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Information Sheet 
The City of Seaford (corporate limits) consists of 7,200 people according to the 2010 census.  The 
residents enjoy a close-knit “hometown” community that really offers the best of both worlds.  
Although Seaford is considered a small town, it is within a one hour drive to many beautiful 
beaches, within a two hour drive to such cities as Philadelphia, Wilmington, and Baltimore and 
within a four hour drive to New York City.  This makes “big city living” easily accessible for Seaford 
residents, if they so desire.  Many residents, however, enjoy living and working in Seaford 
because of everything it has to offer.  

Seaford is an historical riverside community.  Although growth is occurring in Seaford, it is not 
without regard for the past. 

Seaford is very diverse. It offers the perfect mix of a small town quality of life with an 
economically sound business climate.  Although farming and the poultry industry are very 
important to Seaford, they do not constitute all of the business.  Seaford became home to the 
world’s first nylon plant in 1939.  Since that time, the City has invested in two business parks 
and has been able to attract many more manufacturing businesses.  The medical industry is also 
very prevalent in Seaford.  With a state- of- the- art hospital and many local physicians, 
surgeons and specialists, Seaford offers first-rate, nationally recognized medical treatment to 
its residents and to those of neighboring communities.  The Seaford School District has also 
recently undergone a multi-million dollar renovation and modernization project that offers 
students educational choices with its New-Tech Academy, an International Baccalaureate 
program, Culinary Arts and many other offerings that will prepare the future work force 
participants for life in the 21st century.   Of course, Seaford also has a prominent showing of 
retail businesses.  Many restaurants and stores make Seaford a “hub” for tax-free shopping for 
many surrounding communities.  All of these businesses make Seaford an “employment center” 
for Sussex County. 

The Downtown Development District (DDD) initiative offers a unique opportunity for the City of 
Seaford and Sussex County.  This initiative with its collaboration between the City of Seaford, 
the Office of State Planning and Coordination, the residents, business and property owners can 
be implemented by the stake holders to place real improvements, jobs and growth in a 
strategic location within the City of Seaford and Western Sussex County.   

See the attached map of the proposed City of Seaford DDD area Exhibits #1-3.  The proposed 
Downtown Development District is targeted as the High Street Corridor of the City that is 
located in the center of what was once Seaford’s bustling downtown.  This area of 
approximately 50 acres is currently zoned C-3 Riverfront Enterprise Zone in accordance with the 
Seaford zoning regulations.  The area has a land use pattern reflecting the generally 
undifferentiated land uses of the historic nineteenth-century riverside community.  This is a mix 
of mostly commercial, residential and institutional uses in the downtown.  The area has had 
many tenants, land owners and uses over the years that varied from retail shops, to office 
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buildings, to places of worship.  In the late 1990s the City implemented a street-scaping project 
in the approximately five block area that included being pedestrian friendly, parking, sidewalk 
and lighting improvements in the hopes that this would reverse some of the trends that the 
area was experiencing.  The need for the Downtown Development District implementation is 
evident today.  The targeted area is typified by some vacant buildings and code violations that 
the current property owners have been unable to resolve due to lack of funding and technical 
assistance with the repairs or renovations which would make the properties viable again in the 
current economy. 

The inclusion of the City Seaford in the Downtown Development District would dovetail with 
past and present City redevelopment initiatives and would have a multiplier effect towards 
positive change in the targeted area, as well as the greater Seaford community. With the 
redevelopment of the downtown area of Seaford several positive outcomes could be realized 
with targeted investment.  The reuse of an existing building with existing connectivity to the 
transportation network and other established infrastructure would permit potential businesses 
to minimize time in the critical startup phase.  This would bring jobs and investment to the local 
economy faster and with greater local impacts.  In addition the reuse of existing locations 
reduces the need for new construction in environmentally sensitive green field locations.  
Downtown redevelopment is a win for the property owners, business owners, and potential 
employees of those businesses, the City, County and State. 

