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Housing
GOAL H-1:
Encourage Development of a
Wide Range of Housing Types
in Proximity to Transit.

GOAL H-2:
Expand the Availability of
Quality Affordable Housing for
PUC Residents.

Policy H-1.1: Enable or incentivize
residential infill development in transitaccessible planned growth areas.

Policy H-2.1: Expand the supply of
income-restricted affordable housing
through requirements, incentives and
public-private partnerships.

Policy H-1.2: Refine the desired
residential land use mix in TOD and key
focus areas.
Policy H-1.3: Encourage a greater
variety of housing types, including
low or middle-density multi-family
housing, ADUs and ‘ohana units, midrise apartment buildings, and shared
housing models.

Policy H-2.2: Produce new incomerestricted units through public sector
development and non-profit partnerships.
Policy H-2.3: Preserve affordable
housing options and improve conditions
by encouraging reinvestment and
redevelopment of aging multi-family
housing and investing in public
infrastructure.
Policy H-2.4: Expand homeless services
and supportive housing in the PUC.
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Key Outcomes

Setting the Stage

Quality housing options at affordable price points
is vitally important to the PUC's residents. However,
the availability of such housing remains a large unmet
need for many. Policies in this Chapter address that gap
by focusing heavily on increasing affordable housing
production, as well as forward-looking strategies to
reduce housing costs.

The PUC plays a critical role in housing for Hawai'i's
residents, accounting for about half of all housing on
O‘ahu, and nearly one-third of housing for the State.
It is the most populated region on the island and is an
important location to continue to focus future housing
growth that is in close proximity to public transportation,
jobs, schools, and services. The PUC has a diverse
population and it is home to more seniors and renters
as compared to other parts of O‘ahu. In addition, PUC
households tend to be smaller than islandwide averages,
and are somewhat less likely to include children (27
percent compared to 35 percent overall in 2015).

Plan policies promote a wide range of housing types
for various income levels, household sizes, and differing
needs. By enabling and incentivizing residential infill
development in mixed-use and transit-accessible areas,
and by encouraging a greater variety of housing forms,
residents will have increased choice when deciding
where to live. These choices should include low to
mid-density multifamily housing such as courtyard
apartments and townhomes; ADUs and 'ohana units;
expanded cohousing options, live-work housing, and
mid-rise apartments.
City affordable housing requirements, incentives that
spur the renovation of aging rental apartments, and
the unbundling of parking costs from residential units,
are all examples of policies that can help to increase
the production of housing that the PUC’s individual and
family households can afford.
Policies in this Chapter (and in the Placemaking,
Growth, Focus Areas, and Healthy Communities
chapters), highlight quality of life in existing residential
neighborhoods including support for more "agefriendly” and accessible housing options, and strategies
for sustainable builiding practices that improve safety
and resource efficiency.

Housing in the PUC covers a broad spectrum from
detached homes to dense highrise towers. About 40
percent of the PUC’s housing units consist of detached
homes, while roughly thirty percent are in buildings with
greater than fifty units. In addition, a high proportion
of O'ahu's income-restricted housing units, about twothirds, are located in the PUC.
Some neighborhoods have experienced a building
boom in recent years primarily consisting of high-rise
residential buildings in Kakaʻako and Ala Moana that
often include ground-level commercial uses. Significant
potential for additional new housing growth exists
within the PUC, especially with continued infill and
redevelopment of Transit-Oriented Development (TOD)
neighborhoods along the rail corridor. However, high
construction costs and lack of infrastructure continue to
present challenges for residential development outside
of all but the strongest market locations, and selling
prices for new developments have typically been high.
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The Affordability Gap

Honolulu continues to experience a serious shortfall of housing that is affordable to large numbers of residents.
Housing affordability has consistently been among the top concerns in the ongoing engagement efforts for this
Plan, and in related efforts for the TOD Neighborhood Plans. "Affordable housing" often requires subsidies,
incentives, and other public sector strategies to be acheived in a high-priced housing market such as Honolulu.
Therefore, policies in the PUC DP place special focus on acheiving affordable housing production and building
upon current strategies employed at the City, other public sector, and private/public partnership level.

