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OVERVIEW 

Coastal Rim Properties, Inc. (CRP) is proposing to design and build a mixed-use 

residential and retail project in the City of Kapolei to be called the Kapolei Mixed-Use 

Development.  The proposed project consists of three components to be built in three 

phases, all located on an approximately 3.036 acre site (Site).  Phase 1 will be comprised 

of 154 affordable senior rental units above ground floor commercial retail spaces in a 

single 13-story tower.  Phase 2 will add a second 13 story tower with 143 affordable and 

market rate condominium dwelling units, as well as more ground floor retail space.  Phase 

3 will be comprised of additional single story retail facing the remainder of the street 

frontage and filling out the balance of the Site.   

CRP will be processing approvals and entitlements under Chapter 201H, Hawaii Revised 

Statutes (HRS), which allows for certain exemptions from statutes, ordinances and rules 

for lower- and moderate-income housing developments.  Except for the one manager’s 

unit, one hundred (100)-percent of Phase 1’s rental units will be priced in the affordable 

range for senior households earning between 30% and 60% of the HUD Area Median 

Income (AMI) for Honolulu.  72 of Phase 2’s 143 units will be restricted to homebuyers in 

the 140% AMI range or below. 

In addition to meeting the content and submittal requirements for an environmental 

assessment (EA), under Chapter 343, HRS, and Chapter 11-200, Hawai‘i Administrative 

Rules (HAR), this EA also serves as the Chapter 201H, HRS application (201H 

application) agency/public comment document.  
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1.0 INTRODUCTION 

This draft final environmental assessment (EA) is prepared in accordance with Chapter 

343, HRS.  This Introduction chapter is a synopsis of the background and nature of the 

Project and relevant statutory requirements. 

 

1.1 PROJECT PROFILE 

Project Name:     Kapolei Mixed-Use Development 

Location:      1020 Wakea Street  

Judicial District:     Kapolei 

Tax Map Key:     (1) 9-1-088: 021 

Project Area:      3.036 acres  

Existing Use:      Vacant, formerly agricultural 

Recorded Fee Owner:    Goodwill Industries of Hawaii, Inc.Polo 

Court, LLC 

           

Developer/Applicant:    Coastal Rim Properties 

       1541 S. Beretania Street, Suite 101 

       Honolulu, HI  96826 

       770 Kapiolani Blvd., #200 

Honolulu, HI 96813 

 

 

Approving Agency: Hawai‘i Housing Finance & 

Development Corporation 

677 Queen Street, Suite 300 

Honolulu, Hawai‘i 96813 

 

Agent/Preparer(s):     Hawai‘i Planning LLCPlanPacific, Inc. 

1001 Bishop StreetP.O. Box 892735 
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       ASB Tower, Suite 2755Mililani, HI 

96789 

       7 Waterfront Plaza 

       500 Ala Moana Boulevard, Suite 400 

Honolulu, HI  96813 

       Contact:  Dennis Silva, Jr., AICP 

      

       Lisa Imata, PlanPacific, 

Inc.President 

         

 

Zoning:    

 State Land Use:  Urban 

 ‘Ewa Development Plan: City of Kapolei (Medium & High 

Density Residential & Commercial) 

 County Zoning:  B-2 – Community Business District 

 Special District: not in Special District 

 Special Management Area (SMA): not in SMA 

 

Chapter 343 Action:  Use of State Funds, refer to Section 1.2   

Anticipated Determination:  Finding of No Significant Impact (FONSI) 

 

1.2 COMPLIANCE WITH STATE OF HAWAII ENVIRONMENTAL LAWS 

Section 343-5, HRS establishes nine “triggers” that require the preparation of an 

environmental assessment or environmental impact statement.  Use of State lands or 

funds is one of the triggers that require an environmental assessment. Subject to HHFDC 

approvals, the Kapolei Mixed-Use Development proposes the use of State funds through 

the HHFDC’s Rental Housing Trust Fund (RHTF) Project Award Program, and the 

Dwelling Unit Revolving Fund (DURF).  As such, this environmental assessment is 
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prepared in compliance with Chapter 343, HRS, and in accordance with the provisions of 

Hawaii Administrative Rules (HAR), Title 11, Department of Health, Chapter 200, 

Environmental Impact Statement Rules. 

 

In addition, design and construction of Kapolei Mixed-Use Development may involve or 

impact State and/or County lands or funds relating to infrastructure improvements for 

public facilities, roadways, water, sewer, utility, drainage, or other facilities.  While the 

specific nature each improvement and potential impact is not known at this time, this EA 

is intended to address all current and future actions involving the use of State and/or 

County lands and funds relating to Kapolei Mixed-Use Development. 

2.0 KAPOLEI MIXED-USE DEVELOPMENT DESCRIPTION 

2.1 BACKGROUND INFORMATION 

2.1.1 Location and Surrounding Area 

The Site is located in the City of Kapolei, Hawaii in southern Honolulu County, on the 

island of O’ahu.  Honolulu is the county seat and the county’s most populous city.  

Planned as the second "urban center" on the island of O’ahu, Kapolei is a master planned 

community that was conceived in the 1950’s, though residential construction did not begin 

in earnest until the late 1980’s.  The City of Kapolei is within a greater region referred to 

as ‘Ewa or the ‘Ewa Plain.  Please refer to Figure 1 for a regional location map. 

 

Since its inception, Kapolei has seen significant growth, and has become the center of 

business in the West O’ahu region.  The City of Kapolei Urban Development Plan (Kapolei 

UDP) cites studies which project that between 2006 and 2025 the region will add 25,000 

residential units and 40,000 jobs.   

 

The Site is located in the developing City Center district of the City of Kapolei and is 

surrounded by vacant land, commercial office, a private school, a regional park, a public 

library, and other services and amenities.  The Site is comprised of the 3.036-acre, or 

approximately 132,24829 square foot, parcel identified as TMK (1) 9-1-088: 021, which 
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is currently vacant.  The rectangular parcel is situated on a city block bordered by Haumea 

Street to the northwest, Wākea Street to the northeast, Alohikea Street to the southwest, 

and Ala Kahawai Street (formerly known as Wai Aniani Way) to the southeast.  The Phase 

1 site will include 41,131 41,146 square feet of land, the Phase 2 site will include 44,310 

45,178 square feet of land, and the Phase 3 site will include 46,788 45,924 square feet 

of land.  Figures 2a - Site Plan Phase 1, 2b – Site Plan Phase 2, and 2c – Site Plan Phase 

3, provides the site plan; Figure 3 provides the phasing plan; Figure 4 provides an aerial 

photo of the site and surrounding area; Figure 5 provides a tax map; and Figures 6a and 

6b provide site photographs of the existing condition of the Site.  The Alta Survey for the 

Site is enclosed as Appendix A. 

 

In the center of the growing City of Kapolei, the Site is within easy walking distance of 

public transit, shopping, services, and recreation.  As the City grows this location will 

become even more well-served by neighborhood amenities.  Table 1 lists a sample of 

amenities and distances from the Site: 

 

Table 1 - Local Amenities 

Service or Amenity Distance from Kapolei Mixed-Use 

Development  

Kapolei Transit Center East Adjacent to Site 

Kapolei Transit Center West 0.1 Mile 

Island Pacific Academy 0.2 Miles 

Foodland 0.3 Miles 

Cole Academy 0.3 Miles 

Kapolei Theaters 0.4 Miles 

Kapolei Public Library 0.4 Miles 

Kapolei Regional Park 0.4 Miles 

Seagull School 0.45 Miles 

Kapolei Shopping Center 0.7 Miles 

Kapolei Community Park 0.8 Miles 
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Kapolei High School 0.8 Miles 

Kapolei Commons 1.1 Miles 

Source:  Google Earth and Site Visit 
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PHASE 1

LEVEL ONE

Figure 2a: Site Plan Phase 1
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LEVEL ONE

Figure 2b: Site Plan Phase 2
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LEVEL ONE

Figure 2c: Site Plan Phase 3
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Figure 4: Aerial Photo
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Figure 6a: Site Photos



       

A. View East from midblock  of Haumea St.                                                                     B.  View East from midblock Haumea St.  Bus stop.    

      

C. View South East.  Kapolei Transit Center East.     D. View South.  Corner of Haumea St. and Alohikea St. 
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E. View North from Wakea St. and Wai Aniani Way/Ala Kahawai St..  F. View North of Wakea Street. 

         

G.  View South West from Wai Aniani Way/Ala Kahawai St.   H.  View of subject property from Wakea and Wai Aniani Way/Ala Kahawai St. 



      

I. View North East from Wakea and Wai Aniani Way/Ala Kahawai St.  J. View South East from Wakea and Wai Aniani Way/Ala Kahawai St. 

      

K. View South West of unfinished Wai Aniani Way/Ala Kahawai St.  L. View North West from Alohikea St. and Haumea St. 



         

M. View North from Alohikea St.  Corner of subject property.   N. View South East of unfinished Alohikea St. along subject property. 

  

O.  View of subject property from North Western corner of property.  P. View of adjacent property to the North from Alohikea St. and Haumea St.    
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2.1.2 Land Use Designations 

The Site falls under several land use designations.  State Land Use Districts are 

established by the Hawaii Land Use Commission and include:  Urban, Rural, Agricultural, 

and Conservation.  The State Land Use designation for the sSite is Urban.  Please see 

Figure 7 – State Land Use District Map. 

 

The entire 650-acre City of Kapolei is zoned through the Revised Ordinances of Honolulu 

(ROH) Land Use Ordinance (LUO) to reflect commercial, mixed use, and residential uses.  

A City/County of Honolulu General Plan revision was completed in 1977 and designated 

Kapolei as a Secondary Urban Center in order to “…relieve developmental pressures in 

the urban fringe and rural areas”.  In the early 1980’s, The Kapolei Area Long Range 

Master Plan (Kapolei Mmaster Pplan) was changed to reflect the new City of Kapolei.  In 

1986, the City/County’s ‘Ewa Development Plan (‘Ewa DP) was amended to include the 

new City, and the first version of the City of Kapolei Urban Development Plan (UDP) was 

introduced in the early 1990’s.  The LUO was revised in 1989 to rezone Kapolei to comply 

with the general General planPlan, ‘Ewa Development Plan, and Mmaster Pplan.  These 

planning documents are meant to agree with and support each other.  Discussion and 

analysis of the policies and objectives from the aforementioned long-range plans are 

included in Chapter 4 – Land Use Conformance, in this EA. 

 

The City and County zoning designation is B-2 Community Business which is geared 

towards commercial uses and does not allow residential uses.  Please see Figure 8a – 

Zoning Map.  The ‘Ewa Development Plan designates the Site as City of Kapolei - Medium 

& High Density Residential & Commercial (see Figure 8b – ‘Ewa Development Plan Map).  

The Kapolei UDP designates the sSite as City Center, the high density core of the City, 

shown in purple in Figure 8c – City of Kapolei Urban Design Plan Districts and Building 

Heights. 

 

A summary of the current land use designations for the Site are as follows: 
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 State Land Use:  Urban 

 County Zoning:  B-2 Community Business 

 ‘Ewa Development Plan:  City of Kapolei - Medium & High Density Residential & 

Commercial 

 Kapolei UDP:  City Center District, 150-foot Height Limit 

 Special District:  none 

 Special Management Area (SMA):  not in SMAnone 
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Figure 8b: Ewa Development Plan



Figure 8c: Kapolei UDP District & Building Heights
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2.2 DESCRIPTION OF KAPOLEI MIXED-USE DEVELOPMENT 

2.2.1 Statement of Purpose and Need for Kapolei Mixed-Use Development 

Kapolei Mixed-Use Development addresses the need for affordable senior housing, 

middle-market condominiums, and retail within the City of Kapolei.  Kapolei is in the midst 

of a rapid growth trajectory, implying that there is consistent demand for additional 

residential and commercial development.  Due to the focus on single-family housing and 

town-house development in the Kapolei area, Kapolei Mixed-Use Development 

addresses a specific market that is relatively under-served.  Whereas the focus 

historically in Kapolei has been on lower-density housing in outlying areas, such as the 

Villages at Kapolei, development momentum is increasing in the City Center where there 

is little existing housing stock and where there is a growing demand for retail.   

 

Strong demand for affordable senior rental housing within the ‘Ewa area is evidenced in 

the Phase 1 market study by Lesher Chee Stadlbauer, dated March 20, 2014 (Appendix 

B).  The subject location is considered desirable to seniors.  Comparable developments 

in the greater community generally have very low vacancy and maintain waitlists.  Of the 

five comparable communities featured in the market study within the primary market area, 

all five maintain waitlists from 1-2 years or 150-200 households.  This indicates strong 

demand for the proposed senior rental housing product.   

 

The condominium development in Phase 2 is designed with compact, efficient units and 

moderate amenities to keep prices aimed at the middle market as opposed to the luxury 

market.  The Phase 2 Market Study by Novogradac and Company LLP, included as 

Appendix C, compares the Phase 2 high-rise condominium development with current 

housing available in the Kapolei area.  The comparables are all located in neighborhoods 

that are of good quality, but are not considered to be pedestrian-friendly.  The market 

study asserts that the Project’s location will offer a significant competitive advantage.  

Moreover, the market study asserts that the high-rise design will be marketable as the 
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density and scale of the Project will foster a synergy with the surrounding retail, office, 

and recreational uses.  As further discussed in Section 3.12.1 of this document, both 

market studies assert that there is adequate demand to support the proposed 

development.   

2.2.2 Affordability 

All of Phase 1’s units, with the exception of the manager’s unit, will be rented in the 

affordable range for households earning between 30% and 60% of the HUD Area Median 

Income (AMI) for Honolulu County.  Eight (8) units will be rented in the 30% AMI range, 

18 units will be rented in the 55% AMI range, and 127 units will be rented in the 60% AMI 

range.   

 

Table 2 – Phase 1, 20154 Income Limits illustrates the income limits for various household 

sizes by percentage of AMI, based on HUD’s 2014 2015 data. 
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Table 2 – Phase 1, 2015 Income Limits 
AMI 

Percentage 

1 Person 

Household 

2 Person 

Household

3 Person 

Household

4 Person 

Household 

30% $20,130  $23,010 $25,890 $28,740  

40% $26,840  $30,680 $34,520 $38,320  

50% $33,550  $38,350 $43,150 $47,900  

55% $36,905  $42,185 $47,465 $52,690  

60% $40,260  $46,020 $51,780 $57,480  

Source:  Department of Housing and Urban Development (HUD) 

 

Table 3 – HUD Income Classifications illustrates HUD income classifications as they 

relate to percentage of AMI. 

 

Table 3 – HUD Income Classifications 

Income Classification Percent of AMI 

Extremely Low Income <30% 

Very Low Income <50% 

Low Income <80% 

Moderate Income <120% 

Source: www.huduser.org 

 

HHFDC releases annual income, rent, and affordable sale price guidelines based on HUD 

income limits.  Table 4 – Phase 1 Proposed Rents versus Market Rents, lists the proposed 

AMI restriction, the correlating 2014 2015 affordable rents, and the comparable market 

rents as determined in the Phase 1 market study.  Note that affordable rents shown are 

2014 2015 maximums, and the current maximums will be used as the Project is placed 

in service and beyond.  Proposed rents for Phase 1 are between 14% and 59% below 

market rate. 
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Table 4 – Phase 1 Proposed Rents vs. Market Rents 

Unit 

Type 

Affordability 2014 

2015HHFDC 

Max. Gross 

Rent* 

Utility 

Allowance

2014 

Max. 

Net 

Rent 

Market 

Rent 

Percentage 

Below 

Market 

Rate 

Studio 30% AMI $503 -- $503 $1,075 53% 

1-

Bedroom 

30% AMI $539 -- $539 $1,300 59% 

2-

Bedroom 

30% AMI $647 -- $647 $1,575 59% 

Studio 55% AMI $922 -- $922 $1,075 14% 

1-

Bedroom 

60% AMI $1,078 -- $1,078 $1,300 17% 

2-

Bedroom 

60% AMI $1,294 -- $1,294 $1,575 18% 

*Rents include an allowance for utilities. 

