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EXECUTIVE SUMMARY

The purpose of this document is to respond to the Office of Council Services’ (OCS) request for proposal
issued August 2020 requesting a contractor to assess the availability of government and private lands
for development of affordable housing and provide guidance on decision-making for specific projects
and strategies to achieve the development of 5,000 units affordable to households below 120% area
median income (AMI) in the next five years. The contents of this plan meet the specific scope of work
required by OCS.

The goal of the Maui County Comprehensive Affordable Housing Plan is to provide a roadmap to
create 5,000 affordable homes for local residents below 120% AMI over the next five years.

The plan has been guided by recommendations gathered from community through a robust public
outreach program. The interactive process took place over eight months and involved public and private
stakeholders, including aspiring and existing renters and homebuyers, housing providers and advocates,
social service agencies, developers, development consultants, licensed contractors, financial institutions,
county councilmembers, county department representatives, and community groups, including
environmental, cultural, and formally or informally organized groups with expertise or interest in
housing.

A landscape review of affordable housing research, community plans, and widely accepted, standardized
data sets including the Hawaii Housing Planning Study and the Department of Housing and Urban
Development area median income levels have been used to identify needs and assumptions. Available
research and studies have been used to prioritize goals, targets, and policy priorities that would be most
effective for Maui County to pursue. A review of affordable housing strategies used by other counties in
Hawai‘i and other high-cost communities in the United States has been completed to identify best
practices and recommended action steps to update Maui County’s current affordable housing system.
Existing community plans and updates, access to services and infrastructure, future impacts of climate
change, and best practices in planning and design have been incorporated into the comprehensive
affordable housing plan recommended design guidelines for affordable housing developments.

The current affordable housing system is not meeting the needs of Maui County residents. From 2016
to 2020, only 20% of the housing needs for local residents below 140% AMI was met.

Of the homes built for households below 140% AMI, the majority of rentals were affordable at 50% to
60% AMI and for-sale units at 100% to 140% AMI. This is a result in how the current affordable housing
system incentivizes new home construction. Households at 50% to 60% AMI obtain affordable rentals
primarily by nonprofit developers using the State of Hawai‘i’s Low-Income Housing Tax Credit Program,
Rental Housing Revolving Fund and limited Affordable Housing Funds from the county. Households at
100% to 140% AMI obtain affordable homeownership opportunities primarily by for-profit developers
being required to build 20% of all units in market rate developments as affordable below 140% AMI
under the county’s existing workforce housing ordinance.
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Under the current affordable housing system, there are few tools available to the county to meet the
needs of extremely and very low-income households (below 50% AMI) and low- and moderate-
income households (between 61% and 100% AMI). These gaps exist, in part, because of decades long
lack of investment of federal funds in housing at these income levels and the narrow scope of existing
resources made available through the State of Hawaii and the County’s Affordable Housing Fund.



A new affordable housing system must target the affordability needs of Maui County residents below
120% AMI.

The 2019 Hawaii Housing Planning Study shows that between 2020 and 2025, 50% of new homes under
120% AMI need to be affordable for extremely- and very low-income households (below 50% AMI), 35%
for low-income households (51%-80% AMI), and 15% for moderate- and above-moderate income
households (80%-120% AMI).

In comparison, the county has committed funding from the Affordable Housing Fund for Fiscal Year
2021-22 to support the building of 455 homes affordable below 120% AMI. Of those, 19% will be
affordable below 50% AMI, 80% will be affordable 50% to 60% AMI, and 1% will be affordable 61% to
120% AMI. Based on this information, the county needs a new affordable housing system with
additional resources, tools, and processes to target affordability to meet the real demand of its people.
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A new affordable housing system must also invest in off-site infrastructure which stands a key
impediment to affordable housing development in the county with costs of water, wastewater, and
road improvements estimated at $380 million for priority projects in Central, South, and West Maui
alone. Without adequate investments in planning, managing, and developing this community serving
infrastructure, the county will be unable to unlock the 5,000 affordable homes proposed in this plan.



The Maui County Comprehensive Affordable Housing Plan proposes five goals each with a set of
targets the county can use to measure progress. The recommended five goals include the following:

Goal 1. Build 5,000 affordable homes for local residents at or below 120% area median income.
Goal 2. Provide sufficient funding to the Affordable Housing Fund to finance the development of
needed affordable housing and community serving infrastructure.

Goal 3. Require developers to dedicate 20% of their land to affordable housing development
and build housing that meets the needs of local residents when seeking resources from the
Affordable Housing Fund.

Goal 4. Use county owned land to develop affordable housing.

Goal 5. Make the development process more accessible, predictable and timely.

Nine policy priorities should be pursued that create certainty in the development process and increase
the tools available to reach deeper levels of affordability for local residents. Recommended policy
priorities include the following:

Policy Priority 1. Update the county zoning code to lower housing costs and promote
affordability by design.

Policy Priority 2. Expand access and impact of Affordable Housing Fund with revisions to Maui
County Code Chapter 3.35 that enable bond sales, increases eligible uses of funds for resource
assessments on county-owned lands, and ensures investments in rental projects and in
homebuyers to reduce monthly rent and home purchase prices, respectively.

Policy Priority 3. Streamline planning and permitting processes in the Maui County Code Chapter
2.97 to promote community engagement and fast track administrative approval for priority
projects that are 100% affordable and meet standard design guidelines.

Policy Priority 4. Improve Maui County Code Chapter 2.96 to dedicate land to housing for low-
and moderate-income residents so the demand for affordable housing in the Hawaii Housing
Planning Study can be met through building with greater density.

Policy Priority 5. Amend the county real property tax code to generate additional revenue for a
total annual allocation of a recommended $58 million into the Affordable Housing Fund and use
the funds to repay bonds sold to implement the Affordable Housing Plan.

Policy Priority 6. Establish local residency requirements for affordable housing subsidies and
strengthen the definition of a Qualified Resident allowed to access county supported affordable
housing units.

Policy Priority 7. Enforce fair housing and fair lending laws to ensure tenants’ and homebuyers’
rights, including access to loan programs of their choice for mortgage prequalification and
permanent financing and levy fines for violations of these federal laws with resources to support
the Affordable Housing Fund.

Policy Priority 8. Update the county’s rent and sales price guidelines to promote equity and
access to affordable mortgage financing for all its residents.

Policy Priority 9. Ensure affordable homes supported with county funds are rented or bought by
local households below 120% AMI in a timely manner and remain affordable long-term.




Five strategies are recommended to reach the plan’s goals, priorities, and targets. These strategies
include:

e Expansion of the Affordable Housing Fund to provide sufficient funds for community serving
infrastructure and housing supports for local renters and homebuyers;

e Updates to the workforce housing agreement and development of dedicated land to affordable
housing at greater densities to meet real demand without increasing unit requirements on
developers;

e By-right development of 100% affordable housing projects through community decision-making
and design standards that balance affordable housing while preserving valuable public health,
cultural, and environmental resources;

e Development of long-term affordable housing on county-owned lands and in partnership with
the State of Hawaii and private landowners, and;

e Pilot and demonstration projects such as acquisition and redevelopment of existing properties,
supportive housing for extremely low-income residents (below 30% AMI), individual
development accounts paired with new renter and homebuyer programs to obtain existing
homes, and financing of in-fill housing to include accessory dwelling units, ‘ohana units, and
single-family homes.

Thirty-six priority projects have been identified using a tiered ranking system will provide an
estimated 4,311 affordable rentals and for-sale homes for local residents in the next five years. This
includes estimates for private- and county-owned lands and lands managed by the State of Hawaii that
could begin construction in the next five years if the recommendations included in the plan are
implemented. Pilot and demonstration projects will be needed to address the remaining 689
affordable homes not provided by the priority projects (or approximately 14% of the total units).
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The following steps are recommended to implement plan as it relates to development of priority
projects:

1.

Appoint a cabinet-level affordable housing coordinator to serve in the mayor’s office to oversee
implementation of the plan.

Increase funding into the Affordable Housing Fund to $58 million annually.

Sell bonds to fund the Affordable Housing Fund so the county has access to up to $1.169 billion
for implementing the plan over the next five years.

Create a community oversight board to target and monitor investments from the Affordable
Housing Fund and manage the affordable housing coordinator.

Assess and invest in community serving infrastructure in all priority project areas.

Contract nonprofit community development corporations and other developers with expertise
to build affordable rentals and for-sale homes on county-owned lands targeting affordability
based on demand documented in the most recent Hawaii Housing Planning Study.

Update county processes to shorten the approval and development timeline and increase
community-level decision-making for projects that will provide 100% affordable rentals and for-
sale homes and adhere to approved design guidelines.

Contract government-certified nonprofit organizations to assist local residents in prequalifying
for affordable rentals and mortgage financing, protecting their rights as tenants and
homebuyers, and accessing grants, individual development accounts (IDAs), and loans to afford
upfront costs and make homes affordable at their income levels.

Pilot and demonstration projects are recommended to address gaps in the new affordable housing
system not met through the development of priority projects alone. These include:

1.

Fund supportive housing to address the needs of extremely low-income residents below 30%
AMI with a particular focus on kupuna, houseless families, and persons with disabilities.
Acquire and redevelop existing properties, when financially feasible, to create additional
affordable housing opportunities.

Provide IDAs paired with HUD housing counseling through new Affordable Renter and First-Time
Homebuyer Programs to reduce upfront costs on local renters and homebuyers to obtain
existing homes.

Partner with a community development nonprofit to establish an accelerated home building
program that increases the number of accessory dwelling units, ‘ohana units, and single-family
homes made available to households below 100% AMI.

Explore the development of a manufactured housing plant and locally sourced materials to
increase the county’s self-sufficiency and reduce the rising costs of building materials.



To move these priority and pilot projects forward, the plan proposes to invest $1.169 billion toward
addressing the two primary barriers standing in the way of affordable homes for local residents:

e $380 million for improvements to community serving infrastructure in local comunity

e $789 million for housing supports to local residents

Planning, Design & Mgmt
Wastewater Projects $30

$100

Water
Projects
$50 Road Projects
$200
Infrastructure $380M

Planning, Design & Mgmt Pilot & Demonstration

Projects
15
’ $57
Mortgage
Subsidy 1,519
homes
$228

Rental Project Subsidy
2,792 homes

Housing Support $789M
g supp 5489
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The creation of an Affordable Housing Fund community oversight board, community advisory
committees, and an affordable housing coordinator position within the mayor’s cabinet have been
identified as critical to administer this plan. Partnerships with community development nonprofits and
affordable housing developers will be necessary to implement plan activities. These key partners are
highly specialized to align existing county resources with hundreds of millions of dollars in new funds
for affordable housing and engage community members to be part of building vibrant, healthy
communities.

Capacity building will be required for all sectors throughout the county in order to realize the plan’s
ambitious goals and targets. Capacity building recommendations include, but are not limited to, the
following:

1. Training, capacity building and relationship building for nonprofits and individual project
managers who have or who may develop housing in Maui County.
Conduct large scale analyses.
Improved County communication regarding entitlement and funding approvals.
Advocacy and partnerships for increased funding from public and private sources.
Commitment to award of some project funding to nonprofits that are expanding capacity.
County endorsement of capital campaigns for nonprofits to build financial capacity.
Training and internship opportunities in the housing development and construction trades.

NouhkwnN
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INTRODUCTION

The purpose of this document is to respond to the Office of Council Services’ (OCS) request for proposal
issued August 2020 requesting a contractor to assess the availability of government and private lands
for development of affordable housing and provide guidance on decision-making for specific projects
and strategies to develop 5,000 units affordable for local households below 120% area median income
(AMI) in the next five years. The contents of this plan meet the specific scope of work required by OCS.

The Maui County Comprehensive Affordable Housing Plan was developed by a team of 19 planners,
engineers, data and policy analysts, attorneys, and community development professionals possessing
the experience to implement the tasks required by the Office of Council Service’s scope of work,
including experienced housing developers familiar with various state and federal programs that can be
used to develop affordable housing and practiced in combining resources to optimize affordability.

Plan team members included:
e Jeff Gilbreath, Executive Director, Hawaiian Community Assets
e Rhonda Alexander-Monkres, Program Manager, Hawaiian Community Assets
e Blossom Feiteira, Contractor
e Stanley Keasling, Principal, Stanley Keasling Consulting
e David Ferrier, Housing Director, Rural Community Assistance Corporation
e Eileen Peikarz, Rural Development Specialist Il, Rural Community Assistance Corporation
e Alan Nazzaro, Rural Development Specialist — Housing, Rural Community Assistance Corporation
e Bonnie Craigie, Senior Project Developer — Housing, Rural Community Assistance Corporation
e Erika Holzhauer, Rural Development Specialist I, Rural Community Assistance Corporation
e Maren McCleary, Project Developer, Rural Community Assistance Corporation
e ThomasS. Witten, FASLA, Chairman / Principal, PBR Hawaii
e Tom Schnell, AICP, Principal / Planner, PBR Hawaii
e Selena Pang, Associate / Planner, PBR Hawaii
e Terrance S. Arashiro, P.E., President, Austin, Tsutsumi and Associates, Inc
e Deanna Hayashi, Vice President & Chief Engineer, Austin, Tsutsumi and Associates, Inc
e Adrienne W.L.H Wong, P.E., Vice President & Maui Branch Manager, Austin, Tsutsumi and
Associates, Inc
e Tyler Fujiwara, Chief Transportation Manager — Maui, Austin, Tsutsumi and Associates, Inc
e Gavin Thornton, Executive Director, Hawaii Appleseed Center for Law and Economic Justice
e Kenna StormoGipson, Policy Analyst, Hawaii Appleseed Center for Law and Economic Justice

The plan has been organized to first provide the methods used to identify community needs and
priorities as well as develop recommendations based on feedback, research and analysis. Promising and
proven affordable housing strategies in other high-cost communities have been identified. An analysis of
the current and new affordable housing systems along with key findings have been outlined.
Assumptions and community recommendations provide the background necessary to understand the
link between this analysis and the plan. Goals and targets along with policy priorities will be achieved by
implementing the plan’s strategies and recommended actions which will lead to its impact in providing
5,000 affordable homes in five years. Finally, the capacity of the county, community, and partners to
implement the plan has been identified along with clear roles and responsibilities and the resources
necessary to create a new affordable housing system for Maui County. Year 1 action steps have been
outlined. Appendices are provided for in-depth analysis of all content included in the plan.
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METHODOLOGY

The Maui County Comprehensive Affordable Housing Plan has been developed through robust public
outreach to county residents and key stakeholder interviews with aspiring and existing renters and
homebuyers, housing providers and advocates, social service agencies, developers, development
consultants, industry professionals, licensed contractors, financial institutions, community development
nonprofits, representatives from county departments, and community groups, including environmental,
cultural, and formally or informally organized groups with expertise or interest in housing.

Feedback sessions were conducted individually with county councilmembers throughout the contract
period and study sessions with the full county council with the final study session planned for July 2021.

A landscape review of available research and studies has been conducted, and data used to prioritize
which measures, strategies, and actions would be most effective for Maui County to pursue.

Finally, affordable housing solutions and policies in ten high-cost communities similar to Maui County
have been analyzed and the most practical among them, brought forward as recommended actions.

Process
The following process was implemented to develop strategies, community recommendations, and policy
priorities for the Maui County Comprehensive Affordable Housing Plan:

e Community needs and priorities were identified using available research, a landscape review,
and existing community plans.

e Preliminary research was conducted on other high-cost communities similar to Maui County.

e Community meetings and key stakeholder interviews were conducted to identify potential
affordable housing strategies, recommendations, and goals.

e Additional research on high-cost communities and affordable housing strategies was conducted
and refined with analysis of alternatives in order to develop draft strategies, recommendations
and goals.

e Additional community meetings and key stakeholder interviews were conducted to gather
feedback on how to strengthen the plan’s draft strategy, recommendations, and goals.

e Feedback and study sessions were conducted with county councilmembers to allow for dialogue
and shared understanding of the plan and its elements.

e Allinformation collected, research conducted, and analyses developed were integrated into this
final plan with the goal of it reflecting the hopes, dreams, and the hard realities of moving
toward a new affordable housing system.

Community Meetings

From December 2020 through February 2021, 11 community meetings were conducted, 1 for each Maui
County community plan area and 1 additional workshop in 3 of the plan areas deemed most suitable for
the development of 5,000 affordable homes (Central, South, and West Maui). Meetings were offered
virtually to prevent the spread of COVID-19 and included discussion of development opportunities,
recommendations for affordability, and changes to county’s zoning code, tax policy, and workforce
housing ordinance and other housing policies. An online survey was made available to ensure broader
participation by local residents in sharing recommendations to address the county’s affordable housing
needs.

13



In April 2021, 4 additional community share back meetings were held to report out and gather feedback
on the draft strategy, recommendations, and policy goals. Meetings were offered virtually to prevent
the spread of COVID-19. An online survey was made available through June 2021 to ensure broader
participation by local residents in sharing ways to strengthen the recommendations to meet the
county’s affordable housing needs. Results of the community meetings have been shared in the
community profiles and appendices included in the plan.

Key Stakeholder Interviews

66 key stakeholder interviews have been conducted with a cross-section of community members, multi-
sector and industry-specific groups, and county administration officials and department staff. Key
stakeholder interviews were offered virtually to prevent the spread of COVID-19 and included discussion
of development opportunities, recommendations for affordability, and changes to county’s zoning code,
tax policy, and workforce housing ordinance and other housing policies.

Councilmember Engagement

16 feedback sessions were held with individual county councilmembers and their staff. 2 study sessions
with the full Council were completed in February and March 2021 and 1 additional study session is
scheduled for July 2021. Engagement activities were conducted virtually to prevent the spread of
COVID-19 and included discussion of development opportunities, recommendations for affordability,
and changes to county’s zoning code, tax policy, and workforce housing ordinance and other housing
policies.

Landscape Review
A significant amount of research, studies, and working groups that have contributed to affordable
housing recommendations in Hawai‘i and, in particular, Maui County over the last several years. A
landscape review of the following documents was conducted. Data from this landscape review has
informed the strategy, community recommendations, and policy goals included in the plan.
e Orion Planning Design. Title 19 Zoning Code Audit, Final Report. March 2018
e Cochran, Elle. Increasing Inventory of Available Housing. Planning Committee Temporary
Investigative Group. October 2016.
e SMS Consulting LLC. Hawai‘i Housing Planning Study, 2019. December 2019
e Planning Department. Kihei-Makena Community Plan, 1998
e Planning Department. Pa’ia-Ha iku Community Plan, 1995
e Planning Department. Wailuku-Kahului Community Plan, 2002
e Planning Department. Makawao-Pukalani-Kula Community Plan, 1996
e Planning Department. Hana Community Plan, 1994
e Planning Department. West Maui Community Plan, 1996
e Planning Department. Lanai Community Plan, 2016
e Planning Department. Molokai Community Plan, 2018
e Planning Department, Maui County General Plan Update, General Plan Advisory Committee,
2006-8
e SMS Consulting LLC. County of Maui Affordable Housing Implementation Plan, Final Report.
August 2018
e Maui Metropolitan Planning Organization. Hele Mai Maui 2040.
e Department of Housing and Urban Development. Housing Needs of Native Hawaiians, 2017
e Department of Business, Economic Development, and Tourism. Hawaii Consumer Data
Report, 2019 Update
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Research on High-Cost Communities

Research on affordable housing strategies of ten other high-cost communities across the United States
similar to Maui County was conducted. The research focused primarily on the Western continental
region where the plan’s subject matter experts’ background was most pronounced. Best practices in
affordable housing development and policy in counties throughout Hawaii have also been integrated
into the analysis of community recommendations and policy priorities in the plan.

Key Findings
The following key findings were identified through the plan’s community engagement, landscape
review, and research processes:

County residents need 5,000 homes to be affordable for households earning at or below 120%
AMI by 2025 (Hawaii Housing Planning Study, 2019).

There is demand for housing in Maui County across the income spectrum with 54% of the need
below 140% AMI and 46% of the need above 140% AMI (Hawaii Housing Planning Study, 2019).
The county’s 2.96 ordinance requires 20% of units in each market rate development to be
affordable for households at or below 140% AMI, but local residents need 54% to be affordable
below this income level (Hawaii Housing Planning Study, 2019).

Developers cannot provide more than 20% affordable homes in a project without adequate
support as shown by the lack of development when the requirement was higher at 50% (County
Building Permits, 2007-2020).

An estimated $150 million is needed for regional, off-site infrastructure improvements,
including water and wastewater systems, to allow for the building of new affordable housing.
An estimated $200 million is needed for road improvements by 2040 for the building of new
affordable housing (Maui Metropolitan Planning Office, Long-Range Transportation Plan 2040).
An estimated $789 million in housing subsidies and support services is needed to move local
5,000 residents into rentals and for-sale homes they can afford within a five year window.

The county has a triple-A bond rating and a dedicated source of real property tax funds into the
Affordable Housing Fund could allow for the sale of bonds to pay for off-site infrastructure,
target affordability of homes with project-based grants and subsidies to individual renters and
homebuyers, and bring certainty to the planning and development process.

The price of lumber increased 200% from April 2020 to April 2021 (National Association of Home
Builders, 2021).

With these increases in building materials, the average market rate cost to build a single-family
home in Maui County ranges from $610,400 and $621,300 (Appendix K. Homeownership Pro
Forma).

There is existing capacity in the development industry to build rentals affordable at 50% to 60%
AMI, but county investments will be necessary to target affordability to local residents below
50% AMI which represents half of the total need under 120% AMI.

