2008, Delaware had an overall foreclosure rate of 
3%. The City of Wilmington had the highest foreclosure rate in the state at 5.2%, followed by Dover 
at 3.6%. Sussex County experienced the lowest rate of foreclosures at 2.2%.  
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v. The Tendency of the Protected Classes to Live in Larger Households 
Larger families may be at risk for housing discrimination on the basis of race 
or the presence of children (familial status).  A larger household, whether or 
not children are present, can raise fair housing concerns.  If a jurisdiction has 
policies or programs that restrict the number of persons that can live together 
in a single housing unit, and members of the protected classes need more 
bedrooms to accommodate their larger household, a fair housing concern 
exists because restrictions on the size of the unit have a negative impact on 
members of the protected classes.  

In Delaware, minorities were more likely than Whites to live in families with 
three or more persons.  Hispanics households had the highest proportion of 
large families, followed by Asian and Black households.   

 
Figure 2-22 

Families with Three or More Persons, 2000 

 
 

To adequately house larger families, a sufficient supply of larger dwelling 
units consisting of three or more bedrooms is necessary.  Across Delaware, 
27.7% of the rental housing stock contained three or more bedrooms, 
compared to 82.3% of the owner housing stock.  By jurisdiction, the 
inventory of larger rental units varied.  Kent County had the highest 
proportion of three-bedroom rental units (44.9%), which was twice as great 
as that of New Castle County (21.5%) and significantly higher than the Cities 
of Wilmington (26.5%) and Dover (26.4%). 

 
  

Delaware 54.5% 68.3% 67.2% 81.4%

   City of Wilmington 47.3% 69.8% 51.1% 80.0%

   New Castle County* 57.7% 68.0% 69.9% 82.0%

   City of Dover 52.8% 64.5% 69.3% 76.3%

Balance of State 50.4% 68.4% 50.8% 82.1%

   Kent County** 57.9% 68.3% 53.0% 74.5%

   Sussex County 46.0% 68.4% 48.0% 85.3%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: U.S. Census Bureau, Census 2000 (SF 4, PCT17)

Hispanic

Families with Three or More Persons

White Black Asian
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Figure 2-23 
Housing Units by Number of Bedrooms, 2000 

 
 

 
 

 

vi. Cost of Housing 
Increasing housing costs are not a direct form of housing discrimination. 
However, a lack of affordable housing does constrain housing choice. 
Residents may be limited to a smaller selection of neighborhoods because of 
a lack of affordable housing in those areas.  
a. Rental Housing 

The median housing value in Delaware increased 44.9% between 1990 
and 2008, after adjusting for inflation.5  Housing values increased most 
rapidly in the Balance of State, in particular in Sussex County. During 
the same period, median gross rent increased 6.8% across the State, also 
with the greatest increases in Kent and Sussex Counties.  
Real household income, on the other hand, decreased 4.2% throughout 
the State. The Cities of Wilmington and Dover experienced the largest 
drops in median household income, of 14.5% and 18.2%, respectively.  
Kent County had the largest increase in median household income at 
9.4%, after adjusting for inflation. 

 

                                                           
5 Housing value is the Census respondent’s estimate of how much the property (house and lot, mobile home 
and lot, or condominium unit) would sell for if it were for sale. This differs from the housing sales price 
which is the actual price that the house sold for.  

Total
3 or more 
bedrooms % of Total Total

3 or more 
bedrooms % of Total

Delaware 82,690 22,925 27.7% 216,046 177,737 82.3%

   City of Wilmington 14,270 3,784 26.5% 14,347 11,292 78.7%

   New Castle County* 42,172 9,070 21.5% 118,146 101,545 85.9%

   City of Dover 5,913 1,563 26.4% 6,600 5,498 83.3%

Balance of State 20,335 8,508 41.8% 76,953 59,402 77.2%

   Kent County** 8,263 3,711 44.9% 26,448 21,134 79.9%

   Sussex County 12,072 4,797 39.7% 50,505 38,268 75.8%

*Excludes the City of Wilmington

**Excludes the City of Dover

Race

Renter Units Owner Units

Housing Units by Number of Bedrooms

Source: U.S. Census Bureau, Census 2000 (SF 3, H42)

OBSERVATION:  Minority households were more likely to live in larger families than White 
households.  For example, over 80% of Hispanic families had three or more persons, compared to 
54.5% of White families.  However, only 27.7% of the rental housing stock in the State contained 
three or more bedrooms compared to 82.3% of the owner housing stock.      
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Figure 2-24 
Trends in Housing Value, Rent and Income, 1990-2008 

 
 

The affordability problem posed by real household income failing to 
keep pace with median rents has been compounded by a loss of 
affordable rental units across the State.  Between 2000 and 2008, the 
number of affordable rental units renting for less than $500 per month 
decreased 47.3%.  The greatest losses were in New Castle and Kent 
Counties.  At the same time, the number of higher-rent units ($1,000 per 
month or higher) increased 347.5%.   Most of this increase was in New 
Castle County.  Over 18,000 high-rent units were added to the housing 
stock in the Urban County.   

1990 2008
% Change 1990 to 

2008

Delaware $173,111 $250,900 44.9%

   City of Wilmington $133,696 $182,100 36.2%

   New Castle County (incl. Wilmington) $191,968 $264,700 37.9%

   City of Dover $154,011 $189,600 23.1%

  Kent County (incl. Dover) $140,641 $215,000 52.9%

  Sussex County $139,252 $248,100 78.2%

Delaware $859 $917 6.8%

   City of Wilmington $781 $781 0.0%

   New Castle County (incl. Wilmington) $910 $929 2.1%

   City of Dover $816 $854 4.7%

  Kent County (incl. Dover) $733 $913 24.6%

  Sussex County $665 $852 28.1%

Delaware $60,554 $57,989 ‐4.2%

   City of Wilmington $45,820 $39,154 ‐14.5%

   New Castle County (incl. Wilmington) $67,051 $63,288 ‐5.6%

   City of Dover $54,361 $44,490 ‐18.2%

  Kent County (incl. Dover) $51,216 $56,039 9.4%

  Sussex County $46,714 $47,426 1.5%

Median Housing Value*

Median Gross Rent*

Median Household Income*

*All numbers are in 2008 inflation‐adjusted dollars. Sources:  U.S. Census Bureau, 1990 Census (STF3‐H061A, 
H043A, P080A), Census 2000 (SF3‐H76, H63, P53), 2006‐2008 American Community Survey (B25077, 
B25064, B19013); Calculations by Mullin & Lonergan Associates, Inc. 

OBSERVATION:  Real median household income has not kept pace with median gross rent and 
median housing value in the State of Delaware.  Median housing value surged 45% between 1990 
and 2008 compared to an increase of 6.8% in median gross rent and a decrease of 4.2% in median 
household income.  This trend will greatly impact the affordability of housing for lower income 
households.  
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Figure 2-25 

Loss of Affordable Rental Housing Units, 2000-2008 

 
 

 
 

The National Low Income Housing Coalition provides annual 
information on the Fair Market Rent (FMR) and affordability of rental 
housing in counties and cities in the U.S. for 2009.  In Delaware, the 
FMR for a two-bedroom apartment is $1,004. In order to afford this level 
of rent and utilities, without paying more than 30% of income on 
housing, a household must earn $3,347 monthly or $40,163 annually. 
Assuming a 40-hour work week, 52 weeks per year, this level of income 
translates into a housing wage of $19.31. 
In Delaware, a minimum wage worker earns an hourly wage of $7.25. In 
order to afford the FMR for a two-bedroom apartment, a minimum wage 
earner must work 107 hours per week, 52 weeks per year. Or, a 
household must include 2.7 minimum wage earners working 40 hours 
per week year-round in order to make the two-bedroom FMR affordable. 
 

 
 
In Delaware, the estimated average wage for a renter is $15.07 an hour. 
In order to afford the FMR for a two-bedroom apartment at this wage, a 
renter must work 51 hours per week, 52 weeks per year. Or, working 40 
hours per week year-round, a household must include 1.3 workers 

2000 2008

% Change 
2000‐2008 2000 2008

Change 
2000‐2008

Delaware 19,979 10,519 ‐47.3% 7,237 32,387 347.5%

   City of Wilmington 4,974 3,659 ‐26.4% 1,008 3,672 264.3%

   New Castle County* 5,430 2,091 ‐61.5% 5,214 18,238 249.8%

   City of Dover 1,901 823 ‐56.7% 366 1,621 342.9%

Balance of State 7,674 3,946 ‐48.6% 649 8,856 1264.6%

   Kent County** 2,636 1,017 ‐61.4% 237 4,053 1610.1%

   Sussex County 5,038 2,929 ‐41.9% 412 4,803 1065.8%

*Excludes the City of Wilmington

**Excludes the City of Dover

Units Renting for less than $500 Units Renting for more than $1,000

Source: U.S. Census Bureau, Census 2000, SF‐3 (H52); 2008 American Community Survey (B25063)

OBSERVATION:  Minimum wage and single‐income households cannot afford a housing unit 
renting for the HUD Fair Market Rent in Delaware. This situation forces these individuals and 
households to double‐up with others, or lease inexpensive, substandard units from unscrupulous 
landlords.  Minorities and female‐headed households will be disproportionately impacted because 
of their lower incomes. 

OBSERVATION:  The State of Delaware lost almost half of its affordable rental housing inventory, 
falling from 19,979 units in 2000 to 10,519 in 2008.  By comparison, units renting for $1,000 or 
more increased more than fourfold from 7,237 to 32,387. 
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earning the average renter wage in order to make the two-bedroom FMR 
affordable. 
Monthly Supplemental Security Income (SSI) payments for an individual 
are $674 in Delaware. If SSI represents an individual's sole source of 
income, $202 in monthly rent is affordable, while the FMR for a one-
bedroom is $856. 
 

 
 

b. Sales Housing 
The housing market in Delaware has slowed in activity since 2005, in 
particular since 2008.  In 2009, the number of units sold was 9,428, 
almost half of the number sold during 2005.  Between 2007 and 2008, 
the number of closings dropped by over 4,000, or 29.2%.   
The change in median sales prices varied through the State. In the Cities 
of Wilmington and Dover and New Castle County, median sales prices 
were increased from 2005 to 2008, and then decreased in 2009.  Despite 
this drop, in 2009 median sales prices were slightly higher than 2005 
levels.  In Kent and Sussex Counties, on the other hand, median sales 
prices began to fall in 2007 and at much greater rates.  Between 2005 
and 2009, the median sales price in Kent County decreased 3.6%, and in 
Sussex County it decreased 16.3%. 

Figure 2-26 
Housing Market Sales Trends, 2006-2010 

 
 

2005 2006 2007 2008 2009
% Change 2005 to 

2009

Delaware 17,936            15,679            13,803            9,771               9,428               ‐47.4%

   City of Wilmington 1,400               1,312               1,154               791                   742                   ‐47.0%

   New Castle County* 8,301               7,708               6,878               4,899               4,839               ‐41.7%

   City of Dover 785                   720                   638                   447                   372                   ‐52.6%

Balance of State 7,450               5,939               5,133               3,634               3,475               ‐53.4%

   Kent County** 2,571               2,264               1,788               1,279               1,200               ‐53.3%

   Sussex County 4,879               3,675               3,345               2,355               2,275               ‐53.4%

   City of Wilmington $137,000 $146,900 $155,000 $163,500 $146,750 7.1%

   New Castle County* $210,000 $225,000 $235,000 $229,000 $217,000 3.3%

   City of Dover $184,700 $195,000 $199,900 $199,900 $186,500 1.0%

   Kent County** $207,000 $229,900 $225,000 $215,000 $199,600 ‐3.6%

   Sussex County $289,000 $282,000 $292,000 $260,000 $242,000 ‐16.3%

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: Regional Real Estate Associations, TREND Regional MLS; Calculations by Mullin & Lonergan Associates

Number of Closings

Median Sales Price

Delaware

Balance of State

OBSERVATION:  Persons receiving a monthly SSI check of $674 as their sole source of income, 
including persons with disabilities, cannot afford a one‐bedroom unit renting at the Fair Market 
Rate of $856.   
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Figure 2-27 
Housing Market Sales Trends, 2006-2010 

 
 

The availability of affordable sales units differs across the geographic 
areas.  On the whole, 11.3% of units sold in Delaware in 2009 were 
priced less than $100,000.  However, in the City of Wilmington, 36.3% 
of units sold were in this price range, compared to only 5.8% of units 
sold in Kent County and 9.1% of units in New Castle County.  On the 
other end of the spectrum, within Wilmington, units selling for more 
than $250,000 comprised 19.4% of the sales market.  By comparison, 
these more expensive homes accounted for 37.5% of units sold in New 
Castle County.   

Figure 2-28 
Number of Housing Units Sold by Price, 2009 

 
 

D. Home Mortgage Financing 

i. Mortgage Lending Practices 
Under the terms of the Financial Institutions Reform, Recovery, and 
Enforcement Act of 1989 (F.I.R.R.E.A.), any commercial lending institution 

‐

2,000 

4,000 

6,000 

8,000 

10,000 

12,000 

14,000 

16,000 

18,000 

20,000 

Delaware City of 
Wilmington

New Castle 
County*

City of 
Dover

Balance of 
State

Kent 
County**

Sussex 
County

2005

2009

#
% of Total 
sales

#
% of Total 
sales

#
% of Total 
sales

#
% of Total 
sales

Delaware 7,153 809 11.3% 1,162 16.2% 2,901 40.6% 2,281 31.9%

   City of Wilmington 742 269 36.3% 128 17.3% 201 27.1% 144 19.4%

   New Castle County* 4,839 441 9.1% 732 15.1% 1,852 38.3% 1,814 37.5%

   City of Dover 372 30 8.1% 85 22.8% 205 55.1% 52 14.0%

   Kent County** 1,200 69 5.8% 217 18.1% 643 53.6% 271 22.6%

   Sussex County ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐

Note: Data for Sussex County unavailable and therefore not included in State total

*Excludes the City of Wilmington

**Excludes the City of Dover

Source: Regional Real Estate Associations, TREND Regional MLS; Calculations by Mullin & Lonergan Associates

$250,000 or more

Total Sales

Less than $100,000 $100,000 to $159,999 $160,000 to $249,999
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that makes five or more home mortgage loans must report all residential loan 
activity to the Federal Reserve Bank under the terms of the Home Mortgage 
Disclosure Act (HMDA). The HMDA regulations require most institutions 
involved in lending to comply and report information on loans denied, 
withdrawn, or incomplete by race, sex, and income of the applicant. The 
information from the HMDA statements assists in determining whether 
financial institutions are serving the housing needs of their communities. The 
data also helps to identify possible discriminatory lending practices and 
patterns.  

HMDA data for 2007 through 2009 was analyzed for the State of Delaware.  
Reviewing this data helps to determine the need to encourage area lenders, 
other business lenders and the community at large to actively promote 
existing programs and develop new programs to assist residents in securing 
home mortgage loans for home purchases. The data focus on the number of 
homeowner mortgage applications received by lenders for home purchase of 
one- to four-family dwellings and manufactured housing units in the region.  

Figure 2-29 summarizes the trends in applications, denials, and originations 
across the region from 2007 to 2009.   
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Figure 2-29 
Summary Report Based on Action Taken Mortgage Data, 2007-2009 

 
 

Between 2007 and 2009, the number of mortgage applications in Delaware 
fell dramatically.  This can be attributed primarily to stagnating home sales 
rates that coincided with the national housing market crisis.  Throughout the 
State, the number of loan applications dropped by half.  Applications among 
Blacks and Hispanics fell at even greater rates of 59.1% and 58.2%, 
respectively, suggesting that these protected classes became 
disproportionately less able to afford home ownership.  Asian households, on 
the other hand, experienced a drop of only 23.7% of applications.  

Over the course of the three years studied, the percentage of applications that 
resulted in loan originations increased slightly, from 65.8% to 71.2%, a trend 
likely related to the decreasing number of total applications.  
Correspondingly, the number of overall application denials decreased 
between 2006 and 2008. 

A more in-depth analysis of HMDA data for each jurisdiction is included in 
Section 3 of each individual AI; however, a summary of the aggregate data 
for Delaware is included in the following narrative.    

# % # % # %

   Applied for 20,095 100.0% 12,136 100.0% 10,067 100.0%

        Black 3,680 18.3% 2,036 16.8% 1,505 14.9%

        White 12,786 63.6% 8,216 67.7% 6,940 68.9%

        Asian 531 2.6% 382 3.1% 405 4.0%

        Hispanic* 998 5.0% 527 4.3% 417 4.1%

        Other race 174 0.9% 79 0.7% 72 0.7%

        No information/NA 2,924 14.6% 1,423 11.7% 1,145 11.4%

   Originated 13,218 65.8% 8,354 68.8% 7,170 71.2%

        Black 2,080 56.5% 1,220 59.9% 979 65.0%

        White 8,905 69.6% 6,003 73.1% 5,155 74.3%

        Asian 393 74.0% 270 70.7% 298 73.6%

        Hispanic* 646 64.7% 337 63.9% 287 68.8%

        Other race 102 58.6% 54 68.4% 50 69.4%

        No information/NA 1,738 59.4% 807 56.7% 688 60.1%

   Denied 3,122 15.5% 1,774 14.6% 1,486 14.8%

        Black 871 23.7% 436 21.4% 295 19.6%

        White 1,698 13.3% 1,010 12.3% 895 12.9%

        Asian 51 9.6% 48 12.6% 52 12.8%

        Hispanic* 184 18.4% 102 19.4% 58 13.9%

        Other race 31 17.8% 10 12.7% 7 9.7%
        No information/NA 471 16.1% 270 19.0% 237 20.7%

* Hispanic ethnicity is  counted independently of race.

Source: Federal Financial Institutions Examination Council, 2007‐09

2007 2008 2009

Note:  Data is  for home purchase loans  for owner‐occupied one‐to‐four family and manufactured units.  Total 
applications  does not include loans  purchased by another institution. Other application outcomes include 
approved but not accepted, withdrawn and incomplete.



 Delaware State 
  Analysis of Impediments to Fair Housing Choice  

July 2011 
Page 38  

Figure 2-30 provides the summary data for loan actions for the year 2009, the 
most recent year for which data is available.  

Figure 2-30 
Summary Report Based on Action Taken Mortgage Data, 2009 

 
 
a. Conventional Loans vs. Government-Backed Loans 

Loan types in 2009 included conventional mortgage loans and a variety 
of government-backed loans, including FHA, VA, and FSA/RHS. 
Comparing these loan types helps to determine if the less stringent 
underwriting standards and lower down payment requirements of 
government-backed loans expand home ownership opportunities.  In 
Delaware, 56.7% of the households that applied for a mortgage loan 
applied for a government-backed loan.   
The denial rates for government-backed loans were lower than the denial 
rate for conventional loans.   

• The denial rate for conventional loans was 6.4%.  
• The denial rate for VA-guaranteed loans was 5.4%.   
• The denial rate for FHA loans was 3.6%. 
• The denial rate for FSA/RHS loans was 2.0%.  

 

# % # % # % # % # %

Conventional  4,358 43.3% 2,933 67.3% 278 6.4% 719 16.5% 428 9.8%

FHA 4,294 42.7% 3,206 74.7% 156 3.6% 558 13.0% 374 8.7%

VA 814 8.1% 602 74.0% 44 5.4% 94 11.5% 74 9.1%

FSA/RHS 601 6.0% 429 71.4% 12 2.0% 115 19.1% 45 7.5%

One to four‐family unit 9,408 93.5% 6,948 73.9% 418 4.4% 1,164 12.4% 878 9.3%

Manufactured housing unit 659 6.5% 222 33.7% 72 10.9% 322 48.9% 43 6.5%

American Indian/Alaska Native 46 0.5% 32 69.6% 5 10.9% 3 6.5% 6 13.0%

Asian/Pacific Islander 405 4.0% 298 73.6% 19 4.7% 52 12.8% 36 8.9%

Black 1,505 14.9% 979 65.0% 82 5.4% 295 19.6% 149 9.9%

Hawaiian 26 0.3% 18 69.2% 3 11.5% 4 15.4% 1 3.8%

White 6,940 68.9% 5,155 74.3% 319 4.6% 895 12.9% 571 8.2%

No information/Not Applicable 1,145 11.4% 688 60.1% 62 5.4% 237 20.7% 158 13.8%

Hispanic** 417 4.1% 287 68.8% 23 5.5% 58 13.9% 49 11.8%

Male 6,070 60.3% 4,382 72.2% 317 5.2% 820 13.5% 551 9.1%

Female 3,493 34.7% 2,502 71.6% 134 3.8% 559 16.0% 298 8.5%

No information 504 5.0% 286 56.7% 39 7.7% 107 21.2% 72 14.3%

Total 10,067 100.0% 7,170 71.2% 490 4.9% 1,486 14.8% 921 9.1%

* Total applications  do not include loans purchased by another institution.

** Hispanic ethnicity is counted independently of race.

Note:  Percentages in the Approved, Approved Not Accepted, Denied, and Withdrawn/Incomplete categories are calculated for each line item with the corresponding Total 
Applications  figures.  Percentages in the Total Applications categories are calculated from their respective total figures.  

Total 
Applications*

Originated Approved Not Accepted Denied
Withdrawn/
Incomplete

Loan Type

Loan Purpose: Home Purchase

Applicant Race

Applicant Sex

Source:   Federal Financial Institutions Examination Council, 2009
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b. Denial of Applications 
Unsatisfactory debt-to-income ratios and credit history are the major 
reasons for denial of home mortgage applications in Delaware. In 2009, 
over half of applications were denied for these reasons.   
Denial rates decreased for most racial and ethnic groups between 2007 
and 2009.  The denial rate for Blacks decreased from 23.7% to 19.6%, 
yet it remained the highest in the State. Hispanics also experienced a 
significant drop it denial rates, from 18.4% to 13.9%.  Among Whites, 
the denial rate fell only slightly, from 13.3% to 12.9%.   Asian 
households were the only racial group to experience an increase in denial 
rates over the three-year period, from 9.6% to 12.8%.  

 
Figure 2-31 

Denials by Race and Ethnicity, 2007-2009 

 
 

 

 
 

For this analysis, lower-income households include those with incomes 
between 0%-80% of MFI, while upper-income households include 
households with incomes above 80% MFI.   
Of the 10,067 applications that were denied by area lending institutions 
in 2009, 9,829 reported household income.  Lower-income households 
had a denial rate of 18.3% in 2009, compared to 11.5% for upper-income 
households. Applications made by lower-income households accounted 
for 53.4% of all denials in 2009, though they accounted for only 43% of 
total applications.  However, denial rates dropped more significantly 
among lower-income households compared to upper-income households.  

 
  

Am. Indian/Alaska  Native 74 13 17.6% 36 5 13.9% 46 3 6.5%

Asian 531 51 9.6% 382 48 12.6% 405 52 12.8%

Black 3,680 871 23.7% 2,036 436 21.4% 1,505 295 19.6%

Hawaiian 100 18 18.0% 43 5 11.6% 26 4 15.4%

White 12,786 1,698 13.3% 8,216 1,010 12.3% 6,940 895 12.9%

Not provided 2,924 471 16.1% 1,423 270 19.0% 1,145 237 20.7%
Hispanic* 998 184 18.4% 527 102 19.4% 417 58 13.9%

2008 2009

Total 
Applications Denials

2007

* Hispanic ethnicity is counted independently of race.

Denial Rate
Total 

Applications Denials Denial Rate
Total 

Applications Denials Denial Rate

OBSERVATION: The mortgage denial rates for Blacks, Whites, and Hispanics decreased between 
2007 and 2009, while the mortgage denial rates for Asians increased during this period.  Even 
though the denial rates for most households decreased between 2007 and 2009, the overall denial 
rates for Blacks and Hispanics were higher than denial rates for White households during this 
period. 
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Figure 2-32 
Denials by Income, 2007-2009 

 
 

Among all lower-income households in Delaware, the denial rates were 
highest among Black and Hispanic households.  In 2009, the denial rates 
for lower-income Blacks and Hispanics were 20.4% and 17.3%, 
respectively, compared to 16.6% of lower-income White households and 
15.8% of Asian households.   

Figure 2-33 
Denials by Race for Lower Income Applicants, 2007-2009 

 
Overall, denial rates were lower for upper-income households compared 
to lower-income households.  Black households continued to have the 
highest denial rates, with 17.9% of applications denied in 2009.  Asian 
and White households had lower denial rates of 9.8% and 10%, 
respectively.  Hispanic households, on the other hand, had the lowest 
denial rate in 2009, at 8.6%.  This was about half of the denial rate for 
Hispanics in 2007.  

Below 80% MFI 6,479 1,378 21.3% 3,972 806 20.3% 4,329 794 18.3%

At least 80% MFI 12,684 1,534 12.1% 7,840 910 11.6% 5,500 631 11.5%
Total 20,095 3,122 15.5% 12,136 1,774 14.6% 10,067 1,486 14.8%

Note:  Total includes applications for which no income data  was reported.

2008 2009

Total 
Applications Denials

2007

Total 
Applications Denials Denial Rate Denial Rate

Total 
Applications Denials Denial Rate

Am. Indian/Alaska Native 35 9 25.7% 12 1 8.3% 17 2 11.8%
Asian 91 12 13.2% 72 21 29.2% 146 23 15.8%
Black 1,462 379 25.9% 834 200 24.0% 791 161 20.4%
Hawaiian 53 8 15.1% 13 2 15.4% 11 1 ‐‐‐
White 3,999 777 19.4% 2,659 486 18.3% 2,942 487 16.6%
Not provided 839 193 23.0% 382 96 25.1% 422 120 28.4%
Hispanic* 516 96 18.6% 282 69 24.5% 255 44 17.3%
Total 6,479 1,378 21.3% 3,972 806 20.3% 4,329 794 18.3%

* Total applications do not include loans  purchased by another institution.

Denial 
Rate

Total 
Applications Denials

Denial 
Rate

2007
Total 

Applications Denials
Denial 
Rate

* Hispanic ethnicity is counted independently of race.

Total 
Applications Denials

2008 2009
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Figure 2-34 
Denials by Race for Upper Income Applicants, 2007-2009 

 
 

 
 

ii. High-Cost Lending Practices 
The widespread housing finance market crisis of recent years has brought a 
new level of public attention to lending practices that victimize vulnerable 
populations. Subprime lending, designed for borrowers who are considered a 
credit risk, has increased the availability of credit to low-income persons.  At 
the same time, subprime lending has often exploited borrowers, piling on 
excessive fees, penalties, and interest rates that make financial stability 
difficult to achieve.  Higher monthly mortgage payments make housing less 
affordable, increasing the risk of mortgage delinquency and foreclosure and 
the likelihood that properties will fall into disrepair. 

Some subprime borrowers have credit scores, income levels and down 
payments high enough to qualify for conventional, prime loans, but are 
nonetheless steered toward more expensive subprime mortgages.  This is 
especially true of minority groups, which tend to fall disproportionately into 
the category of subprime borrowers.  The practice of targeting minorities for 
subprime lending qualifies as mortgage discrimination. 

Since 2005, Home Mortgage Disclosure Act data has included price 
information for loans priced above reporting thresholds set by the Federal 
Reserve Board.  This data is provided by lenders via Loan Application 
Registers and can be aggregated to complete an analysis of loans by lender or 
for a specified geographic area.  HMDA does not require lenders to report 
credit scores for applicants, so the data does not indicate which loans are 
subprime.  It does, however, provide price information for loans considered 
“high-cost.”  

A loan is considered high-cost if it meets one of the following criteria: 

Am. Indian/Alaska Native 36 3 8.3% 24 4 16.7% 28 0 0.0%
Asian 408 36 8.8% 301 27 9.0% 244 24 9.8%
Black 2,070 442 21.4% 1,138 224 19.7% 692 124 17.9%
Hawaiian 39 7 17.9% 28 3 10.7% 13 2 15.4%
White 8,233 812 9.9% 5,392 499 9.3% 3,858 385 10.0%
Not provided 1,898 234 12.3% 957 153 16.0% 665 96 14.4%
Hispanic* 418 71 17.0% 238 31 13.0% 152 13 8.6%
Total 12,684 1,534 12.1% 7,840 910 11.6% 5,500 631 11.5%

** Total applications do not include loans purchased by another institution.

2007 2009
Total 

Applications Denials
Denial 
Rate

* Hispanic ethnicity is counted independently of race.

Total 
Applications Denials

Total 
Applications Denials

Denial 
Rate

2008
Denial 
Rate

OBSERVATION: Despite falling denial rates, Blacks continued to have higher denial rates than 
Whites. For example, in 2009, among upper‐income Black households the denial rate was 17.9% 
compared to 10% for White households.  While this fact alone does not imply an impediment to 
fair housing choice, the pattern is consistent with discrimination.   
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• A first-lien loan with an interest rate at least three percentage points 
higher than the prevailing U.S. Treasury standard at the time the loan 
application was filed. The standard is equal to the current price of 
comparable-maturity Treasury securities. 

• A second-lien loan with an interest rate at least five percentage points 
higher than the standard. 

Not all loans carrying high APRs are subprime, and not all subprime loans 
carry high APRs.  However, high-cost lending is a strong predictor of 
subprime lending, and it can also indicate a loan that applies a heavy cost 
burden on the borrower, increasing the risk of mortgage delinquency. 
a. Home Purchase Loans 

Figure 2-35 summarizes the trends in high-cost lending for home 
purchase loans from 2007 to 2009.  As the number of originations 
decreased, so did the proportion of high-cost loans.  Between 2007 and 
2009, the proportion of high-cost loans among lower-income households 
fell from 12.5% to 7.5%. Among upper income households, high-cost 
loans decreased from 10.2% to 4.3% of all mortgages.  
Black households are disproportionately affected by high-cost loans in 
the State.  Among lower-income households, Blacks were significantly 
more likely to have a high-cost loan across the three year period.  Among 
upper-income households, the proportion of high-cost loans among 
Blacks has dropped substantially, but still remains higher than among 
Whites. 
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Figure 2-35 
High-Cost Home Purchase Loans by Race/Ethnicity and Income, 2007-2009 

 
 
Notably, the percentage of high-cost mortgages declined significantly 
between 2007 and 2009, along with the total number of originations and 
applications.  This could be due to policy changes that have limited 
subprime lending and/or to the necessity for lenders to make rates more 
competitive as the total number of applications dropped. 
 

