
Presentation to the Town Council’s 

Public Planning Committee

April 10, 2019



Project Schedule & Tasks

Lisa Sturtevant & Associates, LLC



Outline
Workforce Housing Needs on Hilton Head Island

Workforce Housing Definitions

Workforce Housing Strategy Recommendations

Lisa Sturtevant & Associates, LLC



Workforce Housing Needs
A lack of workforce housing on the Island 
is an impediment to recruiting and 
retaining both private-sector and public-
sector employees. 

Increasingly, people working on Hilton 
Head Island commute from elsewhere in 
Beaufort County and beyond. 

Working households, including both 
those who currently live on Hilton Head 
Island and those who work on the Island 
but live elsewhere, have an increasingly 
hard time finding housing they can afford. 
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Workforce Housing Targets
The Town should set as a goal facilitating the construction of 200 total net 
new housing units each year, including:

◦ 100 net new rental units annually, with at least 25% of units renting for 
$750 or less and 25% renting for between $750 and $1,000.

◦ 100 net new homeownership units annually, with 33% of units priced at 
$250,000 or below.
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Workforce Housing Definitions
Income Limits:

Up to 80% AMI for rental housing

Up to 100% AMI for for-sale housing

HUD Office of Policy Development & Research, FY 2018 Income Limits  
https://www.huduser.gov/portal/datasets/il.html
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Workforce Housing Definitions
Rents:

Efficiency or studio (i.e., no separate bedroom): 30% of monthly income for an individual 
earning between 30 and 80% of AMI

One-bedroom: 30% of monthly income for a two-person household earning between 30 and 
80% of AMI

Two+ bedroom: 30% of monthly income for a three-person household earning between 30 and 
80% of AMI
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Workforce Housing Definitions
Prices:

Initial Sales Prices
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Workforce Housing Definitions
Prices:

Resale Prices

Based on 10-year rolling average of increase in AMI



Workforce Housing Definitions
Affordability Terms:

Ownership units: 15-year affordability term, 
with the term reset upon re-sale

Rental units: 99-year affordability term 

Priority Groups:

New workers with documentation of 
acceptance of a position with an employer on 
Hilton Head Island and current Hilton Head 
Island workers.
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Workforce Housing 
Strategy:
An integrated plan
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Workforce Housing “Toolbox”
PRODUCTION STRATEGIES

Incentive-Based Inclusionary Zoning (Density Bonus)

Adaptive/Commercial Reuse

Public Land

Faith-Based Development

Community Land Trust & Land Bank

Transfer of Development Rights

Form-Based Code

Mixed-Use, Mixed-Income Policy

Expedited Permitting

Fee Waivers

Reduced Parking

Accessory Dwelling Units

FINANCIAL TOOLS

Local Housing Trust Fund

National/South Carolina Housing Trust Fund

Opportunity Zone

Social Impact Investing

AirBnB Taxes

Tax Increment Financing

General Obligation Bonds

Property Tax Abatements/Rebates

PRESERVATION STRATEGIES

Single-Family Rehabilitation

Manufactured Home & Site Rehabilitation

Strategies recommended for Hilton Head Island in bold. Lisa Sturtevant & Associates, LLC



Workforce Housing Strategic Plan

1. Establish a public-private local 
workforce housing trust fund

Estimated costs: $200,000 annually (near-
term)

Partners: Town Council, Community 
Development Dept., County Housing 
Authority, Chamber of Commerce, 
Financial Institutions

Near-term (w/in 1 year):

Set up and seed the fund

Mid-term (w/in 2 to 3 years):

Fund one project

Identify dedicated source of funding

Longer-term (4+ years):

Explore an in-lieu fee option under density 
bonus program

Advocate for authority to increase hospitality tax
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Workforce Housing Strategic Plan

2. Establish a commercial reuse policy

Estimated costs: Administrative

Partners: Community Development Dept., 
Nonprofit and For-profit Developers, 
Financial Institutions

Near-term (w/in 1 year):

Allow rezoning requests

Establish density based on FAR, allow bonus

Require 50-100% workforce housing

Mid-term (w/in 2 to 3 years):

Develop a motel conversion ordinance

Adopt a vacant fee structure

Longer-term (4+ years):

Offer financial incentives
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Workforce Housing Strategic Plan

3. Make some Town-owned land 
available for workforce housing

Estimated costs: Administrative, 
property/impact fee rebate

Partners: Town Council, Community 
Development Dept., Nonprofit and For-
profit Developers

Near-term (w/in 1 year):

Prioritize sites (not dedicated to open 
space/preservation, no already programmed, 
appropriate for workforce housing)

Issue an RFP

Mid-term (w/in 2 to 3 years):

Solicit feedback on RFP process

Issue a 2nd RFP

Longer-term (4+ years):

Consider issuing bonds to purchase additional 
land
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Workforce Housing Strategic Plan
4. Establish a density bonus 
program for workforce 
housing

Estimated costs: Administrative

Partners: Town Council, 

Planning Commission, 

Community Development 

Dept., Nonprofit and For-profit 

Developers

Near-term (w/in 1 year):

Modify the LMO to allow bonus density in 
certain zoning districts

Offer financial incentives 

Mid-term (w/in 2 to 3 years):

Re-examine density bonus areas in light of 
Comprehensive Plan update

Solicit feedback on density bonus program

Longer-term (4+ years):
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Workforce Housing Strategic Plan
5. Expand employer-assisted 
housing programs

Estimated costs: $75,000 (near-term)

Partners: Town Council, County Housing 

Authority, Chamber of Commerce, 

Financial Institutions

Near-term (w/in 1 year):

Offer downpayment assistance to public 
employees

Promote state/county homebuying programs

Encourage private-sector to offer assistance

Mid-term (w/in 2 to 3 years):

Explore options for local public-private rental 
grant program

Longer-term (4+ years):
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Workforce Housing Strategic Plan
6. Offer property tax and 
impact fee rebates

Estimated costs: ~$100,000 
annually

Partners: Town Council, 

County Housing Authority, 

Chamber of Commerce, 

Finance Dept., Community 

Development Dept. 

