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INTRODUCTION   
 
 
The following transition report reflects information on the 

statutory creation/mission of the Delaware State Housing 

Authority (DSHA), current affordable housing gaps, and 

how DHSA has worked to close these gaps. 

 

The affordable housing discussion goes beyond a “brick 

and mortar” INFRASTRUCTURE discussion regarding 

green-building construction and comprehensive 

zoning elements .  It also takes a prominent discussion in HUMAN SERVICES - with 

elements that connect low and moderate-income families to jobs, h ealth and social 

services and education . In other words, the housing discussion is really bigger than 

housing – it includes a different, coordinated way of delivering human services. 

 

This report also strongly suggests that there be a major leadership focus on the 

alignment of policy and fiscal strategies for syste mic functional budgetin g among 

Housing, Economic Development, Labor, Health and Social Services, Children Youth 

and their Families, and Corrections. By using best practice data technology, we can 

have easily accessible summary costs to government and c ost savings , eliminate 

duplication of services and experience greater effi ciency, which will result in 

better customer service.   Delaware is currently without such focused best practices. 

 

A business construct such as this would definitely provide us with the most caring and 

fiscally sound housing and human services operation. 
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MISSION 
 
The statutory mission of the Delaware State Housing Authority is to efficiently provide, 
and to assist others to provide, quality affordable housing opportunities and appropriate 
social services to responsible low - and moderate-income Delawareans. 

 
HISTORY 
 
The Delaware State Housing Authority (DSHA) was created in 1968, and was 
established for the first time as a stand-alone agency within the Executive Department 
on July 2, 1998. This move elevated the Director of DSHA to the Governor's Cabinet. 
Under the Delaware Code, DSHA is given the power to operate as a housing authority  
and as a housing finance agency.   

 

COUNCIL ON HOUSING 
 
The Council on Housing is authorized by the Delaware Code, found at Title 31, Chapter 
40, Subchapter IV, §4040. Its principle duties are to: advise the Governor, Housing 
Director and General Assembly, approve the allocation of loans and grants through the 
Housing Development Fund and review and provide input to all programs under DSHA. 
The Council on Housing consists of 11 members appointed by the Governor, and meets 
the second Wednesday of each month. (Appendix I)  

 

OPERATIONS 
 
Core Businesses  

• Homeownership 

• Rentals -- Units and Subsidy 

• Community Development   

 

Core Values 
• Excellent Customer Service 

• Professional Development 

• E-Government 

• Excellent Fiscal and Human Resources Management 

Organization 
DSHA has eight sections: Executive, Administration, Asset Management, Planning and 
Community Development, Community Relations, Development, Finance, and Housing 
Management.  There are about 130 employees, with primary administrative sites in 
Wilmington and Dover. (Appendix II)  
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Major Roles 
 

Housing Finance Agency (HFA) 

• Issue tax-exempt bonds to create below-market rate mortgages for low -to 
moderate-income homebuyers and second mortgage 
assistance loans with the Delaware Housing Partnership 
nonprofit corporation 

• Build and rehabilitate multi-family affordable rental sites 
• Administer the Low Income Housing Tax Credit Program, 

including compliance monitoring of site operations 
• Responsible for foreclosure prevention activities including 

the Delaware Emergency Mortgage Assistance Program 
(DEMAP) 

• Administer the employer assisted Live Near Your Work 
program 

• Provide loans to bring single-family homes up to code 
 

Public Housing Authority for Kent and Sussex Counties 

• Participate in the Moving To Work demonstration, which time limits subsidy 
benefits and promotes self-sufficiency for our clients 

• Own and operate 10 public housing sites 
• Manage $6.5 million in federal operating subsidy associated with approximately 

900 Housing Choice Vouchers 
 

Planning & Community Development: 

• Conduct the statewide housing needs assessment 
• Complete the state’s Consolidated Plan 
• Administer federal/state funding programs such as HOME, Community 

