
HAWAII HOUSING FINANCE AND DEVELOPMENT CORPORATION 
BOARD OF DIRECTORS 

SPECIAL MEETING 

September 13, 2024 

MINUTES 

The Board of Directors (Board) of the Hawaii Housing Finance and Development 
Corporation (HHFDC) held its special meeting on Friday, September 13, 2024, at 2:00 

p.m., in the HHFDC Board Room, located at 677 Queen Street, Suite 300, Honolulu, 
Hawaii. The meeting was also livestreamed via Zoom and YouTube 
(https://www.youtube.coiTi/channel/UCJP6i8hhsS9EK769RJJfT5w). 

The meeting was called to order at 2:00 p.m. by Chair Mackler. On roll call, those 

present and excused were as follows: 

Present: Director Gary Mackler, Chair 

(Remote) Director Sean Sasaki, Secretary 
Director Donn Mende 
Director Jay Kimura 

Director Jason Bradshaw 

Director Luis Salaveria 

Executive Director Dean Minakami 

Excused: Director Carol Reimann, Vice Chair 
Director James Tokioka 

Director Scott Glenn 

Staff: Sandra Ching, Deputy Attorney General 
Chris Woodard, Chief Planner 

David Oi, Housing Finance Manager 
Albert Palmer, Development Section Chief 

Holly Osumi, Chief Financial Officer 

Jay Nakamura, Housing Finance Specialist 
Danielle Guthrie, Housing Finance Specialist 

Michael Doyle, Housing Finance Specialist 

Stan Fujimoto, Housing Development Specialist 
Gordon Pang, Housing Information Officer 

Cynthia Nyross, Planner 

Marc Orbito, Information Technology Systems Manager 
Helmer Betiong, Information Technology Specialist 
Esa Pablo, Administrative Assistant to the Board 

Guests: Professor Sock-Yong Phang, Singapore Management University 
Theresa Ng, Office of Senator Stanley Chang 

Angle Chapman, Office of Senator Stanley Chang 
Kobayashiya 

Chair Mackler thanked Professor Sock-Yong Phang for coming to provide an 

informational presentation on Singapore's affordable housing system and stated the 
functions of the 9-member HHFDC Board. 

Professor Phang provided an overview of Singapore's approach to affordable housing, 
highlighting key aspects of land policies, housing framework, fiscal implications, and 
the leasehold system utilized in guiding long-term land use and development in 
Singapore. She emphasized how the Housing & Development Board (HDB), 
established in 1960, played a crucial role in achieving a homeownership rate of 90% 
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for residents since the 1990s. She then provided an overview of the 99-year leasehold 

system used, cost and pricing of housing units (with market prices and construction 

costs detailed for various types of housing) and touched upon the planning and 

development strategies, and the state's powers to acquire land for public purposes and 

appeals process for compensation under the Land Acquisition Act of 1966 
(Attachment A). 

Chair Mackler asked whether, under Singapore's 99-year leasehold model, the named 
lessee of the flat would be able to hand down the unit to their descendants when they 

pass away. Professor Phang stated that if the flat was sold, the owner will be able to 

pass on the flat to descendants. 

Given the length of a 99-year lease, Mackler inquired about whether rehabilitation 

costs are carried through a buyer's contribution for housing or by other government 
resources. Professor Phang stated that up to 90% of rehabilitation costs are subsidized 
by the government. For any remaining costs, the owner can utilize Singapore's Central 

Provident Fund to obtain a rehabilitation loan. 

Chair Mackler asked what is the average number of years between the time a building 

is constructed to its first required rehabilitation. Professor Phang stated that a building 

is typically rehabilitated/upgraded every 5 years. 

Chair Mackler inquired about Singapore's demand for leasehold ownership. Professor 
Phang stated that historically flats were always sold in leasehold, and it tends to be a 

more affordable option that is favored. 

Chair Mackler asked about other places where Singapore's affordable housing concept 

has been incoq^orated. Professor Phang named Hong Kong, mainland China, Vietnam, 

Malaysia, and Indonesia as examples - in terms of a land-lease system that encourages 

homeownership through savings withheld from one's monthly income. 

Chair Mackler asked whether infrastructure costs were also funded by the government 

to support residential projects and structures. Professor Phase responded in the 
affirmative. 

Housing Information Officer Gordon Pang asked about the average maintenance fee 

amount paid by leaseholders. Professor Phang stated that depending on the flat size, 
maintenance fees for HDB households, subsidized by the government through grants 

and town councils, range from $14 - $80 per month (does not include parking). 

Chief Planner Chris Woodard asked whether a town council was equivalent to a 

condominium association. Professor Phang stated that town councils are responsible 
for all the daily maintenance of the estates, which include, but not limited to, engaging 
contractors and rubbish collections. 

Chair Mackler inquired about the incentive of the 5-year minimum occupancy period. 
Professor Phang stated that the required 5-year minimum occupancy period can 

selectively adjust to encourage or deter certain actions, such as upgrading or 

downgrading, to restricting a buyer from selling or renting out the entire flat, or buying 
another private property, or providing housing, as opposed to serving as an investment. 

Given the high-density population of Singapore, Director Mende asked whether the 

flats include parking within the structures. Professor Phang stated that while parking 
is available, 70% of households in Singapore do not own cars due to the high car and 

parking charges, which goes to building the transit infrastructure. 

Given the multifaceted level of government in Hawaii, Executive Director Minakami 
asked what the State of Hawaii could further do to model Singapore's affordable 

housing framework. Professor Phang stated that the mortgage market works, and a 

central provident fund is not needed. However, she suggested that Hawaii could 

HHFDC Special Meeting - September 13,2024 



continue to explore utilizing transit funds, 99-year lease schemes, etc., to build 

affordable housing or other mechanisms to increase the supply of housing, 

incentivizing public-private partnerships (e.g., in Singapore, the government makes 
the lender available to developers to build), in which Senator Stanley Chang suggested 
in terms of making land available for developers to build. 

