
What is “affordable” housing
Housing costs (either owned or rented) that is no more than 30% of a 

household’s income.

Who is eligible?
An individual or a household (based upon the number of occupants) within 

defined income ranges that are percentages of the Area Median Income (“AMI”).

Income from all adult members within a household is included.  



Available Subsidy Programs
Anything lower than 60% of area median income are eligible to receive 

subsidies. 

Any project that caters to the 80% of AMI to 140% of AMI are usually private 
projects that do not receive direct public subsidies. 

Most cities, States, as well as planning groups refer to workforce housing as 
housing for “essential workers.”  In Honolulu and Maui this group should 

include those within 60% of AMI - 140% of AMI.

Workforce Housing is for Essential Workers



Maui County Housing Ladder

Should be deed restricted in perpetuity but currently 
only for 30-60 years because of direct subsidies

Should be deed restricted for a period of time because 
it does not receive direct subsidies (10-30 years)



Past and Current Production of Units Based on Subsidy

150-225 units per year across all 
islands with federal tax credits and 
state grants and loans

With the current tax reform bill 
passed corporate tax rates went 
from 35% to 21% which lowers the 
value of the low-income housing 
tax credit which means less money 
flowing into these projects. This will 
yield an even lower rate of 
production per year in Hawaii

No direct subsidies



What does our essential workforce do and what can 
they afford?



One Wage Earner Household on Maui
Only 1 out of 33 Bureau of Labor Statistic (BLS) job categories earn more than 120% of the area 

median income

1 out of 33 
BLS 

categories 
make more 
than 120% 

of AMI



Two Wage Earner Household on Maui
Only 2 out of 33 Bureau of Labor Statistic (BLS) job categories earn more than 120% of the area 

median income

1 out of 33 
BLS 

categories 
make more 
than 120% 

of AMI



The Reality of a Household on Maui

An Elementary school teacher who is in the median income strata with one child 
and has a spouse who is perhaps a Bank Teller will have a combined income of 

103% of AMI. 

A Firefighter with same the household size would also be 103% of AMI, where 
as a Policeman would be 102%. 

In our community, it is increasingly a reality that there are single-person 
households as well. For a single person household, a Teacher is 88% of AMI 

and Firefighter is at 81% of AMI and a Policeman is at 97% of AMI. 



Occupations that Make Up the Essential Workforce 
(80%-140%AMI)

The resulting list is made up of occupations averaging from $17,935 to $113,579 (lowest strata to the highest).  
Workforce Occupations

Substance Abuse and Behavioral Disorder Counselors Educational, Guidance, School, and Vocational Counselors Marriage and Family Therapists

Mental Health Counselors Rehabilitation Counselors Rehabilitation Counselors

Child, Family, and School Social Workers Healthcare Social Workers Mental Health and Substance Abuse Social Workers

Social Workers, All Other Health Educators Probation Officers and Correctional Treatment Specialists

Social and Human Service Assistants Community Health Workers Community and Social Service Specialists, All Other

Clergy Directors, Religious Activities and Education Preschool Teachers, Except Special Education

Kindergarten Teachers, Except Special Education Elementary School Teachers, Except Special Education Middle School Teachers, Except Special and Career/Technical Education

Secondary School Teachers, Except Special and Career/Technical Education Special Education Teachers, Preschool Special Education Teachers, Kindergarten and Elementary School

Special Education Teachers, All Other Adult Basic and Secondary Education and Literacy Teachers and Instructor Self-Enrichment Education Teachers

Substitute Teachers Teachers and Instructors, All Other, Except Substitute Teachers Library Technicians

Instructional Coordinators Teacher Assistants Preschool Teachers, Except Special Education

Kindergarten Teachers, Except Special Education Elementary School Teachers, Except Special Education Middle School Teachers, Except Special and Career/Technical Education

Secondary School Teachers, Except Special and Career/Technical Education Special Education Teachers, Preschool Special Education Teachers, Kindergarten and Elementary School

Special Education Teachers, All Other Adult Basic and Secondary Education and Literacy Teachers and Instructor Self-Enrichment Education Teachers

Substitute Teachers Teachers and Instructors, All Other, Except Substitute Teachers Library Technicians

Instructional Coordinators Teacher Assistants Physical Therapist Assistants
Physical Therapist Aides Massage Therapists Dental Assistants

Medical Assistants Medical Equipment Preparers Medical Transcriptionists

Phlebotomists Healthcare Support Workers, All Other First-Line Supervisors of Fire Fighting and Prevention Workers

First-Line Supervisors of Protective Service Workers, All Other Correctional Officers and Jailers Fish and Game Wardens

Police and Sheriff's Patrol Officers Private Detectives and Investigators Security Guards

Lifeguards, Ski Patrol, and Other Recreational Protective Service Workers Transportation Security Screeners Postal Service Clerks



Subsidies Required to Ensure Housing is Affordable in Maui



Subsidies Required to Ensure Housing is Affordable in Maui



Subsidies Required to Ensure Housing is Affordable in Maui



Subsidies Required to Ensure Housing is Affordable in Honolulu



Subsidies Required to Ensure Housing is Affordable in Honolulu



Subsidies Required to Ensure Housing is Affordable in Honolulu



What can a workforce worker “afford” to buy?