Near-term (w/in 1 year):

Offer property tax and/or impact fee rebates to 
workforce housing projects

Mid-term (w/in 2 to 3 years):

Discuss options with the county for expanding 
property tax/impact fee rebates

Longer-term (4+ years):

Lisa Sturtevant & Associates, LLC



Workforce Housing Strategic Plan
7. Partner on a home linking/home 
sharing program

Estimated costs: ~$12,000 (near-term)

Partners: Community Development 

Dept., County Housing Authority, 

Chamber of Commerce

Near-term (w/in 1 year):

Coordinate with the Chamber to determine 
interest in program

Assign responsibility for elements of the 
program

Mid-term (w/in 2 to 3 years):

Expand program/portal in partnership with other 
communities

Longer-term (4+ years):
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Workforce Housing Strategic Plan
8. Make rental housing projects 
more competitive for Low-Income 
Housing Tax Credits

Estimated costs: Administrative

Partners: Town Council, Finance Dept., 

Community Development Dept., County 

Housing Authority, Non-Profit 

Developers

Near-term (w/in 1 year):

Mid-term (w/in 2 to 3 years):

Continue to advocate for changes to the state’s 
QAP

Longer-term (4+ years):

Explore options for private activity bonds to 
leverage the 4% credit
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Workforce Housing Strategic Plan
Capacity Building

Develop relationships with local and regional residential developers.

Establish procedures for monitoring workforce housing units.

Continue education and outreach activities.

Create a dedicated staff persons to serve as the workforce housing coordinate/planner.
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Strategy Near-term Mid-term Longer-term
1 Establish a public-private local workforce housing trust fund

Identify the appropriate organization to administer the housing trust fund

Establish goals and funding mechanisms for the trust fund 

Establish the process for receiving applications for trust fund resources 

Allocate local public resources in FY2020 in the amount of $200,000

Establish employer commitments of resources to the fund in the amount of at least 

$200,000 in FY2020

Allocate trust fund resources to at least one project or program

Identify a dedicated source of local public funding to the local housing trust fund that 

would come outside of the annual budget allocation process

Monitor and report out projects and programs supported with trust fund resources

Explore creating an in-lieu fee/contribution option to the trust fund as part of the bonus 

density program

Advocate for state authorization to increase the local hospitality tax as a dedicated source 

of funding for the trust fund

2 Create commercial reuse policy
Allow developers to request a zoning change to accommodate workforce housing on a 

Develop a motel conversion ordinanceChange designations on the Comprehensive Plan on big box and strip commercial sites 

where mixed-use redevelopment is appropriate

Adopt a vacant structure fee

Offer financial incentives to developers interested in repurposing commercial space as 

workforce housing

Evaluate the effectiveness of the policy and revise, as necessary



Strategy Near-term Mid-term Longer-term

3 Make Town-owned land available
For Town-owned land where the bond restrictions do not explicitly say land is to be 

dedicated for conservation/open space and where land is not already programmed, 

prioritize sites for development of workforce housing

Issue an RFP for development of a 100% workforce housing or mixed-income housing on 

one Town-owned site

Solicit feedback from the developer community on the RFP process 

Identify a second Town-owned site for workforce housing

Consider issuing bonds to purchase land specifically for workforce housing

Monitor and report out on the projects built with Town-owned land and modify the 

policy, as necessary

4 Establish a density bonus program
Modify the LMO to include a bonus density as an option in the certain zoning districts as 

part of a Workforce Housing Overlay 

Offer financial incentives to support workforce housing developed through the Town’s 

density bonus program

Re-examine areas associated with zoning districts where density bonus is allowed for 

moderate to high density residential and/or mixed-use development as part of the 

Comprehensive Plan Update. 

Monitor and report out on the bonus density program and seek out feedback from the 

development community. 

Explore modifications to the bonus density program based on feedback from developers 

and other stakeholders. 



Strategy Near-term Mid-term Longer-term

5 Expand employer-assisted housing programs
Offer down payment assistance to targeted public sector staff

Promote County and State first-time homebuyer programs

Encourage local private-sector employers offer assistance to its employees

Explore options for a local public-private rental voucher program

Monitor and report on public and private-sector housing assistance programs

6 Offer property tax and impact fee rebates

Offer property tax and/or impact fee rebates for projects that include workforce housing

Discuss options with the County for offering property tax and/or impact fee rebates to 

workforce housing projectsMonitor the property tax rebate and impact fee rebate programs, and modify as 

necessary

7 Partner on a home linking/home sharing program
Coordinate with the Chamber of Commerce to determine interest in a home 

linking/home sharing service

Assign responsibility for elements of the program

Expand home linking/home sharing portal in partnership with communities throughout 

the CountyMonitor and make modifications to the home linking/home sharing resource, as 

necessary.

8 Make rental projects more competitive for Low Income Housing Tax Credits
Continue to advocate for changes to the state’s QAP to make projects on Hilton Head 

Island more competitive

Explore local options for private activity bond financing to leverage the four-percent Low 

Income Housing Tax Credit



Questions/Discussion