Phase 2 will consist of 143 condominium units, 72 of which will be restricted at 140% AMI 

or below.  The exact level of restriction (for example, 100% AMI, 120% AMI, or 140% 

AMI) is yet to be determined.  For the purposes of this document it is assumed that the 

units are restricted at 140% AMI.  This is the minimum level of affordability which: qualifies 

Phase 2 to use DURF as a construction source of funding (greater than 50% of the Phase 

2 units must be restricted at 140% AMI or less); satisfies the minimum requirements for 

a 201H application (greater than 50% of the total units must be restricted at 140% AMI or 

less); and satisfies the minimum requirements for the General Excise Tax exemption 

(greater than 60% of the total units must be restricted at 140% AMI or less).  Table 5 – 

AMI Levels and Unit Distribution shows the proposed affordability levels for Phase 1 and 

Phase 2 together. 
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Table 5 – AMI Levels and Unit Distribution  

AMI Level Phase 1 
Units 

Phase 2 
Units 

Total Units Percent of Total 
Units (%) 

30% 8 8 2.7%
55%  18 18 6.1%
60%  127 127 42.8%
140%   72 72 24.2%
Unrestricted Market   71 71 23.9% 

Unrestricted – 1 1 0.3%
Total Units 154 143 297 100%
Total Restricted Units 153 72 225 75.8% 

 

Regarding the affordability levels for Phase 2’s 72 restricted units, the relevant income 

limits are: 

 

Table 6 - Phase 2, 2015 Income Limits 

AMI 

Percentage 

1 

Person 

2 Person 3 Person 4 Person 5 Person 

140% $93,940  $107,380 $120,820 $134,120 $144,900  

  

HHFDC uses the following occupancy guidelines for for-sale units: 

Studio:    1 person 

1-bedroom:    2 persons 

2-bedroom:  3 persons 

3-bedroom:  4 persons 

 

As previously stated, specific affordability levels have not yet been determined, but for 

reference, sample affordable unit prices by AMI level and unit type are shown below.  

These figures are based on a maximum housing expense of 28% for households buying 

with a 5% down payment and interest rate of 4.5% on a 30 year mortgage.   
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Table 7 - 2015 Affordable Sale Prices by AMI 

  90% AMI 100% AMI 110% AMI 120% AMI 130% AMI 140% AMI

studio 
           
$292,007  

           
$324,452  

          
$356,897  

          
$389,342  

          
$421,787  

          
$454,233  

1-
bedroom 

           
$333,784  

           
$370,871  

          
$407,958  

          
$445,045  

          
$482,133  

          
$519,220  

2-
bedroom 

           
$375,562  

           
$417,291  

          
$459,020  

          
$500,749  

          
$542,478  

          
$584,207  

3-
bedroom 

           
$416,904  

           
$463,226  

          
$509,549  

          
$555,872  

          
$602,194  

          
$648,517  

 

CRP will be processing approvals for the Project under Chapter 201H, HRS, which allows 

for certain exemptions from statutes, ordinances, and rules to facilitate the development 

of affordable housing.  Flexibility concerning design standards and exemption from certain 

fees results in lower development cost, which in turn results in lower pricing for the 

occupants.  Details on the 201H application and requested exemptions can be found in 

Chapter 5 of this document.   

2.2.3 Proposed Project 

CRP proposes to address the need for low and moderately priced housing in the City 

Center while keeping retail as the primary ground floor use on the Site.  A showcase in 

sustainability, Phase 1 will attain the LEED Platinum standard, and the remaining two 

phases will be LEED certifiable to the basic level.  Please refer to Appendix D for 

architectural plans and Figure 9 for a project rendering.   

 

Phase 1 consists of one 13-story building, 150-feet in height, which will include 154 studio, 

one-bedroom, and two-bedroom units. Phase 1 includes a lobby, community laundry 

area, 926 square foot community center, a 9,8009,166 square foot recreation deck, 

circulation, services space, and 7,4127,241 square feet of ground floor retail.  The gross 

building floor area will be approximately 127,822128,312 square feet not including the 

parking structure.  The phase 1 lot size is 41,13141,146 square feet or .954 acres with a 

building floor area ratio (FAR) of 3.12 not including the parking structure.  Because the 

Site will be divided using a condo property regime (CPR) and not a subdivision, the floor 

area ratio (FAR) is always calculated using the entire Site area as the denominator (gross 



Figure 9:  Rendering

HAUMEA STREET ALOHIKEA STREET
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built area not including parking structure divided by Site area).  The FAR of Phase 1 is 

therefore .97.  The Phase 1 parking structure gross area is approximately 55,890 54,151 

square feet and includes 154 160 stalls, 5953 on the first level and 101 on the second 

level.  The gross building area including the parking structure is 184,202181,973 square 

feet.  25 surface parking stalls will be provided for the Phase 1 retail on the future Phase 

3 site, for a total of 185179 parking stalls provided for Phase 1.  The 25 surface stalls will 

be replaced in structured parking when Phase 3 is developed.  During Phase 3 

construction (estimated to take 12 months), temporary offsite parking will be provided for 

the 25 displaced stalls.  Since the 25 displaced stalls are retail parking stalls, no 

residential stalls will be displaced. 

 

Phase 2 consists of one 13-story building, 150-feet in height, which includes 143 studio, 

one-bedroom, two-bedroom, and three-bedroom condominium units, a lobby, a 2,0582 

square foot community center, a 14,700 21,492 square foot recreation deck, circulation, 

services space, and 7,0387,086 square feet of ground floor retail.  The gross building 

floor area will be approximately 148,023147,786 square feet not including the parking 

structure.  The phase 23 lot size is 44,31045,178 square feet or 1.042 acres with a 

building floor area ratio (FAR) of 1.123.34 not including the parking structure.  The parking 

structure gross area is approximately 61,75761,966 square feet.  176 170 parking stalls 

are provided, 58 on level one and 118 112 on level two.  Twelve (12) 17 of the parking 

stalls are created by striping a drive isle of Phase 1, and the area of these stalls is not 

included in the area of the Phase 2 parking structure.  The gross building area of Phase 

2 including the parking structure is 209,780209,752 square feet.     

 

Phase 3 is comprised of 17,78217,594 net square feet of single story retail and 2,608 

1,249 net square feet of associated services space.  The total gross building area is 

estimated to be 20,39019,522 square feet.  The Phase 3 lot size is 46,78845,924 square 

feet or 1.057 acres with an FAR of .1545.  The parking structure gross area is 

approximately 21,30018,842 square feet.  25 surface parking stalls benefitting Phase 1 

will be removed in Phase 3, and 85 81 parking stalls will be added, 41 on level one and 
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44 40 on level two.  Therefore, 60 56 net stalls will be provided for Phase 3.  27 of the 

parking stalls are created by striping a drive isle of Phase 2, and the area of these stalls 

is not included in the area of the Phase 3 parking structure.  The gross building area of 

Phase 3 including the parking structure is 63,30638,364 square feet.  The total gross 

building area of Phases 1-3 without parking is 295,130 square feet, and the overall FAR 

is 2.23.  The maximum FAR for the Site is 2.5 without open space bonus according to the 

Revised Ordinances of Honolulu, Land Use Ordinance. 

The Project will comply with the Department of Justice's 2010 ADA Standards for 

Accessible Design, the 2004 Americans with Disabilities Act Accessibility Guidelines, 

Disability and Communication Access Board (DCAB) interpretive opinions, and the 

Federal Fair Housing Act Accessibility Guidelines.  The design will also take into account 

the U.S. Access Board’s Proposed Guidelines for Pedestrian Facilities in the Public Right-

of-Way.  The units designed with mobility features and communication features will be 

dispersed throughout the unit types, as required.  Table 8 provides a building summary 

for all three phases. 

 

Table 8 – Kapolei Mixed-Use Development - Building Summary 

Phase 1 – Affordable Senior Rentals and Retail 
Bedroom/Bath Number of 

Units 
Size (sq. 
ft.) 

Number of Floors 13 

Studio/1 22 360 Building Height 150-feet 
1/1 110 534 Residential Parking 

Required/Provided 
179 181 stalls 
/ 154 stalls 

2/2 22 765 Commercial Parking 
Required/ProvidedLoading 

19 stalls / 31 
stalls3 stalls 

Total Units 154  Loading Stalls 
Required/Provided 

3 stalls / 2 
stalls 

Retail  7,2417, 
412 

ElevatorsFloor Area and 
Use Category for Loading 
Stall Requirement 
Calculation 

27,412 sf 
under 
Category A = 
1 stall; 154 
units under 
Category D = 
2 stalls 

   Elevators 2 
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Phase 2 – Condominium and Retail 
Bedroom/Bath Number of 

Units 
Size (sq. 

ft.) 
Number of Floors 13 

Studio/1 11 360 Building Height 150-feet 
1/1 44 534 Residential Parking 

Required/ProvidedParking 
208176 stalls / 
152 stalls 

2/2 77 765 Commercial Parking 
Required/ProvidedLoading 

18 stalls / 18 
stalls 1 stall 

3/2 11 990 Loading Stalls 
Required/ProvidedElevators 

2 stalls / 1 
stall2 

Total Units 143  Floor Area and Use 
Category for Loading Stall 
Requirement Calculation 

7,086 sf under 
Category A = 
1 stall; 143 
units under 
Category D = 
1 stall 

Retail  7,08638 Elevators 2 
   
 
Phase 3 – Retail and Service Area 
UsePhase 2 Size (sq. 

ft.) 
Size (sq. 
ft.) 

Number of Floors 1 

Retail 17,782 17,594 Building Height 22-feet 
Service Area 2,608 1,249 Commercial Parking 

Required/Provided 
44 stalls / 
6056 stalls  

   Loading Stalls 
Required/Provided 

2 Stalls / 2 
Stalls 

   Floor Area and Use 
Category for Loading Stall 
Requirement Calculation 

17,594 sf 
under 
Category A = 
2 stalls 

 

2.2.4 Access and Parking 

The primary vehicular access to the Kapolei Mixed-Use Development will be via a 

driveway on Wākea Street.  A secondary access will be added in Phase 2 off of Alohikea 

Street.  Table 9 – Required versus Provided Parking per Phase lists the provided parking 

compared to the required parking per the City and County of Honolulu, Land Use 

Ordinance (LUO).  According to the LUO, 1 parking stall is required for dwelling units of 

600 sf or less; 1.5 stalls are required for dwelling units of 600-800 sf; 2 stalls are required 

for units over 800 sf; 1 guest stall is required for every 10 residential stalls; and 1 parking 
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stall is required for every 300-400 square feet of retail space, depending on the type.  

Americans with Disability Act (ADA) accessible stalls in compliance with City and County 

of Honolulu requirements will be provided.  Specifically, the number of accessible parking 

to be provided will comply with DCAB's Interpretive Opinion “DCAB 2014-05 Definition of 

'Parking Facility'.”  Signage at accessible public parking serving the commercial spaces 

will comply with Hawaii Administrative Rules, Title 11, Chapter 219. 

 

Table 9 – Required versus Provided Parking by Phase 

 Required 
Retail 

Provided 
Retail 

Required 
Residential 

Provided 
Residential 

Total 
Required 

Total 
Provided 

Exemption 

Ph. 1- 
Senior 

25 25 181 154 206 179 -27 

Ph. 2- 
Condo 

24 24 208 152 232 176 -56 

Ph. 3 
– 
Retail 

60 60 0 0 60 60 0 

Total 109 109 389 306 498 415 -83 

  

Required 

Retail 

Provided 

Retail 

Required 

Residential 

Provided 

Residential 

Exemption 

Request 

Phase 1 19 31 181 154 -27 

Phase 2 18 18 208 152 -56 

Phase 3 44 56 0 0 0 

Total 81 105 389 306 -83 

 

Table 9 illustrates that tThere will be a minimum 1:1 ratio of parking stalls to residential 

units.  Section 5.2 of this document discusses in detail the requested parking exemption 

and rationale.  The retail component will be parked to code.   

2.3 DEVELOPMENT TIMETABLE 

Construction will commence when all approvals are granted from the pertinent State of 

Hawaii or City and County of Honolulu agencies.  All three phases are anticipated to be 

constructed approximately simultaneously.  The proposed development timeframe is as 

follows:   
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Table 10 – Development Timeframe 

Process Dates Duration 

Entitlement April 2014 to July October 

2015 

185 months 

Design 

Development/Permitting 

July October  2015 to 

January February 2016 

56 months 

Construction January February 2016 to 

July 2018December 2017 

2230 months 

 

A more detailed schedule is included as Appendix K. 

2.4 PROJECT COST 

Table 11 shows a breakdown of the estimated development costs.   

Table 11 – Estimated Development Costs 

Project Cost Phase 1 Phase 2 Phase 3 Total 

Land and Buildings 2,179,454 2,480,552 825,124 5,485,130 

Site Work 1,564,585 2,290,770 1,233,020 5,088,375 

Rehabilitation and New Construction 30,947,450 34,737,735 5,595,280 71,280,465 

Contingency 1,960,925 2,804,283 491,415 5,256,623 

Permits and Fees 1,241,837 1,833,149 161,211 3,236,197 

Architectural and Engineering Fees 1,461,835 1,667,784 1,632,784 4,762,403 

Interim Costs 2,985,871 1,496,009 245,637 4,727,517 

Interim Financing Fees and 

Expenses 670,000 3,434,762 166,038 4,270,800 

Permanent Financing Fees and 

Expenses 
137,500 -- 

71,746 209,246 

Soft Costs 619,059 397,000 123,000 1,139,059 

Developer's Fees 2,694,952 1,500,000 500,000 4,694,952 

Project Reserves 1,193,069 - 40,000 1,233,069 

Syndication 110,000 - - 110,000 
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TOTAL 47,766,536 52,642,044 11,085,255 111,493,835 

 

Project Cost  Phase 1 Phase 2 Phase 3 Total 
 To Purchase Land and 
Buildings  

2,179,454 2,480,570 824,977 5,485,000 

 For Site Work  1,770,240 1,847,670 1,219,700 4,837,610 

 For New Construction  30,861,065 33,784,295 3,861,730 68,507,090 

 For Contingency  3,505,084 2,445,930 307,523 6,258,536 

 For Permits and Fees  1,291,837 1,823,149 152,043 3,267,029 
 For Architectural and 
Engineering Fees  

1,461,835 1,667,795 555,370 3,685,000 

 For Interim Costs  1,961,692 2,635,266 136,987 4,733,945 

 For Bond Financing Costs  670,000 - 670,000 
 For Financing Fees and 
Expenses  

432,500 1,885,293 483,740 2,801,533 

 For Soft Costs  623,078 1,848,378 115,500 2,586,956 

 For Syndication Costs  110,000 - 110,000 
 For Developer's Fees and 
Overhead  

2,694,952 1,500,000 500,000 4,694,952 

 For Project Reserves  1,409,000 - 242,724 1,651,724 
 Phase 2 Profit from Condo 
Sales   

2,936,763 
 

2,936,763 

 TOTAL  48,970,736 54,855,108 8,400,293 112,226,137 
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3.0  ASSESSMENT OF THE AFFECTED ENVIRONMENT, POTENTIAL 

IMPACTS, AND MITIGATION MEASURES 

This chapter describes the existing environmental conditions (physical, natural, and 

human) of the project area, Potential impacts that may result from the proposed 

development, and mitigation measures that may be implemented. 