There being no further questions, Chair Mackler thanked Professor Phang for her time 
and sharing information on Singapore's affordable housing model. 

There being no further business on the agenda, Director Mende moved, seconded by 

Director Salaveria to adjourn the meeting at 3:01 p.m. 

The motion was carried unanimously. 

VI. 

ADJOURNMENT 
3:01 p.m. 

SEAN SASAKI 
Secretary 
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Affordable housing: Singapore's experience 

^ ̂
 Sock-Yong Phang 

S Celia Moh Chair Professor of Economics 

§ Singapore Management University 
^ Visiting Scholar, Department of Economics 

University of Hawaii at Manoa 

Hawaii Housing Finance and Development Corporation 
Special Board Meeting 

Sep 13, 2024 



Outline 

• Background 

• Land policies 

^ •Housing framework
H 

= • Fiscal implications 

• Leasehold system 

Exchange rate S$1 ~ US$0.77 

OUTLINE 



Population 5.9 million. Land area 734 km2 
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Legand: 
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Hawaii Population 1.4 million, Land area 28,311 km2 

^ 
.^ 
>
h 

N̂ 
H 
> 

Oahu (Hawaii) is 2.16 times as big as Singappre 

Hawaii (island) is 15 times as big as Singapore 
Source: 

https://mapfight,xyz/map/sg/#hawaiiBACKGROUND 
htt^s.://m-9pJig!lt,.x^z/rr!.9_p_/sg/.#oah.U 

https://mapfight,xyz/map/sg/#hawaii


Most common house type: HDB 4-room flat, 
99-year lease, ~ 970 sq ft 

Pung^olTown 

Market price 

-US$486,000 per unit 
~US$ 500 psf^ H 

> 
n
B Listed price of new unit 
wg 

(before grants)^ 
>
H ~from US$ 240,000 per unit 

-from US$ 247 psf 

Average construction cost 

~US$ 118,000 per unit 
-US$131 psfSource for image: HDB 

BACKGROUi'T 



Homeownership rate ~ 90% for residents since 1990s 

r* ^*»•.'- •-.•&. '• .L'-^.^ '<','(':" L^^'?- :<*]^':^S£iiEh^ Housing & Development Board (HDB) 
^.s^'-i^SK**!-^ 

Sil;iyii of housing units 

94% sold, 6% rental 
Established In 1960 
Leasehold 99 years 

Private high-rise 24% 
(fee-simple and leasehold) 

Private landed 5% 

(mostly fee-simple) 

TampinesTown 

Source for image: HDB 
BACKGROUND 
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9 Gives the state broad powers to acquire land for 

(a ) for any public purpose; 

> (b) by any person, corporation or statutory board, for any work or an 
^ undertaking which, in the opinion of the Minister, is of public benefit or of 
3 public utility or in the public interest; or 
g
§ (c) for any residential, commercial or industrial purposes. 
H 
> 9 Landowners cannot object to decisions 

9 Appeals on compensation to be made to Appeals Board and not to 
courts 

LAND 



Year 

1960
^ 'H

> 1965 
n
ffi 

1970 
^ 
>
H 1975 

1980 

1985 

By 2005 

> 90% State Land 

% of total land 

44% 

49% ; 

57% ; 

66% 

70% R( has increased Singapore's 

76% lan'land area by > 25% since independence 

Source for image: https://biblioasia.nlb.gov,sg/vQl-13/issue-1/apr-jun-2017/land-

fromrsand/ 

90% Sour,

LAND 

https://biblioasia.nlb.gov,sg/vQl-13/issue-1/apr-jun-2017/land


i ID!'l~%. 
t

Land Use Planning REDB/ELOPMENT 
AUTHORITY 

• 1958 Master Plan modelled after Greater London Plan of 1944 

• 1959 Planning Act provided for Master Plan revision every 5 years, 

& exemption of public sector projects 

^ • 1964 Amendment to introduce Development Charge 
ffi (currently 70% of increment in land value) 

§ '1971 Concept Plan to guide long term land use 
> 

• 1990 Change in planning approach from passive updating to 
guidance on permissible land use and density for developments in 

Singapore. 

• Long-Term Plan for next 50 years - reviewed regularly 

• Master Plan for next 10 to15 years- reviewed every 5 years 
LAND 



HDB building statistics 

80000 

Number of dwelling units and commercial properties built each calendar year 

70000 

^ ^^ 
s 

3 
> 

60000 

50000 

40000 

30000 

10000 

0 AU 
1960 1964 1968 1972 1976 1980 1984 1988 1992 1996 2000 2004 2008 2012 2016 2020 

1962 1966 1970 1974 1978 1982 1986 1990 1994 1998 2002 2006 2010 2014 2018 2022 

Source for chart: https://www.teoalida.com/singapore/hdbstatistics/ 
HOUSiNG 



Mandatory CPF savings 

>
H
H 
>
n WAGE 
s 
w§ 
^ H 
> 

2022 CPF 
contributions: 
6.5% of GDP 

HOUSING 

23% 
Housing 

2022 CPF withdrawals 
for housing: 3.2% of GDP 



Central Provident Fund savings for housing finance 

Land, grants 

& loans from 

government HDB 

Housing grants^ H & mortgageDown payment &> 
loans . '',0 mortgage payments

ffi
§ r 

/<NN 
--1^ ^•tH 

> Purchase of 
Compulsory

government 
Savings Ibonds 

^ 
Down payment & \/ mortgage 

mortgage payments loansCommercial 

Banks 

HOUSING 
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Town 

^ H Punggol 
> 
n
ffl 
g
s
^ 
H 
> 

Pricing for affordability 

Sticker 
1ixerclse Prices S$ 

Project Flat Selling Price 

Type (Excluding Grants) 