Development Block Grant, Emergency Shelter Grants Program, and the Housing 
Development Fund 

• Manage the Neighborhood Stabilization Program through the Housing and 
Economic Recovery Act (HERA)  

• Maintain a depository of all locally-adopted building codes and ensure their 
compliance with the Delaware Housing Code 

 
Contract Administration for HUD 

• Manage nearly $32 million in federal rental subsidy to 4,467 
units of housing statewide 

• Perform for-fee compliance monitoring of site operations 
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Key Programs 
A brief description of key programs within each of DSHA’s major roles is included below.  
Appendix III  is a summary of the agency’s accomplishments over t he last eight 
years.  
 

Housing Finance Agency 
Low Income Housing Tax Credit Program (LIHTC) 
The Low Income Housing Tax Credit Program is a U.S. Department of Treasury 
program through which Delaware receives approximately $2.2 million in credits 
annually.  It provides federal tax credits to finance development of affordable housing 
for low and moderate-income families.  DSHA allocates these Tax Credits to 
nonprofit and for-profit developers through a competitive process established each 
year in the Qualified Allocation Plan approved by the Governor.  

Single Family and Multi-Family Mortgage Revenue Bon d Program (SFMRB) 
Under the tax-exempt bond authority allocated by the U.S. Department of Treasury, 
DSHA has the authority to issue nontaxable bonds for mortgages for first time 
homebuyers. Annually, the Governor signs an Executive Order that reflects the 
distribution to other jurisdictions and other state agencies. DSHA is the default 
agency for unused bond cap. The recent Economic Stimulus Act of 2008 gave 
DSHA, as Delaware’s only housing finance agency, the ability to issue nontaxable 
bonds for mortgage refinancing.  DSHA has been fiscally conservative thought the 
years by not issuing any variable debt bonds, nor entering in any kind of derivative 
contracts. 

Neighborhood Assistance Act (NAA) 
The NAA, a state income tax credit program created by legislation in 2000, is 
designed to fund nonprofit agencies providing housing, education, jobs, and 
childcare in low-income areas. The NAA was initially managed by the Delaware 
Economic Development Office, but has since been moved to DSHA along with 
legislative provisions eliminating unnecessary bureaucracy. 

 

Public Housing Authority 
Moving to Work (MTW) 
This is a Housing and Urban Development (HUD) demonstration program designed 
to gain greater cost efficiencies and services by block granting capital and subsidy 
funds to high performing public housing authorities.  DSHA was among the first 
group of congressionally approved authorities selected in 1997 to be an MTW 
operation. Families receiving assistance from DSHA’s MTW program must obtain 
employment and move to self-sufficiency within 5 years.  There is a safety net plan 
for those who are challenged during this time. Goals for MTW include the following: 

• Reduce costs and achieve greater cost effectiveness by administrative 
reforms to the public housing and Housing Choice Voucher programs.  

• Give incentives to families who are employed or seeking employment and 
self-sufficiency.  
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Planning and Community Development 
Housing and Economic Recovery Act of 2008 (HERA) Pr ogram  
The recent federal Neighborhood Stabilization Program award of $19.6 million is 
designed to stabilize communities by getting foreclosed properties back in the 
market. HUD is currently reviewing Delaware’s plan for the distribution of the funds, 
with approval expected to be announced by March 2009.  

 
Ending Chronic Homelessness by 2017 
DSHA provides staff support for the Delaware Interagency Council on Homelessness 
(DICH) and was the primary writer of the 10-Year Plan to End Chronic 
Homelessness.  While there is much work to be done, the Step-Up program was 
created in FY08 as part of the implementation of the Plan.  This program is a state 
rental assistance program that addresses the need for housing and supportive 
services for individuals and families who are homeless or at risk of being homeless.   

