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AFFORDABLE WORKFORCE HOUSING 

STRATEGIC PLAN 
TOWN OF HILTON HEAD ISLAND, SOUTH CAROLINA 

Presentation to the Town Council’s Public Planning Committee 
September 13, 2018 



Project Team and Qualifications 
Lisa Sturtevant & Associates, LLC 

LSA is a Virginia-based, certified Woman Owned Small Business with a 
mission of working with local partners to increase understanding of 
housing and local economic development issues and to help build 
capacity to expand housing options. 

Clemson University Department of City Planning & Real 
Estate Development (CPRED) 

CPRED includes two professional degree programs which allow the 
department to engage in a full spectrum of land and community 
management, planning, and design studies. Faculty members are both 
highly-regarded researchers and practitioners. 
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Project Team 

Lisa Sturtevant, PhD 
LSA 

Project Manager 

Ryan Price 
LSA 

Senior Associate 

Jermaine Durham 
CPRED 

Research Assistant 

Elora Raymond, PhD 
CPRED 

Researcher/ 
Advisor 
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Project Team and Qualifications 
Proven capabilities in developing housing affordability 
analyses and market assessments. 

On-the-ground experience in developing and implementing 
local housing plans in diverse communities. 

Nationally-recognized expertise in best practices in state, 
local and regional housing policy and planning. 

Knowledge of the specific regulatory and policy 
environment in South Carolina. 

Commitment to extensive outreach and collaboration to 
ensure housing plans reflect the goals and principles of the 
community. 
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Project Experience 
Local Workforce and Affordable Housing Policy and Planning 
Housing Assessments and Plans Research 
Loudoun County, Virginia Urban Land Institute 

Fairfax County, Virginia National Association of Realtors 

James City County Virginia National Multifamily Housing Council 

Montgomery County, Maryland AARP 

Prince George’s County, Maryland Shimberg Center for Housing Studies 

Minneapolis-St. Paul region Federal Reserve Bank of Atlanta 

Indianapolis region 

Local Government Experience 
Arlington County, Virginia Department of Community Planning, Housing and Development 

City of Alexandria, Virginia Department of Planning and Zoning 

Housing Authority of Savannah, Georgia 
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Proposed Workplan 

Task 1 

Housing Needs & 

Market 

Assessment 

Task 2 

Best Practices 

Review & 

Analysis 

Task 3 

Local Capacity 

Assessment 

Task 4 

Strategy Toolkit 

& 

Implementation 

Framework 

Task 5 
Communication & Public Engagement Plan 
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Unique Challenges in Hilton Head 
Status as a resort and retirement community 

Concentration of leisure and hospitality workers 

Competition for workers from the broader region 

Physical land constraints 

Seasonal population flows 
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Building on Work Already 
Underway in Hilton Head 

What income groups should be 
targeted by affordable workforce 
housing strategies? 

Should strategies targeted current 
workers and/or prospective future 
workers? 

Should an affordable workforce 
housing plan be geographically 
targeted or island-wide? 

Should the emphasis be on 
homeownership, rent or both? 

What is the appropriate scale for new 
residential projects? Are certain types 
of housing off the table? 

How can the Town work with the 
broader region? 

How will a workforce housing strategy 
relate to transportation planning and 
investments? 

How can the Town leverage public-
private partnerships? 

Should Hilton Head establish a Housing 
Authority? 

How should the Town measure 
success? 
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Task 1.1 Review Beaufort County Housing Needs 
Assessment and Other Background Material 

What do we know about current levels 
of housing affordability? 

What have been recent trends in 
housing supply? 

Where are there current gaps between 
housing demand and supply? 

What does future housing demand look 
like? 

What else do we need to know to 
proactively plan for an appropriate 
housing stock? 

Lisa Sturtevant & Associates, LLC 

       
    

 

 

  

 

Beaufort County, South Carolina 
Housing Needs Assessment 

RNAl 

Prepared For: 

Beauton County Purchasing Department 
106 Industrial Village Road, Building #2 
Beaufort, SC 29906-4291 

Prepared By: 

Bowen National Research 
Author: Patrick M. Bowen, President 
155 E. Columbus Street, Ste. 220 
Pickerington, Ohio 43147 
(614) 833-9300 
patrickb@bowennational.com 

Effective Date 
April 6, 2018 
Revised: May 24, 2018 

Job Reference Number 
17-448 

www.bowennatio11al.con1 



Task 1.2 Analyze and Segment Hilton Head Island 
Employment by Industry, Occupation and Wage Category 

What are the industries, 
occupations, wages and 
household incomes of 
Hilton Head workers? 

Where do workers 
currently live? 

What do commuting 
patterns tell us about 
housing gaps? 

What does the town and 
the region’s economic 
structure means for the 
type of workers needed? 

Source: U.S. Census Bureau, OnTheMap, 2015 data Lisa Sturtevant & Associates, LLC 
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1.3 Assess Current Housing Market Conditions and 
Future Trends 

No or very few 
homes affordable 

and available 

Some rental 
options, no or 

very few 
homeownership 

opportunities 

Rental options 
and some 

homeownership 
opportunities 
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1.3 Assess Current Housing Market Conditions and 
Future Trends 

What are current rents and prices and trends in rents and prices? 

What is the inventory of homes at different prices and rents? 

What are the current gaps for workers in different income groups? 

How do housing conditions in Hilton Head compare with the rest of the 
region and other cities in Beaufort County (e.g. Beaufort, Bluffton) 

What is the projected demand for housing at different price and rent 
levels based on projected employment growth? 

