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E X E C U T I V E  D I R E C T O R ' S  M E S S A G E  
Aloha mai kākou,

The sense of urgency surrounding the housing shortage
demands that we formulate solutions that can be
implemented in the near term, while also engaging in
long-range planning to increase the delivery of housing on
O ʻahu.  The  Off ice of  Housing has begun this work by
shift ing the focus of how the city views housing
development and working toward adopting a better
balance between government regulation and development
incentives that al low us to fulf i l l  our f iduciary duty of being
good stewards of the public trust and taxpayer monies.

The Blangiardi administration is committed to working closely with the City Council  on
strategies to increase the housing supply on O ʻahu. These strategies include: making city
lands available for affordable housing development,  strategic acquisit ions,  reviving and
enhancing the city ’s  housing f inance programs, process improvements aimed at
accelerating review and approval procedures,  and regulatory reform to ensure policies
are actually generating more housing.

We wil l  also focus on Transit-Oriented Development to capital ize on compact,  mixed-use
development that incorporates housing,  job centers ,  and childcare centers that take
advantage of the convenience and eff iciency of being within close proximity to rai l
stations and multi-model networks.

Communities across  O ʻahu only truly  thrive when housing opportunities are a reality for
all  residents.  Given our is land’s housing shortage in the face of high construction costs
and ris ing interest rates,  the City ’s  role in the housing arena has never been more
crit ical .  Achieving these goals wil l  not be easy.  The housing plan outl ines a path forward
that wil l  be expanded over t ime to produce a more comprehensive islandwide housing
plan for  O ʻahu.

Denise Iseri-Matsubara
Executive Director, Office of Housing

Me ka mahalo nui, 

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
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i n t r o d u c t i o n

RICK BLANGIARDI ,  MAYOR

“

T H E  O F F I C E  O F
H O U S I N G  ( H O U )

The Off ice of Housing (HOU) drives policy and strategy by
engaging in cross-sector collaboration to stimulate the
acquisit ion,  development,  and preservation of affordable
housing.  This includes advocating for pathways out of
homelessness that lead to permanent housing solutions.
The Blangiardi administration (the Administration) is
committed to increasing O ʻahu’s housing supply.  HOU
collaborated with other City and County of Honolulu (the
city)  departments to develop this plan which identif ies
strategies to address the housing shortage and provides
clarity and vision to help drive decision-making. This
document is a draft plan that wil l  form the basis for a
more comprehensive plan that wil l  be pursued once a
consultant has been contracted to assist in this effort .
This draft plan also includes a summary of some of the
non-performing assets acquired under previous
administrations that consume considerable amounts of
city resources in terms of t ime, energy,  and money,  to
manage and attempt to resolve.
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t h e  h o u s i n g  c h a l l e n g e
The shortage of affordable housing on O ʻahu is a long-standing, complex issue that the

city has faced for decades.  The lack of housing impacts us as a community.  Increasing

the supply of housing for al l  income levels must be considered as a continuum of need

exists ranging from homeless shelters and permanent supportive housing to low-income

rentals ,  workforce housing,  and single-family homes and condos for those pursuing the

American dream of homeownership.

According to the 2019 Hawai ʻ i  Housing Planning Study,   O ʻahu needs an additional

22,168 housing units over a f ive-year period to meet projected demand for housing.  The

study indicated there is  a demand for rental as well  as for-sale housing units with the

difference between these needs being only seven percent.  Of the 22,168 units needed,

approximately 46.5%, or 10,311  of those units are for-sale units for homeownership,  and

53.5%, or 11 ,857 units are for rent.  

T H e  O b j e c t i v e
In order to address O ʻahu’s long-
standing housing crisis ,  HOU works with
the appropriate state and federal
government agencies,  along with
private developers and other
stakeholders to leverage resources,
expertise,  and to explore a variety of
strategies to break down barriers to
development.  The sense of urgency
surrounding the housing shortage
demands that we formulate solutions
that can be implemented in the near
term while also engaging in long-range
planning to increase the delivery of
housing on O ʻahu. We wil l  str ive for a
better balance between government
regulation and development incentives
while pursuing housing policies that
allow us to fulf i l l  our f iduciary duty of
being good stewards of the public trust .  

1

Halewai'olu Senior Residences

 SMS (2019) Hawai ʻ i  Housing Planning Study.  Retrieved from:
https: / /www.dbedt.hawaii .gov/hhfdc/f i les/2020/01/FINAL-State_Hawaii-Housing-Planning-Study.pdf
1

https://www8.honolulu.gov/housing/development/
https://hnldoc.ehawaii.gov/hnldoc/document-download?id=17627
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o u r  v i s i o n
We envision an O ʻahu where al l  residents,  in each of
our communities ,  have access to safe,  stable,  and
affordable housing,  regardless of income level ,  so
today’s generation and future generations can
continue to call  our is land home.

o u r  M I S S I O N

The acquisit ion  of  affordable housing units ,

The creation  of  new housing units through

policies that incentivize development,  and

The preservation  of  existing affordable housing

units to promote community stabil ity .

Our mission is to drive unprecedented investments in
three pil lars of housing:  

o u r  g o a l
Working with our partners in the private and public
sectors ,  the city ’s  goal is  to drive delivery of
approximately 18,000 units  between FY 2022 and

2029. 

Kīhāpai Place

https://www8.honolulu.gov/housing/development/
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K E Y  S T R A T E G I E S  T O  I N C R E A S E  H O U S I N G  I N V E N T O R Y
We wil l  look at a variety of strategies to break down barriers to development and
incentivize production.  

INVEST IN AFFORDABLE HOUSINGS T R A T E G Y  0 1

PROCESS IMPROVEMENTSS T R A T E G Y  0 2

ADDRESS REGULATORY BARRIERSS T R A T E G Y  0 3

TRANSIT-ORIENTED DEVELOPMENT 
AND INFRASTRUCTURE INVESTMENT

S T R A T E G Y  0 4

IMPROVE REAL ESTATE AND ASSET
MANAGEMENT

S T R A T E G Y  0 5

Varona Village Phase I to repair and
renovate the existing 46 homes so that
they can be offered for sale to the
tenants of record.

https://www8.honolulu.gov/housing/development/
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I N V E S T  I N  A F F O R D A B L E  H O U S I N G  
S T R A T E G Y  0 1

A C Q U I R E  R E A L  P R O P E R T Y

The city made signif icant investments to increase the inventory of affordable housing on
O ʻahu.

Waikīkī Vista:  Located on Kapi ʻolani Boulevard,  Waikīkī  Vista is  the f irst real property
acquisit ion made by the Administration and the largest ever undertaken by the city .  This
property formerly housed students from Tokai University and Hawai ʻ i  Pacif ic University
and consists of 108 studios along with off ice and commercial  space.  The property was
purchased in October 2022 for $37,750,000 with funding from the American Rescue Plan
Act (ARPA) Coronavirus State and Local Fiscal Recovery Fund (SLFRF) .  

Interim plans for the building include providing permanent supportive housing and
stabil ization services for famil ies transit ioning out of homelessness.  The city is  in the
process of partnering with the state to provide stabil ization and orientation services,  as
well  as case management.  The state is  providing a minimum of $2,625,000 over the next
two to three years to fund this endeavor.  The long-term plan for Waikīkī  Vista is  for the
city to provide rental housing for low-to-moderate income households.  

Waikīkī Vista
Waikīkī Vista includes 108 studio
apartments, commercial/office space,
classrooms, an auditorium, kitchen,
and dining facilities.

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/


Capital Improvement Program
Projected Expenditures FY 2023/2024

Project Total CIP Funds

Iwilei Area Planned Property Acquisition $63,000,000

Iwilei Master Planning $5,000,000

First Hawaiian Bank Parcel Acquisition (Planning) $500,000

Waikīkī Vista Building Improvements $10,000,000

Ena Road Building Improvements $7,200,000

Royal Kunia Box Car Lot (Planning) $500,000

Varona Village Infrastructure Improvements $15,000,000

Total $101,200,000

1 2

Kīhāpai Place: In August 2023,
the city acquired the fee simple
interest in a 24,593 square foot
land parcel located at 734 and
735 Kīhāpai Place in Kailua.  The
parcel was acquired by the
Department of Land Management
(DLM) for affordable rental
housing purposes.  The property is
zoned A-2 (medium-density
apartment) .

The Administration worked with the Honolulu City Council  on signif icant sums to
support the acquisit ion,  planning, and construction of affordable housing,  including
mixed-use projects .  A total of $260,000,000 was appropriated by the City Council  in the
FY2024 capital  improvement project (CIP) budget.  This al location includes $170,000,000
for general development of low- to moderate-income housing,  $35,000,000 for
affordable housing in transit-oriented development (TOD) areas,  $20,000,000 for
housing aimed at those transit ioning out of homelessness,  and an additional
$35,000,000 for homeless services facil it ies .  

Kīhāpai Place

The $5,000,000 acquisit ion includes the land and construction drawings for the
development of a four-story affordable housing building containing 42 one- and two-
bedroom units .  This is  the last undeveloped A-2 zoned parcel of its s ize in Kailua.

City projects currently projected to uti l ize FY2024 CIP Funds are detailed in the table
below:

https://www8.honolulu.gov/housing/development/
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INCENTIVIZE PRIVATE DEVELOPMENT 

CHAPTER 32 –  BILL 7 (2019) AND BILL 1  (2021)

Revised Ordinances of Honolulu,  2021 (ROH) Chapter 32 incentivizes the development of
low- to moderate-density affordable rentals .  In 2019,  Bil l  7 (2019) relaxed certain zoning
and building code standards in an effort to accelerate the construction of affordable
rental housing in apartment and business mixed-use zoning distr icts .  It  was enacted and
became Ordinance 19-8.

2

In 2023,  Mayor Rick Blangiardi collaborated with Governor Josh Green to secure
$5,000,000 in matching grant funds from the state for these small- lot ,  low-density
rental housing projects mainly in the urban core.  In an effort to continuously look for
ways to improve the effectiveness of this housing policy,  the Department of Planning &
Permitting (DPP) convened a working group to regularly meet and improve the
effectiveness of the Bil l  7 and Bil l  1  program. 
 

 Chapter 32 of the 2021 Revised Ordinances of Honolulu (ROH),  is  also referred to as Bil l  7 (2019) ,  which
became Ordinance 19-8,  and Bil l  1  (2021) ,  which became Ord. 21-12.  Chapter 32 can be found here:
https: / /codelibrary.amlegal .com/codes/honolulu/latest/honolulu/0-0-0-37103 

2

1427 Ernest St. is a project being constructed under Bill 7

To promote the development of affordable
rental housing even further ,  the Administration
worked with the City Council  to provide small
grants ($9,000 to $15,000 per unit)  through Bil l
1  (2021) .  These housing policies were
consolidated under ROH Chapter 32 which
targets households at or below 100% of the
area median income (AMI) .  

