
      

        
         

      
    

  
      

      

 

      
 

        
         

       
     

  
      

       

  

Report to the 2025 Hawaii State 
Legislature: 

Pursuant to House Concurrent Resolution 131, adopted on 
April 22, 2024, URGING THE HAWAII HOUSING FINANCE AND 
DEVELOPMENT CORPORATION TO DEVELOP A TEN-YEAR PLAN 
TO SATISFY HAWAII'S HOUSING DEMAND. 

Prepared by: 
Hawaii Housing Finance and Development Corporation 
Department of Business, Economic Development & Tourism 

December 2024 



Analysis of Systemic Barriers to Housing Production in 
Hawaii 

 
-being.  

costs that burden households across a wide range of income levels.   
 
According to the  Hawaii Housing Demand: 2025-2035 report, the projected housing demand for the 
state over this period is 24,823 using the cohort method and 41,118 
based on historical trends.  The average of the two scenarios is 32,970 housing units.  

Recognizing the severity of the housing crisis, Governor Josh Green, M.D., declared a state of emergency 
in July 2023, issuing (the EP), which aspired to lower or eliminate 
barriers to housing .  Unfortunately, the crisis was further exacerbated on August 8, 2023, 
when historic Maui inhabitable structures in Lahaina and 
Kula.  The provisions in the EP were  through emergency .   
HHFDC has prepared this analysis of systemic barriers to housing p (this Report) in response to 

SLH -year plan to 
  This Report is done as such because the systemic barriers that impede 

 need to be addressed in advance of any 
implementable plan to accelerate the .  
 
This Report is organized into three , which correspond 

market:  
1) A , 
2) S  
3) A   

 

and suggests policy changes to lower those barriers. 
 
Established by the Legislature pursuant to Act 196, Session Laws of Hawaii (SLH) 2005, as amended by 

 State agencies as 
 

 

Prerequisite 1: Adequate Supply of Suitable Land 

  
ng structural barriers, the supply of land for housing is constrained by various systemic 

pervasive 
obstacles  These 

barriers limit the areas and types of land that can be used for housing, which increases development 
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 To address these barriers, 
this Report proposes the following policy changes : 

A. Use System 

 The law is administered by the State Land Use Commission 
 The law creates an 

 of the S  The 
layer of 

bureaucracy for developers.  - -
 

 
This Report 

 This would simplify the process of reclassifying land for urban 

To this end, HHFDC  have 
 

 
or 

B.  

built.  

certain housing types.  
 purposes. 

This Report 
such as allowing for mixed-

uses, duplexes, and accessory dwelling 
units.  

 
 
The passage of two acts in the 2024 session allows 

 The impact will be 

downtown Chinatown.  
 

 This 
S 

will allow more families, especially kupuna, to live on the same lot.  

C. Time-  

- -constrained agencies, the 
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Reviews by 

permit approvals (e.g. Special Management Area Use permits) before ministerial approvals such as 
building permits can be applied for extends the process. — 
seven years from blueprint to bulldozer— 

housing. 
 

concern.  the City and County of 
Honolulu (City) 

building permit fees, according to a Civil Beat review of county perm
 

 

the public hearings and environmental assessments, 

proce 
such policies. 

D. Community  

 Though there may be instances where 
 and need to be addressed, there are many where there are not.  Residents 

changes in  

This Report 
Transit-Oriented 

s and agencies. 
 

rising housing costs. 
 
Since 2022, HHFDC has co-
Hawaii Public Housing Authority (HPHA).  -agency 

on. 
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E. Challenges of Private Land  

 

 
power to condemn private lands for public use, or eminent domain, restricts the ability of the State to 

 

the proposed development and to compensate the landowners at fair market value. 

This Report 

 and greenhouse gas emissions, 
 

F. Inability to Free Up State-Owned Land for Housing  
State-

  that another 
.  Selling State-owned land in fee can provide home-ownership 

However, selling State- -

lands for re   Obtaining two-

and development impacts.  
complicate the approval process.  

developed on State lands. 
 
