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A committee comprised of 14 volunteers of varied backgrounds, all with a connection to the 
affordable housing arena in Delaware, was formed to examine the challenges facing the Delaware 
State Housing Authority (DSHA).  A thorough examination of the agency was made through 
multiple meetings, including one with DSHA, as well as research and consultation with various 
outside sources.  The committee did not agree on everything, but the following represents the 
general consensus of its findings. 
 

DSHA Authority and Mission 

DSHA was created in the 1970s, and achieved cabinet-level status in the early 1990s. Its authorizing 
legislation gives the agency broad authority, and its current responsibilities include those of a public 
housing authority (PHA), housing finance agency (HFA) and community development agency. Its 
published mission statement is more limiting than its authorizing legislation permits it to be, 
consequently, the agency focuses exclusively on affordable housing.  

 
Critical Issues Needing Immediate Attention 

1. Mission and Organizational Structure: As noted above, the mission statement of DSHA is 
narrowly defined, enabling DSHA to focus its efforts around a narrow set of issues. The narrow 
mission statement also, however, results in a void in leadership in the housing and community 
development industry across Delaware as well as governs the direction of the agency.  

• Review and revise the DSHA mission statement and organizational structure 
relative to broad authorizing legislation and void in leadership against best 
practices.  The 2006 Sunset Committee called for a consultant study to conduct an 
overall review of the agency. Implement findings and recommendations of the 
consultant study to position the agency as an HFA, public housing authority (PHA), and 
community development agency for the next 20 years. 

• Review and revise the authority and structure of the Council on Housing: Expand 
the authority of the oversight body to include all of DSHA, rather than only the Housing 
Development Fund. Review existing appointees for tenure and expertise, and appoint 
members to the Council who have professional expertise to support expanded 
responsibilities. One appointment is currently open. Based on results of the consultant 
study, consider restructuring the existing council with a best practice model used in other 
state agencies, HFAs and PHAs.  

• Develop comprehensive statewide housing plan in conjunction with other state, local 
government and public housing and community development agencies and businesses to 
facilitate long-range planning for economic growth and stability that runs parallel to the 
Consolidated Plan but is Delaware- and operationally-focused in nature with clear goal, 
objectives, tactics and resources needed. Undertake implementation strategies, including 
the consideration of affordable housing in state land use planning reviews.  

2. Financial Challenges: DSHA is a self-supporting agency with limited state funding. The 
Housing Development Fund (HDF) has had flat funding over time, with the exception of recent 
one-time spikes to support the preservation/continuation of existing affordable housing around 
the state with expiring contracts. In the existing financial market, DSHA is unable to sell tax-
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exempt bonds to fund mortgages for first-time buyers and unable to sell Low Income Housing 
Tax Credits to develop affordable rental housing. DSHA has historically had financially 
conservative programs compared to other HFAs, but has not taken advantage of innovative 
models that could expand its resources. 

• Need for alternatives to bond market and Low Income Housing Tax Credit outlets: 
DSHA’s ability to issue bonds in 2009 is uncertain and several approved rental housing 
developments are stalled until an outlet for tax credits is identified.  DSHA needs to 
develop alternative executions. 

• High loan prepayments: DSHA faces the risk of high loan prepayments in early 2009 if 
mortgage rates continue to fall.  If DSHA is unable to replace those loans, their loan 
portfolio could shrink significantly, negatively impacting its financial condition.  

3. Federal Stimulus Legislation: Federal stimulus monies, both already enacted and anticipated, 
offer opportunities for the state. DSHA has an immediate and long-term role to play, including 
establishing policies and procedures to administer the funds, as well other leadership roles 
related to marketing and promotion. On an immediate note, DSHA and the state need to engage 
in the national dialogue around the anticipated 2009 stimulus bill and develop a comprehensive 
list of “shovel-ready” projects in anticipation of this new federal funding coming to Delaware. 

• Neighborhood Stimulus Act (influx of $19.6MM) for strengthening communities will 
be approved in February 2009 and administered through DSHA. 

• Anticipated Obama stimulus bill should open up near-term opportunities to fund 
pending development projects. DSHA, in conjunction with the incoming administration, 
should be engaged with the state in the national dialogue around the role of housing, and 
should identify potential projects. 