 
 

b. Refinancing Loans 
Figure 2-36 summarizes the trends in high-cost lending for refinancing 
loans from 2007 to 2009.  Trends were similar to those of home purchase 
loans, with a decrease in originations as well as high-cost loans. The 

Am. Indian/Alaska Native 20 3 15.0% 26 3 ‐‐‐

Asian 68 5 7.4% 305 19 6.2%

Black 835 140 16.8% 1,186 262 22.1%

Hawaiian 34 3 8.8% 18 3 16.7%

White 2,601 294 11.3% 6,004 533 8.9%

Not provided 488 59 12.1% 1,184 126 10.6%

Hispanic* 341 34 10.0% 273 50 18.3%

Total    4,046 504 12.5% 8,723 946 10.8%

Am. Indian/Alaska Native 7 1 14.3% 15 0 0.0%

Asian 42 2 4.8% 220 6 2.7%

Black 515 72 14.0% 685 81 11.8%

Hawaiian 10 2 20.0% 21 2 9.5%

White 1,830 213 11.6% 4,075 288 7.1%

No information/NA 206 26 12.6% 574 43 7.5%

Hispanic* 176 23 13.1% 158 11 7.0%

Total    2,610 316 12.1% 5,590 420 7.5%

Am. Indian/Alaska Native 11 0 0.0% 21 2 9.5%

Asian 107 14 13.1% 184 3 1.6%

Black 508 57 11.2% 466 27 5.8%

Hawaiian 8 0 0.0% 10 0 0.0%

White 2,131 142 6.7% 2,956 129 4.4%

No information/NA 223 12 5.4% 454 14 3.1%

Hispanic* 175 14 8.0% 108 2 1.9%

Total    2,988 225 7.5% 4,091 175 4.3%

Lower Income Upper Income

Total 
Originations High‐Cost % High‐Cost

Total 
Originations

8.4%

Note: Does not include loans  for which no income data  was reported.
* Hispanic ethnicity is counted independently of race.

High‐Cost % High‐Cost

2008

2009

Three‐Year Totals 9,644 1,045 10.8% 18,404 1,541

2007

OBSERVATION: Despite a decline in high‐costs loans between 2007 and 2009, Black households 
remain disproportionately represented among recipients of high‐cost mortgage loans. This trend 
places the homes of minority households at greater risk for eviction, foreclosure, and bankruptcy.    
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drop in high-cost loans was more dramatic among refinancing mortgages 
than among home purchase.  In 2007, high-costs loans accounted for 
27.7% of loans to lower-income households and 19.7% of loans to 
upper-income households.  By 2009, these proportions had dropped to 
5.7% and 2.8%, respectively. 
Similar to home purchase loans, Black households have a 
disproportionately high number of high-cost refinancing loans.  Among 
lower-income Black households, 9.8% of refinancing loans were high-
cost in 2009, compared to 5.1% of Whites and 2.8% of Asians.  Among 
upper-income households, Blacks were more than twice as likely as 
Whites to have a high-cost loan.   

Figure 2-36 
High-Cost Refinancing Loans by Race/Ethnicity and Income, 2007-2009 

 
 

Am. Indian/Alaska Native 25 6 24.0% 32 11 ‐‐‐

Asian 45 9 20.0% 136 21 15.4%

Black 907 370 40.8% 1,217 395 32.5%

Hawaiian 20 5 25.0% 38 10 26.3%

White 2,821 596 21.1% 7,468 1,230 16.5%

Not provided 833 301 36.1% 1,696 420 24.8%

Hispanic* 180 59 32.8% 273 68 24.9%

Total    4,651 1,287 27.7% 10,587 2,087 19.7%

Am. Indian/Alaska Native 13 0 0.0% 23 3 0

Asian 38 2 5.3% 126 3 2.4%

Black 560 168 30.0% 760 168 22.1%

Hawaiian 19 5 26.3% 19 2 10.5%

White 2,159 303 14.0% 6,161 525 8.5%

No information/NA 468 90 19.2% 1,094 119 10.9%

Hispanic* 142 30 21.1% 182 17 9.3%

Total    3,257 568 17.4% 8,183 820 10.0%

Am. Indian/Alaska Native 23 0 0.0% 31 2 6.5%

Asian 72 2 2.8% 373 4 1.1%

Black 451 44 9.8% 680 43 6.3%

Hawaiian 19 0 0.0% 33 2 6.1%

White 3,704 190 5.1% 9,691 252 2.6%

No information/NA 569 41 7.2% 1,493 47 3.1%

Hispanic* 129 9 7.0% 171 6 3.5%

Total    4,838 277 5.7% 12,301 350 2.8%

Lower Income Upper Income

Total 
Originations High‐Cost % High‐Cost

Total 
Originations High‐Cost % High‐Cost

2007

2008

2009

10.5%

Note: Does not include loans  for which no income data  was reported.
* Hispanic ethnicity is counted independently of race.

Three‐Year Totals 12,746 2,132 16.7% 31,071 3,257
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3. CITY OF WILMINGTON 
A. Historical Residential Settlement Patterns 
Topography and soil conditions have greatly affected the residential development 
patterns in the City of Wilmington.  Wilmington lies at the fall line which separates the 
flat coastal plain from the hilly areas to the west.  East of Market Street, and along both 
sides of the Christiana River, the land is flat, low-lying, and marshy in places.  In 
addition, the west side of Market Street is hilly and rises to a point that marks the 
watershed between the Brandywine and Christiana Rivers.  This watershed line runs 
along Delaware Avenue westward from 10th Street to Market Street.  The hilly and 
therefore healthier west side was more attractive for the original residential areas such as 
Quaker Hill, developed beginning in the mid 18th century.  

Due to Delaware’s liberal tax structure, many corporations sought to locate themselves in 
or near Wilmington. This firmly established the City as a “Corporate Capital” even after 
the decline of the City’s large-scale manufacturing industry.  In the 1950s, the 
construction of roadways and the increasing number of automobiles made living in the 
suburbs and commuting into the City to work a possibility.  The increase in the number 
of roadways and the number of automobiles led to significant population losses in the 
City.  Projects such as urban renewal in the 1960s and 1970s, which cleared many blocks 
of housing, also left their mark on the City.  More recently, housing development in the 
downtown has provided Wilmington with renewed vigor and multiple development 
projects have proved that the City is on the economic upswing.  The racially and 
ethnically concentrated areas are located in the central, northern, and southern portions of 
the City while the east and west areas are made up of predominantly White, more affluent 
neighborhoods.  

B. Demographic Profile 

i. Population Trends 
The population of Wilmington has become increasingly diverse. Since 1990, 
the White population has decreased while the minority population has 
experienced rapid growth.  Between 1990 and 2010, the total population of 
the City grew slightly, by 2.4%. During this period, the number of White 
residents decreased 17.2%, from 30,299 to 25,076.  On the other hand, the 
number of non-White residents increased 16.8%.  Minority residents 
comprised almost two-thirds (65.8%) of the population in 2010 compared to 
57.6% in 1990.  
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Figure 3-1 
Population Trends, 1990-2010 

 
  

Black residents continue to comprise the majority of Wilmington’s 
population. In 2010, 59.5% of all Wilmington residents were Black. The rate 
of growth among Black residents (16.7%) has paralleled that of minority 
residents overall (16.8%). 

Since 1990, the Asian/Pacific Islander and American Indian/Alaska Native 
(AIAN) populations have experienced rapid growth. The number of 
Asian/Pacific Islanders increased from 332 in 1990 to 919, and the AIAN 
population grew from 90 to 175.  However, these two populations combined 
accounted for only 2.2% of the minority population in 2010.  Persons of 
Some Other Race and Two or More Races have both decreased in number in 
recent years.  Among Persons of Some Other Race, the population decreased 
28.4% between 1990 and 2010, and among Persons of Two or More Races, 
the population decreased 40.9% between 2000 and 2010.  

Between 1990 and 2010, the greatest population growth was among persons 
of Hispanic origin.  This segment of the population more than doubled from 
4,809 persons in 1990 to 10,486 persons in 2010. In 2010, Hispanics 
accounted for 14.3% of the total population compared to 6.7% in 1990.  

 

 
 

 
  

# % # % # %

City of Wilmington 71,529 100.0% 72,664 100.0% 73,231 100.0% 2.4%

White Population 30,299 42.4% 25,798 35.5% 25,076 34.2% ‐17.2%

Non‐White Population 41,230 57.6% 46,866 64.5% 48,155 65.8% 16.8%

Black 37,314 52.2% 40,819 56.2% 43,560 59.5% 16.7%

Amer. Indian/Alaska Native 90 0.1% 198 0.3% 175 0.2% 94.4%

Asian / Pacific Islander 332 0.5% 616 0.8% 919 1.3% 176.8%

Some Other Race 3,494 4.9% 3,542 4.9% 2,502 3.4% ‐28.4%

Two or More Races ‐‐‐ ‐‐‐ 1,691 2.3% 999 1.4% ‐40.9%

Hispanic 4,809 6.7% 7,151 9.8% 10,486 14.3% 118.0%

Source: U.S. Census Bureau; DemographicsNow

1990 2000 2010 % Change 
1990‐2008

OBSERVATION: Minorities increased from 57.6% to 65.8% of the total population between 1990 
and 2010.  Blacks remain the largest non‐White group, comprising 59.5% of the total population 
and 90.5% of the non‐White population in 2010.  However, the greatest population increase was 
among Hispanics residents, whose population more than doubled from 4,809 in 1990 to 10,486 in 
2010.  
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Figure 3-2 
Changes in the Racial and Ethnic Characteristics of the Population, 1990-2010 

 
ii. Areas of Racial and Ethnic Minority Concentration 

HUD defines areas of racial or ethnic minority concentration as geographical 
areas where the percentage of a specific minority or ethnic group is 10 
percentage points higher than in the City overall.  In Wilmington, Blacks 
comprised 59.5% of the population in 2010. 6  Therefore, an area of racial 
concentration would include any census tract where the percentage of Black 
residents is 69.5% or higher.  There are 14 census tracts in Wilmington that 
meet this criterion.  These include tracts 1, 2, 3, 5, 6.01, 6.02, 7, 8, 9, 16, 17, 
19, 20, and 21. These are highlighted in Figure 3-3.  

Hispanics comprised 14.3% of the population in 2010. Therefore, an area of 
ethnic concentration would include any census tract where the percentage of 
Hispanic residents is 24.3% or higher.  There are five census tracts in 
Wilmington that meet this criterion: 22, 23, 25, 26, and 129.  There is no 
overlap among areas of racial and ethnic concentration.  

Areas of Black concentration are located primarily in the central part of the 
City, in between Interstates 95 and 495.  In contrast, areas of Hispanic 
concentration are located to the west of Interstate 95.  Overall, 10 census 
tracts in the City are non-impacted areas. 

 

 
 

                                                           
6 Data estimates for 2010 were purchased from DemographicsNow to update Census 2000 data.  The City 
is advised to use Census 2010, when available, to recalculate areas of minority concentration. 
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OBSERVATION: There are 19 census tracts in Wilmington that meet the criterion for areas of 
minority concentration.  These areas, also known as impacted areas, include areas of racial 
concentration among Black residents in tracts 1, 2, 3, 5, 6.01, 6.02, 7, 8, 9, 16, 17, 19, 20, and 21. 
Additionally, five census tracts qualify as areas of minority concentration of Hispanic residents:  22, 
23, 25, 26, and 129.  
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Figure 3-3 
Census Tract Population by Race and Hispanic Origin, 2010 

 
 

Maps 3-1 and 3-2 on the following pages depict the geographic location of 
the areas of racial concentration.  In Wilmington, the census tracts outlined in 
red are areas of concentration of Black residents, also referred to as impacted 
areas.  Census tracts outlined in orange are areas of concentration of Hispanic 
residents. It is within these impacted areas that other demographic 
characteristics—such as income and housing—will be analyzed. 

  

Black
Asian/Pacific 
Islander Hispanic

% % % %
Wilmington Total 73,231 34.2% 59.5% 1.3% 14.3%

1 1,575 22.6% 70.6% 2.1% 12.2%

2 5,452 19.9% 77.3% 0.9% 3.6%

3 3,288 17.6% 79.4% 0.9% 4.2%

4 3,232 47.0% 48.7% 1.3% 5.6%

5 3,722 8.7% 87.6% 0.8% 5.4%

6.01 2,823 7.7% 89.3% 0.2% 5.1%

6.02 2,754 8.4% 87.8% 1.2% 4.9%

7 1,696 2.5% 94.1% 0.1% 7.5%

8 2,380 24.8% 74.1% 0.3% 4.4%

9 2,250 3.2% 94.8% 0.2% 4.3%

10 713 56.1% 40.0% 1.3% 3.1%

11 3,403 82.1% 12.9% 3.6% 3.1%

12 1,518 84.1% 12.2% 2.2% 1.8%

13 3,730 90.0% 7.2% 1.6% 2.1%

14 2,084 57.6% 36.0% 1.3% 14.6%

15 2,263 42.2% 51.6% 1.8% 14.7%

16 2,593 22.1% 71.0% 2.1% 14.9%

17 2,945 3.8% 93.5% 0.3% 7.2%

18 0 ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐

19 2,331 5.6% 89.2% 0.1% 12.7%

20 767 10.2% 87.1% 0.7% 8.0%

21 2,203 10.8% 83.1% 1.5% 16.3%

22 3,361 23.9% 53.1% 0.8% 65.6%

23 3,394 27.8% 54.9% 1.6% 53.4%

24* 4,574 55.1% 39.4% 1.9% 11.7%

25 3,027 63.1% 26.8% 1.6% 25.6%

26 3,627 49.8% 38.2% 1.5% 32.1%

27* 1,793 60.1% 32.8% 1.2% 19.3%

129* 4,517 64.7% 24.6% 1.5% 25.4%

Source: DemographicsNow

Minority Residents

Census Tract
Total 

Population
White

*Note: Starred census tracts are partially contained within Wilmington.  Therefore, the 
population total for all census tracts is higher than the City total. 



Map 3-1: Concentration of Black Residents in City of Wilmington, 2010
Delaware Statewide Analysis of Impediments to Fair Housing Choice
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Map 3-2: Concentration of Hispanic Residents in City of Wilmington, 2010
Delaware Statewide Analysis of Impediments to Fair Housing Choice
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iii. Residential Segregation Patterns 
Residential segregation is a measure of the degree of separation of racial or 
ethnic groups living in a neighborhood or community.  Typically, the pattern 
of residential segregation involves the existence of predominantly 
homogenous, White suburban communities and low-income minority inner-
city neighborhoods.  A potential impediment to fair housing is created where 
either latent factors, such as attitudes, or overt factors, such as real estate 
practices, limit the range of housing opportunities for minorities.  A lack of 
racial or ethnic integration in a community creates other problems, such as 
reinforcing prejudicial attitudes and behaviors, narrowing opportunities for 
interaction, and reducing the degree to which community life is considered 
harmonious.  Areas of extreme minority isolation often experience poverty 
and social problems at rates that are disproportionately high.  Racial 
segregation has been linked to diminished employment prospects, poor 
educational attainment, increased infant and adult mortality rates and 
increased homicide rates. 

The distribution of racial or ethnic groups across a geographic area can be 
analyzed using an index of dissimilarity.  This method allows for 
comparisons between subpopulations, indicating how much one group is 
spatially separated from another within a community.  The index of 
dissimilarity is rated on a scale from 0 to 100, in which a score of 0 
corresponds to perfect integration and a score of 100 represents total 
segregation.7  The index is typically interpreted as the percentage of the 
minority population (in this instance, the Black population) that would have 
to move in order for a community or neighborhood to achieve full 
integration. A dissimilarity index of less than 30 indicates a low degree of 
segregation, while values between 30 and 60 indicate moderate segregation, 
and values above 60 indicate high segregation. 

Of the three cities and towns with populations exceeding 25,000 in Delaware, 
Wilmington is the most segregated.  The City’s 2000 dissimilarity index of 
65.4 for White persons and Black is almost twice as high as the other two 
cities measured.  Details are included in Figure 3-4. 

  

                                                           
7 The index of dissimilarity is a commonly used demographic tool for measuring inequality. For a given 
geographic area, the index is equal to1/2 Σ ABS [(b/B)-(a/A)], where b is the subgroup population of a 
census tract, B is the total subgroup population in a city, a is the majority population of a census tract, and 
A is the total majority population in the city. ABS refers to the absolute value of the calculation that 
follows. 
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Figure 3-4 
Delaware Municipal Dissimilarity Index Rankings, 2000 

 
 

Dissimilarity index data for all Wilmington subpopulations appears in Figure 
3-5.  This table indicates that in order to achieve full integration among 
White persons and Black persons in the City, 65.4% of Black residents would 
have to move to a different location.  

 

 
 

Figure 3-5 
Wilmington Dissimilarity Indices, 2000 

 
 

The indices above show that, in addition to a White/Black index of 65.4, 
Wilmington has a White/Asian index of 45.1, a White/multi-race index of 
53.1, and a White/Hispanic index of 61.4. These numbers indicate that these 
subpopulations are more integrated than Whites and Blacks in Wilmington.  
Perfect integration would receive an index score of 0.  Indices for the other 
groups cannot be as reliably interpreted, since their populations are less than 
1,000.  In cases where subgroup population is small, the dissimilarity index 
may be high even if the group’s members are evenly dispersed. 

1 Wilmington City 40,545 23,352 72,664 65.4
2 Dover City  11,776 17,123 32,135 33.8
3 Newark City 1,690 24,464 28,547 31.6

Source: CensusScope

Rank City
Black 

Population
White 

Population
Total 

Population
Dissimilarity 

Index

White ‐‐ 23,352                  32.1%
Black  65.4 40,545                  55.8%
American Indian* 64.6 133                          0.2%
Asian* 45.1 468                          0.6%
Hawaiian* 89.1 14                             0.0%
Other* 67.5 113                          0.2%
Two or more races* 53.1 894                          1.2%
Hispanic *** 61.4 7,148                   9.8%
TOTAL ‐‐ 72,664                  100.0%

DI w ith White 
Population** Population

% of Total 
Population

* In these cases, sample size is too small to reliably interpret the DI.  Caution should 
be exercised in interpreting results for subpopulations of fewer than 1,000.
** Each dissimilarity index indicates  the percentage of one of the two population 
groups compared that would have to move to different geographic areas to create a 
completely even demographic distribution in Wilmington.
*** Hispanic ethnicity is counted independently of race
Source:  CensusScope

OBSERVATION: The City of Wilmington is the most segregated in Delaware.  The dissimilarity index
indicates that in order to achieve full integration among White persons and Black persons in the 
City, 65.4% of Black residents would have to move to a different location within Wilmington. 
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iv. Race/Ethnicity and Income 
Household income is one of several factors used to determine a household’s 
eligibility for a home mortgage loan.  A review of median household income 
reveals a stark contrast between White and minority households in 
Wilmington.  In 2008, median household income among Blacks was 
equivalent to only 54.5% of that of Whites, and for Hispanics median income 
was less than half that of Whites.  Similarly, poverty rates among Blacks and 
Hispanics were higher. One in five Blacks and one in three Hispanics were 
living below the poverty line in 2008 compared to 15.7% of Whites.  The 
sample size for Asian residents was too small to analyze.  

 
Figure 3-6 

Median Household Income and Poverty Rates by Race/Ethnicity, 2008 

 
 

Distribution of household income by race and ethnicity is comparable to the 
trends described above.  Blacks and Hispanics were significantly more likely 
to earn less than $25,000 annually, with 41.0% and 48.3% of households, 
respectively, falling into this income category.  Comparatively, only 27.0% 
of White households earned less than $25,000. Whites also were twice as 
likely to earn more than $75,000 annually. Among White households, 32.7% 
fell into this income category, compared to only 16.5% of Black households 
and 16.0% of Hispanic households.  Figures 3-7 and 3-8 detail household 
income distribution by race and ethnicity.  

 
Figure 3-7 

Household Income Distribution by Race and Ethnicity, 2008 

 
 

 

City of Wilmington $39,154 20.2%
Whites $53,249 15.7%
Blacks $28,997 21.9%
Hispanics $26,372 33.7%

Median Household Income Poverty Rate

Source: U.S. Census Bureau, 2008 American Community Survey (B19013, B19013A, 
B19013B, B19013I, C17001, C17001A, C17001B, C17001I)

# % # % # % # %
All Households 27,321            9,339               100.0% 7,310               100.0% 4,036               100.0% 6,636               100.0%
White Households 12,254            3,312               27.0% 2,775               22.6% 2,163               17.7% 4,004               32.7%
Black Households 13,812            5,668               41.0% 4,241               30.7% 1,619               11.7% 2,284               16.5%
Hispanic Households 2,137               1,033               48.3% 457                   21.4% 305                   14.3% 342                   16.0%

Source: U.S. Census Bureau, 2006‐2008 American Community Survey (C19001,  C19001A, C19001B, C19001D, C19001I)

$0 to $24,999 $25,000 to $49,999 $50,000 to $74,999 $75,000 and higher

Total
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Figure 3-8 
Household Income Distribution by Race and Ethnicity, 2008 

 
 

 
 

v. Concentrations of LMI Persons 
The CDBG Program includes a statutory requirement that 70% of funds 
invested benefit low and moderate income (LMI) persons.  As a result, HUD 
provides the percentage of LMI persons in each census block group for 
entitlements such as Wilmington.  HUD data on the percent of LMI persons 
reveal that in 46 of the City’s 77 census block groups more than 51% of 
residents meet the criteria for LMI status.  Of these, 41 block groups, or 
91.1%, were located within areas previously identified as areas of minority 
concentration. Areas of LMI concentration are highlighted in Figure 3-9. 

Map 3-3 on the following page illustrates the location of areas of 
concentration of ethnic, racial, and LMI persons in Wilmington.  Areas of 
LMI concentration are located in the central part of the City, in between 
Interstates 95 and 495, as well as to the west of Interstate 95. 
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OBSERVATION: Of the 46 low and moderate income census block groups in Wilmington, 41 are 
located within impacted areas of Black or Hispanic residents.  As a result, areas of minority 
concentration are more likely to also be areas of concentration of lower and moderate income 
persons. 

OBSERVATION: Median household incomes among Blacks and Hispanics were equivalent to only 
54.5% and 49.5% of Whites, respectively, in 2008.  Poverty rates among Blacks and Hispanics were 
also higher than that of Whites. Consequently, Black and Hispanic households will have greater 
difficulty finding affordable rental units or homes to purchase.  



Map 3-3: Low Moderate Income Areas and 
Areas of Minority Concentration in City of Wilmington, 2010
Delaware Statewide Analysis of Impediments to Fair Housing Choice
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Figure 3-9 
Low and Moderate Income Persons, 2010 

 
 

vi. Disability and Income   
As defined by the Census Bureau, a disability is a long-lasting physical, 
mental, or emotional condition that can make it difficult for a person to do 
activities such as walking, climbing stairs, dressing, bathing, learning, or 
remembering.  This condition can also impede a person from being able to go 
outside the home alone or to work at a job or business.  

The Fair Housing Act prohibits discrimination based on physical, mental, or 
emotional handicap, provided “reasonable accommodation” can be made.  
Reasonable accommodation may include changes to address the needs of 

# Universe % # Universe %

1 1 372 540 68.89% 13 4 340 994 34.21%
2 1 180 662 27.19% 14 1 369 764 48.30%
2 2 299 759 39.39% 14 2 717 1,253 57.22%
2 3 348 849 40.99% 15 1 1,314 2,252 58.35%
2 4 263 665 39.55% 16 1 530 902 58.76%
2 5 470 1,122 41.89% 16 2 585 741 78.95%
2 6 515 1,370 37.59% 16 3 522 704 74.15%
3 1 261 684 38.16% 17 1 495 763 64.88%
3 2 345 830 41.57% 17 3 1,159 1,275 90.90%
3 3 327 690 47.39% 17 4 804 1,079 74.51%
3 4 589 1,179 49.96% 18 1 0 0 ‐‐‐
4 1 417 917 45.47% 19 1 784 982 79.84%
4 2 815 1,426 57.15% 19 2 589 676 87.13%
4 3 150 623 24.08% 20 1 463 561 82.53%
5 1 635 972 65.33% 21 1 871 1,055 82.56%
5 2 780 1,186 65.77% 21 2 569 952 59.77%
5 3 408 759 53.75% 22 1 612 646 94.74%
5 4 458 819 55.92% 22 2 575 769 74.77%

6.01 1 397 744 53.36% 22 3 564 741 76.11%
6.01 2 550 862 63.81% 22 4 909 1,124 80.87%
6.01 3 736 950 77.47% 23 1 744 914 81.40%
6.02 1 841 1,196 70.32% 23 2 840 1,086 77.35%
6.02 2 726 943 76.99% 23 3 470 611 76.92%
6.02 3 668 1,028 64.98% 23 4 615 796 77.26%

7 1 830 883 94.00% 24* 1 432 888 48.65%
7 2 735 889 82.68% 24* 2 552 1,101 50.14%
8 1 405 490 82.65% 24* 4 441 1,018 43.32%
9 1 521 661 78.82% 24* 5 714 1,406 50.78%
9 2 789 946 83.40% 25 1 635 1,130 56.19%
9 3 308 424 72.64% 25 2 463 1,168 39.64%

10 1 146 589 24.79% 25 3 369 777 47.49%
11 1 525 1,263 41.57% 26 2 533 952 55.99%
11 2 413 1,000 41.30% 26 3 445 705 63.12%
11 3 413 907 45.53% 26 4 520 778 66.84%
12 1 252 628 40.13% 26 5 876 1,280 68.44%
12 2 287 875 32.80% 27* 1 503 703 71.55%
13 1 247 1,090 22.66% 27* 2 522 1,001 52.15%
13 2 149 709 21.02% 129* 2 0 0 ‐‐‐
13 3 122 742 16.44%

Block Group

Low and Moderate Income Persons

*Note: Starred census tracts are partially contained within Wilmington.  Therefore, the population total for all census tracts is higher than 
the City total. 
Source: U. S. Dept. of Housing & Urban Development, 2010

Census Tract Block Group

Low and Moderate Income Persons

Census Tract
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disabled persons, including adaptive structural (e.g., constructing an entrance 
ramp) or administrative changes (e.g., permitting the use of a service animal).  
In Wilmington, 17.8% of the population 5 years and older reported at least 
one type of disability in 2008. 8   

According to the National Organization on Disabilities, a significant income 
gap exists for persons with disabilities, given their lower rate of employment.  
In Wilmington, persons with disabilities are much more likely than persons 
without disabilities to live in poverty. In 2008, 34.2% of persons with 
disabilities lived in poverty compared to 19.5% of persons without 
disabilities.9 

 

 
 

vii. Familial Status and Income 
The Census Bureau divides households into family and non-family 
households.  Family households are married couple families with or without 
children, single-parent families, and other families made up of related 
persons.  Non-family households are either single persons living alone, or 
two or more non-related persons living together. 

Women have protection under Title VIII of the Civil Rights act of 1968 
against discrimination in housing.  Protection for families with children was 
added in the 1988 amendments to Title VIII.  Except in limited circumstances 
involving elderly housing and owner-occupied buildings of one to four units, 
it is unlawful to refuse to rent or sell to families with children.   

Between 1990 and 2008, the number of family households decreased from 
16,475 to 13,933. Most of this loss was among married-couple families. 
Married-couple families accounted for 32.3% of all households in 1990 
compared to 23.1% in 2008. During the same period, the number of female-
headed households increased from 6,031 to 6,475.   The number of female-
headed households with children increased between1990 to 2000, and then 
decreased between 2000 and 2008.  In 2008, the number of females raising 
children was 3,170, about the same as in 1990. 

The number of male-headed households, both with and without children, 
decreased between 1990 and 2008. 

  

                                                           
8 U.S. Census Bureau, 2008 American Community Survey (C18101) 
9 U.S. Census Bureau, 2008 American Community Survey (C18130) 

OBSERVATION: Persons with disabilities were more likely to live in poverty compared to persons 
without disabilities. Among all persons with a disability, 34.2% lived in poverty compared to 19.5% 
of persons without a disability in 2008.   
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Figure 3-10 
Female-headed Households and Households with Children, 1990-2008 

 
 

Female-headed households with children often experience difficulty in 
obtaining housing, primarily as a result of lower incomes and the 
unwillingness of landlords to rent their units to families with children.  In 
Wilmington, female-headed households with children accounted for 70.9% of 
all families living in poverty in 2008, although they only comprised 22.7% of 
households.10 Among females raising children, 40.0% were living in poverty, 
compared to 30.4% of males raising children and only 3.1% of married-
couple families with children.  

 

 
 

viii. Ancestry and Income 
It is illegal to refuse the right to housing based on place of birth or ancestry.  
Census data on native and foreign-born populations in Wilmington revealed 
that 6.5% of residents were foreign-born in 2008.11 

Among families with children who were living with one or more foreign-born 
parents, 80.0% were living in households with incomes of less than 200% of 
the poverty level.  Comparatively, 69.7% of families with children with only 
native parents were living in households with incomes above 200% of the 
poverty level.12  

                                                           
10 U.S. Census Bureau, 2008 American Community Survey (C17010) 
11 U.S. Census Bureau, 2008 American Community Survey (C05002) 
12 U.S. Census Bureau, 2008 American Community Survey (C05010) 

# % # % # %

Total Households 28,585 100.0% 28,661 100.0% 28,543 100.0%

Family Households 16,475 57.6% 15,943 55.6% 13,933 48.8%

Married‐couple family 9,223 32.3% 7,930 27.7% 6,580 23.1%

With Children 3,859 13.5% 3,268 11.4% 3,147 11.0%

Without Children 5,364 18.8% 4,662 16.3% 3,433 12.0%

Female‐Headed Households 6,031 21.1% 6,648 23.2% 6,475 22.7%

With Children 3,150 11.0% 3,944 13.8% 3,170 11.1%

Without Children 2,881 10.1% 2,704 9.4% 3,305 11.6%

Male‐Headed Household 1,221 4.3% 1,365 4.8% 878 3.1%

With Children 429 1.5% 629 2.2% 176 0.6%

Without Children 792 2.8% 736 2.6% 702 2.5%

Non‐family and 1‐person Households 12,110 42.4% 12,718 44.4% 14,610 51.2%

1990 2000 2008

Sources: U.S. Census Bureau, 1990 (SFT‐3, P019), Census 2000 (SF‐3, P10); 2008 American Community Survey (B11001, 
B11003)

OBSERVATION: Female‐headed households with children accounted for 70.9% of families living in 
poverty in 2008 and were more than ten times as likely to live in poverty as married‐couple families 
with children.  Consequently, securing affordable housing will be especially difficult for this 
segment of the population.
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ix. Persons with Limited English Proficiency 
Persons with limited English proficiency (LEP) are defined by the federal 
government as persons who have a limited ability to read, write, speak or 
understand English. HUD issued its guidelines on how to address the needs 
of persons with LEP in January 2007. HUD uses the prevalence of persons 
with LEP to identify the potential for impediments to fair housing choice due 
to their inability to comprehend English. Persons with LEP may encounter 
obstacles to fair housing by virtue of language and cultural barriers within 
their new environment. To assist these individuals, it is important that a 
community recognizes their presence and the potential for discrimination, 
whether intentional or inadvertent, and establishes policies to eliminate 
barriers. It is also incumbent upon HUD entitlement communities to 
determine the need for language assistance and comply with Title VI of the 
Civil Rights Act of 1964. 

American Community Survey (ACS) data reports on the non-English 
language spoken at home for the population five years and older. In 2008, the 
Census Bureau reported that 2,819 persons in Wilmington spoke English less 
than “very well.” Of these, 2,448 (86.8%) were Spanish speakers.13 No other 
language group exceeded 1,000 persons with LEP.  