There is existing capacity in the development industry to build for-sale homes at 100% to 140%
AMI, but county investments will be necessary to target affordability to local residents 50% to
80% AMI which represent 35% of the total need under 120% AMI.

Five existing county-owned properties could be master planned and moved forward for
development of at least 1,300 affordable housing units (Appendix L. Projects Lists for Tier 1-3,
Hiatus, and Removed Projects)

Adaptive reuse may be a viable option for increasing affordable housing stock, but projects need
to be assessed on a case-by-case basis to ensure economic viability for the county and
affordability for local residents.
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e 1in5 Maui County households report being overcrowded or “doubled up” (Hawaii Housing
Planning Study, 2019).

e The county’s zoning code is 60 years old and needs to be updated to increase affordability for
local residents and incorporate existing community plans, access to services and infrastructure,
future impacts of climate change and best practices in planning and design (Orion, 2018).

e Community plans articulate community priorities for affordable housing and affordable
communities, but are largely outdated ranging from completion as far back as 1994 up to the
most recent in 2018 (Community Plans, 1994-2018).

e Hawai‘i workers report the lowest annual average pay rates in the nation (Prosperity Now, 2020)
and residents who do not own a home and have no college debt carry an average of $1,540 in
monthly debt payments (Department of Business, Economic Development, and Tourism, 2019).

e Residents on Hawaiian Home Lands, where government funds infrastructure and holds lands
affordable in perpetuity, are fifty percent (50%) less cost burdened than all other residents in
the State of Hawaii (Department of Housing and Urban Development, 2017).

Alignment with Other Affordable Housing Plan Efforts

The Maui County Comprehensive Affordable Housing Plan (CAHP) recommendations and goals align
closely with some of the recommendations and goals from other affordable housing plan efforts
including the Planning Committee Temporary Investigative Group (TIG 2016) and the SMS Research
Affordable Housing Implementation Plan (AHIP 2018).

Community Recommendation or Policy Goal CAHP (2021) AHIP (2018) TIG 2016
Identify demand for housing based on shared data X X

metrics

Help local residents build accessory dwelling/‘ohana units X X
Pursue comprehensive rezoning X X X
Expedite the building plan review process X X X
Invest in creative solutions to homelessness X X
Identify properties to prioritize for multi- X X X
family/redevelopment

Invest in County development of off-site infrastructure X X X
Dedicate position/third party to coordinate development X X X
of affordable housing

“One Stop Shop” for processing permits X X
Revise County housing policies to encourage X X X
development of affordable housing and reduce

barriers/costs

Consider sale/dedication of County-owned properties X X
Consider acquisition of new properties suitable for X X

housing development

Amend ordinance 3.35 to increase annual allocation into X X
affordable housing fund

Align public/private resources for affordable housing X X

Investigate building affordable homes/rentals on County- X X X
owned properties in West and South Maui

Maintain affordable housing inventory database and X X

monitor progress for data-informed decision making
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Research Results on High-Cost Communities
Ten high-cost communities of varying size and housing costs were surveyed. The following key findings
were identified across the communities:

e 70% of high-cost communities researched offer density bonuses in their zoning codes.

o 8 of the 10 communities implement inclusionary zoning requirements that range from 15% to
30% of units in a market rate development.

e Only 3 high-cost communities require green building in inclusionary zoning or workforce housing
units.

e 100% of high-cost communities with inclusionary zoning programs allow for in-lieu fees and all
10 communities have a housing development organization within their public government or as
a partnership between the local government and private nonprofits to manage housing
development through community land trusts and other models. None had a wholly dependent
relationship with the local development organization.

e 8 of 10 high-cost communities have a local preference for their affordable housing subsidies or
units.

See Appendix A. High-Cost Community Matrix and Appendix B. Survey of High-Cost Communities for
more information.
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ANALYSIS OF AFFORDABLE HOUSING SYSTEM

Current System
Maui County’s affordable housing system is outdated and providing the type and price of homes exactly
as it is setup to do.

Developers can satisfy the requirements of the current workforce housing requirement by building for-
sale homes which are affordable to families with incomes over 100% AMI. When they “cannot” find low-
income families able to afford to buy the homes, they are released from the affordability restrictions.
After 10 years the homes that are sold with restrictions become market rate. Rental housing developers
assess the availability of subsidy and the amount of funds they are likely to receive for their projects.
Based on this calculation they design a level of affordability which ensures that the project can meet its
targets for the long term. A small minority of units target county residents with incomes below 30%
AMI. Local residents who are below 50% AMI and 61% to 100% AMI are left out of this current
affordable housing system and are forced to live in overcrowded conditions, “doubled up”, or compete
for a few affordable homes even if it means living miles away from work and paying up to 23% of
monthly income toward transportation®.

Our current affordable housing system is outdated and providing the type and price of homes exactly as
it is setup to do.

Developers have been required to expand and upgrade the community serving infrastructure before
they can proceed with their development. Most of these projects are prohibitively expensive especially
when there is no assurance if or when the expenditures will be reimbursed. All too often these
infrastructure improvements completely stall projects.

The county once could rely on the federal government to play a proactive role in meeting the housing
needs of the most vulnerable residents. However, over the past 30+ years that commitment has eroded
to the point that for every 100 families there are less than 45 affordable rental units for households with
incomes below 50% AMI%. The federal government has not provided a significant increase in the housing
vouchers that keep very low-income households housed in the past 20+ years, and in fact, the number
of available vouchers has been on a steady decline. The result: 862 county residents have nowhere to go
and are living houseless®, while 50.3% of all residents are paying more than 30% of their monthly income
toward housing®.

In the 1990s, programs like the Rental Housing Revolving Fund were created by the State of Hawai‘i to
fill gaps in the low-income housing tax credit program, the principal federal support for affordable
housing development. The program is narrow in scope and limited funding means it mostly serves those
at 50% to 60% AMI.

The county council has largely responded to this current system with policies that increase regulation,
and often conflict or undo previous decisions, leading to uncertainty in the development community
generally. For-profit developers see the county always increasing the mandates that they are required to

! Hawai'i Housing Planning Study, 2019

2 The GAP: A Shortage of Affordable Homes, National Low Income Housing Coalition, March 2021
3 bid 1

4 House Maui Initiative, 2021
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follow while trying to lower costs to serve more families. The lack of development activity generally
limits the supply of affordable housing, making their acquisition more competitive and expensive.
Nonprofit housing developers, counseling agencies and community lenders are underfunded to meet
the ever-growing needs of local families. Extremely low property tax rates have left the county little to
no resources to fill the gap, leaving county departments with a lack of staffing and resources to create
affordable opportunities for county residents who are most in-need. The entire system operates on an
assumption of scarcity of resources, creates competition among various interests, dictates short-term
council policy making, leads to developer uncertainty, and keeps the county from taking the lead on
planning healthy, vibrant and affordable communities.

We are left with an affordable housing system in Maui County that is outdated and providing the type
and price of homes exactly as it is setup to do.

New Affordable Housing System
This proposal for a new Maui County affordable housing system will provide homes and communities
that are affordable for all residents, meet real needs and ensure long-term affordability.

Developers will work with the county to access land and develop affordable homes. Grants and no-cost
loans will buy down the cost of homes so rentals are affordable for local residents below 50% AMI and
for-sale homes are affordable at 61% to 100% AMI. Adopting a new zoning code will make it possible for
developers to build mixed income and mixed-use communities that look like traditional Maui with a
variety of housing types and densities reaching deeper levels of affordability and yielding a reasonable
profit. Clear rules will protect the county’s valuable health, cultural, and environmental resources and
engage community members throughout the development process for housing affordability to be
achieved now, and for future generations.

The new affordable housing system will create communities that are affordable for all local residents.

The plan recommends raising tax revenue on those who can afford it most so communities can be
healthy, walkable, close to work, and desirable to live in. Resources are needed so the county can lead in
providing safe drinking water and wastewater systems that do not threaten public health or
environmental resources and the transportation system will facilitate residents getting to work, school,
and home. Maui County will have the resources to reduce the cost of new housing developments so
they meet the real needs of local residents and leverage other state and federal resources. Homebuyers
receiving county subsidy will earn limited equity appreciation on their home and the county will
preserve a right-of-first refusal so a new low-income buyer can move into every affordable home sold by
the original buyer. Subsidized rental housing will be required to stay affordable in perpetuity.

The Maui County Comprehensive Affordable Housing Plan asserts that is our collective responsibility to
ensure homes are affordable for all. It requires that units be affordable for everyone, even those with
the lowest incomes. The plan suggests that the county build the capacity of community development
nonprofits including counseling agencies, lending institutions, and developers, so they can do more,
leverage other public and private funds, and help the county be a leader in Hawai‘i on affordable
housing. An adequate amount of resources will reduce division and competition, make council policy
decisions that stay made, create certainty for developers, and allow the county to lead on planning and
creating healthy, vibrant and affordable communities.
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BACKGROUND

Assumptions
The Maui County Comprehensive Affordable Housing Plan has been developed based on three key
assumptions:

1. The housing provided by the plan must respond to the need as identified by the most recent
Hawaii Housing Planning Study. This study shows that 54% of the overall housing need is for
families with incomes below 140% AMI. The plan proposes to target affordability with county
subsidies from the Affordable Housing Fund to meet real demand under 120% AMI: 15% is for
households above 80% to 120% AMI, 35% is for households earning 50% to 80% AMI, and 50% is for
households with incomes below 50% AMI.

2. The current workforce housing ordinance requiring 20% of the units produced in a development
to be affordable will not meet the need when 54% of the units need to serve lower income
households. Rather than requiring developers to produce 20% of their total units in a development
as affordable housing, the plan recommends that 20% of the land be set-aside for affordable
housing development. It is recommended the county use that land to produce housing at a higher
density than the underlying zoning by using the 2.97 process so many more units than the current
20% policy are developed.

3. The county needs to remove the barriers to affordable housing development. One of the biggest
barriers to affordable housing is the need to expand and upgrade community serving infrastructure.
Rather than expecting developers to provide this infrastructure, the plan recommends that funding
from the Affordable Housing Fund be used to finance the planning, design and construction of this
infrastructure and then fees be assessed on market rate housing to reimburse the fund for their
share of the cost. In addition, the county zoning and project approval processes need to be
streamlined and made more reliable so that community supported development projects can move
expeditiously through the county approval process.
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Community Recommendations

Recommendations included in this section were gathered from community members through meetings,
key stakeholder interviews, and surveys. They form the foundation of the plan’s proposed goals, targets,
policy priories, strategies, and actions.

These recommendations have been organized into 4 categories: Family and Community Resource
Management, Make Home Possible, Make Home Affordable, and Build Communities. They address

issues and needs for affordable housing from two distinct perspectives: My ‘Ohana and My Community.

See Appendix C. Community Recommendations for more information and in-depth analysis.

Family and Community Resource Management

My ‘Ohana

My Community

Establish Affordable Renter and Homebuyer
Programs to pre-qualify County residents for
affordable homes

Expand the Affordable Housing Fund eligible uses
to include cultural, environmental, and health
impact assessments on county-owned land

Invest in creative solutions to house
community members below 30% AMI with a
particular focus on kupuna, houseless
residents, and persons with disabilities

Partner with community development nonprofits,
education institutions, businesses, and unions to
establish or expand professional certification
trainings in cultural site monitoring, construction
trades, and other housing professions

Increase community awareness and
involvement in affordable housing projects
before, during, and after the entitlement
process

Conduct comprehensive infrastructure assessments
for priority project areas and align investment in
community serving infrastructure

Make Home Possible

My ‘Ohana

My Community

Provide grants, individual development
accounts, and loans to assist low-income
renters and homebuyers with upfront costs of
obtaining rentals or mortgage financing

Enforce fair housing and fair lending laws

Update Maui rental and sales price guidelines
to conform to the mainstream mortgage
marketplace and ensure equity for renters and
homebuyers in Lanai, Molokai, and Hana

Prioritize and streamline development timeline for
projects dedicated to 100% affordable homes at or
below 140% area median income including pre-
approved accessory dwelling unit, ‘ohana units, and
owner-builder homes

Make Home Affordable

My ‘Ohana

My Community

Invest Affordable Housing Fund resources into
deferred payment mortgages for targeting
affordability for local residents

Target Affordable Housing Fund subsidies to
increase affordability for renters with incomes
below 50% AMI and homebuyers between 61% to
100% AMI

Research and develop a manufactured housing
plant and locally sourced building materials to
reduce costs of home building and home
purchases for local residents

Create a Community Oversight Board to prioritize
and monitor Affordable Housing Fund investments
and progress towards meeting goals and targets

21




Ensure long-term affordability for rental and Prioritize planning and development of County-

for-sale homes supported with County owned land and cost-share on infrastructure with
resources Department of Hawaiian Home Lands

Build Communities

My ‘Ohana My Community

Reduce the marketing period and use HUD Invest in capacity building for community members,
housing counseling to ensure local residents public officials, agency staff, nonprofits, and

buy affordable homes at the original prices developers and builders of affordable housing
proposed

Require developers to partner with HUD
housing counseling agencies to access
prequalified homebuyers in the county’s First-
Time Homebuyer Program for quicker home
sales to local families

Partner with realtors and property Monitor and report progress on reaching workforce
management companies and housing housing plan goals and targets

counseling agencies to reduce costs and time to
secure a lease or purchase a home

Community Share Back Meetings
Additional funding was raised outside of the county to conduct community share back meetings on the
draft recommendations. The meetings were conducted virtually to prevent the spread of COVID-19.

Share backs were documented and used to strengthen the draft recommendations, goals, and strategies
and integrated into the final plan to the greatest extent possible.

See Appendix D. Community Share Back Meeting Notes for specific ideas and recommendations from
community members.
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PLAN

Goals and Targets
The Maui County Comprehensive Affordable Housing Plan should be held accountable to the following
goals and targets:

Goal 1.

Build 5,000 affordable homes for local residents at or below 120% area median income.
Reserve 50% of affordable homes for local residents below 50% AMI

Reserve 35% of affordable homes for local residents at 50% to 80% AMI

Reserve 15% of affordable homes for local residents above 80% to 120% AMI

3,000 Plan for 5,000 Homes
2,490

2,500
2,000 1,740
1,500
1,000 770

500

0
<50% AMI 50-80% AMI >80-120% AMI
Goal 2. Provide sufficient funding to the Affordable Housing Fund to finance the development of

needed affordable housing and community serving infrastructure.

Goal 3.

Target $789 million in housing subsidies for rental projects serving local residents below
50% AMI and homeownership opportunities for local residents 61% to 100% AMI

Target $380 million in community serving infrastructure investments for key projects that
have delayed affordable housing development particularly in Central, South, and West Maui

Require developers to dedicate 20% of their land to affordable housing development and

build housing that meets the needs of local residents when seeking Affordable Housing Fund
funding.

When land is dedicated through the workforce housing program, the county should use the
2.97 process to develop at densities and affordability levels that will meet residents’ needs.
When seeking Affordable Housing Fund funding, developers will be given affordability
targets and work with the county to determine how much money they need to meet the
targets.
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Goal 4. Use county owned land to develop affordable housing.
e The plan identifies county-owned land which is either being or should be planned for
affordable housing development.
e The county should fast track the zoning and entitlement process for these properties and
then issue requests for proposals to develop the projects as identified.
e The county should size projects so that a range of affordable housing developers can
successfully compete for opportunities.

Goal 5. Make the development process more accessible, predictable and timely.

e Appoint an affordable housing coordinator to the mayor’s cabinet to oversee plan
implementation.

e Establish a community oversight board to recommend investments from the Affordable
Housing Fund and manage the developer selection process on county owned land, and land
dedicated to the county under Section 2.96 and affordability covenants.

e  Establish community advisory committees to convene community meetings to review and
comment on development proposals.

e Establish project design standards which, if followed, could allow affordable housing
projects to move forward as of right.

e Add affordable housing to exemption list from environmental review under HRS Chapter
343.

Policy Priorities

The following have been developed to address system changes and updates necessary to create
certainty in the marketplace which in-turn will help establish the environment for Affordable Housing
Plan investments:

1. Update County zoning code to lower housing costs and promote affordability by design.
Residential zoning districts restrict housing types and lot sizes and discourage the development
of housing opportunities for a range of incomes. While the County’s zoning ordinance is being
revised with its third-party contractors, it is recommended that several changes be implemented
immediately.

e Eliminate zoning districts.

e  Establish minimum densities for all for-sale developments recommended at no lower than 5
units per acre.

e Require duplexes on all corner lots, and corner lots are limited in size to a 25% increase over
the average lot size or 9,000 square feet, whichever is smaller.

e The county should initiate state land use boundary changes and county zoning changes for
all county and state-owned property in community plan areas deemed suitable for
residential development.

e Adopt project design standards for affordable housing projects of less than 150 units in
Central, South, and West Maui so projects can be approved as of right rather than requiring
council approval.

e Reduce parking requirements for projects on or near public transportation stops.

24



Recommended Actions

1. County and its contractor, Orion, should facilitate conversations with building industry
professionals, nonprofits, and community members to further identify zoning reforms.

2. Council should request a timeline, benchmarks, and reporting from County on completion
of zoning reform by 2023.

Expand access and impact of Affordable Housing Fund by revising county ordinance 3.35 to
enable bond sales, increase eligible uses of funds, and ensure investments in local renters and
buyers as well as increases accountability through a community oversight committee. Today
the Affordable Housing Fund (AHF) operates from the perspective of limited resources.
Developers request funding at levels that are competitive for the resources available, not to
meet the needs of county residents. Selling bonds will provide resources that meet the housing
need of local residents. It is estimated that 100-unit rental developments will need $17.5 million
to meet actual need based on demand data from the most recent Hawaii Housing Planning
Study. Currently, no project receives this level of support from the AHF. To build the plan’s
proposed 3,481 rental units in five years, this will require $520 million, or $104 million per year.
In addition, to provide the plan’s proposed 1,519 homeownership opportunities for Maui
residents with incomes at or below 100% AMI it will require an additional $228 million, or
approximately $46 million per year. Currently, funding decisions are made by the Department of
Housing and Human Concerns annually and without a public process. It is recommended the
county establish a community oversight board to oversee this process and disburse funds as
often as monthly as part of its negotiations with developers on the levels of subsidy that their
developments will require to meet the income needs of county residents.

The following changes are recommended to Maui County Code Section 3.35 to meet the
priorities of the AHF in providing sufficient funding for the plan:
0 Expand eligible uses of funds to include:
=  First-time homebuyer gap financing, deferred payment mortgages
= Rental housing gap financing
= ‘Ohana and ADU development, individual septic and wastewater systems, and
long-term financing
= Existing structure acquisition
= Rehabilitation of existing structures
=  Planning, design, and construction of units and infrastructure needed to meet
workforce housing needs
= Provision of housing counseling services and the development of a pre-qualified
list of eligible buyers and renters
= Health, cultural, and environmental impact assessments on county-owned land
0 The County may use this revenue to finance the sale of bonds
0 Add “Qualified Resident” definition to be a person who has been a resident of Maui
County or employed full time in Maui County for the last 2 years as defined by tax
returns or documentation provided by an employer
0 Change adopting fiscal years to 2022 through 2046
0 Council shall adopt a special tax on nonowner-occupied properties and short-term
rentals that will raise $58.5 million annually into the fund
0 Allow carry over of funds from fiscal year to fiscal year
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0 Limit administrative expense to 3% of the fund over and above program implementation
and monitoring costs

0 Eliminate Department of Housing and Human Concerns ability to adjust area median
income for Hana, Lanai, and Molokai

0 Under grant and loan requirements, assign responsibilities to the “County or its
administrator” or “designee”

0 Allow for distribution or redistribution of grant or loan funds to other organizations for
the purposes of individual development accounts, deferred payment mortgages, and/or
financing for accessory dwelling units and ‘ohana units including individual water and
septic systems

0 Secure loans from the fund with a deferred payment mortgage in the highest position
achievable

0 Generally, funds provided will not include interest. If interest is charged, the rate will
not exceed two percent per annum for homeownership properties and three percent
per annum for rental properties. All payments will be deferred until sale or refinance

0 If the fund is used to pay for community serving infrastructure, the department shall
establish a fair reimbursement for the market rate units benefitted by the infrastructure.
Market rate units will reimburse the fund at building permit. Reimbursements will be
permanently set aside in the affordable housing fund.

0 Limit borrower default actions to forfeiting land or property to the county or full
repayment of the principal balance without interest

O The Department of Housing and Human Concerns will be responsible for managing a
community oversight board responsible for developing an affordable housing fund
annual plan. The committee shall consist of nine members with one-third private sector
representatives, one-third community members, and one-third public representatives
including the chair of the council’s affordable housing committee. Committee members
will serve five-year terms and be responsible for reviewing, scoring, and recommending
grant and loan applications made to the fund. The department shall coordinate and
conduct at least monthly committee meetings. The department shall propose an
affordable housing fund annual plan based on committee member recommendations.

0 Report annually to the council on targets and metrics for the Affordable Housing Plan.

Recommended Actions

1. Council amends Maui County Code Section 3.35 based on the recommendations above.

Streamline the planning and permitting processes in County ordinance 2.97 to as of right
administrative approval and reduce development timelines for priority affordable housing
projects that meet standard design guidelines. It is recommended that developments of less
than 150 units in Central, South, and West Maui that meet specific design guidelines adopted by
the council, have gone through a community review and input process, and qualify for an
exemption from the state environmental code (HRS Chapter 343), would be granted by-right
approvals. It is also recommended that this approval be subject to appeal to the county council,
without requiring litigation.