3.1  TOPOGRAPHY 

The City of Kapolei is located on the 'Ewa Plain and is set at the foot of the Wai’anae 

Mountain Range.  Pu‘u Pālailai (height 492 feet) lies about one-half mile mauka, while 

Pu‘u Kapolei (height 166 feet) anchors the east end of the City and is its most important 

physiographic feature; these are two hills located within the relatively flat terrain of the 

‘Ewa Plain.  Except for Pu‘u Kapolei, the land of the City of Kapolei is level or very gently 

sloping.  Cultivated with sugar cane for many decades, the land is generally devoid of 

topographical features.  The Site is typical for the area – it is level, overgrown with grass, 

and is without notable topographical features.  

 

Pu’u Kapolei provides a major organizing influence for the urban core of the City of 

Kapolei.  It is also the namesake of the City of Kapolei (Kapo-lei, lit. beloved Kapo, sister 

of Pele, from Pukui, Place Names of Hawaii, 1984).  Pu’u Kapolei is integrated into the 

Kapolei Regional Park, which is within short walking distance to the Site. 

 

Potential Impacts and Mitigation Measures 

The proposed improvements will not require any major alterations to the topography of 

the land and no significant impacts are anticipated.   

3.2 SOILS 

Encompassing much of the southwestern area of O’ahu, the ‘Ewa Plain is underlain by 

an elevated coral reef partially covered by alluvium.  Honolulu Series lava flows are 

interbedded with reef deposits suggesting that the two were formed simultaneously (Soils 

International, 1985).  The United States Department of Agriculture (USDA), Natural 

Resource Conservation Service (NRCS) classifies the Kapolei Mixed-Use Development 
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site as HxA – Honouliuli clay, 0 to 2 percent slopes.  The soil is derived from basic igneous 

rock and occurs on alluvial flats where the mean annual precipitation is 18 to 30 inches.  

The Site is well drained, with moderate water capacity and frequency of flooding or 

ponding is rare (please see Figure 10 – Soil Survey).   

 

Potential Impacts and Mitigation Measures 

Soils on site will be disturbed during construction.  While much of the Site will merely be 

grubbed and graded, some excavation will be required underneath the Phase 1 and 2 

towers.  The excavation will require that soil is removed, and if not usable onsite, it will be 

moved offsite.  A disturbed construction site is more susceptible to erosion, either by wind 

or rain, than an undisturbed site.  No post-construction impacts are anticipated.   

 

All grading operations will be conducted in full compliance with dust, erosion control, and 

other requirements of the City Grading Ordinance.  In addition, LEED requires an erosion 

and sedimentation control plan for all construction activities associated with the Project.  

The goal of the plan is to reduce pollution from construction activities by controlling soil 

erosion, waterway sedimentation, and airborne dust.  The plan must conform to the 

erosion and sedimentation requirements of the 2003 EPA Construction General Permit 

or local standards and codes, whichever is more stringent.  The plan must describe the 

measures implemented to accomplish the following objectives: 

 

 To prevent loss of soil during construction by stormwater runoff and/or wind 

erosion, including protecting topsoil by stockpiling for reuse. 

 To prevent sedimentation of storm sewers or receiving streams. 

 To prevent pollution of the air with dust and particulate matter. 

 

After construction, impermeable surfaces (i.e., walkways and parking areas) and 

landscaping will mitigate the potential for soil erosion. 



Soil Map—Island of Oahu, Hawaii

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/17/2013
Page 1 of 3
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3.3 NATURAL RESOURCES 

3.3.1 Floodplain Management 

A floodplain is any land area that is susceptible to being inundated by water from any 

source.  Executive Order 11988, “Floodplain Management,” places special importance on 

floodplains and directs Federal agencies to avoid conducting, allowing, or supporting 

actions on a floodplain.  Floodplain management is a set of strategies and actions that 

reduce flood risk and restore, enhance and maintain the natural functions and resources 

of floodplains.   

 

Based on the Flood Insurance Rate Maps published by the Federal Emergency 

Management Agency, the site is located in flood hazard Zone D, as shown in Figure 11 

– Flood Zone Map.  Zone D is defined as the flood insurance rate zone that corresponds 

to unstudied areas where flood hazards are undetermined, but possible. 

 

Potential Impacts and Mitigation Measures 

It is unknown whether the Site is within a floodplain or not.  If the Site were determined to 

be in a floodplain, an analysis would be required including the following: 

 Evaluate any risk to or risk resulting from the Project; 

 Evaluate any effects on natural and beneficial floodplain values; 

 Measures to minimize harm; 

 Measures to restore and preserve the natural and beneficial floodplain values 

affected by the Project. 
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3.3.2 Wetland Protection 

According to HAR Chapter 11-54 – Water Quality Standards, HAR 11-54-2 – 

Classification of State Waters, subsection (b)(1)(C) – Wetlands, the classification of 

wetlands are as follows: (i) Elevated wetlands (bogs, marshes, swamps, and associated 

ponds); and (ii) Low wetlands (marshes, swamps, and associated ponds). 

 

 

Potential Impacts and Mitigation Measures 

The Site is not located in a wetland area as classified above. Therefore, no impacts to 

wetland areas will result from development of the Project. 

3.3.3 Unique Natural Features 

There are no unique natural features onsite and therefore no impact. 

3.3.4 Hurricanes, Earthquakes, and Tsunamis 

Hurricanes are one type of tropical cyclone affecting Hawaii (others include tropical 

storms and tropical depressions).  Hurricanes are tropical storms with winds equal to or 

greater than 74 miles per hour. 

 

Between 1970 and 1992, 105 tropical cyclones were identified in the central Pacific region 

resulting in an average of 4.5 storms per year.  Not all of these storms directly passed 

thru the State, and actual hurricane strikes on the Hawaiian Islands are relatively rare in 

the modern record.  More commonly, near-misses that generate large swells and 

moderately high winds causing varying degrees of damage are the result of hurricanes 

passing close to the islands (USGS 2002). 

 

A hazard mitigation report prepared by the Federal Emergency Management Agency 

(FEMA) determined that nine hurricanes approached within 300 nautical miles (about one 

day’s travel time) of the Hawaiian Islands’ coastlines between 1970 and 1992 (FEMA 

1993).  Most hurricanes affecting the islands have focused on Kaua’i.  Based upon a 
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tracking of hurricanes since 1950, there appears to be no geographical or meteorological 

reason why hurricanes miss other islands and tend to steer toward 

Kaua’i (FEMA 1993). 

 

An earthquake is the result of a sudden release of energy in the Earth's crust that 

creates seismic waves.  At the Earth's surface, earthquakes manifest themselves by 

shaking and sometimes displacement of the ground.  When the epicenter of a large 

earthquake is located offshore, the seabed may be displaced sufficiently to cause 

a tsunami. Earthquakes can also trigger landslides, and occasionally volcanic activity. 

 

Tsunamis are caused by a sudden movement of the seafloor that generates a series of 

waves which travel across the ocean until they reach a coastline.  Seafloor movements 

may include faulting, landslides, or submarine volcanic eruptions.  Landslides originating 

either under the sea or above sea level and then sliding into the water may also generate 

a tsunami.  Tsunamis manifest themselves as either large breaking waves, often largest 

around headlands where they are concentrated by wave refraction, or as rapidly rising 

sea level like a flooding tide.  The high degree of volcanism and seismic instability in and 

around the Pacific Ocean has contributed to a history of tsunami occurrences.   

 

The coastline of the Hawaiian Island is thus under the continuous threat of tsunami 

inundation because this region is one of the most geologically active regions on Earth.  

The geography of the shoreline often plays an important role in the form of the tsunami.  

Tsunami waves may be very large in an embayment, actually experiencing amplification 

in long funnel-shaped bays.  Fringing and barrier reefs appear to have a mitigating 

influence on tsunamis by dispersing the wave energy (USGS 2002). 

 

Potential Impacts and Mitigation Measures 

According to the USGS information cited above, actual hurricane strikes on the Hawaiian 

Islands are relatively rare in the modern record, and according to the FEMA information 

cited above, most hurricanes affecting Hawaii track toward Kaua’i.  The risk of hurricanes 
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directly affecting Kapolei Mixed Use Development is therefore small.  Indirect impacts, 

such as moderately strong winds and ocean swells, will have minimal impact due to the 

Project’s construction to modern building code and distance from the ocean, respectively.  

The nearest hurricane shelter in proximity to the Project site is Kapolei Elementary 

School.  The Project site is located outside the Tsunami inundation zone.  The Applicant 

will work with the Honolulu Department of Emergency Management to ensure there is 

sufficient coverage by the Outdoor Warning Siren System to serve the Project.   

 

According to the USGS, most of the earthquakes that have occurred in the past on Hawaii 

have been volcanic-related and occur on the Big Island, causing little or no damage to 

the other islands. Therefore, the likelihood of an earthquake impacting the Project is 

small.  In addition the construction of the Project will comply with current seismic building 

codes to ensure a structurally-sound building. 

3.3.5 ClimateLIMATE  

The State of Hawai’i climate is relatively moderate throughout the island chain, although, 

some differences in conditions may occur from one location to another due to the 

mountainous topography associated with each island.  Annual and daily variation in 

temperature depends to a large degree on elevation above sea level, distance inland, 

and exposure to the trade winds.  On O’ahu, the Ko’olau and Wai’anae mountain ranges 

are oriented almost perpendicular to the trade winds, which account for much of the 

variation in local climatology.   

 

O’ahu’s temperatures have small seasonal variation such that the temperature range 

averages only 7 degrees between the warmest months (August to September) and the 

coolest months (January and February) and about 12 degrees between day and night.  

Based upon historic data from a recording station in Waikiki, average annual 

temperatures range from a low of 69 to a high of 85 degrees Fahrenheit throughout the 

year.  Monthly rainfall varies from a low of generally less than 1 inch of rainfall during the 

summer (June to August), and less than 4 inches during winter periods (November to 

January) (WRCC 2010). 
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Winds are predominantly “trade winds” from the east-northeast except for occasional 

periods when “Kona” storms generate strong winds from the south, or when the trade 

winds are weak and land breeze to sea breeze circulations develop.  Wind speeds 

typically vary between 5 and 15 miles per hour providing relatively good ventilation much 

of the time.  Lower velocities (less than 10 mph) occur frequently when the usual 

northeasterly trade winds tend to fall, giving way to light, variable wind conditions through 

the winter and into early spring. 

 

Potential Impacts and Mitigation Measures 

The development and operation of the Project will not individually affect the climate.  

However, Global Warming theory postulates that human activities cumulatively affect the 

climate through the creation of greenhouse gasses.  Greenhouse gasses will be produced 

in the construction and operation of the Project.  Though, under LEED the Project’s 

“carbon footprint” is mitigated through careful selection of recycled, recyclable, durable, 

and rapidly renewable materials.  During property operations, the greenhouse effect is 

also mitigated through highly efficient energy use strategies, including using natural as 

opposed to mechanical ventilation in Phase 1, as well as use of renewable onsite energy 

generation. 

 

Microclimates can be affected on a local scale.  The urban heat island effect is when the 

built environmental causes urban areas to be warmer than surrounding areas.  The main 

cause of the urban heat island effect is from the modification of land surfaces with 

materials that effectively store short-wave radiation, such as pavement and dark, flat 

rooftops.  Waste heat generated by energy usage is a secondary contributor.  Under 

LEED’s criteria, the Project has committed to reducing the heat island effect by 

implementing such strategies as shading parking areas and using light colored roofing 

with solar photovoltaic collectors.  During operations the Project will also mitigate the heat 

island effect by energy efficient operations and efficient onsite power generation including 

an onsite “cogeneration” system which uses fossil fuel to create electricity while capturing 
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the byproduct heat to heat domestic hot water. Efficient systems such as these reduce 

electrical loads and heat byproduct from building systems. 

3.4 FLORA AND FAUNA 

The Kapolei Mixed-Use Development site and surrounding neighborhood and area 

consists of urban uses, structures, and the landscaped environment does not provide 

habitat for any rare, threatened, or endangered species.  The Kapolei Town Center Final 

Environmental Impact Statement, August 1988, states that there are two endangered 

plants in the ‘Ewa Plains area, ‘akoko (Euphorbia skottbergii var. kalaeloana) and 

Achvranthes rotundata, are commonly known nearby the former Barbers Point Naval Air 

Station, present-day Kalaeloa area.  However, none of these plants were found in the 

Kapolei Town Center area where the Site is located.  Char and Balakrishnan (1979), 

during their comprehensive survey of the ‘Ewa Plains area, also did not find any plants 

considered rare, threatened or endangered (Fosberg and Herbst 1975, U.S. Fish and 

Wildlife Service 1980) within the Kapolei Town Center area.   

 

Potential Impacts and Mitigation Measures 

The U.S. Fish and Wildlife Service (USFWS) provided a letter included in Appendix M – 

Draft EA Comment and Response Letters, stating there is no federally designated critical 

habitat within the proposed project footprint.  Though, the same letter states that the 

federally threatened Newell's shearwater and seabirds protected under the Migratory Bird 

Treaty Act, such as the wedge-tailed shearwater, could be impacted by components the 

Project.  Particularly, outdoor lighting, such as street lights and lights for night-time 

construction work, can adversely impact migratory seabird species.  Mitigation measures 

will include not doing any construction work at night, except in the case of emergencies.  

In addition, to the extent possible, outdoor lights and lights in the parking structure will be 

shielded so the bulb can only be seen from below. 

 

While no impact to endangered plant species is anticipated on-site, Hawaii's native 

ecosystem is heavily impacted by exotic invasive plants.  To mitigate this potential impact, 
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plant species for the Project’s landscaping will either be native or will be listed as having 

a low risk of becoming invasive. No impacts to flora or fauna are expected. 

 

3.5 ARCHAEOLOGICAL AND HISTORIC RESOURCES  

A Preliminary Archaeological Reconnaissance, field inspection was conducted by Paul 

H. Rosendahl, Ph. D, Inc. on November 5, 1986 for the Kapolei Town Center 

Environmental Impact Statement completed in August 1988.  The Kapolei Town Center 

project area encompassed the Kapolei Mixed-Use Development project site.  The basic 

objectives of the archaeological reconnaissance were four-fold:  1) to locate previously 

identified sites; 2) to determine the presence or absence of any previously unidentified 

sites; 3) to assess the potential significance of identified sites; and 4) to recommend any 

further archaeological work that might be necessary or appropriate.  

 

The Preliminary Archaeological Reconnaissance states that no archaeological remains 

are known to exist within the project area (879-acres).  A tentative evaluation of the 

archaeological significance of sites identified within the project area, made on the basis 

of the preliminary reconnaissance survey field inspection findings, indicates that all are of 

minimal research, cultural, or interpretive significance, primarily because they all appear 

to be less than 50 years old (from the time of the archeological reconnaissance date).  

The Preliminary Archaeological Reconnaissance stated that no further archaeological 

work is recommended. 

 

Potential Impacts and Mitigation Measures 

The Kapolei Town Center Final Environmental Impact Statement concluded that the 

Kapolei Town Center will have no effect on significant historic or archaeological sites.  By 

letter dated April 11, 1988 (p. 11-38), the DLNR notes that, based on a review of the 

archaeological reconnaissance survey, “…we believe that the project will have ‘no effect’ 

on significant historic sites.”  As it pertains to the Project in particular, the DLNR’s State 

Historic Preservation Division (SHPD) provided a comment letter on the Draft EA, 

included in Appendix M, which states SHPD’s determination is that no historic properties 
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are affected by the Project.  Notwithstanding this finding, in the event that any previously 

unidentified sites or remains are encountered during construction and site work phases, 

work in the immediate area will cease until the SHPD has been notified and is able to 

assess the impact and make further recommendations for mitigation, if warranted. 