Because the number of Spanish-speaking persons with LEP exceeds 1,000, 
the City should perform a four-factor analysis to determine the extent to 
which the translation of vital documents is warranted.14  The term “vital 
document” refers generally to any publication that is needed to gain access to 
the benefits of a program or service.  Although there is no requirement to 
develop a Language Access Plan (LAP) for persons with LEP, HUD 
entitlement communities are responsible for serving LEP persons in 
accordance with Title VI of the Civil Rights Act of 1964.  Preparation of a 
Language Access Plan (LAP) is the most effective way to achieve 
compliance.  

 
 

                                                           
13 U.S. Census Bureau, 2006-2008 American Community Survey (C16005) 
14 The four-factor analysis is detailed in the Federal Register dated January 22, 2007. 

OBSERVATION: The City of Wilmington should conduct a four‐factor analysis to determine the 
extent to which the translation of vital documents is necessary to assist persons with limited 
English proficiency (LEP) in accessing its federal entitlement programs. If it is determined that the 
need for a LAP exists, the City must prepare the LAP in order to comply with Title VI of the Civil 
Rights Act of 1964. 

OBSERVATION:  Families with at least one foreign‐born parent were more likely to have lower 
incomes than families with native‐born parents. Among families with children and at least one 
foreign‐born parent, 80% earned less than 200% of the poverty level compared to 22.2% of families 
with children and only native‐born parents.  
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x. Protected Class Status and Unemployment 
In 2008, Black residents were more than twice as likely as White residents to 
be unemployed.  The unemployment rate for Blacks was 15.7% compared to 
6.8% of Whites and 12.1% for the City overall. Unemployment throughout 
Wilmington was significantly higher than throughout the State.  The total 
unemployment rate for the City was 12.1% compared to 6.6% for Delaware.  

 
Figure 3-11 

Civilian Labor Force, 2008 

 
 

 
 

C. Housing Market 

i. Housing Inventory 
The number of housing units increased 6.1% from 1990 to 2009, from 31,188 
to 33,077 units. The greatest growth in the housing stock was in census tract 
1, an area of minority concentration, which experienced an increase of 
168.4%.  The growth in tract 1 was equivalent to 30.5% of the City’s overall 
growth in housing units. 

Delaware Total %
Wilmington 

Total %

Total Civilian Labor Force (CLF) 450,741 100% 34,784 100%

Employed 420,977 93.4% 30,566 87.9%

Unemployed 29,764 6.6% 4,218 12.1%

Male CLF 230,871 100% 16,329 100%

Employed 215,207 93.2% 14,242 87.2%

Unemployed 15,664 6.8% 2,087 12.8%

Female CLF 219,870 100.0% 18,455 100.0%

Employed 205,770 93.6% 16,324 88.5%

Unemployed 14,100 6.4% 2,131 11.5%

White CLF 331,262 100% 13,332 100%

Employed 314,019 94.8% 12,426 93.2%

Unemployed 17,243 5.2% 906 6.8%

Black CLF 91,548 100.0% 19,404 100.0%

Employed 81,301 88.8% 16,360 84.3%

Unemployed 10,247 11.2% 3,044 15.7%

Asian CLF 13,480 100.0% ‐‐‐ ‐‐‐

Employed 12,904 95.7% ‐‐‐ ‐‐‐

Unemployed 576 4.3% ‐‐‐ ‐‐‐

Hispanic CLF 27,096 100.0% ‐‐‐ ‐‐‐

Employed 24,857 91.7% ‐‐‐ ‐‐‐

Unemployed 2,239 8.3% ‐‐‐ ‐‐‐
Source: U.S. Census Bureau, 2008 American Community Survey 
(C23001, C23002A, C23002B, C23002D, C23002I)

OBSERVATION: Blacks were more than twice as likely as Whites to be unemployed and had the 
highest unemployment rate in 2008 at 15.7%, compared to 6.8% among Whites. Higher 
unemployment, whether temporary or permanent, will mean less disposable income for housing 
expenses. 
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Six census tracts, highlighted in Figure 3-12, experienced a decrease in 
housing units, totaling a loss of 335 units.  Five of these tracts were also areas 
of minority concentration.  

Map 3-4 on the following page depicts the location of the areas where higher 
rates of new housing development has occurred since 1990. 

 
Figure 3-12 

Trends in Total Housing Units, 1990-2010 

 
 
 
 
 

# % # % # % # %

Wilmington Total       31,188  ‐‐‐      32,082  ‐‐‐      33,077  ‐‐‐          1,889  6.1%

1 342 1.1% 363 1.1% 918 2.8% 576 168.4%

2 2,343 7.5% 2,334 7.3% 2,312 7.0% ‐31 ‐1.3%

3 1,286 4.1% 1,316 4.1% 1,305 3.9% 19 1.5%

4 1,689 5.4% 1,594 5.0% 1,785 5.4% 96 5.7%

5 1,476 4.7% 1,549 4.8% 1,555 4.7% 79 5.4%

6.01 1,003 3.2% 1,025 3.2% 1,090 3.3% 87 8.7%

6.02 1,448 4.6% 1,465 4.6% 1,299 3.9% ‐149 ‐10.3%

7 617 2.0% 554 1.7% 572 1.7% ‐45 ‐7.3%

8 132 0.4% 218 0.7% 213 0.6% 81 61.4%

9 990 3.2% 1,011 3.2% 1,048 3.2% 58 5.9%

10 351 1.1% 345 1.1% 357 1.1% 6 1.7%

11 2,435 7.8% 2,471 7.7% 2,598 7.9% 163 6.7%

12 880 2.8% 874 2.7% 829 2.5% ‐51 ‐5.8%

13 1,755 5.6% 1,836 5.7% 1,887 5.7% 132 7.5%

14 1,049 3.4% 1,063 3.3% 1,057 3.2% 8 0.8%

15 1,176 3.8% 1,217 3.8% 1,196 3.6% 20 1.7%

16 1,107 3.5% 1,116 3.5% 1,087 3.3% ‐20 ‐1.8%

17 1,391 4.5% 1,619 5.0% 1,636 4.9% 245 17.6%

18 0 0.0% 0 0.0% 0 0.0% 0 ‐‐‐

19 781 2.5% 775 2.4% 987 3.0% 206 26.4%

20 269 0.9% 234 0.7% 230 0.7% ‐39 ‐14.5%

21 883 2.8% 967 3.0% 1,007 3.0% 124 14.0%

22 1,042 3.3% 1,082 3.4% 1,060 3.2% 18 1.7%

23 1,213 3.9% 1,266 3.9% 1,268 3.8% 55 4.5%

24* 2,124 6.8% 2,205 6.9% 2,243 6.8% 119 5.6%

25 1,284 4.1% 1,385 4.3% 1,370 4.1% 86 6.7%

26 1,451 4.7% 1,475 4.6% 1,457 4.4% 6 0.4%

27* 726 2.3% 779 2.4% 766 2.3% 40 5.5%

129* 1,897 6.1% 1,983 6.2% 2,027 6.1% 130 6.9%

Source: DemographicsNow

*Note: Starred census tracts are partially contained within Wilmington.  Therefore, the population total for all 
census tracts is higher than the City total. 

Census Tract
1990 2000 2010 Change 1990‐2010



Map 3-4: Change in Total Housing Units by Census Tract
in City of Wilmington, 1990-2010
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ii. Types of Housing Units 
Of the City’s 33,674 housing units in 2000, 61.1% were single-family units 
and 38.8% were multi-family units. Mobile homes accounted for less that 
0.1% of all units.  

Multi-family units accounted for more than half of the housing stock in six 
census tracts: 1, 11, 16, 17, 21, and 22.  Five of these were also areas of 
minority concentration.  Census tract 11, which is not an impacted area, had 
the highest number of multi-family units in the City.   

 
  

OBSERVATION: The City’s housing inventory has increased 6.1% (1,889 units) since 1990.  Within 
areas of minority concentration, there was a total net increase of 1,486 units, which was equivalent 
to almost 79% of the City’s overall housing growth during this period. Within some areas of 
minority persons, there were net losses in the number of units. In light of the fact that there are 
only 10 census tracts in the City that are NOT impacted, it is understandable that most new 
construction will be located in impacted areas.  When new upscale housing is developed in 
impacted areas, it may have the effect of deconcentrating these neighborhoods. 
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Figure 3-13 
Trends in Housing Units in Structures, 2000 

 
 

Map 3-5 on the following page provides an overview on the percentage of 
multi-family housing units by census tract in the City of Wilmington.  

  

Wilmington Total 33,674 20,572 2,022 2,363 4,385 4,291 13,061 41 0
1 341 41 88 59 94 59 300 0 0
2 2,318 1,799 115 83 271 50 519 0 0
3 1,338 1,078 166 50 30 14 260 0 0
4 1,594 744 339 23 59 425 846 4 0
5 1,549 1,023 368 80 64 14 526 0 0

6.01 1,041 956 71 0 7 7 85 0 0
6.02 1,494 1,035 81 27 37 308 453 6 0

7 551 488 16 37 10 0 63 0 0
8 219 197 7 8 7 0 22 0 0
9 984 801 122 48 13 0 183 0 0

10 338 265 73 0 0 0 73 0 0
11 2,511 404 365 212 205 1,325 2,107 0 0
12 841 635 146 41 6 13 206 0 0
13 1,836 1,219 73 18 68 458 617 0 0
14 1,062 745 145 7 28 137 317 0 0
15 1,218 463 361 58 41 295 755 0 0
16 1,106 493 356 169 64 24 613 0 0
17 1,653 719 80 107 110 629 926 8 0
18 0 0 0 0 0 0 0 0 0
19 751 587 84 32 24 17 157 7 0
20 270 93 36 84 24 33 177 0 0
21 971 420 264 72 37 170 543 8 0
22 1,042 860 151 7 12 12 182 0 0
23 1,266 975 181 46 49 15 291 0 0
24* 2,205 1,445 389 88 92 191 760 0 0
25 1,385 1,046 174 65 9 83 331 8 0
26 1,481 1,322 107 12 28 12 159 0 0
27* 773 719 27 6 21 0 54 0 0

129* 1,983 1,126 435 127 280 15 857 0 0

Source: U.S. Census Bureau, Census 2000 (SF 3, H30)

*Note: Starred census tracts are partially contained within Wilmington.  Therefore, the population total for all census 
tracts is higher than the City total. 
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Map 3-5: Percentage of Multi-Family Housing Units by Census Tract
in City of Wilmington, 2000
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iii. Protected Class Status and Homeownership 
The value in home ownership lies in the accumulation of wealth as the 
owner’s share of equity increases with the property’s value.  Paying a 
monthly mortgage instead of rent is an investment in an asset that is likely to 
appreciate.  According to one study, “a family that puts 5 percent down to 
buy a house will earn a 100 percent return on the investment every time the 
house appreciates 5 percent.”15 

Historically, minorities tend to have lower home ownership rates than 
Whites.  Among Blacks in 2000, the home ownership rate of 42.4% was 
significantly less than the rate among Whites (60.3%). Among Asians, 44.5% 
were home owners, and only 37.1% of Hispanics owned their home. 

  

                                                           
15 Kathleen C. Engel and Patricia A. McCoy, “From Credit Denial to Predatory Lending: The Challenge of 
Sustaining Minority Homeownership,” in Segregation: The Rising Costs for America, edited by James H. 
Carr and Nandinee K. Kutty (New York: Routledge 2008) p. 82. 
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Figure 3-14 
Home Ownership by Race and Ethnicity, 2000 

 
 

As discussed previously in this report, median household income is lower 
among Black and Hispanic households in Wilmington than among White 
households. This factor contributes to the low rates of home ownership 
among minorities in the City.  

 

 

# % # % # % # %

Wilmington Total 7,555 60.3% 6,111 42.4% 93 44.5% 725 37.1%

1 18 18.2% 18 12.3% 11 100.0% 0 0.0%

2 447 80.4% 1,004 62.4% 0 0.0% 10 100.0%

3 203 78.4% 567 62.5% 19 100.0% 22 48.9%

4 428 58.3% 202 32.8% 4 36.4% 6 21.4%

5 107 57.8% 556 50.9% 0 0.0% 28 82.4%

6.01 34 53.1% 500 63.8% ‐‐‐ ‐‐‐ 0 0.0%

6.02 89 58.6% 587 54.3% ‐‐‐ ‐‐‐ 27 73.0%

7 ‐‐‐ ‐‐‐ 73 14.8% ‐‐‐ ‐‐‐ 0 0.0%

8 14 63.6% 89 59.7% ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐

9 15 44.1% 288 41.5% 0 0.0% 15 48.4%

10 146 75.6% 59 56.7% ‐‐‐ ‐‐‐ 0 0.0%

11 718 34.2% 58 26.2% ‐‐‐ ‐‐‐ 19 26.0%

12 453 60.5% 10 43.5% 0 0.0% 0 0.0%

13 1,477 87.1% 6 30.0% 6 46.2% 7 31.8%

14 360 52.5% 93 41.7% 4 100.0% 17 35.4%

15 192 31.6% 146 36.4% 6 100.0% 32 40.5%

16 87 46.3% 168 25.1% 0 0.0% 6 10.2%

17 23 22.8% 254 20.2% ‐‐‐ ‐‐‐ 12 18.5%

18 ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐

19 7 36.8% 163 29.1% ‐‐‐ ‐‐‐ 7 17.9%

20 6 100.0% 8 4.0% ‐‐‐ ‐‐‐ 6 40.0%

21 49 34.5% 193 31.3% 0 0.0% 13 14.3%

22 71 48.6% 245 49.0% 0 0.0% 158 44.3%

23 105 37.1% 287 48.5% 9 100.0% 68 22.1%

24* 826 62.8% 176 27.5% 8 100.0% 61 40.4%

25 705 78.3% 146 53.9% 5 45.5% 81 73.0%

26 641 82.3% 132 33.2% 21 80.8% 119 58.0%

27* 334 65.5% 83 61.0% ‐‐‐ ‐‐‐ 11 19.6%

129* 873 68.0% 62 19.2% 10 83.3% 50 27.0%

Source: U.S. Census Bureau, Census 2000 (SF 3, H11, H12)

*Starred census tracts are partially contained within Wilmington.  Therefore, the population total for all 
census tracts is higher than the City total. 

Asian** Hispanic**

**Cells for tracts in which no members of a racial or ethnic group live are left blank to differentiate them 
from tracts in which only renters live.

Census Tract
White Black**

OBSERVATION:  Lower household incomes among Blacks and Hispanics are reflected in similarly 
lower home ownership rates when compared to White households. Across the City, Blacks and 
Hispanics had home ownership rates of 42.4% and 37.1%, respectively, compared to 58.0% among 
Whites. 
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iv. Foreclosure Trends 
HUD NSP Estimates provide foreclosure data at the local level.16 Between 
January 2007 and June 2008, the City of Wilmington had an estimated 638 
foreclosure filings, representing a foreclosure rate of 5.2%.  Of the City’s 29 
census tracts, 17 had foreclosure rates higher than that of the City overall, as 
highlighted in Figure 3-15. Of these 17 tracts, 16 were also areas of minority 
concentration.   

Of the City’s 29 census tracts, four had foreclosure rates less than 2%.  One 
of these, census tract 1, was also an area of minority concentration.  

 
  

                                                           
16 HUD NSP Estimates data, covering the period between January 2007 and June 2008, is not an exact 
count, but distributes the results of a national survey across geographic areas according to a model 
considering rates of metropolitan area home value decline, unemployment and high-cost mortgages.   
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Figure 3-15 
Estimated Residential Foreclosure Rates by Census Tract, January 2007 – June 2008  

 
 

 
 

To monitor the ongoing foreclosure crisis, the Delaware State Housing 
Authority began tracking and publishing foreclosure filings in 2008.  
Between January 2008 and August 2010, there were a total of 1,909 
foreclosure filings in the City of Wilmington.  As shown in Figure 3-16, 
foreclosure filings experienced an upward trend during this period, mirroring 
national trends.  The greatest peak in foreclosure filings occurred between 

Census tract
Foreclosure 

Filings
Total 

Mortgages
Foreclosure 

Rate

Wilmington Total 683 13,142 5.2%

1 1 68 1.5%

2 96 1,481 6.5%

3 52 720 7.2%

4 26 755 3.4%

5 49 621 7.9%

6.01 34 374 9.1%

6.02 30 364 8.2%

7 3 25 12.0%

8 7 70 10.0%

9 21 267 7.9%

10 6 267 2.2%

11 14 782 1.8%

12 9 630 1.4%

13 13 1,160 1.1%

14 19 521 3.6%

15 22 426 5.2%

16 18 305 5.9%

17 18 220 8.2%

18 ‐‐‐ ‐‐‐ ‐‐‐

19 14 230 6.1%

20 1 14 7.1%

21 21 269 7.8%

22 20 251 8.0%

23 22 249 8.8%

24* 40 1,047 3.8%

25 47 955 4.9%

26 44 625 7.0%

27* 38 448 8.5%

129* 42 903 4.7%

Source: HUD NSP Foreclosure Estimates, 2008

*Note: Starred census tracts are partially contained within 
Wilmington.  Therefore, the population total for all census tracts is 
higher than the City total. 

OBSERVATION:  Between January 2007 and June 2008, Wilmington had a foreclosure rate of 5.2%.
Census tracts with the highest rates of foreclosure were more likely to also be areas of minority 
concentration. 
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June and September of 2009, when monthly foreclosure filings averaged 
almost 80 filings per month.   

Figure 3-16 
Foreclosure Filing Trends, January 2008 to August 2010  

 
Source: Delaware State Housing Authority 
 

Foreclosure activity is related to fair housing to the extent that it is 
disproportionately dispersed, both geographically and among members of the 
protected classes.  Concentrated foreclosures and residential vacancy threaten 
the viability of neighborhoods as well as the ability of families to maintain 
housing and build wealth. Households carrying heavy cost burdens are prime 
candidates for mortgage delinquency and foreclosure.   

v. The Tendency of the Protected Classes to Live in Larger Households 
Larger families may be at risk for housing discrimination on the basis of race 
and the presence of children (familial status).  A larger household, whether or 
not children are present, can raise fair housing concerns.  If there are policies 
or programs that restrict the number of persons that can live together in a 
single housing unit, and members of the protected classes need more 
bedrooms to accommodate their larger household, there is a fair housing 
concern because the restriction on the size of the unit will have a negative 
impact on members of the protected classes. 

In the City of Wilmington, minorities were more likely than Whites to have 
larger families.  Over two-thirds of Black families and 80% of Hispanic 
families had three or more persons, compared to 47.3% of White families in 
2000.  
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Figure 3-17 
Families with Three or More Persons, 2000 

 
 

To adequately house larger families, a sufficient supply of larger dwelling 
units consisting of three or more bedrooms is necessary.  In Wilmington, 
26.5% of the rental housing stock contained three or more bedrooms in 2000 
compared to 78.7% of the owner-occupied housing stock. 

 
Figure 3-18 

Housing Units by Number of Bedrooms, 2000 

 
 

 
 

vi. Cost of Housing 
Increasing housing costs are not a direct form of housing discrimination.  
However, a lack of affordable housing does constrain housing choice.  
Residents may be limited to a smaller selection of neighborhoods because of 
a lack of affordable housing in those areas. 
a. Rental Housing 

Between 1990 and 2008, the median gross rent stayed the same, at $781 
per month.  During the same period, median housing value increased 
36.2%, after adjusting for inflation. By comparison, median household 
income actually decreased between 1990 and 2008, after adjusting for 

White 47.3%
Black 69.8%
Asian 51.1%
Some Other Race Alone 84.9%
Two or More Races 70.3%
Hispanic 80.0%

Race
Percent of Families with 3 or more 

persons

Source: U.S. Census Bureau, Census 2000 (SF 4, PCT17)

0‐1 bedroom 6,270 43.9% 629 4.4%
2 bedrooms 4,216 29.5% 2,426 16.9%
3 or more bedrooms 3,784 26.5% 11,292 78.7%

Total 14,270 ‐‐‐ 14,347 ‐‐‐

Renter‐Occupied Housing Stock Owner‐Occupied Housing Stock

Size of Housing Units
Percent of Total 
Housing Units

Source: U.S. Census Bureau, Census 2000 (SF 3, H42)

Number of Units Number of Units
Percent of Total 
Housing Units

OBSERVATION:  Minority households were much more likely to live in larger families than White 
households.  Among Black and Hispanic families, 69.8% and 80% had three or more persons 
compared to 47.3% of White families. However, only 26.5% of the rental housing stock contains 
three or more bedrooms compared to 78.7% of the owner housing stock. A lack of larger dwelling 
units has a disproportionately greater impact on minority families who tend to live in large 
households.  An inadequate inventory of larger units causes overcrowding, increased wear and 
tear, and substandard living conditions for these families. 
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inflation.  Inflation-adjusting median household income was $45,820 in 
1990 compared to $39,154 in 2008.   

Figure 3-19 
Trends in Housing Value, Rent and Income, 1990-2008 

 
 

At the same time that real household income was failing to keep pace 
with housing costs, the City of Wilmington was losing affordable rental 
units.  Between 2000 and 2008, the City lost over one-quarter of units 
renting for less than $500 a month and over one half of units renting 
between $500 and $700 a month.  At the same time, the number of units 
renting for over $1,000 a month increased by 2,664 units, or 264.3%. 

 
Figure 3-20 

Loss of Affordable Rental Housing Units*, 2000-2008 

 
 

 
 
The National Low Income Housing Coalition provides annual 
information on the Fair Market Rent (FMR) and affordability of rental 
housing in counties and cities in the U.S. for 2009.  In the Philadelphia-
Camden-Wilmington MSA, the FMR for a two-bedroom apartment is 
$1,095. In order to afford this level of rent and utilities, without paying 
more than 30% of income on housing, a household must earn $3,650 

1990 2000 2008
Change

1990‐2008

Actual Dollars $77,000 $89,100 $182,100 136.5%
2008 Dollars $133,696 $115,147 $182,100 36.2%

Actual Dollars $450 $596 $781 73.6%
2008 Dollars $781 $770 $781 0.0%

Actual Dollars $26,389 $35,116 $39,154 48.4%
2008 Dollars $45,820 $45,382 $39,154 ‐14.5%

Median Housing Value

Median Gross Rent

Median Household Income

Sources:  U.S. Census Bureau, 1990 Census (STF3‐H061A, H043A, P080A), Census 2000 (SF3‐H76, H63, 
P53), 2008 American Community Survey (B25077, B25064, B19013); Calculations by Mullin & 
Lonergan Associates, Inc.

# %
Less than $500 4,974 3,659 ‐1,315 ‐26.4%
$500 to $699 4,357 1,873 ‐2,484 ‐57.0%
$700 to $999 3,537 4,578 1,041 29.4%
$1,000 or more 1,008 3,672 2,664 264.3%

*Does not include units with no cash rent

Units Renting for: 2000 2008
Change 2000‐2008

Sources: U.S. Census Bureau, Census 2000 (SF3, H62), 2008 American Community Survey 
(B25063)

OBSERVATION:  Wilmington lost over 1,300 housing units renting for less than $500 between 2000 
and 2008.  By comparison, units renting for $1,000 or more increased by 2,664 units.  
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monthly or $43,800 annually. Assuming a 40-hour work week, 52 weeks 
per year, this level of income translates into a Housing Wage of $21.06.  
In the Philadelphia-Camden-Wilmington MSA, a minimum wage worker 
earns an hourly wage of $7.25. In order to afford the FMR for a two-
bedroom apartment, a minimum wage earner must work 116 hours per 
week, 52 weeks per year. Or, a household must include 2.9 minimum 
wage earners working 40 hours per week year-round in order to make the 
two-bedroom FMR affordable.  

 

 
 

In the Philadelphia-Camden-Wilmington MSA, the estimated average 
wage for a renter is $16.24 an hour. In order to afford the FMR for a 
two-bedroom apartment at this wage, a renter must work 52 hours per 
week, 52 weeks per year. Or, working 40 hours per week year-round, a 
household must include 1.3 workers earning the average renter wage in 
order to make the two-bedroom FMR affordable.  
Monthly Supplemental Security Income (SSI) payments for an individual 
are $674 in the Philadelphia-Camden-Wilmington MSA. If SSI 
represents an individual's sole source of income, $202 in monthly rent is 
affordable, while the FMR for a one-bedroom is $915. 

 

 
 

b. Sales Housing 
The sales market in the City of Wilmington has followed national trends, 
with growth in the number of closings between 2000 and 2005 and a 
steep decline in the latter part of the decade.  At the peak of the market in 
2005, a total of 1,400 single-family housing units, including 
condominiums, were sold.  By 2009, the number of closings decreased 
47% to 742. Figure 3-21 provides an overview of the number of closings, 
median sales prices, and average number of days on market from 2000 to 
2009. 

  

OBSERVATION:  Persons receiving a monthly SSI check of $674 as their sole source of income, 
including persons with disabilities, cannot afford a one‐bedroom unit renting at the Fair Market 
Rate of $915.   

OBSERVATION:  Minimum wage and single‐income households cannot afford a housing unit 
renting for the HUD Fair Market Rent in Wilmington. This situation forces these individuals and 
households to double‐up with others, or lease inexpensive, substandard units from unscrupulous 
landlords.  Minorities and female‐headed households will be disproportionately impacted because 
of their lower incomes. 
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Figure 3-21 
Housing Market Trends, 2000-2009 

 
 

During the period of growth in the early part of the decade, median sales 
prices increased over 59% from $86,000 in 2000 to $137,000 in 2005.  In 
2006, 2007, and 2008, prices continued to increase while the number of 
closings decreased.  On the contrary, in 2009, the median sales price and 
the total number of transactions both decreased.  While the number of 
closings dropped more than 43% between 2006 and 2009, the median 
sales price remained stable, actually increasing in 2007 and 2008 before 
leveling off in 2009.  

 
Figure 3-22 

Housing Market Trends, 2000-2009 

 
 

Year

# of Closings   
(single‐family 
and condo 
units)

Median Sales  
Price 

Average Days  
on Market 

2000 878 $86,000 67

2001 888 $91,000 55

2002 933 $96,000 52

2003 1,028 $106,800 42

2004 1,183 $119,500 43

2005 1,400 $137,000 40

2006 1,312 $146,900 44

2007 1,154 $155,000 61

2008 791 $163,500 70

2009 742 $146,750 79

Source: New Castle County Board of Realtors; TREND Regional MLS
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Figure 3-23 details the number of units sold by price for 2000 and 2009.  
Overall, the number of units selling for less than $140,000 declined 
48.8% during this period.  In 2009, houses selling for less than $100,000 
accounted for 36% of all units sold.  
The City experienced rapid growth among houses selling for more than 
$200,000.  In 2000, only 106 units sold in this price range.  By 2009, the 
number had increased to 230, or 31% of all units sold.  

 
Figure 3-23 

Units Sold by Price, 2000-2009 

 
 

According to local realtors interviewed for the AI, the current local 
housing market in New Castle County as a whole is very similar to 2005 
in terms of sales volume and comparable values.  Current inventories are 
running anywhere from eight to ten months, which contributes to a 
buyer’s market.  Unemployment rates in Delaware and New Castle 
County in particular are running lower than surrounding counties and 
states, which provides assistance in bolstering consumer confidence.  
One method used to determine the inherent affordability of a housing 
market is to calculate the percentage of homes that could be purchased 
by households at the median income level.17  The median household 
income in the City of Wilmington was $39,154 in 2008.  With this 
income, a household could purchase a home selling for $112,500.  In 
2009, there were a total of 269 units that sold for less than $100,000 (the 
closest price point to $112,500).  This was equivalent to 36.3% of the 
742 total sales transactions in Wilmington in 2009 reported by the 
TREND Regional MLS.  An additional 81 units sold for between 
$100,000 and $139,999.  A relatively affordable housing market is one in 

                                                           
17 Joe Light, “Last of the Red-Hot Markets,” Money Magazine December 2007: 53-56. 

Price Range 2000 2009 # %

Under $40,000 137 135 ‐2 ‐1.5%

$40,000 ‐ $59,999 106 54 ‐52 ‐49.1%

$60,000 ‐ $79,999 149 40 ‐109 ‐73.2%

$80,000 ‐ $99,999 138 40 ‐98 ‐71.0%

$100,000 ‐ $139,999 154 81 ‐73 ‐47.4%

$140,000 ‐ $159,999 36 47 11 30.6%

$160,000 ‐ $179,999 29 53 24 82.8%

$180,000 ‐ $199,999 23 62 39 169.6%

$200,000 ‐ $249,999 35 86 51 145.7%

$250,000 +  71 144 73 102.8%

Total  878 742 ‐136 ‐15.5%

Change 2000 to 2009

Source: New Castle County Board of Realtors; TREND Regional MLS
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which at least 40% of the homes could be purchased by households at 
the median household income.  The City of Wilmington housing market 
falls short of meeting this threshold by 4% and is moderately 
unaffordable to households earning the median income. 
It is also possible to determine the affordability of the housing market for 
each racial or ethnic group in the City. To determine affordability (i.e., 
how much mortgage a household could afford), the following 
assumptions were made: 

• The mortgage was a 30-year fixed rate loan at a 5.0% interest 
rate,  

• The buyer made a 10% down payment on the sales price, 
• Principal, interest, taxes and insurance (PITI) equaled no more 

than 30% of gross monthly income,  
• Property taxes were assessed for the City of Wilmington at an 

average tax rate of 3.805 mills, and 

• There was no additional consumer debt (credit cards, etc). 

Figure 3-24 details the estimated maximum affordable sales prices and 
monthly PITI payments for Whites, Blacks, and Hispanics in the City of 
Wilmington.  The maximum affordable home purchase price for Whites 
($156,500) was below the median sales price of $163,500.  Prospective 
Black and Hispanic homebuyers had far fewer options than White 
households.  The maximum affordable purchase price at the median 
household income for Blacks and Hispanics was $83,000 and $91,000 
less than the median sales price, respectively. In 2009, a total of 229 
homes sold for less than $80,000 (the closest price point to $80,500 and 
$72,500).  This would mean that less than 31% of the units sold in 2009 
would have been affordable to Blacks and Hispanics earning the median 
household income for their respective households. 

Figure 3-24 
Maximum Affordable Purchase Price by Race/Ethnicity, 2009 

 
 

Mortgage 
Principal  & 
Interest

Real  Estate 
Taxes

Homeowner's  
Insurance & 

PMI

Total  PITI 
Payment

Wilmington Tota l $39,154 $544 $357 $80 $981 $112,500

    White  Households $53,249 $756 $496 $80 $1,332 $156,500

    Black Households $28,997 $389 $255 $80 $724 $80,500

    Hispanic Households $26,372 $350 $230 $80 $660 $72,500

Sources: 2008 American Community Survey  ( B19013, B19013A, B19013B); New Castle County Board of Realtors; TREND Regional MLS; 
New Castle County Tax Office; Calculations by Mullin & Lonergan Associates, Inc.