See Appendix E. Design Standards for more information on the requirements of affordable
housing projects to fast track under the proposed by-right process.
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The following changes are recommended to Maui County Code Chapter 2.97 to meet the
priorities of the affordable housing fast track process for the plan:

Add, including accessory dwelling units, ‘ohana units and owner-builder units using pre-
approved plans.

2.97.050 Community meetings. The council should ensure that community plan advisory
committees are formed in all community plan areas. The committees should convene
meetings to garner input on proposed projects from local citizens. The meeting records
should show how the developer has met or tried to meet concerns raised in community
meetings. The record with concerns/issues and developer responses should be provided to
community members who participated in the meetings and in-advance of future meetings
to discuss the project. If there are no community concerns raised, then the advisory
committee only needs to hold one meeting. If concerns are raised, the developer must
provide a response in writing and meet with the advisory committee and community
members in at least one subsequent meeting to discuss the steps that will be taken to
address the concerns raised. Developers are expected to participate in at least two
community advisory committee meetings to discuss issues and concerns, or as long as
meaningful dialogue continues.

297.080 Income Group Distribution. Developers will be required to develop units that meet
the housing needs as defined by the latest Hawai‘i Housing Planning Study. The county will
provide Affordable Housing Funds in the amount necessary to achieve the desired
affordability levels based on the affordable housing demand in the most recent Hawai‘i
Housing Planning Study, as negotiated between the county administrative agency and the
developer.

2.97.090 Deed Restrictions. Shall conform to the restrictions found in 2.96.060

2.97.100 Deed Restrictions. Shall conform to the restrictions found in 2.96.070

2.97.140 Water Availability Exemption. Add south to the community plan areas where an
exemption is available

2.97.160 Timing of Completion. The first phase of the project must start construction within
two years of approval of the 2.97 agreement. The developer can request one-year
extensions on this timeline.

2.97.170 Council Approval. The council shall adopt design guidelines for the development of
affordable housing projects, both for sale and rental, of less than 150 units for Central,
South, and West Maui. If met, the planning director shall, after receiving community input,
approve developments without council approval. Any appeal of the director’s approval will
be required to show how the proposed development does not meet the adopted guidelines
and the council hearing will be limited to these disputed items.

2.97.110 Residential workforce housing credits. Going forward, affordable housing credits
will be limited to developers developing multiple phases or multiple properties in one
community plan area where excess affordable housing units are developed in one phase and
can be used to offset the requirement in a subsequent phase or development. Existing
credits may only be sold to developers in the same community plan area, in accordance with
2.96.050.

2.97.180 Annual report. Until every proposed unit in the development is sold or initially
rented, as applicable, the developer shall submit an annual report to the director of the
department of housing and human concerns. The annual report shall contain information
relating to the progress of the development and shall be due to the director within thirty

27



days of the annual anniversary of the fast-track housing approval. Failure to submit the
annual report in a timely manner may result in forfeiture of the application fee.

Recommended Actions

1. Council amends Maui County Code Section 2.97 based on the recommendations above.

4. Update the workforce housing ordinance 2.96 requiring developers to dedicate land to
housing for low- and moderate-income Qualified Residents in Maui County and target
affordability to underserved household income levels (i.e. <50% AMI and 61-100% AMI). The
current ordinance does not meet the housing needs of county residents in terms of the number

of units and income targeting needed. By requiring residential developers of more than 10 acres
to dedicate 20% of their land to affordable housing, the county can then proactively decide what

types of housing should be built on this land and at what density. The decisions about what land
would be dedicated including the size of the parcels dedicated would become part of the
entitlement process. The workforce housing agreement will identify parcels of land that will
transferred to the county, its administrator or an affordable housing developer to meet the
dedication requirement, and any parcels that the developer is committing to build as affordable
housing to meet the land dedication requirement. It is recommended that the county contract a
nonprofit community development corporation, with expertise in affordable housing, to
develop the dedicated land at a density that is at least double the density of the overall
development.

See Appendix F. Workforce Housing Ordinance Revisions for more information on
recommended changes.

Recommended Actions

1. Council amends Maui County Code Section 2.96 based on the recommendations in
Appendix F.

5. Amend County real property tax code to generate additional revenue for a total annual
allocation of at least $58 million into the Affordable Housing Fund to repay bonds sold under
the Affordable Housing Plan. In addition to the funds needed to subsidize housing costs for
local renters and homebuyers so that the units developed are affordable, the county needs to
take a more active role in developing the community serving infrastructure needed to support
housing development. There are major infrastructure needs in all community plan areas, and
especially in the three plan areas with the most potential for residential development, Central,
South and West Maui. Potable water is in short supply in all areas. Both Central and South Maui
need major wastewater infrastructure. Traffic congestion is a major problem in all three plan
areas, and there are significant roadway improvements identified by the Maui Metropolitan
Planning Office in the Long-Range Transportation Plan 2040. It is recommended the county
develop this infrastructure rather than making it a requirement of the developer. The county
should develop a fee structure on market rate units that would recoup most, if not all, of the
funds invested in infrastructure over time. Developers can pay these fees when they pull
building permits, but they cannot finance infrastructure projects that cost tens of millions of
dollars before building a single home.
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Potential options for increased real property tax revenue to increase the Affordable Housing

Fund to $58 million annually could include:

e Increased taxes on nonowner-occupied homes over $3 million and short-term vacation
rentals.

e Phase out apartment district properties allowed to be used for short-term occupancy at
resale and permit and tax them as short-term vacation rentals with revenue dedicated to
the Affordable Housing Fund.

Recommended Actions

1. Council amends Maui County real property tax code with additional revenues totaling $58
million.

2. County sells bonds and uses annual tax revenue into the Affordable Housing Fund pay
back the bonds.

Establish local residency requirement for affordable housing subsidies and definition of
qualified resident for housing units. The plan encourages a local residency requirement for for-
sale programs only by amending ordinances 2.96, 2.97, 3.35, and all other application affordable
housing policies by including an updated “Qualified Resident” definition. It is recommended a
“Qualified Resident” be defined as “a person who currently resides or is employed within the
County of Maui, for a period of at least 2 years prior to the filing of an Application for an
Affordable Housing Unit, with documentation, including but not limited to, three years of filed
income tax returns, W2s, or benefits statements confirming residency or employment within the
County of Maui, with at least 75% of a residents income generated within the County.”

See Appendix G. Local Residency Requirement for more information and in-depth analysis.

Recommended Actions

1. Council amends Maui County Code Sections 2.96, 2.97, 3.35 and all other applicable
affordable housing policies by including the recommended definition for “Qualified
Resident” above.

Enforce fair housing and fair lending laws to ensure tenants’ and homebuyers rights’, including
access to loan programs of their choice for mortgage prequalification and permanent
financing and levy fines for violations of these federal laws with resources to support the
Affordable Housing Fund. Mortgage steering is illegal. The Federal Real Estate Settlement
Procedures Act forbids any variation of it. Real estate agents, HUD housing counselors,
developers, and other housing professionals may offer their potential buyers information

about mortgage companies and loans, but cannot push buyers toward any particular mortgage
lender. When our local homebuyers are steered toward specific mortgage lenders, they are less
likely to benefit from federally subsidized mortgage programs that the rest of the first-time
homebuyers in the United States use to secure homeownership. Mortgage loans through the
Federal Housing Administration (FHA) and USDA (United States Department of Agriculture) 502
programs offer low down payments and flexible credit requirements to help local homebuyers
qualify for homeownership. The county needs to enforce fair housing and fair lending laws to
prohibit discrimination and mortgage steering. By enforcing existing laws, our local homebuyers
will have greater access to low and no down payment federal mortgage programs. This effort
can be supported by HUD counseling agencies which are required to refer their homebuyer
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clients to a variety of mortgage lenders with at least 1 of the options being a lender that offers
FHA mortgages.

Recommended Actions

1. Council passes legislation to levy fines on developers, real estate agents, or other housing
professionals for violating fair housing or fair lending laws, including, but not limited to
mortgage and mortgage prequalification steering, with fines going into the Affordable
Housing Fund.

2. Affordable Housing Coordinator includes in contracts with HUD counseling agencies
administering Affordable Renter and First-Time Homebuyer Programs to deliver education
on fair housing and fair lending laws.

3. HUD housing counseling agencies refer renters to fair housing assistance if they have
experienced fair housing discrimination and refer homebuyers to mortgage lenders with
affordable mortgage financing programs including at least 1 lender that offers FHA
mortgages for first-time homebuyers.

4. HUD housing counseling agencies report instances of fair housing and fair lending
violations to the DHHC for action and issuance of fines.

5. DHHC collects fines by federal fair housing and fair lending violators and places funds in
the Affordable Housing Fund.

Update the county’s rent and sales price guidelines to promote equity and access to
affordable mortgage financing for all its residents. The county imposes sales price guidelines
that do not conform to mainstream mortgage programs and have created separate sales
guidelines for Hana, Molokai, and Lanai homebuyers which limit their maximum income amount
by nearly 50%. Similarly, rent guidelines for these areas is also limited as compared to all other
Maui County districts which can make it hard for nonprofit affordable housing developers to
make their projects financially feasible. The current Maui County Sales Price Guidelines limit a
homebuyer’s monthly payment of principal and interest to 28% of their gross monthly income
and do not account for typical monthly mortgage costs including taxes, insurance, mortgage
insurance, and homeowner association fees. In the mainstream mortgage marketplace, USDA
limits a homebuyer’s monthly payment of principal, interest, taxes, insurance, and homeowner
association fees to 29% of their gross monthly income (USDA loans do not charge mortgage
insurance). For FHA financing, homebuyers are limited to a monthly payment of principal,
interest, taxes, insurance, mortgage insurance, and homeowner association at 31% of their
gross monthly income. Setting sales price guidelines that do not conform to mainstream
mortgage standards limits our local families’ ability to use Federal mortgage programs with low
and no down payment requirements to purchase affordable homes. Furthermore, imposing
separate guidelines for homebuyers in Lanai, Molokai, and Hana does not ensure they are
treated equally and allowed the same maximum annual household incomes as homebuyers in
all other districts.

The county should update its sales price guidelines so they conform with FHA and USDA
mortgage financing programs with the maximum monthly payment of principal, interest, taxes,
insurance, mortgage insurance, and homeowner association fees capped at 31% of the
homebuyer’s gross monthly income. Separate guidelines for renters and homebuyers in Lanai,
Molokai, and Hana should be eliminated and Qualified Residents in these areas should be
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provided increased subsidies to achieve equitable access to affordable homes as compared to
renters and homebuyers in all other districts.

See Appendix H. Updated Maui Sales Price Guidelines for information on guidelines based on
both HUD AMI levels and annual income levels.

Recommended Actions

1. Department of Housing and Human Concerns (DHHC) adopts proposed updated Maui
Sales Price Guidelines which are updated annually.

2. DHHC eliminates differential incomes for Hana, Lanai and Molokai.

3. DHHC, affordable housing coordinator, and community oversight board for the Affordable
Housing Fund ensure that affordable developments in Hana, Lanai, and Molokai receive
up to $200,000 in subsidy to reach lower income individuals as compared to $175,000 for
rental projects and $150,000 for mortgage subsidies, in other districts.

Ensure affordable homes supported with county funds are rented or bought by local
households below 120% AMI in a timely manner and remain affordable long-term. The county
requires developers to maintain waitlists of potential buyers. The county also imposes a
marketing requirement for affordable for-sale homes that requires developers to market the
home at a price that meets a specific income level for the first ninety days and the developer is
allowed to offer the home to the next higher income level every ninety days thereafter until the
units are sold or there are no more income groups available. Under this requirement, homes
offered initially to homebuyers at 80% AMI could take as long as 360 days to sell to a local buyer
if offered to every income level up to 140% AMI. If no qualified local buyer purchases the home,
it can be sold to nonresidents on the developer waitlist for a final ninety-day period before the
developer is allowed to sell the home at market rate to any buyer. This for-sale process can be
long and drawn out. It creates financial hardship for the developer that carries interests on
project loans, often fails at ensuring local residents buy affordable homes, and may result in
higher closing costs to recoup increased project costs.

State consumer debt data reports Hawaii residents have more total and monthly debt than the
average nonresident. The average Hawaii resident holds $68,656 in total debt which is $20,000
more than the United States consumer average of $47,034. The average non-homeowner
Hawaii resident without a student loan pays $1,570 in monthly debt, while the average non-
homeowner United States consumer without a student loan pays $1,478, or nearly $100 less
than the average Hawaii resident. At the same time, Hawaii residents report the lowest average
annual pay rates in the nation at $43,019 as compared to the United States annual average pay
rate of $57,266 (Prosperity Now, 2020). High monthly debt combined with low monthly incomes
increase the debt-to-income ratios of our local homebuyers. This creates challenges when trying
to qualify for a mortgage to purchase an affordable home and when trying to compete with
nonresidents who are not facing the same income and debt challenges.

Data from the Department of Housing and Human Concerns provided to the county council on
February 8, 2021 reported that among three multi-family for-sale projects a total of 332 units
were marketed to be affordable for households at or below 140% AMI under the 2.96 workforce
housing ordinance (see Appendix I. DHHC Correspondence to Council). After as many as 360
days in the marketing period, only 117 units (or 35% of the total units) were purchased by
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households at or below 140% area median income with 215 (or 65% of the total units) sold a
market prices. Data was not provided as to whether or not the units were purchased by local
residents or nonresidents. The data suggests individuals on developer managed waitlists for the
referenced projects were less likely to qualify for mortgage financing than individuals not on the
waitlist.

The current marketing requirement for affordable, for-sale homes is not effective at ensuring
the homes are purchased by local homebuyers at or below 80% to 140% AMI and become part
of the county’s affordable housing inventory. Partnerships between developers and HUD
housing counseling agencies, paired with housing subsidies through the Affordable Housing
Fund, would increase the number of local homebuyers pre-qualified for mortgage financing and
able to buy homes deemed affordable for households at or below 80% to 140% AMI when they
are made available. More qualified local buyers would result in shorter time frames for home
purchase, which would reduce the potentially lengthy sales period, decrease carrying costs on
developers for their projects, and ensure homes built to be affordable for local residents are
actually bought by local residents at prices they can afford.

Recommended Actions

1. Council amends Maui County code 2.96 to set the marketing period for for-sale homes at a
maximum of 180 days, prohibit the sale of a home for non-Maui County residents nor at
any income level other than that committed to by the developer, and, if the home is still
available after 180 days, give the county first right of refusal to acquire the home and sell
it to an approved buyer on the prequalified First-Time Homebuyer Program list.

2. If the unit is still available after 180 days, Affordable Housing Coordinator, or a contracted
Treasury certified CDFI administering the county’s interim financing and buyback fund, to
acquire the home and subsequently sell to an approved buyer.

3. Affordable Housing Coordinator, or a contracted Treasury certified CDFI administering the
county’s interim financing and buyback fund, works with HUD housing counseling
agencies that administer the county’s First-Time Homebuyer Program to identified a
prequalified local homebuyer and accesses homebuyer subsidies from the Affordable
Housing Fund to assist with the home purchase.
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STRATEGIES

Five key strategies have been identified to achieve the plan’s goals and targets. Each strategy has a
series of recommended action steps for implementation.

Expand the Affordable Housing Fund

The plan estimates the county will need $789 million to provide housing subsidies for new housing
development, supportive services and pilot and demonstration projects that will create affordable home
opportunities. An additional $380 million in estimated funds will be needed to develop community
serving infrastructure to support new housing development. It is recommended that the county
dedicate additional resources to the Affordable Housing Fund (AHF) sufficient to support the sale of
bonds in this amount.

Under this Comprehensive Affordable Housing Plan, Maui County will provide sufficient funding to the
AHF for the development of community serving infrastructure, investments to target affordability for
local residents’ needs, and position the county to leverage other public and private funding for
affordable housing to the greatest extent possible.

Infrastructure Financing

The county should move as quickly as possible to upgrade the wastewater treatment plant and
eliminate disposal concerns in South Maui. The county should provide the developer financing for the
water storage tank and wastewater lift station that is impeding the development of the Maui Research
and Technology Park.

A new wastewater plant is needed in Central Maui and there is a serious need for new water supply
storage. Interconnection in Central Maui is also impeding development of several major projects. The
county should work with the developer to determine the optimal locations for both the water and
wastewater systems and provide the developer with the financing necessary to complete development.
The county needs to work with Department of Hawaiian Home Lands (DHHL) to bring new water supply
to West Maui. DHHL has access to water, they need financial assistance to complete the improvements
and connect them into the county water system.

The county also needs to collaborate with developers of Lanai projects to ensure that the water and
wastewater systems meet the needs of all three potential housing developments there. The county
should take the lead in financing the improvements needed and seek cost-sharing partnerships with the
other entities.

The county should establish a fee structure on new developments that will recoup most, if not all, of the
funds invested in this infrastructure. Affordable housing would continue to be exempt from these fees.
The county should not allow new developments to provide for their own water and wastewater
treatment facilities, but rather they should be required to connect to existing systems.
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Recommended Action Steps

1. Council passes affordable housing omnibus bill to amend Maui County Code Chapter 3.35 and to
increase annual revenue to $58 million based on the recommendations in the policy priorities
section.

Workforce Housing Agreement and Development of Dedicated Land

Each developer will enter into a workforce housing agreement with the county. Under the agreement,
the developer will identify how they will meet the requirements of 2.96. The workforce housing
agreement will be a part of the entitlements approved for every development. When a developer
decides that it will not build all of the affordable housing required under 2.96, the county will work with
the developer to identify the size and location of parcel(s) that will be dedicated in compliance with the
ordinance.

The community oversight board will convene meetings with the community advisory committee in the
district where the development is located and with interested community members to get input on the
development of dedicated parcels. Input will inform a final development plan. Once parcels have
completed the 2.97 review process, the oversight board will solicit development proposals and
negotiate AHF funding for the selected proposal.

Recommended Actions

1. Council and mayor appoint members of the community oversight board, COB.

2. Affordable housing coordinator, with support from DHHC, establishes policies and procedures for
the responsibilities and actions of the COB.

By-Right Development of Affordable Housing Projects

The county needs to take actions to approve affordable housing developments more rapidly in order to
achieve the goal of reaching 5,000 homes for local residents in five years. Developing design guidelines
for 100% affordable housing projects of less than 150 units in Central, South and West Maui and up to
50 to 100 units in other community plan areas, and then allowing projects that meet the guidelines to
proceed without council review will help in this regard. The county should also exempt such projects
from the state’s chapter 343 environmental review. Developers should be required to meet with
community advisory committees as many as four times to resolve issues surfaced by the community, but
the design guidelines should mitigate most concerns.

Recommendation Actions.

1. Council reviews alternative affordable housing approval methods in Appendix C. Community
Recommendations under the recommendation to streamline approval of 100% affordable housing
projects.

2. Council agrees to use method 1 to coordinate among committee chairs and council chair for
approval of all priority projects requesting 201H exemptions.

3. Council passes legislation to establish designguidelines for affordable housing projects that are
100% affordable for households below 140% AMI.

4. Council passes legislation to create Community Advisory Committees, in at least the Central,
South, and West Maui districts, and reviews and processes project approvals under method 2.

5. Council amends 2.97 ordinance for all priority projects that are 100% affordable for households
below 140% AMI and meet established design guidelines to eliminate the requirement to go
through current affordable housing review process and instead utilize methods 2 and 3.
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6. Council amends applicable ordinances to use method 4 for all accessory dwelling, ohana, and
single-family owner-builder units serving renters or homebuyers below 100% AMI.

7. Affordable Housing Coordinator issues request for proposal to contract a CDFI to provide technical
assistance, develop partnerships for creating a catalogue of pre-approved home plans, and offer
financing out of the Affordable Housing Fund for owner-builders without the means to use home
equity or other mainstream sources to finance construction.

8. Council conducts hearings to monitor effectiveness and efficiency of county’s One-Time-Review
processes.

Develop Affordable Housing on County-Owned Lands
The county owns land in several locations that is either currently planned for affordable housing
development or should be in the planning process. Research and analysis of county owned land has
resulted in five identified sites that should be developed for affordable housing:

e Central Maui—Baseyard

e West Maui—Kihei Fire Station and Police Station

e Paia—Soccer Field

e Lanai—5"™ Street Property

Together these properties could add more than 1,300 units to the affordable housing supply. The county
needs to prioritize the planning to ready these properties for development and hire or contract with one
or more project managers to secure the necessary approvals and entitlements to have the sites ready
for construction in the next five years.

Recommended Actions

1. Affordable Housing Coordinator works with county departments to secure zoning and other
entitlements for county owned properties.

2. Affordable Housing Coordinator works with the county departments and the Community
Oversight Board to develop land use plans as appropriate to meet the housing needs of Maui
residents.

3. Affordable Housing Coordinator and Community Oversight Board hold public meetings with
residents in the community plan area to ensure that development plans, to the extent possible,
conform to community priorities and to discuss concerns that specific development plans might
raise.

4. Affordable Housing Coordinator and Community Oversight Board submit project plans to the
county council for final approval.

5. Affordable Housing Coordinator issues request for proposal to solicit development proposals for
the entire site or for specific parcels as appropriate to accommodate both for-sale and rental
developers and to allow smaller developers to compete for portions of the site.

6. Awarded developer adheres to the proposed 2.97 fast track design standards.

7. Community Advisory Board recommends Affordable Housing Fund awards to ensure that the
housing is targeted to the needs of Maui residents.
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Pilot and Demonstration Projects

Thirty-six Tier 1 and Tier 2 priority projects identified in the plan will produce an estimated 4,311
affordable rentals and for-sale homes for local residents in the next five years. This includes estimates
for private- and county-owned lands and lands managed by the State of Hawaii that could begin
construction in the next five years if the recommendations included in the plan are implemented. Pilot
and demonstration projects will be needed to address the remaining 689 affordable homes not provided
by the priority projects.