Current Efforts
The City and State continue to seek solutions to the challenge of housing affordability and have instituted
various policies and programs including:
• The City’s Affordable Housing Requirement that applies to all new for-sale housing developments of 10 or
more units and provides a percentage of income-restricted units;
• Section 201H regulations that offer expedited processing and a variety of exemptions from fees and other City
and State requirements to projects that provide affordable units;
• The City's Affordable Housing Fund provides funding to developers or rental housing targeting households at or
below 60 percent Area Median Income (AMI) for at least 60 years (Res. 21-192);
• Efforts to expand and increase the number of ‘ohana Units and Accessory Dwelling Units (ADUs);
• Incentives and grants to encourage small lot development/ redevelopment of rental housing with modified
requirements, targeting households with incomes at or below 100 percent AMI;
• Offering City-owned properties at reduced cost for affordable housing projects;
• Efforts to align infrastructure to increase in-town, transit accessible housing in mixed-use areas;
• The City administers federal funds for rental assistance to lower income families, various loan programs for incomequalified applicants, and development/rehabilitation of affordable and special needs housing;
• The State-run Hawai'i Community Development Authority's (HCDA) Reserved Housing Requirement in Kaka‛ako
that requires new residential projects to provide a share of affordable units;
• COVID-19 Response: The City's Rental & Utilitiy Relief Program uses federal CARES Act dollars to provide aid
to households in financial distress as a direct result of the pandemic for up to twelve months. This temporary
program has the additional benefit of helping to stabilize property owners who have lost income to nonpayment.
While these combined efforts are helping to move the needle on housing affordability and stability, new
approaches are continually needed.
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Related Policies

Policy GD-3.1: Allow gradual addition of
house-form multiunit dwellings and small
apartment buildings near lower-intensity
commercial corridors.
Policy GD-2.2: Promote moderate-scaled
residential infill while preserving affordability
in mixed-density neighborhoods.
Policy PPOS-1.3: Seek opportunities to
create new parks in high-density and
growing areas of the PUC.
Policy MC-1.2: Continually improve the
efficiency and connectivity of public transit in
PUC neighborhoods.
Policy HC-1.4: Expand access to healthy
foods from local growers and expand the
community gardens program.
Policy HC-2.1: Encourage housing designed
with kūpuna in mind, and in a variety of
household sizes.
Policy HC-2.2: Design parks and open
space to provide increased physical activity
for all ages.
Policy SLR 2.1: Plan for priority growth areas
outside of the 3.2’ SLR-XA and 6’ SLR, and
vet proposed solutions for highly impacted
areas with the community.
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The Policies in this Chapter are intended to enable a shared vision for the
PUC that provides quality housing that is affordable to households across
income levels and available in a variety of building types and configurations
to meet diverse needs and preferences. These housing policies provide
forward-looking guidance to further increase the viability and consistency
of affordable housing production. A key component in achieving this vision
is improved access to frequent and effective public transportation for PUC
residents to easily conduct daily activities.

How Does the Plan Get Us There?
Leveraging greater development intensity (height and density) for more
affordable housing units and other community benefits.
In TOD areas, a framework has been established to allow development projects
to obtain density and height bonuses in exchange for "commensurate"
community benefits that may include additional affordable housing units.
This Plan calls for simplifying and standardizing the community benefits
determination processes. To further guide developers, specific affordable
housing targets should be set for TOD neighborhoods, as well as standards
to offer additional incentives for producing income-restricted rental housing
in other areas, a particular need in the PUC where a high proportion of
residents are renters.
Investing in infrastructure and improving coordination between agencies.
PUC DP policies encourage the development of new funding sources,
financing tools, and partnerships that result in improved coordination
between County and State agencies on major, large-scale TOD station
area infill, and between county agencies on new construction and master
planning. Significantly, adapting to the impacts of climate change will prompt
shifts in planning for infrastructure resilience and long-term growth areas
in an increasingly coordinated fashion between infrastructure agencies, and
within the community planning context. Location of affordable housing and
directed growth areas should be part of this conversation.