Median 
Household 
Income

Monthly Mortgage Payment Maximum 
Affordable 
Purchase 
Price

2008 Median Sales Price: $163,500



 Delaware State 
  Analysis of Impediments to Fair Housing Choice  

July 2011 
Page 72  

 
 

vii. Protected Class Status and Housing Problems 
Lower income minority households tend to experience housing problems at 
higher rates than lower income White households.18  This tendency holds true 
in Wilmington.  Among renter households with incomes less than 80% 
median family income (MFI), 56.1% of Black households and 58.7% of 
Hispanic households had at least one housing problem compared to 52.8% of 
White households. Among elderly households, however, Whites were most 
likely to have a housing problem. Among all other households, Blacks had 
the highest rates of housing problems while Hispanics had the lowest rates. 

Among lower income owner households, Whites again had the lowest rates 
of housing problems overall. However, among family households, 61.0% of 
White households had a housing problem compared to 54.2% of Black and 
50.69% of Hispanic households.  All other White households were also more 
likely than all other Black households to have a housing problem.  

Figure 3-25 
Lower Income Households with Housing Problems, 2000 

 
 

                                                           
18 HUD defines housing problems as (1) cost burden of 30% or more (i.e. paying more than 30% of gross 
income on monthly housing expenses), and/or (2) lacking complete kitchen or plumbing facilities, and/or 
(3) overcrowding of more than 1.01 persons per room. 

White Non‐Hispanic 2,640 52.8% 1,005 58.2% 445 54.0% 1,190 47.9%
Black Non‐Hispanic 6,650 56.1% 1,110 54.5% 3,705 56.5% 1,835 56.1%
Hispanic 1,040 58.7% 115 34.7% 780 66.0% 145 37.9%

Total 10,538 55.8% 2,255 55.3% 5,021 58.0% 3,262 52.6%

White Non‐Hispanic 2,605 45.9% 1,640 36.3% 500 61.0% 465 63.4%
Black Non‐Hispanic 2,975 52.9% 910 50.6% 1,570 54.2% 495 53.5%
Hispanic 448 57.8% 64 53.1% 324 50.9% 60 100.0%

Total 6,065 49.5% 2,626 41.2% 2,418 54.1% 1,021 59.8%
Source: HUD Comprehensive Housing Affordability Strategy data

% Total %

Total Households
0‐80% of MFI

Renters

Owners

Elderly & 1‐2 Person 
Households
0‐80% of MFI

Family Households
0‐80% of MFI

All Other Households
0‐80% of MFI

Total

% with a 
Housing 
Problem Total % Total

OBSERVATION:  Overall, the City of Wilmington housing market is moderately unaffordable with 
about 36% of the housing units sold in 2009 considered to be affordable to households earning the 
median household income of $39,154.  However, when median household income by race or 
ethnicity is considered, Black and Hispanic households would have a more difficult time purchasing 
a home than Whites.  
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D. Review of Public Sector Policies 
The analysis of impediments is a review of impediments to fair housing choice in the 
public and private sector.  Impediments to fair housing choice are any actions, omissions, 
or decisions taken because of race, color, religion, sex, disability, familial status or 
national origin that restrict housing choices or the availability of housing choices, or any 
actions, omissions or decisions that have the effect of restricting housing choices or the 
availability of housing choices on the basis of race, color, religion, sex, disability, 
familial status or national origin. Policies, practices or procedures that appear neutral on 
their face but which operate to deny or adversely affect the provision of housing to 
persons of a particular race, color, religion, sex, disability, familial status, or national 
origin may constitute such impediments. 

An important element of the AI includes an examination of public policy in terms of its 
impact on housing choice. This section evaluates the public policies in the City of 
Wilmington to determine opportunities for furthering the expansion of fair housing 
choice. 

i. Wilmington Housing Authority  
An interview was conducted with the Wilmington Housing Authority (WHA) 
staff.  WHA also completed a written AI questionnaire upon request. The 
following information was developed from responses to the interview and the 
AI questionnaire completed by WHA, as well as several policy documents 
provided by WHA.  
a. Public Housing 

1) Inventory 
WHA owns and manages a total of 1,816 units of public housing in the 
City of Wilmington. Of these, 1,252 units were occupied as of 
September 2010.  The remaining 564 units are vacant.  Many of these 
units are currently vacant and offline due to upcoming scheduled 
renovations or pending demolition due to poor conditions.  According to 
staff members interviewed, WHA strives to upgrade units that are 
feasible to rehabilitate and to demolish its obsolete, dilapidated units in 
order to decrease density and to improve the overall quality of life in 
public housing.  
WHA’s public housing stock is detailed in Figure 3-26 and the locations 
of each development are depicted on Map 3-6. All of the public housing 
units in the City, with the exception of Lincoln Towers, are located in 
areas of Black and/or LMI concentration. These units are located in the 
central part of the City in between Interstates 95 and 495. In contrast, 

OBSERVATION:  Among both owner and renter households, minority households were more likely 
to experience housing problems such as cost burden, overcrowding, and substandard units. Among 
renter households with incomes less than 80% of median family income, 58.7% of Hispanic 
households and 56.1% of Black households had a housing problem compared to 52.8% of White 
households.  Among owner households, 57.8% of Hispanic households and 52.9% of Black 
households had a housing problem compared to 45.9% of White households. 



Map 3-6: Location of Public Housing in City of Wilmington, 2010
Delaware Statewide Analysis of Impediments to Fair Housing Choice
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Lincoln Towers is located in the northwest section of the City, west of 
Interstate 95.  

 
 

Figure 3-26 
WHA Public Housing Developments, 2010 

 
 

 
 

Of the 1,252 households residing in WHA’s public housing 
communities, 43.2% are families with children and 35.3% are 
individuals/families with disabilities. In addition, over 21% of public 
housing residents are elderly households. The majority of households 
(86.1%) are Black.  By comparison, Whites represent 7% of tenant 
households. Figure 3-27 details the demographics of Wilmington’s 
public housing residents. 

Development  0 Bedroom One Bedroom Two Bedroom Three Bedroom  4+ Bedrooms Total  Units  
Southbridge ‐‐ 36 83 49 16 184
Northeast (AMP 3) ‐‐ ‐‐ 65 54 27 146
Northeast (AMP 5) ‐‐ 34 174 120 56 384
Crestview 41 92 16 42 ‐‐ 191
Baynard 14 95 4 ‐‐ ‐‐ 113
Scattered Si te ‐‐ ‐‐ 8 95 33 136
Mid Ci ty 120 174 26 10 ‐‐ 330
Scattered Si te ‐‐ 8 31 62 41 142
Lincoln Towers 60 60 ‐‐ ‐‐ ‐‐ 120
Vi l lage  of Eastlake ‐‐ ‐‐ 19 51 ‐‐ 70

Total Units  235 499 426 483 173 1,816
Source: Wilmington Housing Authority 

Breakdown of Dwelling Units 

OBSERVATION: Over the last decade, the City’s affordable rental housing inventory has decreased 
due to the demolition of obsolete public housing units. Many of the Housing Authority’s properties 
are offline and unable to be occupied due to pending renovations or pending demolition.  This 
disproportionately impacts Black low‐income households by eliminating affordable housing units 
within the City of Wilmington. 

OBSERVATION: With the exception of Lincoln Towers, the majority of public housing units in the 
City of Wilmington are located in areas of Black and/or LMI concentration.   
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Figure 3-27 
Characteristics of Current Public Housing Residents, 2010 

 
 

2) PHA Waiting List 
WHA maintains a waiting list of 2,282 applicants for public housing.  Of 
these, almost 87% are Black households and 7.7% are White households.  
Families with children represent 73.4% of the waiting list while 
individuals/families with disabilities account for 21.5%.  Sixteen percent 
of the applicant households have indicated a need for units with three or 
more bedrooms.  The majority of applicants, 46%, are in need of a one-
bedroom unit.  
The characteristics of the public housing waiting list are detailed in 
Figure 3-28. 

  

# %
Total  Households   1,252 100.0%

Extremely low (<30% MFI) 1,046 83.5%
Very low (>30% but <50% MFI) 167 13.3%
Low (>50% but <80% MFI) 39 3.1%

Families  with children  566 43.2%
Individuals/families  with disabil ities 463 35.3%
Elderly (one or two persons) 282 21.5%

White 92 6.9%
Black  1,154 86.1%
Other  95 7.1%

0 bedroom  0 0.0%
1 bedroom  561 44.5%
2 bedrooms 285 22.6%
3 bedrooms   324 25.7%
4 bedrooms   85 6.7%
5+ bedrooms   5 0.4%

Charactertistics  by Bedroom Size 

Income 

Type

Race 

Source: Wilmington Housing Authority, September 2010

Note: Percentages may not equal 100% due to rounding and overlap among 
household types

Current Tenants
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Figure 3-28 
Characteristics of Applicants on Public Housing Waiting List, 2010 

 
 

 
 
3) Rehabilitation, Demolition, and Redevelopment Plans 
In its 2010 Annual Plan, WHA stated that it will be using American 
Recovery and Reinvestment Act (ARRA) funds from HUD to demolish 
and redevelop the Lincoln Towers public housing community.  A total of 
120 housing units will be demolished as part of this project.  These units 
will be replaced with 88 units of age-restricted elderly housing as part of 
the redevelopment of this site. The expected construction completion 
date for this project is fall 2012. This project is particularly important 
from a fair housing perspective because it is the sole WHA public 
housing development that offers housing choice outside of areas of 
minority, ethnic, and LMI concentration.  
WHA also states plans to revitalize the Riverside/Northeast public 
housing communities. WHA plans to compete for a HOPE VI award to 
assist in the phased demolition and redevelopment of the entire Riverside 

# %
Total  Households   2,282 100.0%

Extremely low (<30% MFI) 1,481 64.9%
Very low (>30% but <50% MFI) 750 32.9%
Low (>50% but <80% MFI) 51 2.2%

Families  with children  1,231 73.4%
Individuals/families  with disabil ities   361 21.5%
Elderly (one or two persons) 86 5.1%

White 175 7.7%
Black  1,981 86.8%
Other  126 5.5%

0 bedroom  0 0.0%
1 bedroom  1,052 46.1%
2 bedrooms 859 37.6%
3 bedrooms   343 15.0%
4 bedrooms   24 1.1%
5+ bedrooms   4 0.2%

Charactertistics  by Bedroom Size 

Income 

Type 

Race 

Source: Wilmington Housing Authority, September 2010

Note: Percentages may not equal 100% due to rounding and overlap among 
household types

Waiting List 

OBSERVATION: Black households are disproportionately represented among public housing 
residents and applicants on the waiting list.  Eighty‐six percent (86%) of current public housing 
tenants and almost 87% of applicants on the public housing waiting list are Black.  
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and Northeast public housing communities.  This project will involve the 
demolition of 530 family housing units.  WHA has already received 
approval from HUD to demolish the 146 units in the Riverside 
community.  Due to the units’ dilapidated condition, the Authority plans 
to demolish all 530 units in the two communities, pending any additional 
and necessary approvals from HUD.  The redevelopment of the 
Riverside/Northeast communities will create 396 total new units, 
including 178 public housing units, 32 homeownership units, and 186 tax 
credit units.  Through various acquisitions and the development of 
Eastlake Court, WHA plans to create an additional 16 public housing 
units.  
Another phased redevelopment plan is scheduled for the Southbridge 
public housing community, which consists of 184 family units.  These 
units flooded during Hurricane Floyd and have already been demolished. 
In an effort to redevelop this site, WHA has applied for development 
funds from HUD several times but these applications have not been 
approved.  This 11-acre site remains vacant and WHA expects to 
redevelop the site within the next few years.  
If WHA is successful in its HOPE VI application for Northeast 
Wilmington, there will be an overall net loss of 150 public housing units 
in the City of Wilmington over the next five years.  The Housing 
Authority plans to demolish 650 public housing units during this period.  
Of these units, 500 will be replaced through various development 
projects, including the following:  

• The phased redevelopment of the Riverside/Northeast 
communities, which will result in a total of 396 units.  

• The redevelopment of the former Lincoln Towers site which will 
result in the construction of 88 units of elderly housing.  

• Various WHA acquisitions will create six additional public 
housing units.  

• The development of Eastlake Court will create 10 public housing 
units.  

Notwithstanding the need to eliminate obsolete units from its public 
housing stock, the removal of 150 units will reduce fair housing choice 
to displaced residents and other lower income households in need of 
affordable housing, many of which are members of the protected classes. 
 

 

OBSERVATION: Over the next several years, a net loss of 150 public housing units is expected to 
occur in Wilmington.  When finalized, WHA’s redevelopment plans should aim to replace as many 
of these units as possible.  In addition, plans should be in place to relocate any displaced residents. 
While many of the units expected to be lost are dilapidated and already off‐line, the lack of 
affordable rental housing in the City of Wilmington places a disparate impact on Black households, 
as almost 87% of applicants on the public housing waiting list are Black.  
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4) Section 504 Needs Assessment 
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 require 
that at least 5% of all public housing units be accessible to persons with 
mobility impairments.  In addition, at least 2% of public housing units 
must be accessible to persons with sensory impairments.  These are 
minimum requirements.  A higher percentage may be required in 
circumstances where greater need is determined by the PHA.  The 2% 
sensory-accessible unit requirement can be a mobile requirement, 
depending on where the tenant with visual and/or impairments could stay 
in a standard unit. In addition, a PHA’s administrative offices, 
application offices, and other non-residential facilities must be accessible 
to persons with disabilities.  Either the Uniform Federal Accessibility 
Standards (UFAS) or other safe harbor accessibility standards are the 
standard against which residential and non-residential spaces are judged 
to be accessible.   
While WHA responded that it has completed a Section 504 Needs 
Assessment and Transition Plan, the Authority did not provide a copy of 
this document to the AI consulting team.  Of the 1,816 public housing 
units owned by WHA, 69 (3.8%) were reported to be accessible to the 
mobility impaired and six (0.3%) were reported to be accessible to the 
sensory impaired.  
For the public housing stock as a whole, WHA falls short of meeting the 
minimum requirements for accessibility. Of the 1,816 public housing 
units, only 3.8% are accessible to persons with mobility impairments and 
less than 1% are accessible for persons with sensory impairments. An 
evaluation of the individual public housing communities reveals that 
only three public housing communities – Lincoln Towers, Baynard, and 
Mid City – appear to meet the Section 504 accessibility standards.  These 
developments, however, appear to meet the mobility-accessible 
requirement only. Figure 3-29 details the number of public housing units 
accessible to persons with mobility and sensory impairments for each of 
the public housing communities. 

 
  

OBSERVATION: Public housing residents displaced as a result of demolition activities should be 
given priority for occupancy of redeveloped units.  WHA should maintain detailed records for all 
displaced households (including protected class characteristics) in order to contact these 
households for prospective residency when replacement units become available for occupancy. In 
tracking the home address of displaced public housing residents, WHA should analyze the extent to 
which former residents moved to impacted neighborhoods versus those that moved to 
neighborhoods of opportunity. In order to expand fair housing choice, WHA should create certain 
replacement housing units in geographic locations outside of racial, ethnic, and LMI 
concentrations.  
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Figure 3-29 
Section 504 Mobility and Sensory-Accessible Units, 2010 

 
 
 

 
 
 

5) Admissions and Continuing Occupancy Plan (ACOP) 
The Housing Authority’s Admissions and Continued Occupancy Plan 
(ACOP) includes a non-discrimination policy to fully comply with all 
federal, state, and local non-discrimination laws and to operate in 
accordance with the rules and regulations governing fair housing and 
equal opportunity in housing and employment.   
WHA’s ACOP also provides information on the Housing Authority’s 
reasonable accommodation policy, stating that WHA “will seek to 
identify and eliminate situations or procedures that create a barrier to 
equal housing opportunity for all.”  In accordance with Section 504, the 
ACOP states that the Housing Authority will make procedural, 
administrative, location, and physical changes as required to provide 
individuals with disabilities, including applicants and residents, with the 

Development  # of Units
% of Total  
Units # of Units  

% of Total  
Units

Southbridge 6 3.3% 0 0.0%
Northeast (AMP 3) 0 0.0% 0 0.0%
Northeast (AMP 5) 5 1.3% 0 0.0%
Crestview 13 4.2% 2 1.0%
Baynard 6 5.3% 2 1.8%
Scattered Si te 5 1.8% 0 0.0%
Mid City 17 5.2% 2 0.61%
Lincoln Towers 13 10.8% 0 0.0%
Vi l lage  of Eastlake 4 5.7% 0 0.0%

Total Units  69 3.8% 6 0.3%

Mobility Only Sensory Only

Source: Wilmington Housing Authority, February 2011

OBSERVATION: WHA currently does not meet the accessibility requirements of Section 504 of the 
Rehabilitation Act of 1973.  Only three public housing communities (Lincoln Towers, Baynard, and 
Mid City) meet the minimum standards of 5% for mobility‐accessible units.  None of WHA’s public 
housing stock meets the minimum standard of 2% for sensory‐accessible units.  These 
circumstances limit fair housing choice for persons with disabilities. WHA should complete a 
Section 504 Needs Assessment, Self Evaluation, and Transition Plan in accordance with HUD PIH 
Notice 2002‐01 to determine whether the 5% and 2% standards are being met in each public 
housing community.  If the public housing stock falls short of meeting the 5% and 2% requirements 
of Section 504 of the Rehabilitation Act of 1973, WHA should develop a transition plan aimed at 
bringing the public housing stock as well as non‐residential areas of each development into 
compliance. Moreover, WHA must create accessible units in a variety of bedroom configurations at 
each public housing development so that persons with disabilities have choices of living 
arrangements comparable to that of other families eligible for public housing. The purpose of 
Section 504 is to insure housing choice for persons with disabilities.  To the extent feasible, WHA 
should invite area special interest groups, such as disability advocacy organizations, to participate 
in the Section 504 planning process.
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opportunity to achieve equal access to housing and other related benefits 
and services.  
To maintain an adequate applicant pool, WHA conducts various outreach 
and marketing efforts to members of the protected classes.  The ACOP 
states that marketing materials are prepared in an easy-to-read format 
and “will use more than strictly English-language print media.” 
However, the Plan does not have a designated and detailed policy for 
providing access to services for persons with limited English proficiency 
(LEP).   
 

 
 
All public housing applicants must qualify as a family.  The term 
“family” is defined as “one or more persons who form a household under 
one head.”  This definition includes households made of up one or more 
elderly persons, one or more disabled persons, single-person households, 
single-parent households with children, and family households with 
children.  
WHA’s preferences for resident selection are outlined on page 13 of the 
Plan.  WHA’s public housing program grants preference to families 
whose income is derived from employment.  To qualify for this 
preference, applicants (either the head of household, spouse, co-head, or 
sole member) must work a minimum of 20 hours per week. The 
preference is verified by the Housing Authority during the eligibility 
review.  
If a family rejects a unit offered, that family will be removed from the 
waiting list. When required, the Housing Authority will pass over certain 
families on the waiting list and offer a unit to a particular household in 
order to meet its deconcentration goals.   WHA’s deconcentration policy 
is outlined on page 15 of the ACOP and states that WHA encourages the 
deconcentration of poverty and will try to house families with a range of 
incomes in each of its developments.    
 

 
 

WHA’s pet policy makes specific reference to assistance animals. 
Assistance animals are animals that work, provide assistance, and 

OBSERVATION: In order to expand housing choice, WHA should provide applicants with the 
opportunity to refuse three units before being moved to the bottom of the waiting list.  In addition, 
within WHA’s ACOP, an exception should be provided for persons who reject a unit based on good 
cause.  The Housing Authority’s current policy may disproportionately impact persons with 
disabilities and other members of the protected classes.  

OBSERVATION: WHA’s Admissions and Continued Occupancy Plan (ACOP) should include detailed 
policies for providing access to services for persons with limited English proficiency.  
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perform tasks for the benefit of a person with a disability. In addition, 
assistance animals include animals that provide emotional support that 
alleviates one or more symptoms or effects of a person’s disability. 
WHA’s pet policy states that assistance animals are not considered pets 
and are therefore excluded from the standards outlined in the pet policy.  
To qualify an assistance animal, there must be a person with disabilities 
in the household, the animal must be needed to assist with the disability, 
and there must be a demonstrated relationship between the disability and 
the assistance provided by the animal.  
WHA’s ACOP states that residents of WHA properties have the right to 
file a grievance in response to actions taken by WHA concerning the 
issue of a Barring Notice or violations of the barring policy or curfew 
policy.  However, the ACOP does not specify in more detail the actual 
steps involved in filing a grievance.  
 

 
 
b. WHA Section 8 Housing Choice Voucher Program 

1) Inventory 
In addition to public housing, WHA administers 1,667 Section 8 
Housing Choice Vouchers in the City of Wilmington. As of September 
2010, there were 1,489 Section 8 voucher holders.  Families with 
children accounted for 51.4% of all voucher holders, while 30.7% of 
households were individuals/families with disabilities.   
An overwhelming majority of Section 8 voucher holders, almost 95%, 
are Black households.  Forty-eight percent (48%) of all Section 8 
voucher holders are residing in units with three or more bedrooms.  The 
characteristics of the current Section 8 voucher holder households are 
detailed in Figure 3-30. 

  

OBSERVATION: WHA’s ACOP should outline the various steps and processes involved with filing a 
grievance with the Housing Authority.   
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Figure 3-30 
Characteristics of Current Section 8 Voucher Holders, 2010 

 
 

2) Waiting List 
Another 596 applicants are currently waiting for Section 8 vouchers.  Of 
these, 82.1% are families with children and 14.4% are 
individuals/families with disabilities.  Blacks comprise the majority of 
applicants (95.6%) while Whites represent 2% of the waiting list.  
According to the waiting list, the unit size in highest demand is a two-
bedroom unit, as almost 44% of waiting list households requested a two-
bedroom unit.  The household characteristics of the Section 8 waiting list 
are detailed in Figure 3-31. 
The waiting list for Section 8 vouchers has been closed since May 2006, 
when the Housing Authority received over 1,600 applications in just one 
day.  WHA expects to re-open the waiting list within the next few 
months.  
When a new applicant is provided with a voucher, they are given 60 days 
to secure private rental housing.  According to the Housing Authority, all 
applicants can request, and will be granted, an additional 30 day 
extension to continue their housing search.  A second extension of 30 
days can also be granted under certain circumstances.    

# %
Total  Households   1,489 100.0%

Extremely low (<30% MFI) 1,217 81.7%
Very low (>30% but <50% MFI) 247 16.6%
Low (>50% but <80% MFI) 25 1.7%

Families  with children  874 51.4%
Individuals/families  with disabil ities 522 30.7%
Elderly (one or two persons) 304 17.9%

White 69 4.6%
Black  1,411 94.8%
Other  10 0.7%

In WHA's  Jurisdiction  1,460 98.1%

0 bedroom  0 0.0%
1 bedroom  415 27.9%
2 bedrooms 361 24.2%
3 bedrooms   591 39.7%
4 bedrooms   102 6.9%
5+ bedrooms   21 1.4%

Source: Wilmington Housing Authority, September 2010
Note: Percentages may not equal 100% due to rounding and overlap among 
household types

Current Tenants

Income 

Type

Race 

Charactertistics  by Bedroom Size 
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Figure 3-31 
Characteristics of Applicants on Section 8 Waiting List, 2010 

 
 
 

 
 
 

 
 

3) Section 8 Voucher Mobility 
WHA reports that it does not actively collaborate with agencies 
throughout the metropolitan area to promote mobility.  However, the 
Authority does accept “port in” and “port out” vouchers through its 
Section 8 program. Currently, WHA assists 39 participants from other 
jurisdictions who have selected to “port in” to the City of Wilmington.  
Another 29 voucher holders have selected to “port out” of the City.   
Among the 1,460 Section 8 voucher holders utilized under the 
jurisdiction of WHA, 98% reside in the City of Wilmington and 2% 
reside outside of Wilmington. The majority of Section 8 vouchers are 

# %
Total  Households   596 100.0%

Extremely low (<30% MFI) 541 90.8%
Very low (>30% but <50% MFI) 55 9.2%
Low (>50% but <80% MFI) 0 0.0%

Families  with children  417 82.1%
Individuals/families  with disabil ities   73 14.4%
Elderly (one or two persons) 18 3.5%

White 12 2.0%
Black  570 95.6%
Other  14 2.3%

0 bedroom  0 0.0%
1 bedroom  178 29.9%
2 bedrooms 260 43.6%
3 bedrooms   141 23.7%
4 bedrooms   17 2.9%
5+ bedrooms   0 0.0%

Source: Wilmington Housing Authority, September 2010

Note: Percentages may not equal 100% due to rounding and overlap among 
household types

Waiting List 

Income 

Type 

Race 

Charactertistics  by Bedroom Size 

OBSERVATION: The extensive waiting lists for public housing (2,282) and Section 8 (596) 
demonstrate a high demand for affordable housing units in Wilmington.    

OBSERVATION: Black households are disproportionately represented among Section 8 voucher 
holders and applicants on the Section 8 waiting list.  Of the 1,489 households utilizing a Section 8 
voucher, 94.8% are Black. Of the 596 households waiting for a Section 8 voucher, 95.6% are Black.  
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located in the central part of the City, which also tends to include areas 
of racial, ethnic, and/or LMI concentration, as shown in Map 3-7 on the 
following page.   There are several voucher holders that reside in non-
impacted areas, particularly in census tracts 4, 19, and 24. 
WHA reported that it encourages voucher holders to seek housing in 
neighborhoods that are not traditional residential areas for voucher 
holders.  WHA staff members assist in this effort by recruiting landlords 
with dwelling units in non-impacted areas, calling to confirm the 
availability of units located in non-traditional neighborhoods, and 
providing a list of available units to voucher holders.  

  



Map 3-7: Location of Section 8 Voucher Holders 
in City of Wilmington, 2010
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4) Section 8 Landlords 
In order for Section 8 voucher holders to find decent, affordable private 
rental housing units, there must be an adequate supply of such units 
throughout the City of Wilmington.  WHA reported that it maintains a 
list of participating landlords who offer their units for inspection and 
rental through the Section 8 program.  This list contains the names and 
addresses, number of units, and other data on multi-family housing 
developments in the area that make units available to Section 8 
participants.  In order to accept a unit, WHA conducts an inspection of 
the rental unit to determine if it meets Section 8 Housing Quality 
Standards (HQS).   
WHA reviews its payment standard annually. Currently, the Authority 
pays 100% of the HUD fair market rent (FMR) payment standard.  
According to WHA, it is extremely difficult for voucher holders to 
secure accessible rental units in the City because the City’s housing 
stock is old, mainly two-stories, and very expensive to retrofit.  In 
addition, there are very few grade-level entry units due to historical 
flooding throughout the City.  
 

 
 
5) Persons with Disabilities 
WHA maintains a list of accessible private rental units that accept 
Section 8 vouchers. WHA’s policy is to refer disabled voucher holders to 
these units.  The Authority also refers disabled applicants or voucher 
holders to area social services agencies to better assist persons with 
disabilities in finding affordable and accessible housing units.   
WHA tax credit properties at Parkview Apartments (200 total units) and 
Madison Gardens (18 total units), offer nine and one accessible unit(s), 
respectively.  All units are adaptable for mobility needs.  
WHA also utilizes the Delaware Relay Services and will provide 
interpreters for persons with sensory impairments when requested.  The 
Authority also maintains a list of available housing units and a bulletin 
board with information sheets and pictures of available units. 
Furthermore, WHA advises families of current landlords that have 
accessible units or buildings.  
 

 

OBSERVATION: Despite WHA’s efforts to expand housing choice for persons with disabilities, there 
are 361 individuals/families with a disability on the waiting list for public housing and another 73 
applicants on the waiting list for Section 8 vouchers.  

OBSERVATION: To increase the number of accessible Section 8 units available, WHA should 
increase its payment standard, on a case‐by‐case as‐needed basis, to 110% or higher to 
encourage landlords to provide reasonable accommodations for disabled tenants.  
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6) Section 8 Housing Choice Voucher Administrative Plan 
The Wilmington Housing Authority’s Section 8 Admin Plan contains a 
non-discrimination and fair housing policy to comply fully with all 
federal, state, and local non-discrimination laws and to operate in 
accordance with the rules and regulations governing fair housing and 
equal opportunity in housing and employment.  The Admin Plan also 
outlines the Housing Authority’s reasonable accommodation policies, 
through which WHA will make procedural, administrative, location, or 
physical changes as required to provide individuals with disabilities the 
opportunity to achieve equal access to housing.   
To further its commitment to full compliance with applicable Civil 
Rights laws, WHA provides information on civil rights requirements and 
the opportunity to rent in a broad range of neighborhoods to Section 8 
housing choice voucher (HCV) applicant households during the briefing 
process.  Applicants or participants who believe they have been subject 
to unlawful discrimination may notify WHA either orally or in writing.  
WHA will attempt to remedy the discrimination complaints.  
Additionally, WHA provides a copy of the discrimination complaint 
form to applicants and participants, along with instructions on how to 
property complete the form and submit it to HUD’s Office of Fair 
Housing and Equal Opportunity (FHEO). 
The Accessibility and User Friendly Language/ Communication section 
of the Admin Plan outlines policies related to persons who speak a native 
language other than English.   At the point of initial contact with an 
applicant, WHA staff members ask if the applicant needs to 
communicate in a language other than English.  Applicants who read or 
understand little English may bring an interpreter with them.  If the 
applicant does not have access to an interpreter, the Housing Authority 
will provide assistance in locating one.  The policy cites the following as 
potential accommodations that can be made for persons who require 
language assistance: sign language interpretation, having materials 
explained orally by staff, large print materials, information on tape, 
TDD, and having someone accompany the applicant to receive, interpret, 
and explain housing materials.  The Admin Plan does not make a 
specific reference to persons with limited English proficiency (LEP) nor 
does it outline if various application forms are available in languages 
other than English.  
 

 
 

OBSERVATION: WHA’s Section 8 Admin Plan does not contain specific policies related to the 
translation of vital documents to improve access to services and programs for persons with limited 
English proficiency (LEP).  The Housing Authority should conduct a four‐factor analysis to determine 
if the translation of vital documents is required. 
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Outreach to families is conducted by WHA as necessary to ensure there 
are an adequate number of applicants on the waiting list.  Targeted 
outreach efforts will be undertaken by the Housing Authority if a 
comparison suggests that certain populations are underserved.  WHA’s 
outreach efforts are designed to inform qualified applicant families of the 
availability of assistance under the program.   
To expand the number of rental property owners participating in the 
Section 8 program, the Housing Authority mails brochures to property 
management agencies and conducts landlord briefings on an annual 
basis.  
In order to be eligible to receive a housing choice voucher, the applicant 
must qualify as a “family.”  A “family” is defined as “one or more 
persons who form a household under one head.”  This definition includes 
households made of up one or more elderly persons, one or more 
disabled persons, single-person households, single-parent households 
with children, and family households with children.  
A family is eligible for assistance as long as at least one member of the 
family is a citizen, national, or eligible non-citizen.  Families that include 
eligible and ineligible members are considered “mixed” families.   
Assistance is prorated for mixed families based on HUD guidelines.   
WHA’s waiting list preferences are outlined on page 28 of the Admin 
Plan.  Families will be granted a preference if:  

• The Head or Co-Head of household lives in the City of 
Wilmington (minimum 90 day residency required). 