As of September 2023,  there were a total of 45
applications f i led for affordable rental housing
projects under this program. Two projects with
a total of 51 units have been completed and an
additional eight projects (around 230 units)
have been fully permitted and are under
construction.

311 Puuhue Place is the first project 
constructed under Bill 7 .

The long-term goal of the
working group is to
encourage the
development of affordable
rental housing.  With the
program extended unti l
2030 through Ordinance
23-12,  originally Bil l  8
(2023) ,  DPP and developers
are looking to further refine
the program to reach the
goals articulated in the bil l .  

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
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M A X I M I Z E  C I T Y  F I N A N C I N G  P R O G R A M S

 Projects receiving AHF funds are required to record restrictive covenants with the land court system to
ensure the AHF units remain affordable for the minimum 60 years .
3

 Departmental Communication 139 (2023) from the Department of Budget and Fiscal Services to the
Honolulu City Council .  Retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-download?id=16688 
4

Halewiliko Highlands  ( ʻAiea) ,
140 affordable units ,  $6,000,000,
expected occupancy 2025

Hālawa View II  ( ʻAiea) ,  302
affordable units ,  $5,000,000,
expected occupancy 2026 

Hocking Hale (Honolulu) ,  40
affordable units ,  $3,923,433,
expected occupancy 2024

Waialua Mill  Camp  (Waialua) ,
$3,549,556,  land acquisit ion to
potential ly provide 268 units

Kailua Lofts  (Kailua) ,
$4,800,000, land acquisit ion to
potential ly provide 62 units 

Halewiliko Highlands

Hocking Hale Hālawa View II

The city wil l  be exploring more strategic uses of this housing f inance resource by
priorit izing project readiness,  f inancial  leveraging, eff icient use of this fund, and
alignment to city housing goals ,  such as projects located on city lands or in close
proximity to rai l  stations.  

3

AFFORDABLE HOUSING FUND PROGRAM

The Affordable Housing Fund Program (AHF),  currently administered by the Department

of Community Services (DCS),  was established in the City Charter through a ballot

init iative in 2006 and became effective in 2007 through Ordinance 7-19.  The Charter

mandates one-half  of one percent of each year ’s  real property tax revenues to be

deposited into the AHF. This program provides f lexible gap f inancing for affordable

housing developments serving residents earning at or below 60% of the AMI provided

that the units remain affordable for at least 60 years .    

Tax revenue deposits into the AHF appear to have ranged between $7,000,000 and

$8,000,000 per year .  A total of approximately $8,300,000 is expected to be al located to

the fund in FY2024.   Unti l  recently ,  these funds were never publicly deployed and a total

of approximately $38,000,000 had accumulated in the fund.  

In 2022,  the Administration init iated steps to use these funds as intended by issuing a

public sol icitation.  This was the very f irst t ime the funds were made publicly available

on a competit ive basis since the fund’s establishment.  The solicitation resulted in over

$23,200,000 being deployed to support the development of nearly 500 units of

affordable housing.  The awarded projects included: 

4

5

 Departmental Communication 128 (2021) from the Department of Budget and Fiscal Services to the
Honolulu City Council .  Retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-download?id=9954 
5

https://www8.honolulu.gov/housing/development/
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AHF funds can also be an important leveraging tool to create more affordable housing
units when strategically combined with Low-Income Housing Tax Credits (LIHTC) and
state Rental Housing Revolving Funds (RHRF),  both of which are issued by the Hawai ʻ i
Housing Finance and Development Corporation (HHFDC).  

The Administration should also consider the possibil ity of re-structuring the AHF
program to issue revolving loans instead of grants.  DCS is planning a second AHF public
solicitation in late 2023 or early 2024.

The PABs are currently regarded as
a scarce resource for f inancing
affordable rental units by the
development community,  given that
the demand for these bonds
outpaced the supply by 2.5 to 1  for
the past several years .  

The signif icance of re-establishing
this bond f inancing program is that
the city can now direct this l imited
resource to rental housing projects
located on O ʻahu. In the past ,  the
city returned its PAB allocation to
the state for distr ibution by HHFDC,
where it  could be applied to
projects in other counties.  

PRIVATE ACTIVITY BONDS

The City and County of Honolulu revived its Private Activity Bond (PAB) program after a
23-year hiatus.  PABs are an essential  component of the nation’s primary program for
f inancing the development of affordable rental housing – the LIHTC program – which is
administered by HHFDC. The bonds are used in conjunction with 4% LIHTCs which
reduces the senior debt required to f inance affordable housing projects .  This decreases
the overall  borrowing costs and allows developers to charge lower rents .  Federal
government rules require the bonds to cover at least half  the project costs .   

The federal government l imits the amount of tax-exempt PABs that each state can issue
(on a per capita basis) .  Because Hawai ʻ i  is  a small  state,  it  receives a l imited amount of
PAB volume capacity (bond cap) .    In Hawai ʻ i ,  state law allocates a portion of the state’s
bond cap to each county.  Only the City and County of Honolulu and Kaua ʻ i  County have
elected to retain their  bond cap in recent years .  
 

6

Jack Hall

  Internal Rev.  Proc.  2022-38 Private Activity Bonds Volume Cap. For calendar year 2023 the amount is the
greater of (1 )  $120 multipl ied by the state population,  or (2)  $358,845,000.
6

In 2022,  the Administration published rules to administer its Multi-Family Rental

Housing Program (MRHP) and in October 2022,  these tax-exempt PABs were made

available to developers through a competit ive application process.  
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The U.S.  Department of Housing and Urban Development (HUD) provides various

subsidies,  grants ,  and other funding to the city to support housing development and

rent subsidization.  These programs are administered by the Department of Community

Services (DCS).

O P T I M I Z E  U T I L I Z A T I O N  O F  H U D  F U N D S

In 2023,  the city made PAB awards total ing

$135,000,000 to two acquisit ion-

rehabil itation projects which,  combined,

wil l  rehabil itate and preserve over 500

affordable rental units .  Projects awarded

PAB in 2023 include:

Maunakea Tower

Jack Hall , Waipahū $30,000,000
(144 units) 

Maunakea Tower , Chinatown
$105,000,000 (378 units)

 U.S.  Department of Housing and Urban Development ( last updated July 2023) Housing Choice Voucher (HCV)  
Dashboard.  Retrieved from: www.hud.gov/program_offices/public_indian_housing/programs/hcv/dashboard
7

SECTION 8 HOUSING CHOICE VOUCHERS

The city ’s  Section 8 Housing Choice Voucher (HCV) Program consists of a total of
approximately 4,900 voucher units under DCS’ authority providing around $66,000,000
in annual rental assistance support .   The Section 8 Program provides rental subsidies
that are paid directly to landlords on behalf  of income-eligible famil ies ,  elderly ,  and
disabled individuals .  

El igible participants receive a voucher which entit les them to search for a rental unit .
Most HCVs are “tenant-based,”  meaning program participants can use them to rent any
private apartment that meets program guidelines.

Project-based vouchers (PBVs) ,  in contrast ,  are attached to a specif ic unit .  PBVs can be
a valuable resource that can be used to help stabil ize cash f lows to make low-income
rental projects feasible to f inance.  The city has the abil ity to project-base up to 20% of
its voucher authority .  Projects are typically selected for PBVs through a competit ive
solicitation and PBVs can be awarded for up to 25% of a project ’s  units or 25 units ,
whichever is  greater .  The contract term for project-based rental assistance can be set by
the city from one to twenty years .  

By guaranteeing a future source of stable income, PBVs can be integral to the f inancing
package for the construction or rehabil itation of affordable housing.  PBVs also have the
potential  to boost an affordable housing project ’s  score on the Consolidated
Application for f inancing submitted to HHFDC.

7

https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/dashboard
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HOUSING TRUST FUND (HTF)
The HTF program is designed to complement other existing federal ,  state,  and local
efforts to increase and preserve the supply of affordable housing.  The state’s annual
allocation for HTF is set at $3,000,000; the funds are divided evenly between neighbor
islands (50%) and O ʻahu (50%).  Of the $3,000,000, approximately $300,000 is reserved
for administrative costs .  Funds may be used for a wide range of el igible activit ies
including real property acquisit ion,  s ite improvements and development (e.g.
construction,  materials) ,  f inancing costs ,  relocation assistance,  and operating costs .  HTF
is one of the few federal programs that can be uti l ized to develop rental housing for
extremely low-income households (30% AMI) ,  including famil ies experiencing
homelessness.  

The city has not been able to accept its annual al location of $1 ,425,000 since Program
Year 2019-2020 due to capacity l imitations,  al lowing it  to revert back to the state to be
allocated to the other counties.  Should the city acquire the necessary capacity to
implement this program in the future,  HTF can be leveraged with the state’s Rental
Housing Revolving Fund program. Resources such as HTF are crit ical because they
provide the necessary gap f inancing to make low-income housing projects feasible to
build.  The city should review each of these federal programs to ensure that HUD funds
are being leveraged to their  maximum potential ,  particularly in situations where these
funds could be deployed to assist with the development of desperately needed
affordable housing.

The CDBG Program provides annual grants on a formula basis to states,  cit ies ,  and
counties to provide safe,  decent housing and economic opportunities to low- and
moderate-income populations.  

COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG)

CDBG may be deployed for a wide range of
community development activit ies directed
toward revital izing neighborhoods,
economic development,  and providing
improved community facil it ies and services.
The city received approximately $7,800,800
in CDBG funding for FY2023.  Prior city use
of this grant for housing has mainly
involved acquiring real property.  The city
should consider more strategic use of CDBG
funds which would require advanced
planning and further research.

360 California Ave. purchased with CDBG funds in 2023.

The city should explore the possibil ity of project-basing a portion of its HCV voucher
authority and investigate the requirements necessary to build its internal capacity to do
so.  Effectively leveraged, PBVs can be an essential  long-term financing tool to create
more stable rental housing opportunities for low-income individuals and famil ies .
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E S T A B L I S H  A F F O R D A B L E  H O U S I N G  D A T A B A S E
Demonstrating the city 's  commitment to invest in housing,  the city entered into an
agreement with the University of Hawai ʻ i ’s  Economic Research Organization (UHERO) in
February 2023,  to establish and maintain a comprehensive database of subsidized and
price-restricted housing units across O ʻahu. 

This data wil l  play a pivotal role in assist ing the Administration and policymakers in
making better-informed decisions related to housing policies ,  programs, and init iatives.

The University of Hawaiʻi at Mānoa

This endeavor aims to offer
policymakers,  administrators ,  and
the wider community a
central ized hub of housing
information that is  easi ly
accessible and available at no
cost .  The database is anticipated
to be accessible to the public by
2025,  with a prel iminary data
preview expected from UHERO in
the Fall  of 2023.  