Incentivizing residential infill development in the PUC, especially in
mixed-use, transit-accessible areas.
Policies promote gentle densification (two to four-plex units) and up to
middle-density apartment housing adjacent to many existing commercial
corridors, as appropriate. Additionally, a call to focus more resources
on the renovation of older low-rise apartment buildings into modern
four or six story buildings, will also gradually add housing into existing
neighborhoods in suitable locations and without overwhelming existing
character and context. Transit accessiblity and active transportation
networks that are integrated into neighborhoods enable more compact
development that can, in turn, reduce the prevalence of urban sprawl.
Promoting innovative housing types to meet the needs of all PUC
residents.
Housing in the PUC should provide adequately diverse options to meet
the basic needs of the area's residents. This includes offering housing
in various unit sizes to accommodate a variety of household and family
sizes, increasing accessible and "age-friendly" housing types with a focus
on Universal Design principles that support all ages and abilities, and
expanding opportunities for more specialized housing types such as livework housing, cohousing developments, and supportive housing.
Creating more income-restricted affordable housing.
Over the long-term, units with extended or permanent price restrictions
provide the greatest affordability to PUC residents. In 2018, the City
established a new Affordable Housing Requirement and this Plan calls
for evaluating its effectiveness over time, monitoring current efforts and
amending as necessary to maximize success. Some near-term actions
recommended in this Plan include extending the duration of affordability
restrictions, and initiating a housing trust fund. Other actions include
identifying and acquiring assets for affordable housing and streamlining
the 201H permitting process to reduce redundancies.
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Figure 4.1: Housing Development Areas
Framework

Associated Metrics & Indicators
H #1: Number of affordable units built (defined as
120% and below AMI)
2020 baseline: XXX units in the past 5 years
H #2: Number of ADUs Permitted
2020 baseline: XXX permitted in the past 5 years
H#3: Homeless Point in Time Count
2020 baseline:
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Goal H-1: Encourage Development of a Wide Range of Housing Types in Proximity to Transit.

Policy H-1.1: Enable or incentivize residential infill development in transit-accessible planned-growth areas.
Promoting residential development in transit-rich locations within the PUC can help reduce household
transportation costs and commuting times and that can have a major impact on affordability and quality
of life. The PUC can potentially accommodate a significant amount of future housing demand in locations
that are well-served by public transit such as around future rail stations, and along high frequency bus
corridors that offer convenient access to jobs, retail, services and other neighborhood amenities.

Priority Actions:

Timeline:

Coordinate Infrastructure Improvements with Planned
Growth Areas. Continue to coordinate between City and
State agencies to focus major infrastructure investments in
planned growth areas.
Seek New Infrastructure Funding Strategies. Explore new
funding sources, financing tools, and partnerships to help
deliver the sewer, water, and other infrastructure upgrades
necessary to enable new infill housing.

Timeline:

Illegal Short-term Rental Units Enforcement. Implement
a dedicated enforcement program to reduce the numbers
of illegal short term rental units that can negatively impact
existing neighborhoods and reduce numbers of units
available to full-time residents.

Timeline:

Partners:

• DPP
• DTS
• ENV
• DFM
• BWS
• HDOT
• HCDA

Partners:

• DPP
• DTS
• ENV
• DFM
• BFS

Partners:

• DPP

Other Actions:

• Implement permitting strategies that reduce barriers and encourage development on smaller sized lots.
• Proactively identify specific corridors/neighborhoods outside of the SLR-XA and the 6’ SLR for prioritizing
affordable housing, and developing incentives.
• Support the location of specialized housing types in transit-supported areas, including senior housing or
other cooperative housing types, live-work housing, and student housing.
Student housing near University Ave
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Goal H-1: Encourage Development of a Wide Range of Housing Types in Proximity to Transit.

Policy H-1.2: Refine the desired residential land use mix in TOD and key focus areas.
Major goals of Transit Oriented Development are to provide a lively mix of diverse housing and active street front
uses that are supported by well-planned transit and a high quality public realm. Meeting these multiple goals
together is important enough that the City provides discretionary review for TOD projects that can include height
and density bonuses for commensurate community benefits. For maximum effect and simplicity for developers,
it is important to provide clear standards and guidelines for acheiving a mix between different types of housing
units such as for-sale or rental units, market and affordable housing units, commercial space, and other product
types, including mixes within single projects and neighborhood targets. The TOD Neighborhood Plans include
these considerations and should be actively referenced during the community benefits determination process.