 

SUMMARY OF NEED AND IMPACT 
The need for a comprehensive planning strategy in the proposed DDD area of Seaford is 
evident.  The area lacks some of the focus and targeted investment that is prevalent in 
successful communities of a similar size and socioeconomic conditions as Seaford, see census 
information in Exhibit #4.  In a recent survey conducted by the Delaware Economic 
Development Office of the Seaford downtown property and business owners; it was found that 
25 percent of the buildings were currently underutilized or vacant and in need of major repairs 
to remain viable.  The same survey showed 44 percent of the respondents are planning to make 
improvements to their facilities in the next 12 months; 75 percent plan to make improvements 
in the near future.  This survey and the interaction by the stake holders underscores the facts 
that the downtown area of Seaford is well positioned for short term growth and change.  With 
the addition of Delaware Development District Program Incentive funds, City incentive funds 
and private investment, the multiplier effect can be tremendous for the targeted area. 

In addition, and possibly most important, the City of Seaford has for the past 18 years 
continually funded an Economic Development Manager staff position.   This staff member has 
the day-to-day assignment of developing business and economic development opportunities 
within the Seaford community.  This is the only municipally-funded, ED position within the 
County.  This will allow for the marketing of this new opportunity to the business and property 
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owners by a seasoned employee who knows the community and its players.  This is a key 
ingredient for success that is not shared by our peers.  The inclusion of this area in the DDD 
program would add additional advantage to an area of the City that is forced to compete with 
other areas of the City and County with greater perceived benefits.  This program would assist 
in leveling the playing field. 

 

SUMMARY OF DISTRICT PLAN 
The City of Seaford thrives on the adage of Keep it Simple for Success - KISS.  That principal is 
the guiding aspect of the overall implementation plan.  Several key goals and objectives of the 
plan are as follows: 

 Preserve the historic downtown area by ensuring its economic vitality with the use of 
the Riverfront Enterprise Zone and the Commercial District Affiliate Program 
assistance. 

 Preserve, renovate and revitalize the core downtown area with the DDD Program and 
local incentive opportunities. 

 Determine the appropriate use of the waterfront area (industrial, office or 
restaurant/boating). 

 To preserve and enhance Seaford’s historic heritage. 
 To continue to expand Seaford’s role as the primary employment center for Western 

Sussex County. 
 To maintain or possibly increase the percentage of single-family dwelling units 

accessible (walkable or bikeable) to the downtown in order to provide for balanced 
growth. 

 To improve the safety and mobility of the existing transportation network. 
 To protect adjacent sensitive environmental areas and the water quality of the 

Nanticoke River. 
 To provide safe and adequate public utility services to present and future residents. 
 To provide housing opportunities for all income ranges. 
 To provide a place for affordable “incubator” style businesses that may not be able to 

afford other locations within the City. 
 
These critical guiding elements are currently contained in the Seaford Comprehensive Planning 
Document that has been approved by the State Planning Office and the area planned for the DDD 
is located in a Level 1 investment area as defined in the Sussex County and State of Delaware 
planning documentation. This is an important factor in the development and investment 
potential of the area. 
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LETTER OF SUPPORT FROM THE SEAFORD ENHANCEMENT TEAM 

(SET), INVESTORS AND DOWNTOWN BUSINESSES 
 
The Seaford Enhancement Team (S.E.T) is a group of local businesses, property owners and 
volunteers that was appointed four years ago, by then Mayor William Bennett, to guide the 
development and planning of downtown revitalization.  The group has worked with Diane Laird 
of the Delaware Economic Development Office to receive District Affiliate status and has 
advised the City on several initiatives related to the downtown redevelopment efforts.  They 
have reviewed and assisted with the preparation of the DDD proposal and have offered the 
attached letter of support, along with interested investors, downtown business and our 
Chamber of Commerce. 
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SUMMARY OF LOCAL INCENTIVES 
 

Currently the City of Seaford has available to property owners the City of Seaford 
Reinvestment Tax Incentive.  This innovative and one-of-a-kind program within the State allows 
property owners who make substantial qualifying improvements to their property to receive a 
cash incentive from the City.  In the event the project meets all requirements, a property owner 
may receive a 10 year rebate (in the form of an upfront cash payment) from the City for the 
taxable value of all improvements made to the real estate. See the particulars of the ordinance 
in Exhibit #5. 