This Report 
State-

 
 
Relatedly, there is the overall challenge of increasing the availability of non-ceded State lands for 

 A majority of the State land is owned 
 

 

 However, the 
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provision of infrastructure for housing is constrained by various systemic barriers, such as limited 
-sharing challenges, and regulatory 

 
and risks, and create uncertainty and delays for developers.  To address these barriers, this Plan 
proposes the following policy changes : 

A. Limited Funding 
Government agencies, at both the state and county levels, are responsible for developing and 
maintaining infrastructure systems.  
their ability to fund and implement infrastructure projects.  

development.  
building the necessary infrastructure to accommodate housing developments, increasing development 

   
 
This Report recommends increasing government funding and capacity for infrastructure development 

 

 
 
 

B.  for Financing 

  
within a constrained budget.  -saving 

 
 
This Report 

  

projects.  Impact fees, which are charges levied on new development to pay for the infrastructure 
needed to serve it, can generate revenue for infrastructure agencies and create a nexus between 
development and infrastructure provision.  
raise capital for infrastructure projects, can leverage public funds and a  These 

be implemented 
 

 

General Excise Tax (GET) surcharge for county-appropriated housing infrastructure costs.  The ability to 

housing infrastructure.  
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C. Cost-Sharing  
-site infrastructure development, which involves building or upgrading infrastructure systems outside 

the boundaries of a housing project, such as sewers, roads, or water lines, adds to the overall cost of 
housing development.  These costs 

- and moderate-
are 

income households.  - -site infrastructure development among 
 

 
This Report - -site infrastructure 

 

D. Onerous 

environmental impacts, such as the Commission on Water Resource Management, Department of 
on Division (SHPD).  These 

intended to ensure  the 
 

 
 
For instance, the SHPD review process can add years to the approval process.  s review pertains to 

on  the majority are for state or county permits.  Per HRS Chapter 
6E, t of historic property subjects any building, structure, object, district, area, or site 
which is 50 years and older  rred in the 
mid-1960s following the State's admission in 1959, and funding to keep up with the 

s are common.  SHPD typically reviews between 2,400 and 2,700 permits a year. 
 
This Report 
infrastructure standards and environmental impacts by harmonizing the rules and procedures across 

ining the review and 
approval process.  

 

Prerequisite 3: Availability of Financing 

rest of the country, and limited access to capital poses  Developers of 

restricted income structures, and regulatory  
criteria, higher interest rates, or outright loan denials for developers. 
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the COVID pandemic s 
insurance costs have soared, and the  The funding programs at 

 The State 

  This Report proposes the following policy changes : 

A. Low-Income Housing Tax Credit (LIHTC)  
The Low-

developers with a ten-year, dollar-for-
liability.  

 
 
Combining LIHTC with low-

 
 RHRF 

provides low-interest loans to cover this gap, further reducing the need for high-cost debt.  This 

 

 
 
This Report recommends support for federal that increases 
9% LIHTC and a corresponding increase in the S  for the 4% LIHTC.  

   
 
This Report also recommends federal 
increase in the S 

that increas
 

es the LIHTC ceiling and a corresponding 

 
 

 
HHFDC also aims  by ing 

 

B. Bond Cap  

PABs provide low-
-

loan terms, which reduce   Unfortunately, PABs have had limited 
heir short supply coupled with a high demand for LIHTC. 

 
This Report federal on, such as the 

, which 
the LIHTC program.  This bill does this in two ways: One provision lowers the threshold from 50% to 25% 

-exempt PABs to 
 

access LIHTCs without relying so heavily on PABs.  Having less permanent debt would enable PAB-
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 to serve lower-income households.  Another provision increases the annual 
 This expansion would provide states with more 

housing. 
 
Locally, there have been S .  

 
 

This past session, HHFDC strongly supported the passage of Act 35, which authorizes HHFDC and the 
  The program will allow HHFDC to reuse tax-

 

limited resources, and  

C. RHRF and DURF 
The Rental Housing Revolving Fund (RHRF) and the Dwelling Unit Revolving Fund (DURF) are State 
revolving funds that provide loans for the development, pre-

-sale housing.  
 