• The Head or Co-Head of household is elderly, disabled, or 
handicapped. 

• The Head or Co-Head is employed a minimum of 20 hours per 
week and has maintained this source of employment for a 
minimum of 90 days.  

Portability is defined as “renting a dwelling unit with Section 8 tenant-
based assistance outside the jurisdiction of the initial HA.”  Applicants 
who wish to port out of WHA’s jurisdiction must live within the 
jurisdiction with voucher assistance for at least 12 months before 
requesting portability.  The Admin Plan states that exceptions to this 
policy are considered for purposes of reasonable accommodation.  
When the Wilmington Housing Authority makes a decision that 
negatively impacts a family, that family is entitled to appeal WHA’s 
decision.  For applicants, the appeal takes the form of an informal 
review.  For HCV participants, the appeal is conducted as an informal 
hearing.   
Informal reviews are offered only to applicants whose assistance was 
denied by WHA.  A request for an informal review must be made in 
writing and delivered to WHA no later than 10 business days from the 
date of the denial of assistance.  The informal review will be scheduled 
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and written notification will be sent to the family within 10 business days 
of their request.  The informal review is conducted by a person other 
than the one who made or approved the decision under review, or a 
subordinate of this person.  The person conducting the review makes 
recommendations to the Housing Authority.  Ultimately, however, WHA 
is responsible for making the final decision as to whether assistance 
should be granted or denied.  The applicant is notified of the final 
decision within 10 business days of the informal review.  
Informal hearings are offered to participants for certain WHA 
determinations relating to the individual circumstances of a participant 
family.  A request for an informal hearing must be made in writing and 
delivered to the Housing Authority no later than 10 business days from 
the date of the decision or notice to terminate assistance.  The informal 
hearing will be scheduled and written notification will be sent to the 
family within 10 business days of their request. WHA has two 
designated informal hearing officers, both of whom are non-staff 
members of WHA but are representatives from New Castle County.  The 
hearing officer will issue a written decision to the family and WHA no 
later than 10 business days after the hearing.   
WHA updates its payment standards annually.  Exceptions to the 
payment standard are available and subject to HUD approval.  A family 
that requires a reasonable accommodation may request a higher payment 
standard at the time the Request for Tenancy Approval (RFTA) is 
submitted.  The family must document the need for the exception. 

ii. Privately Assisted Housing 
In addition to the private housing market, there is a substantial privately 
owned assisted housing inventory in Wilmington.  Privately assisted housing 
is privately owned but affordable due to the funding source used to develop 
the housing units.  This type of subsidized housing differs from public 
housing that is owned by a government entity.  Eligible resident households 
typically include those who are elderly (either 55 or 62 years of age or older), 
low and moderate income (80% of median income or less), or persons with 
disabilities.  Financing for these affordable units typically comes from state 
and federal sources such as the Low Income Housing Tax Credit Program 
(LIHTC), the U.S. Department of Agriculture’s Section 515 Program, HUD’s 
Section 202 (elderly), Section 811 (disabled), Section 236 and Section 221(d) 
(family) Programs.   

DSHA’s Assisted Rental Housing dataset contains records on the assisted 
rental housing inventory throughout the State, including those units located in 
the City of Wilmington.  Overall, there are more than 3,500 other assisted, 
affordable rental housing units throughout the City at 37 different housing 
developments/communities.  Of the 37 other assisted rental housing 
communities, 22 are designated for families and 15 are designated for elderly 
residents.  Figure 3-32 provides an overview of the other privately assisted 
rental housing units in the City of Wilmington.  
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Figure 3-32 
Other Assisted Rental Housing Inventory in City of Wilmington, 2008 

 
 

The location of all privately assisted housing in Wilmington is depicted on 
Map 3-8 on the following page.  The other assisted housing sites in 
Wilmington are somewhat uniformly distributed throughout the City.  
However, a majority of the units are located in areas of minority 
concentration, both Black and Hispanic, and areas of LMI concentration. 
There are several units in the western part of the City that are located outside 
of areas of concentration.   

  

Name of Community
Type of 
Housing

Total  # of 
Units  

Name of Community
Type of 
Housing

Total  # of 
Units  

1802 West  Family 13 Luther Towers  II Elderly 139

Antonian  Elderly 136 Manlove Manor  Elderly 40

Bethel  Villa Apartments Family 150 Maplewood Housing  Elderly 51

Central  YMCA of DE Family 180 Maryland Park Apartments Family 198

Claymont Street Apartments Family 30 Parkview Apartments   Elderly 200

Clayton Court  Family 72 Quaker Hill  Place Elderly 150

Compton Apartments Family 55 Quaker Village Family 40

Compton Towne Houses Family 76 River Commons  Family 116

Cynwyd Club Family 130 Riverview Place Apartments   Family 72

Evans House Family 18 Riverview Place Apartments  II Family 16

Farrand Village Apartments Family 165 Rodney Court Apartments   Elderly 50

Gateway House Family 54 Sacred Heart Village  Elderly 78

Herlihy Apartments Family 126 Ships  Tavern Mews Family 86

Herring Manor  Elderly 40 Terry Apartments  Elderly 160

Ingleside Retirement Apartments Elderly 160 West Court Apartments   Family 78

Kennedy Towers Family 24 West Quaker Hill  Apartments Family 53

King Plaza  Family 23 Windsor Apartments  Elderly 169

Los  Jardines Elderly 24 Woodlea Apartments   Elderly 102

Luther Towers I Elderly 231 3,505Total

Source: DSHA Assisted Rental Housing Database/Shapefile, 2008



Map 3-8: Location of Other Assisted Housing in City of Wilmington, 2010
Delaware Statewide Analysis of Impediments to Fair Housing Choice
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iii. City Policies Governing Investment of Federal Entitlement Funds 
From a budgetary standpoint, housing choice can be affected by the 
allocation of staff and financial resources to housing related programs and 
initiatives.  The decline in federal funding opportunities for affordable 
housing for lower income households has shifted much of the challenge of 
affordable housing production to state, county and local government decision 
makers. 

The recent Westchester County, NY, fair housing settlement also reinforces 
the importance of expanding housing choice in non-impacted areas (i.e. areas 
outside of concentrations of minority and LMI persons).  Westchester County 
violated its cooperation agreements with local units of government which 
prohibit the expenditure of CDBG funds for activities in communities that do 
not affirmatively further fair housing within their jurisdiction or otherwise 
impede the City’s action to comply with its fair housing certifications.  

The City of Wilmington’s federal entitlement funds received from HUD are 
used for a variety of activities to serve a variety of aims, as follows. 

• Community Development Block Grant (CDBG): The primary 
objective of this program is to develop viable urban communities by 
providing decent housing, a suitable living environment, and 
economic opportunities, principally for persons of low and moderate 
income levels. Funds can be used for a wide array of activities, 
including: housing rehabilitation, homeownership assistance, lead-
based paint detection and removal, construction or rehabilitation of 
public facilities and infrastructure, removal of architectural barriers, 
public services, rehabilitation of commercial or industrial buildings, 
and loans or grants to businesses. 

• HOME Investment Partnerships Program (HOME): The HOME 
program provides federal funds for the development and rehabilitation 
of affordable rental and ownership housing for low and moderate 
income households. HOME funds can be used for activities that 
promote affordable rental housing and homeownership by low and 
moderate income households, including reconstruction, moderate or 
substantial rehabilitation, homebuyer assistance, and tenant-based 
rental assistance. 

• The Neighborhood Stabilization Program (NSP) was established for 
the purpose of stabilizing communities that have suffered from 
foreclosures and abandonment. Through the purchase and 
redevelopment of foreclosed and abandoned homes and residential 
properties, the goal of the program is being realized. NSP1, a term 
that references the NSP funds authorized under Division B, Title III 
of the Housing and Economic Recovery Act (HERA) of 2008, 
provides grants to all states and selected local governments on a 
formula basis. 

In its FY 2011-2015 Consolidated Plan, the City of Wilmington identified the 
following objectives for its housing programs:  
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• Expand the supply of quality affordable housing for homeownership  
• Expand the supply of quality affordable rental housing  
• Mitigate blight to reduce the impact of neglected and vacant 

properties  
• Improve the quality of the existing housing stock 

In FY 2009, the City of Wilmington expended approximately $2.4 million in 
CDBG funds and $654,000 in HOME funds. Funds have been invested to 
support the affordability, sustainability, and accessibility of housing 
throughout the City.  Programs typically funded through CDBG and HOME 
include the following: home repairs, housing rehabilitation, façade 
improvements, and the provision of tenant-based rental assistance.  

During FYs 2008-2009, the City of Wilmington was awarded $5.6 million in 
NSP I funds and over $3.4 million in NSP II funds to assist neighborhoods 
affected by mortgage foreclosure and abandoned properties. Of the combined 
NSP I and II funds, at least 25% will be utilized to provide housing for 
persons at or below 50% of median family income. The City’s overall NSP 
goals are to complete five total clearance/demolition projects and to create 
100 homeownership units, of which 30-40 units will be new construction and 
the remaining units will involve rehabilitation work.  
a. Affordability of Housing 

According to the City’s 2011 Annual Action Plan, CDBG and HOME 
funds were to fund several activities to increase the affordability of 
housing options for LMI persons:  

• Programs focused on affordable homeownership will result in 
the construction of new, for-sale housing units affordable to 
LMI households located in areas of the City where the need is 
the greatest. In partnership with area CHDOs, private 
developers, the Housing Authority, and area for-profit and 
nonprofit agencies, the City will facilitate the construction of 
75-80 units of decent owner housing affordable to LMI 
households.   

• Housing rehabilitation activities will provide owner-occupied 
housing rehabilitation assistance to LMI households with 
incomes up to 80% of area median income to provide livable 
environments and retain affordability.  Through the City’s 
Property Repair Fund, approximately 40 units will be 
rehabilitated during the program year.  The City also has a 
Commercial and Residential Façade Improvement Program. 
Through this program, approximately 43 facades will be 
improved during FY 2011.  

• Community Housing and Development Organizations (CHDOs) 
are community-based nonprofits that prioritize the development 
of affordable housing.  The City uses an ongoing, open 
application process for administering funds to area CHDOs.  
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Funds are awarded to CHDOs that submit projects and receive 
approval.  

• Rental housing development programs will focus on the 
construction of new rental units and the rehabilitation of 
existing rental units affordable to LMI households.  In 
coordination with the Wilmington Housing Authority, area 
CHDOs, nonprofit and for-profit agencies, and private 
developers, the City will facilitate the construction and/or 
rehabilitation of 12-20 units of decent rental housing affordable 
to LMI households during FY 2011. 

• Tenant-Based Rental Assistance, a citywide program that 
supports the Statewide 10-Year Plan to End Homelessness. The 
overall objective is to increase the number of permanent 
housing solutions for persons living in emergency and 
transitional shelters. 

b. Sustainability of Housing and Neighborhoods  
In FY 2011, CDBG funds were to be used to support various activities to 
increase the sustainability of a suitable living environment.  The City 
plans to demolish two or three structures per year through its CDBG 
Clearance/ Demolition Program.  In addition, the City plans to acquire, 
rehabilitate, and resell 65-100 housing units through its NSP I and NSP 
II initiatives.  
The City’s Residential Improvement and Stabilization Effort (RISE) 
Program focuses on creating affordable homeownership units, reducing 
blight, improving the overall housing stock, raising property values, 
involving local nonprofits and private developers, and increasing income 
diversity through limited market-rate housing development.  The RISE 
program focuses on six different neighborhoods within the City. 
Activities completed to-date in the RISE neighborhoods include 
demolition, rehabilitation, new construction, sidewalk improvements, 
streetscape projects, and façade improvements.   

The City of Wilmington focuses its housing and community development 
programs in the LMI areas of the City.  These areas have the greatest need for 
affordable and decent housing.  In addition, the City’s RISE Program has 
been expanded to include the following six areas: Browntown/ Hedgeville, 
Eastside, North East, Southbridge, West Center City, and the Westside. The 
majority of these neighborhoods are also areas of racial, ethnic, and/or LMI 
concentration.  

 

OBSERVATION: When reviewing applications for financial assistance under its CDBG and HOME 
programs, the City should analyze the location of proposed projects in terms of racial and ethnic 
concentration.  To the maximum extent feasible, the City should give consideration to projects 
located outside of impacted areas.  It should be noted, however, that 19 of the City’s 29 census 
tracts are racially and ethnically concentrated.  Therefore, the location of the project in terms of 
racial and ethnic concentration must be weighed against other important factors, including the 
need to revitalize transitional neighborhoods.  
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Map 3-9 on the following page highlights the geographic distribution of 
CDBG and HOME investments from 2002-2010 in the City of Wilmington. 
Of the nine projects funded with CDBG and HOME funds during this period, 
two projects, West Court and Rodney Court, were located in non-impacted 
areas.  West Court, built in 2004, consists of 78 total units and is located in 
census tract 24. Constructed in 2002, Rodney Court contains 50 total units 
and is located in census tract 11.    

  



Map 3-9: Location of CDBG and HOME
Investments in City of Wilmington, 2002-2010
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iv. Affirmative Marketing Policy 
As a recipient of CDBG and HOME funds, the City is required to adopt 
affirmative procedures and requirements for all CDBG- and HOME-assisted 
housing with five or more units.  Such a plan should include:  

• Methods of informing the public, owners, and potential tenants about 
fair housing laws and the City’s policies  

• A description of what the owners and/or the City will do to 
affirmatively market housing assisted with CDBG or HOME funds 

• A description of what the owners and/or the City will do to inform 
persons not likely to apply for housing without special outreach  

• Maintenance of records to document actions taken to affirmatively 
market CDBG- and HOME-assisted units and to assess marketing 
effectiveness, and  

• A description of how efforts will be assessed and what corrective 
actions will be taken where requirements are not met.  

The City’s HOME Affirmative Marketing Plan, which applies to housing 
projects with five or more units, was reviewed as part of this analysis.  

The City of Wilmington’s plan requires that each owner applying for HOME 
funds prepare an affirmative marketing strategy to attract prospective buyers 
or tenants of all minority and majority groups to the housing.  The owners 
must submit their affirmative marketing plan to the City for review and 
approval. The plan is submitted with the owner’s application for HOME 
funds.  In addition, the City provides a template for owners to use when 
preparing their respective plans.  

The Affirmative Marketing Plan template that the City provides to owners 
requires the owner to provide the following information:  

• State which group(s) are normally not likely to apply for the housing 
without special outreach because of factors such as existing 
neighborhood racial or ethnic patterns, price, and other factors 

• List newspapers, radio and TV ads, brochures and signs, and 
community contacts that will be used to market the units 

• Provide a description of the marketing program the owner intends to 
use to fill vacancies in multi-family housing units as they occur, 
particularly after the project has been fully occupied 

• Provide information on staffing and the owner’s non-discrimination 
hiring policy 

• Include a copy of instructions given to employees regarding 
compliance with local, state, and federal fair housing laws and 
describe any training given to employees regarding fair housing laws 
and the affirmative marketing plan 



 Delaware State 
  Analysis of Impediments to Fair Housing Choice  

July 2011 
Page 95  

Within the affirmative marketing plan, the City requires property owners to 
prominently display Equal Housing Opportunity material on all print media 
including newspaper ads, brochures, signs, and leaflets.  The Fair Housing 
Poster must also be conspicuously displayed in the rental or sales office, 
model unit, or elsewhere where rental information is distributed.  Copies of 
all advertisements and brochures, along with a photograph of the Fair 
Housing Poster, must be kept on file and copies should be provided to the 
City.  

The Plan encourages owners to utilize community groups, fair housing 
councils, churches, labor unions, small businesses, employment centers, and 
social, civic, and fraternal organizations to inform and solicit applications 
from persons in the housing market who are not likely to be aware of or apply 
for occupancy without special outreach.  

If the owner’s affirmative marketing plan submitted to the City does not 
provide satisfactory information, it will not be approved and must be 
resubmitted.  In such an event, the plan must be approved by the City of 
Wilmington prior to the issuance of a commitment letter for HOME funds.  
The policy, however, does not state what corrective actions the owner is 
subject to if they are not in compliance with their plan after approval and 
receipt of HOME funds.  

 

 
 

v. Site and Neighborhood Selection Policy 
Recipients of HOME funds are required to administer their program in 
compliance with the regulations found at 24 CFR 983.6(b), known as the Site 
and Neighborhood Standards.  These standards address the site location 
requirements for newly constructed rental units financed with HOME funds.  

Site selection for HOME-assisted construction of new rental units must 
comply with several standards, including among other things, promoting 
greater choice of housing opportunities and avoiding undue concentration of 
assisted persons in areas containing a high concentration of LMI persons. 
With few exceptions, site selection must include a location that is not in an 
area of minority concentration. 

Currently, the City of Wilmington has no formal policy outlining methods of 
demonstrating each HOME-assisted project’s compliance with HOME site 
selection regulations. 

 

OBSERVATION: The City’s Affirmative Marketing Plan should be amended to include a policy
pertaining to corrective actions taken against sub‐recipients and/or owners who are not in 
compliance with their submitted and approved plans.
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vi. Appointed Boards and Commissions 
A community’s sensitivity to fair housing issues is often determined by 
people in positions of public leadership. The perception of housing needs and 
the intensity of a community’s commitment to housing related goals and 
objectives are often measured by board members, directorships, and the 
extent to which these individuals relate within an organized framework of 
agencies, groups, and individuals involved in housing matters. The expansion 
of fair housing choice requires a team effort and public leadership and 
commitment is a prerequisite to strategic action.   
a. Planning Commission 

The Planning Commission is a seven-member body appointed by the 
Mayor. The Planning Commission makes recommendations to the 
Department of Planning and Development on the comprehensive 
development plan, zoning ordinances, renewal plans, and the capital 
budget and program. The Department is responsible for consulting with 
the Commission on a regular basis and making formal reports on its 
program to the Commission at a meeting at least six times a year. 
Of the Planning Commission’s seven members, six are male and one is 
female. There are five White members and two Black members.  None 
reported having a disability.  

b. Zoning Board of Adjustments 
The Zoning Board of Adjustments (ZBA) is a three-member body 
appointed by the Mayor.  The ZBA hears appeals to decisions regarding 
the City’s zoning ordinance.  The ZBA also decides upon granting 
variances and special exceptions to the zoning ordinance. 
Of the three members, all are male.  There are two White members and 
one Black member.  

c. Design Review and Preservation Commission 
The Design Review and Preservation Commission is a seven-member 
body appointed by the Mayor. The Commission is responsible for 
reviewing the progress toward completion of the construction, 
reconstruction, alteration, and/or demolition activities of all proposed 
projects which it has reviewed and of which it has recommended 
approval. Additionally, the Commission may revoke, modify, or extend 
its approval of a project and may recommend to the commissioner of 

OBSERVATION: In accordance with HUD’s HOME program regulations at 24 CFR 92.202, the City 
should prepare a written policy that encompasses the requirements at 24 CFR 983.6.  These 
requirements should be incorporated as part of the application review and approval process for all 
applicable HOME‐assisted projects. All housing providers, builders, and developers should receive a 
copy of this policy as part of the HOME application package. HUD’s site and neighborhood 
standards should also be incorporated into the City’s written agreements with developers, sub‐
recipients, and CHDOs.  Such a policy will facilitate the City’s goals toward affirmatively furthering 
fair housing.  
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licenses and inspections the revocation, modification, or extension of any 
and all required permits. 
Of the seven members on the Design Review and Preservation 
Commission, there are two females and five males.  Five members are 
White and two are Black. None reported having a disability.  

d. Ethics Commission 
The Ethics Commission is a seven-member body appointed by the 
Mayor and approved by the City Council.  The Commission’s main 
responsibilities are to establish a code of conduct for City employees and 
to refer any potential violations of the code of conduct to the City’s 
solicitor.  
Of the seven current members, five are male and two are female.  There 
are four White members and three Black members.  None reported 
having a disability.  Two additional members have been nominated to fill 
the two vacancies on the commission, effective in March 2011.  The two 
new members will be one White male and one Black female.  

e. Housing, Licenses, and Inspections Committee 
The Housing, Licenses, and Inspections Committee is comprised of six 
members of the City Council.  All six members are men. There are three 
White members and three Black members.  

f. Access Wilmington Committee  
The Access Wilmington Committee works in an advisory capacity to the 
Mayor to raise awareness of accessibility issues and to advocate for 
resources on behalf of individuals with disabilities and their families who 
live, work, or visit the City of Wilmington.   
Of the 18 current members, 12 are female and six are male.  There are 
seven White members and 11 Black members.  Six members reported 
having a disability.   

g. Board of Standards and Appeals 
Upon the request of the Commissioner of Licenses and Inspections, the 
Board of Standards and Appeals reviews the building code and any 
regulations relating to building safety and sanitation.  The Board also 
makes interpretations and recommends suggestions on new or revised 
regulations.  
Of the Board’s five members, three are Black and two are White.  In 
addition, four are male and one is female.  No members reported having 
a disability.  
 

As shown in Figure 3-33, of the 53 members on the City’s boards and 
commissions related to housing issues, there are no Hispanics and only six 
persons with a disability.  In addition, there is a significantly lower 
representation of females on these boards and commissions. 
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Figure 3-33 
Composition of Appointed Boards and Commissions, 2010 

 
 

 
 

vii. Accessibility of Residential Dwelling Units  
From a regulatory standpoint, local government measures define the range 
and density of housing resources that can be introduced in a community.  
Housing quality standards are enforced through the local building code and 
inspections procedures.  
a. Private Housing Stock  

The Department of Licenses and Inspections (L&I) enforces the City’s 
construction and property maintenance standards. In addition, L&I 
protects the life, health, and safety of all City residents by monitoring 
buildings through code enforcement and abatement of code violations. 
L&I is also responsible for administering the building codes adopted by 
the City of Wilmington as well as the issuance of building permits, 
demolition permits, licenses, and appropriate inspections to facilitate 
compliance.  
The City of Wilmington regulates housing construction through a variety 
of national and international codes. The City Building Codes and 
Standards include the 2003 edition of the following International Code 
Council (ICC) Codes:  

• 2003 International Building Code (IBC) 
• 2003 International Residential Code (IRC) 
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OBSERVATION: There is an absence of Hispanics and a significantly lower representation of 
persons with disabilities on selected boards and commissions in the City of Wilmington.  The 
experiences and perspectives of members of the protected classes would enhance decision‐making 
processes in the City and offer the opportunity for advancing fair housing choice in all aspects of 
City government.  
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• 2003 International Mechanical Code (IMC) 
• 2003 International Energy Conservation Code (IECC) 
• 2003 International Fuel Gas Code (IFGC) 
• 2003 International Plumbing Code (IPC) 

Reviews and inspections in the City of Wilmington are based on the 
American National Standards Institute (ANSI) A117.1 standards on 
accessible and usable buildings and facilities. The Department of 
Licenses and Inspections ensures compliance with ANSI requirements in 
new residential construction via staff plan reviews and on-site 
inspections.  

b. Rental Property Inspection and Licensing Program  
The City of Wilmington has a rental property licensing and inspection 
program through which area property owners must secure a license to 
rent properties/units (even just one unit) throughout the City.  The 
program requires owners to submit an application for a rental license to 
the Department of Finance.  This application must contain the following 
items:  

• Name and address of the operator and address of the owner if the 
operator is not the owner, 

• Location of rental dwelling unit(s), including the street name and 
address number of each entrance, 

• Number of dwelling units available for rent,  
• The name and address of the corporation, if the owner or operator 

is a corporation, and the names and addresses of any board 
members (addresses listed as P.O. Boxes are not accepted), and;  

• If the owner or operator does not reside in the City of 
Wilmington or New Castle County, contact information for the 
resident managing agent responsible for maintenance and 
operation of the dwelling unit(s).  

The City conducts random rental inspections on rental units with five 
units or less every two years.  Random inspections are completed every 
five years for units that have five or more rental units.  
Currently, landlords are not encouraged to attend fair housing training to 
maintain their rental license in the City of Wilmington.  As a way to 
increase area landlords’ awareness of fair housing issues, the City should 
encourage landlords and property management companies to attend fair 
housing training by providing a calendar of seminars to be provided in 
each county.  This calendar should be updated regularly, provided at 
time of initial registration, and posted on the City’s website.  The City 
should work collaboratively with other jurisdictions throughout the state 
to facilitate, coordinate, and market fair housing training seminars.  
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c. Vacant Property Registration Fee Program 
The City of Wilmington has a Vacant Property Registration Fee Program 
that requires owners of buildings that have been vacant for more than 45 
consecutive days to file a notarized registration statement with the 
Department of Licenses and Inspections.  Registration fees are assessed 
to properties that have been vacant for at least one year. The yearly 
vacant property registration fees range from $500 (for one year of 
vacancy) to as high as $5,000 or more (for 10 years of vacancy).  The 
program is intended to encourage owners of vacant properties to 
immediately rehabilitate their property or to sell the property to an 
individual or agency that will make the property attractive and available 
for reuse as a rental or for-sale unit.  
Property owners may request a one-time waiver of the registration fee 
from the Licenses and Inspections Review Board, if they can clearly and 
fully prove one of the following:  

• They are in the process of demolition, rehabilitation, and/or other 
substantial repair of the vacant building, and work will be 
completed in a reasonable time, or 

• They are actively attempting to sell or lease the property during 
the vacancy period.  

If an owner fails to register all of his/her vacant properties or fails to pay 
the registration fee, the City may institute criminal proceedings against 
the owner of the property.  An owner is subject to a potential fine of 
$500.00.  In addition, the City may bring a criminal action suit against 
the owner to collect any unpaid registration fees.  

viii. Language Access Plan for Persons with Limited English Proficiency  
The City of Wilmington does not currently have a Language Access Plan 
(LAP) to enhance services offered to persons with LEP. As stated previously, 
among native Spanish speakers, the number of persons who speak English 
less than “very well” exceeds 1,000. As a result, the City of Wilmington 
should perform a four-factor analysis to determine the extent to which an 
LAP may be needed.19 

 

                                                           
19 The four-factor analysis is detailed in the Federal Register dated January 22, 2007. 

OBSERVATION: As part of its Rental Property Inspections and Licensing Program, the City of 
Wilmington should encourage landlords to attend an annual fair housing training. The City should 
work collaboratively with other jurisdictions to facilitate, coordinate, and market fair housing 
training seminars.   
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ix. Comprehensive Planning   
A community’s comprehensive plan is a statement of policies relative to new 
development and the preservation of existing assets.  In particular, the land 
use element of the comprehensive plan defines the location, type, and 
character of future development.  The housing element of the comprehensive 
plan expresses the preferred density and intensity of residential 
neighborhoods within the City.  Taken together, the land use and housing 
elements of the comprehensive plan define a vision of the type of community 
that the City of Wilmington wishes to become. 

Wilmington’s Comprehensive Development Plan, which includes a citywide 
land use plan as well as individual neighborhood plans, has existed in some 
form since the mid-1950s.  In 2003, the Plan was updated in order to 
incorporate new demographic data and planning initiatives.  An update was 
also completed in 2009, which incorporated a climate change section and 
established a Source Water Protection Area in the City.  

Nonetheless, the plan anticipates demand for additional housing units in the 
City.  Driven by declining birth rates and changes in lifestyle and mobility, 
the average household size in the City has dropped steadily for decades.  The 
Land Use Plan anticipates that the increasing prevalence of small households 
will call for a wider array of smaller housing units.  Conversions from single-
family properties to structures accommodating two or more families are “no 
longer in favor” in Wilmington, according to the land use plan, but 
outstanding demand for smaller units can be met in other ways, such as 
luxury apartment units in downtown office buildings or the rehabilitation of 
commercial space to create lofts and apartment space.  The citywide Land 
Use Plan advises that individual neighborhood plans should be assessed with 
consideration toward identifying sites and areas where additional smaller 
housing units can be accommodated without adversely impacting existing 
residential development. 

The City organizes its planning efforts largely on the basis of neighborhood 
analysis areas.  Separate comprehensive development plan elements, 
including specific recommendations for zoning and land use, have been 
prepared for each of the 14 neighborhoods into which the City is divided: 

• Bancroft Parkway/ Delaware Avenue 
• Boulevard 
• Browntown/ Hedgeville 
• Central  
• Cherry Island  

OBSERVATION: The City of Wilmington must determine the need for a Language Access Plan (LAP) 
to assist persons with limited English proficiency (LEP) in accessing its CDBG and HOME programs. If 
it is determined that a need for an LAP exists, the City must prepare the LAP to comply with Title VI 
of the Civil Rights Act of 1964.   
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• East Side  
• Midtown/ Brandywine  
• Northwest  
• Price’s Run  
• Riverside/ 11th St. Bridge  
• Southwest  
• South Wilmington  
• West Center City 
• West Side  

Neighborhood plans are monitored and updated on a rotating basis.  Any 
zoning changes recommended during the course of planning are reviewed by 
City Council concurrently with plan updates.  Neighborhoods also function as 
a unit of analysis for City capital spending, as the City provides capital bond 
funding to Neighborhood Planning Councils to develop individualized capital 
improvement plans. 

 

 
 

In general, Wilmington subscribes to the basic system of grouping land uses 
into categories, then segregating uses geographically, with subcategories 
evolving over time.  This system is informed by traditional assumptions 
about compatibility.  For example, residential areas stand alone; commercial 
areas can accommodate residential uses; and industrial areas can 
accommodate commercial, but not residential uses.  The City also applies 
other planning considerations, such as historic preservation and modern 
planning theories that build in flexibility for mixed-use development.  The 
Land Use Plan provides the example of Wilmington’s downtown area as a 
neighborhood where flexibility applies.  In this neighborhood, residential and 
commercial uses are integrated in a way that maximizes functional 
interdependence (i.e., jobs for residents living nearby) while minimizing 
adverse impacts.  The City’s waterfront zoning districts also provide for 
mixed use development.  

The 2009 Land Use Plan contains Wilmington’s citywide planning priorities 
and initiatives.  Goals for built-out areas where no large-scale changes in land 
use are anticipated – which applies to most of the City – are manifested in 
maps.  Goals for undeveloped areas or those being extensively redeveloped 

OBSERVATION:  Land use planning in the City of Wilmington occurs primarily on the neighborhood 
level, with individual neighborhood plans updated on a rotating basis and guided by the 
overarching priorities updated in the City’s Five‐Year Consolidated Plan.  Since land use choices and 
zoning recommendations are made on a neighborhood basis, it is especially important for the City 
to maintain perspective on the citywide fair housing implications of decisions made in each area.  
The annual CAPER provides the opportunity to evaluate the impacts of housing and community 
development efforts to determine if affordable housing options have been created in non‐
impacted areas.  
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are manifested in policy plans, such as those for the Central Business District 
and the downtown waterfront.  In these areas, the advance designation of 
specific areas for a single land use would conflict with the goal of achieving 
compatible mixed uses, so policy plans build in exceptional flexibility.  
Wilmington’s policy plans call for continuously updated maps and data on 
current land uses and conditions to aid in decision-making on new land uses. 