In addition, the C-3 zoning regulations (Exhibit #6 -Section 15-48d) allow for the administrative 
waiver (by the City Council) for some of the parking, lot coverage and height requirements for 
projects proposed within the zone.  These simple waiver allowances save several months of 
project time obtaining approvals and waiting for variances.  This streamlines the approval 
process for projects within the zone and allows for greater flexibility with the design of projects. 
Due to the location, environmental conditions and practical constraints of the area flexibility is 
the key to a successful and sustainable project.  Seaford has already taken the first steps in the 
removal of the barriers that exist within the targeted area. 

The Mayor and Council have approved certain fee reductions for the calendar year 2014, as an 
incentive to development for the purpose of creating jobs in our City.   It is anticipated that 
these reductions will continue into 2015.  Council approved the Economic Development 
Committee’s recommendation for fee reductions to the Water Capacity Charge, Down Stream 
Sewer Assessment, and Electric System Cost Recovery Fee.  

The City also provides financial assistance through our sidewalk loan program.  A property 
owner who has received an estimate on the sidewalk and/or curbing installation can apply for a 
loan from the City.  The property owner’s sidewalk and/or curbing installation must be in 
accordance with the City’s established specifications.  The maximum loan amount of two 
thousand dollars per property (unless the property is located on a corner lot, then the 
maximum amount of the loan shall be four thousand dollars) is to be reimbursed to the City by 
the Property Owner within four years of completion of the installation at no interest; payments 
are to be made at a minimum of four (4) annual installments of one-fourth (1/4) the total 
amount each year.  

Upon receipt of Downtown Development District Designation the City of Seaford will institute 
the C-3 Façade Improvement program (Exhibit #7).  This program will remain active until the 
City’s designation expires. The proposed incentive entails the implementation of a new policy 
by the Seaford City Council, that would provide property and business owners within the DDD 
an opportunity to qualify for a five year tax reduction on approved projects.  Following the 
parameters of the DDD Grant, applicants would need to invest a minimum of $25,000 on their 
property.  Any additional expenses beyond that threshold would be used to calculate their tax 

13 
 



 
 

incentive, not to exceed an amount of 50%.  That percentage would equate to the amount of 
tax reduction the property owner would receive for five year period.  Property owners must 
complete the work within 24 months from the issuance of the building permit.  Property 
owners must be in good financial standing during this 5 year relief period to qualify and cannot 
qualify for other tax incentives during this period.  Projects include but are not limited to: 

 Façade Improvements 
 Tenant fit up projects that would accommodate new or expanded business 

ventures that create new employment. 
 Make ready improvements that allow for a quicker occupancy of structures – as 

in the project pop-up campaign. 
 Improvements to properties and facilities that are used for Code related or HC 

accessibility compliance improvements. 
 Required improvements that would allow an existing condemned structure to be 

brought out of condemnation and stabilize the facility. 
 Historical improvements that enhance the historic character of the location or 

facility and aid in creating a common theme for the area. 
 Roofing and exterior improvements. 
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Exhibit #1 – Map of Designated Area “C-3 Riverfront Enterprise Zone” 

 

GIS Files Submitted With This Application 
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Exhibit #2 – Zoning Map of C-3 District 
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Exhibit #3 – Land Use Map of C-3 District  
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Exhibit #4 – Census Data Spreadsheet 

 

  City Tract(s) Block(s) 
Total Population 7,018 4,247 226 
Median Household Income 35,103 25,212   
Poverty Rate, All People 26 35.8   
% Housing Built 1949 or earlier 24.5 24.1   
% Homeownership** 44.4 35 24.2 
% Rental** 55.6 59.1 62.6 
% Vacant Housing Units** 9.1 13.5 17.1 
Median Home Value 174,400 179,500   
% Low / Mod Income 31.5* 32   
    
*Percentage below poverty level    
    
**Totals may not add to 100% due to census data sources margin of error 
    
***Percentage of structures 1949 or earlier   

 

Census Tract (s) that include proposed District: 
504.6 

 
Census Blocks that most closely correspond to proposed 

District: 
3036 3037 3092 3093 3080 3079 3078 
3077 3069 3083 3076 3090 3091 3089 
3088 3035           

 