 
Contract Administration 
Performance Based Contract Administration 
Under contract with HUD, DSHA provides oversight of properties throughout 
Delaware with Section 8 Housing Assistance Payments contracts.  DSHA’s portfolio 
includes 2,766 units that were originally financed with DSHA multi-family bonds, and 
1,901 units that were originally financed with other funds.  In 2008, DSHA earned 
approximately $1 million in fees associated with this contract. 

 
Operational Finances 
Other than a portion of interest earned by the state Housing Development Fund (HDF), 
DSHA receives no operational support from the State. All operational funds are received 
from federal resources, assorted fees and bond issues.   (Appendix IV) 

 

PROGRAM FUNDING 
 
State Funding 
During the past 20 years or so, the average annual General Fund 
appropriation for housing has been approximately 4 million 
dollars.  With the Preservation Strategy, an additional $7.5 million 
was allocated in FY08 and $5 million in FY09. 
 
The Housing Development Fund receives funding from the following sources – state 
allocations, recorder of deed fee surcharge, loan interest and loan and grant 
repayments.  It is critical that HDF funding be increased to meet the state’s increased 
housing need.  The best way to do this is to increase the revenue dedicated to the HDF. 
 
DSHA has recommended an increase from $5 to $25 in the recorder of deed fee 
surcharge, which would potentially increase the revenue of this dedicated funding source 
from $1,500,000/year to about $7,500,000/year.  While the main justification of this fee 
increase has been the critical need for preserving both the physical and the fiscal 
aspects of affordable rental housing, this is mainly a reflection of preservation being our 
highest priority.  DSHA would not be precluded from funding other activities such as 
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homeownership and the Step-Up program out of these funds as it currently does with its 
existing Housing Development Fund budget allocation. 
 
In addition, DSHA has conceptually explored an alternative HDF financing method for 
the short term, based upon using some portion of DSHA’s base budget amount of $ 4 
million dollars to support a DSHA state guaranteed debt issuance of between $40 - $60 
million, to be used immediately to address particular affordable housing needs.  
Although the current economic climate would be less than ideal for such a debt issuance 
by DSHA, and it would have to be done in such a way so as not to trigger the state’s 
statutory debt limitation. This method could be used if other sources of additional funding 
are not available to provide funding now. 
 
Federal Funding 
In general, federal funding for programs has been reduced throughout the Bush 
administration.  It is only because housing programs are popular with key members of 
Congress that the cuts were not more severe.  Since 2000, we have seen decreases in 
the Public Housing, Housing Choice Voucher programs as well as the HUD grant 
programs such as the Community Development Block Grant Program (CDBG).  These 
cuts have not only impacted DSHA but the other entitlement jurisdictions as well. 
 
There is reason to be somewhat optimistic.  The passage of Housing and Economic 
Recovery Act (HERA) in the summer of 2008 created opportunities for DSHA to expand 
foreclosure counseling available to Delaware families, and provided an opportunity for 
funding to assist communities most impacted by foreclosures to acquire those properties 
and facilitate their quick re-use by assisting middle-and low-income households to 
purchase or in some cases rent them, through the Neighborhood Stabilization Program.  
Additional federal stimulus packages are currently being discussed.  DSHA continues to 
stay abreast of these discussions through our network of trade organizations such as the 
National Council of State Housing Agencies (NCSHA), the Council of State Community 
Development Agencies (COSCDA), and the National Association of Housing and 
Redevelopment Officials (NAHRO) and advocate for our Congressional Delegation to 
ensure the inclusion of housing relief funding in the various proposals. 
 
While these economic stimulus packages offer the possibility  of increased levels of 
funding and the opportunity to make a positive impact on Delaware families; increases in 
federal funding will require increases in staffing and administrative capacity within 
DSHA.  In addition, it is unlikely that the funding provided by such Federal efforts will 
reduce the need for State funding, as Federal funding is usually targeted to specific 
initiatives that may not align with our most critical needs; however, this funding is likely to 
address needs that we could not address otherwise. 
 
