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A Fair Share Housing Measure for Delaware

The Good Neighborhood Project
of the Delaware Housing Coalition
(DHQ) is a long-term campaign to
address the need for affordable,
accessible, inclusive communities
everywhere in Delaware and aims to
create housing opportunities for
households with very low incomes
(<50% of median income) and ex-
tremely low incomes (<30%)
throughout Delaware's affordable
housing system.

Affordable housing is a total
package of goods which can en-
hance the life of its occupants, and
the location of this housing can be
as important as its affordability.

Affordable housing happensin a
context and an environment. It can
be situated:

e in healthful environments, in
proximity to open space,

e convenient to places of work,

¢ well-placed in terms of access to
the better-performing public
schools,

e in communities where unem-
ployment, poverty, and crime
are low,

e inareas in which there is a diver-
sity of work and professional
backgrounds among heads of
households,

e inneighborhoods that are ra-
cially and ethnically diverse, and

e where access to public transpor-
tation is plentiful.

So, the affordable housing need
cannot be addressed by focusing
solely on the gap between incomes
and housing cost or on the funding
required to make housing afford-
able for poor Delawareans. It must
also address social, regulatory, and
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civic barriers to a more equitable
geographic distribution of afford-
able housing.

We use the term “Fair Share” to
describe this more equitable distri-
bution. The Fair Share Measure de-
fines the number of units that a
community needs to have afford-

able and available to the population
in need in order for that community

to bear a proportionate share of the

need. A better geographic distribu-
tion of affordable housing would

give households greater choices and
opportunities, while benefiting com-

munities as a whole.

Fair Share Surplus/Deficit
Affordable Housing Units
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Among census tracts, supplies of affordable
and available housing vary from a high surplus
of +118 to a high deficit of — 173. The average
tor all census tractsis —27.
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The accompanying maps look at
cost-burdened very low-income
renter households in Delaware, tak-
ing into account basic information
on where the affordable rental units
are, where the people in need cur-
rently live, and what the surplus or
deficit is across these census tracts,
when compared with the Fair Share
Measure. This procedure reveals a
very small number of census tracts
which break even or have a positive
fair share. A negative number repre-
sents the need for that quantity of
additional affordable housing units
in that census tract.

The Fair Share Surplus/Deficit
map shows the distribution of this
need.

TARGET CENSUS TRACTS
The Target Census Tracts were
selected by using specific variables
to determine areas for affordable
housing development. The vari-
ables utilized included: median in-
come, poverty rate, renter percent-
age, and fair share measure deficit.
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All Delaware census tracts were
mapped for each of these variables,
following which only the census
tracts with all of the following char-
acteristics were selected as targets:
e >$40,000 household median

income
e <15% poverty rate
e <30%renter percentage, and
o fair share measure deficit

Using all of these characteristics
led to the elimination of some defi-
cit tracts as targets.

FAIR SHARE IMPLICATIONS
The Fair Share Measure, as ap-
plied to the situation of very poor
renter households, indicates the
need for changes in existing land
use and housing policy at state,
county, and local levels. Some of the
policy changes indicated by the Fair
Share Measure are listed below.
Delaware needs a better distribu-
tion of affordable housing across
the entire state. No community, as
measured by an analysis of census
districts (cover), has met the Fair
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The Population in Need

Cost-burdened renters and home-
owners make up an increasingly
sizeable fraction of our state’s af-
fordable housing population in-
need. From 2000 to 2005 there was
an increase of 6,273 ELI households
with cost burden.

For the purposes of policies related
to geographic distribution, we have
looked at extremely low-income
(ELI) renter households (=11,706),
who account for close to half
(43.6%) of all households with rent
burdens. They are paying over a
third of their income for their hous-
ing. To this number we have added
the remainder of very low income
(VLI) households (=2,546), who are
severely rent-burdened. They are
paying over half of their income for
their housing.

These households are the least eas-
ily served in the current housing
market and need a housing unit
made newly affordable through a
tenant-based subsidy or other
means. In the absence of a living
wage, the gap between what it
costs to provide housing under nor-
mal market conditions and the price
the lowest income families can af-
ford to pay can only be bridged with
some sort of third-party subsidy
While the increase in ELI households
was 6.8% (an additional 797 units)
over the five-year period, the num-
ber of ELI renter households with
severe cost burden - cost burden
exceeding 50% of income on hous-
ing - increased by 3,521, a 39.0% in-
crease. Cost-burdened ELI home-
owners increased by 5,476, a 61.3%
increase. (Kotz, 2007)

We take this renter population as
the basis for our population in need
(=14,252). Even after taking into
account units that are affordable
and available throughout the state,
there are still over 9,000 units
needed to accommodate this popu-
lation in need.
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Share Measure. All have a deficit of
affordable housing, with the aver-
age being - 34o0.

Moving to the census tract level,
variations in the stock of affordable
and available housing range from a
high surplus of +118 to a high deficit
of —173. The average for all census
tracts is a deficit of - 27.