M E A S U R I N G  T H E  B U R D E N  O F  H O U S I N G  R E G U L A T I O N
A recent UHERO report found that regulatory burdens on new housing construction are
higher in Hawai ʻ i  than any other state in the United States.  Government-imposed
restrictions on new housing can drive up housing production costs ,  ult imately
contributing to higher housing prices.  In a fol low-up report supported by the city and
Hawai ʻ i  Community Foundation,  UHERO wil l  provide information on the share of
housing costs in Honolulu that can be attr ibuted to regulatory barriers .  

The methodology to be
used essential ly compares
the marginal cost of
producing a new unit of
housing against the market
price for housing and
attributes the gap between
these prices to the burden
of regulation.  The project
wil l  result in a “UHERO
Brief , ”  providing a detailed
description of the
methodology,  data,  and
findings,  and wil l  be made
publicly available through
UHERO’s website.

HOME PRICE TRENDS, HAWAI’I  vs U.S. MAINLAND

Source:  U.S.  Federal Housing Finance Agency.  All-Transactions House Price
Index for Hawai ʻ i  and the U.S.  ( Index,  1980 = 100) .
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STREAMLINE THE ENTITLEMENT AND PERMITTING PROCESS

The permitting process is  one of the most t ime-consuming aspects of development.  The
Department of Planning and Permitting (DPP) has been working on ways to streamline
and improve processing times for permit approvals .  Increased eff iciency in the
permitting process would have the biggest impact on the production of housing.

The signif icant backlog of building permit applications has been a historical issue.  In an
effort to cut down on permitting approval t imes,  and to address the department’s
existing backlog of applications,  DPP has undertaken several init iatives to improve its
operations and systems. These include:  

 Departmental Communication 532 (2023) -  Update from the Department of Planning & Permitting on
Building Permit Process Backlog.  Presented to the Committee on Planning and the Economy on July 19,
2023.  Document retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-download?id=18269. 

8

STAFFING

Staff  capacity has been, and continues to be a challenge for DPP.  As with many city
departments,  particularly for highly ski l led posit ions such as engineers ,  plan reviewers,
and other professionals ,  salaries offered in the public sector cannot compete with the
salaries offered in the private sector .  Despite these challenges,  DPP continues to push
forward in recruit ing ski l led professionals to increase the department's capacity .  

8

Halewiliko Highlands consists of 140
rental units for seniors earning no more
than 60% of the AMI. Construction is
projected to begin by the end of 2023. 

https://www8.honolulu.gov/housing/development/
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DPP is currently examining potential  programs and incentives to encourage more

people to choose a career with the city .  DPP is also looking to invest in a comprehensive

training program that would benefit  existing employees and new hires.  

  Departmental Communication 662 (2023) -  Update from the Department of Planning & Permitting on
Building Permit Process Backlog.  Presented to the Committee on Planning and the Economy on Sept.  14 ,
2023.  Document retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-download?id=18701.  

9

TECHNOLOGY

DPP is taking bold steps to adopt new technologies to upgrade its existing obsolete

systems and software.  In late 2022,  the department implemented an automated system

that substantial ly reduced the time required to prescreen permits from an average of six

months to just one week.    While the time for the prescreen portion of the process has

been reduced through use of the automated system, the backlog has moved to other

more complex steps within the process,  particularly the code review portion.  DPP is

currently working on improvements to each step of the process to ult imately reach the

goal of issuing building permits in a more timely manner to decrease the time it  takes

to build housing.  Additionally ,  DPP wil l  be roll ing out new permit tracking software in

the latter half  of 2023 that wil l  al low the department to more accurately track the

status of applications and automate or el iminate redundant manual processes

performed under the current system. 

9

Additionally ,  the Administration collaborated with the Honolulu City Council  on Bil l  6

(2023) to al low design professionals to self-certify a project ’s  compliance with city

building codes.  This is  intended to reduce the backlog of building permit applications

by providing the building off icial  the authority to al low approved, l icensed architects

and engineers to certify their  own designs.  The bil l  is  currently under consideration by

the City Council .

IMPACT OF REGULATORY CHANGES

The continuous passage of multiple ordinances over t ime impacts the abil ity of DPP

personnel to process permits on a t imely basis .  Changes in code or housing

requirements over the years have translated to increased time to train staff  on the

changes,  adding to the time to process each application.

However,  the development community has raised concerns that certain DPP
Administrative Rules pose issues for some projects .     For example,  one of the provisions
restricts rent l imits for households earning at or below 80% of the AMI to Section 8 Fair
Market rents ,  despite not being el igible for Section 8 subsidies.  The maximum rental
rates for al l  other AMI levels except for 80% AMI are based on the premise that housing
costs be no more than 30% of the HUD income l imit .

These types of inconsistencies can negatively impact affordable rental projects in some
locations.  HOU submitted a request to DPP in August 2023 to amend its administrative
rules to better faci l itate the delivery of rental housing.  An administrative hearing is
expected in the Fall  of 2023 to begin the process of remedying this potential  barrier to
development.

10

  Department of Planning and Permitting,  Rules to Implement City ’s  Affordable Housing Requirements
(effective March 31 ,  2019) .  Retrieved from: https: / /www.honolulu.gov/rep/site/dpp/dpp_docs/rules-affordable-
housing-requirements.pdf .

10

https://hnldoc.ehawaii.gov/hnldoc/document-download?id=18946
https://hnldoc.ehawaii.gov/hnldoc/document-download?id=18946
https://www.honolulu.gov/rep/site/dpp/dpp_docs/rules-affordable-housing-requirements.pdf
https://www.honolulu.gov/rep/site/dpp/dpp_docs/rules-affordable-housing-requirements.pdf
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R O L E  O F  L O C A L  G O V E R N M E N T  I N  H O U S I N G

  Department of Planning and Permitting,  Rules to Implement City ’s  Affordable Housing Requirements
(effective March 31 ,  2019) .  Retrieved from: https: / /www.honolulu.gov/rep/site/dpp/dpp_docs/rules-affordable-
housing-requirements.pdf .  

11

Local governments have the most direct control over housing production through land
use,  taxation,  and housing policies .  Local governments can and should encourage
thoughtfully designed policies to motivate housing development.  To ensure that its
housing policies remain effective,  the city should periodically review its administrative
rules,  ordinances,  and statutes to evaluate what works and what may need to be
modified in order to achieve its housing goals .

AMEND ADMINISTRATIVE RULES TO FACILITATE FINANCING AND PRODUCTION

Based on feedback received from the development community,  DPP’s “Rules to
Implement City ’s  Affordable Housing Requirements”    are being reviewed to determine if
certain provisions are complicating the marketing of affordable for-sale housing units
subject to Ordinance 18-10 (see Exhibit A) ,  which established the Affordable Housing
Requirements.  As an example,  several projects currently under construction through the
Interim Planned Development -  Transit  permit process have been able to sell  only a
small  percentage of their  affordable units after being on the market for over a year .
Debt-to-income ratios (DTI)  for determining unit sales prices under the rules were
reported to be more restrictive than the DTI underwrit ing standards applied by
mortgage lending institutions.  For example,  under the rules the DTI used to determine
unit sales prices is  restr icted to 33% while some mortgage lenders permit DTI ratios of
up to 50%.

11

Local governments play a vital role in
housing production. The city will foster
a better balance in its housing policies
to fulfill its fiduciary duty to the public.

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
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In August 2023,  HOU submitted a formal
request to DPP to amend the rules as they
may hinder the f inancing and sale of
affordable housing units .  HOU’s proposed
amendments wil l  al low f inancial  institutions
to make credit determinations regarding a
buyer 's  qualif ications for a mortgage loan
based on their own underwrit ing criteria .  A
public hearing of the requested changes is
pending. HOU wil l  continue to advocate for
rule changes that increase and accelerate
the delivery of housing.

BILL 6 -  SELF-CERTIFICATION

One legislative measure aimed at speeding up the permitting time is currently being
considered by the City Council  under Bil l  6 (2023) .  This measure was a collaborative
effort between the Administration and the City Council  to al low third-party professionals
to self-certify compliance with relevant building codes,  to help address the backlog of
permits .  I f  enacted, this measure would al low DPP to improve review and approval
timelines while simultaneously implementing enforcement mechanisms to ensure
compliance with the codes and that the public ’s  health and safety are not compromised.
If  adopted by the City Council ,  Bi l l  6 could help al leviate the backlog at DPP. 

BILL 7 /  BILL 1  -  ENHANCE THE AFFORDABLE RENTAL HOUSING INCENTIVE
PROGRAM

Bil l  7 (2019) ,  or Chapter 32,  is  an innovative program designed to incentivize affordable
rental housing development for households at or below 100% of the AMI.  In an effort to
promote the production and revital ization of affordable housing on small  land parcels
mostly located in the urban core with existing infrastructure,  Bil l  7 provides a variety of
exemptions from zoning and building code regulations and expedited permit
processing.  Bil l  7 was further enhanced by Bil l  1  (2021) ,  the f irst housing-related measure
introduced during the current Administration,  to provide grant funding for units
completed under the program.

Frank F. Fasi Municipal Building

Bil l  7 and Bil l  1  have the potential
to provide signif icant incentives for
privately developed affordable
housing projects with minimal
public funding across hundreds of
parcels on O ʻahu. As of September
2023,  45 projects submitted plans
for permits ,  with two projects
already completed and an
additional eight ful ly permitted
and under construction.

311 Puuhue Place is the first project constructed under Bill 7 .

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/


2 3

CHAPTER 38, ROH - STREAMLINE PROCUREMENT PROCEDURES FOR CITY-OWNED 
PROPERTIES 

Leasing city-owned land to developers to al low the private sector to build affordable
housing is crit ical  for our efforts to increase the supply of affordable housing on O ʻahu.
All  city-owned lands must be leased through ROH Chapter 38 procedures,  which permit
only two methods of procurement – in most cases,  through Requests for Bids (RFBs) ,  and
in l imited circumstances,  through Requests for Proposals (RFPs) .  ROH Chapter 38
permits the use of RFPs for sol icit ing leases from private developers for the purpose of
constructing housing,  commercial  spaces,  parking,  and other faci l it ies in implementing
the housing and human services programs of the city .  The challenge is that ROH
Chapter 38 is quite prescriptive as to the procurement process,  proposal content,  and
selection criteria .  

DLM uti l ized the Chapter 38 RFP model to enter into four public-private partnerships
(PPPs) with private developers to construct affordable housing projects on city-owned
land through a development agreement and a long-term ground lease.  The current
procedure involves a very lengthy process which takes approximately f ive years from the
preparation of the solicitation to the execution of a lease.  Because of these
cumbersome procedural requirements,  one of the PPPs is st i l l  in progress,  with the lease
execution date unknown – even after f ive years of engaging in the process.  One reason
why the Chapter 38 RFP process takes years is  because there are at least four
opportunities for public hearings,  three of which are City Council  resolutions that
require multiple readings.  Each of the three City Council  resolutions authorizes the city
to execute the same transaction documents.  This ineff iciency adds months to the
already lengthy t imeline and introduces various layers of discretion and risk to the
transaction.