3.6 CULTURAL RESOURCES  

The Site is located in O‘ahu’s largest ahupua‘a (traditional land division within a district) 

named Honouliuli, which is part of the island’s ‘Ewa district.  The ahupua‘a of Honouliuli 

includes the southern part of the Wai‘anae Mountain Range to the north, Pili O Kahe to 

the west, Kalaeloa to the southwest, Keahi Point to the southeast, the western shore of 

West Loch to the east, and Honouliuli Gulch/Stream to the northeast.  Honouliuli is 

mentioned in several different contexts in Hawaiian legend and history and it appears the 

ahupua‘a may have been well populated and favored by some ruling chiefs or ali‘i during 

pre-contact times.  At the time of Western contact, most of the population was observed 

to be concentrated in an area near the current Pearl Harbor (Cultural Surveys Hawai‘i, 

2010: 61).   

 

Others have noted important and sacred places throughout the ahupua‘a (International 

Archaeological Research Institute Inc., 2014), but it appears the most important cultural 

site nearest to the project Site is Pu‘u Kapolei.  Pu‘u Kapolei is a volcanic cone east of 

the Site and is currently an unassuming hill within the Kapolei Regional Park.  Pu‘u 

Kapolei was once a spiritual place that was associated with Kahiki, the original homeland, 

and was the site of a heiau or place of worship. Relatedly, it served also as an important 

star-gazing or orienteering site and/or may have been associated with the sun and 

seasons (Cultural Surveys Hawai‘i, 2010: 31).  It was an important landmark for those 

travelling across the plain of the large Honouliuli ahupua‘a.  The heiau at Pu‘u Kapolei 

was reported as destroyed by the early 1930s and the cultural significance of Pu‘u Kapolei 

diminished over time.  Pu‘u Kapolei is located approximately 0.5 mile from the Site.  It is 

currently used as an archery range. 
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In the late 1800s, large tracts of land in Honouliuli were purchased by James Campbell 

who leased the land for sugar production.  What grew into the large Ewa Plantation lasted 

until the late 1900s.  The Site would have been in the middle of the sugar plantation field 

system and likely actively cultivated for many decades.  Since the end of sugar 

production, the Site and surrounding lands have been cleared and prepared for the 

development of the new City of Kapolei.  The Site is in the heart of this growing city and 

currently stands vacant. 

 

According to the Environmental Council’s Guidelines for Assessing Cultural  

Impacts, access to resources for traditional subsistence living or cultural practices are 

also important.  Generally, the Counties have the primary authority and duty to develop 

and maintain public access to and along the shorelines. (HRS §46-6.5 – Public Access,  

and HRS § 115-5 – Beach Transit Corridor, defined ). Native Hawaiian gathering rights 

are addressed in HRS § 7-1 –  Building materials, water, etc.; landlords' titles subject to 

tenants' use. 

 

HRS §46-6.5 – Public Access 

(a)  Each county shall adopt ordinances which shall require a subdivider or developer, as 

a condition precedent to final approval of a subdivision, in cases where public access is 

not already provided, to dedicate land for public access by right-of-way or easement for 

pedestrian travel from a public highway or public streets to the land below the high-water 

mark on any coastal shoreline, and to dedicate land for public access by right of way from 

a public highway to areas in the mountains where there are existing facilities for hiking, 

hunting, fruit-picking, ti-leaf sliding, and other recreational purposes, and where there are 

existing mountain trails. 

 

There are no county defined and dedicated access routes through the Site.The Project 

will comply with the aforementioned HRS provision pertaining to public access.   

 

HRS § 115-5 – Beach Transit Corridor, defined 
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(a) The right of transit shall exist seaward of the shoreline and this area shall be defined 

as a beach transit corridor. For purposes of this section, "shoreline" shall have the same 

meaning as in section 205A-1 – Coastal Zone Management. 

 

The Project will comply with the above referenced provision related to the beach transit 

corridor.  This Project is not located near the coastline, however, the island of O’;ahu can 

be classified as a CZM Coastal Zone Management area as classified in HRS §205A-1. 

 

§ 7-1 –  Building materials, water, etc.; landlords' titles subject to tenants' use 

 Where the landlords have obtained, or may hereafter obtain, allodial titles to their lands, 

the people on each of their lands shall not be deprived of the right to take firewood, house-

timber, aho cord, thatch, or ki leaf, from the land on which they live, for their own private 

use, but they shall not have a right to take such articles to sell for profit. The people shall 

also have a right to drinking water, and running water, and the right of way. The springs 

of water, running water, and roads shall be free to all, on all lands granted in fee simple; 

provided that this shall not be applicable to wells and watercourses, which individuals 

have made for their own use. 

 

The Site does not contain tenants, firewood, house-timber, aho cord, thatch, ki leaf, or 

bodies of water.The Project will comply with the HRS provisions stated above pertaining 

to gathering rights. 

 

Potential Impacts and Mitigation Measures 

There are no known accounts or records of the specific project Site being culturally 

significant in pre-history or post-contact history.  The Site was altered by decades of sugar 

cultivation.  Evidence of sugar cultivation has also been destroyed by ground preparation 

for urbanization. 

 

As mentioned in the previous Section 3.5 – Archaeological and Historic Resources, a 

more thorough study was done as part of the Kapolei Town Center Final Environmental 
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Impact Statement.  The findings of this study are that no archaeological remains are 

known to exist within the project area.  Moreover, a letter from SHPD dated July 10, 2015 

states that there are no historic properties of significance on the Site.  

Since the Site does not appear to be singularly significant in a cultural context, the Kapolei 

Mixed-Use Development is an urban infill project, and provided that no public access will 

be affected, no traditional gathering or recreational activities will be affected, and there 

are no cultural remains found, it is anticipated that there will be no cultural impacts from 

the Project.  In consultation with the Office of Environmental Quality Control (OEQC), it 

was determined that the requirement for a Cultural Impact Assessment (CIA) is at the 

discretion of the State Historic Preservation Division – DLNR (SHPD). 

 

However, also as As stated in Section 3.5 – Archaeological and Historic Resources, in 

the event that any previously unidentified sites or remains of cultural significance are 

encountered during the construction and site work phases, work in the immediate area 

will cease until the SHPD has been notified and is able to assess the impact and make 

further recommendations for mitigation, if warranted. 

 

Moreover,   iIn consultation with the Office of Environmental Quality Control (OEQC), it 

was determined that the requirement for a project specific Cultural Impact Assessment 

(CIA) is at the discretion of the State Historic Preservation Division – DLNR (SHPD).  A 

letter from SHPD dated July 10, 2015 states that there are no historic properties of 

significance on the Site.  The letter also makes no reference or recommendation for a 

CIA.    

 

3.7 ROADWAYS AND TRAFFIC  

The Site is located in a developing area where not all planned roads, transit support, 

bicycle lanes, and pedestrian walkways have been built.  Of the four streets that surround 

and define the site, only Haumea and Wākea streets are fully completed, including curbs 

and sidewalks, and are being used.   
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Despite the undeveloped nature of the immediate area, the project site is in a busy region 

served by Kamokila Boulevard just one block away.  A study of the existing traffic and 

circulation, as well as calculations of the Project’s anticipated impacts was conducted by 

Hatch Mott MacDonald.  The Traffic Impact Analysis Report (TIAR) enclosed as 

Appendix E is based on a more intensive development program than that 

proposed.  The subject of the TIAR includes 583 multifamily units, 22,300 square 

feet of commercial space, and 589 parking stalls (the “Study Project”).  With 286 

fewer multifamily units, 9,79261 more square feet of retail, and 1784 fewer parking stalls, 

it is assumed that the impact of the proposed project is equal to or less than the impact 

of the Study Project.  An update to the TIAR may be required by the City/County of 

Honolulu Department of Planning and Permitting (DPP) before construction commences 

and/or in between phases.   

 

Existing Conditions 

Roadway Network: 

Regional access to the project site is provided by Interstate H1, Kamokila Boulevard, and 

Wākea Street.  Other area streets include Manawai Street, Alohikea Street, Nau Place, 

Haumea Street, and Ala Kahawai Street.  A brief description of each street in the study 

road network follows: 

 

Interstate H1 is an east-west state freeway within the island of O’ahu and the City and 

County of Honolulu, connecting the eastern and western ends of the island via downtown 

Honolulu and Honolulu International Airport.  Interchanges near the project site include 

Makakilo Drive/Fort Barrette Road (Route 901) (Exit #2), Wākea Street (Exit #1B) and 

Kalaeloa Parkway (Route 95) (Exit #1/1A/1E).  In the vicinity of the project, Interstate H1 

is a six-lane freeway with a speed limit of 60 miles per hour (60 MPH). 

 

Kamokila Boulevard is a four-lane, east-west arterial-street within the Kapolei area. 

Parking is prohibited on both sides of the street.  There is a raised concrete median 

present along the entirety of Kamokila Boulevard within the study area, with breaks in the 
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median at each intersected roadway.  Existing land uses along Kamokila Boulevard in the 

project vicinity are primarily commercial, including restaurants, gasoline stations, and 

other retail space.  Additional uses include a private university, a city police station, a 

state government office building, and a community park.  More regional commercial 

businesses, such as supermarkets, fast-food chains and discount superstores, are 

located within one mile to the east and west of the study area along the Kamokila 

Boulevard corridor.  Note that just east of Manawai Street, Kamokila Boulevard changes 

its name to Farrington Highway.  The speed limit on Kamokila Boulevard is 25 MPH. 

 

Wākea Street is a four-lane, north-south arterial roadway with bicycle lanes within the 

Kapolei area.  Parking is prohibited along both sides of the street.  A striped median is 

present along Wākea Street between Kamokila and Haumea Streets, while a raised 

concrete median is present south of Haumea Street, with breaks at each intersection.  

North of Kamokila Boulevard, Wākea Street connects to Farrington Highway, which is a 

frontage road to the north of Interstate H1, as well as eastbound on and off-ramps 

connecting directly to Interstate H1.  The speed limit on Wākea Street is 25 MPH. 

 

Manawai Street is a two-lane, north-south roadway within the Kapolei area.  The street 

provides access to a number of different land uses, including commercial, a city library, a 

regional park, a pre-school and a private school.  Parking is allowed on both sides of the 

street.  The speed limit on Manawai Street is 25 MPH. 

 

Alohikea Street is a two-lane, north-south street within a partially-developed mixed-use 

area south of Kamokila Boulevard.  Parking is allowed in both directions of the street.  

Although the concrete curb lines and gutters are in place along the entirety of this street, 

the roadway is not currently open to traffic south of Haumea Street.  North of Kamokila 

Boulevard, Alohikea Street becomes an entrance into a small commercial area anchored 

by a movie theater complex.  The speed limit on Alohikea Street is 25 MPH. 
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Nau Place is a two-lane, north-south roadway within the Kapolei area.  It is a dead-end 

street off of Kamokila Boulevard between Wākea and Manawai Streets, serving both 

commercial businesses and the community police station.  On-street parking is now 

allowed on either side of the street.  There is no posted speed limit on Nau Place; the 

presumed speed limit is 25 MPH. 

 

Haumea Street is a two-lane, east-west street within a partially-developed mixed-use 

residential neighborhood south of Kamokila Boulevard.  Parking on Haumea Street is only 

allowed east of Wākea Street; west of Wākea Street, the street frontage is reserved solely 

for bus stops.  The speed limit on Haumea Street is 25 MPH. 

 

Ala Kahawai Street (also known as Wai Aniani Way) is a two-lane, east-west street within 

a partially developed mixed-use area south of Kamokila Boulevard within central Kapolei. 

Parking is allowed in both directions of the street.  Although the concrete curb lines and 

gutters are in place along the entirety of this street, the roadway is not currently open to 

traffic west of Wākea Street.  Prominent existing land uses along Ala Kahawai Street 

include two private schools – Island Pacific Academy, a Junior Kindergarten-through-12th 

Grade school whose sole vehicular access is off of Haumea Street near Wākea Street, 

and The Cole Academy, a pre-school whose sole vehicular access is off of Ala Kahawai 

Street near Manawai Street.  There is no posted speed limit on Ala Kahawai Street; the 

speed limit is presumed to be 25 MPH. 

 

On-Street Parking: 

There are several streets within two blocks of the Site that allow for on-street parking. 

The Traffic Impact Report Analysis included as Appendix E of the DEA states that the 

following on-street parking is available in the immediate neighborhood.  Ala Kahawai 

Street (aka Wai Aniani Way) is adjacent to the Site to the south, and parking will be 

allowed in both directions once the street is completed.  Alohikea Street is adjacent to the 

Site to the west, and parking is allowed in both directions.  Haumea Street runs east-west 

adjacent to the site; parking on Haumea Street is only allowed east of Wākea Street.  Nau 
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Place is a two-lane north-south roadway dead-end street off of Kamokila Boulevard 

between Wākea and Manawai Streets; parking is allowed in both directions.  Manawai 

Street runs north-south two blocks (.15 mile) east of the Site, and parking is allowed in 

both directions. 
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Public Transit Systems: 

The City and County of Honolulu, in conjunction with O’ahu Transit Services, Inc., 

operates TheBus, the public transit system within the city.  A number of local and regional 

bus routes traverse the study area. 

 

Bus stops within the study area include the following locations: 

 Westbound Kamokila Boulevard, just west of Alohikea Street – Routes 411, 412. 

 Eastbound Kamokila Boulevard, just west of Wākea Street – Route 413 

 Eastbound Kamokila Boulevard, just west of Nau Place – Lines 40, 41, 411, 412, 

414, 415. 

 Westbound Kamokila Boulevard, just west of Nau Place – Lines 40, 414, 415, “C” 

(a.k.a. Country Express). 

 Kapolei Transit Center (Haumea Street between Uluohia and Wākea Streets): 

 Eastbound Haumea Street, between Uluohia and Alohikea Streets – Lines 

411, 412. 

 Westbound Haumea Street, between Uluohia and Alohikea Streets – Lines 

40, 413, 414, 415, “C”. 

 Eastbound Haumea Street, in front of the project site, between Alohikea and 

Wākea Streets – Lines 40, “C”. 

 

These routes provide connections to various destinations along western and southern 

O’ahu, including downtown Honolulu and the greater Kapolei area.  Routes C and 40, 

which run just in front of the project site, both operate twice per hour on both weekdays 

and weekends.  Route 41 operates roughly every 30-40 minutes on weekdays and every 

45 minutes on Saturdays, with no Sunday service.  Route 411 has a run frequency of 

roughly every 15-45 minutes on weekdays and approximately every hour on weekends.  

Route 412 operates twice per hour on weekdays and every 45 minutes on weekends.  

Route 413 operates twice per hour on weekday early mornings and mid-afternoons only.  

Route 414 provides hourly service on weekdays and weekends.  Finally, Route 415 

operates only three morning and three evening runs on weekdays and weekends.  O’ahu 
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Transit Services also operates a paratransit service called the Handi-Van which serves 

persons with disabilities who are unable to ride TheBus.  The Applicant will work with 

O’ahu Transit Services to ensure access to the Project for the Handi-Van.   

 

The Honolulu Rail Transit Project extension towards Kapolei, as documented in the Final 

Environmental Impact Statement as the Locally Preferred Alternative, runs within a half 

mile of the Site.  Planning or environmental assessments of the proposed rail extension 

have not yet been conducted, so the exact location of the future guideway is subject to 

change.  A schedule for the rail extension has not yet been determined.   

 

Pedestrian: 

The following streets have sidewalks along both sides: 

 Kamokila Boulevard 

 Wākea Street 

 Manawai Street 

 Nau Place 

 Alohikea (north of Haumea) 

 Haumea Street 

 Ala Kahawai Street (east of Wākea) 

 

Where sidewalks are currently provided along Ala Kahawai Street, they are nearly double 

the width of the sidewalks along other surrounding streets (e.g. approximately 14 feet 

wide on Ala Kahawai versus approximately eight feet on other roadways).  