These pilot and demonstration projects include acquisition and redevelopment, supportive housing for
extremely low-income residents below 30% AMI, individual development accounts (IDAs) paired with
renter and homebuyer programs for obtaining existing homes, and a Maui Home Accelerator program
for increasing development of in-fill housing such as accessory dwelling units, ohana units, and single-
family homes for households under 100% AMI.

See Development Strategies — Pilot and Demonstration Projects section for more information.

36



IMPACT

The plan estimates the total number of homes at each of the AMI levels below to meet demand in the
most recent Hawaii Housing Planning Study.

3,000 Plan for 5,000 Homes

2,490
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1,740

1,500

1,000
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<50% AMI 50-80% AMI >80-120% AMI

It is estimated that 30% of need will be met by for-sale housing with the remaining 70% for rental
housing. Priority projects should create the majority of homes under the plan. Additional strategies,
including acquisition and redevelopment, supportive housing for extremely low-income residents,
individual development accounts paired with HUD housing counseling to obtain existing rentals, and
financing for in-fill accessory dwelling units, ‘ohana units, and single-family homes will make up
approximately 14% of the total units.

AMI Goals Priority Additional Total % of Total
Projects Strategies
Ownership
>80-120% 616 616 0 616 12%
50-80% 654 654 0 654 13%
<50% 249 249 0 249 5%
Total 1,519 1,519 0 1,519 30%
Rentals
>80-120% 154 123 31 154 3%
50-80% 1,086 871 215 1,086 22%
<50% 2,241 1,798 443 2,241 45%
Total 3,481 2,792 689 3,481 70%
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5,000 Affordable Homes: Ownership and Rental

B Ownership Rental
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Monthly rents of homes developed under the plan are estimated at 30% of household income from
studios to 3-bedroom apartments.

3,481 Affordable Rentals

# of Homes AMI % Est. Monthly Rent*
154 >80-120 $1,846-52,637
1,086 50-80 $961-52,132
2,241 <50 $567-5799

*Includes utilities
See Appendix J. Affordable Rental Pro Forma.

Home purchase prices and monthly mortgage payments are estimated as following using the 2021 HUD
AM I guidelines and proposed sales price guidelines that conform with mainstream mortgage standards.

1,519 Affordable For-Sale Homes

# of Homes AMI % Monthly Mortgage** Est. Purchase Price
616 >80-120 $1,725-52,697 $361,300-5565,000
654 50-80 $1,319-$1,725 $276,300-$361,300
249 <50 $729-5698*** $276,300-$326,300

**Includes principal, interest, taxes, insurance, and HOA fees
***Assumes use of USDA 502 Direct mortgage interest credit that reduces rate to 1%, 38-year term

See Appendix K. Homeownership Pro Forma.
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PRIORITY PROJECTS

The Maui County Comprehensive Affordable Housing Plan will target its investments based on a list of
priority projects that are most likely to begin construction in the next five years and to achieve the
proposed plan goals and targets.

Background
Tier 1 and Tier 2 priority project lists were developed by first taking inventory of county-owned lands

and lists of existing and pending projects provided by the Department of Housing and Human Concerns,
Department of Planning, Hawaii Housing Finance and Development Corporation, the Department of
Hawaiian Home Lands, and the Department of Education as well as through the County’s 2018
Affordable Housing Implementation Plan. In addition, new and potential project sites were identified in
partnership with public and private sector stakeholders.

Tier Definitions

A following tiered ranking system was developed to prioritize projects from 1 to 3 with 1 and 2 tier
projects having potential to contribute to the County’s affordable housing inventory and start
construction in the next five years. Tier 3 projects are unlikely to contribute to the County’s affordable
housing inventory in the next five years but should be reviewed and considered as potential sites of
affordable housing after the initial 5-year period.

These projects include housing units that will be affordable for households up to 140% AMI with 5,000
units affordable for households below 120% AMI.

Tier Definition Criteria
1 Implementation phase. A. 2.97 projects (either proposed or approved) and other projects
Strong potential to that offer 100% affordable housing at/below 140% AMI
contribute to Affordable B. Approved 201H projects
Housing inventory in C. Approved market rate developments with no obvious barriers
next 5 years. (will incur affordable housing requirements under Ch. 2.96)

D. Proposed projects (affordable or market) with available
infrastructure (i.e., zero cost or minimal upgrades, and/or
readily available funding for improvements)

2 Concept/development A. County owned lands with no project proposed
phase, and/or requires B. DHHL residential homesteads or agricultural lots where a home

barrier removal. is allowed
Potential to contribute C. Potential 2.97 projects (anticipated 100% affordable housing,
to Affordable Housing not formally proposed)

@)

inventory in next 5 . Proposed 201H projects not in Tier 1

years. E. Proposed market rate developments without significant barriers
3 Further research A. Non-County owned lands with no project proposed

needed. Unlikely to B. Approved market rate developments with significant

contribute to Affordable development barriers of any kind

Housing inventory in C. Proposed market rate developments with significant barriers,

next 5 years. including Stalled Projects
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Hiatus

Projects have been identified that are considered in hiatus (delayed or stalled). It is recommended the
council work with the county to appoint a working group to come to agreement on how to address the
barriers and impediments to development for these projects. In instances where no agreement is found,
it is recommended the projects be moved to the Removed Projects list.

Removed Projects

Projects have been identified that should be removed from all county affordable housing lists for a
variety of reasons from project already being completed, under construction as of the drafting of this
plan, or unsuitable for development.

See Appendix L. Projects List for Tier 1-3, Hiatus, and Removed Projects.

Tier 1. Implementation Phase. Strong potential to contribute to Affordable Housing inventory in next
five years.

Project Name District Housing | Estimate # | Status Anticipated
Type Affordable Funding
Units
Hale Pilina Central Maui | Rental 177 Draft Environmental LIHTC
TMK 3-7-013:026 Assessment submitted | AHF
Kahului Civic Center Central Maui | Rental 150 Construction to be RHRF
and Mix-Use Complex completed by 2026. Hula Mae
(formerly Bus Hub) Dependent on funding | DURF
TMK 3-7-004:003 (por)
Kuikahi (Wailuku Central Maui | Sale 204 2.97 approved. Private
Affordable Housing Scheduled for AHF
Project) completion by 2024.
TMK 3-5-002-003 (por) Estimated $3.25M in
infrastructure
improvement
Waikapu East Central Maui | Sale 80 Pending final No
Subdivision No. 3 (FKA subdivision approval information
Waikapi Ventures) available
TMK 3-5-002:011
Wailuku Apartments Central Maui | Rental 195 201H approved. LIHTC
TMK 3-5-001:064 Pending sewer RHRF
improvements
SubTotal | 806 Central Maui Homes
Kawaipapa (aka East Maui Sale 25 Storm drainage AHF
Habitat for Humanity) improvements State GIA
TMK 1-3-004:001 (por) USDA
SubTotal | 25 East Maui Homes
Hokuao Homes Lanai Rental 76 Proposed 201H, Private
TMK 4-9-01:001 (por) pending approval
TMK 4-9-002:061 (por)
SubTotal | 76 Lanai Homes
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Hoka‘ula at Hali‘imaile | Paia-Haiku Sale 88 Construction begins Private
TMK 2-5-003:029 2021
SubTotal | 88 Paia-Haiku Homes
East Waipulani Village | South Maui Rental 31 Pending subdivision No
(former Alakai approval information
Apartments) available
TMK 3-9-001:034 (por)
Hale Kaiola South Maui | Sale 40 Council approved Sept | No
TMK 3-9-029:049 2020 information
available
Hale O Piikea — Phase | | South Maui Rental 90 Count approved LIHTC
TMK 3-9-002:76 funding for Phase. Hula Mae
Future additional RHRF
phases include 96 AHF
senior rentals and 32
townhomes
Kaiaulu O Halelea South Maui Rental 63 County approved LIHTC
TMK 2-2-024:033 funding from AH Fund RHRF
AHF
Kilohana Makai South Maui | Sale 28 CIZ approved by Private
TMK 3-9-004:141 Council with
conditions. Pending
subdivision approval
Liloa Hale South Maui Rental 149 Council approved No
TMK 2-2-002:072 (por) budget. 2.97 information
scheduled August 2021 | available
SubTotal | 401 South Maui Homes
Keawe Street West Maui Rental 197 Pending final LIHTC
Apartments subdivision approval RHRF
TMK 4-5-021:003 (port) AHF
Makila Farms West Maui Sale 19 Pending final No
TMK 4-7-013:003 subdivision approval information
TMK 4-7-013:004 available
TMK 4-7-013:005
Pulelehua Phase | West Maui Rental 90 State LUC approved for | No
TMK 4-3-001:082 500 AH units. Pending | information
TMK 4-3-001:083 (por) Maui Planning Comm available

review

SubTotal | 306

West Maui Homes

1,702

Tier 1 Affordable Homes

Total | 484

Sale

1,218

Rentals
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Tier 2a. Concept/development phase, and/or requires barrier removal. Potential to contribute to
Affordable Housing inventory in next five years.

Project Name District Housing Estimate # | Status Anticipated
Type Affordable Funding
Units
Waikapu Country Town Central Sale 287 County-initiated No
(Maui Tropical Maui zoning. Early additional
Plantation) planning information
TMK 3-6-004:003 (por) available.

TMK 3-6-004:006
TMK 3-6-006:036
TMK 3-6-005:007
TMK 3-6-002:003 (por)

SubTotal | 287 Central Maui Homes
Fifth Street Lanai Lanai Sale 50 County-owned land. | AHF
Property Rental 100 Fundi.ng for early
TMK 4-9-002:058 planning
SubTotal | 150 Lanai Homes
Hale O Piikea — Phases Il | South Rental 96 Land acquisition AHF
and Il Maui with AHF
TMK 2-3-9-002:076 Sale 38
Kamaole Pointe South Sale 129 Pulling permits No
Condominiums Maui information
TMK 3-9-020:010 available
SubTotal | 263 South Maui Homes
700 Tier 2a. Affordable Homes
Total | 504 Sale
196 Rentals

Tier 2b. Concept/development phase, and/or requires barrier removal. Potential to contribute to
Affordable Housing inventory in next five years if plan recommendations followed.

The split of rental and for-sale ownership for these projects is unknown. For the purposes of the plan, it
has been estimated that 66% of total units will be rental with the exception of Department of Hawaiian
Home Lands properties that are estimated to be a majority ownership. Affordable developments at the
county-owned Baseyard property and Kihei Police Station property have been limited to 500 units.

Finally, it has been estimated that 70% of DHHL projects will be affordable for households at or below
120% AMI. The county is encouraged to work with DHHL to try to expand rental housing development
on trust land.
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Project Name District Housing Estimate # | Status Anticipated
Type Affordable Funding
Units
First Assembly/MEO Central Rental 36 Potential for No
(A&B Sugar Museum) Maui development information
TMK 3-8-006:004 (por) available
Kaahumanu Church Central Rental 15 Conceptual, seeking | No
TMK 3-4-014:002 Maui funding — information
planning/design available
Maui County Baseyard Central Sale 170 County-owned. CIP
Property (Kuihelani Maui Needs to be master | AHF
Highway property near Rental 330 planned. Potential
Waiko Road) to include WWTP
TMK 3-8-005:023
Mission Grounds Central Rental 20 Conceptual, seeking | No
Development — Wailuku | Maui funding — information
Union planning/design available
TMK 3-4-014:005
Puunani Homestead Central Sale 113 DHHL property. NAHASDA
Subdivision Maui Final Environmental | DHHL
TMK 3-5-002:002 (por) Assessment
TMK 3-5-001:064 (por) published in 2020
Waiko Road Property Central Sale County-owned. CIP
(Maalaea side) Maui Needs to be master | AHF
TMK 3-6-002:004 planned.
Anticipated county
Rental would develop
either this property
or the Baseyard
property, not both
SubTotal | 684 Central Maui Homes
Lanai Homestead Lanai Sale 55 DHHL property. NAHASDA
Property Environmental DHHL
TMK 4-9-024:051 Assessment to be
presented at Sept
2021 HHC meeting
SubTotal | 55 Lanai Homes
Pa‘ia Soccer Field Paia- Sale 32 County-owned land | AHF
TMK 2-5-005:060 Haiku Rental 48
SubTotal | 80 Paia-Haiku Homes
Naiwa Homestead Molokai | Sale 40 Development plan. NAHASDA
TMK Begin construction DHHL

2022, dependent on
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construction
funding.
Hoolehua Homestead Molokai | Sale 15 Development plan. NAHASDA
TMK Funds secured for USDA
water DHHL
improvements. CIp
Begin construction
2022, dependent on
construction
funding.
SubTotal | 55 Molokai Homes
Kihei Fire Station South Rental 75 County-owned land | No
Property Maui information
TMK 2-1-008:046 available
TMK 2-1-008:113
TMK 3-9-038:026
Kihei Police Station South Sale 170 County-owned land. | AHF
Property Maui Road access and CIP
TMK 2-2-002:070 Rental 330 improvements
needed
Maui Research and South Sale 100 Planning. Phase 1 Private
Technology Park Maui construction 2022-
Residential 23. Partial
TMK 2-2-024:017 (por) infrastructure —
TMK 2-2-024:014 (por) Rental 200 need road
TMK 2-2-002:085 (por) improvements;
regional storage
tank
SubTotal | 875 South Maui Homes
Honokawai Homestead West Sale 500 DHHL property. NAHASDA
Property Maui State funding for DHHL
TMK 4-4-001:015 water system. CIp
TMK 4-4-002:003 Rental 200 $4 million gap
(por.),008, 009, 011, 015, funding needed.
018 (por.), 038
Lealii Village 1B West Sale 150 DHHL property. NAHASDA
Homestead Property Maui Leg CIP DURF
TMK 4-5-021:020 appropriations for CIP
designs for road
Rental 100 improvements.
Offsite water
improvements
funded by DURF
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Waiola Church West Rental 24 Conceptual Phase No
TMK 4-6-008:018 Maui 24-30 units, seeking | information
funding - available
planning/design
SubTotal | 974 West Maui Homes
2,723 Tier 2b. Affordable Homes
Total | 1,345 Sale
1,378 Rentals
5,125 Tier 1+2a+2b Affordable Homes
Combined Total | 2,333 Sale
2,792 Rentals
4,437 Tier 1+2a+2b Affordable Homes
Estimated Number Affordable Below 120% AMI* | 1,519 Sale
2,792 Rentals

*Estimates that 814 for-sale units included in priority projects will be affordable for households between
120% and 140% AMI

Anticipated Funding Key

LIHTC = Low-Income Housing Tax Credits RHRF = Rental Housing Revolving Fund

DURF = State Dwelling Unit Revolving Fund Hula Mae = Hula Mae Multi-Family Bond Program
AHF = County Affordable Housing Fund CIP = State Capital Improvement Project Funds
State GIA = State Grant-in-Aid USDA = United States Department of Agriculture
Private = 100% Privately Funded DHHL = Department of Hawaiian Home Lands Trust

NAHASDA = Native American Housing and Self-Determination Act

See Appendix M. Community Profiles for community priorities, recommendations, maps with
infrastructure narratives, and more information on priority projects listed as Tier 1 and Tier 2a and 2b.
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DEVELOPMENT STRATEGIES

General development strategies have been created for Tier 1 and Tier 2 projects as well as for County-
owned land, Hawaiian Home Lands properties, and pilot and demonstration projects.

Tier 1 Development Strategy
The affordable housing coordinator will work with appropriate county departments to complete all of
the development tasks outlined for Tier 1 projects.

1. Tier 1 projects that are 100% affordable will receive commitments for utilities from the various
county departments. Those that are 201H projects, may have infrastructure issues for the
market rate portions of their developments and the coordinator will work with the county
departments to ensure that community serving infrastructure will be constructed so these
projects can proceed.

2. Under the direction of the Community Oversight Board, issue requests for proposals to the
Affordable Housing Fund:

a. Require developers meet housing affordability targets set by the Affordable Housing
Plan.

b. Require that rental projects be affordable in perpetuity.

c. Require project developers adhere to the proposed 2.97 fast track design standards.

3. Review, score and submit funding recommendations to the Affordable Housing Fund’s
Community Oversight Board for concurrence and transmittal to the county council for final
approval. Staff may negotiate award amounts with developers if there is disagreement on the
amount necessary to achieve required affordability levels or specific items of development cost.

4. Negotiate final award amounts and terms.

5. Coordinate and conduct community engagement meetings to increase public awareness of
housing opportunities.

On homeownership developments, the county will allocate funds sufficient to meet the targeted needs
of Maui residents, but the actual funding will be determined by the incomes and financial need of the
purchasers with incomes at or below 100% AMI. Developers will be required to work with approved
HUD counseling agencies to determine the subsidy required by each household.

Tier 2 Development Strategy
The Affordable Housing Coordinator will work with appropriate county departments to complete all of
the development tasks outlined for Tier 2 projects.

On county-owned parcels:

1. Work with county departments to secure zoning and other entitlements for county owned
properties.

2. Work with the county departments and the Community Oversight Board to develop land use
plans as appropriate to meet the housing needs of Maui residents.

3. Hold public meetings with community plan area residents to ensure to the extent possible
development plans conform to community priorities and to discuss concerns that specific
development plans might raise.

4. Submit project plans to the county council for final approval.
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5. Solicit development proposals for the entire site or for specific parcels as appropriate to
accommodate both for-sale and rental developers and to allow smaller developers to compete
for portions of the site.

6. Require project developers adhere to the proposed 2.97 fast track design standards.

7. Recommend Affordable Housing Fund awards to ensure that the housing is targeted to the
needs of Maui residents.

On land owned or controlled by the State, including on Hawaiian Home Lands:

1. Coordinate between the state agency and county departments to ensure that community
serving infrastructure is developed efficiently and appropriately to meet the needs of the state
lands and both county and privately held land suitable for development.

2. Help negotiate cost sharing agreements to finance the needed infrastructure for approval by the
county council.

3. Encourage the state to develop their property targeting the needs of Maui residents.

4. Provide AHF funding to better target projects and to ensure long-term affordability of the
subsidized units.

5. If requested manage the solicitation and funding of affordable housing on state lands.

Pilot and Demonstration Projects

Development of Tier 1 and Tier 2 priority projects is estimated to begin construction on 4,311 affordable
homes for local residents at or below 120% AMI in the next five years. Pilot and demonstration projects
will be needed to provide up to an additional 689 units. The proposed pilot and demonstration projects
include acquisition and redevelopment, individual development accounts (IDAs) paired with affordable
renter and first-time homebuyer programs that assist local residents in obtaining existing homes,
supportive housing for extremely low-income residents, and financing for in-fill accessory dwelling units,
ohana units, and single-family homes.

Acquisition and Redevelopment

Maui County should assess potential Tier 3 projects and other available properties for acquisition and
redevelopment. Funding through the HUD 108 program could be used to leverage county funding to
create mix-use opportunities. Assessments will need to be conducted by county departments, or third-
party contractors, to determine the financial feasibility of the projects.

See Appendix N. HUD Section 108 for more information on federal resources that could support a mix-
use acquisition and redevelopment project in Maui County.

Recommendation
1. County set a goal to purchase and redevelop at least two properties with up to 250 units of
affordable housing targeting renters below 50% AMI.

IDAs with Renter and Homebuyer Programs

It is assumed that IDAs, paired with new affordable renter and first-time homebuyer programs
administer by HUD counseling agencies will assist a limited number of local residents in obtaining
existing homes in the market rather than through priority projects. IDAs and grants should be expanded
to assist local residents pay first month’s rent/deposit. The county should maintain its FY2021-22 budget
for IDAs and grants throughout the plan’s five-year term. Contracted administrators should be required
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to provide a match to county funds in order to increase the amount of resources available to each
homebuyer and, if uses of IDAs are expanded, each renter.

See Appendix O. Renter and Homebuyer Program Models for more information about IDAs paired with
HUD housing counseling in other counties.

Recommendation
1. County set a goal to assist 100 local residents at or below 100% AMI in using these resources to
obtain existing homes.

Supportive Housing for Extremely Low-Income Residents

Dedicated funding to the county’s Experimental and Demonstration Housing Projects Fund should be
increased to $6 million annually. County-led projects like the University of Hawaii dorms and
community-based projects like Aloha Ranch could utilize these funds to provide supportive housing to
extremely low-income local residents at or below 30% AMI. These types of projects, when led by
community-based organizations, have proven successful at securing significant private donations which
could match county funding for gap needs and including on-site supportive services. Aloha Ranch is
proposing a project that may not require significant funds from the county, but instead would benefit
from assisting with obtaining a special use permit and moving through approval under an updated 2.97
fast track process.

See Appendix P. Supportive Housing Project Models for more information.

Recommendation
1. County set a goal of assisting at least two supportive housing projects that house 100 extremely
low-income residents below 30% AMI.

Financing Accessory Dwelling, Ohana, and Owner-Builder Units

Maui County should partner with Treasury certified CDFls and update its permitting and processing to
streamline development of pre-approved accessory dwelling, ohana, and owner-builder units that are
affordable for local residents below 100% AMI. CDFls can provide technical assistance to owner-builders
as well as deferred payment mortgages out of the Affordable Housing Fund up to $150,000 ($200,000 in
Hana, Lanai, and Molokai) to finance development for homeowners without the means to use their
home equity. The program could require owner-builders to make the units available for Housing Choice
Voucher holders, which is projected to increase significantly with investments from the federal
government and prioritize housing for kupuna, houseless residents, and persons with disabilities. CDFIs
should coordinate with the building industry and the county’s Department of Planning to develop a
catalogue of pre-approved plans and a list of certified builders, architecture students at the university,
and community development professionals to support owner builders.