In contrast ,  several state agencies have
broad power to enter into contracts with
eligible developers and have the abil ity
to use their  discretion to determine the
method of contracting.  The result is
much more f lexibil ity in leasing state
lands or entering into public-private
partnerships to develop affordable
housing through various competit ive
methods,  including Requests for
Qualif ications (RFQs) ,  Requests for
Interest (RFIs) ,  or direct negotiations.  

Royal Kunia Park & Ride Box Car Site

In addition,  state agencies have exercised their discretion to scale their  sol icitations on
a portfol io basis (versus the city ,  which issues RFPs on a per-project basis) .  DLM wil l  be
reviewing the procedures of various state agencies to explore other options that can
allow the city to have f lexibil ity ,  as well  as streamline the process.  DLM intends to
introduce legislation to amend ROH Chapter 38 to al low greater f lexibil ity when
entering into PPPs with private developers to construct affordable housing on city land.

https://www8.honolulu.gov/housing/development/
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CHAPTER 46,  HRS -  MIXED-USE DEVELOPMENT

CITY 201H AND STATE 201H ALIGNMENT 

The city 201H entit lement program is administered by DPP and generally fol lows the
state program under Chapter 201H of the HRS. However,  the city ’s  administrative rules
associated with implementing this program have drawn some concern from the
development community.  The concerns are mainly about the lower income threshold
and longer affordabil ity period. A comparison of the differences is  provided in the chart
below:

Unit Breakdown, by AMI Affordability Period

City and County of 
Honolulu (DPP)

20% units for ≤80% AMI
31% units for 81 - 120% AMI

49% units developer’s choice, 
including market-rate

Rental: 30 years
Ownership: 30 years

 State (HHFDC)
50% + 1 unit for ≤140% AMI

Remainder of units developer’s choice,
including market-rate

Rental: 30+ years
Ownership: 10 years

As the chart indicates,  the state’s 201H program allows projects up to 140% of the AMI
while the city ’s  program only goes up to 120% of the AMI.  For rental units ,  both the city
and state require a minimum of a 30-year affordabil ity period,  however,  the state
program provides gap f inancing to help projects pencil .  For-sale unit affordabil ity terms
are also more favorable under the state,  with the city requiring 30 years and the state
requiring 10 years .  

The city should consider al igning these provisions to provide the same flexibil ity as the
state’s 201H program.

14

We want to create communities where O ʻahu residents can l ive,  work,  and play,
especial ly along the rai l  corridor and around rai l  stations now that Skyl ine has
commenced operations.  In order to do this ,  the city needs the abil ity to engage in
mixed-use developments as it  develops housing.  

This requires amending Chapter 46-15.1  of the Hawai ’ i  Revised Statutes (HRS) to mirror
the housing powers of HHFDC. Under Chapter 201H of the HRS, HHFDC is authorized to
“plan,  develop, construct ,  and f inance housing projects ,  including mixed-use
developments. ”    Although Chapter 46-15.1  delegates housing powers to the counties,  it
does not include the development of mixed-use projects .     The Administration plans to
pursue a legislative amendment to the HRS in the 2024 State Legislative Session to
include mixed-use development as part of the county’s delegated housing authority .  

12

 13

  Chapter 201H-12 of the Hawai ʻ i  Revised Statutes (HRS).  Retrieved from: https: / /www.capitol .hawaii .gov/hrscurrent/Vol04_Ch0201-
0257/HRS0201H/HRS_0201H-0012.htm.

12

  Chapter 46.15-1  of the Hawai ʻ i  Revised Statutes (HRS).  Retrieved from: https: / /www.capitol .hawaii .gov/hrscurrent/Vol02_Ch0046-
0115/HRS0046/HRS_0046-0015_0001.htm. 

13

  Department of Planning and Permitting,  201H Housing Program Rules (approved Oct.  2018) .  Retrieved from:
https:/ /www.honolulu.gov/rep/site/dpp/dpp_docs/rules-201H-housing-program-rules.pdf .  

14

  HHFDC, §201H-38 Housing development;  exemption from statutes,  ordinances,  charter provisions,  and rules.  Retrieved from:
https: / /www.capitol .hawaii .gov/hrscurrent/Vol04_Ch0201-0257/HRS0201H/HRS_0201H-0038.htm. 

15

  HHFDC, §15-311-32 Evaluation of requests for program funds;  criteria point system. Retrieved from:
https:/ /dbedt.hawaii .gov/hhfdc/f i les/2023/06/HAR-15-311-Approved-2022.pdf .

16

15, 16

https://www.capitol.hawaii.gov/hrscurrent/Vol04_Ch0201-0257/HRS0201H/HRS_0201H-0012.htm
https://www.capitol.hawaii.gov/hrscurrent/Vol04_Ch0201-0257/HRS0201H/HRS_0201H-0012.htm
https://www.capitol.hawaii.gov/hrscurrent/Vol02_Ch0046-0115/HRS0046/HRS_0046-0015_0001.htm
https://www.capitol.hawaii.gov/hrscurrent/Vol02_Ch0046-0115/HRS0046/HRS_0046-0015_0001.htm
https://www.honolulu.gov/rep/site/dpp/dpp_docs/rules-201H-housing-program-rules.pdf
https://www.capitol.hawaii.gov/hrscurrent/Vol04_Ch0201-0257/HRS0201H/HRS_0201H-0038.htm
https://dbedt.hawaii.gov/hhfdc/files/2023/06/HAR-15-311-Approved-2022.pdf
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STATE ACT 262 (2023) -  PRIVATE ACTIVITY BOND BILL 

HB923,  CD1,  which became law under Act 262 without the Governor’s s ignature on July
11 ,  2023,  makes various amendments to HRS Chapter 39B relating to PABs.  

 Hawai ʻ i  Housing Planning Study (2019) Prepared by SMS for HHFDC. Retrieved from: https: / /dbedt.hawaii .gov/hhfdc/f i les/2020/01/FINAL-
State_Hawaii-Housing-Planning-Study.pdf .

17

 Honolulu City Council  (2022) Bil l  9 :  Relating to Real Property Taxation.  Retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/measure/2073.  18

 Odeniran,  W. (2023) State with the Lowest Property Taxes in 2023.  Nasdaq - SmartAsset .  Retrieved from:
https:/ /www.nasdaq.com/articles/states-with-the-lowest-property-taxes-in-2023.

19

TAX CONSEQUENCES FOR VACANT HOMES

18

19

According to the 2019 SMS Hawai ʻ i  Housing Planning Study,  there are nearly 35,000
vacant housing units on O ʻahu.    While some units are held off  the market due to legal
proceedings,  settl ing estates,  or refurbishment,  approximately 25,000 units fal l  into the
categories of ‘vacant and available’  or ‘vacant and used for seasonal/recreational
purposes. ’  

Bi l l  9 (2022)  to tax vacant homes was introduced by request at the City Council
fol lowing collaborative efforts between community advocates,  the Administration,  and
Councilmembers.  As Hawai ʻ i  has one of the lowest real property tax rates in the United
States,    an empty homes tax init iative is  being considered by the Administration to
address the situation:  1)  to direct revenue collected from homes that remain vacant
toward programs that address affordable housing and homelessness,  and 2) to
encourage owners of vacant units to sell  them, returning the homes to the pool of
available housing stock.

17

The two key provisions of this bil l  are:  1 )  i f  the city
assigns al l  or part of its bond allocation to the state,
that al location must be applied to projects on O ʻahu,
and 2) it  authorizes HHFDC to enter into a cooperative
agreement with the city to al low for joint
administration of bonds,  which makes it  more
convenient for developers to submit one f inancing
application.

The city is  working with HHFDC to more effectively and
eff iciently deploy its PAB allocation to streamline the
financing process,  while also ensuring that the city ’s
bond allocation remains on O ʻahu.

Maunakea Tower was awarded
$105,000,000 in PAB funds.

 Mayor’s Message 85 (2023) -  Summary Report of the Fiscal Recovery Fund Procurement Request ,  Approved and Closed as of Apri l  23,
2023.  Document retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-download?id=17344.

20

As an empty homes tax is  complex to implement and
enforce,  the Administration concluded that more
research was necessary to determine how best to
implement an init iative consistent with the goals of Bil l
9 (2022) .  The Administration al located $500,000 to BFS
in the Spring of 2023 to hire a consultant to provide a
comprehensive analysis of this tax proposal and its
viabil ity on O ʻahu.  A public sol icitation for applications
for this contract was issued in early September 2023.

20

Honolulu, Hawai’i

https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://dbedt.hawaii.gov/hhfdc/files/2020/01/FINAL-State_Hawaii-Housing-Planning-Study.pdf
https://dbedt.hawaii.gov/hhfdc/files/2020/01/FINAL-State_Hawaii-Housing-Planning-Study.pdf
https://hnldoc.ehawaii.gov/hnldoc/measure/2073
https://www.nasdaq.com/articles/states-with-the-lowest-property-taxes-in-2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
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https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://www.capitol.hawaii.gov/session/measure_indiv.aspx?billtype=HB&billnumber=923&year=2023
https://hnldoc.ehawaii.gov/hnldoc/document-download?id=17344


2 6



The city celebrated the grand opening of Skyl ine’s Phase I ,  serving East Kapolei  to
Hālawa-Aloha Stadium on June 30,  2023.  Skyl ine is expected to create signif icant new
opportunities for TOD, including housing,  commercial  development,  and recreation,
which have the potential  to fundamentally transform the neighborhoods and
communities in close proximity to Skyl ine’s stations.  The city has worked with the
residents in each of the nine major TOD areas along the rai l  route to create
Neighborhood TOD Plans.  

 

21
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T R A N S I T - O R I E N T E D  D E V E L O P M E N T   
&  I N F R A S T R U C T U R E  INVESTMENT
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S K Y L I N E

  Honolulu Transit-Oriented Development.  Referenced l ink:  https: / /www.honolulu.gov/tod.  21

  Neighborhood TOD Plans al low increased building heights of up to 400 feet in some locations,  and
signif icantly higher densit ies of up to 7.5 f loor area ratio (FAR).

The purpose of the TOD plans
is to focus major growth and
enhancements in the areas
surrounding Skyline,  and to
provide land use and multi-
model circulation frameworks
to guide future development
and encourage higher density
housing in these areas. 22Honolulu Authority for Rapid Transportation - Skyline

22

Renderings of potential new development
surrounding the future Iwilei rail station is
depicted in the photo. The city is investing
in infrastructure and properties in the TOD
areas to create vibrant and accessible
neighborhoods.

https://www.honolulu.gov/tod
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
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Iwilei-Kapālama
East Kapolei-West Oʻahu
Hālawa-Aloha Stadium

Adequate water ,  sewer,  and electric infrastructure is  essential  to support housing
development along the Skyline TOD corridor.  The city and its state partners are
investing in improving and expanding infrastructure to accommodate the projected
growth in key TOD areas on O ʻahu. These areas include:  

I N F R A S T R U C T U R E  

The state infrastructure plan for the Iwilei-Kapālama area has been completed. However,
the state’s plan focused primari ly on state-owned land assets .  