Census Tract Worksheet  
 Tract # 504.6 
Total Population 4,247 
Median Income 25,212 
Poverty Rate 35.8 
Age of Structures*** 24.1 
% Homeownership 35 
% Rental 59.1 
Vacancy 13.5 
Median Home Value 179,500 
% Low / Mod Income 32 
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 Block# 3036 3037 3092 3093 3080 3079 3078    
Total Population 10 30 32 17 16 23 0    
Total Housing Units 5 8 10 10 8 11 1    
Housing Units Owned 3 0 3 3 1 4 0    
Housing Units Rented 2 6 7 6 7 6 0    
Housing Units 
Occupied 3 6 10 9 8 10 0    
Housing Units Vacant 2 2 0 1 0 1 1    
            
 Block# 3077 3069 3083 3076 3090 3091 3089 3088 3035 Totals 
Total Population 22 1 0 0 0 24 6 45 0 226 
Total Housing Units 9 2 0 0 0 10 6 19 0 99 
Housing Units Owned 1 3 0 0 0 1 0 5 0 24 
Housing Units Rented 6 0 0 0 0 8 4 10 0 62 
Housing Units 
Occupied 7 1 0 0 0 9 4 15 0 82 
Housing Units Vacant 2 1 0 0 0 1 2 4 0 17 
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Exhibit #5 – Reinvestment Tax Incentive   
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Exhibit #6 – C-3 Zoning Ordinance  
CHAPTER 15 – ZONING 

ARTICLE 3 – COMMERCIAL DISTRICTS 

Division 3 - C-3 Riverfront Enterprise Zone. 
 

§15-48b.  Intent of Division. 
It is the purpose of this Division to make appropriate provisions for commercial 
activities for limited commercial and residential development that complement each 
other and adjacent land uses; and to preserve retail store fronts on High Street. 

 
§15-48c.  Uses by right. 

A. In a C-3 district, land, buildings, or premises shall be used by right for only one 
(1) or more of the following: 
1. Retail and specialty stores, including antique shops, clothing shops, 

electronics, hardware, florists, beauty salon, craft shops, toy and hobby 
shops, stationery and card, newsstand, bookstore, art and photographic 
supplies, gift shops, furniture, jewelry (including repair but not pawn 
shops), specialty food stores (but not supermarkets), and other similar 
uses. 

2. Retail food stores limited to bakeries, confectionery, candy, gourmet 
shops, gourmet meat shops and other similar uses. 

3. Restaurant (but not drive-ins), brew pubs, taverns, bakery-restaurants, 
lunch counters, tearooms, cafes, coffee shops, delicatessens, carryouts, 
and similar uses. 

4. Package stores. 
5. Financial institutions, banks and loan companies. 
6. Medical, professional and business offices, including administrative 

activities. 
7. Service establishments such as beauty salon, barbershops, interior 

decorator, photographic, art, craft, dance or music studios, and catering. 
8. Government offices, serving the public, including the Post Office, police 

and fire stations, municipal offices and other public or semi-public 
offices. 

9. Libraries, museums, and art galleries. 
10. Instructional, business or trade schools. 
11. Apartments above commercial business, excluding residential unit on the    

 ground floor of a building. 
12. Day care facilities and pre-school facilities. 
13. Bed and breakfast Inns. 
14. Single family or multi family dwellings, except on High Street. 
15. Stock brokerage and investment firms. 
16. Church or other place of worship: 

(a) This shall be limited to existing facilities specifically built as churches 
or Sunday School buildings. 

(b) Retail space or residential structures shall not be used to house 
churches or other places of worship. In such locations which now 
exist as places of worship, when that use ceases, no other place of 
worship will be allowed to relocate in that space, as provided in Sec. 
15.99(b). 
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17. Motion picture theatre facilities within a completely enclosed building. 
18. Drive-up windows for banks and financial institutions. 
19. Travel agencies. 
20. Telemarketing. 
21. Retail cleaning. 
22. Employment agencies. 

 
B. Uses by Special Exception. 

1. The following uses shall be permitted as a special exception when 
authorized by the Board of Adjustment subject to Article 8 of this Chapter. 
(a) Outdoor eating establishments. 
(b) Single family or multi family dwellings on High Street. 
(c) Parking lots. 

