October 20, 2018

Subject:

Questions on Affordable Housing

This is in response to the three questions you have posed to BIA Hawaii regarding Housing in Hawaii.
The three questions and our response are provided below.
1. What is/are the root cause/causes of the continued lack of affordable housing in Hawaii?
 Lack of zoned or entitled land to build
 The State of Hawaii has a two tiered land use classification system
 The State, through the Land Use Commission classified lands into one of four land use districts
(Urban, Agriculture, Conservation and Rural)
 The Counties then zone land in the Urban district (Commercial, Industrial, Residential, Resort,
etc.)
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 Government has not been proactive in reclassifying and rezoning lands based on County
Community/Development plans to meet the future population growth projections
 Being in a “Reactive Mode” the State and County wait for individual projects to go through the land
use entitlement process.
Private developers must petition the State Land Use Commission to reclassify lands from Agriculture to
Urban (i.e. Koa Ridge and Hoopili). Once the lands are reclassified, the private developer must then
petition the City and County of Honolulu to zone the urban lands into residential, apartment,
commercial, etc. Finally, all infrastructure cost associated with the project, including certain regional
infrastructure improvements (i.e. roads, sewer, water, drainage) are paid for by the developer and these
costs are passed on to each of the residential units in the development.
 Lack of investment in government infrastructure capacity
 Up to the 1970’s government was proactive and invested in infrastructure to support areas
planned for growth
 By the late 1970’s this practice was taken over to individual developers who couldn’t wait for
the infrastructure to be installed
 Government became reactive and waited for individual projects to be approved by the State
Land Use Commission (reclassifying lands from Agriculture to Urban)
This dependence on the private developer to provide all infrastructure required for their project worked
when residential developments were considered “greenfields” or master planned communities on
vacant formally agricultural lands. Having individual projects pay for infrastructure doesn’t work when
the projects are primarily in-fill or redevelopment projects within existing urban environments.
The City and County of Honolulu position is to allow future development along the rail transit corridor.
By increasing density along the transit corridor, the City will encourage more transit ridership and
prevent further “urban sprawl” in former agricultural lands. However, without a significant investment
in the existing urban infrastructure to increase capacity, the planned higher densities along the rail
transit corridor will be difficult to achieve.

2. If policies remain unchanged, what do you think the housing market will look like five years from
now?
Hawaii’s housing crisis is based on simple economics of supply and demand. Right now we have an
overall lack of supply of housing, at all price points, to satisfy demand. In a healthy housing market, you
have a “Housing Ladder” which essentially provides enough inventory at each price point to allow
homeowners/families to move up and down the ladder as their family or economic situation changes.
Most families start off with a “starter house” which is affordable to a young couple. As their family
needs and income grows, they can “step up” the housing ladder to buy a larger house to fit their needs.
This could happen several times as their family and career evolves. As the children move out, the couple
has the ability to “step down” and purchase a smaller home that may be more appropriate for their
needs.
As the City focuses future development and density along the transit corridor, the City needs to invest in
infrastructure capacity building that would support the planned density. Forcing individual projects to
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pay for the required infrastructure capacity building would make the project uneconomical. The cost of
the infrastructure upgrades is more than one individual project could absorb.
Without a significant investment in infrastructure capacity building along the rail transit corridor, the
private sector will be unable to build out the planned density at each of the proposed transit stations.
This will exacerbate the current housing crisis by further restricting the supply of housing in the face of
increased demand.

3. What steps has BIA taken to address the issue of housing or affordable housing in Hawaii, and
what kinds of challenges were faced?
BIA Hawaii has, over the last several years, introduced legislation with the specific goal of increasing the
supply of housing at all price points. Attached is a list of bills BIA authored and submitted during the
2018 Legislative Session. The last two columns on the right show the outcome of each of the bills.
As you can see, we haven’t been successful in convincing the State Legislature of how severe the
housing crisis is in Hawaii. After failing miserably at the legislature in getting any legislation passed that
would increase the supply of housing at all price points, our focus shifted to raising the awareness of our
critical housing shortage with others in the community. Members of the BIA have been a dialogue with
the non-profit housing advocates, and found a lot of common ground on the need for more housing.
While our target markets may differ, there are areas for profit and non-profit housing developer’s
general agreement upon such as:





Investing more public funds in to address housing needs at the lower income levels;
Providing more infrastructure capacity that would allow for more urban in-fill projects;
Simplifying and shortening the building permit process;
Establishing “housing production goals” for each of the Counties and link the TAT allotment to
each counties success in meeting the production goals; and,
 Create a “State Development Authority” that would control zoning, infrastructure, permitting,
and oversee redevelopment efforts at transit locations with large State Land holdings.