Matilda Riverside 2r-room From $131.000 

Flexi 

3-room From $242,000 

4-room From $318.000 

5-room From $464.000 

A For illustration purposes, the assumed Housing Grant amounts are: 

0 2-room Flexi flat: $80,000 

9 3-room flat: $75,000 

0 4-room flat: $60,000 

0 5"room flat: $45,000 

HOUSING 

Net 
Prices S$ 

Selling Price 
(Including Grants A) 

From $51,000 

From $167.000 

From $258.000 

From $419.000 

Market 
Prices S$ 

Transacted Prices of 

Resale Flats Nearby ^ 

$325.000 " $360,000 

$425,000 - $455.000 

$530,000 - $605,000 

$650,000 - $745.000 

Average discount 

from market prices 

~ US$230,000 per 
household 



Housing grants for first time homeowners S$ 
(amounts effective from Aug 20, 2024) 

Household Enhanced 

monthly Housing Grant Buying a resale flat 
income Buying a 2- to 4-room resale flat; 

$120.000S$1,500 
• SC/SO. $80.000$110,000$1,501-$2,000 

>^ $105,000 • SC/ SPR: $70.000$2,001 - $2,500^ 
H 

$2,501 - $3,000 $95,000 
Grants for new Buying a 5-room or bigger resale flat:>

h $3,001 -$3,500 $90,000ffi and resale HDB $3,501 - $4,000 $80.000g • SC/ SO $50.000w flats for 1st time $4,001 - $4,500 $70,000^ • SC/ SPR: $40,000H homeowner $4,501 - $5,000 $65,000
> 

households $5,001 - $5,500 $55.000 

$5,501 - $6,000 $50,000 Proximity Housing Grant 
$6.001 - $6,500 $40,000 

• $30,000 to live with your parents/ child 
$6,501 - $7.000 $30,000 

• $20,000 to live near your parents/ child (within 4km)
$7,001 - $7,500 $25.000 

$7,501 -$8,000 $20,000 

$8,001 - $8,500 $10,000 

$8.501 - $9,000 $5,000 
>$9,000 NA Housing 

-IQUSiNG 



Keeping house prices in line with incomes 

300 

250 Median household 

income^ 200 HDB resaleH 
>
n price index
ffi 150 l-nvace no use 
^ 
H price index 
> 100 

50 

0 
C? ^N ^> ^ J^ ^ ^ ^ ^ ^ ^ ^> ^y ^ ^ ^ ^° ^ ^b ^ /.n? ^> ^> ^b

cy cy cy cy ey ry cycy cy ry ry cy ry cy ry^y <y cyrycy ry'ry'cy'cy 

HOUSiNG 



Policy instrument 

Changes to Changes
Increase in

LTV ratio and to Seller
Round Date Buyer Stamp Other 

TDSR caps, Stamp
Duty (BSD) and regulations

mortgage loan Duty
ABSD 

conditions (SSD)
~T1 14 Sep 2009 

•^' ~T9 20 Feb 2010 
~T3 30 Aug 2010 T

~T ~T4 14 Jan 2011^ Property T5 8 Dec 2011H ~T> 6 6 Oct 2012 
n
ffi market 7 12 Jail 2013 T T T g 8 29 Jim 2013 ~T 

^ 9 27 Aug 2013 T TH 
w 

"cooling" ~T10 9 Dec 2013> T 
'I' *11 11 Mar 2017 T 

12 06 M 2018 T T 
~T T13 16 Dec 2021 

14 30 Sep 2022 ^ T 
"T15 15 Feb 2023 

16 27 Apr 2023 ^ 
Note: * denotes relaxation of measures. From 11 March 2017, seller stamp duty was reduced 

and TDSR cap ceased to apply to mortgage equity withdrawal loans with LTV ratio equal or 

below 50%. 

SiOUSiMG Source: For details of policy changes, see SRX Property Portal at 
iilt!"i^: ,".V\YW,SrX ^'OIU.JiZ' COOilLl^-i.Il^^Slli'^: 



Government Land (Leasehold) Sales 

"\ 
Government 

> • Release state lands
H
H sales program every 6>
h months
ffi 

• Confirmed list§M • Reserve list^ 
H 
> 

• Regulate land 
development: 

• Detailed planning 
• Zoning regulations 
• Detailed sales conditions^Y —-—------^ 

HOUSING 

Private Developer 
Purchase state land 

through biddini 
• Commercial 

9 Residential 

• Industrial 

Design and build 
developments while 

abiding by planning 
rules, regulations, and 

sales conditions 



1996 Executive Condominium Scheme (- PPP) 

Exec Condos 8% of private housini 

stock in 2023• Government land sales to private 
500000

developer 

^ 
450000 

400000• Household monthly income ceiling 
350000 

>
H ~S$16,000 

300000n 
w 
g 250000• Minimum Occupation Period-5 years 
w 200000^ 
H • 5th -10th year: Buyer must be 

150000 

100000 

50000 

> 
Singaporean or PR 

• After 10th year, considered private 
fin'tiocor^cooo Nco-l-iotDr'.cocno 

OOOOOOOOOt- N M M M
00000000000000000000000
r'lNNNCMrMNtNOJMMOIMMNCMMCslCMMNWMproperties 

•Total Private Residential Units 

HOUSING 



A cocktail of "takings" and "givings" 

A. Housing Supply Interventions 

1. Government land acquisition/reclamation 

2. Land use planning 

> 3. HDB(71%)
H
H • provides rental housing (4%)^ • develops units for sale (67%) 

• regulates secondary market (resale HDB flats) 
s^ 4. Executive Condominium PPP Scheme (2%)H 
> 5. Private housing (27%) 