 

Bicycle: 

The Kapolei Area Bikeway Plan (KABP), published by Campbell Estate in 1991, 

established a comprehensive bikeway network to serve the 'Ewa Plain.  The network 

includes 56 miles of bikeway facilities, including bike paths (separated from the roadway), 

bike lanes (four- to six-foot lanes) and bike routes (shared curbside vehicle lane, with 

minimum 12-foot width).  The KABP is part of tThe City of Kapolei Urban Design Plan.  
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Related studies include: the State’s Bike Plan Hawaii (2003); the O’ahu Bike Plan; and 

the 'Ewa Roadway Connectivity Study (2009).  The ‘Ewa Development Plan includes all 

projects found in these other studies and shows major bike paths running along the OR&L 

right-of way, Kapolei Parkway, the Kualaka'i Parkway, and Fort Weaver Road.  It also 

states that bikeways should also be incorporated into other major roadways, and there 

should be an extensive network of bike lanes within the City of Kapolei.  More specifically, 

the ‘Ewa DP directs that the City of Kapolei should, “provide exclusive bike lanes along 

major roadways within the City which are connected to the region’s bikeway system,” and, 

“encourage pedestrian and bicycle travel, particularly to reach neighborhood 

destinations.”  The ‘Ewa DP and Kapolei UDP also require bicycle friendly design and 

bicycle storage as part of the design for commercial centers, residential developments, 

and transit facilities.  Currently, bicycle lanes are present along both sides of Kamokila 

Boulevard and Wākea Street.   

 

Potential Impacts and Mitigation Measures 

The TIAR evaluates the potential traffic impacts that may result from the Study Project, 

including potential impacts to multiple modes of transportation – pedestrian, bicycle, 

public transit, and vehicular.  Input from the State Department of Transportation, City 

Department of Transportation Services, and City Traffic Review Branch guided the study.  

The TIAR presents the results from a series of vehicle counts and analyses performed to 

determine the existing traffic conditions and how traffic conditions would change with the 

implementation of the Study project and future traffic growth. 

 

The roadway intersections selected for analysis were those with the most potential to be 

affected by the proposed project.  They include the intersections of: 

1. Alohikea Street / Kamokila Boulevard; 

2. Wākea Street / Kamokila Boulevard; 

3. Nau Place / Kamokila Boulevard; 

4. Manawai Street / Kamokila Boulevard; 

5. Alohikea Street / Haumea Street; 
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6. Wākea Street / Haumea Street; 

7. Alohikea Street / Ala Kahawai Street (future scenarios only1); and 

8. Wākea Street / Ala Kahawai Street. 

 

The TIAR describes three scenarios for a better understanding of the Study Project’s 

impacts.  Scenario 1, Future Without Project Conditions (Year 2020), describes the 

changes in traffic conditions that would occur without the project, due to normal growth.  

This scenario serves as a baseline for comparison.  Scenario 2, Future With Project 

Conditions (Year 2020), details the changes in traffic that is expected to occur with the 

Study Project’s full build-out.  Scenario 3, Future With Current Zoning Conditions (Year 

2020), assumes that the project is not built, but instead is replaced by a hypothetical 

project that would be allowed by right under the existing zoning and current standards.  

The assumed development under Scenario 3 is multi-story office buildings of 

approximately 463,000 square feet of gross floor area with an internal parking garage.  

This is estimated to be the maximum size of commercial building allowable under the 

existing zoning with open space bonus (maximum FAR of 3.5).  Trip generation analyses 

were performed for Scenarios 2 and 3.  The trip generation analysis indicates the number 

of trips per day, and the number of trips during AM and PM peak traffic hours, generated 

by each scenario.  Results are summarized below, and Appendix E- TIAR contains 

detailed calculations and results. 

 

Vehicle: 

Project Trip Generation, Study Project vs. B-2 Compliant Project 

According to the TIAR, the Study Project would generate an estimated 3,136 daily trips, 

with 218 trips during the AM peak hour (76 in, 142 out) and 216 trips during the PM peak 

hour (122 in, 94 out).  As a comparison, maximum build out of the alternative B-2 

compliant project is estimated to generate a net 3,579 daily vehicle trips, with 555 trips 

(488 in, 67 out) during the AM peak hour and 508 trips (86 in, 422 out) during the PM 

                                                            
1 The Alohikea Street / Ala Kahawai Street intersection was not counted, as it is currently closed to traffic because it 
has yet to be paved (despite being laid out with full curb and gutter). This intersection was not analyzed under 
existing conditions. 
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peak hour.  The result is that the Study Project is anticipated to generate about 12% less 

daily traffic, 60% less morning peak hour and 57% less evening peak hour traffic than 

would the B-2 compliant project. 

 

Project trip generation for the proposed Project is mitigated by proposing reduced parking, 

providing bicycle facilities, and locating near a public transit node.  Encouraging end-

users to use public transit as opposed to driving reduces traffic.    

 

Freeway Access, Study Project vs. B-2 Compliant Project 

There are three interchanges along Interstate H1 in the vicinity of the project site, 

1) Makakilo Drive (Route 901) (Exit #2), 2) Wākea Street (Exit #1B), and 3) Kalaeloa 

Parkway (Route 95) (Exit #1/1A/1E).  Exhibit 13 of the TIAR depicts the locations of these 

interchanges with respect to the project site. 

 

For the Makakilo Drive (Exit #2) interchange, as much as 20% of the project trips would 

utilize this interchange.  The Study Project would only add 43 AM and 44 PM trips through 

the interchange, which would constitute less than 1% of the total existing traffic.  As a 

comparison, if 20% of the B-2 compliant project’s trips used the interchange, it would add 

111 AM and 102 PM trips.  The TIAR concludes that the Study Project will not impact 

operations at this interchange. 

 

For the Wākea Street (Exit #1B) interchange, the directional nature of the ramps means 

that the project traffic would not need to stop prior to exiting or entering these ramps; 

hence the nearest intersection of note traversed by project traffic is the Wäkea Street / 

Kamokila Boulevard intersection (study intersection #2 in this analysis).   The impacts to 

the Exit #1B interchange are therefore minimal.  

 

For the Kalaeloa Parkway interchange, this particular on-ramp served 7,600 vehicles per 

day in 2009, with peak hour volumes of 621 vehicles/hour (AM) and 1,078 vehicles/hour 

(PM).  The Study Project would add only 7 AM and 5 PM peak hour trips to this ramp, 
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representing approximately 1% of the total ramp traffic.  As a comparison, if the same 

proportion of project trips were applied to the B-2 compliant project, it would add 18 AM 

and 12 PM peak hour trips on this interchange.  The TIAR concludes that the Study 

Project will not impact operations of this interchange.   

 

Vehicular Project Access 

Exhibit 8 of the TIAR depicts the projected traffic at the Study Project driveways during 

the AM and PM peak hours. As the level of through traffic on both Haumea and Alohikea 

Streets is relatively low, operations of the Study Project driveways are expected to be 

acceptable.  Careful design of the project driveways will ensure that there is adequate 

sight distance for cross traffic (including vehicles, pedestrians and bicyclists) at the 

Project’s entrances.  This will assist in maintaining smooth traffic flow and reduce hazard 

potential.  Vehicular access points will be constructed as standard City dropped 

driveways.  Driveway grades will not exceed five percent (5%) for a minimum distance of 

25-feet from the back of the designated pedestrian walkway.  Entry gates and ticket 

dispensers will be recessed as far into the driveway as necessary to avoid any queuing 

onto public streets.  All loading and parking areas are designed such that vehicles enter 

and exit front first. 

 

Level of Service 

The level-of-service analysis from the TIAR indicates the level of congestion at the study 

intersections.  Given development of the Study Project, operations of the majority of the 

study intersections would be at overall LOS A, B, or C with side-street operations of no 

worse than LOS D.  No improvements would be necessary at these intersections.  

However, three of the study intersections – Alohikea / Kamokila, Wākea / Kamokila and 

Wakea / Haumea – will operate at lower levels of service in the future.  These lower levels 

of service would occur with or without the Study Project and therefore, would not 

necessarily be a project impact.  Despite this, section 6.1 of the TIAR provides specific 

recommendations for correcting the situations.  The recommended improvements are 

also summarized within Exhibit 12 of the TIAR. 
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Construction Management Plan: 

A Construction Management Plan (CMP) will be required to be submitted and approved 

by DPP before construction begins.  The CMP will identify the type, frequency, and routing 

of heavy trucks and construction-related vehicles.  Every effort will be made to minimize 

impacts from these vehicles and related construction activities.  The CMP will identify and 

limit vehicular activity related to construction to periods outside of the peak periods of 

traffic, utilizing alternate routes for heavy trucks, provisions for either on- or off-site staging 

areas for construction-related workers and vehicles to limit the use of on-street parking 

around the Project site and other mitigation measures related to traffic and potential 

neighborhood impacts.  Preliminary or conceptual traffic control plans will also be included 

in the CMP.  The Applicant shall document the condition of roadways prior to the start of 

construction activities and provide remedial measures, as necessary, such as restriping, 

road resurfacing, and/or reconstruction if the condition of the roadways has deteriorated 

as a result of the related construction activities. If such repairs are necessary, the 

deficiencies will be corrected to City standards and accepted by the City in case the 

surrounding streets are dedicated to the City in the future.     

 

On Street Parking: 

The availability of on-street parking within the immediate neighborhood partially mitigates 

the need for on-site parking.  Generally, vacant on-street parking stalls can easily be 

found both during the day and at the earlier evening hours.  Retail workers and customers, 

plus residents and visitors may use on-street parking during business hours.  Residents 

and visitors may use on-street parking after business hours.  On-street parking activity 

can be controlled by the City and County of Honolulu. 

 

Public Transit: 

The TIAR concludes that transit demand added by project residents and visitors will not 

rise to the level that will require any increase in transit service to the area or any additional 

transit infrastructure.  
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Pedestrian: 

Neither Alohikea nor Ala Kahawai Streets currently have sidewalks on the Project’s side 

of the street.  Construction of the Project will include completion of the sidewalks adjacent 

to the Site.  Pedestrian amenities such as street canopy trees will be installed and 

pedestrian oriented design (entrances and façade treatment) at the ground floor will help 

mitigate the building mass and create a more pleasing pedestrian experience. 

 

Bicycle: 

The Project will comply with Kapolei UDP and ‘Ewa DP’s requirements for incorporating 

bicycle facilities in the design, including conveniently located bicycle racks at a minimum 

equal to 10% of the number of required parking stalls.  The TIAR concludes that the level 

of bicycle activity generated by the Study Project would not be sufficient enough to 

necessitate any new bicycle lanes, paths or routes in the vicinity. 

 

Impact Fees: 

Revised Ordinances of Honolulu, Chapter 33A – Impact Fees for Traffic and Roadway 

Improvements in ‘Ewa, sets forth an automatic and institutional measure to further insure 

that new developments proposed in the ‘Ewa area provide mitigation in the form of a 

highway impact fee.  The fee is calculated by land use.  The proposed Project as a whole 

would be assessed an estimated $507,567.  The impact fee is based on Table 33A-1.4 – 

Impact Fees by Land Use; Multi-family = $1,245 x 297 units, Retail = $4,053/1,000 sf 

(proposed 32,09261 sf of retail). 

3.8 NOISE 

The State of Hawai’i Department of Health, Indoor and Radiological Health Branch and 

the U.S. Environmental Protection Agency have established guidelines and standards for 

assessing environmental noise impacts and set noise limits as a function of land use.  

The Site is located in an urban environment where certain levels of environmental noise 

are acceptable.   
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Potential Impacts and Mitigation Measures 

Short-term noise impacts from construction activities and related equipment are expected 

during the construction period and will have an impact on nearby residents and 

businesses.  Construction noise will be short-term and limited to daylight hours.  Proper 

mitigation measures will be implemented to minimize noise impacts, and all work will 

comply with the State Department of Health (DOH) noise limits.  All construction activities 

will be monitored to ensure compliance with the DOH Administrative Rules, Chapter 11-

46, “Community Noise Control.” 

3.9 AIR QUALITY 

Air quality in the vicinity of the Site is primarily affected by construction activities (i.e. 

fugitive dust) and by vehicular emissions generated along surrounding streets.  Among 

the various air pollutants for which State and National standards have been established, 

carbon monoxide level is the primary concern in areas near heavy traffic flow.  According 

to the DOH Clean Air Branch, Kapolei Station located at the Kapolei Business Park on 

Lauwiliwili Street, the air quality is in the green (good) range.   

 

Potential Impacts and Mitigation Measures 

It is anticipated that no State or Federal air quality standards will be violated during or 

after the development of the Project.  Construction activities such as site clearing and 

grading will be temporary, and all construction activities will comply with the provisions of 

Chapter 11-60.1, HAR, Section 11-60.1-33, Fugitive Dust. An effective dust control plan 

will be implemented as necessary. Measures to control dust during various phases of 

construction include: 

 

 Providing an adequate water source at the site prior to start-up construction 

activities. 

 Irrigating the construction site during periods of drought or high winds. 

 Controlling dust debris being hauled away from the project site. 
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 Providing adequate dust control measures during weekends, after hours, 

and before daily start-up of construction activities. 

 Installing silt screening in the areas of disturbance. 

 

In the long term, the Kapolei Mixed-Use Development is not anticipated to generate 

significant enough volumes of traffic to degrade air quality in the area.  Adjacent to the 

Kapolei Transit Center and featuring reduced parking, the Project exhibits the key 

features of transit oriented development, which has less impact on air quality than 

conventional development.  As a LEED Platinum project, Phase 1 will include designated 

parking for low-emission and fuel efficient vehicles.  

3.10 MAN-MADE HAZARDS  

A Phase I Environmental Site Assessment (ESA) was conducted in June 2004 by EKNA 

Services, Inc.  A copy of the report of findings, dated July 2004, can be found in Appendix 

F.  The Phase I ESA concludes that: 

 

 No apparent environmentally adverse or detrimental effects were detected as a 

result of past or present use of the Site. 

 There was no direct evidence of petroleum hydrocarbon and/or hazardous 

substance/waste contamination at the properties. 

 There was no direct evidence that subsurface contaminants from nearby facilities 

have migrated to the soils and ground water beneath the assessed properties to 

cause adverse environmental conditions. 

 At the time of the site inspection, the property was vacant and overgrown with 

grass. There were indications that the site may have been used for construction 

staging and for stockpiling/disposal of surplus soils from adjacent construction 

projects.   Although there were no apparent environmentally adverse impacts as a 

result of this use, there is a small degree of uncertainty with respect to the interior 

of the soil piles present at the site. 
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 The usage of pesticides and herbicides in sugar cultivation were generally limited 

to short durations during the growing season. Considering the elapsed time  period 

since the site was last cultivated, there should be little if any, residual impacts. 

Potential Impacts and Mitigation Measures 

No hazards requiring mitigation were identified.  Impacts due to past use will be minimal 

if any. 

 

3.11 VISUAL RESOURCES  

The Kapolei Mixed-Use Development is located in the ‘Ewa Development Plan area and 

the B-2 Community Business District.  The ‘Ewa Development Plan discusses the impacts 

of development on views and visual resources:  “Design and site all structures, where 

feasible, to reflect the need to maintain and enhance available views of significant 

landmarks and vistas.  Whenever possible, relocate or place underground overhead utility 

lines and poles that significantly obstruct public views, under criteria specified in State 

law.” 

 

Below are significant views and vistas listed in the ‘Ewa Development Plan: 

SIGNIFICANT VIEWS AND VISTAS  

1. Distant vistas of the shoreline from the H-1 Freeway above the ‘Ewa Plain;  

2. Views of the ocean from Farrington Highway between Kahe Point and the 

boundary of the Wai‘anae Development Plan Area;  

3. Views of the Wai‘anae Range from H-1 Freeway between Kunia Road and Kalo‘i 

Gulch, and from Kunia Road;  

4. Views of Nā Pu‘u at Kapolei, Pālailai, and Makakilo;  

5. Mauka and makai views; and  

Views of central Honolulu and Diamond Head, particularly from Pu‘u O Kapolei, Pu‘u 
Pālailai, and Pu‘u Makakilo.  
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Potential Impacts and Mitigation Measures 

The Project will provide the first high-rise in the City Center district in Kapolei.  At 150-

feet high, the Project will be in compliance with the maximum building height in the B-2 – 

Community Business district.  Importantly, the Kapolei Town Center Final Environmental 

Impact Statement (EIS), completed in August 1988, evaluated the impact on views of the 

entire Kapolei Area Long Range Master Plan.  The general plan, LUO zoning code, the 

‘Ewa Development Plan, and Kapolei UDP all reflect a clear indication that the intended 

use for the City Center district is high rise construction of up to 150 feet in height.  Given 

that context, impacts on the significant views are discussed below. 