4. Mortgage Foreclosures: Current credit issues have affected the Delaware mortgage market; 
increases in foreclosures are expected to peak in mid to late 2009. A “fix housing first” model 
might include the following: 

• Establish a statewide policy and a coordinated response to address and limit impacts of 
foreclosures. The current strategy is narrow and limited by credit criteria and available 
funding. An aggressive strategy must be implemented that must include coordinated 
meetings with loan servicers, lenders, and those facing foreclosure, media/publicity 
campaign to engage homeowners, and funding foreclosure counseling through the 
existing network of nonprofit organizations. Proactive communication with participants 
in first-time buyer programs or high-risk census tracts include some of the suggested 
responses. 

• Remain current on evolving loss mitigation strategies implemented by loan servicers and 
coordinate an effort to ensure all housing counseling agencies are fully informed on 
available loan restructuring alternatives. 

5. Existing State Resources and FY’10 Budget 

• Support recommended funding of the HDF, including phase 3 of preservation monies 
needed to continue critical affordable developments and leverage federal resources. 

• Expand revenue sources: Research, recommend and champion dedicated revenue 
sources to increase financial resources for affordable housing. 
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• Develop sound asset management and preservation strategy so that the existing 
housing portfolio performs over the long-term and is not reduced due to expiring 
contracts and deteriorating condition. 

• Review the Qualified Allocation Plan for 2009 LIHTC to establish development 
priorities for 2010. 

• Identify alternative structure best practices such as nonprofit subsidiaries or public 
charitable funds used by other Delaware divisions and states. 

 

Opportunities for Interagency Coordination 

• Take a leadership role relative to the financial banking crisis, and include work of other 
involved state agencies such as the Banking Commissioner. 

• The Director of DSHA should meet regularly with counterparts from DNREC and DelDOT to 
coordinate decisions relative to infrastructure when reviewing/approving housing development 
projects.  This joint effort should facilitate increased efficiency by integrating and streamlining 
what each department needs for review/approval.  Housing, DelDOT and DNREC would work 
together on an interagency review of development plans, employing electronic means to share 
data and information. 

• Coordinate with DHSS and other state agencies regarding state services to individuals and 
households. Investigate the development of a statewide database management system that tracks 
people to services and related funding, facilitating improved and cost effective service delivery 
for consumers of state services. 

• Continue to serve as lead agency and implement the Ten-Year Plan to End Chronic 
Homelessness. 

• Work with DNREC on incorporating environmentally sound and sustainable practices 
throughout DSHA. 

 
 

DSHA Organization and Operations 
Findings and Recommendations 

The Committee believes that the DSHA should operate under the following guiding principles.  
These principles should direct all initiatives, policies and procedures, and should be embedded into 
the culture of the agency. 
 

• Transparency and Accountability 
• Collaboration 
• Commitment to Employ Best Practices 
• Customer Service and Open Government 
• Advocacy 
• Partnership Development 



Infrastructure Committee/Housing                                                                                                Page 4 

 
Department Strengths and Weaknesses 

1.  Strengths 

• DSHA implements programs and priorities around a tightly developed mission statement, 
allowing it to concentrate efforts in a focused way. 

• DSHA is an HFA with a low risk bond portfolio and conservative policies and practices.  The 
agency has avoided the financing structures that have negatively impacted many HFAs in the 
past year. 

• There is little turnover in experienced and dedicated staff which provides continuity and 
reliability within DSHA as well as externally among the housing sector. This attribute also helps 
to minimize the risk of incidents that could undermine the agency from a legal or fiscal 
perspective.  DSHA staff vigilantly protect taxpayer funds and acts with a high degree of 
integrity. 

• Projects funded and/or financed are competently executed and provide accountability to the 
taxpayer. 

• DSHA is a financially self-supporting state department that generates its own operating funds.   
• DSHA is a high-performing PHA. 
 
2.   Weaknesses 

• While DSHA programs are narrowly focused around its published mission statement and the 
agency engages in activities that meet federal and state guidelines and expectations, it is widely 
perceived that authorizing legislation would permit much broader engagement in housing and 
community development issues around the state. 

• Given the narrow interpretation of its mission and insular perception, DSHA is not seen as the 
leading housing agency, advocate, or partner.  

• DSHA has a weak oversight structure.  The role of the Council on Housing has been narrowly 
defined, with operational oversight over the HDF only, even though the HDF represents a small 
percentage of DSHA’s overall budget. Other HFA and PHA oversight bodies typically have 
broader authority. 