Equity and Bond Market Depression 
The success of the Low Income Housing Tax Credit and the Single- and Multi-Family 
bond programs depend on private investors to generate equity.  Recently, the equity and 
bond markets have been depressed by the lack of investor confidence – especially in 
any investment linked to housing (even though DSHA’s rating is AA1). 
 
Low Income Housing Tax Credit program:  The equity market for housing tax credits has 
been in a deep, deep slump with investments reduced over the past 2 years from nearly 
a 1:1 return on the dollar to only about 60 cents.  This decrease results in the need for 
an infusion of additional funds from the HDF to close the gap. 
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Housing Bond program:  The lack of investors carries over to the bond market.  In spite 
of our continued AA1 bond rating and the benefits of the bond’s tax exempt status, 
investors have been hesitant to invest in bonds issued by DSHA as they have in past 
years.  The lack of investment activity directly, and negatively, impacts the interest rates 
DSHA can provide first-time homebuyers.   
 
We are optimistic that there will be a significant push by the new Administration and 
Congress to unleash housing investment activity by removing barriers the economic 
crisis has put in the way of our efforts to deploy federal housing resources such as the 
tax credit and bond programs which are critical to our country and state’s housing 
recovery. 
 
 
PRIORITIES 

 
Preservation of Affordable Rental Housing 
Preservation and Rehabilitation of Federally Subsidized and Federally Financed 
Apartment Complexes 
 
The preservation of a number of affordable rental units built nearly 30 years ago is a 
priority issue for Delaware and the nation. Some of these units were built using tax-
exempt bonds issued by DSHA and an operating subsidy provided by HUD. The subsidy 
contracts were normally for twenty-year terms, with two extensions of five years each. 
However, HUD changed the way it calculated the subsidy and many of these sites are 
barely able to meet operational needs and require extensive, costly rehabilitation to 
preserve them for low-income Delawareans. 
 
Ending Homelessness 
Execution of the 10 Year Plan to End Chronic Homelessness by 2017 for Youth Exiting 
Foster Care, Persons with Mental Disabilities, Substance Abuse and Prisoner Reentry. 
 
Delaware’s Interagency Council on Homelessness (DICH) was 
codified in 2008.  The intersections of the DICH membership are 
sufficient to accomplish the goals before 2017.  The work requires 
leadership from the Governor’s office, consistency of collaborative 
goals, as well as pooled human and financial resources.  The work 
on this issue must be centered on a technology-based universal 
system used by state agencies and service providers to eliminate chronic 
homelessness. 
 
Foreclosure Prevention 
Funding the Delaware Emergency Mortgage Assistance Program (DEMAP) 
DEMAP is a loan program for assisting homeowners in preventing foreclosure.  The 
funding requirement for DEMAP is about $1.5 million per year.  A dedicated funding 
source must be identified for this program. 
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Creating a Coordinated Response for Education, Outreach, Housing Counseling and 
Program Development 
The state must take a leadership role in responding to the foreclosure crisis.  The 
designated leadership will ensure that all of the varied federal, state, county, local, 
nonprofit and private entities, programs and initiatives are coordinating efforts to 
efficiently and strategically help homeowners avoid foreclosure and mitigate the negative 
impact on our neighborhoods. 
 
 
EMERGING OPPORTUNITIES 

 
Land Use and Development 
 

A. Statewide Home Building Code 
The creation of energy/green building elements  and incorporating universal 
design  concepts are the goals here. While jurisdictions generally use the BOCA 
building code, some do not.   
Having a statewide code would save time and money for state/local governments 
and developers.  This code should also result in consistency with home 
building/repair.  To date, where this is happening is voluntary. 

 
B. Affordable Housing Muscle in the Governor’s Cabi net Committee on 

Planning Issues 
DSHA is a member of the cabinet council.  We must change the prioritization of 
affordable housing needs on the Council.  Developers and jurisdictions seeking 
land use approvals that do not address affordable housing needs should not be 
allowed to move forward. 