 

1) Distant vistas of the shoreline from the H-1 Freeway above the ‘Ewa Plain could 

potentially be impacted by the proposed development, as shown in Figure 12 

– Potential View Impact Area From H-1 above ‘Ewa Plain.   

2) Views of the ocean from Farrington Highway between Kahe Point and the 

boundary of the Wai‘anae Development Plan Area – no impact.  Views of the 

Wai‘anae Range from H-1 Freeway between Kunia Road and Kalo‘i Gulch, and 

from Kunia Road – no impact. 

3) Views of Kalo‘i Gulch and from Kunia Road – no impact. 

4) Views of Nā Pu‘u at Kapolei, Pālailai, and Makakilo.  Views of Pu‘u O Kapolei, 

Pu‘u Pālailai, and Pu‘u Makakilo could potentially be impacted by the proposed 

development, as shown in Figures 13 – Pu’u O Kapolei Potential View Impact 

Area, 14 – Pu'u Pāla'ila'i Potential View Impact Area, and 15 – Pu'u Makakilo 

Potential View Impact Area. 

5) Mauka and makai views could potentially be impacted by the proposed 

development. 

6) Views of central Honolulu and Diamond Head, particularly from Pu‘u O Kapolei, 

Pu‘u Pāla’ila’i, and Pu‘u Makakilo.  As shown in Figure 16 – Potential View 

Impact Towards Central Honolulu and Diamond Head there is a potential view 

impact area, but there will be no impact on the view from the three Pu’u. 
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For numbers 1 and 4 above, there is a potential impact area as shown in Figures 12, 13, 

14 and 15.  For number 5, there is a potential impact area, but it is not shown in a figure 

since it would encompass a majority of the City.  Whether there actually is an impact, and 

if so to what degree the impact is, depends on two things: 1) distance from the Project 

and 2) relative elevations.  Generally, the further the vantage point is from the Site, the 

less of an impact there will be.  Relative elevations of the viewpoint, the project envelope, 

and the subject are also important, since the project envelope must be between the 

viewpoint and the subject for there to be an impact.  The Project complies with the height 

limits in the City of Kapolei master plan, the LUO, the UDP, and the ‘Ewa Development 

Plan.    

 

There are sample perspectives of the development in Figure 17 – View from Wākea  

Street – Pedestrian Perspective and Figure 18 – View from Haumea Street – Pedestrian 

Perspective.  These figures illustrate that, as the first high rise in the City Center district, 

there is significant visual impact from vantage points surrounding the project sSite.  Figure 

17 illustrates a partial impact of the view towards Pu’u Pāla’ila’i.  Figure 18 illustrates an 

impact of the view toward the Kapolei Public Library, Island Pacific Academy, and Pu’u 

Kapolei. 
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Figure 12: Potential View Impact Area from H-1 above 'Ewa Plain
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Figure 13: Pu'u O Kapolei Potential View Impact Area
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Figure 14: Pu'u Pala'ila'i Potential View Impact Area
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Figure 15: Pu'u Makakilo Potential View Impact Area
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Figure 16: View from central Honolulu and Diamond Head



Figure 17:  View from Wakea, Pedestrian Perspective



Figure 18:  View from Haumea, Pedestrian Perspective
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3.12 SOCIO-ECONOMIC CHARACTERISTICS    

3.12.1 Community Profile 
The Phase 1 and Phase 2 market studies, included in Appendix B and C, respectively, 

each select a primary trade area (PTA)/primary market area (PMA), an area from which 

residents are most likely to be drawn, or in other words the community most likely to be 

impacted by the Project.  The Market Study for Phase 1 (Appendix B) delineates the PTA 

shown in Figure 19 – Primary Trade Area.  The Market Study for Phase 2 (Appendix C) 

illustrates the PMA in Figure 20 – Primary Market Area.  Note that these delineated PTA 

and PMA designations are not identical but are similar, and represent the areas of 

Kapolei, ‘Ewa, ‘Ewa Beach, the coast up to Makaha, and Waipahu.  Generally, in some 

areas, residents are “neighborhood-oriented” and are reluctant to move from the area 

where they have grown up, which results in a smaller PMA.  In other areas, residents are 

more mobile and will relocate to a completely new area, especially if there is an attraction 

such as affordable housing at below market rents.  The rate of residents drawn from 

outside the PMA is referred to as the “leakage rate;” the Phase 1 market study estimates 

the leakage rate at 20%-40%, and the Phase 2 market study estimates 25%.  There is, 

therefore, some impact outside of the PMA.  In this case the larger community is referred 

to as the Metropolitan Statistical Area (MSA) which is the entire island of O’ahu.   

 

  



Figure 19: Primary Trade Area



Figure 20: Primary Market Area



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

60 
 

Overall Demographics 
The Phase 1 market study provides the following information about the PMA: 

Table 12 — PMA Demographics 

Category Census 2010 2013 2018 Projection O’ahu 2013

Population 152,498 158,798 169,223 969,468 

Households (HH) 40,923 42,704 45,571 316,867 

Mean HH Size 3.66 3.65 3.65 2.95 

Population 50+ 37,365 41,361 46,264 NA 

% of Householders 55+ 33.1% 35.1% 38% NA 

Owner Occupied HHs 26,593 27,229 29,410 172,841 

Renter Occupied HHs 14,330 

 

15,476 16,161 144,026 

Median HH Income NA $75,510 $83,338 $69,667 

Mean HH Income NA $85,568 $97,130 $86,680 

Per Capita Income NA $23,564 $26,672 $29,501 

Median Age 32.2 32.4 32.8 37.8 

SOURCE: STDB Online 

 

The PMA’s mean household size is significantly larger than the County’s mean household 

size.  This is a function of younger families within the PMA and multigenerational 

households that are common for this region.  Median household income in the region is 

higher than in the County.  However, this is skewed upward by the larger household sizes, 

so per capita income in the PMA is slightly lower than in the MSA.  The demographic data 

demonstrate that the PMA and MSA are forecast for a steady increase in population and 

households through 2018 with proportionately more residents in the 55+ age bracket.   

 

Overall, the PMA is expected to gain 1,652 owner-occupied households and 585 renter-

occupied households through 2017.  The relatively high percentage of owner-occupied 

households in the PMA is primarily a function of the more affordable home pricing in this 

area.  Based on home sales during February 2014, the median sales price for a single 
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family home in the City and County of Honolulu was reported to be ~$679,000, compared 

to ~$490,000 for the PMA. 

 

Household Income Distribution 

The Phase 1 market study presents the following income distribution for the PMA: 

 

Table 13 – PMA Household Income Distribution 

Households by 

Income 

2013 

Number 

2013 

Percentage 

2018 

Number 

2018 

Percentage 

<$15,000 2,654 6.2% 2,651 5.8% 

$15,000-$24,999 1,756 4.1% 1,508 3.3% 

$25,000-$34,999 2,841 6.7% 2,088 4.6% 

$35,000-$49,999 5,189 12.2% 4,267 9.4% 

$50,000-$74,999 8,690 20.3% 8,056 17.7% 

$75,000-$99,999 7,682 18% 10,011 22% 

$100,000-$149,999 9,891 23.2% 11,543 25.3% 

$150,000-$199,999 2,625 6.1% 3,730 8.2% 

$200,000+ 1,377 3.2% 1,717 3.8% 

Source:  Phase 1 Market Study 
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Potential Impacts and Mitigation Measures 

Senior Housing 

The residents of Phase 1 will be restricted to households with one or more members over 

55 years of age.  There are 22 studios, 110 1-bedrooms, and 22 2-bedrooms.  The target 

market is singles (sometimes widowed), couples, and small families.  1-2 person 

households will comprise the majority of residents, and the demand for this cohort is 

discussed in detail below.  As discussed in Section 2.2.2 of this document, the maximum 

income level for 1-2 person households at 60% of AMI is $46,020.  The table below shows 

the population segment within the PMA that can potentially qualify for the proposed 

housing2. 

 

Table 14 – Senior Housing: Households by Income Bracket 

Households by Income Age 55-64 Age 65-74 Age 75+ Total  

<$15,000 519 283 418 1,220 

$15,000-$24,999 270 227 290 787 

$25,000-$34,999 421 363 290 1,074 

$35,000-$46,020 630 613 273 1,517 

Total 1,840 1,486 1,271 4,598 

Source: Phase 1 Market Study 

 

This shows that 4,598 households in the PMA could potentially qualify.  Of these, 36% 

are estimated to be renters, which results in approximately 1,655 eligible households.  

While eight units are targeted to 30% AMI households with incomes of less than $25,000 

per year, the vast majority of Phase 1’s units (145 of them) will be targeted to households 

earning a maximum of 55%-60% of AMI with maximum incomes in the $37,000 to $46,000 

per year range, the largest demographic segment from Table 14.  

 

The Phase 1 market study defines the capture rate as the ratio of the number of proposed 

units (153) to the qualifying households within the PMA (1,655) – the capture rate is 

                                                            
2 Does not include 3+ person households 
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therefore 8.76% which represents a moderate level of risk.  However, it is worth noting 

the capture rate is calculated conservatively.  Firstly, it is assumed that all households 

have 1-2 members when in fact some households will have more members with higher 

income limits, and this widens the potential pool of renters.  Secondly, the capture rate 

needs to be reduced by the leakage factor, in this case estimated to be 20%-40%.  Thirdly, 

the study assumes that only existing renters comprise the target market segment, when 

in fact 585 new renter households are expected through 2017.  In all, the market study 

concludes that there is adequate demand for the proposed age and income restricted 

rental housing. 

 

Condominium Housing 

The target market for Phase 2 will also be singles, couples, and small families.  72 units 

will be restricted at 140% AMI or below, while the remaining 71 units will be unrestricted.  

It is reasonable to assume that the unrestricted units will sell to households with incomes 

over 140% AMI. 

 

The Phase 2 market study calculates the minimum income needed to qualify for each unit 

type based on industry standards of mortgage origination.  In Table 15 – Minimum Income 

to Qualify vs. Maximum Allowable Income, this “minimum income to qualify” is compared 

to the 140% AMI income limit for each unit type.  Buyers of the restricted units will likely 

have incomes between these figures. 

 

Table 15 – Minimum Income to Qualify vs. Maximum Allowable Income 

Unit Type Minimum Income to 

Qualify  

2014 2015 Maximum 

Allowable Income 

Studio $59,394 $96,040 

1 BR $80,762 $109,760 

2 BR $105,402 $123,480 

3 BR $123,860 $148,120 
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Data from the Phase 2 market study is used to estimate demand for the restricted and 

unrestricted units in Table 16 – Estimated Demand and Capture Rate for Condominiums.   

 
Table 16 – Estimated Demand and Capture Rate for Condominiums  

  
140% 
AMI Unrestricted 

Minimum Income $61,214 $61,214  
Maximum Income  $148,120 NA 

Number of Income Qualified Renters  8,571
  

9,670  
% of Renters Becoming Homeowners  5% 5% 
Estimated Income Qualified First Time 
Homeowners  

 
429 

  
484  

Number of Income Qualified Owners  23,821 30,470 
% of Owners Moving to a New Home  5% 5% 
Estimated Income Qualified Owners 
Transferring  1,191

  
1,524  

Portion Originating from PMA  75% 75% 

Total Income Qualified Households  2,159
  

2,676  

Number of Homes Yet To be Absorbed 894
  

894  
Net Income Qualified Households 1,265 1,782 
Proposed Subject Units  72 71 
Overall Annual Capture Rate  5.7% 4.0% 

 

As indicated in Table 16, a proportion of homebuyers are anticipated to be first time 

homebuyers from the renter pool and a proportion are anticipated to be from the 

ownership pool.  The demand analysis takes into account the 25% leakage rate from 

outside the PMA, as well as the pipeline of homes yet to be absorbed.  The capture rates 

of 5.7% for the restricted units and 4% for the unrestricted units are good and achievable 

and indicate moderate risk.  Further, these rates do not take population growth into 

account.  As previously noted, the PMA is expected to gain 1,652 owner-occupied 

households by 2017.  
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3.12.2  Economy 
O’ahu Economy 

The State of Hawaii, and O’ahu in particular, is a consistently strong performer 

economically.  Local economics in Kapolei are heavily influenced by the economics of 

Honolulu, by far the largest city in Hawaii with a population of 337,256 according to 2010 

Census data.  The unemployment rate in the MSA is consistently below the national 

average.  As of July 2013 it was 4.2 percent versus 7.7 percent nation-wide.  While the 

O’ahu economy was impacted by the Great Recession in terms of unemployment and job 

growth, it fared far better than the nation as a whole.   

 

Table 17 – Honolulu MSA Unemployment Trends 

 

 

The largest employer in the MSA is the federal, state, and local government.  Hickam Air 

Force Base and Pearl Harbor are located approximately four miles and one mile east of 

the Site, respectively.  Together, they account for approximately 40,000 jobs.  The largest 

non-governmental employers in the MSA are concentrated in the healthcare and 

accommodations industries.  Hawaii enjoys special status as an international destination 

for tourists and part-time residents.  Visitors and visitor spending trend upward in the long-
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run, as shown in Figure 21, and this is a large influence on the Hawaiian economy.  

China’s quickly growing economy and Hawaii’s growing popularity with the Chinese is 

likely to play an increasing role in this growth.   

 

Figure 21 – O’ahu Visitors and Visitor Spending Trend 

 

Kapolei Regional Economy 

The local economy in the Kapolei region is robust as well.  A central goal of creating a 

Second Urban Center on O’ahu is to provide employment for West O’ahu’s growing 

population.  The Kapolei UDP states that as of 2006, more than 800 companies, agencies, 

and organizations accounted for nearly 25,000 jobs in the region (defined as the DPP 

‘Ewa Development Plan area) and that 40,000 additional jobs are expected to be created 

by 2025.  Many of these jobs will be added in the City of Kapolei.  The UDP also states 

that as of 2005, the City of Kapolei provided 25% of the region's jobs. By 2025, jobs in 

the City of Kapolei are projected to total over 22,000, or 34% of the regional total. 

 

James Campbell Industrial Park is southwest of the City of Kapolei.  Its 1,380 acres are 

completely developed, sold or leased. Located between the Industrial Park and the City 

is the 140-acre Kapolei Business Park.  It is also rapidly developing.  Kalaeloa Barbers 

Point Harbor is located on the coast to the west of the Industrial Park.  It is the State of 

Hawai‘i’s second busiest commercial port after Honolulu Harbor.  East of the harbor are 

 20,000,000

 25,000,000

 30,000,000

 35,000,000

 40,000,000

1980 1990 2000 2010 2020

Oahu Vistor Days per Year

Source:  Hawaii Department of Business, Economic Development & Tourism
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70 acres of land planned for the Kapolei Maritime Industrial Park, and an additional 350 

acres of land planned for general industrial use known as Kapolei Harborside.  Just north 

of Kalaeloa Barbers Point Harbor lies Ko ‘Olina, a 620 acre master-planned destination 

resort and residential community.  Ko ‘Olina includes over 1,100 visitor units, 1,100 

housing units, 330-slip marina, a championship 18-hole golf course, and four sandy 

lagoons.  Total build-out of Ko ‘Olina is projected to include over 9,000 visitor and housing 

units, plus additional amenities.   