• Customarily, HFAs are self-supporting through income generated from past and current lending 
activities.  DSHA’s financial resources are relatively weak due in part to a lack of profitable 
lending activity in past years.  Other HFAs have grown significant trust funds through profits 
from past program activities, used to support both program and operating expenses.  DSHA 
does not have significant reserves that can supplement HDF funds appropriated by the state. 

• Annual appropriations to the HDF, DSHA’s only flexible source of housing financing, have not 
grown over the years and are not keeping up with Delaware’s increasing affordable housing 
needs. The annual nature of the resource limits long-range planning. 

• While stability in the staff brings strength, it also is perceived as a weakness, limiting the new, 
creative ideas and approaches that are employed by other HFAs, PHAs and community 
development agencies.  Many of DSHA’s activities have not changed materially in recent years. 

• DSHA is not seen as a leader in promoting environmentally-sensitive and sustainable practices 
through new construction and/or through improving energy efficiency and promoting green 
features in the existing affordable housing stock. 

• DSHA over-regulates the development process despite the fact that their funding often 
represents less than 30% of the total project funding.  DSHA’s approach reduces leverage and 
creates inefficiencies which waste time and money for both DSHA and its partners. 
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DSHA Organization and Operations 

 
1.  Mission 
 
Issue: 

In its present form, the mission defined and executed by the DSHA is defined more narrowly than 
has been authorized by law. The stated mission should recognize the importance of housing as an 
economic driver and the role of community development as a means of achieving sustainable 
communities. DSHA must be the leading voice within Delaware that fosters an improved quality of 
life and achieves sustainable communities by providing equal access to a diverse base of affordable, 
decent housing to all residents regardless of economic means.   
 
Recommendations 

• The mission statement should be broader in scope and should address responsibilities relative to 
all housing and community development in Delaware.  The department and Governor, in 
consultation with the Council on Housing, should seek out exemplary examples from other 
states to draft a new mission statement with a vision, principles, goals and responsibilities.    

• The revised mission statement should include the concepts of planning, advocacy, facilitation, 
and information sharing, coordination, and partnership and community development.   

• The mission statement should clearly identify its customers and constituents and should speak to 
all housing issues in Delaware, not limited to but always in consideration of issues that relate to 
low and moderate income citizens. 

• The mission statement should also impart a commitment to be proactive in addressing the 
housing and community needs of Delawareans and incorporate the vital role of DSHA in 
facilitating the financing of and management/oversight of affordable housing in the state. 

 
2.  Structure/Governance 
 
Issue: 

In its current structure, the Delaware State Housing Authority serves as a public housing authority, 
housing finance agency, and community development organization. It operates independently, 
similarly to other state departments, with public and outside input generally limited to mandated 
requirements. Limited effective interaction with Delaware’s housing sector, however, contributes to 
limiting the overall efficiency and effectiveness of the agency.   
 
Recommendations: 

• In the short-term, strengthen the authority and capacity of the Council on Housing to exercise its 
role as outlined in the Sunset Committee legislation of 2006. This expanded role would include 
planning, policy development, advocacy, and implementation – responsibility over all DSHA 
activity rather than the HDF only. 

• In the near term, optimize the opportunities within the existing Council: Either re-constitute the 
Council or fill existing and pending vacancies with qualified practitioners to bring technical 
support and professional expertise to the work of the Council. Enforce existing term limits to 
open up opportunities to make new appointments and bring new viewpoints and insights into 
policies and strategies. 
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• In the longer-term, consider legislation that would implement a Board of Directors model that 
would enable expansion of the mission and create increased transparency and accountability. 
The relationship of the Board to the Governor and the Governor’s ability to implement policy 
must be carefully considered. 

• Identify ways to routinely incorporate public input from diverse perspectives into the business 
of DSHA. Alternatives might include making public meetings more open to the public by 
offering web-based video attendance. An advisory committee consisting of representatives from 
the business and industry communities could be appointed to periodically meet with the Council 
and provide feedback and observations about DSHA and activities throughout the state. 

• Hire a consultant to review organizational structure and staffing as recommended by the 2006 
Sunset Committee, and whether the agency’s structure, functions and policies are aligned with 
best practices in the industry.  Consider organizational structures used in other states; options to 
consider include the Maryland Department of Housing and Community Development, for 
instance. Analysis should include housing finance, housing authority, and community 
development roles. 