• rent decontrol 

• land use Master Plan: up-zoning guidance 

• Legislation to remove gridlock and incentivise 
redevelopment at higher density 

• transparent land betterment tax framework 

• government land sales for private housing 

B. Housing Demand Interventions 

1. CPF savings for housing purchase 

2. Market segmentation & regulation 

• residency status (citizen, PR, foreigner) 

• household income 

• household profile (ethnicity, age, marital status) 

• location (prime, plus, standard) 

3. Macroprudential (anti-speculation) policies 

• buyer stamp duty (1 % - 6%) 

• additional buyer stamp duty (0% - 65%) 

-indivjdual or entity 

-residency status 
-number of housing units owned by buyer 

• seller stamp duty (0% -12%) 

• caps on LTV, DS and TDS ratios 

4. Progressive property taxes (0% -36%) 

FISCAL 



Revenues 

associated with 
"land value^ ^ capture" &> 

n externalities:B 
-50% of total 

Ĥ revenues, 

> -10% of GDP 

FISCAL 

Government revenue, est. FY2024 

Revenue from motor 

vehicles 

6% 
Rental of properties 

Land betterment tax* 1% 

2% 

Stamp duty - -

4% 

Property tax 
4% 

Sale of land 
19% \ 

^ 
Official 

reserves 

Betting, liquor, tobacco 
3% 

Others 
8% 

Uorporate mcoms ta) 

J8% 

Personal income tax 

11% 

Goods and 
services tax 

12% 

investment & interest 

income 

12% 



22 
n 

Government 21 ^> 

d 
20 £ 

Expenditure for 19 

'? 
•i 

% 

^ H 
> 
n
ffi
§w^ 
H 
> 

FY2024 by 
Sector and 

Ministry 

Operating Expenditure for 
HOUSING is 5th largest item 
after defense, health, education, 

home affairs. 

TRANSPORT Ministry allocated 
largest Development 
Expenditure amount of all 
ministries 
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HDB's finances (US$) 

Revenue from sales flats 

Cost of sales flats 

>- Loss on sales
H
H 
> HDB's manpower costsh
ffi§ HDB's deficit before government grantw^ 
H 
> Government grant received 

Government financing loans to HDB (mortgages and upgrading) 

FY 2023/2024 
$4.5 b 

$ 5.5 b 

$ 1.0 b 

$516m 

$5.2 b 

$5.1 b 

$31.5 b 

Government grants to HDB as % of 2023 GDP 0.98% 

Payment to Singapore Land Authority for purchase of land $5.8 b 

Source: HDB's financial statements for year ended 31 March 2024 (conversion at S$1 = US$ 0.7676). 

FISCAL 



Lease expiry policy 

9 "99 years is a very long time....After that, the flat returns to the state, the Government 

redevelops the land and builds new flats for future generations. This is the only way 

to recycle the land and ensure that all our descendants can buy new BTO [HDB] flats 
> of their own. If instead the Government had sold you the flat on freehold, that means 

^ in perpetuity. Sooner or later, we would run out of land to build new flats for future 

S generations. The owners would pass their flats down to some of their descendants, 

g many generations into the future. Those lucky enough to have a flat, they become flat 

^ owner. Those not lucky enough to inherit a property would get nothing. So, our society 

would split into property owners and those who cannot afford a property. I think that 

would be most unequal, and socially divisive. So, that is why 99-year leases are not 

just for HDB flats. In fact, for private housing also, the Government only sells land on 
99-year leases." 

Prime Minister Lee Hsien Loong, 

National Day Rally Speech. 201 8 
LEASEHOLD 



Prices: leasehold vs fee-simple 

Sing and Sia (2021 
• 1995 to mid-2019 period, dataset of 156,500 private non-landed housing transactions (49% freehold, 

51% leasehold) 

^ Freehold property sold at 10.4% higher on average per unit price than comparable leasehold 

^ properties, after controllingfor property age, unit size, distance to MRT, CBD, etc.
H 
^ Agarwat and Sing (2019) 
I » 1997 to 2017 period dataset of 618,000 resale non-landed housing transactions (77% HDB,11% 
g private leasehold, 12% fee-simple) 

H 9 depreciation rates for the three housing types are very similar in the first 10 years 

» after 10 years, private freehold residential properties depreciate at a slower rate relative to private 
leasehold residential properties and HDB flats. 

• depreciation rates of private leasehold residential properties and HDB flats are similar to each other 
for up to 20 years. 

• after 20 years, HDB flats depreciate much slower than the two classes of private residential 
properties. 

LEASmOLD 



lows developments to be redeveloped/ increasing supply of properties 

in each Master Plan review 

tl @ Market-driven and benefiting owners, developers, buyers
H 

Q e Pre-1999: 100% consensus required 
s 
§ tt From 1999: require at 80% majority of owners (by share value). For 
H 

1°, 
^ 

?ass ror a loiai OT u^>/^ 

offers leasehold property owners exit option as runs down 

LEASEHOLD 



Private housing collective sale process 
1. Pro tempore committee set up to rally interest 

2. General meetings: Collective sales committee set up 

3. Engage property consultant, valuer and law firm to determine reserve price, apportionment of sales proceeds and draft 

collective sales agreement 

^ 4. Voting takes place 
H 
^ 5. Property consultant handles sate by tender 
n 

6. Applies to Strata Titles Boards for approval if there is no 100% consensus (within 12 months of Step 4) 

w 
^ 7. Enbloc sale concluded 

> 

• Developer pays Additional Buyer Stamp Duty (ABSD) at time of acquisition of residential land (ABSD remittable upon 

minimum proportion of units sold). 

• After acquisition, residential project must commence within 2 years and be completed within 5 years. 

• Developer applies for development permission. For leasehold development, applies to top up lease to 99 years. Pays 

betterment charge. 