In general, citywide long-term strategies and goals related to housing are as 
follows: 

• Discourage multi-family development in neighborhoods that already 
have a disproportionate share of rental units 

• Continue to update comprehensive development plans for individual 
neighborhoods to ensure that zoning is appropriate to address the ratio 
of multi-family to single-family housing 

• Consider the creation of “conservation districts” that would address 
the design and appearance of buildings in a less regulatory manner 
than the City’s current historic districts 

• Address the future of public housing by replacing the outmoded 
projects that exist in a few City neighborhoods 

• Encourage the development of middle- to upper-income housing to 
provide greater diversity and to improve the City’s tax base 

• Continue to encourage the development of quality housing in the 
central business district and in the areas bordering downtown 

• Examine the future housing market of the growing elderly population 

The City’s housing goals and strategies do not contain any explicit aim to 
affirmatively further fair housing choice, though they are not necessarily 
incompatible with that end.  The City’s desire to limit multi-family 
development in areas where apartments are already concentrated will broaden 
housing choice if it results in the location of apartments in non-impacted 
areas, but not if it results in discouraging the development of multi-family 
units in general.  Likewise, the goal to replace public housing units carries the 
potential to expand the array of housing opportunities available to lower-
income households, which are often members of the protected classes. 

 

 
 

Additionally, the plan introduced the concept of defining Residential 
Improvement Zones, areas that are generally stable but at risk of becoming 

OBSERVATION:  The Comprehensive Plan does not include an overarching statement to express a 
commitment to affirmatively further fair housing.  The Plan is a logical instrument in which to state 
this policy, inasmuch as it encompasses all aspects of City government, not just the housing and 
community development functions.   
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deteriorated.  The Land Use Plan proposes concentrating investment in 
improvement programs in these areas.  Following the adoption of the 2003 
Comprehensive Development Plan, this initiative developed into the 
Residential Improvement and Stabilization (RISE) effort and was kicked off 
by a house-by-house, block-by-block study to determine which areas would 
benefit most from neighborhood stabilization efforts.  The study defined the 
following as RISE neighborhoods:  West Center City/West Side; 
Boulevard/Brandywine; and Browntown/Hedgeville, with three sub-areas to 
include McCaulley Court, Kirkwood Manor, and Franklin Chase.  Starting in 
the mid-2000s, the study’s results directed improvements to facades, trees, 
curbs, sidewalks, lighting, and other features in these areas.  An evaluation is 
currently underway to determine whether the City’s original neighborhood 
stabilization goals have been met. 

Like other municipalities in counties with large swaths of unincorporated 
territory, the City of Wilmington developed a detailed policy stance and set 
of procedures related to annexation.   The City has special provisions that 
severely restrict annexations.  Annexation is a means for the City to increase 
and stabilize its tax base and control growth, dependent upon the City’s 
ability to provide the public safety, infrastructure, and quality of life services 
needed.  Additionally, any annexation pursued by Wilmington must be 
determined to be compatible with the long-range land use plans provided in 
neighborhood comprehensive development plans.  Between 1984 and 2002, 
the City approved four out of seven requests to annex property.  The four 
successful annexations resulted in an addition of more than 78 acres of land 
to the City, most of which (56 acres) became the site for the development of a 
baseball stadium. 

Other areas of the citywide Land Use Plan address regional transportation 
planning, economic development, infrastructure, climate change initiatives, 
environmental and historic protections, and capital improvements.  

x. Zoning  
Title 22 of the Delaware Code grants cities and incorporated towns the 
authority to formulate and administer local controls on land use.  These 
include comprehensive plans, zoning ordinances and subdivision ordinances, 
as well as building and development permits.  Municipal zoning regulations 
may regulate and restrict the height, number of stories and size of buildings 
and other structures, percentage of lot area that may be occupied, the size of 
yards, courts and other open spaces, the density of population, and the 
location and use of buildings, structures and land for trade, industry, 
residence, or other purposes. 

The City of Wilmington’s zoning ordinance, Chapter 48 of the City Code, 
was reviewed as part of this analysis.  The review was based on the following 
five topics raised in HUD’s Fair Housing Planning Guide, which include: 

• The opportunity to develop various housing types (including 
apartments and housing at various densities) 
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• The opportunity to develop alternative designs (such as cluster 
developments, planned residential developments, inclusionary zoning, 
and transit-oriented developments)   

• Minimum lot size requirements 
• Dispersal requirements and regulatory provisions for housing 

facilities for persons with disabilities (i.e. group homes) in single 
family zoning districts 

• Restrictions on the number of unrelated persons in dwelling units. 
a. Date of Ordinance 

Generally speaking, the older a zoning ordinance, the less effective it 
will be.  Older zoning ordinances have not evolved to address changing 
land uses, lifestyles, and demographics.  However, the age of the zoning 
ordinance does not necessarily mean that the regulations impede housing 
choice by members of the protected classes.   
Wilmington’s current zoning ordinance was originally adopted in 1962.  
It is periodically amended to reflect legislative changes.  The zoning map 
is updated concurrently with neighborhood comprehensive plans, which 
are monitored and updated on a rolling basis.  No outdated terminology 
was noted. 

b. Residential Zoning Districts and Permitted Dwelling Types 
The number of residential zoning districts is not as significant as the 
characteristics of each district, including permitted land uses, minimum 
lot sizes, and the range of permitted housing types.  However, the 
number of residential zoning districts is indicative of the municipality’s 
desire to promote and provide a diverse housing stock for different types 
of households at a wide range of income levels.  The significant elements 
reviewed for the AI were the location, size and availability of 
developable land in zoning districts where multi-family dwellings and 
group homes are permitted.   
Wilmington’s zoning ordinance designates a wide range of residential 
land uses from low density to high density throughout the City.  Of its 11 
total housing districts, all allow single-family detached homes, while 
others also provide for a mix of housing types and densities.   
The four single-family zones (R-1, R-2, R-2A, and R-3) are the most 
restrictive in use.  R-1 supports detached homes only, with allowance for 
specified institutional and public facilities (i.e. schools and churches) and 
compatible uses, such as group homes for up to 10 residents and family 
day care homes.  R-2 additionally supports semi-detached dwellings; R-
2A additionally allows conversion of a one- or two-family home into an 
apartment house; and R-3 additionally allows single-family row homes.  
Of these categories, R-1 is the only one the City considers to be low 
density.  The other uses are considered medium density.   
The remaining five residential zones range from medium-high to very-
high density.  R-4, row houses with conversions, is the least dense 
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district to allow larger group homes (11-15 residents) by right.  R-5A 
allows low-density apartment buildings, such as garden apartments; R-
5A1 allows low- to medium-density apartment buildings without limit to 
the number of families; R-5B allows duplexes and multiplexes in 
addition to apartment buildings; and R-5C supports high-density 
apartment buildings. 
According to the 2009 Comprehensive Development Plan, R-5A1 was 
added in 1993 to address the need for a garden-style apartment zone 
limiting height and density.  Specifically, this zone was designed to 
provide a more suitable buffer to single-family neighborhoods than more 
intensive high-rise apartment zones. 
In addition to residential zones, other areas of the City support residential 
uses, including most commercial areas, manufacturing areas, and a 
waterfront residential/commercial zone. 
Overall, the existing land use map demonstrates a zoning mix that is 
amenable to affordable development, with medium-density, higher-
density, and mixed-use sites scattered in a variety of neighborhoods.  
Single-family R-1 zones with larger minimum lot standards are limited 
to a few areas in the northern and western sides of the City, while a 
variety of higher-density uses are scattered throughout.  The variety of 
neighborhoods allowing dense or varied housing types ensures that a 
wide range of location options are available for affordable housing.  This 
is important in ensuring that members of the protected classes can not 
only choose areas of opportunity, but also that many options are well 
served by transit and promise convenient access to jobs and amenities.  
In total, 28.8% of the City’s total land area (3.14 square miles of 10.9) 
are currently zoned by right for medium- and high-density residential 
development. 

c. Permitted Residential Lot Sizes 
Because members of the protected classes are often also in low income 
households, a lack of affordable housing may impede housing choice by 
members of the protected classes.  Excessively large lot sizes may deter 
development of affordable housing.  A balance should be struck between 
areas with larger lots and those for smaller lots that will more easily 
support creation of affordable housing.  Finally, the cost of land is an 
important factor in assessing affordable housing opportunities.  Although 
small lot sizes of 10,000 square feet or less may be permitted, if the cost 
to acquire such a lot is prohibitively expensive, then new affordable 
housing opportunities may be severely limited, if not non-existent. 
In its original neighborhood plans, the City defined residential areas 
solely by housing type.  This evolved as plans were updated to the 
current system, which instead describes residential areas in terms of net 
residential density.  The zoning ordinance expresses this as dwelling 
units per acre of land, exclusive of streets and public open space.  
Density is broadly classified using three relative terms – lower, medium, 
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and higher.  The maximum number of units per acre is lowest in R-1, the 
most restrictive district, at 6.  The maximum ranges from 17 in the 
medium-low R-2 district to 48 in medium-high R4, and extends as high 
as 390 in the very high R-5C district. 
In terms of minimum lot size, dimensions in single-family districts range 
from 6,500 square feet in R-1 down to 1,280 square feet in R-4.  These 
minimums reflect common urban densities and are not especially 
restrictive. 

d. Alternative Design  
Allowing alternative designs provides opportunities for affordable 
housing by reducing the cost of infrastructure spread out over a larger 
parcel of land.  Alternative designs may also increase the economies of 
scale in site development, further supporting the development of lower 
cost housing.  Alternative designs can promote other community 
development objectives, including agricultural preservation or protection 
of environmentally sensitive lands, while off-setting large lot zoning and 
supporting the development of varied residential types.  However, in 
many communities, alternative design developments often include 
higher-priced homes.  Consideration should be given to alternative 
design developments that seek to produce and preserve affordable 
housing options for working and lower income households. 
The City’s land use plan describes a need for more housing units suitable 
for smaller households.  However, the plan finds that the conversion of 
single-family dwellings into multi-family dwellings to create additional 
units is “no longer in favor.”  Thus, it offers other suggestions, such as 
luxury apartment units in downtown office buildings or the rehabilitation 
of commercial space to create lofts and apartment space, though these 
are not necessarily affordable options.  The land use plan advises that 
neighborhood plans should be reviewed with an eye toward identifying 
sites and areas where additional smaller housing units can be 
accommodated without adversely impacting existing residential 
development. 
 

 
 

One tool that would support the creation of affordable housing 
opportunities is inclusionary zoning.  Simply put, this strategy involves a 
specified number or percentage of new housing units in a development 
that is set-aside for moderately priced homes.  Inclusionary zoning is a 
“carrot and stick” approach to expanding affordable housing.   

OBSERVATION:  The City’s land use plan does not “favor” new conversions of single‐family 
dwellings into multi‐family dwellings, though this represents a reasonable means of creating more 
housing units affordable to lower‐income households.  Luxury downtown apartments and lofts will 
not meet the needs of all household types. 
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An inclusionary ordinance could provide financial and other incentives 
to developers in exchange for the provision of a percentage of housing 
units to be set-aside for households with incomes at or below 80% of the 
area median income. For an inclusionary ordinance to be effective, there 
must be specific incentives offered in exchange for specific measures to 
be undertaken by a developer.  For example, the ordinance might require 
a developer to set-aside at least 5% of all single-family housing units in a 
project to be sold for no more than $135,000 each.  For a multi-family 
development plan, a specified percentage of the units (usually 5% to 
10%) would be required to be set-aside for households under a specified 
income threshold. 
In exchange for providing the required set-asides, a developer would be 
awarded one or more of the following incentives: 

• Impact fee waivers or reductions 
• Planning fee waivers or reductions 
• Streamlining and priority processing 
• Density bonuses, and/or 
• Local funding to assist with the construction of the housing 

units made affordable to households at or below 80% of the area 
median income. 

A key component to a successful inclusionary ordinance is the ability to 
make the affordable housing units indistinguishable from the market rate 
units.  A casual observer should not be able to discern any exterior 
difference between a market rate unit and an affordable rate unit from the 
street.  A certain degree of cost savings may be achieved on less 
luxurious interior finishes (e.g., laminate instead of marble countertops, 
linoleum instead of stone tile or hardwood flooring, etc.) rendering the 
affordable units less expensive. 
Finally, inclusionary zoning could be used to address a common 
objection to affordable housing — that there is too much of it 
concentrated in a few neighborhoods.  Requiring a relative equitable 
distribution of affordable housing units throughout the City would assure 
that every neighborhood outside of impacted areas is providing a fair 
share. 
Within the State of Delaware, Sussex County has an inclusionary zoning 
program in place, where such policies stimulate the production of both 
moderate-income owner housing and rental units for low- and moderate-
income households. In addition, New Castle County offers similar 
incentives to expand the inventory of affordable units. 
In 2006, the City of Wilmington conducted a study on inclusionary 
zoning policies to determine if similar policies could be utilized and 
adopted in the City, specifically in South Wilmington.  From the analysis 
conducted in 2006, the City determined that additional research of the 
City’s housing market, housing trends, and the impacts of additional fees 
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and requirements on new developments was necessary in order for City 
officials to reach a comfort level that future residential development 
would not be harmed as a result of instituting an inclusionary zoning 
program.  At this time, the City has determined that inclusionary zoning 
is generally not feasible for the City.   

e. Definition of Family 
Restrictive definitions of family may impede unrelated individuals from 
sharing a dwelling unit.  Defining family broadly advances non-
traditional families and supports the blending of families who may be 
living together for economic purposes.  Restrictions in the definition of 
family typically cap the number of unrelated individuals that can live 
together.  These restrictions can impede the development of group 
homes, effectively impeding housing choice for the disabled.  However, 
in some cases, caps on unrelated individuals residing together may be 
warranted to avoid the health and safety problems created by 
overcrowding.   
The City of Wilmington defines a family as any number of individuals 
legally related through blood, marriage, or adoption, including residents 
of foster homes, or up to four unrelated individuals living and cooking 
together and functioning as a single-housekeeping unit using certain 
rooms and housekeeping facilities in common; but not including persons 
residing together in groups for temporary, transitional, and/or corrective 
purposes. 
The City limits the number of unrelated individuals to four persons, 
which could limit living arrangements for non-traditional households.  
However, the definition contains an exception for group homes.  
Therefore, the ordinance does not discriminate against members of the 
protected classes, though its definition of family could be updated to 
reflect the wider array of modern living situations. 

f. Regulations for Group Homes for Persons with Disabilities 
Group homes are residential uses that do not adversely impact a 
community.  Efforts should be made to ensure group homes can be easily 
accommodated throughout the community under the same standards as 
any other residential use.  Of particular concern are those that serve 
members of the protected classes such as the disabled.  Because a group 
home for the disabled serves to provide a non-institutional experience for 
its occupants, imposing conditions are contrary to the purpose of a group 
home.  More importantly, the restrictions, unless executed against all 
residential uses in the zoning district, are an impediment to the siting of 
group homes in violation of the Fair Housing Act. 
Two primary purposes of a group home residence are normalization and 
community integration.  By allowing group residences throughout the 
community in agreement with the same standards as applied to all other 
residential uses occupied by a family, the purposes of the use are not 
hindered and housing choice for the disabled is not impeded.  Towards 
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this end, municipalities may not impose distancing requirements on 
group homes for persons with disabilities.  In Horizon House 
Development Services, Inc. v. Township of Upper Southampton, PA, the 
court found a 1,000-foot spacing requirement to be in violation of the 
Fair Housing Act.  The court also found the Township’s requirement for 
an applicant to seek and receive a variance from the ordinance to 
establish a group home within the 1,000-foot distance also to be a 
violation. 
The City of Wilmington defines two types of group homes.  Both are 
residential dwellings operated with a non-transitional, single-family 
orientation in which unrelated individuals live together, prepare their 
meals together, and function as a single housekeeping unit using certain 
rooms and housekeeping facilities in common.  The central distinction is 
size:  Group home Type I has between five and 10 residents, while group 
home Type II has 11 to 15 residents.  Any combination of residents and 
full-time equivalent professional and domestic staff is permitted, 
provided that the maximum number of 15 persons is not exceeded.  The 
ordinance notes that uses “of similar land use impact,” such as chartered 
fraternity or sorority houses, resident child care facilities, and halfway 
houses, will be regulated in a similar manner. 
Type I group homes are permitted by right in all residential districts.  
Type II group homes must gain approval from the Zoning Board of 
Adjustment to locate in single-family detached zones, but are permitted 
by right in higher-density districts, including row houses with 
conversions (R-4) and apartment districts (R-5A, R-5A1, R-5B, R-5C). 
Group homes for persons recovering from substance abuse may qualify 
as either a Type I or a Type II group home.  The ordinance defines 
halfway houses as residential facilities established to house persons re-
entering society from an institution and who are obtaining corrective 
therapy.  Facilities must have all state-required licenses and permits. 
Under the federal Fair Housing Act, disability is broadly defined to 
include any physical or mental condition that creates a substantial "major 
life impairment,” including actual impairments, a history of disability, or 
a mistaken belief that a person is disabled.  Current illegal drug users are 
not protected, but people who are alcoholics or in substance abuse 
recovery programs are.  Thus, the Federal Fair Housing Act prohibits 
discrimination against those recovering from substance abuse.  The 
City’s zoning ordinance is in compliance with the Fair Housing Act 
since group homes for persons with disabilities, including persons 
participating in substance abuse recovery programs, may qualify as 
either a Type I or a Type II group home.  
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E. Private Sector Policies 

i. Mortgage Lending Practices 
Under the terms of the Financial Institutions Reform, Recovery, and 
Enforcement Act of 1989 (F.I.R.R.E.A.), any commercial lending institution 
that makes five or more home mortgage loans must report all residential loan 
activity to the Federal Reserve Bank under the terms of the Home Mortgage 
Disclosure Act (HMDA). The HMDA regulations require most institutions 
involved in lending to comply and report information on loans denied, 
withdrawn, or incomplete by race, sex, and income of the applicant. The 
information from the HMDA statements assists in determining whether 
financial institutions are serving the housing needs of their communities. The 
data also helps to identify possible discriminatory lending practices and 
patterns.  

The most recent HMDA data available for the City of Wilmington is from 
2007 to 2009. Reviewing this data helps to determine the need to encourage 
area lenders, other business lenders, and the community at large to actively 
promote existing programs and develop new programs to assist residents in 
securing home mortgage loans for home purchases. The data focus on the 
number of homeowner mortgage applications received by lenders for home 
purchase of one- to four-family dwellings and manufactured housing units in 
the City. The information provided is for the primary applicant only. Co-
applicants were not included in the analysis. In addition, where no 
information is provided or categorized as not applicable, no analysis has been 
conducted due to lack of information. Figure 3-34 summarizes three years of 
HMDA data by race, ethnicity, and action taken on the applications, with 
detailed information to follow. 
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Figure 3-34 
Summary Report Based on Action Taken Mortgage Data, 2007-2009 

 
 

The most obvious trend in 2007-2009 HMDA data for the City of 
Wilmington is the steep drop in the number of loan applications.  This can be 
attributed primarily to stagnating home sales rates in the City that coincide 
with the national housing market crisis.  The number of loan applications was 
halved between 2007 and 2009, from 1,436 to 715.   

Over the course of the three years, the percentage of applications that resulted 
in loan originations increased, a trend likely related to the decreasing number 
of total applications.  The percentage of successful applications for White 
applicants increased from 72.9% to 80.1% and for Black applicants increased 
from 59.5% to 71.2%.   

Between 2007 and 2008, the proportion of applications resulting in denials 
decreased 15.7% to 12.5%; the denial rate remained stable through 2009.  
The most significant drop in denials was among Black applicants.  Whereas 
20.9% of applications submitted by Blacks were denied in 2007, this 
proportion had dropped to 13.6% in 2009.  

# % # % # %

   Applied for 1,436 100.0% 857 100.0% 715 100.0%

        Black 422 29.4% 235 27.4% 177 24.8%

        White 691 48.1% 523 61.0% 418 58.5%

        Asian 16 1.1% 7 0.8% 29 4.1%

        Hispanic* 112 7.8% 34 4.0% 37 5.2%

        Other race 24 1.7% 3 0.4% 5 0.7%

        No information/NA 283 19.7% 89 10.4% 86 12.0%

   Originated 945 65.8% 607 70.8% 527 73.7%

        Black 251 59.5% 149 63.4% 126 71.2%

        White 504 72.9% 404 77.2% 335 80.1%

        Asian 13 81.3% 5 71.4% 23 79.3%

        Hispanic* 68 60.7% 27 79.4% 27 73.0%

        Other race 18 75.0% 2 66.7% 3 60.0%

        No information/NA 159 56.2% 47 52.8% 40 46.5%

   Denied 225 15.7% 107 12.5% 91 12.7%

        Black 88 20.9% 38 16.2% 24 13.6%

        White 79 11.4% 44 8.4% 35 8.4%

        Asian 1 6.3% 2 28.6% 3 10.3%

        Hispanic* 19 17.0% 4 11.8% 4 10.8%

        Other race 2 8.3% 0 0.0% 0 0.0%
        No information/NA 55 19.4% 23 25.8% 29 33.7%

* Hispanic ethnicity is  counted independently of race.

Source: Federal Financial Institutions Examination Council, 2007‐09

2007 2008 2009

Note:  Data is  for home purchase loans  for owner‐occupied one‐to‐four family and manufactured units.  Total 
applications  does  not include loans  purchased by another institution. Other application outcomes include 
approved but not accepted, withdrawn and incomplete.
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The following sections contain detailed analysis for applications filed in 
2009, the latest year for which information is available.   

 
Figure 3-35 

Summary Report Based on Action Taken Mortgage Data, 2009 

 
 

a. Conventional Loans vs. Government-Backed Loans 
Loan types in 2009 included conventional mortgage loans and a variety 
of government-backed loans, including FHA, VA, and FSA/RHS. 
Comparing these loan types helps to determine if the less stringent 
underwriting standards and lower down payment requirements of 
government-backed loans expand home ownership opportunities. In 
Wilmington, 63.6% (455) of the households that applied for a mortgage 
loan applied for a government-backed loan.  Of these, 222 (48.8%) were 
submitted by non-White households. 
The denial rates for applications by loan type are as follows: 

• The denial rate for FHA loans was 11.4%.  
• The denial rate for conventional loans was 14.2%.  
• The denial rate for VA-guaranteed loans was 17.6%.   
• The denial rate for FSA/RHS loans was 100%, though only one 

application was submitted.   

# % # % # % # % # %

Conventional  260 36.4% 181 69.6% 16 6.2% 37 14.2% 25 9.6%

FHA 437 61.1% 335 76.7% 18 4.1% 50 11.4% 33 7.6%

VA 17 2.4% 11 64.7% 0 0.0% 3 17.6% 3 17.6%

FSA/RHS 1 0.1% 0 0.0% 0 0.0% 1 100.0% 0 0.0%

One to four‐family unit 714 99.9% 527 73.8% 34 4.8% 91 12.7% 60 8.4%

Manufactured housing unit 1 0.1% 0 0.0% 0 0.0% 0 0.0% 1 100.0%

American Indian/Alaska  Native 3 0.4% 1 33.3% 0.0% 0.0% 2 66.7%

Asian/Pacific Islander 29 4.1% 23 79.3% 0.0% 3 10.3% 3 10.3%

Black 177 24.8% 126 71.2% 9 5.1% 24 13.6% 17 9.6%

Hawaiian 2 0.3% 2 100.0% 0.0% 0.0% 0 0.0%

White 418 58.5% 335 80.1% 20 4.8% 35 8.4% 27 6.5%

No information/Not Applicable 86 12.0% 40 46.5% 5 5.8% 29 33.7% 12 14.0%

Hispanic** 37 5.2% 17 45.9% 1 2.7% 4 10.8% 5 13.5%

Male 385 53.8% 292 75.8% 17 4.4% 43 11.2% 32 8.3%

Female 288 40.3% 219 76.0% 13 4.5% 34 11.8% 21 7.3%

No information 42 5.9% 16 38.1% 4 9.5% 14 33.3% 8 19.0%

Total 715 100.0% 527 73.7% 34 4.8% 91 12.7% 61 8.5%

* Total applications do not include loans purchased by another institution.

** Hispanic ethnicity is counted independently of race.

Note:  Percentages in the Approved, Approved Not Accepted, Denied, and Withdrawn/Incomplete categories are calculated for each line item with the corresponding Total 
Applications figures.  Percentages in the Total Applications  categories  are calculated from their respective total figures.  There were no FSA/RHS loans in 2008.

Total 
Applications*

Originated Approved Not Accepted Denied
Withdrawn/
Incomplete

Loan Type

Loan Purpose: Home Purchase

Applicant Race

Applicant Sex

Source:   Federal Financial Institutions Examination Council, 2009
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b. Denial of Applications 
In 2009, the mortgage applications of 91 households in Wilmington were 
denied (12.7%).  Denial reasons were given for 74 of these denied 
applications and included the following: 

• Collateral: 22.0% 
• Debt-to-income ratio: 18.7% 
• Credit history: 16.5% 
• Credit Application Incomplete: 6.6% 
• Other: 5.5%  
• Unverifiable information: 4.4% 
• Insufficient Cash: 3.3% 
• Employment History: 3.3% 
• Mortgage insurance denied: 1.1% 

Collateral, unsatisfactory debt-to-income ratios, credit history, and 
incomplete credit application are the major reasons for denial of home 
mortgage applications. 
Figure 3-36 details denial rates by race and ethnicity. The denial rates for 
Whites decreased between 2007 and 2008 and remained stable in 2009.  
Among Black and Hispanic households, the denial rates steadily 
decreased during this period.  Denial rates for Blacks and Hispanics in 
2009 were 13.6% and 10.8%, respectively, compared to 20.9% and 
17.0% in 2007.  Despite these declines, denial rates for Blacks and 
Hispanics remain considerably higher than that among Whites, which 
was 8.4% in 2009.  

 
Figure 3-36 

Denials by Race and Ethnicity, 2007-2009 

 
 
  

Am. Indian/Alaska Native 6 1 16.7% 2 0 0.0% 3 0 0.0%

Asian 16 1 6.3% 7 2 28.6% 29 3 10.3%

Black 422 88 20.9% 235 38 16.2% 177 24 13.6%

Hawaiian 18 1 5.6% 1 0 0.0% 2 0 0.0%

White 691 79 11.4% 523 44 8.4% 418 35 8.4%

Not provided 283 55 19.4% 89 23 25.8% 86 29 33.7%
Hispanic* 112 19 17.0% 34 4 11.8% 37 4 10.8%

2008 2009

Total 
Applications Denials

2007

* Hispanic ethnicity is counted independently of race.

Denial Rate
Total 

Applications Denials Denial Rate
Total 

Applications Denials Denial Rate
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Figure 3-37 
Denial Rates by Race and Ethnicity, 2007-2009 

 
*”Other” includes American Indian/Native American, Asian, and Native Hawaiian/Pacific Islander 
applicants and applicants for whom no information was provided.  

 
 

 
 

For this analysis, lower-income households include those with incomes 
between 0%-80% of MFI, while upper-income households include 
households with incomes above 80% MFI.   
Applications made by lower-income households accounted for 59.1% of 
all denials in 2007 and 63.6% of denials in 2008, though they accounted 
for only 51.9% of total applications for those two years.  In 2009, lower-
income households comprised 64.8% of all denials and 58.9% of all 
applications. 

 
Figure 3-38 

Denials by Income, 2007-2009 

 
 

Trends among lower-income households mirror those of the City overall.  
The denial rates among lower-income Black and Hispanic applicants 
decreased steadily between 2007 and 2009.  In 2009, the denial rate 
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10%

15%

20%

25%
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Black White Other* Hispanic

2007

2008

2009

Below 80% MFI 760 133 17.5% 431 68 15.8% 421 59 14.0%

Above 80% MFI 641 83 12.9% 403 36 8.9% 280 28 10.0%
Total 1,436 225 15.7% 857 107 12.5% 715 91 12.7%

Note:  Total includes applications for which no income data was reported.

2008 2009

Total 
Applications Denials

2007

Total 
Applications Denials Denial Rate Denial Rate

Total 
Applications Denials Denial Rate

OBSERVATION: The mortgage denial rates for Blacks and Hispanics decreased between 2007 and 
2009.  Nonetheless, the denials rates for Blacks and Hispanics remained higher than that of Whites 
in 2009 at 13.6% and 10.8%, respectively, compared to 8.4% for Whites.   
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among lower-income Hispanic applicants (10.0%) was slightly lower 
than that of Whites (10.9%).  Among Blacks, however, the denial rate 
remained higher, at 13.1%. 

 
Figure 3-39 

Denials by Race for Lower-income Applicants, 2007-2009 

 
 

Denial rates among upper-income applicants show a more complex 
picture, especially when comparing Black and White households.  
Among White upper-income households, the denial rate dropped by 
nearly half between 2007 and 2009, from 9.4% to 5.5%.  Upper-income 
White applicants had lower denial rates than lower-income Whites. On 
the other hand, across the three years analyzed, the denial rates among 
upper-income Blacks were higher than those for lower-income Blacks. 
Additionally, upper-income Black applicants were denied mortgages at 
three times the rate of upper-income White households.  

 
Figure 3-40 

Denials by Race for Upper-income Applicants, 2007-2009 

 
 

 
 
 
  

Am. Indian/Alaska Native 6 1 16.7% 1 0 0.0% 1 0 0.0%

Asian 6 1 16.7% 3 1 33.3% 15 0 0.0%

Black 299 61 20.4% 173 32 18.5% 145 19 13.1%

Hawaiian 14 1 7.1% 1 0 0.0% 0 ‐‐‐ ‐‐‐

White 287 37 12.9% 210 23 11.0% 211 23 10.9%

Not provided 148 32 21.6% 43 12 27.9% 49 17 34.7%
Hispanic* 87 15 17.2% 27 4 14.8% 30 3 10.0%

Total 760 148 19.5% 431 72 16.7% 421 59 14.0%

** Total applications do not include loans purchased by another institution.

2008 20092007

Total 
Applications** Denials Denial Rate

* Hispanic ethnicity is counted independently of race.

Total 
Applications** Denials Denial Rate

Total 
Applications** Denials Denial Rate

Am. Indian/Alaska Native 0 ‐‐‐ ‐‐‐ 1 0 0.0% 2 0 0.0%
Asian 9 0 0.0% 3 1 33.3% 14 3 21.4%

Black 119 27 22.7% 39 6 15.4% 31 5 16.1%

Hawaiian 4 0 0.0% 0 ‐‐‐ ‐‐‐ 2 0 0.0%

White 381 36 9.4% 236 20 8.5% 200 11 5.5%

Not provided 128 20 15.6% 22 9 40.9% 31 9 29.0%

Hispanic* 22 4 18.2% 7 0 0.0% 7 1 14.3%
Total 641 87 13.6% 301 36 12.0% 280 28 10.0%

** Total applications do not include loans purchased by another institution.

2008

Denial Rate
Total 

Applications** Denials Denial Rate

* Hispanic ethnicity is counted independently of race.