To ensure that the infrastructure needs of city-owned land assets in these areas are
adequately addressed, the Administration worked with the Honolulu City Council  to
secure a total of $6,000,000 in the FY24 CIP Budget to define the city ’s  infrastructure
plans in these three TOD areas.  Since the timing of future developments is  uncertain,
the concept for the funds was to undertake comprehensive regional infrastructure
planning for city ,  state,  and private regional developments in a scalable model that t ies
development to infrastructure requirements over a 25-year horizon, al lowing the city ,
state,  and private industry to work together to plan funding of infrastructure
improvements.  

The city is  now working with the state to meet the matching fund requirements of these
appropriations and is also working with state agencies on city/state infrastructure
improvement projects .  The focus is on Iwilei-Kapālama, Hālawa-Aloha Stadium, and East
Kapolei-West O’ahu, in that order.  The city would l ike to expedite al l  three infrastructure
planning studies as soon as possible.

Iwilei-Kapālama TOD Zoning Map East Kapolei Station Area Plans Hālawa-Aloha Stadium Station Area

https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/
https://www8.honolulu.gov/housing/development/


2 9

Beginning in 2021,  the Administration signif icantly shifted the city ’s  focus in terms of
acquisit ion -  from multiple existing small  parcels or buildings to larger ones (100+ units)
that take advantage of the economies of scale.  Additionally ,  the city wil l  pursue the
consolidation of parcels to capital ize on the construction of iconic TOD development
near rai l  stations.

T O D  D E V E L O P M E N T

Currently ,  the city is  aggressively
acquiring parcels for consolidation in
Iwilei  near the rai l  station for the
purpose of TOD with housing,  mixed-
use retai l ,  pedestrian/bikeway
improvements,  complete streets ,  a rai l
park-n-ride and activation of prime
real estate near Honolulu’s urban core.  

Iwilei-Kapālama hypothetical 80% build out

The city is  also working with state and
private property owners,  including
Castle and Cooke,  in the Iwilei  area to
plan regional improvements.  

 Iwilei Station Area



3 0



3 1

IMPROVE  R E A L  E S T A T E  A N D  
A S S E T  M A N A G E M E N T  

S T R A T E G Y  0 5

O P T I M I Z E  M A N A G E M E N T  O F  E X I S T I N G  C I T Y  R E A L
P R O P E R T Y

 §6-1802(a) Honolulu City Charter (2021) Retrieved from:
https:/ /www.honolulu.gov/rep/site/cor/rch/Charter_Revised_6-30-21_FINAL.pdf

23

Chinatown Gateway Plaza (200 units) ,  Chinatown
Chinatown Manor  (89 units) ,  Chinatown
Kauhale Kamaile  ( 16 units) ,  Wai ʻanae
West Loch Elderly  ( 150 units) ,  ʻEwa
Winston Hale  ( 100 units) ,  Chinatown

The Department of Land Management (DLM) is the primary real estate department
within the city .  DLM was created via a Charter amendment fol lowing an approved 2016
general election ballot measure and was established in 2017.  DLM’s core function is to
protect ,  develop, and manage city real property interests .

DLM has two divisions:  the Asset Management Division (AMD) and the Asset
Development Division (ADD).  AMD provides property management services for nearly
1 ,450 affordable housing units across 21 properties .  Examples of these properties
include:

23

Kauhale Kamaile utilized pre-fabricated
modular housing units in order to deliver
low cost housing for families experiencing
homelessness or on the verge of
becoming homeless.

https://www8.honolulu.gov/housing/development/
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In addition to DLM’s portfol io,  the Department of Community Services (DCS) also
oversees approximately 63 special  needs housing properties .  DCS’ real property
inventory is  largely leased out to private developers or nonprofits to be rented to
households with very low to moderate incomes and those with special  needs.  In some
cases,  DCS performs direct property management services on its properties (e .g. ,  Waikīkī
Vista,  Ena Road).  Special  needs units serve those who are elderly ,  people with
disabil it ies ( including physical ,  mental ,  and developmental disabil it ies) ,  youth,  domestic
violence survivors ,  and households who are transit ioning out of homelessness.  

The city is  currently identifying gaps and duplication of certain housing functions and
responsibil it ies being performed by different agencies.  However,  the city should engage
the services of a consultant to do a comprehensive reorganization study.  During the
course of this evaluation,  it  should include the possibil ity of consolidating the
management of city properties under one department to ensure that al l  assets are
uniformly managed. Consolidating the management of properties may be more eff icient
when it  comes to budgeting for maintenance,  repairs ,  and possible reposit ioning of the
city ’s  real estate portfol io.  

Winston Hale Chinatown Gateway Plaza Chinatown Manor

Kauhale Kamaile West Loch Elderly

O P T I M I Z E  D E V E L O P M E N T  O F  E X I S T I N G  C I T Y  R E A L
P R O P E R T Y

DLM’s ADD facil itates the acquisit ion and development of city properties ,  which
includes affordable housing.  Examples of acquisit ions to support affordable housing
completed by ADD include:
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Waikīkī Vista  ( 108 units) ,  Mō ʻ i l i ’ i l i
DeeLite Bakery  (TOD Redevelopment Opportunity) ,  Kalihi
820 Iwilei Road  (TOD Redevelopment Opportunity) ,  Iwilei
Harbor Arms  (30 units) ,  ʻAiea

Halewai‘olu Senior Residences  ( 156 units) ,  Honolulu
Kapolei Parkway Project  (405 units) ,  Kapolei
Halewiliko Highlands  ( 140 units) ,  ʻAiea
Kaleima‘o Village  ( 127 units) ,  ʻEwa
Varona Village  ( 120 units) ,  ʻEwa Vil lages

Examples of affordable housing developments init iated by ADD through collaborative
public-private partnerships include:

Harbor Arms

Waikīkī Vista820 Iwilei Road

Halewai‘olu Kapolei Parkway Project Halewiliko Highlands Kaleima‘o Village
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Analyzing city-owned lands to identify vacant or underuti l ized properties wil l  enhance
the city ’s  abil ity to leverage city-owned lands to develop affordable housing.  Pursuant to
City Charter §6-1802(b) ,  DLM is responsible for preparing and maintaining a perpetual
inventory of city real property interests ,  including all  lands owned, leased, rented, or
controlled by the city .  While there is a current inventory of al l  city lands,  it  could be
improved to aggregate and present meaningful data to enable the city to better review
and assess its lands,  identify maintenance needs,  and plan for future acquisit ions and
disposit ions.  The Administration is exploring several options to better catalog the city ’s
inventory,  especial ly our affordable housing inventory,  so that we may better oversee,
operate,  and maintain city-owned lands.  A stronger database wil l  al low the departments
to review and assess their  assets ,  identify maintenance needs,  and plan for the future.

E X P L O R E  P R I V A T I Z A T I O N  O F  T H E  C I T Y ’ S  P O R T F O L I O

The government's role in managing publicly subsidized or price-restricted housing is
important to examine, considering government constraints such as modest pay for
special ized posit ions,  a lack of human capital ,  and l imited and inflexible monetary
resources to maintain the long-term operation of its many properties .  Accordingly ,  the
city is  currently examining its housing portfol io to identify properties that may be well-
suited for privatization.  Privatization of housing assets currently managed by the city
could potential ly free up capacity in already thinly stretched city departments.

For example,  beginning in 2013,  HHFDC began a program to dispose of its owned-and-
operated affordable rental housing portfol io,  in part to free up existing human and
financial  capital  and to focus on its core business of f inancing new affordable housing
projects .  These efforts culminated in 2019 when HHFDC sold the leasehold interest in
approximately 1 ,200 affordable housing properties statewide.  The transaction required
that the housing units remain affordable through the deed restrictions recorded against
the leasehold properties .  The sale of these leasehold interests also al lowed HHFDC to
pivot away from time-consuming activit ies required to manage these properties and
focus on the more crit ical function of f inancing and development of more affordable
housing.  The city is  considering a similar privatization of a portion of the city-owned
affordable housing portfol io.

The city ’s  efforts to strengthen its inventory are
coupled with the city ’s  efforts to generate an
inventory of ALL affordable housing lands within
the city ,  not just on city-owned lands,  through
the UHERO partnership.  Other opportunities for
enhancing the city ’s  affordable housing inventory
include collaboration with other city init iatives,
such as the city ’s  recently passed Better Buildings
Benchmarking Program, to better plan for and
finance capital  improvements on city-owned
assets .

Varona Village



FISCAL YEAR  2021 FISCAL YEAR  2022 FISCAL  YEAR  2023

1,627 UNITS 2,960 UNITS TBD
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metrics
H O U S I N G  P R O D U C T I O N

Working with our partners in the private and public sectors ,  the city ’s  goal is  to drive delivery of
approximately 18,000 units between FY 2022 and 2029.  

UNITS PRODUCED 

FISCAL YEAR  2021 FISCAL YEAR  2022 FISCAL  YEAR  2023

N/A N/A
1,004 UNITS 

PLUS 330 potential units

Two major f inancing resources were deployed for public sol icitation and awards in FY2023.  The
city ’s  Private Activity Bonds (PAB) program was resurrected by the Blangiardi administration after
being dormant for over two decades.  A total of $135,000,000 in PAB was awarded for the
rehabil itation of 522 affordable rental units .  Also,  the f irst public sol icitation of the city ’s  Affordable
Housing Fund was issued in 2022 and a total of $23,200,000 was awarded to support f ive projects
for a total of 482 low-income rental units .  Two of the f ive awards were for land acquisit ions.  

UNITS FINANCED

** **

   These f inancing programs were not administered unti l  FY2023.**

 DPP (Feb. 2023) Annual Report on the Status of Land Use on O ʻahu for FY21 .  Retrieved from:
https:/ /www.honolulu.gov/rep/site/dpp/pd/pd_docs/Annual_Report_FY21_Final_230222.pdf .  See Exhibit B.

24

24

*

  Pending update to the DPP Annual Report on the Status of Land Use on O ʻahu.*

CITY LANDS MADE AVAILABLE FOR AFFORDABLE HOUSING

The city made its lands available to private developers through a competit ive bid process to build

affordable housing for the community.  A total of four ground leases were issued by DLM for a term

of 75 years .  Two more properties wil l  be made available for development next year .  