Source: Strata Titles EBoards; Inland Revenue Authority of Singapore i- EAS E H o L D 



HDB's Selective Redevelopment Scheme (SERS) 

1995-2024: 83 sites 

Redevelopment of older HDB estates via 
compulsory acquisition 

1. Announcement 

2. Exhibition^ ^ 3. Flat valuation 
> 
n 4. Owners meet with HDB officials§
w 5. Precinct survey
^ 
H 6. Compensation notice
> 

7. Rehousing choice 

8. New flat selection 

9. Key collection 

10. Moving out 

11. Celebrating with neighbours 

Source: HDB 

Largest SERS project (2014) 
Tanglin Halt: 31 blocks, 3,480 flats, about 200 market & 
hawker stalls/ shops and eating houses/ 7 commercial blocks 

T» -^r-

B 

From Tanglin Halt (10 storeys) to Dawson (47 storeys) 

LEASEHOLD 



HDB's Voluntary Early Redevelopment Scheme (VERS) 

SERS VERS 
Announced by the Prime 

^ Voluntary; Home owners inMinister on 18 August precincts offered VERS willCompulsory; Home owners In 
vote to decide Iftheywantthechosen precincts have to2018 Mode of Government to take back theirparticipate in SERS 
flats before theVoluntary scheme offered redevelopment

^ •lease runs out 

to selected precincts
H 

when they are aged 70 Selected precincts with high Offered to selwted precincts^ redevelopment potential when flats are aged 70 or older
years or older Eligibility 

w^ 
> 
H Compeniation based on market 

value of HDB flat at time of SEN 
announcement 

Terms of Offer Homeowners can ctioose to 
Termswill be lass generouspurchase a new 99-year lease flat at

(compensation, thanSERS. More detailsa subsidised selling price at the 

rehousing options designated replacement site to come 

and other benefits) SERS grant (up to $30,000) to pay for 
replacement flat 

Other benefits such as reasonable 
expenses to move, concessions on 
resale levy or premium, and waiver 
of administrative fees 

Source: Gov.s^LEASEHOLD 



strategic value capture and planning 
>
H
H 
>
^ integrating housing with retirement savings,
ffi 
g regulationN̂ 
H have 
> 


	Structure Bookmarks
	HAWAII HOUSING FINANCE AND DEVELOPMENT CORPORATION BOARD OF DIRECTORS SPECIAL MEETING 
	September 13, 2024 
	MINUTES 
	The Board of Directors (Board) of the Hawaii Housing Finance and Development Corporation (HHFDC) held its special meeting on Friday, September 13, 2024, at 2:00 p.m., in the HHFDC Board Room, located at 677 Queen Street, Suite 300, Honolulu, Hawaii. The meeting was also livestreamed via Zoom and YouTube (). 
	https://www.youtube.coiTi/channel/UCJP6i8hhsS9EK769RJJfT5w

	The meeting was called to order at 2:00 p.m. by Chair Mackler. On roll call, those present and excused were as follows: 
	Present: Director Gary Mackler, Chair 
	(Remote) Director Sean Sasaki, Secretary 
	Director Donn Mende 
	Director Jay Kimura 
	Director Jason Bradshaw 
	Director Luis Salaveria 
	Executive Director Dean Minakami 
	Excused: Director Carol Reimann, Vice Chair Director James Tokioka Director Scott Glenn 
	Staff: Sandra Ching, Deputy Attorney General Chris Woodard, Chief Planner David Oi, Housing Finance Manager Albert Palmer, Development Section Chief Holly Osumi, Chief Financial Officer Jay Nakamura, Housing Finance Specialist Danielle Guthrie, Housing Finance Specialist Michael Doyle, Housing Finance Specialist Stan Fujimoto, Housing Development Specialist Gordon Pang, Housing Information Officer Cynthia Nyross, Planner Marc Orbito, Information Technology Systems Manager Helmer Betiong, Information Technol
	Guests: Professor Sock-Yong Phang, Singapore Management University Theresa Ng, Office of Senator Stanley Chang Angle Chapman, Office of Senator Stanley Chang Kobayashiya 
	Chair Mackler thanked Professor Sock-Yong Phang for coming to provide an informational presentation on Singapore's affordable housing system and stated the functions of the 9-member HHFDC Board. 
	Professor Phang provided an overview of Singapore's approach to affordable housing, highlighting key aspects of land policies, housing framework, fiscal implications, and the leasehold system utilized in guiding long-term land use and development in Singapore. She emphasized how the Housing & Development Board (HDB), established in 1960, played a crucial role in achieving a homeownership rate of 90% 
	HHFDC Special Meeting - September 13, 2024 
	I. 
	CALL TO ORDER/ ROLL CALL 
	for residents since the 1990s. She then provided an overview of the 99-year leasehold system used, cost and pricing of housing units (with market prices and construction costs detailed for various types of housing) and touched upon the planning and development strategies, and the state's powers to acquire land for public purposes and appeals process for compensation under the Land Acquisition Act of 1966 (Attachment A). 
	Chair Mackler asked whether, under Singapore's 99-year leasehold model, the named lessee of the flat would be able to hand down the unit to their descendants when they pass away. Professor Phang stated that if the flat was sold, the owner will be able to pass on the flat to descendants. 
	Given the length of a 99-year lease, Mackler inquired about whether rehabilitation costs are carried through a buyer's contribution for housing or by other government resources. Professor Phang stated that up to 90% of rehabilitation costs are subsidized by the government. For any remaining costs, the owner can utilize Singapore's Central Provident Fund to obtain a rehabilitation loan. 
	Chair Mackler asked what is the average number of years between the time a building is constructed to its first required rehabilitation. Professor Phang stated that a building is typically rehabilitated/upgraded every 5 years. 
	Chair Mackler inquired about Singapore's demand for leasehold ownership. Professor Phang stated that historically flats were always sold in leasehold, and it tends to be a more affordable option that is favored. 
	Chair Mackler asked about other places where Singapore's affordable housing concept has been incoq^orated. Professor Phang named Hong Kong, mainland China, Vietnam, Malaysia, and Indonesia as examples - in terms of a land-lease system that encourages homeownership through savings withheld from one's monthly income. 
	Chair Mackler asked whether infrastructure costs were also funded by the government to support residential projects and structures. Professor Phase responded in the affirmative. 
	Housing Information Officer Gordon Pang asked about the average maintenance fee amount paid by leaseholders. Professor Phang stated that depending on the flat size, maintenance fees for HDB households, subsidized by the government through grants and town councils, range from $14 - $80 per month (does not include parking). 
	Chief Planner Chris Woodard asked whether a town council was equivalent to a condominium association. Professor Phang stated that town councils are responsible for all the daily maintenance of the estates, which include, but not limited to, engaging contractors and rubbish collections. 
	Chair Mackler inquired about the incentive of the 5-year minimum occupancy period. Professor Phang stated that the required 5-year minimum occupancy period can selectively adjust to encourage or deter certain actions, such as upgrading or downgrading, to restricting a buyer from selling or renting out the entire flat, or buying another private property, or providing housing, as opposed to serving as an investment. 
	Given the high-density population of Singapore, Director Mende asked whether the flats include parking within the structures. Professor Phang stated that while parking is available, 70% of households in Singapore do not own cars due to the high car and parking charges, which goes to building the transit infrastructure. 
	Given the multifaceted level of government in Hawaii, Executive Director Minakami asked what the State of Hawaii could further do to model Singapore's affordable housing framework. Professor Phang stated that the mortgage market works, and a central provident fund is not needed. However, she suggested that Hawaii could 
	HHFDC Special Meeting - September 13,2024 
	continue to explore utilizing transit funds, 99-year lease schemes, etc., to build affordable housing or other mechanisms to increase the supply of housing, incentivizing public-private partnerships (e.g., in Singapore, the government makes the lender available to developers to build), in which Senator Stanley Chang suggested in terms of making land available for developers to build. 
	continue to explore utilizing transit funds, 99-year lease schemes, etc., to build affordable housing or other mechanisms to increase the supply of housing, incentivizing public-private partnerships (e.g., in Singapore, the government makes the lender available to developers to build), in which Senator Stanley Chang suggested in terms of making land available for developers to build. 
	continue to explore utilizing transit funds, 99-year lease schemes, etc., to build affordable housing or other mechanisms to increase the supply of housing, incentivizing public-private partnerships (e.g., in Singapore, the government makes the lender available to developers to build), in which Senator Stanley Chang suggested in terms of making land available for developers to build. 