 

C. Prohibited Uses. 
1. Any uses which is not an authorized use by right, shall be prohibited in a 

C-3 district, including but not limited to the following: 
2. Gas stations and car washes. 
3. Pawn shops. 
4. Industrial manufacturing facilities for the purpose of processing, 

packaging and fabricating, excluding dressmaking, tailoring, and crafts 
and activities of a similar nature and to be sold only at retail on the 
premises. 

5. Warehouses. 
6. Retail stores over 30,000 square feet. 
7. Tattoo parlors. 
8. Adult entertainment, including strip tease establishments, stores selling 

adult merchandise, drug paraphernalia and items of a similar nature.  
 

§15-48d.  Parking Requirements. 

A. C-3 Riverfront Enterprise Zone off-street parking options. 
1. The off street parking requirements in Article 5 of this Chapter may be 

reduced or waived for any permitted use, except new residential uses, 
with the approval of the City Council. 

 

§15-48e.  Area and bulk requirements.  

A. The following area and bulk regulations should be observed for High Street. 
1. Lot coverage                100% maximum 
2. Front yard setback       none 
3. Side yard setback         none 
4. Rear yard setback        3 feet minimum 
5. Height                         35 feet or three stories 
6. No subdivision of existing lots will be permitted. 

 

B. The following area and bulk requirements should be observed for 
nonresidential uses in the remaining area in the zone. 
1. Lot coverage  40% maximum 
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2. Building setback line 15 feet 
3. Side yard setback  14 feet aggregate total with a 6 foot minimum 
4. Rear yard setback  20 feet minimum 
5. Height   35 feet maximum or 3 stories 
6. Lot size               4500 square feet minimum 
7. Lot width   35 feet minimum 

 

C. The following area and bulk requirements shall be observed for multi-family 
dwellings, semi-detached dwellings, garden apartment dwellings and 
townhouse dwellings located along the riverfront. 
1. Lot coverage  60% maximum 
2. Front yard setbacks        15 feet minimum 
3. Side yard setback  14 feet aggregate total with a 6 foot minimum 
4. Rear yard setback  20 feet minimum 
5. Height   50 feet maximum or 4 stories 
6. Lot size              5000 square feet minimum  
7. Density   25 Dwelling Units per Acre 
8. Lot width   35 feet minimum 
9. Subgrade dwelling units with habitable rooms are not permitted. 
10. Distance between separate dwelling structures on the same lot shall not 

be less than 15 feet. 
11. Maximum number of dwelling units per building shall not exceed 25.  
12. The area and bulk requirements may be modified or waived for any 

riverfront residential use, with the approval of the City Council when such 
modification or waiver is found to be appropriate and consistent with the 
intent of the district.   

 
D. The following area and bulk requirements shall be observed for multi-family 

dwellings, semi-detached dwellings, garden apartment dwellings and 
townhouse dwellings for the remaining area in the zone. 
1. Lot coverage         35% maximum 
2. Front yard setbacks        15 feet minimum 
3. Side yard setback         14 feet aggregate total with a 6 foot minimum 
4. Rear yard setback         20 feet minimum 
5. Height          35 feet maximum or 3 stories 
6. Lot size          3630 square feet minimum per dwelling unit 
7. Lot width          35 feet minimum 
8. Subgrade dwelling units with habitable rooms are not permitted. 
9. Distance between separate dwelling structures on the same lot shall not 

be less than 15 feet. 
10. Maximum number of dwelling units per building shall not exceed 6.  
11. The area and bulk requirements may be modified or waived  with the 

approval of the City Council when such modification or waiver is found to 
be appropriate and consistent with the intent of the district  

 

§15-48f.  Accessory Use. 

A. Only the following accessory uses shall be permitted: 
1. Accessory use on the same lot with and customarily incidental to any of 

the permitted uses in §15-48 (c). 
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2. All accessory use structures shall be placed no closer than the five feet 
from the side and rear property line and no closer to the front property 
line than the front yard setback or in alignment with the front facing wall 
of the main structure, whichever results in the greater setback;    
 

Except, on a corner lot, then the accessory structure shall be placed in 
alignment with the side wall of the main structure facing the street but no 
closer than the side yard setback, whichever results in the greater 
setback.   