The newly created coalition is called “Partners in Housing.” It’s an alliance of housing advocates
representing a wide spectrum of organizations. The unifying objective is to support and advocate for
public policy decisions and legislation that will increase the supply of housing at all price points in the
State of Hawaii. BIA and its non-profit partners are in the process of reaching out to other organizations
who may be interested in joining our efforts.
At the County level, we have successfully brought the delays in the issuance of building permits to the
forefront of discussion at the City Council. There are millions of dollars of residential construction work
unable to get started because of delays in the issuance of building permits. These delays of months, and
in many cases years, is caused by how the City Department of Planning and Permitting choses to process
building permits. In other Cities around the United States, building permits are issued over the counter
once building plans are submitted. There is a review to insure the building plans contain some basic
information on the project site, and have been stamped by a licenses Architect or Engineer. Compliance
with the various building codes is done during construction by City inspectors who check to insure
contractors are in compliance with the applicable building codes.
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In the case of the City and County of Honolulu, the Department of Planning and Permitting invests an
inordinate amount of time reviewing construction plans to insure they are being designed to meet the
various codes. While reviewing the plans, comments are also being made on items that are not code
related (i.e. required to protect public health or safety). Plans are sent back to the Architect/Engineer
and need to be revised based on the comments made during the City’s review. There is no limit to this
iterative review process and sometimes a new set of comments is made during the review of the revised
plans. Once the building permit is issued, the City inspectors check to insure that the construction work
is being done in accordance with the approved plans.
We continue to work with the Mayor’s administration and the County Council on a solution to this
problem that is negatively affecting our industry.
Conclusion:
As you can see there are a lot of issues that have contributed to our current housing crisis over time. It
will also take time to “build our way out of the housing crisis.” All it takes is political will, leadership, and
a game plan, all of which BIA Hawaii will continue to look for and work towards.
I hope this provides you with enough information for you project.
If you have any questions or require any additional information, please feel free to contact me directly
at 628-5836 or via email at duchida@ssfm.com.
Mahalo and Good Luck!

Dean Uchida, Senior Project Manager and BIA Hawaii 2018 President

HOUSE
BILL

SENATE BILL

TITLE

DESCRIPTION

SHORT DESCRIPTION

HB 2016

sB 2417

RELATING TO
HOUSING

Provides that a county shall not impose an exaction or inclusionary zoning requirement on
a housing development offered exclusively for sale to buyers earning less than 140 per
cent of the area median income.

AMI %, workforce housing

sB 2214

RELATING TO
TRANSIT-ORIENTED
DEVELOPMENT.

Establishes Transit-Oriented Development Community Districts within the Hawaii
Community Development Authority (HCDA) to develop districts along certain rail stations
in the Honolulu rail station transit corridor. Allows the HCDA to enter into public-private
partnerships for a lease-back arrangement of lands and coordinate activities outside of the
district, including construction.

Establishes community districts
along the rail corridor.

RELATING TO
HOUSING
PRODUCTION

Requires, between fiscal year 2019-2020 and fiscal year 2029-2030, each county to
authorize construction for a specified number of new housing units. Reduces the amount
of transient accommodations tax revenue the counties receive for failure to meet the
requirements. Allows for recoupment of reduction under certain circumstances. Repeals
June 30, 2031.

sB 2419

RELATING TO
HOUSING.

Upon approval by county land use decision-making authority, and with concurrence from
Land Use Commission, requires boundary amendments reflected in certain plans to be
adopted in accordance with such approved plans. lncreases housing inventory by
prioritizing funding for public infrastructure in areas of planned growth, and provides a
streamlined approval process for those projects.

sB 2630

RELATING TO LAND
USE.

HB 1865

HB 2554

HB1 866

HB 1818

HB 2066

H82679

sB 2213

sB 2310

sB 2237

RELATING TO
SCHOOLS

RELATING TO
PUBLIC SCHOOLS

Penalizes counties that do not
meet established housing goals

(rAr).

Streamlines housing housing
entitlements and establishes
housing goals for counties.

land use, boundary amendments

Repeals the School lmpact Fees law

repeals school impact fees

Requires the City and County of Honolulu to transfer to the Department of Education all
property upon which a public elementary or intermediate school is situated. Gives the
Department of Education power to acquire and hold title to real, personal, or mixed
property for use for public educational purposes. Requires legislative approval prior to the
sale or gift of lands to which the Department of Education holds title. Appropriates funds.

Transfers City and County owned
land under existing public schools
in urban Honolulu to the
Department of Education.

(cD1)

Died in Finance (Luke and Cullen)-No Hearing Scheduled

Died in Ways and Means (Dela Cruz and Keith-Agaran)-No Hearing Scheduled

Died in Transportaíon (Aquino and
Died in Housing (Espero and Harimoto), Water and Land
Quinlan) and Housing (Brower and
(Rhoads and Gabbard), and Transportation (lnouye and
N aka m u ra) Co m m iltees-N o H ea ri ng
Espero) Com m ittees-Deferred Action

Scheduled

Upon approval by county land use decision-making authority, and with concurrence from
Land Use Commission, requires boundary amendments reflected in certain plans to be

adopted in accordance with such approved plans. lncreases housing inventory by
prioritizing funding for public infrastructure in areas of planned growth.

OUTCOMES

Died in Tourism (Onishi and
F u ku moto)--Deferred Acti o n

Died in Housing (Espero and Harimoto), Economic
Development, Tourism, and Technology (Wakai and
Taniguchi), and Public Safety, Intergovernmental and
Military Affairs (Nishihara and Wakai) Commíttees-No
Hearing Scheduled

Died in Water and Land (Yamane
and Todd)--No Hearing Scheduled

Died Ín Water and Land (Rhoads and Gabbard)--No

Díed in Housing (Brower and

Nakamura) and Water and Land
(Yamane and Todd)--No Hearing

Died in Public Safety,lntergovernmental and Military
Affairs (Nishihara and Wakai), and Water and Land
(Rhoads and Gabbard) Commíttes-No Hearing

Scheduled

Scheduled

Died in Housing (Brower and
Na kam u ra)--Deferred

Action

Hearing Scheduled

Died in Education (Kdani and Kahele), Housing (Espero
and Harimoto) and Public Safety, lntergovernmental and
Military Affairs (Nishihara and Wakai)--Na Hearing
Scheduled

SB 2237 APPROVED IN CONFERENCE COMMITTEE APRIL 27,2018