See Appendix Q. ADU and Tiny Home Program Models for more information on a potential program for
Maui County to contract out to a Treasury certified CDFI.

Recommendation
1. County set a goal to assist 250 homeowners in building these pre-approved units for local residents
below 100% AMI over the next five years.
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IMPLEMENTATION

Capacity

The plan recognizes the limited capacity and resources to implement this plan. The county should look
assess the impacts of separating the Department of Housing and Human Concerns into two different
departments, however, this would be a long-term goal that will not be achieved within the next five
years.

For the short-erm, it is recommended the administration and council work together toward common
goals and create a cabinet-level affordable housing coordinator position in the mayor’s office to manage
plan implementation and together, appoint members to the Affordable Housing Fund community
oversight board and community advisory committees. At the same time, it is important to note that
research of other high-cost communities suggests that even if a Department of Housing and/or an
affordable housing coordinator position is created, the county’s affordable housing system will need to
create partnerships with community development nonprofits and other key stakeholders to meet the
needs of local residents, especially those who are extremely, very- and low-income (below 80% AMI).

Recommendations.

1. Mayor appoint affordable housing coordinator to cabinet-level position.

2. Mayor and council appoint members to the Affordable Housing Fund community oversight board.
3. Mayor and council appoint members to community advisory committees.

4. County, through the affordable housing coordinator, partner with community development
nonprofits to implement actions steps in the plan.

Community Partnerships

There are three key groups of community-based organizations specializing on affordable housing and
community development that should assist the county in the design and implementation of this
affordable housing plan. They connect eligible households to affordable housing opportunities and have
the sophistication to administer need-based assistance to ensure that housing is affordable. They
understand housing policy and the impact of regulations on development, and they have connections in
the community that help them understand the goals and aspirations of families needing housing
assistance. Their missions go beyond affordable housing to create affordable communities.

HUD Housing Counseling Agencies

HUD housing counseling agencies are private, nonprofit organizations certified by the Department of
Housing and Urban Development (HUD) to assist renters and homebuyers navigate local housing
systems. Housing counselors are skilled and experienced professionals with knowledge of the federal,
state and local programs in their market. Counselors provide assistance with budgeting, savings, credit,
access to subsidies for down payment and rent deposits, education about rights and responsibilities of
tenancy and homeownership, and prequalification for rental opportunities and affordable mortgage
financing. Housing counselors have a duty to their clients to provide unbiased and objective information
and safeguard against fraud, scams, and violations to fair housing and fair lending laws. HUD housing
counseling is effective at improving the financial capacity of clients to rent or own homes and in
reducing the likelihood of foreclosure. In 2018, approximately 1,089,333 households were served with
HUD counseling across the United States with eighteen percent (18%) of households reporting improved
financial capacity to rent or own homes by increasing income, increasing savings, reducing debt, or
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improving credit®. A list of HUD certified housing counseling agencies serving Maui County residents has
been included below.

e Council for Native Hawaiian Advancement
e Habitat for Humanity Maui

e Hale Mahaolu

e Hawaiian Community Assets

e Legal Aid Society

The county should fund these organizations to support implementation of the proposed plan by
connecting project developers to eligible clients. Housing counseling services should be provided to all
affordable housing eligible households. The counseling agencies should maintain prequalified lists of
families that are approved for assistance. When a developer is establishing its wait list, counseling
agencies can refer eligible clients to the developer. Based on the sales price and the family income,
these agencies can certify the subsidy they will need to complete the purchase, or in the case of rentals,
they can qualify families for assistance with deposits. Rather than providing developers with Affordable
Housing Fund funding to write down costs, it is recommended the county use housing counseling
agencies to qualify families for down payment assistance and Affordable Housing Fund funding for
deferred payment second mortgages that write down housing costs to an affordable level.

Treasury Certified CDFls

Treasury Certified CDFlIs are private, nonprofit lending institutions that are certified by the United States
Department of the Treasury as community development financial institutions (CDFIs). CDFls provide
critical financial products and services to economically disadvantaged people and communities
throughout the United States. CDFIs respond to the gaps in the marketplace by administering loans and
technical assistance to assist local families and developers in renting, purchasing, and building affordable
homes. CDFls pool public and private funds to address gaps in affordable housing systems with a
particular focus on households at or below 100% AMI. A list of Hawaii-based Treasury certified CDFls
serving Maui County residents has been included below.

e Council for Native Hawaiian

e Hawaii Community Lending

e Hawaii Community Reinvestment Corporation
e Hawaii Habitat for Humanity

e HHOC Mortgage

e Molokai Federal Credit Union

The county should contract these organizations to support implementation of the proposed plan by
administering the county’s various funds for affordable housing and programs that assist with financing
affordable units as well as renters and homebuyers. Treasury certified CDFIs should work with the
county to identify other public and private funding sources to better align the county’s existing
resources with new resources for affordable housing. Contracted CDFIs will need to assist prequalified
renters and homebuyers served by HUD housing counseling agencies so they have access to grants,
individual development accounts, and deferred payment second mortgages to obtain affordable homes.

5 Department of Housing and Urban Development, 2018
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Nonprofit CDCs

Nonprofit CDCs are private, nonprofit community development corporations (CDCs) created to support
and revitalize low-income communities. These groups should be partners with the county in developing
county-owned and land dedicated for affordable housing under the revisions to the workforce housing
ordinance 2.96. In addition to nonprofit CDCs, there are other affordable housing developers that could
further support the plan. Nonprofit CDCs and affordable housing developers are experienced in
leveraging public and private resources including the Affordable Housing Fund. They understand housing
policy and can assist in finalizing the details of plan design and implementation. A list of nonprofit CDCs
is included below along with a complete list of affordable housing developers.

The ability to create 5,000 affordable homes in five years is critically dependent on the ability and the
desire of nonprofit CDCs and other affordable housing developers to pursue development opportunities
in Maui County and the ability of the county to respond and assist developers. The following is a
comprehensive list of developers who have expressed interest in either affordable homeownership or
rental housing development in Maui, statewide or only elsewhere in the state.

Developer | Contact ‘ Where will they develop?
Nonprofit CDC

EAH Kevin Carney Statewide
Habitat for Humanity Maui Sherri Dodson Maui

Hale Mahaolu Grant Chun Maui
Hawaiian Community Development Board Kali Watson Statewide
Ikaika Ohana Doug Bigley Statewide
Na Hale O Maui Community Land Trust Cassandra Abdul Maui

For-Profit

AHE Development Makani Maeva Statewide
Alani Pacific Howie Kihune Maui
Alaula LLC Lawrence Carcinelli Maui
Alexander and Baldwin Carol Reimann Maui
Betsill Brothers Construction Dwayne Betsill Maui
Dowling Company Inc Everett Dowling Maui
F&W Land LLC Dave Ward Maui

GSF LLC Gary Furuta Statewide
Hokunui Jim Hammett Maui
Hope Builders Kyle Ginoza Maui
Michaels Development Karen Seddon Statewide
Pacific Rim Land Leilani Pulmano Maui
Savio Realty LTD Peter Savio Statewide
Schatz Collaborative Linda Schatz Statewide
Stanford Carr Development Stanford Carr Statewide
V. Bagoyo Development Consulting Group. LLC | Vince Bagoyo Maui
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Off-Island

Nonprofit CDC

Habitat for Humanity Hawaii Island Patrick Hurney Hawaii Island
HI Island Community Development Corporation | Jeremy McComber Hawaii Island
Affordable Housing Kauai LLC Steve Spears Kauai
Habitat for Humanity Kauai Milani Pimental Kauai
Habitat for Humanity Honolulu Jim Murphy Oahu
Habitat for Humanity Leeward Oahu Jo Bautista Oahu

Self Help Corp of Hawaii Claudia Shay Oahu, Kauai
Catholic Charities of Hawaii Rob Van Tassell Oahu, Maui

All these organizations should be encouraged to break out of their silos and expand their development
vision. County leadership will need to play a role in this, welcoming these efforts and listening to
development concerns which might block developer interest.

The table (right) shows an estimate of the current AMI Level Ownership Rental
capacity in each category is as follows. 100%-120% Strong Average

) ) 80%-100% Average Weak
Although thel.’e z?\re many nonprofit develo.pers in the 61%-80% Weak Weak
state, the r’r.1aj.or|ty are very small, lack deswg to 50-60% Average Average
expand or limit themselves either geographically, by <50% Weak Weak

housing tenure (ownership vs. rental) or both.

In particular, the distributed network of Habitat for Humanity means that only one of their affiliates,
Habitat for Humanity Maui, is willing to work on the island. Similarly, mutual self-help grantees (Hawaii
Island Community Development Corporation, Kauai Habitat and Self-Help Corporation of Hawaii) either
limit production to one island or are unwilling to work in Maui. Hawaii Island CDC has a promising model
which might be able to be replicated elsewhere; they develop both rental and homeownership housing.

Another challenge is that one of the larger nonprofit housing developers, Catholic Charities, does not
have internal development capacity. They rely on a for-profit developer to build their units under a
‘turn-key’ model. One successful nonprofit development model used in Washington state and Oregon is
to split development expertise from ownership and asset management. In this model, nonprofit
developers gain expertise and develop projects for other nonprofits. In this manner, the necessary
skillsets and missions are divided in a more logical way. Many nonprofits are accustomed to partnerships
and the common mission of affordable, low-income housing can drive success in the partnership.

Increasing nonprofit capacity can be a long-term solution for increased production, but it will not
happen overnight. Creating internship or trades programs in partnership with developers and other
stakeholders allows skills and experience to be taught but also to ‘rub off’ while evaluating development
trainees’ potential. The City and County of Honolulu has funded an entry-level development training
series for community-based organizations and small nonprofits to increase their capacity to build
affordable homes. Community-based organizations and nonprofits serving Maui County could benefit
from this type of training as well as a higher-level training academy or series of classes targeted at
nonprofit staff and leadership who want to expand their development activity.
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Another method of increasing capacity is the partnership between for-profit market-rate developers and
nonprofit developers through partnerships created when complying with the county’s workforce
housing ordinance. This would allow more development opportunities for nonprofits that already have
some baseline skills and need economic opportunities to expand capacity. More projects = more
capacity = more projects. In this situation, holding listening sessions between for-profits and nonprofits
would allow for a matchmaking opportunity. The county should be involved in these sessions, which
could be led by the Affordable Housing Coordinator, so that all parties are on the same page about the
opportunities, the timelines, and the unknowns.

In addition to staffing, working capital will be an issue for many nonprofit developers. Raising risk
operating capital for nonprofits will be necessary to expand capacity. Partnerships with Treasury
certified CDFIs and philanthropy should be pursued in order to pool public and private resources to
provide this type of capital along with technical assistance.

For-profit development capacity is likely not an issue, however, many for-profit developers have
expressed concerns about the county’s hard-to-navigate processes and unpredictable discretionary
decisions. Clarity and predictability in county processes will encourage developers that have multiple
development opportunities throughout the area to choose development in Maui County.

Very few of the for-profit developers have experience leveraging public financing. Increasing familiarity
with sources of subsidy other than AHF and becoming familiar with overlap and conflicting regulations
for various subsidy sources is particularly challenging. There are also opportunities for partnerships
between for-profit and nonprofit developers and understanding what motivates the nonprofit can help
to facilitate collaborations.

Capacity Building Recommendations

In priority order, the following are ways to increase developer responses to housing project solicitations
and to expand the pool and capacity of nonprofit and for-profit developers, locally and headquartered
outside of Maui County to produce more affordable housing.

1. Training, capacity building and relationship building for nonprofits and individual project
managers who have or who may develop housing in Maui County.

0 Program designed for nonprofit and for-profit developers that welcomes county
officials, councilmember staff, and community members.

0 County sponsorship of ‘matchmaking’ between for-profit developers and nonprofits or
between multiple nonprofits.

0 Create a learning community of staff from all counties in Hawaii to share best practices.
Regular meetings could include representatives from all departments of Planning,
Permitting, Water, Environmental Services, Public Works, and Housing to share best
practices. The goal would be to build the collective capacity of county departments
statewide that will lead to improved efficiency and effectivey of affordable housing
systems, while providing opportunities for troubleshooting issue.

= Sharing best practices may include:
e dedicating County land for affordable housing,
e investing in community serving infrastructure,
o streamlining building permits,
e pre-approving home plans,
e using technology for a more transparent permitting process,

53



e pursuing development strategies such as adaptive reuse
e facilitating ADU development
e manufactured housing issues
e administering subsidies for affordable rentals and deferred payment
mortgages for home ownership
e issuing requests for proposal for affordable housing development and
services.
= This learning community concept is a capacity building strategy that may be able
to be funded by private philanthropic organizations and delivered in partnership
with community development nonprofits with expertise in affordable housing
development, funding, and financing.
e Support of efforts to raise funds for capacity building work.
e Partner with community groups, philanthropy, and university to fund
and establish this work.

See Appendix R. Ho‘owaiwai Network Capacity Building Model for more information about a
learning community approach the builds resilience through interagency collaboration that could
be replicated in Maui County specifically around affordable housing.

2. Conduct large scale analyses.

(0]

County should fund or conduct comprehensive archaeological and environmental
impact surveys and assessments and site monitoring for affordable housing projects, in
particular those on county-owned lands.

Projects on county-owned land could use health impact assessments to identify public
health resources, community priorities, and engage community in planning affordable
communities.

3. Improved County communication regarding entitlement and funding approvals.

o
o
o
(0}

(0]

Clearly state the expectations of developers and county staff in development process.
Create a consistent application process and timeline.

Create a culture of partnership with developers in meeting the program goals and
targets.

Ongoing listening sessions with developers to share concerns, suggestions, and
progress.

Implementation of the county’s planned MAPS system.

4. Advocacy and partnerships for increased funding from public and private sources.

(0]

Partner with community development nonprofits with expertise in leveraging public and
private funding to deliver HUD counseling services, grants and loans through Treasury
certified CDFls, and develop affordable homes and communities in partnership with
nonprofit CDCs.

Use office of the mayor to bring together multi-sector representation with the goal of
identifying opportunities for advocating for, or accessing, available resources that are
not being used in the county’s current affordable housing system.

5. Commitment to award of some project funding to nonprofits that are expanding capacity.

(0]

10% minimum percentage of project funding to be awarded to ‘growing’ nonprofit
developers despite lack of experience.
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County endorsement of capital campaigns for nonprofits to build financial capacity.
0 Affordable Housing Coordinator to receive updates from nonprofit developers on their
financial needs for project implementation.
0 The office of the mayor should be used to coordinate meetings with federal and state
officials and private funders to support investments in these nonprofits.
Training and internship opportunities in the housing development and construction trades.
0 Partner with existing training and certification programs being delivered by nonprofits,
educational institutions, unions, and businesses to build capacity of the industry to
increase affordable housing development, conduct resource assessment, and provide
cultural site monitoring.

See Appendix S. Trades Academy Model for more information about existing Hawaii-based
training that is being implemented by a community development nonprofit.

Recommendations

1. Affordable Housing Coordinator reviews capacity building recommendations included in
this plan.

2. Mayor, with support from the Affordable Housing Coordinator, convenes community
partners representing educational institutions, nonprofits, businesses, housing
professionals, and unions to identify training and certification program opportunities.

3. Mayor, and Affordable Housing Coordinator, meet with philanthropic organizations to
share potential partnership in funding capacity building efforts.

4. Philanthropic organizations match funding to pursue capacity building plan.

5. Affordable Housing Coordinator issues requests for proposal for third-party facilitator
with capacity building expertise based on recommendations.
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Roles and Responsibilities

Under the Maui County Comprehensive Affordable Housing Plan, the county will come together with the
council, community development (CD) nonprofits, and community (includes affordable housing
developers and all other key stakeholders) to implement on-the-ground efforts that will achieve the plan
goals and targets. Each entity will play critical roles in this process. The table below outlines the plan’s
broad activities and the recommended parties responsible for their implementation.

. Responsible Parties

Plan Activities - = =
County | Council | Community | CD Nonprofits

Update County Codes X X
Allocate Funding X
Disburse Funding X X
Leverage Funding X X
Align New and Existing Resources X X
Plan Communities X X X
Review and Approve Projects X X X
Build Communities X X
Prepare Families X
Ensure Renter and Homebuyer Rights X X
Conduct Oversight Activities X X
Monitor Progress X X X X

Recommendation

1.

e PR

Council amends ordinance 3.35 to establish a Community Oversight Board to monitor and
oversee investments out of the Affordable Housing Fund.

County appoints Affordable Housing Coordinator to the board.

Council appoints Affordable Housing Committee Chair to the board.

Council and county nominate additional members to the Community Oversight Board.
Community Oversight Board accepts, reviews, and disburses funds from the Affordable
Housing Fund based on the Affordable Housing Plan goals and targets.

Community Oversight Board, with support from the Affordable Housing Coordinator, monitors
development of affordable housing units and reports to the council at least annually on
progress of the Affordable Housing Plan.
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Financial Resources

The involvement of HUD housing counseling agencies, Treasury certified CDFIs, and Nonprofit CDCs will
position Maui County for for greater access to other public and private funding sources for affordable
housing. These partners have expertise in aligning these sources of funds to create affordable
opportunities for local residents and will be able to do so for the list of priority projects and additional
development strategies included in this plan. The following shares the source and purpose of funds

along with the county partner able to bring these financial resources to local communities.

Partnership

Sources Purpose County Partner
Affordable Housing Community serving infrastructure, housing County

Fund Bond Sales subsidies, support services

State Capital Road Improvements State
Improvement Projects

State Revolving Fund Water and wastewater improvements State
Community Affordable housing development, support HUD housing
Development Block services counseling agencies,
Grant Nonprofit CDCs
HOME Investment Affordable homeownership opportunities Nonprofit CDCs

HUD 108 Program

Funding for mix use redevelopment projects

Treasury certified

Agriculture

rural infrastructure

CDFIS
Low-Income Housing Equity investments for low-income rentals Nonprofit CDCs
Tax Credits and rent-to-own opportunities
Rental Housing Housing subsidies for low-income rentals Nonprofit CDCs
Revolving Fund
Hula Mae Multi-Family | Funding for low-income rentals and multi- Nonprofit CDCs
Bond family homeownership opportunities
US Department of Mortgage financing for homebuyers and HUD housing

counseling agencies,
Treasury certified CDFls

Federal Housing
Administration

Mortgage financing for homebuyers

HUD housing
counseling agencies,
Treasury certified CDFls

US Department of
Housing and Urban
Development

Housing counseling

HUD housing
counseling agencies

Banks and Credit
Unions

Conventional and portfolio mortgage
financing and construction financing; access
to Federal Home Loan Bank down payment
assistance and affordable housing grants

HUD housing
counseling agencies,
Treasury certified CDFls

US Department of the
Treasury

CDFI Fund for consumer and affordable
housing loans

Treasury certified CDFls
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Proposed Year 1 Budget

Housing Programs Year 1 Budget
In SMillions

Rental Housing Development 2,7925 units $175,000 per unit 3

Deferred Payment Mortgage Subsidies for 1,686 owners $150,000 each

Pilot and Demonstration Projects 5.81

Planning, design, engineering, and construction management for affordable .07

projects and administrative costs for Affordable Housing Plan
Subtotal Housing

Infrastructure Spending

Planning, design, engineering, and construction management 2
Road Projects

Water Projects
Wastewater Projects
Subtotal Infrastructure
Total Funds 10.88

Year 1 Budget Narrative

The plan recommends the county utilize its allocated budget for Fiscal Year 2021-22 to hire an
affordable housing coordinator, launch pilot and demonstration projects and begin investing in planning,
design, and engineering work for county-owned lands. It is recommended the council increase the
annual allocation in the Affordable Housing Fund up to $58 million as soon as possible. The Year 1
budget assumes no additional funding will be allocated by the council in this fiscal year. If additional
funding is available, it is recommended the county use it to pay for community serving infrastructure for
one or more of the Tier 1 or 2 priority projects listed in the plan.

Administrative Costs - $70,000

Hire an Affordable Housing Coordinator using the funds the county has budgeted to administer the
Affordable Housing Fund. If possible, supplement with additional Department of Housing and Human
Concerns funding to a fair market wage for the position.

Rental Housing Development - $3,000,000

Issue request for proposal to target approximately 17 rental units so they are affordable to local renters
below 50% AMI. This action step will be the first in the county using the Affordable Housing Fund to
target affordability based on the goals and targets of the Affordable Housing Plan.

Pilot and Demonstration Projects - 5,810,000

Contract HUD housing counseling agencies to administer affordable renter and first-time homebuyer
programs with IDAs using funds budgeted for housing counseling through Hale Mahaolu (5190,000) and
Hawaii Community Foundation ($250,000) with the expectation the funds pass through to a HUD
housing counseling agency.

Provide $250,000 in Home Acquisition and Ownership Fund monies for individual development account
to provide to a HUD housing counseling agency, that has matching funds, so the county’s reach can be
expanded and the number of local residents through program and leverage its investment.
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Contract a Treasury certified CDFI, that has matching funds, to administer the $1.9 million Interim
Financing and Buyback Fund with the goal of purchasing homes before expiration of marketing periods
of current for-sale priority housing projects or other homes that are near their affordability end date, so
the homes remain affordable for low-income buyers and the CDFI can facilitate permanent financing for
the new owner to replenish the funds.