	There being no further questions, Chair Mackler thanked Professor Phang for her time and sharing information on Singapore's affordable housing model. 
	There being no further questions, Chair Mackler thanked Professor Phang for her time and sharing information on Singapore's affordable housing model. 

	There being no further business on the agenda, Director Mende moved, seconded by Director Salaveria to adjourn the meeting at 3:01 p.m. The motion was carried unanimously. 
	There being no further business on the agenda, Director Mende moved, seconded by Director Salaveria to adjourn the meeting at 3:01 p.m. The motion was carried unanimously. 
	VI. ADJOURNMENT 3:01 p.m. 


	SEAN SASAKI Secretary 
	HHFDC Special Meeting - September 13, 2024 
	Affordable housing: Singapore's experience ^ 
	Affordable housing: Singapore's experience ^ 
	^ Sock-Yong Phang 
	S Celia Moh Chair Professor of Economics § Singapore Management University ^ Visiting Scholar, Department of Economics 
	University of Hawaii at Manoa 
	Hawaii Housing Finance and Development Corporation 
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	Most common house type: HDB 4-room flat, 99-year lease, ~ 970 sq ft 
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	Pung^olTown 
	Market price 
	-US$486,000 per unit ~US$ 500 psf
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	Established In 1960 
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	9 Gives the state broad powers to acquire land for 
	(a ) for any public purpose; 
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	> 9 Landowners cannot object to decisions 
	9 Appeals on compensation to be made to Appeals Board and not to courts 
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	> 90% State Land 
	% of total land 44% 49% ; 
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	Land Use Planning 

	•
	•
	•
	 1958 Master Plan modelled after Greater London Plan of 1944 

	•
	•
	 1959 Planning Act provided for Master Plan revision every 5 years, & exemption of public sector projects 


	^ • 1964 Amendment to introduce Development Charge ffi (currently 70% of increment in land value) § '1971 Concept Plan to guide long term land use 
	> 
	•
	•
	•
	 1990 Change in planning approach from passive updating to guidance on permissible land use and density for developments in Singapore. 

	•
	•
	 Long-Term Plan for next 50 years - reviewed regularly 

	•
	•
	 Master Plan for next 10 to15 years- reviewed every 5 years 
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	Prices S$ 

	Project 
	Project 
	Flat 
	Selling Price 

	TR
	Type 
	(Excluding Grants) 