• Taking into account the needs assessment and statewide housing plan, develop a multiyear 
operating or business plan that identifies the key tactical objectives and resources to be 
accomplished.  The plan should be adopted by DSHA’s governing body and input obtained from 
community stakeholders. While an operating plan might incorporate elements of existing 
mandated plans (e.g. Consolidated Plan) it should reflect state priorities and activities in a 
format appropriate for Delaware.  

• Consider alternatives to encourage accountability and transparency within DSHA, and that 
position the agency to take advantage of alternative funding sources and structures. Examples 
might include use of nonprofit subsidiaries or public charitable funds such as those used by 
other State of Delaware agencies. 

• Issue an annual report that publishes the programmatic and financial accomplishments of the 
Department in relation to the goals, objectives, and strategies it hoped to achieve. Consistent 
with the operating plan, the report should encompass not only activities related to the HDF, but 
also to the public housing and community development functions of the agency. 

 
3.  Resources 
 
Issue: 

DSHA currently is funded through the State Legislature (HDF), HUD (for public housing, housing 
vouchers, HOME, CDBG), and bonding authority (which contributes to income and operating 
expenses). Static federal and state resources have impeded DSHA’s ability to make progress 
towards resolving the state’s growing housing needs. Creative strategies, many employed by 
housing finance and community development agencies around the country, are needed to address 
the critical lack of opportunities and to leverage additional resources.  
 
Recommendations: 

• Continue to provide good stewardship of public resources to create new, sustain, and preserve 
existing affordable housing. 

• Work with others to create a comprehensive statewide housing development plan that 
recognizes both state and local priorities.  

• Identify one or more additional sources of dedicated revenue that will permit the existing HDF 
to grow over time. Increase Record of Deeds fee from $5 to $25 per transaction. 
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• Review and quantify the effect of state and local fees and inspections related to housing 
development and their impact on the infrastructure affected. 

• Create other income generating financing mechanisms and offer additional financing 
opportunities that would support housing development in Delaware.   

• Insure that the DSHA continues to be self-supporting.    
• Position DSHA to be able to take full advantage of opportunities to come from federal economic 

stimulus initiatives. 
• Establish a taxable loan program to complement DSHA’s traditional tax-exempt bond program 

and leverage alternatives to bond issues.   
• Extend the existing Single Family Mortgage Revenue Bond Program to ALL homebuyers, not 

just first time homebuyers.     
• Seek approval for the FHA Risk Share Program (Sec 432C) in order to stretch first mortgage 

financing on HDF-funded developments.   
• Evaluate the benefit of re-opening the Housing Development Revenue Bond (HDRB) program.    
• Work with the National Council of State Housing Agencies and other state HFAs to evaluate the 

establishment of a cooperative HFA Mortgage Insurance Fund.   
• Establish a presence in the tax-exempt multifamily space for 4% Low Income Tax Credit deals.   
• Examine housing models and approaches, such as shared equity and asset management, in use 

elsewhere in the US and other countries.  
 
4.  Processes 

 
Issue: 

The Delaware State Housing Authority’s processes and procedures are often not clear, not 
published, and promulgated or modified with limited input or advance notice.  This causes 
confusion on the part of developers, managers, financing providers and consumers of housing 
services.   
 
Recommendations:  

• Integrate DSHA processes with other state agencies in order to streamline and realize 
efficiencies for both the customer and the agencies.  

• Expand the use of electronic tools and digital media in order to promote more efficient 
communications and submissions, reduce overlap of responsibilities, creation and storage of 
paper, etc.  

• Review all operational policies and make changes to practices that are based on risk, efficiency, 
and common sense.  Seek out best practices and make changes that enhance efficiency, 
effectiveness, clarity, and transparency and that control risk. 

• Promote a collaborative culture that focuses on better customer service, engages housing and 
community development practitioners in policy that impacts them, fosters understanding of the 
business of housing and community development, and seeks ways to streamline processes and 
procedures, thereby reducing the burden and cost of application and documentation.     

• Expand DSHA’s environmental sustainability policy and develop a more comprehensive and 
effective comprehensive strategy to realize improved energy efficiency, reduced operating costs, 
and a more healthy environment for owners and residents alike. 

• Develop a statewide housing plan that incorporates all involved departments across the state that 
includes active participation from local authorities and other housing entities in the planning 
process. 