Issue a request for proposal from the Experimental and Demonstration Fund to contract a community-
based organization, nonprofits, or both up to $1 million to move forward with a supportive housing
project that will serve extremely low-income residents with a focus on kupuna, homeless families, and
persons with disabilities.

Disburse $2,220,000 in First-Time Homebuyer grants for down payment to estimated 74 local
homebuyers at or below 100% AMI served through HUD housing counseling agencies. This will be the
second action taken by the county to use the Affordable Housing Fund to target affordability for
homebuyers based on the goals and targets of the Affordable Housing Plan.

Planning, design, engineering, and construction management - 52,000,000
Expend S2 million to coordinate county staff, or contract for third-party services, to begin master
planning of the Lanai Fifth Street project.

Housing Programs Year 1 Budget Funds Needed 5

In SMillions Years

In SMillions

Rental Housing Development 2,792 units $175,000 per unit | 3 489
Deferred Payment Mortgage Subsidies for 1,519 owners 0 228
$150,000 each
Pilot and Demonstration Projects 5.81 57
Planning, design, engineering, and construction .07 15
management for affordable projects
Subtotal Housing 8.88 789
Infrastructure Spending
Planning, design, engineering, and construction 2 30
management
Road Projects 0 200
Water Projects 0 50
Wastewater Projects 0 100
Subtotal Infrastructure 2 380
Total Funds 10.88 1,169

Year 2 — 5 Budget Narrative

Use of funds in future fiscal years will be wholly dependent the council’s decision on how much in
funding to allocate to the county’s Affordable Housing Fund and whether or not the funds will be used
to sell bonds to meet the plan’s goal of creating 5,000 affordable home opportunities for local residents
in five years. It is recommended the council allocate $58 million annually over the next five years and
sell bonds out of the Affordable Housing Fund to fulfill the obligations listed in the budget above.
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The following provides a breakout of budget line items covering the 5-year period of the Maui County
Comprehensive Affordable Housing Plan.

Planning, Design & Mgmt
$30

Wastewater
Projects
$100

Water Projects

Road Projects
$50

$200

Infrastructure $S380M

Pilot & Demonstration
Projects
$57

Planning, Design & Mgmt
$15

Mortgage Subsidy
1,519 homes
$228

Rental Project Subsidy
2,792 homes

Housing Support S$789M
g oupp $489
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YEAR 1 ACTION STEPS

The Maui County Comprehensive Affordable Housing Plan will be an exercise in trust building. There are
differences of opinion and every stakeholder is passionate about their position, but these differences
must not outweigh the common goal and commitment to the people of Maui, Molokai, and Lanai —to
create 5,000 homes affordable for local residents at or below 120% AMI in the next five years.

It is recommended the county and council take decisive action steps over the next year that results in
passage of enabling legislation within one year from the date of the notice to proceed for the
development of the plan (November 2021). The timeline start date will begin on July 19 with the
presentation of the plan to the county council’s affordable housing committee.

The recommended action steps below are intended promote transparency, accountability, and
community engagement. As each action is completed, decisions will be made that stay made, greater
certainty will be achieved in the marketplace and the feasibility of priority projects and development
strategies that will utilize committed county funds for affordable housing will grow.

Time Council County
Within Meet to review the Comprehensive Affordable Housing Plan and identify areas of
30 consensus.
days Come to agreement on recommendations and policy priorities to move forward
toward implementation.
Announce agreement to the public and begin drafting enabling legislation.
Within Schedule hearings for Tier 1 priority 1. Appoint Affordable Housing
60 projects. If multiple committee Coordinator as a cabinet-level
days assignments, coordinate to hear jointly position.
at full council. 2. Begin to develop affordable
housing plan implementation
timeline and benchmarks.
Within Pass a bill to amend ordinance 3.35 to 1. Conduct infrastructure
120 commit to use of Affordable Housing assessments for priority projects
days Fund monies for the Affordable on county-owned lands using
Housing Plan including community existing budget resources.
serving infrastructure, housing
subsidies, and support services for Tier
1-2 projects and planning for County-
owned Tier 1-2 projects
Pass an omnibus affordable housing bill
that includes the proposed
recommendations to county
ordinances based on the plan’s policy
goals agreed to by the council and
county
Within Schedule and conduct monitoring and 1. Present affordable housing
150 oversight hearings for progress on implementation plan timeline
days county: and benchmarks to the Council
e Zoning Code reforms 2. Establish internal and external
e MAPS implementation reporting and monitoring tools
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Within Nominate representatives to the Affordable Housing Fund’s Community Oversight
180 Board
days Nominate representatives to Community Advisory Committees
Establish a county-council working group to review and mediate on impediments of
Tier 3, stalled and delayed projects listed in the plan and identify which projects to
move forward and to remove from county housing lists
Within Appoint representatives to the Affordable Housing Fund’s Community Oversight
210 Board
days Appoint representatives to Community Advisory Committees
Within Establish Council-County representative working group to review and mediate on
240 impediments of Tier 3, stalled and delayed projects listed in the plan
days
Within Schedule and conduct hearings on 1. Contract for professional services
360 affordable housing implementation to develop, implement, and/or
days plan progress administer:
Schedule and conduct monitoring and e Pre-Qualified Lists of
oversight hearings for progress on Affordable Renters and
county: Homebuyers (HUD
e  Zoning reforms counseling agencies)
e MAPS implementation e Down payment
e Affordable housing assistance IDAs, grants,
developments and deferred payment
Schedule and conduct hearings on the mortgages for pre-
county-council established working qualified homebuyers
group to review and mediate on (CDFls)
impediments of Tier 3, stalled and e Affordable housing
delayed projects listed in the plan developments on county-
owned land (CD
nonprofits)
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APPENDICES

The following are referenced in the document and listed as appendices in the following order:
e Appendix A. High-Cost Community Matrix
e Appendix B. Survey of High-Cost Communities
e Appendix C. Community Recommendations
e Appendix D. Maui Housing Plan Share Back Complete Feedback
e Appendix E. Design Standards
e Appendix F. Workforce Housing Ordinance Revisions
e Appendix G. Local Residency Requirement
o Appendix H. Maui Sales Price Guidelines
e Appendix |. DHHC Correspondence to Council
e Appendix J. Rental Housing Pro Forma
e Appendix K. Homeownership Pro Forma
e Appendix L. Projects Lists for Tier 1-3, Hiatus, and Removed Projects
e Appendix M. Community Profiles
e Appendix N. HUD Section 108 Program
e Appendix O. Renter and Homebuyer Program Models
e Appendix P. Supportive Housing Project Models
e Appendix Q. ADU and Tiny Home Program Models
e Appendix R. Hoowaiwai Network Capacity Building Model
e Appendix S. Trades Academy Model
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Appendix A: High-Cost Community Matrix

Maui
County
Population (2010 census) 154,834
Home Price (Zillow, April 2021) S 739,798
Median AMI (HUD, 2021) $ 95,900
Ratio Home Price/Median AMI 771%

Density Bonus?

State DB?

Land donation?

Partnered commercial bonus
Inclusionary?

% units required

in lieu fee?
Workforce Housing requirement?
WFH in-lieu fee?
ADUs qualify?
Green building requirement for 1Z/WF?
Dev. Organization?
what type?
Dependent/Independent
Site acquisition?
CLT?
ADU policy?
AH mitigation fee?
AH special tax?

Fee waivers?
Local preference?

Aspen,
co
6,658

Yes

No

Yes

No

Yes
Linkage ratio

Yes
Yes
Yes
Yes
No
Yes
HA
Ind
Yes
No
Yes
No
Yes ®

! Mammoth Lakes has a separate DB program from the State

? Truckee extends the State's DB program

3 Key West has Inclusionary Zoning on Residential Devlopment only

* Mammoth Lakes has fee only inclusionary

® statewide requirement. Vermont passed Green Bldg requirements for entire state and updated them in 2
6 Burlington is included in the three county Champlain Housing Trust

Bend,
OR

157,733
$ 2,155,836 S 562,588
$ 106,400 $ 83,000

2026% 678%

Yes
No
No
No
No
N/A

N/A
No
No

N/A
No
Yes

H.A.
Ind

Yes
No

Yes
No

Const.
Excise

Burlington,

vT

213,000

$ 372,436
$ 95,900
388%

Yes
No
No
No
Yes
15% - 25%

Yes
No
No
No
Yes®
Yes
City/CLT
City
No
Yes®
Yes
No

Yes®

No

Hood River,

OR

7,167

$ 508,657
$ 76,800
662%

No
No
N/A
N/A
No
N/A

N/A

N/A

Const.
Excise

Yes
No

’ Monroe County Community Land Trust and private NP, not specific to Key West but can work there.

8 1% RE Transfer Tax

Jackson

Hole, WY
9,577

Yes
No
Yes
Yes
Yes
Linkage
ratio
Yes
Yes
Yes
Yes
No
Yes
NP
Ind
Yes
Yes
Yes
Yes
No

Yes

°0.5% of municipal property taxes. Municipal taxes are 0.9% of property value HTF collects about $300k per year.
10 Key West uses revenues from parking meter fees to fund the Housing Trust Fund.

" Mammoth Lakes is preparing to put a 1% Transient Occupancy Tax on the ballot to use on housing.

CLT = Community Land Trust
HA = Housing Authority
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6 7
Mammoth
Key West, Lakes,
FL CA
73,090 8,234

842% 665%
Yes Yes'
No Yes
No No
No No
Yes® Yes
30% N/A?
Yes Yes
Yes Yes
Yes Yes
Yes Yes
Yes No
Yes Yes
HA Non profit
Ind Ind
Yes Yes
Yes’ No
Yes Creating
No Yes, see I1Z

Yes *° No ™
No No
Yes Yes

Park City,

uT

7,558

120,800 $ 89,800
850%

Yes
No
Yes
No
Yes
15%

Yes
Yes
Yes
Yes
Yes
Yes
CLT
Ind
Yes
Yes
No

No

Yes

June 16, 2021

Truckee,

CA

16,180
$ 872,284 $711,024 $ 524,695 $ 1,027,216 S 856,853
$ 115,600 $ 84,400 $ 78,900 $

755% 954%

Yes
Yes
Yes
Yes
15%

Yes
Yes
Yes
Yes
No
Yes
HA
Ind
No
No
Yes
No
No

No

10

Vail,

co
5,305
$ 1,243,844
S 98,300
1265%

Yes

No

Yes

No

Yes
Linkage ratio

Yes
Yes
Yes
Yes
No
Yes
Town/HA
Dep
Yes
No
Yes
No
No

Yes



Appendix B - Survey of High-Cost Communities

Ten communities of varying size and housing cost were surveyed. See the following table.

population = 2010 census

price = median home price, Zillow, April, 2021
income = County Household HUD Area Median Income, 2021
ratio = median home price to income

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Maui County, Hl
Population 154,834 (County)
Price: $739,798
Income: $95,900
Ratio: 771%

Aspen, CO
6,658 (City)
$2,155,836
$106,400
2,026%

Burlington, VT
213,000 (County)
$372,436
$95,900
388%

Jackson Hole, WY
9,577 (City)
$872,284
$115,600
755%

Mammoth Lakes, CA
8,234 (City)
$524,695
$78,900
665%

Truckee, CA
16,180 (City)
$837,111
$89,800
954%

See attached matrix of community efforts (Exhibit A)
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Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Population
Price:
Income:
Ratio:

Bend, OR

157,733 (County)

$562,588
$83,000
678%

Hood River, OR
7,167 (City)
$508,657
$76,800
662%

Key West, FL

73,090 (County)

$711,024
$84,400
842%

Park City, UT
7,558 (City)
$1,027,216
$120,800
850%

Vail, CO
5,305 (City)
$1,243,844
$98,300
1,265%
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1. City of Aspen, CO

1. Relevance of selected municipality:
Aspen was chosen because of the extreme unaffordability that exists within the community; the
ratio of home prices to income was 2,026%.

2. Development Organization — Aspen Pitkin Housing Authority

° Type: Housing Authority- does not do housing development. The Aspen Pitkin
County Housing Authority (APCHA) is the county’s largest affordable housing
program, it does not do any housing development work. From time to time,
affordable housing developers, which includes the City of Aspen, Pitkin County,
area nonprofits and private developers, will ask APCHA for input on new housing
development.

. Legislation Required: Joint City & County legislation to form the authority. In
1982, the first Intergovernmental Agreement (IGA) between the City and County
was signed creating the Aspen/Pitkin County Housing Authority (APCHA) as an
independent multi-jurisdictional housing authority charged with overseeing
affordable housing for persons of low, moderate, and middle incomes, who are
also permanent residents and employed full-time in the City and County.
Inclusionary Zoning with Commercial Development Linkage AH requirements &
fee-in-lieu.

° Governance, structure, relation to municipal government: There have been
several updated IGAs since the first. The HA is a political subdivision and a public
corporation for the State of Colorado, separate from the City and County,
governed by Colorado Revised Statutes pertaining to multi-jurisdictional housing
authorities.

° Primary function and power: APCHA was established as a multi-jurisdictional
housing authority to assist the City and County in effecting the planning,
financing, acquisition, construction, development, reconstruction, or repair,
maintenance, management and operation of housing projects pursuant to a
multi-jurisdictional plan. They provide residential facilities and dwelling units at
affordable rental or sale prices to LMI households, employed or reside in the City
or County, and have identifiable needs for affordable housing as defined by
Authority Guidelines. The Authority Board is advisory to the City Council and
County Commissioners on all issues and projects related to affordable housing.
Has the power and duty to enforce all deed restrictions; establish and enforce
Affordable Housing Guidelines (as approved by the City & County); adopt civil
penalties for violations of deed restrictions or guidelines; and establish the
position of a hearing officer for such purposes. All APCHA employees are City of
Aspen employees and take direction from the Coty Manager. The HA Board has
no authority to assign work to the staff. The City Finance Department performs
accounting, payroll, and audit services for the HA.

. Budget and sources of funds: APCHA’s budget is approximately $9.1 million. The
budget directly relates to the annual workplan for APCHA. The revenue stream
for APCHA comes from the revenues from the sale and rental of properties and
then Pitkin County and the City of Aspen contribute, 50/50, from their respective
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General Funds to make up the balance of the ACPHA budget. The Authority’s net
capital assets were $6,568,590 at the end of 2019.

. Access to development capital: The HA is authorized to issue bonds, notes, or
other obligations payable solely from the revenues derived or to be derived from
the function, service, or facilities of the Authority or other funds available to it
but has never used these powers (See finance section below for further details).

° Housing inventory and assets: APCHA manages the five rental properties having
40 long-term rental units with rental priority given to eligible seniors 65 or older;
94 dorm-style winter seasonal units available from September 1st though April
30th; 217 long-term rental units with rental priority to the longest proven full
time consecutive employment in Pitkin County. In addition, they have the for-
sale deed-restricted units, that must be listed through them when sold and for
which they monitor compliance with the housing guidelines. All the units listed
have different categories of affordability and a variety of deed restrictions, which
APCHA monitors and enforces.

° Demonstrated record of success: APCHA’s focus is on property management and
compliance for over 3,000 deed and/or income restricted units throughout the
county. Part of this portfolio includes five different APCHA managed rental
properties totaling 360 units.

3. Zoning/Codes:

Growth Management restrictions to which Affordable Housing development is exempt.
Inclusionary Zoning - Affordable Housing Mitigation:

For commercial development, sixty-five percent (65%) of the employees generated by the
additional commercial net leasable space, according to Section 26.470.050(b), Employee
generation rates, shall be mitigated through the provision of affordable housing.
For lodge development, sixty-five percent (65%) of the employees generated by the
additional lodge pillows, according to Section 26.470.050(b), Employee generation rates,
shall be mitigated through the provision of affordable housing. For the redevelopment or
expansion of existing lodge uses, see Section 26.470.100(h).
For the redevelopment of existing commercial net leasable space that did not previously
mitigate (see Section 26.470.070(e)), the mitigation requirements for affordable housing
shall be phased at fifteen percent (15%) beginning in 2017, and by three percent (3%)
each year thereafter until sixty-five percent (65%) is reached.
For free-market residential development, affordable housing net livable area shall be
provided in an amount equal to at least thirty percent (30%) of the additional free-market
residential net livable area.
For all affordable housing units that are being provided as mitigation pursuant to this
Chapter or for the creation of a Certificate of Affordable Housing Credit pursuant to
Chapter 26.540, or for any other reason:
a. The proposed units comply with the Guidelines of the Aspen/Pitkin
County Housing Authority, as amended.
b. Required affordable housing may be provided through a mix of methods
outlined in this Chapter, including newly built units, buy down units,
certificates of affordable housing credit, or cash-in-lieu.
c. Affordable housing that is in the form of newly built units or buy-down
units shall be located on the same parcel as the proposed development or
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https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT400DEPERI_CH26.470GRMAQUSYGM_S26.470.050CA
https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT400DEPERI_CH26.470GRMAQUSYGM_S26.470.050CA
https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT400DEPERI_CH26.470GRMAQUSYGM_S26.470.100PLZOCOAP
https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT400DEPERI_CH26.470GRMAQUSYGM_S26.470.070EXDE
https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT500SURE_CH26.540CEAFHOCR
https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT500SURE_CH26.540CEAFHOCR

located off-site within the City limits. Units outside the City limits may be
accepted as mitigation by the City Council, pursuant to Section
26.470.110(b). When off-site units within City limits are proposed, all
requisite approvals shall be obtained prior to approval of the growth
management application.

d. Affordable housing mitigation in the form of a Certificate of Affordable
Housing Credit, pursuant to Chapter 26.540, shall be extinguished
pursuant to Section 26.540.120, Extinguishment and Re-Issuance of a
Certificate, utilizing the calculations in Section 26.470.050(f),
Employee/Square Footage Conversion.

e. If the total mitigation requirement for a project is less than .25 FTEs, a
cash-in-lieu payment may be made by right. If the total mitigation
requirement for a project is .25 or more FTEs, a cash-in-lieu payment shall
require City Council approval, pursuant to Section 26.470.110(c).

f. Affordable housing units shall be approved pursuant to Paragraph
26.470.100(d), Affordable housing, and be restricted to a Category 4 rate
as defined in the Aspen/Pitkin County Housing Authority Guidelines, as
amended. An applicant may choose to provide mitigation units at a lower
category designation.

g. Each unit provided shall be designed such that the finished floor level of
fifty percent (50%) or more of the unit's net livable area is at or above
natural or finished grade, whichever is higher. This dimensional
requirement may be varied through Special Review, Pursuant to_Chapter
26.430. (The regs get even more complicated for certain types of
redevelopment or market rate housing types, but this gives the essence of
how detailed Aspen gets on 1Z). Accessory Dwelling Units are sometimes an
allowed bonus density on residential property, as long as they are deed
restricted and follow APCHA guidelines. Detached ADUs must be deed
restricted for sale and meet affordable housing guidelines.

4. Finance:
The City of Aspen had an accumulated total of over $53 million in its affordable housing
“150 Fund” in 2020. The fund generates about $10 million annually from a 1% RE transfer
tax, a 0.45% sales tax, and development fees. Pitkin County has a much smaller Housing
Fund appropriated from the general fund ($9 Million in 2017). Both governmental entities
have done housing projects with and without APCHA.
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https://library.municode.com/co/aspen/codes/municipal_code?nodeId=TIT26LAUSRE_PT400DEPERI_CH26.430SPRE

2. City of Bend, OR

1. Relevance of selected municipality:

The Bend market region (Deschutes County) includes the cities of Bend, Redmond, La Pine and
Sisters of which Bend is the largest City by far. This region has a similar population size to Maui
County and was also selected because the ratio of home prices to income is similar and the
predominant local industry is tourism in addition to agriculture.

2. Development Organization — Housing Works

Founded as the Central Oregon Regional Housing Authority in 1973, Housing Works is a multi-
county/regional Housing Authority for Deschutes, Crook and Jefferson Counties in Central
Oregon. They believe that dignity begins with quality affordable housing, and they foster that
dignity by providing award-winning, affordable homes and services that help people build a
better future. They began to develop housing in 1990 and are an integral partner in the success
of Bend’s affordable housing efforts.

° Type: Quasi-governmental agency, Independent Housing Authority
. Legislation Required: None
° Governance, structure, relation to municipal government: Housing Works is an

independent local government entity, with a 10-member Board of
Commissioners. Housing Works actively participates in the Housing Advisory
Committee.

° Primary function and power: Administer Housing Choice Vouchers, develops and
owns housing, operates other housing programs (e.g., HUD Household Self
Sufficiency)

) Budget and sources of funds: $18.8 M, rents, Federal grants, other grants,
developer fees. Administers a Section 8 voucher budget of $7.7 M (1,272
vouchers)

° Access to development capital: The same as any other housing developer and/or
housing authority

° Housing inventory and assets: as of 2019, they owned 1,030 units at 34
properties with a value of $98 million.

. Demonstrated record of success: Assists 4,000 people annually.

3. Zoning/Codes:

e Bonus of up to 50% density for affordable housing projects (sliding scale based on
percentage of units restricted).

e A Cottage Code will provide a housing type that responds to changing household
sizes and ages (e.g., retirees, small families, single-person households); provide
opportunities for ownership of small, single family detached units within residential
zoning districts; encourage creation of more usable space for residents of the
development through flexibility in density and lot standards; and support growth
management through efficient use of urban residential land. Small units (<1000 sq
ft) sharing open space

e Parking reduced from 1.5/unit to 1.0/unit for MFH under 60% AMI and to 0.5/unit
for senior and intellectually challenged.

e They regulate/tax VRBOs, but funding used for tourism (Statewide)
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e They plan to remove maximum density limits in medium and high-density zones to
encourage larger projects. Low density projects are likely to continue to use the
density bonus.

e Design standards have been reduced and simplified to make the development
process more streamlined and predictable.