	Matilda Riverside 
	Matilda Riverside 
	2r-room 
	From $131.000 

	TR
	Flexi 

	TR
	3-room 
	From $242,000 

	TR
	4-room 
	From $318.000 

	TR
	5-room 
	From $464.000 


	A For illustration purposes, the assumed Housing Grant amounts are: 0 2-room Flexi flat: $80,000 9 3-room flat: $75,000 0 4-room flat: $60,000 0 5"room flat: $45,000 
	HOUSING 
	Net Prices S$ 
	Selling Price (Including Grants A) 
	From $51,000 
	From $167.000 
	From $258.000 
	From $419.000 
	Market Prices S$ 
	Transacted Prices of Resale Flats Nearby ^ 
	$325.000 " $360,000 
	$425,000 - $455.000 $530,000 - $605,000 $650,000 - $745.000 
	Average discount from market prices ~ US$230,000 per household 
	Housing grants for first time homeowners S$ 
	Housing grants for first time homeowners S$ 
	(amounts effective from Aug 20, 2024) 
	Household Enhanced Housing Grant Buying a resale flat 
	monthly 

	income Buying a 2- to 4-room resale flat; $120.000
	S$1,500 • SC/SO. $80.000
	$110,000
	$1,501-$2,000 >^ $105,000 • SC/ SPR: $70.000
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	^ 
	H 
	$2,501 - $3,000 $95,000 
	Grants for new Buying a 5-room or bigger resale flat:$3,001 -$3,500 $90,000
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	and resale HDB 
	$3,501 - $4,000 $80.000
	• SC/ SO $50.000
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	w flats for 1st time 
	$4,001 - $4,500 $70,000
	^ • SC/ SPR: $40,000
	H 
	homeowner $4,501 - $5,000 $65,000
	> 
	households $5,001 - $5,500 $55.000 
	$5,501 - $6,000 $50,000 Proximity Housing Grant 
	$6.001 - $6,500 $40,000 
	• $30,000 to live with your parents/ child $6,501 - $7.000 $30,000 
	• $20,000 to live near your parents/ child (within 4km)
	$7,001 - $7,500 $25.000 
	$7,501 -$8,000 $20,000 
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	>$9,000 NA Housing 
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	Policy instrument Changes to Changes
	Increase in
	LTV ratio and to Seller
	Round Date Buyer Stamp Other 
	TDSR caps, Stamp
	Duty (BSD) and regulations
	mortgage loan Duty
	ABSD 
	conditions (SSD)~T
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	•^' ~T
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	3 30 Aug 2010 ~T ~T
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	^ Property 
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	• Regulate land development: 
	•
	•
	•
	 Detailed planning 

	•
	•
	 Zoning regulations 

	•
	•
	 Detailed sales conditions^
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	HOUSING 
	Private Developer 
	Purchase state land through biddini 
	•
	•
	•
	 Commercial 9 Residential 

	•
	•
	 Industrial 


	Design and build developments while abiding by planning rules, regulations, and sales conditions 
	1996 Executive Condominium Scheme (- PPP) 
	Exec Condos 8% of private housini stock in 2023
	• Government land sales to private 
	500000
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	A cocktail of "takings" and "givings" 
	A. Housing Supply Interventions 
	1.
	1.
	1.
	 Government land acquisition/reclamation 

	2.
	2.
	 Land use planning 


	> 3. HDB(71%)
	H
	H • provides rental housing (4%)• develops units for sale (67%) 
	^ 

	• regulates secondary market (resale HDB flats) 
	s^ 4. Executive Condominium PPP Scheme (2%)
	H > 
	5. Private housing (27%) 
	•
	•
	•
	 rent decontrol 

	•
	•
	 land use Master Plan: up-zoning guidance 

	•
	•
	 Legislation to remove gridlock and incentivise redevelopment at higher density 

	•
	•
	 transparent land betterment tax framework 

	•
	•
	 government land sales for private housing 


	B. Housing Demand Interventions 
	1.
	1.
	1.
	 CPF savings for housing purchase 

	2.
	2.
	2.
	 Market segmentation & regulation 

	•
	•
	•
	 residency status (citizen, PR, foreigner) 

	•
	•
	 household income 

	•
	•
	 household profile (ethnicity, age, marital status) 

	•
	•
	 location (prime, plus, standard) 



	3.
	3.
	3.
	 Macroprudential (anti-speculation) policies 

	•
	•
	•
	 buyer stamp duty (1 % - 6%) 

	•
	•
	•
	 additional buyer stamp duty (0% - 65%) -indivjdual or entity 

	-residency status 
	-number of housing units owned by buyer 

	•
	•
	 seller stamp duty (0% -12%) 

	•
	•
	 caps on LTV, DS and TDS ratios 
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	4.
	 Progressive property taxes (0% -36%) 
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	FISCAL 

	Government revenue, est. FY2024 
	Government revenue, est. FY2024 
	Revenue from motor vehicles 6% 
	Rental of properties Land betterment tax* 1% 2% 
	Stamp duty - 4% 
	-

	Property tax 4% 
	Sale of land 19% \ 
	^ 
	Official reserves 
	Betting, liquor, tobacco 3% 
	Others 8% 
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	Personal income tax 11% 
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	investment & interest income 12% 
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	^ H > nffi§w^ H > 
	^ H > nffi§w^ H > 
	FY2024 by Sector and Ministry Operating Expenditure for HOUSING is 5th largest item after defense, health, education, home affairs. TRANSPORT Ministry allocated largest Development Expenditure amount of all ministries 
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	HDB's finances (US$) 
	HDB's finances (US$) 
	Revenue from sales flats Cost of sales flats >-Loss on sales
	H
	H 
	> 
	HDB's manpower costs
	h
	ffiHDB's deficit before government grant
	§ 

