Millennial Housing Commission Task Forces

Consumer-Based Assistance
1.
How well or badly are vouchers working in different markets?  What factors lead to success with vouchers for tenants?

 The primary factor which leads to success with vouchers is an adequate supply of affordable housing. We have no data to answer the question of how well or badly vouchers work in different markets. 

2.
How can vouchers best support mobility and self-sufficiency for the families that receive them?

Vouchers can best support mobility and self-sufficiency when there is a supply of affordable housing near decent paying jobs.

3.
To what extent should vouchers be project based or otherwise linked to production programs?  If so, how and how many?

No experience with project-based vouchers. 
4.
Should consumer based assistance also be made available to low income homeowners with severe housing cost burdens?  If so, how should this be done?

Consumer-based assistance should be made available to low-income home owners with severe housing-cost burdens, and assistance should include intense credit and homeowner counseling. Successfully completed training to improve earning capacity is required prior to providing the assistance.  The assistance should also be time-limited or gradually reduced over a specified time.
Housing Finance
1.
How can access to capital for homeownership (for refinancing as well as purchase) be improved for those who currently fall through the gaps?

 I think the best way to help those who fall through the gaps is to put more money into home ownership counseling, marketing aggressively and reaching out to under-served communities to inform them of ongoing programs and homeownership counseling.
2.
How can the multifamily housing finance delivery system be improved for housing production and preservation?

I don’t think there are any major changes needed to the structure of housing finance providers in the market.  The major impediment to new production and preservation is the lack of federal dollars for subsidies and loans.  HUD is financially starving the Section 8 projects by withholding rent increases and not providing dollars to rehabilitate deteriorated properties.
Preservation
1.
How can we best provide the capital to finance the rehabilitation needs of the affordable housing stock (both public housing and the assisted inventory)? 

We can best provide this capital by combining available funding sources to the greatest extent possible, such as: Tax Credits, Tax Exempt financing, state housing funds, etc...
2.
How can this existing stock be preserved so that the properties involved are self-supporting in the future?

HUD needs to institute a reasonable rent increase policy rather than financially starving projects; this deteriorates the projects’ ability to fund ongoing maintenance.
Production
1.
How well do current programs operate as production tools (e.g., HOME, CDBG, HOPE VI, §202, §811)?  How well do they work with each other?  How can they be improved?

DSHA has successfully used or been involved in HOME, CDBG, HOPE VI, §202, and §811 programs.  The State’s Housing Development Fund has provided leverage financing for all of the aforementioned programs with a great deal of success.

Amend §202 and §811 guidelines to allow for-profit developers to be eligible for this funding.  Or, make a portion of such funding available for for-profits.
2.
What are the merits of the various proposals to create a new housing production program?  What unmet needs are being addressed in each proposal?

No reply.

3.
What innovative and creative programs are being used by states and local governments to produce affordable housing?

DSHA has worked closely with a consortium of banks (Delaware Community Investment Corporation [DCIC]) in the permanent financing of Tax Credit projects.  DCIC provides interest rates below commercial rate financing, along with an equity fund for the investment in Tax Credit projects.  DSHA receives a portion of the document fees charged by the Recorder of Deeds Office to help fund the HDF and also the Fire Marshal has waived its plans review fee for affordable housing projects.
Tax Policy
1.
How could the various tax policy “tools” (e.g., tax credits, bonds, passive loss allowances) be better used to promote (a) the production of affordable rental housing, including housing for extremely low-income families, and (b) homeownership?

No reply
2.
Regarding the preservation of affordable housing, what changes to tax policy would enable owners of assisted properties and older Low-Income Housing Tax Credit units to either maintain these properties as affordable housing or to sell them to owners who would rehabilitate them? 

No reply
Community Linkages
1.
How can the eligibility requirement and planning requirements that govern housing programs be coordinated with non-housing programs (such as transportation, child care, and health care) so that housing policy reinforces welfare reform to assist strong, self-sufficient families? 

First we do not think that welfare reform and housing work very well together.  Housing is the last safety net and as such plays a different role than even welfare.  In Delaware, the communication between agencies does take place due to the small size of the state.  However, a federal mandate for all states to work together might be appropriate to accomplish coordinating programs.

2.
Are there best practices that should be used in affordable housing programs so that housing assistance has a positive impact on the broader community and helps create healthy neighborhoods?  Are mixed-income, mixed-use developments preferable?

Yes, I think mixed-income development are preferable, but in my years of experience, very hard to accomplish.
Millennial Housing Commission Cross-cutting Issues

1.
How are the challenges of meeting very low-income and extremely low-income households’ housing needs best met?  To what extent should this challenge be met with debt subsidies, capital subsidies or tenant-based subsidies?