4. Finance:

e Impact/system development fees are waived or subsidized

e Their Capital Improvement Plan (CIP) is aligned with their housing pipeline, including
re-prioritizing for affordable housing projects. This also the case with prioritizing
areas for annexation.

e Bend Urban Renewal Agency (BURA) tax increment financing for low-interest loans
up to 20 years with deed restrictions. This is funded primarily by tax increment
funding (TIF) Districts.

e Property tax exemption is available for up to 20 years (no distinction for non-profit
vs for-profit, must pass through savings to residents via reduced rent)

e Market rate permit fee .33% of permit value, used for programs serving up to 80%
AMI

5. Other:

e The city attempts to remove subjective review criteria to ensure consistency and
dependability for developers.

e The city delegates much of hearings/decision-making responsibility to Advisory

Committee
0 Committee uses consensus building for decision making to the extent
possible.

e The city is active in securing sites, including surplus property
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3. City of Burlington, VT

1. Relevance of selected municipality:

The Burlington, South Burlington, Vermont Metropolitan Statistical Area (MSA) includes
Chittenden, Franklin, and Grand Isle Counties. The population of the MSA as of 3/27/20 was
220,411. Personal income has been on the rise but much slower in comparison to escalating
home prices and construction costs. This region has a similar population size to Maui County and
was also selected due to the innovative relationship between local government and the
development organization, the Champlain Housing Trust.

2. Development Organization — Champlain Housing Trust

In 2006 the Burlington Community Land Trust and Lake Champlain Housing merged to form the
Champlain Housing Trust (CHT): a non-profit organization. Both organizations were founded in
1984 and enjoyed financial support from the City of Burlington, and both were charged with
producing and maintaining permanently affordable housing — be it rental or homeownership —
for low-income individuals and families. By merging in 2006, they combined their strengths to
comprehensively serve the affordable housing and community development needs of
Chittenden, Franklin, and Grand Isle Counties.

° Type: Community Land Trust, 501 (c)(3)
. Legislation Required: None
° Governance, structure, relation to municipal government: Board of Directors

are elected annually by the membership at the Annual Meeting in January. Any
member living in Chittenden, Franklin and Grand Isle counties can be nominated
and be elected to the Board. The Board is made up of one-third public members,
one-third general members and one-third resident members.

° Primary function and power: They work in the areas of single- and multi-family
housing development and advocacy, engaging on all levels of government, and
support and work within the confines of inclusionary zoning. CHT is affiliated with
the Vermont Affordable housing Coalition and the Vermont Housing and
Conservation Coalition. Nationally CHT works through several networks to
advance housing policy and funding programs to address the needs of people
having trouble accessing the housing market. These networks include the
National Neighbor Works Association, Housing Partnership Network, Grounded
Solutions Network, and Rural LISC.

° CHT focuses on the shared equity homeownership model, which is a way to
lower the cost of buying a home. Champlain Housing Trust’s shared equity
program enables people to buy a home without a down payment and with a
reduced mortgage. The two biggest obstacles to buying a home are saving for a
down payment and the high prices of homes on the open market. The CHT prices
their homes to be affordable for people at 80% AMI and below, with most
owners being below 60% AMI. Lower home prices for buyers empowers them to
build personal wealth from the equity in their home. Lower home prices for
buyers empowers them to build personal wealth from the equity in their home.

° CHT also provides the following services:
(o} Homebuyer Education
(o} Credit and Budget Counseling
0 Financial Assistance/Down Payment and Closing Cost Assistance
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(o] Special Lender Programs

(o] Home Maintenance Education

(o} Home Rehab Planning and Loans

(o] Delinquency intervention

Budget and sources of funds: The CHT Consolidated Statement of Activities for
FYE 2020 demonstrates grants as the primary source of revenue at 46%, rents at
33%, Property Management Fees at 8%, and Developer Fees at 3%. Donations
and miscellaneous fees round out the other revenue sources.

Access to development capital: There is a very active business relationship
between CHT and the Champlain Economic Development Office (CEDO) arm of
the city. They share the responsibility of a program to help low and moderate-
income homebuyers purchase duplexes in the city. CEDO provides organizational
capacity funding to the CHT, and the CHT has access to the Housing Trust Fund
through the City of Burlington.

Housing inventory and assets: Net assets at the end of the year were $350M
with a substantial gain largely driven by property purchased with CARES Act
funding to house people experiencing homelessness as a response to the public
health emergency caused by Covid-19.

Demonstrated record of success: In the past 25 years, CHT (combined efforts of
both original organizations) has assisted 6,000 homeowners, developed and
managed 2,500 apartments, and constructed and sold 600 affordable single-
family homes on lands placed in trust.

3. Zoning/Codes:

4. Finance:

All projects with five or more units are required to set aside between 15-25% of
the units for affordable housing, dependent on the cost of the market-rate
homes.

In certain ‘less inclusive’ parts of the City, they do not allow for in-lieu fees or
land donations but will allow for off-site development to meet the requirement.
Ownership projects target below 75% AMI and rental projects target below 65%
AMI.

All homes are price controlled for 99 years.

From 1990 through 2019, they have created 235 affordable units.

The City provides a 15-25% density and lot coverage bonus and an extra 12 feet
of building height for additional 5% of inclusionary units.

Unbundled parking on all mixed-use and transit corridor projects.

If there is parking, priorities for bikes and carpool spots

One Stop Shop for entitlement. 90 days from application submission to
entitlement. Burlington has worked hard to ensure coordination between all the
departments involved in entitlement and that each project is assigned to a staff
member that shepherds the project through the process.

The City does not waive fees, they consider their inclusionary zoning program
their ‘method’ of incentivizing affordable housing.
Similarly, they do not acquire land for affordable housing.
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° Burlington has an Affordable Housing Trust funded by 0.5% of all municipal
property taxes. Generates approximately $400,000 a year for affordable
housing projects

. Capital improvement budget is aligned with affordable housing goals
5. Other:
° Development Review Board grants entitlement instead of the City Council. The
Board is a separate entity that ensures buildings meet design and affordability
standards.
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4. City of Hood River, OR

1. Relevance of selected municipality:

The City of Hood River was selected due to the tourist and agricultural basis to its economy and
the similarity in it housing ratio.

2. Development Organization — Mid-Columbia Housing Authority/Columbia Cascade Housing

Type: Quasi-governmental agency, Independent Housing Authority with affiliated
non-profit housing development corporation. Multi-County and multi-state.
Legislation Required: None

Governance, structure, relation to municipal government: Technically, the
MCHA operates in Oregon and provides all services to Columbia Gorge Housing
Authority, across the Columbia River in Washington. The non-profit Columbia
Cascade Housing Corporation provides housing development services to both in
both states. MCHA has a Board of Commissioners consisting of nine government
appointees and one resident member. CCHC has an independent board
consisting of appointed members from MCHA as well as elected members.
Primary function and power: The Mid-Columbia Housing Authority and Columbia
Gorge Housing Authority provide safe, decent, affordable housing to low-income
families in Wasco, Sherman, and Hood River Counties in Oregon (Mid-Columbia
HA) and Klickitat and Skamania counties in Washington (Columbia Gorge HA).
Budget and sources of funds:

Access to development capital: The same as any other housing developer and/or
housing authority.

Housing inventory and assets:

Demonstrated record of success:

3. Zoning/Codes:

4. Finance:
[ )

The city maintains a progressive ADU policy which encourages development of units
for long-term rental, and which are subject to the State’s Short-Term Rental statute.
Regulate/tax short-term rentals, but funding is used for tourism, which is regulated
by State statute.

The city exempts subsidized housing from its System Development Charges.

Construction Excise Tax 1% of permit value, used for programs serving up to 80%
AMI

The city has used CET funds to acquire a site which will be developed by a third-
party as affordable housing, pending an upcoming RFP. It is intended to create at
least 50 affordable units below 120% AMI and prioritize households below 80% AMI.
The city used their balance of funds to leverage additional loan funds in order to
secure the site.
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5. City of Jackson Hole, WY

1. Relevance of selected municipality:
Jackson Hole has a tourism-based economy.

2. Development Organization — Jackson Hole Community Housing Trust

° Type: Housing Trust does housing development and Jackson/Teton County
Housing Authority.

. Legislations Required: Joint Town and County legislation to form the authority
and later a joint Housing Department.

° Governance, structure, relation to municipal government: Jackson Hole Housing

Trust, a private nonprofit, governed by a Volunteer Board of Directors and is
independent of government operations. Housing department — Joint Town of
Jackson/Teton County Housing Authority does not do housing development and
was superseded by a joint Town/County Housing department.

. Primary function and power: Jackson Hole Housing Trust, a private nonprofit,
which develops and acquires housing and creates ground lease agreements to
maintain affordability. Housing Trust tends to target families earning up to 120
percent of the median income. Activities of the Housing Authority include both
oversight of existing inventory of deed restricted homes and facilitation of
building new rental and ownership opportunities, but not development.

° Budget and sources of funds: Jackson/Teton Housing Department and Housing
Authority have a combined operating budget of approximately $700-$800
thousand annually equally appropriated by the two jurisdictions, with about $3-
S4 million from appropriations, housing revenue, and mitigation fees supporting
acquisition & development, usually public/private partnerships). The Jackson
Hole Community Housing Trust had an operating budget of approximately $1.7
million in 2019 and net assets of $10 million. Expenditures outpaced revenues
and donations/fund raising made up the difference.

° Access to development capital: Only through auspices of the Town/County. Any
development funding is allocated from the General Funds of Town/County and
mitigation fees, excess rental revenues from the Housing Authority and grants.
Other potential sources are Public/Private Partnerships with nonprofit
developers and for-profit developers.

° Housing inventory and assets: The Joint Housing Department of Jackson/Teton
manages 505 rental units, 359 ownership units, and 241 dorm beds. Teton
Habitat manages 49 ownership units. Jackson Hole Housing Trust manages 115
ownership units and 28 rental units. There were 148 deed restricted units added
in 2019-2020 and an additional 137 anticipated in 2021.

° Demonstrated record of success: repeated attempts to pass a sales tax
dedicated to housing have failed. The affordability gap continues growing wider
and wider annually and the supply of affordable housing can’t keep up with
demand under the status quo of the government’s joint efforts.

3. Zoning/Codes:
. Joint Town/County Affordable Housing Requirements on New Development.
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° Inclusionary Zoning requires developers to provide the amount affordable
workforce housing equal to the housing needed for the employees generated by
the development who cannot afford market housing:

(o] Ensure the units provided are affordable the spectrum of household
incomes based on the Census reported distribution of household incomes
for households making between 0 and 200% of median income:

. At least 34% must be affordable rentals for households making
less than 50% of median income
. At least 27% must be affordable rentals for households making

50% - 80% of median income
= No more than 23% may be affordable (rental or ownership) for households
making 80% - 120% of median income
= No more than 15% may be workforce restricted (rental or ownership)

° Accessory Residential Units are attached or detached units that are less than
1000 square feet in the County (800 in the Town) and cannot be subdivided from
primary residence. Allowable as rental for workforce housing up to 120% of AMI.
In some commercial zones ADUs are allowed, if used to house employees, who
work in Teton County.

. Short term rentals (less than 30-days) only allowed in Lodging Overlay Zones.

° Incentives/Density Bonus allow more square footage or units on a property for
permanent restricted workforce housing. The applicant must exceed the deed
restricted affordable and/or employee housing requirement by at least 20
percent. Bonus allows buildings to be 25 percent larger if the extra square
footage is deed restricted affordable or employee housing. This floor area ratio,
or FAR, increase pertains only to certain zoning districts.

. The Town/County accepts a variety of methods to mitigate the IZ requirement in
the following order:

1. Anynew unit

Land dedication

Use of a banked credit

Restriction of an existing unit

Payment of a fee

vk wnN

4. Finance:

Affordable housing in Teton County is jointly funded by annual equal $S1 million general fund
contributions from the Town and County and mitigation fees collected by each jurisdiction form
developers for approximately $3.9 million annually. This AH Development fund was augmented
in 2021 with a $13 Million one-time appropriation from the jurisdictions to “kick-start” the
acquisition/development of more AH units. The Jackson Hole Housing Trust does joint
development projects with the Town/County, fund raises and secures grants for development.
They use land leases to maintain affordability of their projects.
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6. City of Key West FL

1. Relevance of selected municipality:
Tourist based-economy and a slightly larger population than many of the other tourism-based
communities. Also chosen to provide geographic diversity.

2. Development Organization —Housing Authority of the City of Key West

° Type: Housing Authority performs housing development, owns and manages
all affordable housing complexes in the community.

° Legislation Required:  None.

. Governance, structure, relation to municipal government: Created by the City of

Key West in 1938, the Housing Authority of the City of Key West Florida is
governed by an independent Board of Directors and operating autonomously
from the City.

) Primary function and power: Owns, manages, develops, and administers federal,
state, and local affordable workforce housing programs for very low income to
moderate income families.

° Budget and sources of funds: Annual budget of $21,195,035 for 2021 from
Operating Income, Government Grants, Investment Income and other sources.
° Access to development capital: Access to public funding through the State &

Federal Government, Key West Affordable Housing Fund, great bonding capacity:
assets of the Authority exceeded its liabilities by $25,334,565 in Dec. of 2019.

. Housing inventory and assets: consisting of five low-income communities with
590 units, 7 affordable housing communities with 371 units, 254 Housing Choice
Vouchers (Section 8), in addition to operating 225 units and 200 Housing Choice
Vouchers for the Monroe County, and one senior living community offering
maintenance-free living with 60 fully supported independent living apartments
and 46 licensed assisted living apartments for eligible seniors.

. Demonstrated record of success: In the more than 80-year history of the
Housing Authority it has grown from one public housing community with only a
handful of employees, to administering four non-profit entities with 80
employees managing an inventory of 1,746 units and administering several
federal and state programs and grants for local governments throughout Monroe
County totaling millions of dollars.

3. Zoning/Codes:

Inclusionary Zoning for Residential Development Minimum of 10% of units developed or
redeveloped must be low-income (at or less than 80% AMI), 20% median income (at or less than
100% AMI). Accessory “workforce” units are an allowed bonus density on commercial and
residential property, if they meet income and rent requirements.

4. Finance:
Key West uses revenues from parking meter fees to fund the Housing Trust Fund. Unlicensed
Transient residential units for rent less than 28 days are prohibited in Key West.
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7. Town of Mammoth Lakes, CA

1. Relevance of selected municipality:

High cost, remote community with tourist-based economy.

2. Development Organization — Mammoth Lakes Housing

Type: Sponsored non-profit — Mammoth Lakes Housing — originally intended to
develop, now only managing existing stock of rental and First Time Homebuyer
loans. Originally used to implement services on behalf of the Town bypass-
through of funds, now the Town primarily uses Town staff for this.

Legislations Required: None

Governance, structure, relation to municipal government: Acts independently
with representation from the City and County government (one elected official,
each, is appointed to the Board of Directors consisting of 6-9 total Directors).
Due to appointment of Directors by public bodies, the organization behaves as a
public body under State public meeting laws.

Primary function and power The Corporation's stated purpose is to provide
decent housing that is affordable to low-income and moderate-income persons
in Mono (including Town of Mammoth Lakes), Inyo and Alpine Counties. The
organization has no extraordinary powers beyond those available to any tax-
exempt non-profit corporation.

Budget and sources of funds Annual budget of $423,245. Sources of funds
include $330,000 in funds from the Town of Mammoth Lakes, $43,500 in grant
administration funds and $26,500 in property management fees.

Access to development capital No special access to development capital
Housing inventory and assets: Organization owns or two rental properties, is co-
general partner on two tax credit properties and owns one property in
development. They also retain notes receivable on First Time Homebuyer Loans
made by the organization.

Demonstrated record of success: Assisted 125 home purchases, developed 130
rental and ownership units, raised $45 million in grants, bonds and tax credits
since 2003.

3. Zoning/Codes:

The Town offers a Density Bonus, by ordinance, which exists side-by-side with a statewide
version but offers more options. The following are features of the Town’s DB program:

Requires a Use Permit
Excludes transient units from the DB calculation
Allows for choices amongst:

O Lot coverage %

Setback reductions

Guest parking reductions

Maximum height increase

Reductions or elimination of one of the Multi-Family Residential Project
standards

Approval of mixed-use zoning otherwise not allowed

0 Allows for ‘stacking’ qualifying factors to create additional bonus by:

O O OO

o
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Provision of greater number of deed-restricted units
Greater or longer restrictions
Meets other housing element goals
Allows for an automatic conversion of unit from ownership to restricted
rental if owner fails to occupy
55-year resale restriction
0 Rental units given preference for workforce rental units given to residents
employed in Mono or Inyo County
O Rental projects restricted for at least 55 years.
State DB Program:
e Qualify under the following, at least:
0 5% Very-low-income units, or
0 10% low-income units, or
0 10% moderate income, common interest development units, or
0 Senior housing or mobile home park
e Bonus available is dependent on the type of development and percentage by
category
e Developer may combine up to three bonuses by using three different qualifying
categories
e Concessions include:
0 Reduction in site development standards
0 Approval of mixed-use zoning
0 Other concessions as approved by the Town
e Units must remain restricted for at least 30 years
e Equity sharing upon resale of ownership units

O O OO

o

4. Finance:

Housing Impact Mitigation Fees are paid on all new development, in order to mitigate the
impact of development on housing for employees within the community. The use of revenue
generated by these fees is for the planning for, administering, subsidizing, or developing
workforce housing within the town limits.

Mitigation may be accomplished through the on-site provision of affordable units within the
development. Those units must be affordable as established by the Town and are intended to
be primarily for-sale units. The units must meet the livability and design standards established
by the Town. Units provided on-site are not included in calculating the density for the purpose
of determining maximum density under certain conditions.

Mitigation through off-site and/or dedication of land may also take place through similar
conditions as on-site mitigation. Certain conditions must take place for land to qualify such as

proper zoning, infrastructure, and environmental approvals.

The Town has placed conditions the mitigation units such as on-site distribution, unit-size, and
amenities.

The Town is required to certify buyer-eligibility on all affordable units and rental units are to
remain affordable for at least 55 years, 60 years on ownership units.
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8. Park City, UT

1. Relevance of selected municipality:

This another high cost, tourism-driven community with a partner/developer relationship that
appears to add benefit.

2. Development Organization — Mountainlands Community Housing Trust

Type: Non-profit organization

Legislation Required: None

Governance, structure, relation to municipal government: MCHT is an
independent corporation governed by a 13-member volunteer, community-
based board of trustees with two formal government liaisons.

Primary function and power: Acquisition and new construction of affordable
housing, direct assistance in securing housing and needed basic services, and
education and advocacy to promote housing policy. They operate a USDA-
funded mutual self-help housing program where families build their own homes.
Budget and sources of funds: $4.6M in revenues from donated land, grants and
developer fees, management fees, etc.

Access to development capital: The same as other non-profit developers
Housing inventory and assets: They co-own nine affordable rental properties
and have total assets of approximately $20M.

Demonstrated record of success: More than 200 homes and nearly 500 units of
rental housing.

3. Zoning/Codes:

15% of all residential units developed must be affordable housing units.
Commercial property development must mitigate the housing impact for 20% of
the employees generated by the business occupying the development
(Inclusionary). All inclusionary units must be affordable to households below 80%
of AMI.
The City is now emphasizing true integration of inclusionary units within projects
instead of off-site. All rental affordable units created must be within the
developed buildings. Alternative methods of meeting this requirement may be
available upon negotiation with the City, including:

0 land donations in equivalent value compared to the mitigation fee

0 Seasonal occupancy units in dormitory or single room occupancy form
The City recently adopted an ordinance which reduces open space and setback
requirements for housing developments with more than 50% of the units
restricted to affordable housing (density bonus).
The City is examining modification to zoning codes to incentivize Accessory
Apartment (ADU) development.
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4. Finance:

. The City uses Redevelopment (RDA) bonds to fund a pipeline of homeownership
and rental projects through direct development (HO) and partnerships with
private developers. They also use a portion of their Resort Tax income for the
same purpose.

° The City waives impact fees for affordable housing projects. The amount is
dependent on certain qualifications.
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9. Town of Truckee, CA

1. Relevance of selected municipality:

Truckee is another constrained community with a tourism-based economy.

2. Development Organization — Consolidated Housing Authority of Sutter and Nevada Counties

Type: Housing Authority (regional) covering Sutter, Yuba, Colusa and Nevada
Counties.

Legislation Required: None

Governance, structure, relation to municipal government: Independent 14-
member Board of Commissioners, including two from Nevada County: both are
County Supervisors, and neither is from Truckee

Primary function and power: Administer Housing Choice Vouchers, co-develops
and owns housing, operates other housing programs (e.g., housing rehabilitation)
Budget and sources of funds: $24M in revenues and $19M in assets. Revenues
from rents ($3.5M) vouchers (511.5M) and approximately $1.2M in other
revenue sources. Additional revenues in subsidiary non-profits. All revenues are
based outside of Truckee.

Access to development capital: The same as any other housing developer and/or
housing authority

Housing inventory and assets: They have many units in multiple projects in
either ownership, including public housing or in partnership with other
developers. None of these units are in Nevada County or in Truckee.
Demonstrated record of success: In a five-year period from 2015-2019, they
added 173 units. They have only recently begun to explore development in
Nevada County, particularly in Truckee. They only do development in partnership
with other non-profit or for-profit developers.

3. Zoning/Codes:

Their Workforce Housing Ordinance assesses either unit development requirement
or impact fees upon development of non-residential properties, dependent upon
impact (# of employees generated). Each development agreement is separately
negotiated with the Town and the current emphasis is on employee housing, not
AMI restricted housing.