PROJECT ON CITY-OWNED PROPERTY LOCATION UNITS AMI LEVEL

Halewaiʻolu Senior Residences Chinatown 156 ≤80%

Kapolei Parkway Lot 6 Kapolei 236 ≤60%

Kapolei Parkway Lot 7 Kapolei 169 ≤60%

Halewiliko Highlands (ʻAiea Sugarmill) ‘Aiea 140 ≤60%
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CRISIS OUTREACH RESPONSE AND ENGAGEMENT (CORE) 

Operated by the Honolulu Emergency Services Department (HESD),  CORE responds to

homeless-related 911 calls from or within the community that are non-violent and do

not require emergent medical assistance.  From the time of the program’s launch in 2021

through May 2023,  CORE had approximately 300 encounters with new unduplicated

participants and around 1 ,500 encounters with recurring participants.  

S E R V I C E S  A N D  P R O G R A M S

HOMELESS OUTREACH & NAVIGATION FOR UNSHELTERED PERSONS (HONU) 

HONU is a temporary mobile shelter program that relocates approximately every 90

days and is administered by DCS. A total of 234 unsheltered homeless individuals have

been served by the HONU program in 2023.  Individuals who have not been transit ioned

to a longer-term placement are either sti l l  enrolled on-site or have exited the program

for various reasons (e.g. ,  voluntary exit ,  off icer/staff  exit  for rules violations,  medical) .

 

3,337 total HONU intakes since start in
December 2019

unsheltered homeless individuals
served by the HONU program in 2023234
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S E R V I C E S  A N D  P R O G R A M S

RENTAL AND UTILITY RELIEF PROGRAM (RURP)

This is  a COVID-era rel ief  program administered by the city ’s  Off ice of Economic

Revital ization (OER) in partnership with two nonprofits ,  Catholic Charit ies Hawai ʻ i  and

the Council  for Native Hawaiian Advancement.  From April  2021 through September

2023,  the Rental and Uti l ity Relief Program distr ibuted over $230,000,000 to help nearly

20,000 households stay stably housed, avoid eviction,  and prevent homelessness.  As of

September 2023,  the RURP is continuing to approve new households to distr ibute

additional rel ief  to our community.

The RURP was launched in 2021 with support from the U.S.  Treasury Emergency Rental
Assistance Program to provide rel ief  to households struggling with the impacts of the
pandemic.  The city ’s  Rental and Uti l ity Relief Program was recognized by the federal
government as one of the nation’s top performers in terms of distr ibuting funds to those
in need.    25

19,500 
Households Approved

$232,962,639
 in Relief Distributed

 U.S.  Treasury (2021) Treasury Releases Additional Emergency Rental Assistance Funds to High-Performing
State and Local Government Grantees.  Retrieved from: https: / /home.treasury.gov/news/press-
releases/jy0352#:~ :text=Treasury%20Releases%20Additional%20Emergency%20Rental%20Assistance%20F
unds%20to,County%2C%20FL%20. . .%208%20New%20Orleans%2C%20LA%20 

25

https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
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Non-Performing  H o l d o v e r  A s s e t s

IWILEI RESOURCE CENTER
P R O J E C T  0 1

The Iwilei  Resource Center is  located at 806/818
Iwilei  Road. The property is  a 36,834-square-foot
four-story mixed-use building that was constructed
in 2019.  The property contains 27 residential  studio
units ,  a homeless resource center space,  an
extensive commercial  kitchen, meeting rooms, a
dining hall ,  and several classrooms. 

The property was acquired in 2019 for the purpose
of collaborating with a non-profit  organization to
offer supportive services for homeless individuals .
However,  the property was never placed in service
because the bond f inancing used to acquire the
property contained restrictive covenants
prohibiting its intended use,  including the abil ity
to operate the commercial  kitchen. 

While the city works to resolve these issues,  the
current Administration took action to establish a
temporary medical respite for high-needs
individuals experiencing homelessness.  In June
2023,  the Crisis Outreach Response and
Engagement program (CORE) moved into the
center to provide services for those experiencing
homelessness.  The long-term plan is to partner with
the State Department of Health (DOH) to operate a
crisis center and permanent supportive housing.
DCS and DOH are currently working together on
opening a new support center that includes
housing sometime before the end of 2023.  

In addition to pursuing its current priorit ies for addressing affordable housing and
homelessness,  the Administration is also tasked with addressing non-performing assets
held over from previous administrations that require considerable resources and
capacity to manage and resolve.  A partial  summary of these non-performing assets
includes the fol lowing:
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VARONA VILLAGE
P R O J E C T  0 2

Varona Vil lage is one of eight separate
communities that comprise ʻEwa Vil lages,  which
has served as residences for plantation workers
previously employed by the O ʻahu Sugar Company.
The city acquired the 26.36-acre parcel in 1990. The
land is zoned AG-1 Restricted Agriculture Distr ict .
After the O ʻahu Sugar Company ceased operations
in 1995,  the city accepted the obligation to provide
housing for the existing tenants and planned to
renovate and sell  the existing homes to the
residents or al low them to remain in their  homes
for very low rent.  Of the eight vi l lages,  Varona
Vil lage required the most infrastructure and
restoration improvements and was scheduled as
the last phase of the city ’s  Department of Housing
and Community Development (DHCD) ʻEwa Vil lages
Renovation Plan.  DHCD was dissolved in 1999,  prior
to beginning restoration work on Varona Vil lage.  In
2018,  DLM subsequently assumed responsibil ity for
managing the city ’s  ʻEwa Vil lages obligations.

While the city ’s  commitment to the Varona Vil lage
tenants continues,  restoration work has not yet
begun and tenants are aging and passing away.  In
response to an RFP issued in 2017,  Savio/Hawai ’ i
Habitat LLC (Developer) was chosen as the
developer for the project and a Development
Agreement (Agreement) between the city and the
Developer was negotiated and executed in 2020.
Under the Agreement,  the Developer wil l  acquire
the property and development r ights for
$1 ,840,000.

The project involves rehabil itating existing homes
and constructing new homes pursuant to a
condominium property regime (CPR),  which wil l
include up to 133 dwell ings and a community
center .
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The project is  expected to be completed in two
phases:  Phase I  wil l  repair and renovate 46 existing
homes currently occupied by 35 residents or their
famil ies .  Phase I I  involves the construction of up to
87 new homes,  the community center ,  and onsite
infrastructure improvements.  The new phase I I
homes wil l  be offered to Tenants of Record or their
family members on a priority basis at
predetermined sales prices.  The city wil l  remain
responsible for infrastructure and roadway
improvements to Renton Road. 

Mayor Blangiardi has priorit ized the fulf i l lment of
the city ’s  commitment to Varona Vil lage residents
made back in the 1990's .  This is  a top priority for
the Administration,  and DLM has been leading the
effort .  The project is  intended to provide an
affordable home in fee simple to the former vi l lage
plantation workers and their famil ies ,  and to
preserve,  protect ,  promote,  and enhance the
history,  character ,  and cultural heritage of ʻEwa
Vil lage.  

ENA ROAD
P R O J E C T  0 3

The Ena Motoi Building is located in Waikīkī .  The
property built  in 1991 consists of two separate
structures.  The f irst is  a vacant eight-story building
that contains a ground-floor lobby,  a second-floor
commercial/retai l  space,  and a former commercial
area on f loors 3 -  8 that now contains 33 studio
apartment units .  Each of the residential  units
includes a ful l  bath but no kitchen. A central
kitchen space is provided on each of the residential
f loors .  The second structure contains a mechanical-
operated parking structure that is  no longer
functional .  The property is  zoned resort mixed-use.
Due to its proximity to the Ala Wai Canal ,  the
building is s ituated within the 100-year f lood zone.
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Most interior f inishes,  appliances,  and f ixtures
require immediate repair and/or replacement.

The 8th f loor is  not code-compliant for f ire
egress and stairways do not meet the 40”
minimum code requirements.

The building and elevator are not ADA-
compliant,  requiring extensive accessibil ity
modif ications.

The building elevator permit expired in 2012.

The building roof requires a complete
replacement.

The mechanical parking structure is proprietary
and is not functioning. The structure wil l  require
signif icant capital  to remove or rehabil itate.

Full  internal demolit ion and rehabil itation of the
building is estimated to take approximately four
years to complete at an estimated cost of
$14,000,000 - $19,000,000.

The city acquired the building in 2018 for
$7,500,000 but was never redeveloped and
activated to provide affordable housing.  The
majority of the purchase price was funded uti l izing
CDBG program funding. The building was acquired
with multiple issues that need to be resolved.

820 IWILEI ROAD
P R O J E C T  0 4

The prior administration acquired 820 Iwilei  Road
in December 2020, for the purpose of building
affordable housing.  It  was funded with restrictive
TOD Preference capital  monies.  At 5 ,242 square feet
(0.12 acres) ,  the site is  very l imited in terms of
redevelopment opportunities ,  and hence the
property has sat vacant.
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P R O J E C T  0 2
ROYAL KUNIA BOX CAR LOT
P R O J E C T  0 5

DEELITE BAKERY
P R O J E C T  0 6

 The Royal Kunia Development is subject to several UA conditions attached to Ordinances 88-02,  91-11 ,  95-
08, and 97-12.

26

Located at 94-640 Kupuohi Street in Waipahū, the
3.8 acre site was dedicated to the city in 1994 as
part of the required community benefits package
for the zone changes granted for the larger Royal
Kunia development.    The site was deemed suitable
for the development of senior or affordable/
workforce housing with the potential  to
accommodate approximately 200 units .  The site
also provides convenient access to retai l  faci l it ies
and Skyline via bus connection.  A childcare facil ity
and a park-and-ride that serves the Royal Kunia
community must be provided as part of the
redevelopment.  The city intends to contract a
consultant in early 2024 to conduct an
Environmental Assessment of the site using
Affordable Housing and Community Revital ization
funds.

26

  KHON2 (2023) I-Team: Community questions future of former Dee Lite Bakery property.  Retrieved from:
https:/ /www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-l ite-bakery-property/
27

In 2019,  the previous administration acquired
DeeLite Bakery,  comprised of two lots located at
1907 Eluwene Street and 1930 Dil l ingham Avenue.
Because of its location along the rai l  corridor and
being adjacent to one of the rai l  touchdown points ,
the acquisit ion was intended to support a mixed-
use redevelopment opportunity .  DeeLite Bakery was
acquired for $8,840,000 using FY18 Capital
Improvement Project funding for Affordable
Housing (with a TOD Preference) which contained
restrictive appropriation language that l imited the
use of the funds to low-income affordable housing.
This language prohibits mixed-use development,
although the community’s  hope was to see an
energetic and vibrant mixed-use product.  27

https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
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P R O J E C T  0 2
HĀLONA
P R O J E C T  0 7

The city acquired the property located at 86-537
Hālona Road in Wai ʻanae in 1990. The lot was
overgrown with weeds and brush and included a
vacant,  di lapidated 7-bedroom single-family
dwell ing that had not been uti l ized for many years .
In 2016,  the city demolished the building,  cleared
the lot ,  and placed three 500-square-foot modular
homes on the site.  Property managers wil l  not bid
on the project because they determined there was
no opportunity to generate suff icient income to
recover costs ,  so the property is  currently bundled
with another asset to offset costs .  