 
C. Legislation for Inclusionary Zoning 

Assure that sufficient affordable housing (rental and homeownership) exists in 
every jurisdiction.  The number of units would be based on census per capita 
incomes, with the percentage of people in the low-and-moderate income levels 
defining the percentage of housing needed in each jurisdiction (municipalities 
and counties).  

 
Sussex County has attempted to remedy its lack of affordable housing with the 
Moderately Priced Housing Unit ordinance and New Castle County is 
implementing its Workforce Housing ordinance.  While both efforts are valiant, 
neither goes far enough nor will have the great positive impact of a statewide 
mandate. 

 
 
Alignment of Programs, Policies and Funding 
 
Inter-Jurisdictional and Inter-Agency 

 
A. Need for Statewide Comprehensive Plan for Afford able Housing 

 
We must create a strategic plan for all jurisdictions to assure the sustainability of 
homes for low-and moderate-income families.  We have a statewide housing 
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There are Five Public Housing Authorities and each administers the federal Housing 
Choice Voucher and Public Housing Programs. 
 
The Existing Housing Authorities are: 
 
New Castle County  1,700 units (vouchers only) 
Wilmington Housing Authority 2,500 units 
Newark Housing Authority    300 units 
Dover Housing Authority    400 units 
DSHA (Kent and Sussex Counties) 1,600 units 
TOTAL 6,500 units 

 

needs assessment that reflects the gaps and the issues in the forefront. Each 
county and each county seat (Wilmington, Dover and Georgetown) have input in 
developing the needs assessment that is used by all counties and municipalities 
to support their discussions/reports.  Working in concert with a statewide PLAN, 
we can get more done and funding can be used more effectively. 
 

B. Realize Greater Efficiencies and Better Housing through Consolidating the 
Number of Public Housing Authorities in Delaware 

 
 
 
 
 
 
 

We are seeing the possibilities of eHousing; DSHA’s web-based online  
housing application .  But in order to be truly efficient, we must realize some 
economies of scale.  We must have the cooperation and participation of the other 
housing authorities in eHousing to take the next step. 

 
With consolidation, the entire delivery of rental housing could allow us to 1) 
provide better customer service; 2) reduce administrative costs; 3) provide better 
data.  As it is now, a person seeking housing is faced with closed waiting lists 
and a fragmented system where he or she may be on multiple lists at once.  With 
a secure web-based universal intake system that provides one-stop shopping, a 
single housing authority would offer better customer service and require less 
operational resources.  There are many benefits to participation in the Moving to 
Work program and some of the local housing authorities have expressed interest 
in becoming MTW jurisdictions.  Because of the enabling federal legislation, the 
only way to accomplish this is through consolidation.  The primary benefit would 
be the block-granting of the capital and operation funds.  This would allow us to 
provide more and better quality housing options for low-income families in 
Delaware. 

 
C. Technology Based Universal Intake System for Ind ividuals Seeking 

Government Assistance 
Delaware must get smart with connecting people to services at any point of entry.  
A family should be able to apply for daycare help, energy bill assistance and 
housing simultaneously and efficiently.  Not only will this provide the greatest 
customer service but will also allow the state to know what each person is 
costing the state.  Abuse of the system and duplication can be eliminated. 

 
This systems change requires that all agencies and services have universal 
intake personnel and cutting edge technology where applications to all services 
can be made. Primary departments necessary for this endeavor are:  Housing, 
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Health and Social Services, Labor, Children, Youth and their Families and 
Correction. 

 
State Agency Consolidation and Realignment for Bett er Service and Cost Savings 
 

D. Put Weatherization and Low Income Housing Energy  Assistance Program 
(LIHEAP) Program Administration with DSHA 
The Weatherization Program is federally funded and designed for low-and 
moderate-income homeowners to make energy related repairs to their homes.  
LIHEAP pays for energy bills for low-and moderate-income families.  Currently, 
the Department of Health and Social Services manages both programs.  DSHA 
could get more traction and leverage by connecting and, in some cases, layering 
these weatherization programs with its existing  housing rehabilitation programs, 
thereby reducing administrative duplication and providing b etter customer 
service . 
 