The challenges are best met with great needs assessments for the areas served and the strategic plans that focus on resources to match those particular needs.  A solid and well communicated strategic plan should reflect that all possible funding sources will be targeted for those particular needs.
2.
How should technology be best used to meet housing challenges?

 Organizational infrastructure should be the premier use of technology in meeting housing challenges; getting technology to the families and individuals we serve and provide them with the necessary support to realize efficient use of that technology.   Infrastructure technology should be well coordinated with strong training programs for its use and the technology should be as advanced as funding will allow.  We must take on measures to close the digital divide, especially in remote and rural areas.  This should be done in strong collaboration with other public and private agencies including construction financing, which help to satisfy  housing needs, particularly, new construction.
3.
How should quality control be best ensured in an era of devolution?  How can accountability be assured without unnecessary bureaucracy?

Total Quality Management and coordinated use of technology can revive quality of service. The first order of business in quality control should be in identifying the businesses of the organization and the goals of those businesses.  The next step is strong benchmark performance indicators to determine whether or not the achievements are being met for the businesses.  Necessary steps should be taken to eliminate unnecessary bureaucracy that inhibit the delivery of consistent,  user-friendly information; a  “one-stop” service approach should be employed to provide ease of  access to services and resources. 
4.
How should housing policies best intersect with issues of place, including sprawl, “smart growth,” and neighborhood revitalization?

Our Governor is advancing her administration’s strategy for “Livable Delaware”, the “smart growth” plan for the administration.  It includes a statewide  comprehensive plan with areas identified for both building and protected environments.  Our Governor’s “Livable Delaware” encourages for-profit builders to include affordable housing in their building strategies by creating incentives to encourage construction of affordable housing.  While we need to ensure there is sufficient housing in accordance with the needs assessment, we need to make sure we avoid creating ghettos of minorities and poverty.  Attention to impaction and over-concentration of low- to moderate-income families is imperative to avoid dealing ourselves the same hand of cards as in the 50's, 60's, and 70's. 
Housing policies should intersect with these issues of place by first realizing that sprawl,  “smart growth” and neighborhood revitalization are interrelated.  A community lives and dies by its residents and neighborhoods.  If a neighborhood is in decline, or even has the appearance of being in decline, it can quickly nosedive as other residents lose the motivation to maintain their properties. This not only creates a need for neighborhood revitalization but also drives sprawl, and, hence a need for “smart growth”. 

The second item to recognize is that architectural components and land use regulations largely drive issues of place and therefore cannot be addressed solely with federal housing programs.  To discourage sprawl, and encourage “smart growth” and neighborhood revitalization, housing policy should encourage communities to holistically promote socially- and economically-integrated communities that encompass all income ranges and avoid stand-alone projects that stigmatize its residents.   

The following are several ideas for addressing issues of housing and place:

· Promote, through new construction programs, (i.e...LIHTC, HOPWA, or 515) small-scale housing proposals that are well-designed and respectful of the existing architectural fabric of a community.  

· Revise building codes so that the rehabilitation of older downtown buildings is not restricted by mandating that old buildings be brought up to new building standards.

· Develop alternative rehabilitation standards for affordable housing projects that are determined to have historical significance under the Secretary of Interior’s 106 Guidelines.

· Encourage manufactured housing in downtown areas by fitting the design of their units into the existing architecture of the community.

· Encourage cities and towns to review land use regulations and not only remove barriers that hinder affordable housing opportunities, but revise them in a manner that would encourage a variety of affordable housing options, such as granny flats for aging parents and apartments over downtown businesses.

· Vigorously enforce property maintenance codes to protect all members of a community from those few who allow their properties to deteriorate to substandard conditions.

· Tie state and federal funding decisions to jurisdiction’s housing performance. 

Issues of place can be addressed by approaching growth and revitalization in a holistic manner, and targeting the regulations that impede healthy development.
5. How should policies to increase housing availability and affordability best intersect with fair housing policies?

It is prudent for housing policy to be consistent with the intent and letter of Fair Housing legislation and enabling regulations.  Housing policy which promotes access to all housing and housing related activities would be consistent with the goals and objectives of fair housing policy.  Additionally, housing policy may also promote ethnic, racial and economic integration.  For example, public housing authorities can use tenant placement policies as a mechanism to foster racial and economic integration.  Also, housing policy can assist local communities in becoming racially and economically diverse communities.  Policies directed toward increasing housing  availability and affordability are consistent with fair housing if they afford the residents similar amenities as other communities enjoy.  For example, affordable housing communities need to have parks, open space, commercial and retail activity and educational facilities available to the residents.  Compliance with fair housing policies is imperative.  Every agency should be cross-examining the fair housing laws and regulations with each one of its businesses.  There must be a way of determining that all actions and services are in compliance with fair housing policies. 