P R O J E C T  0 2
MŌHALA MAI
P R O J E C T  0 8

In 2019,  the prior administration acquired Mōhala
Mai located at the corner of Citron and McCully
Streets .  Renovations were completed before
opening the project in 2020. Tenants were
reluctant to rent in this project because,  although
rents were based on income levels equal to or less
than 50% AMI,  the units were single-room
occupancy units that lacked bathrooms. The
bathroom facil it ies are communal .  Property
managers withdrew from the project because they
could not generate suff icient income. The property
is now bundled with another asset to offset costs .

The current Administration was able to turn this
project into a successful one by converting it  to
supportive housing for previously incarcerated
women and their children.  Please see the
accomplishments section for further information.  
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Accomplishments

The Blangiardi Administration came into off ice at the height of the COVID-19 pandemic
just as vaccinations were starting to become available.  Much of the f irst two years of the
Administration were spent dealing with COVID-19 impacts and stabil izing the
community.  Despite these challenges,  the city was able to make meaningful progress in
the housing and homelessness arena.  Here are some of the highlights of these
achievements.

R E N T A L  A N D  U T I L I T Y  R E L I E F  P R O G R A M

  U.S.  Treasury (2021) Treasury Releases Additional Emergency Rental Assistance Funds to High-Performing
State and Local Government Grantees.  Retrieved from: https: / /home.treasury.gov/news/press-
releases/jy0352#:~ :text=Treasury%20Releases%20Additional%20Emergency%20Rental%20Assistance%20F
unds%20to,County%2C%20FL%20. . .%208%20New%20Orleans%2C%20LA%20 

28

During the pandemic shutdown and recession,  many households found themselves in
financial  hardships being out of work or having their hours slashed. This led to many
residents f inding themselves not being able to pay rent or fal l ing behind on payments.
The city launched its Rental and Uti l ity Relief Program (RURP) in 2021 using Emergency
Rental Assistance funding from the U.S.  Treasury.  The program is administered by the
city ’s  Off ice of Economic Revital ization (OER) in partnership with two nonprofits ,
Catholic Charit ies Hawai ʻ i  and the Council  for Native Hawaiian Advancement,  and has
been recognized by the federal government as one of the nation’s top performers in
terms of distr ibuting funds to those in need. 

Paired with the state’s temporary landlord-tenant mediation program, from 2021
through September 2023,  OER and its nonprofit  partners have distr ibuted $232,962,639
in rel ief  to assist 19,500 households to avoid eviction and prevent homelessness.  The
program has recently collected applications from households that have not already been
served by the program to provide additional rel ief  to our community.

28

Hālawa View II will provide apartments
for households earning at or below 60% of
the AMI and rents must remain affordable
for at least 60 years.

https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www.khon2.com/local-news/i-team-community-questions-future-of-former-dee-lite-bakery-property/
https://www8.honolulu.gov/housing/development/


The Administration completed its f irst  successful acquisit ion in October 2022,  when it
acquired Waikīkī  Vista.  This represents the largest affordable housing purchase ever
made by the city .  The 19-story,  172,036-square-foot building is located at 2241 Kapi ’olani
Boulevard in Mō ʻ i l i ʻ i l i .  Waikīkī  Vista formerly housed Tokai University and Hawai ’ i  Pacif ic
University .  The building contains 108 studio apartments,  commercial/off ice space,
classrooms, an auditorium, kitchen, and dining facil it ies .

 

The property was purchased for $37,750,000, with funds from the American Rescue Plan
Act (ARPA) Coronavirus State and Local Fiscal Recovery Funds (SLFRF) program. DCS is
overseeing the property.  Long-term plans for the project include providing housing for
low- to moderate-income households,  including famil ies transit ioning out of
homelessness,  and other supportive services.   
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W A I K Ī K Ī  V I S T A

DCS is currently in discussions
with a service provider to operate
a portion of the building and is
also researching the cost to
renovate existing residential
units to conform to code and
address ADA accessibil ity
requirements.  The building is
located in the Kapi ʻolani corridor
in close proximity to schools ,
public transportation,  and
employment centers .
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In August 2023,  DLM successfully completed the strategic real estate acquisit ion of 734
and 735 Kīhāpai Place in Kailua,  expanding the city ’s  property portfol io and paving the
way for the creation of much-needed affordable housing in the Kailua area.  The
$5,000,000 purchase price includes the land and construction drawings for the
development of a four-story affordable housing building containing 42 one- and two-
bedroom units .  

K Ī H Ā P A I  P L A C E

The acquisit ion was made possible through the uti l ization of funds from the city ’s
Capital  Improvement Project (CIP) budget for affordable housing.  DLM wil l  issue a
solicitation seeking a public-private partnership with a developer to construct ,  operate,
and maintain the project through a ground lease.  The partnership wil l  ensure the
effective construction,  management,  and rental of the units to el igible individuals and
families ,  primari ly at or below 80% of the AMI.  

The Administration was able to convert a non-performing asset acquired back in 2019
into an interim medical respite facil ity for the city ’s  CORE program. The Iwilei  Resource
Center ( IRC) is  supporting individuals experiencing homelessness in need of a clean and
safe place to recuperate.  These beds serve as a bridge to help some of our most
vulnerable community members stabil ize and transit ion to permanent housing.  

I W I L E I  R E S O U R C E  C E N T E R

As of August 2023,  the city has been working
with the state to establish a stabil ization
center and supportive housing at this property.
IRC consists of 27 studio apartment units .  The
plan is to have supportive services located on-
site to provide both housing and behavioral
health services.  The city and state continue to
work out the details of this collaborative effort
to address the needs of our community,  which
include supportive housing.  

The following five (5)  properties are examples of the City making its lands available
to private developers to build affordable housing for the community.  



Halewai ʻolu Senior Residences is a 156-unit affordable housing development for kūpuna
with incomes between 30% and 80% of the AMI.  This project wil l  provide residents with
amenities that create a sense of belonging, including a community center and rooftop
garden. The Administration is pleased the project has come to fruit ion using city-owned
lands to provide housing to our seniors and community space for the Chinatown
neighborhood. 

H A L E W A I ʻO L U  S E N I O R  R E S I D E N C E S

The Michaels Organization was
selected to build this affordable
senior housing development on a
city-owned property along
Chinatown’s River Street .  The project
was blessed and commenced
construction in June 2021,  its waitl ist
was opened in Apri l  2023,  and wil l  be
move-in ready in Fall  2023.
Halewai ʻolu Senior Residences is  an
excellent example of the city ’s
commitment to ensuring that our
kūpuna have affordable homes that
are also accessible to community
essentials and resources.

The city issued a sol icitation and entered into a long-term lease agreement with the
Kobayashi Group to develop affordable housing in downtown Kapolei .  Construction
began in August 2023 with the f irst phase of homes scheduled to be move-in ready by
August 2024 with al l  homes completed by August 2025.  The developer expects to
produce 400 affordable units within this development.

K A P O L E I  P A R K W A Y  L O T S  6  A N D  7

With Skyline expected to be a signif icant
driver of housing development over the
years to come, Kapolei  Parkway Lots 6 and
7 are examples of a TOD project within
walking distance of a future rai l  station
upon extension to Kapolei Center .  All
units wil l  serve low- to moderate-income
households at or below 60% of the AMI.
These developments wil l  serve various
household types with the inclusion of
studios up to 4-bedroom units .  The
project wil l  include child daycare facil it ies
for working famil ies and ample open
space for the community to enjoy.  

4 8



Halewil iko Highlands is an example of the city making its lands available to private
developers to build more affordable housing for our community.  Through a competit ive
bid process,  the city entered into a ground lease agreement for a parcel it  owns that
was formerly occupied by ʻAiea Sugar Mil l .  The project ,  called Halewil iko,  was awarded
to EAH Housing.  

It  consists of 140 rental units for seniors earning no more than 60% of the AMI.  The city
also provided Halewil iko with $6,000,000 in gap f inancing from its Affordable Housing
Fund. Construction on Halewil iko Highlands is projected to begin by the end of 2023.   

HALEWILIKO HIGHLANDS (FORMALLY KNOWN AS ʻAIEA
SUGARMILL)

This public-private partnership wil l  create a variety of communal gathering spaces as
well  as community development services and activit ies provided by Lanakila Pacif ic in a
dedicated on-site Kūpuna Wellness Center .  This needed project to house and serve our
kūpuna is scheduled to be completed in mid-2025.  

4 9



This project under development is a $168,000,000, 302-unit affordable housing complex
located near Pearl  Harbor that broke ground on July 18,  2023.  The city invested
$5,000,000 in the Hālawa View II  project from its Affordable Housing Fund and HHFDC
authorized $93,300,000 in state and federal tax credits along with a $42,300,000 loan
from the state’s Rental Housing Revolving Fund. 

H Ā L A W A  V I E W  I I

The project wil l  provide apartments for
households earning at or below 60% of
the AMI and rents must remain
affordable for at least 60 years .  Five
units wil l  be designated for chronically
homeless individuals or those receiving
certain types of supportive services.  The
project is  expected to be completed by
summer 2025.

The city used its power of eminent domain,  also known as condemnation,  to acquire an
old derelict apartment building at 1615 Ala Wai Boulevard in Waikīkī .  This three-story 18-
unit building has been vacant for more than two decades,  and as such, has deteriorated
signif icantly and attracted criminal activity .  

The use of the city ’s  eminent domain power for this property demonstrates how the city
can address blight in our neighborhoods and work toward turning the property into
safe,  decent,  and affordable housing for the community.  Honolulu City Council  Chair
Tommy Waters ,  who represents this neighborhood, introduced Resolution 20-65 in 2020
requesting that the administration acquire this property.  The city init iated the eminent
domain court process in 2021 and executed the settlement agreement in September
2023 for the purchase price of $3,850,000, with f inal discussions occurring between the
city and the landowners.

1 6 1 5  A L A  W A I  B O U L E V A R D
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The city has been working with a
contractor to prepare a feasibil ity study
for the property,  which includes an
analysis of the feasibil ity and costs
associated with redeveloping the asset
into an affordable housing project .
Redeveloping 1615 Ala Wai wil l  bring
important housing units to Waikīkī  and
will  improve the safety and vital ity of the
neighborhood. The city anticipates
issuing a solicitation seeking a private
developer to develop, operate,  and
maintain the project pursuant to a long-
term ground lease.



Varona Vil lage in ʻEwa Beach was acquired by the city in the 1990s fol lowing the closure
of the O ʻahu Sugar Company.  Three decades ago, the city promised the existing
plantation workers at the time (called “Tenants of Record”)  that they would be offered
the opportunity to purchase the homes they were renting.  It  has taken 30 years to begin
to fulf i l l  this promise,  however,  the city has entered into a public-private partnership
with a private developer to redevelop Varona Vil lage in two phases and expects to
finalize an agreement of sale with the private developers -  a partnership between Savio
Group and Habitat for Humanity -  by the end of 2023 to start phase I .