 

3. Each multi-family dwelling unit, semi-detached dwelling unit, garden 
apartment dwelling unit, and town house dwelling unit shall have a 
storage area separate and apart from the living area. The storage area 
shall be a minimum size of 5’x5’ with a six foot ceiling height. The storage 
area shall be easily accessible and there shall be no charge for the use of 
the storage area, in the event the unit is a rental property. The City 
Building Official will work with the developer to determine the most 
compatible location for the storage areas, taking into consideration the 
proposed use of the apartment or townhouse. 

 

§15-48g.  Screened trash area.  

 

A. A screened trash container storage area shall be provided for each dwelling 
unit. 

 

Adopted  March 13, 2001. 
Amended  October 23, 2001. 
Amended  June 10, 2003 
Amended  February 12, 2008 
Amended March 12, 2013 
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Exhibit #7 – C-3 Façade Improvement Program  
Chart & Sample Calculation  

 

Investment 
Over $25,000 

Threshold 
 Proposed % Tax 

Reduction  

   
$25,000.00  0.00000 

$26,000.00  0.69375 

$27,000.00  1.38750 

$28,000.00  2.08125 

$29,000.00  2.77500 

$30,000.00  3.46875 

$31,000.00  4.16250 

$32,000.00  4.85625 

$33,000.00  5.55000 

$34,000.00  6.24375 

$35,000.00  6.93750 

$36,000.00  7.63125 

$37,000.00  8.32500 

$38,000.00  9.01875 

$39,000.00  9.71250 

$40,000.00  10.40625 

$41,000.00  11.10000 

$42,000.00  11.79375 

$43,000.00  12.48750 

$44,000.00  13.18125 

$45,000.00  13.87500 

$46,000.00  14.56875 

$47,000.00  15.26250 

$48,000.00  15.95625 

$49,000.00  16.65000 

$50,000.00  17.34375 

$51,000.00  18.03750 

$52,000.00  18.73125 

$53,000.00  19.42500 

$54,000.00  20.11875 

$55,000.00  20.81250 

$56,000.00  21.50625 

$57,000.00  22.20000 

$58,000.00  22.89375 

$59,000.00  23.58750 

$60,000.00  24.28125 

      

$61,000.00  24.97500 

$62,000.00  25.66875 

$63,000.00  26.36250 

$64,000.00  27.05625 

$65,000.00  27.75000 

$66,000.00  28.44375 

$67,000.00  29.13750 

$68,000.00  29.83125 

$69,000.00  30.52500 

$70,000.00  31.21875 

$71,000.00  31.91250 

$72,000.00  32.60625 

$73,000.00  33.30000 

$74,000.00  33.99375 

$75,000.00  34.68750 

$76,000.00  35.38125 

$77,000.00  36.07500 

$78,000.00  36.76875 

$79,000.00  37.46250 

$80,000.00  38.15625 

$81,000.00  38.85000 

$82,000.00  39.54375 

$83,000.00  40.23750 

$84,000.00  40.93125 

$85,000.00  41.62500 

$86,000.00  42.31875 

$87,000.00  43.01250 

$88,000.00  43.70625 

$89,000.00  44.40000 

$90,000.00  45.09375 

$91,000.00  45.78750 

$92,000.00  46.48125 

$93,000.00  47.17500 

$94,000.00  47.86875 

$95,000.00  48.56250 

$96,000.00  49.25625 

$97,000.00  49.95000 

$98,000.00  50.64375 

$99,000.00  51.33750 

100,000 AND OVER  50.00000 
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Sample Property Calculation: 

High Street Property   Assessed Value  $155,100.00 
      2014 Tax Billing  $480.81 
   
   
Example #1 
Assuming Total Investment   $100,000.00 
Percentage of Deduction   
On Annual Tax Billing for 5yr.   50.00% 
Savings of:     $240.41 
   
Example #2 
Assuming Total Investment   $35,000.00 
Percentage of Deduction   
On Annual Tax Billing for 5yr.   6.93750% 
Savings of:     $33.36 
   
Example #3 
Assuming Total Investment   $56,000.00 
Percentage of Deduction   
On Annual Tax Billing for 5yr.   21.50625% 
Savings of:     $103.40 
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