Priority Actions:

Timeline:

Partners:

Timeline:

Partners:

Housing Affordability through Community Benefits. While
Timeline:
recognizing differences between TOD neighborhoods, take action to
standardize specific thresholds of affordable housing in TOD areas
to guide the community benefits determination process to the
extent possible.

Partners:

Neighborhood Targets. Refine specific targets (minimums and/
or maximums) for TOD neighborhoods, by land use, and compare
the proposed mix of land uses in new developments. Refer to TOD
Neighborhood Plans that contain land use mix targets and locations.
Refined Development Expectations. Refine and clearly
communicate specific expectations for developers, including
“commensurate community benefits” for height and density
bonuses as part of the TOD permitting processes.

• DPP
• Community
Partners

Townhomes near a planned rail station in Kaka'ako

• DPP
• State Agencies
• Community
Partners

• DPP
• Community
Partners

TOD Incentive Zoning and Community Benefits
The City encourages delivery of income-restricted housing units through commensurate community benefits for TOD
projects in return for height and density bonuses. However, the provision of affordable housing is not the only way
that projects can attain these bonuses. Developers may also provide open space, bicycle and pedestrian facilities,
connectivity improvements, or other specific benefits. Robust community participation should be encouraged at
each stage of the project to ensure that commensurate benefits appropriate for the site location, are being achieved
when density bonuses are awarded.

Senior housing in Ala Moana
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Goal H-1: Encourage Development of a Wide Range of Housing Types in Proximity to Transit.

Policy H-1.3: Encourage a greater variety of housing types including low/mid-density multifamily
housing, expanded ADUs and ‘ohana units, mid-rise apartment buildings, and shared housing models.
A wider variety of housing types are needed to meet the needs of existing and future households in the
PUC. The City can employ a variety of strategies to encourage development that provides a greater range
of housing choices, including smaller-scale duplexes to fourplexes, courtyard housing, and townhomes
(i.e.,"missing middle" housing), and mid-rise apartment development. There is also potential to build on
ongoing efforts to expand ‘Ohana Units and single family Accessory Dwelling Units (ADUs). Separately,
transit- ready and walkable areas of the PUC, especially the TOD areas, present an opportunity to
encourage creative new housing models such as shared housing for seniors, housing with communal
elements (cohousing), or promising pilot projects for new construction or live-work uses.

Priority Actions:

Support “missing middle” housing. Allow duplexes to
fourplexes, courtyard apartments, townhomes, and small
apartments in certain low-density areas near commercial
centers and transit, and subject to infrastructure adequacy.
Consider expanding allowable residential density up to
fourplex in other areas, subject to infrastructure adequacy.
Address regulatory considerations such as dimensional lot/
site requirements, front and side setbacks, and parking
standards.
Property Owner Education and Assistance. Improve
technical assistance such as FAQs, checklists, and standard
permit templates to enable homeowners to develop
‘Ohana and ADU units.

Timeline:

Timeline:

Partners:

• DPP
• ENV
• BWS
• DFM
• DTS

Partners:

Mid-density housing in Waikīkī

Partners:
•

DPP

• DPP
• ENV
• DDC

Other Actions:
• Continue to identify areas where development of ‘Ohana Units and ADUs is constrained by sewer or
other infrastructure needs and develop capacity planning.
• Support location of a facility for manufacturing modular housing and ADUs in the PUC.
• Encourage pilot projects with shared/co-operative housing or other alternative co-housing models.
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A mixed-scale residential neighborhood in Mōʻiliʻili
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What is "Missing Middle" Housing?
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"Missing Middle" housing is defined as various types of multi-unit, house-scale building types intended to
be located in low-rise residential neighborhoods. Allowing for the development of Missing Middle Housing
building types such as triplexes, fourplexes, bungalow courts, multiplexes, townhouses, and live-work units
can help to gently densify neighborhoods where growth is planned and support neighborhood-scale mixed
uses. Missing Middle Housing building types achieve medium-density yields and provide housing options
between the scales of single-family homes and mid-rise apartments. They can offer diverse housing choices
in neighborhoods where single-family homes also exist. This type of housing does not disrupt the physical
character of low-rise neighborhoods, while offering an increment of greater density.
A common characteristic of Missing Middle Housing building types is their house-sized building footprints.
The largest of the Missing Middle types (6 to 12-plex) could have a typical main body width of about 50
to 60 ft., which is comparable to a large estate home. This makes these types ideal for urban infill, even
in older neighborhoods that were originally developed as single-family but could be designated to allow
slightly higher densities where considered feasible and desirable.
Because Missing Middle Housing building types are meant to fit more units on a lot without increasing
allowable building size, it is important to test zoning standards to ensure that elements such as minimum lot
size, maximum density, maximum lot coverage, and minimum parking standards for multi-unit buildings do
not present barriers to these building types where they are desirable. In the PUC, Missing Middle Housing
works best in walkable, "Near-Town" and "Town" Place Types (See Chapter 3 on Place Types), where lower
parking ratios are possible.

"Missing Middle" examples in Kapahulu, Punchbowl, and Mānoa (from top)
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Goal H-2: Expand the Availability of Quality Affordable Housing for PUC Residents.

Policy H-2.1: Expand the supply of income-restricted affordable housing through requirements,
incentives and public-private partnerships.
A critical strategy to address the need for quality affordable housing is to expand the delivery of new income
restricted units built by both the public and the private sector. The City has a number of recent regulations
designed to achieve this objective, including the Affordable Housing Requirement (AHR) and the use of
height and density bonuses in TOD areas. Moving forward, it will be important for the City to monitor the
effectiveness of the AHR and other regulations in delivering affordable housing, and to proactively consider
additional strategies to expand the number of income-restricted units in the PUC. These should include new
incentives, new funding sources and new partnerships. Compared to most other U.S. cities, the duration of
affordability restrictions in the City tend to be much shorter; over the longer run it may be advisable to extend
durations to maintain increases in the overall supply of income-restricted units.

Priority Actions:

Timeline:

Affordable Housing Requirement Monitoring and
Evaluation. Monitor number of units produced at
different income levels, location, and other affordability
characteristics. Evaluate effectiveness of the AHR at the
end of each 5-year period and revisit as necessary, including
quality and size of units.
Lengthened Affordability. Extend the minimum duration of
affordability restrictions for development projects subject
to AHR.

Partners:
• DPP

Civic Center area highrise including workforce units

Timeline:
Timeline:

Partners:
• DPP

Studio affordable housing development in a central PUC location

Other Actions:

• Implement additional incentives for building income-restricted rental housing (current incentives include
development fee reductions, density bonuses, tax abatements, and parking reductions).
• Evaluate a potential linkage fee for hotels, other commercial uses, and industrial uses that do not currently
contribute to affordable housing.
• Explore new or expanded funding for subsidizing income-restricted affordable housing, such as a potential
vacancy tax as proposed in the O'ahu Resilence Strategy, or a housing trust fund.
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Goal H-2: Expand the Availability of Quality Affordable Housing for PUC Residents.

Policy H-2.2: Produce new income-restricted housing through public sector development and nonprofit partnerships.
Providing housing at affordable prices and rents in the PUC can help to ease the housing cost burden for
residents and help to meet both current and future demand. While private development will contribute
meaningfully, public agencies and non-profit developers have always played a crucial role in producing quality
affordable housing. Ideally these are located in mixed-use, transit-served places to provide co-benefits such as
reducing household transportation costs and lessening commute times to jobs, services, and schools.

Priority Actions:

Timeline:

Coordinate with State Agencies to supply Affordable Housing
on Public Land or through Aquisition. Continue coordination
with HCDA and other State agencies to support development
of income-restricted affordable housing and improvement of
existing affordable housing on state land.
Centralize Housing-Related Functions among City Agencies.
Coordinate among City agencies to centralize housing-related
functions in one Department and define metrics to track city
progress

Timeline:

Partners:

• DPP
• OPSD
• HCDA
• HPHA
• Nonprofit
partners

Partners:

• DPP
• DCS
• DLM
• BFS

Other Actions:

• Expand and formalize non-profit partnerships to deliver income-restricted affordable housing on City
properties.
• Pursue opportunities to locate affordable housing on City-owned properties.
• Continue to adjust 201H permitting processes to streamline requirements for affordable housing
developers, including alignment of state and local requirements to reduce redundancies.