V A R O N A  V I L L A G E

Upon closing the agreement of sale,  the
private developer wil l  begin phase I  to repair
and renovate the existing 46 homes so that
they can be offered for sale to the Tenants of
Record.  Phase I I  wil l  involve new construction
as well  as infrastructure development to
provide up to 87 additional homes for sale to
former residents and their famil ies .  This
represents a monumental effort by DLM and
the city ’s  Corporation Counsel to get to the
point of fulf i l l ing a 30-year-old promise to
these Tenants of Record and their famil ies out
in ‘Ewa Vil lage.  

The Administration was able to transit ion this non-performing asset acquired in 2019
into a project that helps a previously underserved population.  In March 2023,  Mōhala
Mai became the f irst city-facil itated supportive housing project for formerly
incarcerated women and their children.  The city partnered with the Women’s Prison
Project and Housing Solutions Inc.  to bring this project to fruit ion on this city-owned
property to serve this population.  The lack of affordable housing options for people
transit ioning from incarceration cause many to return to detrimental l iv ing situations or
l ive on the streets .  
 

M Ō H A L A  M A I

Projects l ike Mōhala Mai are
essential  to help reduce the
recidivism rate among
vulnerable women. This 24-
unit project provides a safe,
stable,  affordable home for
women transit ioning back
into the community from
incarceration and offers
supportive services to help
them get back on their feet .  
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O ʻA H U  H O U S I N G  N O W
O ʻahu Housing Now (OHN) was an innovative program administered by DCS and
implemented starting in early 2021 with the goal of rapidly housing 300 households
experiencing homelessness.  The city supported this init iative by using over $10,000,000
in one-time federal CARES Act funds.  The city worked with several community partners
to make OHN a reality ,  including Partners in Care,  Housing Solutions Inc. ,  Family
Promise Hawai ʻ i ,  and Alternative Structures International .  OHN provided full  rental
assistance for 12 months while also providing wraparound services to help stabil ize
individuals and households to create a long-term plan to ensure stabil ity beyond
program participation.  The program surpassed its goal by housing 312 households
consisting of a total of 829 individuals .  As of September 2023,  97% of the 211 households
who termed out of OHN stayed housed after the program.  OHN’s use of creative
methods led to its success,  including its use of landlord incentives and housing fairs to
rapidly enroll  people in the program and apply for housing.  This approach has been
recognized and applauded by HUD.   30

29

While OHN was a temporary
program due to the nature
of the CARES Act funding,
the program serves as an
excellent model for rapidly
housing individuals and
families experiencing or at
risk of homelessness.  

 Partners In Care -  Dashboard of O ʻahu Housing Now Program Exits .  Retrieved from:
https: / /www.partnersincareoahu.org/dashboards-ohn. 

29

 HUD Exchange (Nov.  2021) COVID-19 Homeless System Response:  Honolulu Housing Fair .  Retrieved from:
https: / /www.hudexchange.info/resource/6535/covid-19-homeless-system-response-honolulu-housing-fair/ .  

30
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The city expanded treatment options for those on the streets by creating a new program
called CORE (Crisis Outreach Response and Engagement) in late 2021.  The program
provides a continuum of care that includes minor medical treatment,  social  services,
and mental health alternatives for individuals experiencing homelessness.  

C R E A T I O N  O F  C O R E

Following init ial  contact with homeless individuals ,  the CORE team assists cl ients
through various steps to help get them off  the streets completely .  As of May 2023,  CORE
had a total of around 300 new encounters and 1 ,500 recurring visits with participants.  

https://www.partnersincareoahu.org/dashboards-ohn
https://www.hudexchange.info/resource/6535/covid-19-homeless-system-response-honolulu-housing-fair/


The city provided $3,500,000 in Community Development Block Grant -  Coronavirus
funds to the Institute for Human Services ( IHS) in 2021 for the purchase and renovation
of a building in Iwilei  that serves as a bridge between homelessness and long-term
housing solutions.    This tr iage center ,  known as ʻ Imi Ola Piha,  opened in 2023 and is the
island’s f irst  community-based, medically monitored facil ity for community members
experiencing chronic homelessness who suffer from mental health conditions and/or
substance use disorders .  
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ʻ I M I  O L A  P I H A  H O M E L E S S  T R I A G E  C E N T E R

In 2022,  the city launched its Multi-Family Rental Housing Program for the issuance of
tax-exempt Private Activity Bonds (PABs) to facil itate the development and preservation
of affordable housing.  The city did not directly use this resource for over 23 years ,
al lowing its PAB allocation to revert back to the state.  

R E S U R R E C T I O N  O F  T H E  P A B  P R O G R A M

In 2020, the prior administration
opted to retain the city ’s  PAB
allocation but was not able to
stand up a program to deploy the
bonds to f inance housing projects .

The current Administration hired
individuals with knowledge and
expertise to stand up a program
(the Multi-Family Rental Housing
Program) within DPP and
launched its f irst  public offering
during the fourth quarter of 2022.
Two affordable housing projects
were selected through a
competit ive application process.  

ʻ Imi Ola Piha can serve up
to eight individuals at a
time, for up to a one-week
period as staff  work to f ind
a long-term placement in a
group home or treatment
facil ity .  These types of
init iatives provide people
experiencing homelessness
with opportunities to
transit ion from the streets
into housing.  

 Departmental Communication 355 (2021) .  Retrieved from: https: / /hnldoc.ehawaii .gov/hnldoc/document-
download?id=11036.  
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Maunakea Tower

https://hnldoc.ehawaii.gov/hnldoc/document-download?id=11036
https://hnldoc.ehawaii.gov/hnldoc/document-download?id=11036


A total of $135,000,000 in bonds was awarded
to preserve and rehabil itate approximately 500
affordable housing units .  The projects awarded
were Maunakea Tower in Chinatown (378 units)
and Jack Hall  in Waipahū (144 units) .  With the
reestablishment of the housing bond program,
the city has yet another tool to support the
development,  rehabil itation,  and preservation
of affordable housing.
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BILL 1 (2021): DEVELOPMENT INCENTIVES FOR LOW-DENSITY
AFFORDABLE RENTAL PROJECTS ON SMALL LOTS

To encourage the use of the low-density affordable housing exemption program created
by Bil l  7 (2019) ,  the Administration collaborated with the City Council  on Bil l  1  (2021) to
provide developers with f inancial  incentives to build affordable rental units .  This
program combined with grant incentives is  known collectively as Chapter 32 of the
Revised Ordinances of Honolulu (2021) .  It  provides greater f lexibil ity of zoning building
codes as well  as a shallow subsidy to incentivize production.  As of September 2023,  45
projects have submitted plans to DPP for approval ,  with two projects completed and an
additional eight ful ly approved and under construction.  This is  another example of our
collective efforts to enhance communities by repurposing and activating underuti l ized,
vacant,  or di lapidated properties .  

PUBLIC SOLICITATION OF THE CITY’S AFFORDABLE HOUSING
FUND IN 2022

The Affordable Housing Fund was established in the City Charter to facil itate the
development of rental housing for households at or below 60% of the AMI for an
affordabil ity term of at least 60 years .  The fund is resourced by an allocation of one-half
of one percent of the real property tax collections which amounts to about $7,000,000
to $8,000,000 each year .  

Jack Hall

In 2022,  DCS administered the
fund’s very f irst public
solicitation since its creation.  

A total of $23,000,000 was
awarded to f ive different
housing projects to support the
development of 500 units with a
potential  of 350 more on land
acquired for future
developments.

Halewiliko Highlands



In FY23,  the city invested a substantial  amount of t ime and energy to make capital
improvements to the real estate portfol io.  This included substantial  renovation,
electrical and plumbing work,  and landscaping maintenance across the city ’s  affordable
housing portfol io under DLM’s jurisdiction.  

This included modernizing building components at Chinatown Gateway Plaza,
resurfacing the roof at Westlake Apartments,  completing piping repairs and landscape
improvements at West Loch Elderly ,  and upgrading the gas l ine at Kulana Nani .  DLM
also completed a 23-unit renovation project at Winston Hale,  installed new mailboxes at
Harbor Arms, and replaced the drains at Harbor Vil lage in anticipation of the complete
renovation of the atrium and planned unit upgrades to include water-eff icient toi lets ,
showerheads,  and energy-saving appliances.  

H I G H  O C C U P A N C Y  R A T E S
In FY23,  the city maintained an average occupancy rate of 97% across the 21 affordable
housing projects with approximately 1 ,450 units under DLM’s jurisdiction,  with 100%
occupancy in Chinatown Manor,  Westlake Apartments,  Mānoa Gardens Elderly Housing,
Bachelor ’s  Quarters ,  Kanoa Apartments,  Beretania Apartments,  Kauhale Kamaile,
Kumuwai,  Hale Maluhia,  and McCully Apartments.

C A P I T A L  I M P R O V E M E N T  U P G R A D E S
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Chinatown Manor Mānoa Gardens Kumuwai Westlake Apartment Kauhale Kamaile

Chinatown Gateway Plaza Harbor Village Kulana Nani
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Retrieved from: https://www.honolulu.gov/rep/site/dpptod/dpptod_docs2/AHR_Incentives_handout.pdf

E X H I B I T  A

Breakdown of Ordinance 18-10, the Affordable Housing Requirements - Islandwide
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https://www.honolulu.gov/rep/site/dpptod/dpptod_docs2/AHR_Incentives_handout.pdf


AHR Table 2:
For-Sale Residential Projects Seeking TOD Bonuses

Retrieved from: https://www.honolulu.gov/rep/site/dpptod/dpptod_docs2/AHR_Incentives_handout.pdf

E X H I B I T  A

Breakdown of Ordinance 18-10, the Affordable Housing Requirements - TOD
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https://www.honolulu.gov/rep/site/dpptod/dpptod_docs2/AHR_Incentives_handout.pdf
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For more information,  vis it  DPP’s Annual Status of Land Use on O ʻahu report for FY21 .  
Retrieved from: https: / /www.honolulu.gov/rep/site/dpp/pd/pd_docs/Annual_Report_FY2021_Final_230222.pdf 

E X H I B I T  B

Explanation of “Units Produced” in Metrics Section from “Known Projects”

Units produced includes the completion of al l  units that are within “known projects , ”  as
are l isted in DPP’s Annual Status of Land Use on O ʻahu report .  A project can include
single-family ,  two-family ,  and apartment units in development projects .  Development
projects can include single-family or two-family homes in a sub-division development
(e.g. ,  Koa Ridge) ,  but would not include a single-family or two-family home built  by an
individual homeowner.  A project is  considered to be completed based on Certif icate of
Occupancy,  Temporary Certif icate of Occupancy,  or other information received by DPP
about project completion status.  