 

Potential Impacts and Mitigation Measures 

Commercial Towers versus Proposed Project Economic Impact 

If the Site were developed with office use instead of the Project (as discussed in 

Alternative #1 in Section 6.2), a similar number of jobs would be created for construction, 

but more permanent jobs would be created with an office development.  Assuming a build-

out to the maximum 2.5 FAR, the gross square footage of a code-compliant office 

development would be approximately 330,000.  With an assumed 70% efficiency rate, 

net leasable area would be 231,000 square feet.  Generic commercial space can be 

estimated to generate 1 job per 200 square feet, resulting in 1,155 permanent jobs.  Using 

a slightly lower ratio of 1 employees per 250 square feet equates to 924 jobs; using a 

ratio of 1 employee per 333 square feet equates to 770 jobs; and using a ratio of 1 

employee per 666 square feet equates to 347 jobs.  The Project will provide approximately 

166 permanent jobs, calculated using a ratio of 1 employee per 200 square feet for the 

retail and assuming 6 full time employees for property management.   

 

However, while the site may be zoned for commercial use, the ‘Ewa Development Plan 

and the City of Kapolei Urban Design Plan both clearly encourage residential mixed use 

in the City Center district of Kapolei (see Sections 4.2.2 and 4.2.3 of this document).  

Therefore, the proposed development does not displace an intended use but rather 

conforms with it.  Also, it is worth noting that sites for commercial development are not a 

scarce resource in central Kapolei.  The City Center district is comprised of 6 city blocks, 

each able to accommodate approximately four towers, for a total of 24 sites.  The ‘Ewa 
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Development Plan also encourages “Commercial Emphasis Mixed Use” in the 10 city 

blocks adjacent to the City Center – this potentially provides an additional 40 sites. 

3.13 INFRASTRUCTURE 

3.13.1  Water 
Domestic 

Based on the Appendix G - Preliminary Engineering Report, prepared by Sato & 

Associates, construction plans for streets surrounding the project site show 12-inch water 

lines bordering the project site at Haumea and Wäkea Streets, as well as on Alohikea 

and Ala Kahawai Streets.  Currently, there is no water meter provided on the site. 

A sample calculation of water fixture units for residential uses in Phases 1 and Phase 2 

follows (the actual type and number of fixtures to be installed at each unit type has not 

been determined).  The amount of proposed retail use has increased by approximately 

11,000 s.f. since Table 18 was generated, so the table will need to be updated but serves 

as a good approximation of the Project’s needs. 

 

Table 18 – Approximate Water Use Calculations, Phases 1-3 

Phase 1:  Studio, One- and Two-Bedroom Units 
Lavatory  1.2  
Tub/Shower 1.6  
Water Closet 1.7  
Kitchen Sink 1.6  
Washing machine 2.0  
 8.1     FU  
  
2 Studios x 11 Floors x 8.1 FU = 178.2 
2 One-Bedroom Units x 11 Floors x 8.1 178.2 
10 Two Bedroom units x 11 Floors x 8.1 891.0 
 1,247.4 
  
Phase 1 Retail and Office (assumed)  
2 Lavatory x 1.2 = 2.4 
4 Water Closet (Tank) x 1.7 = 6.8 
2 Urinal x 1.7 = 3.4 
 12.6 
Total Phase 1 = 1,260.0 FU 
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Phase 2: One-, Two- and Three-Bedroom Units 
Lavatory x 1.2 1.2  
Tub/shower x 1.6 1.6  
Water Closet (Tank) x 1.7 1.7  
Kitchen Sink x 1.6 1.6  
Washing machine 2.0  
 8.1  FU  
  
1 Studio x 11 Floors x 8.1 FU = 89.1 
4 One-Bedroom units x 11 Floors x 8.1 356.4 
7 Two-Bedroom units x 11 Floors x 8.1 623.7 
1 Three-Bedroom units x 11 Floors x 8.1 89.1 
 1,158.3 
  
Retail, office and Recreation Center (assumed) 
2 Lavatory x 1.2 x 4 9.6 
4 Water Closet (Tank) x 1.7 x 4 27.2 
2 Urinal x 1.7 x 4 13.6 
 50.4 
Total Phase 2 = 1,208.7 FU 
 
Phase 3: Retail 261,000 sf (assumed, 120 Lessees) 
2 Lavatory x 1.2 x 10 lessees 24 
4 Water Closet (Tank) x 1.7 x 10 lessees 68 
2 Urinal x 1.7 x 10 lessees 34 
Total Phase 3 = 126 FU 
  
Total, Phases 1 to 3 =  

1260.0 + 126 + 1,208.7 = 2,594.7 FU 
 = 400 gpm 

*FU = Fixture Unit, equal to one cubic foot of water per minute. 

Source:  Appendix G – Kapolei Mixed-Use Development Preliminary Engineering Report, adjusted for 

updated retail area. 

 

A 4-inch compound meter, rated by The Honolulu Board of Water Supply (BWS) for 321 

to 500 gpmmp, will be sufficient for water service to the planned project.  BWS stated 

(see letter enclosed as Figure 5 in Appendix G) a 9,000 gallons per day (gpd) water 

commitment to the project site.  The James Campbell Company LLC (JCC) and BWS 

assert that only 5,000 gpd are allocated to the Site; see letters from JCC and BWS 
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attached in Appendix K – Draft EA Comment and Response Letters.  The current project 

proposal contemplates a total of 297 units with commercial and other uses. Additional 

water commitments beyond the present 9,000 gpdallocation will have to be obtained from 

Kapolei Property Development LLC BWS, and payment will be required of the Water 

System Facilities Charge for resource development, transmission, and daily storage for 

the additional water allocation..  Water system adequacy and availability of water must 

be confirmed at the time of Building Permit application. 

 

Fire Protection 

Water system distribution maps from BWS show eight fire hydrants around the site, either 

on the block to be developed or immediately across the perimeter streets (Figure 4, 

Potable and Nonpotable Water, Appendix G).  The Uniform Fire Code requires fire 

apparatus access for every portion of a building when any portion of the building is located 

more than 150 feet from and approved accessway.  Based on fire protection coverage 

afforded by existing fire hydrants in Figure 4 of Appendix G, at least one additional onsite 

hydrant will be needed to afford protection to the project interior.  

 

The Uniform Fire Code also requires onsite fire hydrants when any portion of the building 

is located more than 150 feet from a fire water supply, although the distance may be 

extended to 450 feet if the building is provided with fire sprinklers.  Based on fire hydrant 

locations shown in Figure 4 of Appendix G, fire sprinklers will be required in each building, 

connected to a new detector check meter.  Sizing of the meter should be evaluated as 

the mechanical plans are developed. 

 

Irrigation 

As-built plans show a 12” reclaimed irrigation water main along Haumea Street, and 8- 

inch reclaimed water mains along Wäkea Street, Ala Kahawai Street and Alohikea Street.  

A stubout and meter box for a ¾” meter is provided from the main in Haumea Street 

(Figure 4, Potable and Nonpotable Water, Appendix G).  The recycled water system is 

not yet energized.  Currently it is a pumped, on-demand system, fed with potable water 
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from a fire hydrant.  Flow and pressure are variable.  BWS Rules and Regulations require 

the use of non-potable water for irrigation of large landscaped areas if a suitable supply 

is available.  Availability of water will be evaluated when a Building Permit application is 

made BWS has agreed to provide R-1 recycled water to the Project subject to the 

approval of an Agreement for Recycled Water Service (Figure 6, BWS letter dated Sept. 

11, 2013See BWS comment letter, Appendix KG).  The irrigation water budget is 

estimated to be 15,200 gallon/month using the LEED water budget calculator and 

assuming 10,000 SF of planted space, with 75% mixed low irrigation, 15% mixed medium 

irrigation and 10% turf high irrigation. 

 

Potential Impacts and Mitigation Measures 

Based on the calculation provided in the Preliminary Engineering Report, a 4-inch 

compound meter will be adequate to service the proposed Kapolei Mixed-Use 

Development, although it may be considered to be upsized if future improvements will 

draw through the same meter.  The total fixture unit count for all uses will be refined during 

design, and the meter size re-examined at that time. 

The Uniform Fire Code also requires onsite fire hydrants when any portion of the building 

is located more than 150 feet from a fire water supply, although the distance may be 

extended to 450 feet if the building is provided with fire sprinklers.  Based on fire hydrant 

locations shown in Figure 4 (Appendix G), fire sprinklers will be required in the building, 

connected to a new detector check meter.  Sizing of the meter should be evaluated as 

the mechanical plans are developed, with consideration for future building expansion.  

Connection to the BWS water system will require a backflow preventer installed 

immediately downstream of the water meter and within private property, prior to any 

branches or tees.  Size of the backflow preventer will be determined when the domestic 

meter size, building piping system size and allowable pressure drop is ascertained. 

 

In consultation with BWS on the connection fees for other Chapter 201H projects, the 

applicant’s approach is to defer these connection fees until the construction loan is 
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funded.  The BWS connection fees are determined during the construction plan and 

building permit phase of the project. 

 

As a LEED development, the Project will feature efficient, low-flow fixtures throughout.  

Low-water, native plantings will be emphasized, and efficient irrigation systems will be 

designed to use recycled water.  For irrigation conservation, the Project will follow best 

management practices endorsed by the Landscape Industry Council of Hawaii.  BWS 

also requires water conservation measures including:  low-flow plumbing fixtures, 

utilization of non-potable water for irrigation using rain catchment and chiller/air handler 

condensate, cooling tower conductivity meters and water softening recycling systems, 

drought tolerant plants, xeriscape landscaping, efficient irrigations systems, and the use 

of Water Sense labeled ultra-low-flow water fixtures and toilets.    

3.13.2  Wastewater 
As-built plans show 8” and 15” gravity sewer mains along Haumea Street, a 10” main 

along Ala Kahawai Street and an 8-inch sewer line stubout to the undedicated portion of 

Alohikea Street.  Two 6” laterals run onsite, one from a manhole on Haumea Street and 

another from the main along Ala Kahawai Street (Figure 7, Existing Sanitary Sewer 

System, Appendix G).  Figure 8, Sewer Connection Application in Appendix G is an 

approved SCA for the 297 residential units.  According to JCC’s letter included in 

Appendix M – Draft EA Comment and Response Letters, the Site is allocated 420 persons 

total capita for wastewater.   

 

The average daily wastewater generation for each phase of the proposed project is 

calculated3 in Table 19 – Approximate Daily Wastewater Generation.  The amount of 

proposed retail use has increased by approximately 11,000 s.f. since Table 198 was 

generated, so the table will need to be updated but serves as a good approximation of 

the Project’s needs. 

  

                                                            
3 Sewage generation flow rates based on “Design Standards of the Department of Wastewater 
Management”, City and County of Honolulu, (1993), and Metcalf and Eddy (1991) Wastewater 
Engineering, Treatment and Reuse, G. Tchobanoglous, Burton and Stensel (Eds.) 
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Table 19 – Approximate Daily Wastewater Generation 

Phase 1:   
Residential: Studio/One-Bedroom  
 143 units x 2.0 person/unit x 80 gpcd = 22,880 gpd 
 Two Bedroom  
 11 units x 2.8 persons/unit x 80 gpcd = 2,464 gpd 
Retail: (7,348 sf) x (1 employee/350 sf) x 15 gpcd = 315 
Office: (2,573 sf) x (1 employee/200 sf) x 13 gpcd =  167 
Community Center: (935 sf)  
 Total Phase 1 average daily wastewater flow 25,826 gpd 
Phase 2:   
Residential: Studio/One-Bedroom  
 55 units x 2.0 persons/unit x 80 gpcd = 8,800 gpd 
   
 Two-Bedroom  
 77 units x 2.8 persons/unit x 80 gpcd = 17,248 gpd 
 Three-Bedroom  
 11 units x 4.0 persons/unit x 80 gpcd = 3,520 gpd 
Retail: (1,966 sf) x (1 employee/350 sf) x 15 gpcd = 84 
Office: (3,935 sf) x (1 employee/200 sf) x 13 gpcd = 255 
Recreation Center: (4,532 sf) x 50 gal/100 sf = 2,266 
 Total Phase 3 average daily wastewater flow 32,173 gpd 
Total (Full Development) Wastewater Flow 
Residential: 25,344 + 29,568 = 54,912 gpd 
Retail: 315 + 950 + 84 = 1,349 
Office: 167 + 255 = 422 
Recreation Center  2,266 
Phase 3:   
Retail: (22,15625,975 sf) x (1 employee/350 sf) x 15 1,113950 gpd 
 Total = 59,11258,949 

Source:  Preliminary Engineering Report - Appendix G, adjusted for updated retail area 

 

Potential Impacts and Mitigation Measures 

Because the sewer allocation for the Site is less than the projected usage, additional 

allocation needs to be secured from DPP Wastewater Branch.  A Sewer Connection 

Application (2014/SCA-0915, Figure 8, Appendix G) was approved by the City, DPP , 

Wastewater Branch, based on 297 residential units (33 studio, 66 one-bedroom, 182 two-

bedroom, 11 three-bedroom) plus 16,623 square feet of retail.  There is, therefore, 

existing sewer capacity for the residential phases of this the pProject as shown in Figure 
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8, Appendix G.  For the retail phase, the City approved sewer capacity to accommodate 

amount specified in the SCA is 16,623 square feet of retail space15,469 square feet less 

than the current proposal; (which was the planned retail area at the time of application), 

see Appendix G.  It it is anticipated that the additional wastewater generated by the 5,533 

square feet difference  increase in retail space can be accommodated through a new.  A 

Sewer Connection Application will be sought to cover this difference. 

3.13.3  Drainage 
The existing condition at the site is vacant land.  Two catch basins fronting the site are 

connected to a 36” culvert along Haumea Street with an 18” drain stubout from one catch 

basin terminating within the project site.  Three catch basins are connected to 18” and 

30” culverts along Wäkea Street.  Three catch basins are connected to 66” culverts along 

Ala Kahawai Street with an 18” drain stubout from one catch basin terminating within the 

project site.  Two catch basins are connected to 18” culverts along Alohikea Street with a 

drain stubout from one catch basin terminating within the project site (Figure 9, Existing 

Storm Drainage System, Appendix G). 

Potential Impacts and Mitigation Measures 

The project will be required to comply with the City and County of Honolulu storm 

drainage and runoff water quality requirements.  The anticipated rainfall volume to be 

retained on site is calculated as follows: 

 WQV = P x C x A x 3,630, where 

 P = Water Quality Design Storm Depth (1” = 0.0833 foot) 

 C = Runoff Coefficient = 0.9 (assumed, for fully impervious developed surfaces) 

 A = Area in Acres  

 

  WQV = 272.25 x A 

Phase 1:  WQV = 272.25 x 1.66 = 452 ft³ 

Phases 1 and 3: WQV = 452 + 272.25 x 0.92 = 702 ft³ 

Phases 1, 2 and 3: WQV = 702 + 272.25 x 0.46 = 827 ft³ 
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LEED requires an erosion and sedimentation control plan for all construction activities 

associated with the Project.  The goal of the plan is to reduce pollution from construction 

activities by controlling soil erosion, waterway sedimentation, and airborne dust.  The plan 

must conform to the erosion and sedimentation requirements of the 2003 EPA 

Construction General Permit or local standards and codes, whichever is more stringent.  

The plan must describe the measures implemented to accomplish the following 

objectives: 

 To prevent loss of soil during construction by stormwater runoff and/or wind 

erosion, including protecting topsoil by stockpiling for reuse. 

 To prevent sedimentation of storm sewers or receiving streams. 

 To prevent pollution of the air with dust and particulate matter. 

 

Phases 1 and 2 may dispose of storm runoff to undeveloped portions of the site.  Bio-

filtration with appropriate low impact development measures will be required to be 

implemented for runoff leaving the site.  Approved storm runoff treatment methods 

include: 

 Vegetated bio-filter, 

 Green Roof, 

 Enhanced swale, 

 Vegetated swale, 

 Vegetated buffer strip, 

 Tree box filters, 

 Infiltration chambers. 