Affordable rental apartments in Hālawa
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Goal H-2: Expand the Availability of Quality Affordable Housing for PUC Residents.

Policy H-2.3: Preserve existing affordable housing options and improve conditions by encouraging
reinvestment/redevelopment of aging multi-family housing and investing in public infrastructure.
Much of the current rental housing in the PUC that is affordable to households with modest incomes is not incomerestricted affordable housing, but instead older residential units, including many walk-up apartments built in the 1950’s
to 1970’s. This “naturally occurring” or market-determined affordable housing, may be offered at affordable rents but
can also be in aging buildings that are in need of significant upgrades or replacement. It will be important to find ways
to encourage re-investment or redevelopment of these properties while simultaneously preserving affordable rental
options within the PUC for residents. Developing and monitoring the success of walk-up apartment redevelopment
incentives programs or policies, and developing other such incentives for reinvestment in aging properties, will be
important for ensuring the quality of the PUC’s affordable housing stock.

Priority Actions:

Timeline:

Monitoring and Evaluation. Monitor and evaluate program effectiveness
of new incentives, including number of units produced, location, size
of units, and affordability of units, as well as overall cost of grants,
exemptions, and fee waivers.
Non-Profit Partnerships for Rehabilitation. Partner with non-profit
developers to selectively acquire and substantially rehabilitate/redevelop
existing older housing stock into permanently income-restricted housing
through acquisition by a non-profit/resident co-op or incentivizing a new
deed restriction by the owner, and seek compliance with AHR.
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Partners:
• DPP
• BFS

A two story walk-up in the Punahou neighborhood

Timeline:

Partners:
• DPP
• DLM
• Nonprofit
developers

Policy Highlight:
An example of a pilot program created to
incentivize redevelopment of aging multifamily housing is Ordinance 19-8 (created by
passage of Bill 7 in 2019), that creates a timelimited window that allows some modified
development standards and other incentives for
rental apartment projects that provide units for
households with incomes at 100 percent of AMI.
It is envisioned that incentives such as these will
enable redevelopment and rehabilitation of
existing apartments into newer higher-quality
structures while keeping development costs
down.
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Goal H-2: Expand the Availability of Quality Affordable Housing for PUC Residents.

Policy H-2.4: Expand homeless services and supportive housing in the PUC.
Homelessness is a critical issue for the island, especially in the PUC. The City has been actively engaged in a
variety of ongoing efforts to address homelessness, including mobile navigation centers, pop-up shelters, and
efforts to expand access to temporary and permanent supportive housing. The City also coordinates with
other public and private entities as part of the Partners in Care organization. While economic distress and
housing affordability do factor into some causes of sheltered and unsheltered homelessness, it is important
to recognize that homelessness, including chronic homelessness, has many root causes and is a community
health issue as well as a housing issue. Therefore, supportive services are often an important component in
addressing homelessness and helping to keep individuals and families stably housed.

Priority Actions:

Promote development of temporary and permanent supportive
housing. Support the building of community-style housing with
multiple dwelling units with central shared dining and other
facilities such as the "Kauhale Initiative" supportive housing model
with access to services.
Prevent individuals and families from falling into homelessness
due to the economic impacts of the COVID-19 pandemic or other
shocks. A key strategy for State and City agencies will continue to
be coordinating gap services and targeting federal assistance for
those hardest hit by the pandemic recession or other economic
shocks, including rental assistance, utility assistance, help to small
businesses, and other similar efforts that help keep families in
their homes and from falling into homelessness.

Timeline:

Timeline:

Partners:

• DCS
• BFS
• HUD
• Non-profit
Partners
• State Agencies

"Kauhale" community supportive projects are being developed around O'ahu

Partners:

• DCS
• BFS
• HUD
• Non-profit
Partners
• State Agencies

New affordable rental housing and homeless supportive services under
construction in Iwilei
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