The short and simple: not much.  In Maui County $223,000 to $450,000. 

An effective policy needs to account for relationship of the number jobs 
within each area median income bracket.  

Most wage earners within these income strata are not near the upper 
bounds of the range.  

Thus, affordable housing policies need to address each income category 
with a separate set of solutions. 



A Healthy Supply of Both Fee Simple Homes and Rental Units

Fee simple homes are primarily for families. Only families can take out a 
loan for a home. 

Rentals are also necessary to solve the housing crisis because they can 
cater to both families and can house groups of un-related individuals in 

one unit. 

We often see lower income single residents living together as roommates 
because their combined income can afford a housing unit whereas fee 

simple homeownership would be out of their reach.



A Workforce Unit at 80-140%AMI Rents Can Serve Lower-Income 
Groups Between 10%-80%AMI

Roommate 1 40%AMI
Roommate 2 40%AMI
Roommate 3 40%AMI

120%AMI Household

Roommate 1 60%AMI
Roommate 2 60%AMI

120%AMI Household

Roommate 1 30%AMI
Roommate 2 80%AMI

110%AMI Household

Roommate 1 60%AMI
Roommate 2 40%AMI
Roommate 3 40%AMI

140%AMI Household

Roommate 1 50%AMI
Roommate 2 50%AMI
Roommate 3 40%AMI

140%AMI Household

Roommate 1 30%AMI
Roommate 2 30%AMI
Roommate 3 30%AMI
Roommate 4 30%AMI

120%AMI Household

Roommate 1 20%AMI
Roommate 2 60%AMI

80%AMI Household

On Maui 45% of the 
rental population are 

single

On Oahu 40% of the 
rental population are 

single

A large segment of our 
homeless are single-

adults



Maui County - A Workforce Unit at 80-140%AMI Rents Can Serve 
Lower-Income Groups Between 10%-80%AMI

AMI Rent Per Person Per Number of Occupants or Rent Per Roommate for Maui County

Average 1 person 2 roommates 3 roommates 4 roommates 5 roommates 6 roommates 7 roommates 8 roommates

80% of Median 
Income

$1,205 $689 $517 $431 $372 $333 $305 $284

100% of Median 
Income

$1,507 $861 $646 $538 $465 $416 $381 $355

110% of Median 
Income

$1,657 $947 $710 $592 $511 $458 $419 $391

120% of Median 
Income

$1,808 $1,033 $775 $646 $558 $499 $458 $426

130% of Median 
Income

$1,959 $1,119 $839 $700 $604 $541 $496 $462

140% of Median 
Income

$2,109 $1,205 $904 $753 $651 $583 $534 $497

150% of Median 
Income

$2,260 $1,292 $969 $807 $697 $624 $572 $533

160% of Median 
Income

$2,411 $1,378 $1,033 $861 $744 $666 $610 $568



Affordable Rent Guidelines for Maui County
(By Unit Size & Percentages of Median Family Income)



Honolulu County - A Workforce Unit at 80-140%AMI Rents Can Serve 
Lower-Income Groups Between 10%-80%AMI

AMI Rent Per Person Per Number of Occupants or Rent Per Roommate for Honolulu County

Average 1 person 2 roommates 3 roommates 4 roommates 5 roommates 6 roommates 7 roommates 8 roommates

80% of Median 
Income

$1,464 $837 $628 $523 $452 $404 $371 $345

100% of Median 
Income

$1,831 $1,046 $785 $654 $565 $506 $463 $431

110% of Median 
Income

$2,014 $1,151 $863 $719 $621 $556 $510 $475

120% of Median 
Income

$2,197 $1,255 $941 $785 $678 $607 $556 $518

130% of Median 
Income

$2,380 $1,360 $1,020 $850 $734 $657 $602 $561

140% of Median 
Income

$2,563 $1,464 $1,098 $915 $791 $708 $649 $604

150% of Median 
Income

$2,746 $1,569 $1,177 $981 $847 $758 $695 $647

160% of Median 
Income

$2,929 $1,674 $1,255 $1,046 $904 $809 $741 $690



Affordable Rent Guidelines for Honolulu County
(By Unit Size & Percentages of Median Family Income)



Subsidies Required to do Workforce Housing Compared to Low-
income Housing Tax Credits

If the State subsidized workforce housing the market would become overbuilt and rents 
would drop overall benefiting lower income residents the most.

Subsidy to Build 10,000 units
Maui County Honolulu County

Low-income Housing Tax Credit Project 
(<80%AMI)

$2.6B $2.3B

Workforce Housing Project (80-140%AMI) $980M $320M
% of single households as renters 45% 40%
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