Total 
Applications** Denials

Total 
Applications** Denials Denial Rate

2007 2009

OBSERVATION: Upper‐income Black households had denial rates three times as high as White 
upper‐income households. Among upper‐income Black applicants the mortgage denial rate was 
16.1% in 2009 compared to a denial rate of 5.5% among Whites. While this fact alone does not 
imply an impediment to fair housing choice, the pattern is consistent with discrimination.   
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Figure 3-41 
Denial Rates by Race and Income, 2009 

 
*”Other” includes American Indian/Native American, Asian, and Native Hawaiian/Pacific Islander applicants and 
applicants for whom no information was provided.  

 
The 2009 HMDA data for Wilmington was analyzed to determine if a 
pattern of loan denials exists by census tract. Map 3-10 on the following 
page provides the summary data.  All of the five tracts with denial rates 
greater than 25% were also areas of minority concentration.   
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OBSERVATION: All of the five tracts with mortgage denial rates greater than 25% were also areas 
of minority concentration.    



Map 3-10: Mortgage Denial Rates by Census Tract
in City of Wilmington, 2009
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ii. High-Cost Lending Practices 
The widespread housing finance market crisis of recent years has brought a 
new level of public attention to lending practices that victimize vulnerable 
populations. Subprime lending, designed for borrowers who are considered a 
credit risk, has increased the availability of credit to low-income persons. At 
the same time, subprime lending has often exploited borrowers, piling on 
excessive fees, penalties and interest rates that make financial stability 
difficult to achieve. Higher monthly mortgage payments make housing less 
affordable, increasing the risk of mortgage delinquency and foreclosure and 
the likelihood that properties will fall into disrepair. 

Some subprime borrowers have credit scores, income levels and down 
payments high enough to qualify for conventional, prime loans, but are 
nonetheless steered toward more expensive subprime mortgages. This is 
especially true of minority groups, which tend to fall disproportionately into 
the category of subprime borrowers.  The practice of targeting minorities for 
subprime lending qualifies as mortgage discrimination. 

Since 2005, Housing Mortgage Disclosure Act data has included price 
information for loans priced above reporting thresholds set by the Federal 
Reserve Board. This data is provided by lenders via Loan Application 
Registers and can be aggregated to complete an analysis of loans by lender or 
for a specified geographic area. HMDA does not require lenders to report 
credit scores for applicants, so the data does not indicate which loans are 
subprime. It does, however, provide price information for loans considered 
“high-cost.”  

A loan is considered high-cost if it meets one of the following criteria: 

• A first-lien loan with an interest rate at least three percentage points 
higher than the prevailing U.S. Treasury standard at the time the loan 
application was filed. The standard is equal to the current price of 
comparable-maturity Treasury securities. 

• A second-lien loan with an interest rate at least five percentage points 
higher than the standard. 

Not all loans carrying high APRs are subprime, and not all subprime loans 
carry high APRs. However, high-cost lending is a strong predictor of 
subprime lending, and it can also indicate a loan that applies a heavy cost 
burden on the borrower, increasing the risk of mortgage delinquency. 
a. Home Purchase Loans 

In 2009, there were 527 home purchase loans made for single-family or 
manufactured units in Wilmington.  Of this total, 520 disclosed the 
borrower’s household income and 49 reported high-cost mortgages.  
Overall, lower-income households were more likely to have high-cost 
mortgages than upper-income households.    
An analysis of loans in Wilmington by race and ethnicity reveals that 
lower-income minorities are overrepresented in high-cost lending.  
Among lower-income Black households and Hispanic households, 
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17.5% and 14.3% had high-cost mortgages in 2009, compared to 4.2% of 
lower-income White households.  Trends among White and Black 
households were similar in 2007 and 2008. Among lower-income Asian 
households, the number of loan originations increased from 4 to 14 
between 2007 and 2009, but the proportion of high-cost loans also 
increased.  
Among upper-income households who provided their race and ethnicity 
in 2009, White households were the only households with high-cost 
loans. Notably, Black households, who had drastically higher rates of 
high-cost loans in 2007 and 2008, had none in 2009.  

 
Figure 3-42 

High-Cost Home Purchase Loans by Race/Ethnicity and Income, 2007-2009 

 
 

Notably, the percentage of high-cost mortgages declined significantly 
between 2007 and 2009, along with the total number of originations and 
applications.  This could be due to policy changes that have limited 
subprime lending and/or to the necessity for lenders to make rates more 
competitive as the total number of applications dropped. 

Am. Indian/Alaska  Native 3 0 0.0% 0 ‐‐‐ ‐‐‐

Asian 4 1 25.0% 8 0 0.0%

Black 184 42 22.8% 63 22 34.9%

Hawaiian 12 1 8.3% 3 1 33.3%

White 206 18 8.7% 285 20 7.0%

Not provided 82 16 19.5% 74 8 10.8%

Hispanic* 50 10 20.0% 15 3 20.0%

Total    491 78 15.9% 433 51 11.8%

Am. Indian/Alaska  Native 0 ‐‐‐ ‐‐‐ 1 0 0.0%

Asian 2 0 0.0% 3 1 33.3%

Black 107 18 16.8% 39 6 15.4%

Hawaiian 1 1 100.0% 0 ‐‐‐ ‐‐‐

White 161 12 7.5% 236 14 5.9%

No information/NA 22 5 22.7% 22 2 9.1%

Hispanic* 20 1 5.0% 27 1 3.7%

Total    293 36 12.3% 301 23 7.6%

Am. Indian/Alaska  Native 1 0 0.0% 0 ‐‐‐ ‐‐‐

Asian 14 4 28.6% 9 0 0.0%

Black 103 18 17.5% 22 0 0.0%

Hawaiian 0 ‐‐‐ ‐‐‐ 2 0 0.0%

White 165 7 4.2% 165 6 3.6%

No information/NA 21 0.0% 18 1 5.6%

Hispanic* 21 3 14.3% 6 0 0.0%

Total    304 32 10.5% 216 7 3.2%

Lower Income Upper Income

Total 
Originations High‐Cost % High‐Cost

Total 
Originations

8.5%

Note: Does not include loans  for which no income data was reported.
* Hispanic ethnicity is counted independently of race.

High‐Cost % High‐Cost

2008

2009

Three‐Year Totals 1,088 146 13.4% 950 81

2007
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Analyzing high-cost lending by census tract can identify areas where 
there are disproportionately larger numbers of high-interest loans.  Map 
3-11 on the following page highlights census tracts in Wilmington that 
had higher rates of high-cost loans in 2009.  In six tracts, 10% or more of 
all mortgages were high-cost mortgages.  All of these were also areas of 
minority concentration.   

  

OBSERVATION: Lower‐income minority households are disproportionately represented among 
recipients of high‐cost mortgage loans. This trend places the homes of minority households at 
greater risk for eviction, foreclosure, and bankruptcy.    



Map 3-11: High Cost Loans by Census Tract in City of Wilmington, 2009
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b. Refinancing Loans 
In 2009, there were 785 refinancing loans made for single-family or 
manufactured units in Wilmington that disclosed the borrower’s 
household income.  Of these, 33 reported high-cost mortgages.  Overall, 
lower-income households were three times as likely to have high-cost 
mortgages as upper-income households.    
This is a significant change from 2007.  Between 2007 and 2009, the 
percentage of high-cost refinancing loans dropped steeply.  Among all 
upper-income households, 26.0% had high-cost loans in 2007, compared 
to only 2.2% in 2009.  Similarly, among lower-income households the 
rates fell from 40% to 7.1%. 
Despite the overall drop in high-cost refinancing loans, disparities persist 
between Blacks and Whites with regards to high-cost lending.  Among 
lower-income Black households, 12.5% of refinancing loans were high-
cost compared to 2.6% among Whites.  Among upper-income 
households, less than 1% of Whites had a high-cost loan compared to 
10.0% of Blacks.  
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Figure 3-43 
High-Cost Refinancing Loans by Race/Ethnicity and Income, 2007-2009 

 

F. Evaluation of Current Fair Housing Profile 
This section provides a review of the existence of any fair housing discrimination suits 
filed by the United States Department of Justice or private plaintiffs in addition to the 
identification of other fair housing concerns or problems.  Please refer to Section 7 – 
Regional Considerations – for a review of past and current fair housing complaints at the 
state-wide level.    

i. Existence of Fair Housing Discrimination 
The City of Wilmington is not currently involved in any fair housing 
discrimination lawsuits. 

ii. Determination of Unlawful Segregation 
The City of Wilmington is not involved in any current or pending suits. 

  

Am. Indian/Alaska  Native 0 ‐‐‐ ‐‐‐ 1 1 100.0%

Asian 1 1 100.0% 3 1 33.3%

Black 225 111 49.3% 86 37 43.0%

Hawaiian 5 2 40.0% 4 1 25.0%

White 145 32 22.1% 226 35 15.5%

Not provided 119 52 43.7% 76 28 36.8%

Hispanic* 40 16 40.0% 10 1 10.0%

Total    495 198 40.0% 396 103 26.0%

Am. Indian/Alaska  Native 1 0 0.0% 0 ‐‐‐ ‐‐‐

Asian 2 1 50.0% 1 0 0.0%

Black 129 59 45.7% 48 17 35.4%

Hawaiian 1 0 0.0% 2 1 50.0%

White 120 26 21.7% 183 23 12.6%

No information/NA 62 18 29.0% 42 4 9.5%

Hispanic* 21 9 42.9% 10 2 20.0%

Total    315 104 33.0% 276 45 16.3%

Am. Indian/Alaska  Native 0 ‐‐‐ ‐‐‐ 1 0 0.0%

Asian 3 0 0.0% 3 0 0.0%

Black 80 10 12.5% 50 5 10.0%

Hawaiian 2 0 0.0% 1 0 0.0%

White 193 5 2.6% 342 3 0.9%

No information/NA 46 8 17.4% 64 2 3.1%

Hispanic* 7 0 0.0% 6 0 0.0%

Total    324 23 7.1% 461 10 2.2%

Lower Income Upper Income

Total 
Originations High‐Cost % High‐Cost

Total 
Originations High‐Cost % High‐Cost

2007

2008

2009

13.9%

Note: Does not include loans  for which no income data was reported.
* Hispanic ethnicity is counted independently of race.

Three‐Year Totals 1,134 325 28.7% 1,133 158
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G. Assessment of Current Fair Housing Policies, Programs, and 
Activities 

i. City of Wilmington Fair Housing Ordinance 
The City of Wilmington’s Fair Housing Ordinance is found in the City Code 
under Article II of the Human Rights Chapter (Chapter 35). The purpose of 
the ordinance is to ensure that “all persons may fully enjoy equal rights and 
access to housing for themselves and their families.” The ordinance, which 
was originally adopted in July of 1992, states that it is unlawful to 
discriminate against a person because of race, age, marital status, creed, 
color, sex, sexual orientation, handicap, national origin, and economic or 
family status (including source of income).  The following protections 
included under the City’s ordinance are not included under state or federal 
statutes: economic/family status (source of income).  

Unlawful housing acts and practices cited in the City’s Fair Housing 
Ordinance include the following:  

• Refuse to sell or rent to those who are welfare recipients, those 
dependent upon other fixed incomes, a parent with minor children, or 
handicapped persons, if such refusal is based only upon the status of 
the applicant as previously stated  

• Refuse to sell or rent a dwelling 
• Refuse to negotiate for the sale or rental of a dwelling  
• Expel any person from a dwelling  
• Discriminate against a person in the price, terms, conditions or 

privileges of sale or rental of a dwelling or the provision of services or 
facilities in connection with the dwelling  

• Make, print, publish or cause to be made, printed, or published any 
notice, statement, or advertisement with respect to the sale or rental of 
a dwelling that indicates preference, limitation, or discrimination  

• Represent to a person that any dwelling is not available for inspection, 
sale, or rental when such dwelling is in fact so available  

• Induce or attempt to induce, for profit, any person to sell or rent a 
dwelling by representations regarding the entry or prospective entry 
into the neighborhood of a person of a particular race, age, marital 
status, creed, color, sex, sexual orientation, handicap, national origin, 
or economic status  

• Deny a loan or other financial assistance to a person applying for the 
purpose of purchasing, constructing, improving, repairing, or 
maintaining a dwelling 

• Deny any person access to, membership in, or participation in any 
multi-listing service, real estate brokers’ organization, or other 
organization or facility relating to the business of selling or renting 
dwellings  
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• Refuse to make reasonable accommodations in rules, policies, or 
services when such accommodations may be necessary to afford a 
handicapped person equal opportunity to use and enjoy a dwelling  

Regarding the procedures of processing complaints and the enforcement of 
such complaints, the ordinance states that the City has designated Housing 
Opportunities of Northern Delaware (HOND) as its advisor on the issue of 
fair and equal housing. The ordinance further states that any individual who 
believes that he or she has been discriminated against may file a complaint 
with the City Minority Affairs Commission for review and investigation.  
According to the Fair Housing Ordinance, HOND “shall assist and advise the 
commission and the commission shall first attempt to resolve the allegations 
and issues between the parties in an amicable and voluntary manner.”  
HOND and the commission are required to jointly provide an annual report 
regarding the status of all complaints which have been filed with the 
commission to the City Council and Mayor.  

According to the ordinance, any person that believes they have been 
aggrieved by an unlawful practice may file a complaint in writing with the 
Minority Affairs Commission. As soon as practicable, the chairman of the 
commission shall appoint a panel of three members of the commission who  
must promptly conduct investigations and hold hearings, public or private, as 
appropriate. Within 100 days after the filing of a complaint, the panel submits 
a written report of their findings to the chairman. If a majority of the 
commissioners determine that the respondent did not commit an unlawful 
practice, the chairman issues an order dismissing the complaint. In contrast, if 
a majority of the commissioners determine that the respondent did commit an 
unlawful practice, the chairman and the respondent shall execute an 
agreement which provides that the respondent refrain from any such unlawful 
practices and contain such other terms as are reasonable to effectuate the 
purposes of the fair housing ordinance, including provisions to provide relief 
from the consequences of the unlawful practice and provisions to ensure full 
compliance with the law.  

If a majority of the commissioners appointed find that probable cause exists 
for believing that the allegations of the complaint are true and constitute an 
unlawful practice, and the complaint was not filed for harassment or frivolous 
purposes, the commissions may petition the court for appropriate injunctive 
relief against the respondent.  

Local advocacy organizations observed and City officials confirmed that the 
City’s Minority Affairs Commission has been inactive for several years.  The 
City lacks an internal process to receive, investigate, and adjudicate fair 
housing complaints.  This is especially troublesome for residents that 
perceive that they have been discriminated against on the basis of source of 
income (i.e. Section 8 Housing Choice Vouchers) since they lack recourse 
under state and federal law.  

The City of Wilmington is to be commended for adopting fair housing 
legislation and for extending protection on the basis of source of income.  
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These are important protections that deserve to be preserved.  Advocates and 
the framers of this progressive legislation worked tirelessly to achieve this 
statutory victory for members of the protected classes.  But unless the City 
enforces its fair housing ordinance and provides a process for filing, 
investigating and adjudicating complaints, the protections offered by the 
statute are nullified.  Failure to enforce the ordinance is an action that limits 
fair housing choice. 

Furthermore, it is unusual for a single fair housing advocacy organization to 
be named as the City’s agent in the fair housing ordinance.  One must 
become a student of history to fully understand the role of HOND in the City 
at the time of enactment and the reason for naming this organization in the 
legislation.  Since all organizations change over time, it would be preferable 
not to rely on agencies outside of city government to perform investigative or 
enforcement functions.  Rather than relying on any one advocacy 
organization, the City should assume full responsibility for enforcing and 
administering its fair housing ordinance. 

 

   

ii. Progress since Previous AI 
The City of Wilmington completed its last AI in 2002.  Through interviews 
with stakeholders, the City identified a variety of impediments, including the 
following:  

• Limited housing stock,  
• A lack of affordable units,  
• Housing discrimination based on familial status and race,  
• Lack of awareness and enforcement of fair housing laws and 

landlord-tenant rights,  
• Lack of accessible units and accessible transportation to services, and  
• Segregated neighborhoods.  

The following information provides a brief summary of the City’s 
accomplishments since the 2002 AI:  

• Between 2004 and 2009, the RISE program (a partnership between 
the City of Wilmington and the Wilmington Housing Partnership) led 
to the production of 239 affordable sales units in the City.  By the end 
of FY2009, 128 of these units (53.6%) had been sold.  

OBSERVATION: The City of Wilmington should form a task force to evaluate and propose 
amendments to its Fair Housing Ordinance.  The objective of the task force would be to create a 
process for receiving, investigating, and adjudicating fair housing complaints that is relevant to 
the needs of all City residents, including members of the protected classes.  Every effort should 
be made to preserve the important protections afforded by the legislation. The task force should 
prepare and present its findings and recommendations to the public and the City’s governing 
body. 
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• The City and the Wilmington Housing Authority have maintained a 
Memorandum of Agreement, which is a commitment to cooperate in 
common goal acquisition and disposition strategies, value driven 
neighborhood planning, development of common action plans, and an 
upgrading of communication. Activities involved in this agreement 
include increasing home ownership opportunities by disposing and 
renovating properties for sale and land contributions from the City for 
the HOPE VI Southbridge Project. 

• The City has an ongoing home loan repair program for repairs to 
roofs, electrical, heating, and plumbing systems, and other critical 
repair needs.  Between FY2007 and FY2009, 103 households 
received assistance through the repair program. 

• Between 2007 and 2009, the City acquired 84 properties and disposed 
of 44.  The disposition program is an effort to expand opportunities to 
owners and developers as well as to reduce the maintenance costs of 
the City’s property portfolio.  

• In an effort to combat the promulgation of vacant properties, the City 
passed a law in 2004 to increase the registration fees for vacant 
properties by 200%.  Additionally, the City’s Vacant Property 
Working Group works to reduce neighborhood speculation. As part of 
its vacant properties program, the City has implemented a vacant 
property fee ranging from $500 to $10,000. As a result, there has been 
an increase in properties taken to Sherriff’s Sale. In FY2009, the City 
acquired 41 properties through Sherriff’s Sale.  

• Since FY2007, the City has contributed $30,000 to HOND, $45,000 
to DCRAC, and $20,000 to CLASI to support their fair housing 
programs. Funds allocated to HOND and DCRAC are used mainly for 
education, outreach, and testing.  In addition, the City funded a 
collaborative effort between CLASI and the University of Delaware 
to provide insurance redlining testing.  

iii. Current Fair Housing Programs and Activities 
The City has a variety of ongoing housing programs, including the RISE 
program, home loan repairs, and its disposition program.   

In regard to fair housing, the City continues to support HOND and DCRAC.  
HOND is primarily responsible for educational outreach and credit 
counseling, as well as testing for discrimination in the housing and insurance 
markets.  DCRAC offers additional educational programs, with the purpose 
of increasing home ownership among members of the protected classes. In 
FY 2011, the City allocated $30,000 to fair housing programs.  

The statewide “Live Near Your Work” (LNYW) Program provides financial 
incentives for people seeking homeownership opportunities near their places 
of employment.  Since 2007, 57 City employees have participated in the 
LNYW program. The City is also a participant in the statewide Fair Housing 
Task Force Committee.  
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H. General Fair Housing Observations 
This section includes a summary of the observations that were noted throughout previous 
sections of the AI.  These issues are based on the primary research collected and analyzed 
and the numerous interviews and focus group sessions conducted for this report.  They 
help to establish context for the impediments included in the following section.  While 
none of these observations rose to the level of an impediment to fair housing choice in the 
City of Wilmington, the issues remain noteworthy in that they establish context for 
subsequent sections of the AI.  

1. Minorities have continued to increase as a percentage of total population. 
Minorities increased from 57.6% to 65.8% of the total population between 
1990 and 2010.  Blacks remain the largest non-White group, comprising 59.5% 
of the total population and 90.5% of the non-White population in 2010.  
However, the greatest population increase was among Hispanics residents, 
whose population more than doubled from 4,809 in 1990 to 10,486 in 2010.  

In 2008, there were over 2,400 native Spanish speakers in Wilmington that 
spoke English less than “very well.”  

2. There are 19 census tracts in the City that meet the criterion for an area of 
minority concentration, also known as impacted areas.   
There are 19 census tracts in Wilmington that meet the criterion for areas of 
minority concentration.  These areas, also known as impacted areas, include 
areas of racial concentration among Black residents in tracts 1, 2, 3, 5, 6.01, 
6.02, 7, 8, 9, 16, 17, 19, 20, and 21. Additionally, five census tracts qualify as 
areas of minority concentration of Hispanic residents:  22, 23, 25, 26, and 129. 
There is no overlap among areas of racial and ethnic concentration.  Areas of 
Black concentration are located primarily in the central part of the City, in 
between Interstates 95 and 495.  In contrast, areas of Hispanic concentration 
are located to the west of Interstate 95.  Overall, 10 census tracts in the City are 
non-impacted areas.  

3. The City of Wilmington is the most segregated in Delaware, as determined 
by dissimilarity indexing.  
The City of Wilmington is the most segregated in Delaware.  The dissimilarity 
index indicates that in order to achieve full integration among White persons 
and Black persons in the City, 65.4% of Black residents would have to move to 
a different location within Wilmington. 

4. Members of the protected classes have significantly lower incomes.  
Median household incomes among Blacks and Hispanics were equivalent to 
only 54.5% and 49.5% of Whites, respectively, in 2008.  Poverty rates among 
Blacks and Hispanics were also higher than that of Whites. Consequently, 
Black and Hispanic households will have greater difficulty finding affordable 
rental units or homes to purchase.  
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Persons with disabilities were more likely to live in poverty compared to 
persons without disabilities. Among all persons with a disability, 34.2% lived 
in poverty compared to 19.5% of persons without a disability in 2008.   

Female-headed households with children accounted for 70.9% of families 
living in poverty in 2008 and were more than ten times as likely to live in 
poverty as married-couple families with children.  Consequently, securing 
affordable housing will be especially difficult for this segment of the 
population. 

Families with at least one foreign-born parent were more likely to have lower 
incomes than families with native-born parents. Among families with children 
and at least one foreign-born parent, 80% earned less than 200% of the poverty 
level compared to 22.2% of families with children and only native-born 
parents. 

5. Several areas identified as impacted areas of racial and/or ethnic 
concentration are also areas of concentration of low and moderate income 
persons.  
Of the 46 low and moderate income census block groups in Wilmington, 41 
are located within impacted areas of Black or Hispanic residents.  As a result, 
areas of minority concentration are more likely to also be areas of 
concentration of lower and moderate income persons. Areas of LMI 
concentration are located in the central part of the City, in between Interstates 
95 and 495, as well as to the west of Interstate 95.  

6. Minority households were more likely to be unemployed than Whites in 
2008.  
Blacks were more than twice as likely as Whites to be unemployed and had the 
highest unemployment rate in 2008 at 15.7%, compared to 6.8% among 
Whites. Higher unemployment, whether temporary or permanent, will mean 
less disposable income for housing expenses. 

7. The City gained over 1,800 housing units from 1990 to 2010, with most of 
this growth occurring in impacted areas.  
The City’s housing inventory has increased 6.1% (1,889 units) since 1990.  
Within areas of minority concentration, there was a total net increase of 1,486 
units, which was equivalent to almost 79% of the City’s overall housing 
growth during this period. Within some areas of minority persons, there were 
net losses in the number of units.  In light of the fact that there are only 10 
census tracts in the City that are NOT impacted, it is understandable that most 
new construction will be located in impacted areas.  When new upscale 
housing is developed in impacted areas, it may have the effect of 
deconcentrating these neighborhoods.  

8. Wilmington’s housing market is moderately unaffordable for members of 
the protected classes, particularly Blacks and Hispanics.  
Overall, the City of Wilmington housing market is moderately unaffordable 
with almost 36% of the housing units sold in 2009 considered to be affordable 
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to households earning the median household income of $39,154.  However, 
when median household income by race or ethnicity is considered, Black and 
Hispanic households would have a more difficult time purchasing a home than 
Whites. 

9. Minority households were more likely to experience housing problems 
than White households.  
Among both owner and renter households, minority households were more 
likely to experience housing problems such as cost burden, overcrowding, and 
substandard units. Among renter households with incomes less than 80% of 
median family income, 58.7% of Hispanic households and 56.1% of Black 
households had a housing problem compared to 52.8% of White households.  
Among owner households, 57.8% of Hispanic households and 52.9% of Black 
households had a housing problem compared to 45.9% of White households. 

10. The number of public housing units in the City is inadequate, especially 
for members of the protected classes.  
The Wilmington Housing Authority (WHA) owns and manages over 1,800 
units of public housing in the City.  In addition, WHA also administers 1,489 
Section 8 Housing Choice Vouchers across the City.  

Black households are disproportionately represented among public housing 
residents and applicants on the waiting list.  Eighty-six percent (86%) of 
current public housing tenants and almost 87% of applicants on the public 
housing waiting list are Black. 

Black households are disproportionately represented among Section 8 voucher 
holders and applicants on the Section 8 waiting list.  Of the 1,489 households 
utilizing a Section 8 voucher, 94.8% are Black. Of the 596 households waiting 
for a Section 8 voucher, 95.6% are Black. 

The extensive waiting lists for public housing (2,282) and Section 8 (596) 
demonstrate a high demand for affordable housing units in Wilmington.    

I. Potential Impediments to Fair Housing Choice and Recommendations 
Based on the observations included in this report, the following potential impediments to 
fair housing choice in the City of Wilmington were identified.  Recommended actions to 
eliminate these impediments are also provided. 

i. Public Sector 
a. The City’s increasingly diverse minority population may require 

language accommodations to ensure that all residents can access 
programs and services.  
American Community Survey (ACS) data reports on the non-English 
language spoken at home for the population five years and older. In 
2008, the Census Bureau reported that 2,819 persons in Wilmington 
spoke English less than “very well.” Of these, 2,448 (86.8%) were 
Spanish speakers. No other language group exceeded 1,000 persons with 
LEP.   
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The City of Wilmington must determine the need for a Language Access 
Plan (LAP) to assist persons with limited English proficiency (LEP) in 
accessing its CDBG and HOME programs. If it is determined that a need 
for an LAP exists, the City must prepare the LAP to comply with Title 
VI of the Civil Rights Act of 1964.   
Proposed Action I: Conduct the four-factor analysis outlined in the 
Federal Register of January 22, 2007, and at www.lep.gov, to determine 
the extent to which the translation of vital documents is necessary to 
assist persons with limited English proficiency (LEP) in accessing the 
City’s programs. If it is determined that the need for a Language Access 
Plan exists, the City must prepare the LAP in order to comply with Title 
VI of the Civil Rights Act of 1964.  
Proposed Action II: Provide other language services (interpreters, 
translators, etc.) on an as-needed basis.  

b. Minority households have greater difficulty becoming home 
owners in Wilmington because of lower incomes.  
Lower household incomes among Blacks and Hispanics are reflected in 
similarly lower home ownership rates when compared to White 
households. Across the City, Blacks and Hispanics had home ownership 
rates of 42.4% and 37.1%, respectively, compared to 58% among 
Whites. 
Proposed Action I: Enforce the City’s Section 3 policy to ensure that 
employment and other economic and business opportunities generated by 
HUD assistance, to the greater extent feasible, are directed to public 
housing residents and other LMI residents, particularly persons receiving 
government housing assistance, and business concerns that provide 
economic opportunities to low and very low income residents.  
Strengthen the language in the policy if necessary.  
Proposed Action II: Strengthen partnerships with local lenders that will 
offer homebuyer education and incentives to purchase homes throughout 
the City.  
Proposed Action III: Identify effective ways for the City, fair housing 
advocates, certified housing counselors, and financial lenders to increase 
home ownership among minorities, residents of LMI census tracts, and 
LMI residents. Such methods include:  

• Increasing sustainable home ownership opportunities through 
financial literacy education including credit counseling and pre- 
and post-home purchase education.  

• Increasing lending, credit, and banking services in LMI census 
tracts and minority census tracts.  

• Increasing marketing and outreach efforts of affordable mortgage 
products that are targeted for residents of LMI census tracts, LMI 
residents, and minorities.  
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Proposed Action IV: As part of the Consolidated Planning process, map 
the location of all new HOME-assisted housing projects.  Analyze this 
information to determine the relative breakdown of projects in impacted 
areas versus projects in non-impacted areas.  Establish internal goals for 
achieving balance relative to projects in impacted areas versus projects in 
non-concentrated areas.  The City should give favorable consideration to 
HOME activities that expand fair housing choice outside of areas of 
concentration.  Include a summary of the analysis in the CAPER as 
evidence of actions taken by the City to affirmatively further fair 
housing.  

c. The City’s existing supply of housing that is affordable to 
households up to 80% of median household income is not meeting 
demand.  
Historic patterns of housing segregation severely restrict housing choice 
for minority households, which have significantly lower incomes than 
White households.  These trends are apparent in the following 
observations:  

• Minority households were much more likely to live in larger 
families than White households.  Among Black and Hispanic 
families, 69.8% and 80% had three or more persons compared to 
47.3% of White families.  

• A lack of larger dwelling units consisting of three or more 
bedrooms, especially for renters, has a disproportionately greater 
impact on minority families who tend to live in larger 
households. An inadequate inventory of larger units causes 
overcrowding, increased wear and tear, and substandard living 
conditions for these families. Only 26.5% of the rental housing 
stock contains three or more bedrooms compared to 78.7% of the 
owner housing stock. Furthermore, there are over 2,800 
applicants combined on WHA’s public housing and Section 8 
waiting lists.  

• With the exception of Lincoln Towers, the majority of public 
housing units in the City of Wilmington are located in areas of 
Black and/or LMI concentration.  

• Over the last decade, the City’s affordable rental housing market 
has decreased due to the demolition of obsolete public housing 
units. Many of the Housing Authority’s properties are offline and 
unable to be occupied due to pending renovations or pending 
demolition.  This disproportionately impacts Black low-income 
households by eliminating affordable housing units within the 
City of Wilmington. 

• It is becoming more expensive to rent an apartment in the City of 
Wilmington. The City lost over 1,300 housing units renting for 
less than $500 between 2000 and 2008.  By comparison, units 
renting for $1,000 or more increased by 2,664 units.  
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• Minimum wage and single-income households cannot afford a 
housing unit renting for the HUD Fair Market Rent in 
Wilmington. This situation forces these individuals and 
households to double-up with others, or lease inexpensive, 
substandard units from unscrupulous landlords.  Minorities and 
female-headed households will be disproportionately impacted 
because of their lower incomes. 

• Persons receiving a monthly SSI check of $674 as their sole 
source of income, including persons with disabilities, cannot 
afford a one-bedroom unit renting at the Fair Market Rate of 
$915.   