County and Local

e Thereis alack of land zoned for
multi-family housing. There is also
an uninformed bias against density
which drives up the cost of housing,
making it less affordable, as well as
contributing to sprawl. More land
can be strategically re-zoned within
growth areas to promote increased
use of density and permit more
multi-family housing (MFH).

e Existing county programs for
workforce housing do not include
rental housing programs (as in New
Castle) or do not aim at meeting the
deepest needs (as in Sussex). When
there is a public “giving” (a material
incentive such as a density bonus)
to make such programs possible,
the best use of this “giving” is a
benefit that applies to the most citi-
zens.

e Similarly, new public infrastruc-
ture is often planned largely with
single-family housing and commer-
cial development in mind. In these
instances, as in the southern New
Castle County sewer district, an ade-
quate amount of multi-family hous-
ing could be required as part of the
bargain which brings new infrastruc-
ture to an area.

e Jurisdictions share needs. In
most cases, only cooperation and
planning among jurisdictions can
help to provide a fairer share of
housing. An example of this is the
great benefit which could come
from a concerted approach by the
City of Wilmington and New Castle
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County.

State

e The traditional qualified census
tracts (QCTs) used for placement of
units in the Low Income Housing
Tax Credit program define those
census tracts in a way which encour-
ages placement of affordable rental
housing in areas of concentrated
poverty. Despite this, the Delaware
State Housing Authority (DSHA) has
been able to encourage placement
of units outside of the QCTs. In-
creased incentives could be used
strategically to place more new
units within the target census tracts.
e There is inadequate investment
in very affordable rental housing.
The creation of a state multi-family
bond program could encourage con-
struction, as well as more equitable
geographic distribution.

e The criteria for use of the exist-
ing state Housing Development
Fund (HDF) do not reflect the need
for greater distribution of very af-
fordable rental housing. This could
be made a weighted priority within
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the application process.

o Anoverall, statewide Affordable
Housing Policy Framework could
help target federal and state re-
sources, prioritize their utilization,
and offer new initiatives to help ad-
dress the plight of low-income Dela-
wareans.

e The use of eventual funds from
the National Housing Trust Fund
(NHTF) could be utilized in a way
which promotes geographic distri-
bution of very affordable rental
housing in Delaware.

e When upscale housing develop-
ment occur within target census
tracts, a fee could be implemented
and assessed for such develop-
ments, which could be contributed
to a “fair share” housing fund.

Other

e Vocal support from the commu-
nity for multi-family housing, in-
creased density, proximity to public
transportation, and inclusionary
zoning is essential. Continued re-
search and education on the bene-
fits of affordable housing, as well as
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the need, are also necessary. Higher  the preservation and rehabilitation
density, more diverse projects, and of existing affordable housing

ordinances supporting them need should be a priority. This would in-
our continued unremitting s ort. clude promotion of resident-owned
g supp uaep .. ! ; w Fair Share Measure
e Decisions by public officials communities for manufactured ) i
. . h ; The fair share measure is based on
based on community sentiment of ousing. |
“ here but here” lead to cha- e A mix of housing types at all in- costburdened renters at or below
a‘nyW ere . A ) . using typ 30% of AMI plus severely cost-
otic, uneven, and inequitable deci- come levels is part of what makes a burdened renters from 30% to 50%
sions. strong, sustainable community. Fo- of AML. It uses a definition of “fair
OUTSIDE GROWTH AREAS cusing qn |.ntegrat|on of housing share” that is bfas:eg on a three-step
fth types within growth areas could be process of (1) dividing the number
_' d'Scicmsk()) :he :afggtlcenixs tracts way of compensating for the re- of housing units for each census
:cnulca e'd yh e’d axrif. a;re eashure strictions that growth plans place tract by the total housing units in
all outside the identi 1€ growt _ on a Fair Share effort. &4 the state, then (2) taking this per-
zones. In these areas, investment in centage times the number of house-

holds in need. This gives a “fair

share” number of units in the tract.
(3) When this number is subtracted
from the number of units that are
affordable and available to this
population, a corresponding deficit
or surplus results.

Target Census Tracts Rent Burden & Severe

Rent Burden
Fair Share Measure ELI households account for close to
| ' Other half (43.6%) of all households with

rent burdens. Another third (33.8%)
- Target CTs

are households with incomes under
= : = 50% MFI but over 30% MFI. Com-

TARGET. CENSUS T.RACT is one‘m VYhICh aIl.of the bined, households under 50% MFI

following pertain: the median income is 40,000 o

or more, the poverty rate is |ess than 15%, the make up three-fourths (77.4%) of all

renter population is less than 30%, and there is a

rent-burdened households. The rent
burden faced by households with
incomes over 50% MFI is small in
comparison (22.3%).

ELI households are in fact under
severe rent burden (paying over 50%
of their income on housing) com-
pared to other income groups. ELI
households account for three-
fourths (73.3%) of all households
with severe rent burdens. Another
20.7% are households with incomes
under 50% but over 30%MFI. Com-
bined they make up 94% of all se-
vere rent burdened households. The
severe rent burden faced by rental
households with incomes over 50%
is extremely small (6%).
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