 
Besides increasing the funding for RHRF and DURF, this Report recommends increasing the capacity of 
both 
pace at which funds revolve.  This will limit their Legislature 

of  
 
For example, in the 2022 session. 

for persons with incomes between 60% and 100% of the area median income (AMI), 
 Historically, housing for this group has not been feasible 

without public subsidy.  
professionals, and tax base. 
 

separate subaccount under RHRF for Tier II loans.  The ability to fund Tier II projects in any given year will 
for these projects and the development of housing.  Tier II loans are more self-

 
 
There was also the PAB volume cap recycling program,  
 

  -
 

 

D. For-Sale Housing s 
to developers of -sale housing projects.  Coupled with 
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costs.  When rates were above 6.5%, developers reported their projects did not pencil out, even at 140% 
of the AMI.  
 
This Report -sale housing projects so that 

.  HHFDC has begun to direct more focus on 
helping more local residents purchase their homes.  
 
Act 92, SLH 2023, authorized HHFDC to establish a DURF 
housing for Hawaii residents.  
January 2024.  Units in two 
at Sky Ala Moana.  HHFDC  for the 2025 session to e the program and make it 
permanent so it can help more eligible buyers.  allow eligible 
housing developers to repay part or all of a DURF interim loan for certain for-sale housing development 

  
 
Lastly, HHFDC is working to restart the programs for the Hula Mae Single Family and Downpayment 
Loan to increase assistance to homebuyers.  Thus far, HHFDC -year-

 
 
HHFDC 

-sale housing projects.  
 

Conclusion 
There 

regulatory reforms, infrastructure investments Report 

tements, or waivers, to reduce the tax liability and development fees of developers, and 
-

supply for Hawaii residents.   
 

policy changes proposed in this Report 
the housing needs of its residents. 
 

Report are intended to provide a roadmap for addressing 

out 
TOD, please see the Appendix.)  
themselves to solve the housing crisis in Hawaii.   
 

but, 
as a singular housing agency, 
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involving other State housing agencies, including the Hawaii Public Housing Authority, Department of 
Hawaiian Home Lands, Hawaii Community Development Authority, as well as individual county agencies. 

s 
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Appendix 

How Transit-Oriented Development Can Promote Housing 
TOD is This 
approach promotes compact, mixed-use, and walkable development within a half-mile radius of transit 

he systemic barriers discussed in this Plan, such 
as increasing the supply and diversity of land for housing, reducing the infrastructure development costs 
and 

emissions, increasing health and well-being, and cre  
 
The Legislature passed Act 45, which expands 
mixed-   It is intended to 
facilitate development along the Honolulu Rail Transit Project (Skyline) system and at Neighbor Island 
County transit centers.  
 

Kakaako and will provide fast, reliable, and co

 

 
 

1. 

will also reduce the number of vehicle miles traveled by 
 

 
2. According to the State of Hawaii Strategic Plan for Transit-Oriented Development (TOD Plan) 

within a half-
 accommodate up to 69,000 new 

readiness, and community support.   
 

3. According to the  
Services, Inc., there is a strong demand and preference for TOD among Honolulu residents, 
especially among renters, low-income households, young adults, and seniors.  The study 
surveyed 1,507 Honolulu residents and found that 60% of them would like to live near the rail 
line, 67% of them would use the rail line at least once a week, and 77% of them support 

so found that the most important 

safety.  See below for more details about this study.   
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The  is a comprehensive study that examines the demand and 

or 

provide data and insights to in 
Honolulu.  The study was completed in 2017 and used a variety of methods, such as surveys, interviews, 

 various sources and 
stakeholders. 
 

projects, such as: 
 

1. 
residents, especially among renters, low-income households, young adults, and seniors.  These 

velopment near the 

 
 

2. 
factors, such as land availability and cost, development density and type, infrastructure capacity 

investors, and consumers. 
 

3. 
systemic barriers discussed in this Report 

Report 
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