Proposed Action I: Encourage and assist Section 8 Housing Choice 
Voucher holders in making affirmative moves to non-impacted 
neighborhoods both in the City and in areas outside of the City.   
Proposed Action II: Replace demolished public housing units with new 
units in locations that expand fair housing choice.  
Proposed Action III: Collaborate with affordable housing stakeholders 
in Delaware to expand the supply of affordable rental housing in non-
impacted areas both in the City and in areas outside of the City.  
Proposed Action IV: Continue to revitalize transitional neighborhoods in 
the City so that others will want to move into these areas.  

d. The City’s supply of affordable and accessible housing units is 
inadequate to meet demand.  
There is an overall lack of accessible housing for persons with 
disabilities in City of Wilmington. The inadequate accessible housing 
stock for persons with disabilities is apparent through the following 
observations:  

• Despite WHA’s efforts to expand housing choice for persons 
with disabilities (includes those with mental and/or physical 
disabilities), there are 361 individuals/families with a disability 
on the waiting list for public housing and another 73 applicants 
on the waiting list for Section 8 vouchers.  

• WHA currently does not meet the accessibility requirements of 
Section 504 of the Rehabilitation Act of 1973.  Only three public 
housing communities (Lincoln Towers, Baynard, and Mid City) 
meet the minimum standards of 5% for mobility-accessible units.  
None of WHA’s public housing stock meets the minimum 
standard of 2% for sensory-accessible units.  These 
circumstances limit fair housing choice for persons with 
disabilities.  

• Currently, the City’s Rental Property Inspections and Licensing 
Program does not require property owners and landlords to attend 
fair housing training.   
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Proposed Action I: In accordance with PIH Notice 2002-01 and as part 
of the Section 504 planning process, WHA should collaborate with 
people/residents with disabilities and organizations that advocate for 
people with disabilities in an effort to determine whether the 5% and 2% 
standards of Section 504 of the Rehabilitation Act of 1973 are sufficient 
to meet the needs of residents and prospective residents with disabilities, 
or whether a higher percentage of units is warranted.  
Proposed Action II: WHA should complete a Section 504 Needs 
Assessment, Self Evaluation, and Transition Plan in accordance with 24 
CFR Part 8 and HUD PIH Notice 2002-01 to determine whether the 5% 
and 2% standards are being met in each public housing community.  If 
the public housing stock falls short of meeting the 5% and 2% 
requirements of Section 504 of the Rehabilitation Act of 1973, WHA 
should develop a transition plan aimed at bringing the public housing 
stock as well as non-residential areas of each development into 
compliance. Moreover, in accordance with 24 CFR 8.26 and Section 
I(A)(5) of HUD PIH Notice 2002-01, WHA must create accessible units 
in a variety of bedroom configurations at each public housing 
development so that persons with disabilities have choices of living 
arrangements comparable to that of other families eligible for public 
housing. The purpose of Section 504 is to insure housing choice for 
persons with disabilities.  To the extent feasible, WHA should invite 
special interest groups, such as disability advocacy organizations, to 
participate in the Section 504 planning process.  
Proposed Action III: WHA should increase its fair market rent payment 
standard commensurate to a level that enables a tenant to afford costlier 
accessible units.  
Proposed Action IV: WHA should apply the minimum set-asides of 
accessible units (similar to its Section 504 obligations) and require 
accessible units in all assisted housing projects, including those financed 
with non-federal funds (i.e. LIHTC).  
Proposed Action V: WHA should collaborate with local advocacy 
organizations which can assist persons with disabilities who are being 
threatened with eviction, when the reason for eviction may be related to 
their disability.  Reasonable accommodations (due to extenuating 
circumstances) may be in order. At the very least, WHA should send 
notices of eviction via certified registered mail to ensure receipt of the 
notices by tenants and that tenants have the maximum amount of time to 
respond.  
Proposed Action VI: The City should require that all new housing units 
financed with HOME funds meet visitability standards.  
Proposed Action VII: The City should require that at least 5% of new 
units developed with HOME funds meet UFAS or other safe harbor 
accessibility standards.  
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Proposed Action VIII: As part of its Rental Property Inspections and 
Licensing Program, the City should encourage landlords to participate in 
an annual fair housing training.  The City should work collaboratively 
with other jurisdictions to facilitate, coordinate, and market fair housing 
trainings.  

e. The City’s process for allocating and reporting CDBG and HOME 
funds could be improved from a fair housing perspective.  
When reviewing applications for financial assistance under its CDBG 
and HOME programs, the City should analyze the location of proposed 
projects in terms of racial and ethnic concentration.  To the maximum 
extent feasible, the City should give consideration to projects located 
outside of impacted areas.  It should be noted, however, that 19 of the 
City’s 29 census tracts are racially and ethnically concentrated.  
Therefore, the location of the project in terms of racial and ethnic 
concentration must be weighed against other important factors, including 
the need to revitalize transitional neighborhoods. 
The City’s Affirmative Marketing Plan should be amended to include a 
policy pertaining to corrective actions taken against sub-recipients and/or 
owners who are not in compliance with their submitted and approved 
plans.   
In accordance with HUD’s HOME program regulations at 24 CFR 
92.202, the City should prepare a written policy that encompasses the 
requirements at 24 CFR 983.6.  These requirements should be 
incorporated as part of the application review and approval process for 
all applicable HOME-assisted projects. All housing providers, builders, 
and developers should receive a copy of this policy as part of the HOME 
application package. HUD’s site and neighborhood standards should also 
be incorporated into the City’s written agreements with developers, sub-
recipients, and CHDOs.  Such a policy will facilitate the City’s goals 
toward affirmatively furthering fair housing.  
Proposed Action I: When preparing future CAPERs, the City should 
map the addresses of all new affordable housing initiatives financed with 
public funds to depict their location relative to impacted areas.  This can 
be achieved without revealing confidential information on individual 
households.  Such a practice would enable the City to demonstrate its 
accomplishments in affirmatively furthering fair housing.  
Proposed Action II: Amend the City’s affirmative marketing plan to 
include a policy pertaining to corrective actions taken against sub-
recipients and/or owners who are not in compliance with their submitted 
and approved plans.  
Proposed Action III: The City should prepare a written policy that 
encompasses the site and neighborhood standards requirements at 24 
CFR 983.6.  These requirements should be incorporated as part of the 
application review and approval process for all applicable HOME-
assisted projects.   
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Proposed Action IV: In developing policy priorities for entitlement 
investment in affordable housing, the City should give first consideration 
to the use of federal and state funds for new family rental and for-sale 
housing developments on sites in non-impacted areas.  

f. Policy documents utilized by the Wilmington Housing Authority 
could be improved from a fair housing perspective.   
WHA’s Admissions and Continued Occupancy Plan (ACOP) and 
Section 8 Administrative Plan were reviewed and analyzed as part of this 
AI.  The following observations were noted:   

• WHA’s Admissions and Continued Occupancy Plan (ACOP) 
should include detailed policies for providing access to services 
for persons with limited English proficiency (LEP).  

• In order to expand housing choice, WHA should provide 
applicants with the opportunity to refuse three units before being 
moved to the bottom of the public housing waiting list.  In 
addition, within WHA’s ACOP, an exception should be provided 
for persons who reject a unit based on good cause.  The Housing 
Authority’s current policy may disproportionately impact persons 
with disabilities and other members of the protected classes. 

• WHA’s ACOP should outline the various steps and processes 
involved with filing a grievance with the Housing Authority.   

• To increase the number of privately owned rental units accessible 
to people with mobility impairments, WHA should increase its 
payment standard, on a case-by-case, as-needed basis, to 110% or 
higher to encourage landlords to provide reasonable 
accommodations for disabled tenants. 

• WHA’s Section 8 Admin Plan does not contain specific policies 
related to the translation of vital documents to improve access to 
services and programs for persons with limited English 
proficiency (LEP).   

In addition, the following observations were noted in relation to the 
Housing Authority’s Rehabilitation, Demolition, and Redevelopment 
Plans:  

• Over the next several years, a net loss of 150 public housing units 
is expected to occur in Wilmington.  When finalized, WHA’s 
redevelopment plans should aim to replace as many of these units 
as possible.  In addition, plans should be in place to relocate any 
displaced residents. While many of the units expected to be lost 
are dilapidated and already off-line, the lack of affordable rental 
housing in the City of Wilmington places a disparate impact on 
Black households, as almost 87% of applicants on the public 
housing waiting list are Black.   
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• Public housing residents displaced as a result of demolition 
activities should be given priority for occupancy of redeveloped 
units.  WHA should maintain detailed records for all displaced 
households (including protected class characteristics) in order to 
contact these households for prospective residency when 
replacement units become available for occupancy. In tracking 
the home address of displaced public housing residents, WHA 
should analyze the extent to which former residents moved to 
impacted neighborhoods versus those that moved to 
neighborhoods of opportunity. In order to expand fair housing 
choice, WHA should create certain replacement housing units in 
geographic locations outside of racial, ethnic, and LMI 
concentrations. 

Proposed Action I: WHA should amend its ACOP and Section 8 Admin 
Plan to provide detailed policies for providing access to services for 
persons with limited English proficiency (LEP).   
Proposed Action II: WHA should amend its ACOP policies in relation 
to the refusal of units to provide applicants with the opportunity to refuse 
three units before being moved to the bottom of the waiting list.   
Proposed Action III: WHA should amend its ACOP to provide detailed 
policies on the steps and processes involved with filing a grievance with 
the Housing Authority.  
Proposed Action IV: WHA should increase its Section 8 HCV payment 
standard on a case-by-case, as-needed basis, to encourage landlords to 
provide reasonable accommodations for disabled tenants. 
Proposed Action V:  WHA should conduct the four-factor analysis 
outlined in the Federal Register of January 22, 2007, and at www.lep.gov, 
to determine the extent to which the translation of vital documents is 
necessary to assist persons with limited English proficiency (LEP) in 
accessing the WHA’s programs. If it is determined that the need for a 
Language Access Plan exists, WHA must prepare the LAP in order to 
comply with Title VI of the Civil Rights Act of 1964.  
Proposed Action VI: WHA’s redevelopment plans should aim to replace 
as many of the demolished public housing units as possible.  In addition, 
plans should be in place to relocate any displaced residents. 
Proposed Action VII: WHA should track the locations and contact 
information of public housing residents that have been displaced as a 
result of demolition activities so that they can be given first choice in 
occupying replacement housing.  

g. The City’s 2009 Comprehensive Development Plan does not 
recognize the City’s responsibility to affirmatively further fair 
housing.   
Land use planning in the City of Wilmington occurs primarily on the 
neighborhood level, with individual neighborhood plans updated on a 
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rotating basis and guided by the overarching priorities updated in the 
City’s Five-Year Consolidated Plan.  Since land use choices and zoning 
recommendations are made on a neighborhood basis, it is especially 
important for the City to maintain perspective on the citywide fair 
housing implications of decisions made in each area.  The annual 
CAPER provides the opportunity to evaluate the impacts of housing and 
community development efforts to determine if affordable housing 
options have been created in non-impacted areas. 
The Comprehensive Plan does not include an overarching statement to 
express a commitment to affirmatively further fair housing.  The Plan is 
a logical instrument in which to state this policy, inasmuch as it 
encompasses all aspects of City government, not just the housing and 
community development functions.   
Proposed Action I: Develop a statement summarizing the City’s 
overarching policies aimed at affirmatively furthering fair housing 
choice in both the private and public sectors. The City’s next 
Comprehensive Development Plan Update should include this policy 
statement.  
Proposed Action II:  During the process of developing the City’s next 
Comprehensive Development Plan Update, the following should be 
included: a detailed strategy for increasing the supply of affordable rental 
housing for families in non-impacted areas, a detailed strategy for 
expanding the supply of rental housing accessible to persons with 
mobility impairments, and stated goals to expand the supply of 
affordable rental housing for families that is within proximity to entry 
level and/or lower skill jobs.  

h. The City’s Zoning Ordinance could be improved from a fair 
housing perspective.  
The City’s land use plan does not “favor” new conversions of single-
family dwellings into multi-family dwellings, though this represents a 
reasonable means of creating more housing units affordable to lower-
income households.  Luxury downtown apartments and lofts will not 
meet the needs of all household types. 
The City of Wilmington should consider alternate design options, such 
as tax abatements, community land trusts, and property tax incentives, 
which would stimulate the creation of affordable housing options in 
areas of opportunity. 
Proposed Action I: The City’s land use plan should be updated and 
amended to address the needs of all household types, including a mix of 
market rate housing, affordable housing, rental units, and 
homeownership units.  
Proposed Action II: Form a task force to explore the feasibility of 
offering alternative design options, such as tax incentives and/or density 
bonuses, to help stimulate the creation of affordable housing units in 
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non-impacted areas of the City.  The City should aim to balance its 
investments in both impacted and non-impacted areas/communities of 
opportunity.  

i. The City’s Fair Housing Ordinance is currently not enforced, which 
limits fair housing choice, particularly for residents that perceive 
they have been discriminated against on the basis of source of 
income.  
Local advocacy organizations observed and City officials confirmed that 
the City’s Minority Affairs Commission has been inactive for several 
years.  The City lacks an internal process to receive, investigate, and 
adjudicate fair housing complaints.  This is especially troublesome for 
residents that perceive that they have been discriminated against on the 
basis of age, sexual orientation, and source of income since they lack 
recourse under state and federal law.  
The City of Wilmington is to be commended for adopting fair housing 
legislation and for extending protection on the basis of age, sexual 
orientation, and source of income.  These are important protections that 
deserve to be preserved.  Advocates and the framers of this progressive 
legislation worked tirelessly to achieve this statutory victory for 
members of the protected classes.  But unless the City enforces its fair 
housing ordinance and provides a process for filing, investigating, and 
adjudicating complaints, the protections offered by the statute are 
nullified.  Failure to enforce the ordinance is an action that limits fair 
housing choice. 
The City of Wilmington should form a task force to evaluate and propose 
amendments to its Fair Housing Ordinance.  The objective of the task 
force would be to create a process for receiving, investigating, and 
adjudicating fair housing complaints that is relevant to the needs of all 
City residents, including members of the protected classes.  Every effort 
should be made to preserve the important protections afforded by the 
legislation. The task force should prepare and present its findings and 
recommendations to the public and the City’s governing body. 
Proposed Action I: Form a task force to evaluate and propose 
amendments to the City’s Fair Housing Ordinance. Prepare and present 
findings and recommendations to the public and the City’s governing 
body. 
Proposed Action II: In the alternative, the City should refer housing 
complaints to the State’s Office of Human Relations for investigation 
and resolution.  

j. Members of the protected classes could be more fully represented 
on City boards and commissions dealing with housing issues.  
There is an absence of Hispanics and a significantly lower representation 
of persons with disabilities on selected boards and commissions in the 
City of Wilmington.  The experiences and perspectives of members of 
the protected classes would enhance decision-making processes in the 
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City and offer the opportunity for advancing fair housing choice in all 
aspects of City government. 
Proposed Action: Conduct a survey of each of the appointed citizens 
who are currently members of public boards to identify members of the 
protected classes.  The survey should identify the race, gender, ethnicity, 
disability status, and familial status of every board and commission 
member. Thereafter, each new appointment should be surveyed in a 
similar manner. Records on the membership of boards and commissions 
will assist City officials in making appointments that reflect the City’s 
diversity.   

ii. Private Sector 
a. Mortgage loan denials and high-cost lending disproportionately 

affect minority applicants.  
The mortgage denial rates for Blacks and Hispanics decreased between 
2007 and 2009.  Nonetheless, the denials rates for Blacks and Hispanics 
remained higher than that of Whites in 2009 at 13.6% and 10.8%, 
respectively, compared to 8.4% for Whites.   
Upper-income Black households had denial rates three times as high as 
White upper-income households. Among upper-income Black applicants 
the mortgage denial rate was 16.1% in 2009 compared to a denial rate of 
5.5% among Whites. While this fact alone does not imply an impediment 
to fair housing choice, the pattern is consistent with discrimination.   
All of the five census tracts in Wilmington with mortgage denial rates 
greater than 25% were also noted to be areas of minority concentration.    
Lower-income minority households are disproportionately represented 
among recipients of high-cost mortgage loans. This trend places the 
homes of minority households at greater risk for eviction, foreclosure, 
and bankruptcy.    
Proposed Action I: Because credit history is a major reason for denial of 
home mortgage applications in Wilmington, there are opportunities for 
lenders to undertake initiatives aimed at expanding home ownership 
opportunities for minorities. The following are actions that lenders need 
to consider in order to reduce the rate of denial of home mortgage 
applications based on credit history: 

• Lenders should share with the applicant the specific information 
on the credit report on which the denial was based. 

• Lenders should give the applicant the opportunity to investigate 
questionable credit information prior to denial of a home 
mortgage application by the bank. 

• Lenders should allow the applicants to offer alternative credit 
references in lieu of the standard traditional references. 

• Lenders should take the unique credit practices of various 
cultures into account when considering applications. 
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• Lenders should refer applicants for credit counseling or other 
readily available services in the community. 

Proposed Action II:  Engage HUD-certified housing counselors to target 
credit repair education through existing advocacy organizations that 
work extensively with minorities. 
Proposed Action III:  Conduct a more in-depth analysis of HMDA data 
to determine if discrimination is occurring against minority applicant 
households.  Consider contracting with an experienced fair housing 
advocacy organization to conduct mortgage loan testing. 
Proposed Action IV: Engage in a communication campaign that markets 
home ownership opportunities to all minorities, regardless of income, 
including middle and higher income minorities.  The campaign could 
also provide information to lenders in an effort to demonstrate the high 
denial rates of mortgage applications for all minorities regardless of 
income.    

b. Foreclosures appear to disproportionately affect minority 
households in the City of Wilmington. 
Between January 2007 and June 2008, Wilmington had a foreclosure rate 
of 5.2%. Census tracts with the highest rates of foreclosure were more 
likely to also be areas of minority concentration. 
Proposed Action:  The City can mitigate the impacts of foreclosure by 
supporting increased buyer education and counseling, as well as 
supporting legislative protections for borrowers to assist them in meeting 
housing costs.  In particular, the City should focus its resources in areas 
most affected by foreclosures to forestall further neighborhood decline.  
Fair housing and affirmative marketing policies must factor into the 
disposition of residential properties abandoned as a result of foreclosure. 

J. Fair Housing Action Plan 
Based on the identified impediments to fair housing choice and the proposed actions 
included in the previous section, the following Fair Housing Action Plan has been 
developed.  The format of this chart should more easily facilitate the completion of the 
City’s Annual Plan and CAPER documents.  Each year during the Annual Plan process, 
the City will identify the strategies it will undertake to affirmatively further fair housing. 
At the end of each program year, progress made toward achievement of the strategies will 
be reported in the City’s CAPER. 
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Figure 3-44 
City of Wilmington Fair Housing Action Plan 

 

Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Increase  access  to Ci ty 
programs  for persons  
with l imi ted Engl ish 
proficiency (LEP)

A. Conduct four‐factor analys i s  of need 
for a  language  access  plan in accordance  
with HUD's  LEP guidance.

B. Provide  other language  services  (i .e. 
trans lators , interpreters , etc.) on an as ‐
needed bas is . 

A. City of 
Wilmington

B. City of 
Wilmington 

A. 2012‐2013

B. Ongoing

A. TBD

B. TBD

A. 

B. 

Provide  home  ownership 
opportunities  to 
minori ty households  
throughout the  Ci ty 
through increased 
employment 
opportunities , home  
ownership counsel ing, 
and homebuyer 
education

A. Enforce  the  City's  Section 3 pol icy to 
ensure  that employment opportunities  
generated by HUD ass is tance  are  
directed towards  publ ic hous ing  
res idents  and LMI  res idents . 

B. Strengthen partnerships  with loca l  
lenders  that wi l l  offer homebuyer 
education and other incentives  to 
purchase  a  home  in the  City. 

C. Identi fy effective  ways  to increase  
home  ownership among minori ties , 
res idents  of LMI  census  tracts , and LMI  
res idents . 

D.  Map the  location (impacted areas  vs . 
non‐impacted areas ) of a l l  new HOME‐
ass is ted hous ing projects  as  part of the  
Consol idated Planning process . 

A. City of 
Wilmington, 
Wilmington 
Hous ing Authori ty 
(WHA)

B. City of 
Wilmington  

C. City,  area  non‐
profi ts , loca l  
lenders , and 
counsel ing 
agencies

D. City of 
Wilmington 

A. Ongoing

B. 2012‐2013

C. 2012‐2013

D.  Ongoing, 
annual ly

A. $0

B. $0

C. $0

D.  $0

A. 

B. 

C.

D. 

Impediment #1: The City's increasingly diverse minority population may require language accommodations to ensure that all residents can access programs and services. 

Impediment #2: Minority households have greater difficulty becoming home owners in Wilmington because of lower incomes. 
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Increase  the  
access ibi l i ty of 
affordable  hous ing in 
the  City to owner‐
occupant and renter 
households  making 80% 
or less  of the  median 
household income

A. Encourage  and ass i s t Section 8 
voucher holders  in making affi rmative  
moves  to non‐impacted neighborhoods  
both in the  City and in areas  outs ide  of 
the  City.  

B. Replace  demol ished publ ic hous ing 
units  with new units  in locations  that 
expand fa i r hous ing choice. 

C. Col laborate  with affordable  hous ing 
stakeholders  in Delaware  to expand the  
supply of affordable  renta l  hous ing in 
non‐impacted areas  both in the  City and 
in areas  outs ide  of the  City. 

D. Continue  to revi ta l i ze  trans i tiona l  
neighborhoods  in the  City. 

A. City of 
Wilmington, WHA, 
NCCHA 

B. WHA

C. City of 
Wilmington, WHA

D. City of 
Wilmington, area  
hous ing 
developers , and 
neighborhood 
organizations

A. Ongoing 

B. Ongoing 

C. Ongoing 

D. Ongoing

A. $0

B. $0

C. $0

D. TBD

A. 

B. 

C. 

D. 

Impediment #3: The City's existing supply of housing that is affordable to households up to 80% of median housing income is not meeting demand.  
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Increase  the  supply of 
access ible, affordable  
hous ing in the  City 

A.  Collaborate with people with disabilities and 
disability advocacy organizations to determine 
if the 5% and 2% standards are sufficient to 
meet the needs of residents and prospective 
residents with disabilities. 

B. Complete a  Section 504 Self‐Evaluation, 
Needs Assessment, and Transition Plan.  
Special interest groups should be invited to 
participate in the Section 504 planning process. 

C. Increase FMR standards for landlords that 
accommodate voucher holders with 
disabilities. 

D. Apply the minimum  set‐aside for accessible 
units and require accessible units in all housing 
projects. 

E. Collaborate with advocacy groups to assist 
persons with disabilities threatened with 
eviction. 

F. Require that all new housing units financed 
with HOME funds meet visitability standards. 

G. Require that at least 5% of new units 
developed with HOME funds meet UFAS or other 
safe harbor accessibility standards. 

H. Encourage landlords that are registered 
through the City's Rental Property Licensing 
Program  to attend fair housing training.   Work 
collaboratively with other jurisdictions to 
facilitate, coordinate, and market fair housing 
trainings.

A. WHA

B. WHA

C. WHA

D. WHA

E. WHA

F. City of Wilmington 

G. City of Wilmington 

H. City of Wilmington 

A. 2012‐2013

B. 2012‐2013

C. Annual ly 

D. Ongoing 

E. Ongoing 

F. Ongoing 

G. Ongoing 

H. 2012‐2013; 
Annual ly. 

A. $0

B. TBD

C. $0

D. $0

E. $0

F. $0

G. $0

H. $0

A. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

Impediment #4: The City's supply of affordable and accessible housing units is inadequate to meet demand.  
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Ensure  City pol icies  
affi rmatively further fa i r 
hous ing and meet al l  
appl icable  HUD 
requirements .

A. In the  CAPER, map the  addresses  of al l  
new affordable  hous ing ini tiatives  (i .e. 
impacted areas  vs . non‐impacted areas) 
financed with HOME funds . 

B. Amend the  City's  affi rmative  marketing 
plan to include  a  pol icy perta ining to 
corrective  actions . 

C. Prepare  and adopt a  written pol icy that 
encompasses  the  s i te  and neighborhood 
standards  requirements  at 24 CFR 983.6. 

D. Give  fi rs t cons ideration to the  use  of 
federal  and state  funds  for new fami ly 
renta l  and for‐sa le  hous ing 
developments  in non‐impacted areas . 

A. City of 
Wilmington

B. City of 
Wilmington  

C. City of 
Wilmington 

D. City of 
Wilmington 

A. Annual ly 

B. 2012‐2013

C. 2012‐2013 

D. Annual ly 

A. $0

B. $0

C. $0

D. $0 

A. 

B. 

C. 

D. 

Impediment #5: The City's process for allocating and reporting CDBG and HOME funds could be improved from a fair housing perspective. 
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Amend WHA pol icy 
documents  to be  in 
compl iance  with al l  
appl icable  federal  laws  
and authori ties  

A. Amend the  ACOP and Section 8 Admin 
Plan to provide  detai led pol icies  for 
providing access  to persons  with LEP. 

B. Amend the  ACOP to provide  appl icants  
with the  opportunity to refuse  three  
units  before  being moved to the  bottom 
of the  waiting l i s t.  

C. Amend the  ACOP to provide  deta i led 
pol icies  on the  process  for fi l ing a  
grievance. 

D. Increase  the  Section 8 HCV payment 
standard on a  case‐by‐case  bas is  to 
encourage  landlords  to provide  
reasonable  accommodations  for 
disabled tenants . 

E. Conduct the  four‐factor analys is  of 
need for a  language  access  plan in 
accordance  with HUD's  LEP guidance.

F. Replace  as  many of the  demol ished 
publ ic hous ing units  as  poss ible.  
Relocate  displaced res idents . 

G. Track the  locations  and contact 
information of publ ic hous ing res idents  
that have  been displaced as  a  resul t of 
demol i tion activi ties . 

A. WHA

B. WHA

C. WHA

D. WHA

E. WHA

F. WHA

G. WHA 

A. 2012‐2013

B. 2012‐2013

C. 2012‐2013

D. Annual ly

E. 2012‐2013

F. Ongoing 

G. Ongoing 

A. $0

B. $0

C. $0

D. $0

E. TBD

F. TBD

G. $0

A. 

B. 

C. 

D.  

E. 

F. 

G. 

Impediment #6: Policy documents utilized by the Wilmington Housing Authority could be improved from a fair housing perspective. 
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Establ i sh fa i r hous ing 
as  a  priori ty in the  City's  
long‐range  planning

A. Develop a  s tatement summarizing the  
City's  respons ibi l i ty to affi rmatively 
further fa i r hous ing. Include  this  pol icy 
s tatement in the  next Comprehensive  
Plan Update. 

B. Include  detai led s trategies  for the  
fol lowing in the  next Plan Update: 
increas ing the  supply of affordable  
renta l  hous ing for fami l ies  in non‐
impacted areas , expanding the  supply of 
renta l  hous ing access ible  to persons  
with mobi l i ty impairments , and 
expanding the  supply of affordable  
renta l  hous ing for fami l ies  that i s  in 
close  proximity to jobs .

A. City of 
Wilmington 

B. City of 
Wilmington

A. 2012‐2013

B. 2012‐2013

A. $0

B. $0

A. 

B. 

Ensure  that the  City's   
zoning ordinance  i s  in 
compl iance  with the  Fa ir 
Hous ing Act

A. Update  and amend the  City's  Land Use  
Plan to address  the  needs  of al l  
household types , including a  mix of 
market rate  hous ing, affordable  hous ing, 
renta l  units , and homeownership units . 

B. Form a  task force  to explore  the  
feas ibi l i ty of offering alternative  des ign 
options , such as  tax incentives  and/or 
densi ty bonuses , to help stimulate  the  
creation of affordable  hous ing units  in 
non‐impacted areas  of the  City. 

A. City of 
Wilmington 

B. City of 
Wilmington

A. 2012‐2013

B. 2012‐2013

A. $0

B. $0

A. 

B. 

Impediment #7: The City's 2009 Comprehensive Development Plan does not recognize the City's responsibility to affirmatively further fair housing. 

Impediment #8: The City's zoning ordinance could be improved from a fair housing perspective. 
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Ensure  that the  City's  
Fair Hous ing Ordinance  
i s  enforced and 
reflective  of current 
practices  and 
procedures  in the  City 

A. Form a  task force  to evaluate  and 
propose  amendments  to the  City's  Fair 
Hous ing Ordinance.  The  task force  
should prepare  and present i ts  findings  
and recommendations  to the  publ ic and 
the  City's  governing body. 

B. In the  al ternative, the  City should refer 
hous ing compla ints  to the  State's  Office  
of Human Relations  for investigation 
and resolution.

A. City of 
Wilmington, 
Mayor's  Office, City 
Counci l  

B. State  Office  of 
Human Relations

A. 2012‐2013

B. 2012‐2013

A. $0

B. $0

A. 

B. 

Ensure  that members  of 
the  protected classes  
are  represented on 
appointed volunteer 
boards

Obtain information from current board 
members  to document race, gender, 
ethnici ty, disabi l i ty status , and fami l ia l  
status .

Ci ty of Wilmington  Ongoing TBD

Impediment #9: The City's Fair Housing Ordinance is currently not enforced, which limits fair housing choice, particularly for residents who perceive they have been 
discriminated against on the basis of source of income. 

Impediment #10: Members of the protected classes could be more fully represented on City boards and commissions dealing with housing issues. 
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Goals  Strategies to Meet  Goals  Responsible Entities  Benchmark
Year to be 
Completed

Proposed 
Investment 

Date Completed 

Increase  and enhance  
fa i r hous ing outreach 
and education efforts  
throughout the  City

A. Lenders  should undertake  ini tiatives  
aimed at expanding home  ownership 
opportunities  for minori ties . 

B. Engage  HUD‐certi fied hous ing 
counselors  to target credi t repa ir 
education through exis ting advocacy 
organizations  that work extens ively with 
minori ties . 

C. Conduct a  more  in‐depth analys is  of 
HMDA data  to determine  i f 
discrimination i s  occurring against 
minori ty appl icant households . 

D. Engage  in a  communication campaign 
that markets  home  ownership 
opportunities  to al l  minori ties . 

A. Area  lenders

B. Area  lenders , 
City, area  advocacy 
organizations

C. City of 
Wilmington

D. Area  lenders , 
City,  area  advocacy 
organizations  

A. Ongoing

B. Ongoing

C. 2012‐2013

D. Ongoing 

A. TBD

B. TBD

C. TBD

D. TBD

Increase  home  buyer 
education, counsel ing, 
and other services  to 
mitigate  the  impacts  of 
foreclosure  

Mitigate  the  impacts  of foreclosure  by 
supporting the  fol lowing: increased 
buyer education, increased credi t  and 
buyer counsel ing, and legis lative  
protections  for borrowers  to ass i s t them 
in meeting hous ing costs . 

City of Wilmington, 
area  advocacy 
organizations  

Ongoing  $0 

Impediment #12: Foreclosures appear to disproportionately affect minority households in the City of Wilmington. 

Impediment #11:  Mortgage loan denials and high‐cost lending disproportionately affect minority applicants. 
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K. Signature Page for the City of Wilmington 
By my signature I certify that the Analysis of Impediments to Fair Housing Choice for 
the City of Wilmington is in compliance with the intent and directives of the regulations 
of the Community Development Block Grant Program regulations. 

 

__________________________________________________________ 

(Signature of Authorizing Official) 

___________________________ 
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