 

E. Give Manufactured Housing an Administrative Home  
 

Approximately 12% of the housing units in Delaware are manufactured homes, 
with the majority being located in Sussex County.  The issues involved here 
range from the relocation of residents when parks are sold to environmental 
clean up due to failing septic systems, to homeowners not qualifying for 
mortgages with good interest rates. 

 
Currently there is a Manufactured Housing Authority charged with relocation 
expenses when a landowner sells the land/park on which manufactured homes 
are located.  The Department of State, Division of Professional Regulation 
licenses installers of manufactured homes, while DelDot issues permits to 
manufactured housing owners who do not own the land on which the home is/will 
be situated.  The Attorney General’s office is responsible for consumer protection 
for manufactured housing. 

 
In addition, there is a great need for a manufactured housing database.  No one 
agency or department knows where all manufactured homes on leased land are 
located.  When environmental issues like sewer connections arise, the state is 
without the details for proper management.  Good business and infrastructure 
management dictates that we get this information. 

 
Manufactured homeowners as well as community landlords agree that they 
would be better served with a consolidation of the services they receive from the 
state.  If this responsibility were to fall on DSHA, the agency’s capacity would 
have to be increased and administrative funding sources would need to be 
identified. 
 

DSHA Governance 
During the Joint Sunset Committee’s 2007 review of the Council on Housing some 
members of the public involved in housing advocacy proposed that the Council should 
have greater control of DSHA operations and, in effect, should govern DSHA as a board 
of directors.  Currently, about 1/5 of the state housing finance agencies in the country 
report directly to the Governor, while the design for others is quite varied.  We have not 
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been presented with a conclusive study that would indicate that a change in the 
governance structure of the agency would increase its transparency or efficiency.  In 
fact, many of the benefits of housing’s position as a cabinet-level agency would be lost if 
a board rather than the Governor had direct oversight of the agency’s operations. 
 
 
CONCLUSION 
 
In many ways the housing market crisis has made it very hard for families in Delaware to 
continue to keep a roof over their heads.  But there is a silver lining around this dark 
cloud.  Federal funding levels should be restored to acceptable levels under incoming 
President Obama’s administration.  Adding to this should be new emergency measures 
that will focus on restoring the housing market.  Many of these initiatives will be run 
through Housing Finance Agencies like DSHA or will enable us to improve our programs 
to help more homeowners and renters in our state. 
 
In the long term there are many opportunities presenting themselves but the state will 
need strong and focused leadership to make them realities.  It is very much within reach 
to achieve significant improvements in customer service and cost savings by changing 
the way we have contact with people seeking assistance in housing and other human 
service areas.  Using secure web-based technology, we can break down the old system 
of silos and create a streamlined universal intake and application process.  Achieving 
this will lead to incredible efficiencies and make Delaware a model of service delivery 
and management. 
 
We must continue to increase the demand for housing by enabling low- and moderate-
income families by promoting job creation, savings and other self-sufficiency concepts 
included in the Moving to Work program.  Encouraging other housing authorities to 
embrace these concepts would put all families in Delaware on equal footing and give 
them the same opportunities to succeed.   
 
However much we may address the demand side, we must always focus on ensuring 
adequate supply of affordable housing is available as well.  We must preserve the stock 
of existing affordable housing, create new units to meet increased demand, and ensure 
that there are incentives for the market to participate in this work.  The state and local 
jurisdictions must work together to plan smart growth that includes addressing the need 
for affordable housing. 
 
We conclude where we began – DSHA’s mission and operations are in spectacular 
shape.  The agency’s staff is passionate, efficient and inventive.  The financial position 
of the agency is sound.  But there is still much work to do to make sure that we are 
offering the best service to the people of Delaware. 

 