What do we know about changing housing preferences and trends in 
new housing types (e.g. tiny homes, accessory dwelling units)? 

How will transit and transportation investments impact housing 
demand in Hilton head? 

Lisa Sturtevant & Associates, LLC 

       
 

   

 

 

  
 

 
  

  



Task 2. Best Practices Review & Analysis 

What can we learn from other communities about meeting 
affordable workforce housing needs? 
◦ Focus on places with similar regulatory environment 

How were policies implemented? What were the outcomes? 

Review will include scan of: 
1) infrastructure financing mechanisms, such as development impact 
fees and land dedications; 

2) zoning and subdivision controls; 

3) building codes; 

4) permitting and procedural rules; and 

5) regulations protecting natural and cultural resources. 

Lisa Sturtevant & Associates, LLC 

      

 
  

 

 
  

  

   

  

   

   



Task 3.1 Evaluation of Existing Policies and Programs 

Family Housing Program 

Family Housing Overlay District 

Moderate Income Housing Floating Zone District 

Other Adopted Plans, Codes and Design Review Guidelines 

HOME Loan Program 

Habitat for Humanity 

Town-owned Property 

Lisa Sturtevant & Associates, LLC 

       

 

 



Task 3.1 Evaluation of Existing Policies and Programs 

What are the rules and regulations that guide housing development and 
preservation? 

How have adopted plans considered housing diversity? 

What housing or other policies or programs target lower-wage workers? 

What state and federal resources (e.g. HOME) have been utilized in the 
Town? 

How well have current programs been working? How many families 
served? Homes created? 

How do current regulations incentivize or limit housing options? 

Lisa Sturtevant & Associates, LLC 

       

  

 

  

 

  

 



Task 3.2 Assessment of Constraints and Opportunities 

At least four (4) sets of interviews and focus groups with key 
local stakeholders 
◦ Staff 

◦ Town Council Members 

◦ Planning Commissioners 

◦ Housing developers 

◦ Chamber of Commerce – Business Workforce Coalition 

◦ Local workers 

Lisa Sturtevant & Associates, LLC 

      

 

 



Task 3.2 Assessment of Constraints and Opportunities 

Local and regional housing market 

trends 

Recent residential construction activity 

and impacts on the local market 

Costs associated with the development 

process (e.g. land acquisition, labor, 

permitting, etc.) 

Perspectives on the regulatory 

environment related to development 

(e.g., zoning, approval processes, etc.) 

Issues and impacts related to 

neighborhood opposition to new 

development (i.e. NIMBYism) 

Concerns about preservation of 
characteristics that make Hilton Head 
Island unique 

Assessment of the current capacity of 
affordable housing developers 

Perceived biggest barriers to building 
diverse housing types 

Feedback on incentives and other 
policies that would best support 
housing production and preservation  

Ideas about potential innovative 
funding sources 

Lisa Sturtevant & Associates, LLC 

      

 

  

 

 

  

   

 

  
 

 
  

  
 

 
 



Task 3.2 Assessment of Constraints and Opportunities 

Strengths Weaknesses 

Opportunities Threats 

Lisa Sturtevant & Associates, LLC 

      



Task 4.1 Develop a Detailed Toolkit 

Specific, actionable tools responsive to local 
housing needs and regulatory environment with a 
focus on leveraging existing and external resources 

Tools will focus on ways to: 
Produce new housing 

Preserve existing housing 

Increase access to housing options 

Create high-quality places 

Lisa Sturtevant & Associates, LLC 

     

 



Task 4.2 Create an Implementation Framework 

Realistic, time-bound implementation steps with 
responsibilities clearly assigned and where progress can be 
monitored and measured 

Implementation “Toolsheets” 

Description 

Need and Benefit 

Populations Targeted 

Specific Steps to Implementation 

Potential Impediments 

Partners 

Estimate of Costs 
Lisa Sturtevant & Associates, LLC 

     

  



Task 4.3 Provide a Path for Measuring Outcomes 

Establish metrics and identify data sources 

Set up a regular tracking and reporting process 

Provide guidance for reviewing and modifying (as 
necessary) the Toolkit and/or Implementation 
Framework 

Lisa Sturtevant & Associates, LLC 

        

 



Task 5. Communication & Public Engagement 

Goals of Communication & Public Engagement 

The residential and business communities in Hilton Head Island 
are fully informed about the strategic planning process 

Community members understand the benefits of having a full 
range of housing in the Town 

Residents, businesses, and other stakeholders feel their 
concerns are considered 

The Town Council can have confidence in the quality and 
transparency of the process and the recommendations that 
result from it 

Lisa Sturtevant & Associates, LLC 

       

 

 

   



Task 5. Communication & Public Engagement 

Communication & Public Engagement Plan 

Identification of key audiences and messages 

Online campaign strategy 

Evidence-based education materials 

Other communication materials to be used during in-person 

public engagement activities and online 

Lisa Sturtevant & Associates, LLC 

       

 



Project Schedule 

Sep Oct Nov Dec Jan Feb Mar Apr 

Task 1. Housing Needs & 
Market Assessment 

_ 2

Task 2. Best Practices Review 
& Analysis 

2

Task 3. Local Capacity 
Assessment 

_ 2

Task 4. Strategy Toolkit & 
Implementation Framework 

_ 2

Task 5. Communication & 
Public Engagement 

2 

_

Deliverables 2
Site visits _
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Discussion / Q&A 
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