	w
	^ 
	H 
	Government grant received 
	> 

	Government financing loans to HDB (mortgages and upgrading) 
	FY 2023/2024 
	FY 2023/2024 
	$4.5 b $ 5.5 b $ 1.0 b 
	$516m $5.2 b $5.1 b $31.5 b 
	Government grants to HDB as % of 2023 GDP 0.98% Payment to Singapore Land Authority for purchase of land $5.8 b Source: HDB's financial statements for year ended 31 March 2024 (conversion at S$1 = US$ 0.7676). FISCAL 
	Lease expiry policy 
	9 "99 years is a very long time....After that, the flat returns to the state, the Government redevelops the land and builds new flats for future generations. This is the only way to recycle the land and ensure that all our descendants can buy new BTO [HDB] flats 
	> of their own. If instead the Government had sold you the flat on freehold, that means 
	^ in perpetuity. Sooner or later, we would run out of land to build new flats for future 
	S generations. The owners would pass their flats down to some of their descendants, 
	g many generations into the future. Those lucky enough to have a flat, they become flat 
	^ owner. Those not lucky enough to inherit a property would get nothing. So, our society would split into property owners and those who cannot afford a property. I think that would be most unequal, and socially divisive. So, that is why 99-year leases are not just for HDB flats. In fact, for private housing also, the Government only sells land on 99-year leases." 
	Prime Minister Lee Hsien Loong, National Day Rally Speech. 201 8 
	LEASEHOLD 
	Prices: leasehold vs fee-simple 
	Sing and Sia (2021 
	• 1995 to mid-2019 period, dataset of 156,500 private non-landed housing transactions (49% freehold, 51% leasehold) 
	^ Freehold property sold at 10.4% higher on average per unit price than comparable leasehold 
	^ properties, after controllingfor property age, unit size, distance to MRT, CBD, etc.H ^ Agarwat and Sing (2019) 
	I » 1997 to 2017 period dataset of 618,000 resale non-landed housing transactions (77% HDB,11% g private leasehold, 12% fee-simple) H 9 depreciation rates for the three housing types are very similar in the first 10 years 
	» after 10 years, private freehold residential properties depreciate at a slower rate relative to private leasehold residential properties and HDB flats. 
	•
	•
	•
	 depreciation rates of private leasehold residential properties and HDB flats are similar to each other for up to 20 years. 

	•
	•
	 after 20 years, HDB flats depreciate much slower than the two classes of private residential properties. 


	LEASmOLD 
	lows developments to be redeveloped/ increasing supply of properties in each Master Plan review tl @ Market-driven and benefiting owners, developers, buyers
	H 
	Q e Pre-1999: 100% consensus required 
	s § tt From 1999: require at 80% majority of owners (by share value). For H 
	1°, 
	^ 
	?ass ror a loiai OT u^>/^ offers leasehold property owners exit option as runs down 
	LEASEHOLD 
	Private housing collective sale process 
	1.
	1.
	1.
	 Pro tempore committee set up to rally interest 

	2.
	2.
	 General meetings: Collective sales committee set up 

	3.
	3.
	 Engage property consultant, valuer and law firm to determine reserve price, apportionment of sales proceeds and draft collective sales agreement 


	^ 4. Voting takes place 
	H ^ 5. Property consultant handles sate by tender n 
	6. Applies to Strata Titles Boards for approval if there is no 100% consensus (within 12 months of Step 4) w 
	^ 7. Enbloc sale concluded > 
	•
	•
	•
	 Developer pays Additional Buyer Stamp Duty (ABSD) at time of acquisition of residential land (ABSD remittable upon minimum proportion of units sold). 

	•
	•
	 After acquisition, residential project must commence within 2 years and be completed within 5 years. 

	•
	•
	 Developer applies for development permission. For leasehold development, applies to top up lease to 99 years. Pays 


	betterment charge. 
	Source: Strata Titles EBoards; Inland Revenue Authority of Singapore i- EAS E H o L D 

	HDB's Selective Redevelopment Scheme (SERS) 
	HDB's Selective Redevelopment Scheme (SERS) 
	1995-2024: 83 sites Redevelopment of older HDB estates via 
	compulsory acquisition 
	1.
	1.
	1.
	 Announcement 

	2.
	2.
	 Exhibition


	^ 
	^ 3. Flat valuation 
	> 4. Owners meet with HDB official
	n 

	s
	§
	5. Precinct survey
	w 

	^ 
	H 6. Compensation notice> 
	7.
	7.
	7.
	 Rehousing choice 

	8.
	8.
	 New flat selection 

	9.
	9.
	 Key collection 

	10.
	10.
	 Moving out 

	11.
	11.
	 Celebrating with neighbours Source: HDB 


	Largest SERS project (2014) Tanglin Halt: 31 blocks, 3,480 flats, about 200 market & hawker stalls/ shops and eating houses/ 7 commercial blocks 
	T» -^r-
	B 
	From Tanglin Halt (10 storeys) to Dawson (47 storeys) 
	LEASEHOLD 

	HDB's Voluntary Early Redevelopment Scheme (VERS) 
	HDB's Voluntary Early Redevelopment Scheme (VERS) 
	SERS VERS Announced by the Prime 
	^ Voluntary; Home owners inprecincts offered VERS will
	Minister on 18 August 

	Compulsory; Home owners In vote to decide Iftheywantthe
	chosen precincts have to
	2018 
	Mode of Government to take back their
	participate in SERS 
	flats before the
	Voluntary scheme offered redevelopment
	•lease runs out 
	^ 

	to selected precincts
	H 
	Selected precincts with high Offered to selwted precinctsredevelopment potential when flats are aged 70 or older
	when they are aged 70 
	^ 

	years or older Eligibility 
	w
	^ 
	Compeniation based on market value of HDB flat at time of SEN 
	> 
	H 

	announcement 
	Terms of Offer Homeowners can ctioose to 
	Termswill be lass generous
	purchase a new 99-year lease flat at
	(compensation, thanSERS. More details
	a subsidised selling price at the rehousing options designated replacement site 
	to come 
	and other benefits) 
	SERS grant (up to $30,000) to pay for replacement flat 
	Other benefits such as reasonable expenses to move, concessions on resale levy or premium, and waiver of administrative fees 
	Source: Gov.s^
	LEASEHOLD 
	strategic value capture and planning 
	>
	H
	H 
	>
	^ integrating housing with retirement savings,
	ffi 
	g regulation
	N
	^ 
	have 
	H 

	> 