Inclusionary Zoning includes a requirement of 15% of units be affordable. Of those
units, all affordable below 120% AMI or half affordable at 80% AMI. Units may be
developed on-site or off-site. Developers may pay a fee in lieu of developing the
units.

The Town uses both the State’s default Density Bonus statute and their own
ordinance, which gives developers choices. The maximum density increase for any
bonus is 35% and additional bonuses in the form of concessions and non-unit
incentives are available, as a part of a proposal and negotiation process between
the developer and the Town.

The Town recently created a long-term rental grant program which incentivizes
converting short-term rentals to long-term by the payment of $3,000/year with
occupancy restricted to full-time employees of local businesses.
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e Accessory Dwelling Units (ADUs) are governed by the Town’s ADU ordinance. ADUs
are allowed in all residential development. The code allows for one full and one
junior (<500 square foot) unit on all single-family parcels.

4. Finance:

Late in 2020, voters in the Town approved a 2% increase in the Transient Occupancy Tax (TOT).
Affordable housing is one of the approved uses of funds, which will be budgeted annual by the
Town Council.

In addition to Federal funds, the Town has used TOT and General Funds to pay for land
acquisition, BMIR loans, and loans/grants for infrastructure.

85
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10. Town of Vail, CO

1. Relevance of selected municipality:

Chosen because of tourist economy and the high ratio of housing cost.

2. Development Organization — Vail Local Housing Authority

Type: Housing Authority has done some housing development, one LIHTC
project, now purchases deed restrictions from existing homeowners through the
Town Housing Department. Also, Housing Department has built (through third
party development agreements) and now manages deed restricted units.
Legislations Required: None.

Governance, structure, relation to municipal government: Volunteer members,
appointed by Town Council overlapping terms, one Council Member sits on
Board of five.

Primary function and power: Mostly advisory but can use HA status under
Colorado State statutes to obtain grants and/or do LIHTC Projects.

Budget and sources of funds: Budget comes from Town, no other funding
sources, except small annual income from LIHTC Project. Town Housing
Department staff is administrative staff.

Access to development capital: Only through auspices of the Town. Any
development funding is allocated from the General Funds of Town or from
Reserves, which has been as much as $20-$30 million total, but never all used for
housing. Considering a vote of citizens to allow Sales Tax Increase to fund
Affordable Housing.

Housing inventory and assets: One LIHTC Project of 142 units for LMI at or below
60% of AMI. Town regulates for-sale Deed Restricted affordable housing units
that are sold via lottery thru the Housing Department, condos & townhomes.
Proof of working a minimum of 30 hrs. for a local business or 75% of income
generated from a local business is required to enter the lottery. The Town also
owns a 198-unit Apartment Complex 159 are Master-leased by Vail Resorts, the
others are leased by other local businesses, all units serve as affordable
workforce housing with multiple employees per unit. Town also owns an
apartment building on its headquarters and maintenance site of 100+ units,
strictly for employees, as well as about a dozen or so scattered site condos
purchased over the years and a few units built into some fire stations and one
home used by the Town Manager.

Demonstrated record of success: Marginal, only the one LIHTC Project has been
done, currently endorsing and supporting Town of Vail’s INDEED Program to buy
deed restrictions from existing or new home purchasers in the town. Money
comes from General Fund Reserve with no permanent source currently available.
Goal to add 1,000 restricted units by 2027, so far 153 done. The total number of
deed-restricted rental units in Vail to date is 729, the majority of which were
developed over the years as part of the zoning ordinance, which allows
additional Gross Residential Floor Area over prescribed limits when restricted
units were added.

3. Zoning/Codes:
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Inclusionary Zoning for Residential Development (10% of GRFA), & Commercial Linkage (20% of
employees generated based upon Nexus Study Rates or alt. evidence). Only Density Bonus is the
one mentioned above for Adding Deed-Restricted Units to residential properties, giving
additional GRFA granting minimal site coverage % increase. Vail has a "Mitigation Bank" for
workforce housing built in anticipation of fulfilling commercial or residential IZ requirements for
future development. Vail accepts a variety of methods Employee Housing Units (EHU) to
mitigate the I1Z requirement in the following order:

1. On Site Units

2. Conveyance of Vacant Property On-Site

3. Off Site Units

4. Payment of Fees in Lieu

5. Conveyance of Vacant Property Off-Site

4. Finance:

N/A No Direct Impact fees or tax revenues set-aside. Only source is General Fund direct
allocations (or from Reserves) at discretion of Town Council. They accessed LITHC for one
project.
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Appendix C. Community Recommendations

Family and Community Resource Management - My ‘Ohana

Prepare Learn
to About
Qualify Projects

MY ‘OHANA Current System. Low pay rates, mounting debt, and limited savings make it
(4 nearly impossible for our local families to financially qualify for a rental or
m ® 0 mortgage financing in the current affordable housing system. The system is

° complicated, hard to navigate, and we often learn about affordable home

opportunities too late in the process to have adequate time to qualify for rental
housing or for-sale homes when they become available. Even with the
appropriate tools and knowing about affordable housing projects early on, we
have to recognize our most vulnerable residents, who are extremely low-income
(below 30% AMI), deserve opportunities for an affordable home and that this
will likely be achieved with creative, community-based solutions.

Hawai‘i residents report the lowest average annual pay rates in the United States at $43,019%, while
Maui County residents pay median monthly rents of $2,2482. Those of us who are houseless are facing
median monthly rents nearly 4 times what is affordable for us. The homes being produced through the
current system do not meet the needs of our lowest income, most vulnerable populations, including our
kupuna, houseless residents, and persons with disabilities.

Living in this economic environment, we often rely on credit cards and loans to make ends meet. The
average Hawai‘i resident holds $68,656 in total debt with the average non-homeowner Hawai‘i resident
without a student loan and a student loan paying $1,478 and $1,570 in monthly debt, respectively3.

Unfortunately, our reliance on debt to cover living expenses often leads to poor credit and high debt-to-
income ratios which further reduce our chances to financially qualify for affordable rentals or mortgage
financing under the current affordable housing system.

As affordable housing opportunities are made available for our local families, we are often unaware of
projects with enough amount time to use our very limited incomes to improve our credit, reduce debt,
and build savings to qualify when the homes are ready for move-in. If we do not know what affordable
housing projects are becoming available, we are unable to know the income and credit rules required to
get into affordable homes built by those projects.

Analysis. Maui County’s current affordable housing system has limited capacity and few tools available
to help our local renters and homebuyers to financially qualify for rental housing and mortgage
financing, learn about affordable housing projects, and pursue creative housing solutions for extremely
low-income residents (below 30% AMI).

1 Prosperity Now, 2020
2 Hawai‘i Housing Planning Study, 2019
3 Hawai‘i Department of Business, Economic Development, and Tourism, 2019
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The Department of Housing and Human Concerns (DHHC) does not currently have staff capacity to help
local renters and homebuyers become financially qualified for affordable homes, learn about projects,
or pursue creative housing solutions for extremely low-income residents.

HUD certified housing counseling agencies offer services focused on increasing the financial capacity of
Maui County residents to rent or own homes.

Other counties in Hawai‘i have funded or administer programs that assist their renters and homebuyers
financially qualify for affordable homes that could be modeled in Maui County.

Community engagement for affordable housing projects is the responsibility of developers. Some have
been successful at engaging community early in the process, while others have not.

Maui County has completed the University of Hawai‘i dorm project as an example of a county-led
creative housing solutions that addresses the needs houseless residents below 30% AMI. Other
community-led approaches have proven successful in other counties, at lower cost per unit, and funded
entirely with private donations. These community-led projects have benefitted from the Governor’s
emergency proclamation and assistance from the counties with permitting and infrastructure. To
remain affordable for extremely low-income households, these projects cannot carry any debt. Aloha
Ranch is an example of a potential creative solution to addressing the housing needs of our extremely
low-income residents that could be pursued and supported by the county.

The county’s fiscal year 2022 budget has allocated funding for DHHC to contract for HUD housing
counseling services and support the county’s pilot and demonstration project fund.

Conclusion. There exist promising models in other Counties and within Maui County that are successful
at assisting renters and homebuyers navigate the affordable housing system and become financially
qualified for rental housing or mortgage financing.

DHHC will begin to support HUD housing counseling with dedicated funding for budget year 2021-22.
With county funding, HUD housing counseling agencies could establish Affordable Renter and First-Time
Homebuyer Programs that:

1. Provide education and counseling to assist local renters and homebuyers in financially
qualifying for affordable rentals and mortgage financing;

2. Maintain lists of prequalified renters and homebuyers who meet a Qualified Resident
requirement to access grants and loans through the Affordable Housing Fund to afford upfront
housing costs and/or reduce home prices so they are affordable, and;

3. Partner with developers to increase community engagement and awareness of affordable
housing opportunities as well as support community-led housing solutions for extremely low-
income populations.

HUD housing counseling agencies should partner with the county and Treasury certified CDFls to provide
prequalified renters and homebuyers access to grants, individual development accounts, and loans that
address the barriers to obtaining affordable housing. The following are recommended program services,
products, and elements that should based on promising practices in other Counties:
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First-Time Homebuyer Program

HUD workshops and counseling to learn the homebuying process, protect homebuyer rights, create
household budgets, review credit, and establish action plans to increase income and savings, reduce
expenses and debt, improve credit, and qualify for affordable mortgage financing

Grants and individual development accounts to provide up to $25,000 in assistance for down
payment and closing costs

Deferred payment mortgages administered by Treasury certified CDFIs up to $150,000 ($200,000 for
residents in Lanai, Molokai, Hana) to buy down the sales price of homes

Limit grants, individual development accounts, and deferred payment mortgages to prequalified
homebuyers, at or below 100% AMI, who can demonstrate 3 years of residency and workforce or
public benefit history with copies of State tax returns and W2s or public benefits statements
Referrals and assistance applying to affordable mortgage financing programs including Federal
mortgage programs with down payment requirements as low as 0% to 3%

Partner with developers to serve their waitlist homebuyers

Maintain a list of homebuyers who have obtained a mortgage prequalification

Partner with DHHC and developers to inform prequalified homebuyers of upcoming affordable
housing projects

Affordable Renter Program

HUD workshops and counseling to learn the rental process, protect tenant rights, create household
budgets, review credit, and establish action plans to increase income and savings, reduce expenses
and debt, improve credit, and qualify for affordable rentals

Grants and individual development accounts administered by Treasury certified CDFls to provide up
to $4,000 for first month’s rent and deposit

Loans administered by Treasury certified CDFls up to $5,000 for first month’s rent and deposit
Limit grants, individual development accounts, and loans to prequalified renters, at or below 100%
AMI, who can demonstrate 3 years of residency and workforce or public benefit history with copies
of State tax returns and W2s or public benefits statements

Partner with developers to serve their waitlist renters

Maintain a list of renters who income and credit qualify for affordable housing projects

Partner with DHHC and developers to inform prequalified renters of upcoming affordable housing
projects

DHHC will begin to support pilot and demonstration projects with dedicated funding for budget year
2021-22. Funding should be increased to meet demand for housing among our extremely low-income
residents who have few options available to them in the current affordable housing system. County
funding should be prioritized for community-led solutions that meet the housing needs of houseless
persons at or below 30% AMI. Dedication or donation of land and assistance with permitting and
infrastructure are additional ways the county could support these projects in moving forward in the next
five years.

Recommendations. The following community recommendations will update the current affordable
housing system so it can better assist our local renters and homebuyers in becoming financially qualified
for rental housing and mortgage financing, improve community engagement and public awareness of
projects, and support cost-effective, community-led options for housing our most vulnerable, extremely
low-income residents below 30% AMI.
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Recommendation 1. Establish Affordable Renter and Homebuyer Programs that provide HUD housing
counseling and maintain lists of prequalified county residents who can access grants, individual
development accounts, and loans to obtain affordable homes.

Recommended Actions

1.

Affordable Housing Coordinator develops contracts for HUD housing counseling agencies to
administer Affordable Renter and First-Time Homebuyer Programs.

DHHC executes contracts with HUD certified housing counseling agencies to administer the
Affordable Renter and Homebuyer Programs and deliver services to Qualified Residents.

Recommendation 2. Invest in creative solutions to house extremely low-income households with a
particular focus on kupuna, houseless residents, and persons with disabilities.

Recommended Actions

1.

County Council increases its 2021-22 budget allocation to the Pilot and Demonstration Project Fund
from $1 million to $6 million and requires priority for projects supported that serve households at or
below 30% AMI with a particular focus on kupuna, houseless residents, and persons with disabilities.
Affordable Housing Coordinator issues requests for proposal for a nonprofit to develop a pilot or
demonstration project.

Community Oversight Board, with support from DHHC, reviews proposals and awards funds to
support pilot or demonstration projects.

Recommendation 3. Increase community awareness of affordable housing projects before, during,
and after the entitlement process.

Recommended Actions

1.

Affordable Housing Coordinator includes in contract with HUD housing counseling agencies a
requirement to conduct outreach to prequalified renter and homebuyer lists of upcoming affordable
housing projects as a condition of administering the County’s Affordable Renter and Homebuyer
Programs.

DHHC, HUD housing counseling agencies, and developers work together to increase community
awareness of upcoming affordable housing projects for renters and homebuyers on prequalified and
developer waitlists.

Recommendations Issue Addressed Responsible Parties
County | Council | Community
1. Establish Affordable Reduce local families’ financial
Renter and Homebuyer barriers to income and credit qualify X X
Programs for rentals and mortgage financing
2. Invest in Creative Increase affordable options for ELI
Solutions households including kupuna, X X X
houseless residents, and persons
with disabilities
3. Increase Community Build public awareness of affordable
Awareness of Affordable homes before they are available X X
Housing Projects
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Family and Community Resource Management — My Community

Preserve

Resources

MY COMMUNITY Current System. Our current affordable housing system and community serving
oo 00O infrastructure are outdated. Under the status quo, our community’s shared
goals of funding off-site infrastructure, creating affordable homes, and ensuring
public health and preservation of cultural and environmental resources
unnecessarily become competing priorities.

There is broad agreement across our communities that we must protect our
public health and identify and preserve cultural and environmental resources as we create affordable
homes in our local communities. Due to the extensive nature of our health, cultural, and environmental
resources on Maui, Molokai, and Lanai, housing developments must complete impact assessments to
protect, identify and preserve these valuable resources. These assessments can be cost prohibitive,
especially for affordable housing developers, as they increase dedicated staff and contractor time to
projects before they get approved.

Due to our outdated water, sewer, and road systems, nearly every affordable housing developer must
pay for improvements to this community serving infrastructure before homes can be built. Regional
infrastructure needs, including road improvements, water and wastewater treatment facilities, and
transmission lines are needed in Central, South, and West Maui as well as in other priority development
areas across the County. Under our current system, developers bring projects to the county for review
and are required to pay for improvements to water, sewer, and roads upfront as a condition of building
affordable homes. However, the costs of community serving infrastructure has become so high that
they now stand as the primary barrier to developing affordable homes in our local communities.

Analysis. Maui County’s current affordable housing system lacks the funding necessary to conduct
critically important resource assessments and community serving infrastructure — both of which are
needed for building affordable homes.

The county does not have the capacity to proactively coordinate community engagement activities
which may result in proposed projects that have significant community opposition and lack community
awareness. However, the county has expertise internally, or through third-party contractors, to conduct
infrastructure and resource assessments for affordable housing projects and communities that could
reduce projects timelines, ensure identification and preservation of valuable community resources, and
decrease the cost of homes on our local families. The county has funded a health impact assessment as
a tool that can help communities, decision makers, and practitioners make choices that improve public
health through a community-led design process.

Community development nonprofits, education institutions, housing professionals, businesses, and
unions have partnered to establish training and certification programs that provide a pathway for
apprentices to gain expertise and entry-level jobs in the housing sector. Housing industry professionals
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have offered and provided their expertise to the County in conducting third-party health, cultural, and
environmental impact assessments for developments.

Conclusion. There are Tier 1 and Tier 2 priority projects that could add to our affordable housing stock
in the next five years if the county planned improvements to off-site infrastructure within those
communities. The county needs to invest in off-site infrastructure in our local communities where Tier 1
and Tier 2 priority projects have been identified.

To ensure sound investment of Affordable Housing Fund resources, appropriate County departments, or
their contractors, will need to conduct infrastructure assessments as part of their planning process.

County Affordable Housing Fund resources can be used for infrastructure work. The county’s
investment in water, sewer, and road infrastructure in our local communities, where priority projects
have been identified, would not only reduce overall monthly rents and home prices for our local people,
but also position the county to align its resources with federal, state, and private investments and
engage in partnerships with nonprofit developers to further target affordability of homes for local
residents at or below 50% AMI and between 61-100% AMI — the two income ranges where the need for
housing is the greatest.

There is a strong willingness and interest in community for cross-sector partnerships that could reduce
development timelines, specifically for affordable housing projects on county-owned land, while at the
same time ensure identification and preservation of valuable health, cultural, and environmental
resource through comprehensive assessments. The county would benefit from an expanded uses of
Affordable Housing Fund monies to invest in planning and resource assessments for county-owned lands
so those costs can be absorbed rather than passed on to affordable housing developers and our local
families once the development is completed.

Recommendations. The following community recommendations will update the current affordable
housing system so the county can take the lead on conducting resource and infrastructure assessments
for priority Tier 1 and Tier 2 projects, contract community development nonprofits to develop county-
owned lands and community serving infrastructure, and partner with multi-sector stakeholders to
increase capacity in the affordable housing planning process.

Recommendation 4. Expand Affordable Housing Fund eligible uses for cultural, environmental, and
health impact assessments for county-owned lands.

Recommended Actions

1. Council expands eligible uses of the Affordable Housing Fund to include cultural, environmental, and
health impact assessments for county-owned lands.

2. Affordable Housing Coordinator works collaboratively with DHHC and the Departments of Water,
Environmental Services, Planning, Public Works, and Management Services to review Tier 1 and Tier
2 projects identified in the plan that are county-owned or other properties that could be acquired by
the county.

3. Affordable Housing Coordinator issues requests for proposal for a community development
nonprofit to develop affordable housing projects on county-owned land by using Affordable Housing
Fund monies to pay for needed health, cultural, and environmental impact assessments.
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Recommendation 5. Partner with educational institutions, nonprofits, businesses, housing
professionals, and unions to establish or expand professional certification trainings in health, cultural,
and environmental impact assessments, cultural site monitoring, and other professional opportunities
to support affordable housing project planning.

Recommended Actions

Mayor, with support from the Affordable Housing Coordinator, convenes community partners
representing educational institutions, nonprofits, businesses, housing professionals, and unions to

Community partners align existing resources to develop training and certification programs focusing
on health, cultural, and environmental impact assessments, cultural site monitoring, and

Mayor announces affordable housing certification and training initiative in partnership with

1.
identify training and certification program opportunities.
2.
opportunities to support affordable housing project planning.
3.
community partners.
4,

Community partners deliver certification and training programs to assist local residents in
participating in affordable housing planning processes.

Recommendation 6. Conduct comprehensive infrastructure assessments for priority project areas to
inform and align investments in community serving infrastructure according to the Affordable Housing
Plan goals and targets.

Recommended Actions

1. Affordable Housing Coordinator works collaboratively with DHHC and the Departments of Water,
Environmental Services, Planning, Public Works, and Management Services to identify priority Tier 1
and Tier 2 projects in the plan that need off-site infrastructure.

2. Affordable Housing Coordinator works collaboratively with DHHC and the Departments of Water,
Environmental Services, Planning, Public Works, and Management Services to conduct infrastructure
assessments in the identified priority project areas for determining actual costs and needs.

3. Affordable Housing Coordinator issues requests for proposal for a community development (CD)
nonprofit to develop county-owned lands, including to identify public and private resources that can
be aligned to pay for the infrastructure costs in order to remove as impediments to development.

Recommendations Issue Addressed Responsible Parties
County | Council CD
Nonprofit

4. Expand Affordable Reduce costs and timelines for
Housing Fund Eligible Uses | affordable housing development; X X

Identify and preserve health,

cultural, and environmental

resources
5. Partner to Establish Reduce costs of resource
Training and Certification assessments; Build cross-sector X X
Programs relationships to support affordable

housing
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6. Conduct Comprehensive
Infrastructure
Assessments

Increase infrastructure capacity for
affordable homes; Increase access
to new and existing resources
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Make Home Possible — My ‘Ohana

Prepare Learn Pay Qualify for
to About Upfront a Mortgage

Qualify Projects Costs or Rental

MY ‘OHANA Current System. High upfront costs of first month’s rent and deposit or down
[ payment and closing costs make it nearly impossible for our local families to
m o0 secure an affordable home today. Our current affordable housing system is
PY inefficient at aligning opportunities that reduce these upfront housing costs

either through grants, loans, or affordable mortgage financing.

Even when home seems possible for us, there are sales price guidelines that do
not conform to mainstream mortgage standards which leaves our local homebuyers unable to use
affordable mortgage financing to purchase a home. A lack of enforcement of fair housing and fair
lending laws further complicates the process for our local families as they are steered toward mortgage
lenders that are either not affordable or have financial requirements that do not match our incomes.

The county imposes sales price guidelines that do not conform to mainstream mortgage programs and
have created separate sales guidelines for Hana, Molokai, and Lanai homebuyers which limit their
maximum income amount by nearly 50%. Similarly, rent guidelines for these areas is also limited as
compared to all other Maui County districts which can make it hard for nonprofit affordable housing
developers to make their projects financially feasible.