3.13.4  Solid Waste 
Waste generated by site preparation will primarily consist of vegetation, rocks, and debris 

from clearing, grubbing, and grading.  Construction waste will consist of waste lumber, 

concrete, and other building materials.  After construction the Kapolei Mixed-Use 

Development will produce solid waste from the residents and tenants on site.  Retail solid 

waste volume depends on the type of retail use, which at this time is unknown.  The 

residential towers will contain a centralized trash chute for solid waste disposal from each 
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floor.  A private refuse company will be contracted to haul away solid waste that cannot 

be recycled on a weekly basis. 

 

On O’ahu, most residential and general commercial trash is disposed of at H-POWER 

(Honolulu Program of Waste Energy Recovery), the City’s waste-to-energy plant located 

at Campbell Industrial Park.  The facility processes up to 3,000 tons per day of municipal 

solid waste, generating up to 90 megawatts of energy for Hawaiian Electric Company 

(HECO) — enough to meet nearly 8 percent of O’ahu's energy needs. HPOWER also 

recovers thousands of tons of ferrous (steel) and non-ferrous (aluminum alloy) metal for 

recycling each year. The electricity generated is bought under a purchase power 

agreement with HECO. Ash and nonprocessibles are transported and buried at the 

Waimānalo Gulch Landfill. 

 

The Waimānalo Gulch Landfill is located on the western side of O’ahu. The land is owned 

by the City and the landfill is operated by Waste Management, Inc. The landfill accepts 

ash and residue from the H-POWER waste-to-energy facility, industrial wastes, and non-

combustible construction and demolition debris. 

 

Potential Impacts and Mitigation Measures 

A solid waste management plan will be prepared in accordance with guidelines provided 

by the City Department of Facility Maintenance.  All waste generated by Kapolei Mixed 

Use Development will be disposed of in a manner and at appropriate sites designated by 

the City.  The Kapolei Mixed-Use Development will comply with applicable requirements 

of the State DOH and the City Department of Facility Maintenance.  The Kapolei Mixed-

Use Development will also comply with the program goals and objectives of the Integrated 

Solid Waste Management Act, Chapter 342G, HRS, and the City’s approved integrated 

solid waste management plans. 
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During construction, a job-site waste management and recycling program will be 

implemented to maintain a clean construction site, maximize material recycling, and 

minimize disposal truck traffic impacts.  This recycling program will incorporate the 

“Three Rs” of effective construction waste management: 

 

 Reduce: by preventing waste before it happens through efficient design. 

 Reuse: by using materials removed during demolition (such as rocks and 

concrete) on site. 

 Recycling: by separating recyclable materials from non-recyclable materials 

and supplying these recyclable materials to a recycler for use as new 

products. 

 

Soil and rocks displaced from grading and clearing will be used as fill within the site as 

needed.  Construction materials that cannot be recycled will be disposed of in the 

Waimānalo Gulch Landfill.  Provisions for recycling, such as collection systems and space 

for bins for recyclables, will be incorporated into the trash rooms.  Phase 1 is anticipated 

to achieve LEED Platinum, while the remainder of the Project is anticipated to achieve 

basic LEED certifiable.  Phase 1 has committed to divert 75% of construction waste from 

the landfill.  This aggressive goal requires maximal recycling of construction waste and 

also often requires use of building components engineered or assembled offsite, such as 

precut lumber.   

3.13.5 Electrical and Telecommunications 
 The ‘Ewa Development Plan states, “the Hawaiian Electric Company (HECO) forecasts 

that increased demand, the need for different types of generation to help reliably integrate 

additional renewable energy from intermittent sources, and the possible retirement of the 

Honolulu Power Plant from service will create a need for additional island-wide power 

generation capacity by 2025.” 
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Potential Impacts and Mitigation Measures 

Kapolei Mixed-Use Development proposes solar harvesting on the roof-tops of the 

buildings as well as use of an onsite microturbine generator which uses propane or diesel 

fuel to efficiently create electricity and heat domestic hot water (“cogeneration”).  These 

modes of alternative energy will contribute to the reduction in electricity usage and assist 

Phase 1 in achieving LEED Platinum status.  This in turn minimizes the impacts to the 

electrical systems and grid for the City of Kapolei.  The energy goals of this project 

propose to create a showcase of sustainability in the Kapolei community.  Green building 

design and sustainability goals minimize the impacts on the electric grid from the 

construction and operation of Kapolei Mixed-Use Development. 

3.14 PUBLIC SERVICES 

3.14.1  Schools 
The Kapolei Mixed-Use Development site is located in the State Department of Education 

(DOE)’s Kapolei Complex, and is served by Barbers Point Elementary School, Kapolei 

Elementary School, Makakilo Elementary School, Mauka Lani Elementary School Kapolei 

Middle School, and Kapolei High School.: 

 

Barbers Point Elementary School 

 is located at, 3001 Boxer Road 

Distance from the Site:  0.6 mile 

. 

Kapolei Elementary School 

 is located at 91-1119 Kamaaha Loop 

Distance from the Site:  1 mile 

. 

Makakilo Elementary School 

 is located at 92-675 Anipeahi Street 

Distance from the Site:  0.8 mile 

. 

Mauka Lani Elementary School 
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 is located at 92-1300 Panana Street 

Distance from the Site:  1.7 miles 

. 

Kapolei Middle School 

 is located at 91-5335 Kapolei Parkway 

Distance from the Site:  1.5 miles 

. 

Kapolei High School 

 is located at 91-5007 Kapolei Parkway 

Distance from the Site:  0.75 mile. 

 

Potential Impacts and Mitigation Measures 

Phase 1 is primarily an affordable senior rental development and, in compliance with 

Federal Fair Housing Law, will prohibit school -aged children from maintaining permanent 

residency there, including in the manager’s unit.  Therefore, as a senior development, 

there are minimal is no school enrollment impact from Phase 1s.  There is school 

enrollment impact based on Phase 2’s 143 condominium units.  Assuming one school 

aged child per 2-bedroom unit and two children per 3-bedroom unit, approximately 99 

school aged children will be housed in Phase 2.  Some of these children will be new 

students from outside the area and others will be local students who are already enrolled 

in the district.  In consultation with DOE, the school impact fee for Phase 2 is $4,334.00 

per unit for a total school impact fee of $619,762.00.  The Aapplicant drafted an 

Educational Contribution Agreement which will be executed.  DOE’s current and projected 

enrollment for the school district is shown in the following table: 

 

Table 20:  2014-2019 Actual and Projected Enrollment, Leeward District  
  2014 2015 2016 2017 2018 2019 
Barbers Point 
Elementary 

    
703  

    
565  

    
594  

    
686  

    
725  

    
804  

Kapolei Elementary 
 
1,145 

 
1,060 

 
1,064 

 
1,069 

 
1,067 

 
1,070  
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Makakilo Elementary 
    
548  

    
554  

    
563  

    
567  

    
570  

    
574  

Mauka Lani Elementary 
    
608  

    
617  

    
622  

    
634  

    
639  

    
641  

Kapolei Middle School 
 
1,471 

 
1,561 

 
1,638 

 
1,751 

 
1,802 

 
1,848  

Kapolei High School 
 
1,998 

 
2,039 

 
2,064 

 
2,107 

 
2,200 

 
2,291  

Total 
 
8,487 

 
8,411 

 
8,561 

 
8,831 

 
9,021 

 
9,247  

 

3.14.2  Police 
Police protection is provided by the Honolulu Police Department (HPD).  HPD’s 

Kapolei Police Station is located at 1100 Kamokila Boulevard. 

Potential Impacts and Mitigation Measures 

The HPD anticipates an increase in calls for service in and around the area due to the 

project, but at this time, they have no major concerns.  HPD will be notified when the 

construction phase begins so they may anticipate an increase in calls for service to the 

area because of traffic complications.  Mitigation measures will be implemented to 

minimize construction-related traffic. 

3.14.3  Fire 
The East Kapolei Fire Station (Station 43) at 91-1211 Kinoiki Street is the primary 

response to this area in case of an emergency.   

Potential Impacts and Mitigation Measures 

There may be occasional demand for firefighting services from the proposed 

development.  To mitigate potential structural fires, Kapolei Mixed-Use Development will 

be equipped with modern fire control devices, and access for fire apparatus, water supply, 

and building construction will be in conformance with existing codes and standards, 

including the National Fire Protection Association, Uniform Fire Code, 2006 Edition. 

3.14.4  Medical Facilities 
Several healthcare facilities in Honolulu provide primary patient care to adults and 

children.  The nearest hospital that provides 24-hour emergency service is Straub Clinic 
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& Hospital at 599 Farrington Highway.  The hospital is approximately five (5) minutes from 

the East Kapolei Fire Station by ambulance.  

 

Potential Impacts and Mitigation Measures 

The Kapolei Mixed-Use Development may increase the need for emergency service, but 

is not expected to have a long-term adverse impact on emergency medical providers or 

their ability to service the community.  There may be an unavoidable and occasional need 

for emergency health care services by residents, customers, or employees. 

3.14.5  Recreational Facilities 
There is an abundance of recreational facilities in Kapolei.  The White-Plains Beach Park, 

Kapolei Regional Park, Kapolei Community Park, Wet n’ Wild Water Park, and the future 

Kapolei Green Neighborhood Park are all located within a four (4) mile radius of the 

Kapolei Mixed-Use Development site.  Figure 22 – Neighborhood Amenities, illustrates 

the proximity of the Kapolei Mixed-Use Development project site to the public recreational 

facilities in the City Center district of Kapolei. 

The following public recreational facilities are located within 1/4 mile from the Kapolei 

Mixed-Use Development site:. 

 Kapolei Regional Park 

 Kapolei Community Park – 91-1049 Kama’aha Loop 

 Pālailai Mall – Pedestrian Network 

 

Potential Impacts and Mitigation Measures 

CRP proposes recreation decks in Phase 1 (9,166800 sf) and in Phase 2 (14,70021,492 

sf) that will join together to form a contiguous outdoor recreation area of 24,50030,658 sf.  

Phase 1 includes a 926 square foot community room, and Phase 2 includes a 2,0528 

square foot Recreation Center.  The total indoor and outdoor recreation space is therefore 

27,47833,642 square feet.  Having significant onsite recreational amenities reduces the 

impact residents will have on surrounding amenities.  The proposed amount of recreation 

space meets the requirement for The park dedication  specified in Revised Ordinances 

of Honolulu (ROH) Chapter 22, Article 7, Park Dedication Requirements.  The required 
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park dedication space is calculated as 297 (units) x 110 (s.f. per unit) = 32,670 square 

feet.   requirements and requested exemptions pertaining to park dedication are 

discussed in Chapter 5 of this EA. 

3.15 SEA LEVEL RISE 

In consultation with DPP, it was advised that the Final EA provide a discussion of sea 

level rise.  The United States Army Corps of Engineers (USACE) Engineering Regulation 

(ER 1100-2-8162) provides guidance in addressing potential issues related to sea level 

change.  On the USACE website http://www.corpsclimate.us/ccaceslcurves.cfm, there are low, 

intermediate, and high scenario estimates of sea level rise.  The nearest data is from 

Honolulu and shows a sea level rise of up to 4.86 feet by the year 2100.   According to 

the USGS National Map (www.nationalmap.gov), the Site is over 60 feet above sea level. 

 

Potential Impacts and Mitigation Measures 

No impact is anticipated.   
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4.0 LAND USE CONFORMANCE 

4.1 STATE OF HAWAI‘I 

4.1.1 State Land Use Law (Chapter 205, Hawaii Revised Statutes) 
§205-2  Districting and classification of lands.   

(a) There shall be four major land use districts in which all lands in the State shall be 

placed:  urban, rural, agricultural, and conservation.  

(b)  Urban districts shall include activities or uses as provided by ordinances or 

regulations of the county within which the urban district is situated. 

 

Discussion:  The Kapolei Mixed-Use Development site is located within the State Urban 

District, and is consistent with the uses allowed in this district. 

4.1.2 Hawaii State Plan (Chapter 226, Hawaii Revised Statutes) 

§226-3 Overall Theme 

Hawaii's people, as both individuals and groups, generally accept and live by a number 

of principles or values which are an integral part of society.  This concept is the unifying 

theme of the state plan.  The following principles or values are established as the overall 

theme of the Hawaii state plan: 

     (1)  Individual and family self-sufficiency refers to the rights of people to maintain as 

much self-reliance as possible.  It is an expression of the value of independence, in other 

words, being able to freely pursue personal interests and goals.  Self-sufficiency means 

that individuals and families can express and maintain their own self-interest so long as 

that self-interest does not adversely affect the general welfare.  Individual freedom and 

individual achievement are possible only by reason of other people in society, the 

institutions, arrangements and customs that they maintain, and the rights and 

responsibilities that they sanction. 

     (2)  Social and economic mobility refers to the right of individuals to choose and to 

have the opportunities for choice available to them.  It is a corollary to self-
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sufficiency.  Social and economic mobility means that opportunities and incentives are 

available for people to seek out their own levels of social and economic fulfillment. 

     (3)  Community or social well-being is a value that encompasses many things.  In 

essence, it refers to healthy social, economic, and physical environments that benefit the 

community as a whole.  A sense of social responsibility, of caring for others and for the 

well-being of our community and of participating in social and political life, are important 

aspects of this concept.  It further implies the aloha spirit--attitudes of tolerance, respect, 

cooperation and unselfish giving, within which Hawaii's society can progress. 

One of the basic functions of our society is to enhance the ability of individuals and groups 

to pursue their goals freely, to satisfy basic needs and to secure desired socio-economic 

levels.  The elements of choice and mobility within society's legal framework are 

fundamental rights.  Society's role is to encourage conditions within which individuals and 

groups can approach their desired levels of self-reliance and self-determination.  This 

enables people to gain confidence and self-esteem; citizens contribute more when they 

possess such qualities in a free and open society. 

 

Discussion:  The self-sufficiency and self-reliance provisions in the Hawaii State Plan 

can be viewed as promoting individuals and groups to pursue their goals freely, to satisfy 

basic needs, and to secure desired socio-economic levels.  Kapolei Mixed-Use 

Development provides this opportunity by offering seniors a place where they can live 

independently and age in place while being guaranteed affordable rents.  This in turn 

helps residents build the capacity to pursue personal goals.  Offering more housing 

opportunities for a variety of income levels provides social mobility by allowing low income 

residents to stabilize their lives and by allowing middle-income residents to get a foothold 

in the competitive housing market.  Increased housing choice and affordability promotes 

social and economic stability in the community.  

 

§226-4 State Goals 
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In order to guarantee, for present and future generations, those elements of choice and 

mobility that insure that individuals and groups may approach their desired levels of self-

reliance and self-determination, it shall be the goal of the State to achieve: 

     (1)  A strong, viable economy, characterized by stability, diversity, and growth, that 

enables the fulfillment of the needs and expectations of Hawaii's present and future 

generations. 

     (2)  A desired physical environment, characterized by beauty, cleanliness, quiet, stable 

natural systems, and uniqueness, that enhances the mental and physical well-being of 

the people. 

     (3)  Physical, social, and economic well-being, for individuals and families in Hawaii, 

that nourishes a sense of community responsibility, of caring, and of participation in 

community life. [L 1978, c 100, pt of §2; am L 1986, c 276, §3] 

Discussion:  The Project will support a strong economy by spending over $100 million 

in development costs and creating hundreds of temporary and permanent jobs in the 

community.  Supporting an active, vibrant street front with private and quiet open space 

for residents above, the Project promotes an environment of beauty, vibrancy, and 

tranquility. 

 

Affordable housing is sustainable development.  In this context, “sustainable” can be 

defined as social and economic sustainability.  Affordable housing provides social mobility 

and economic opportunities that would not be possible with market-driven and luxury 

housing prices.  Affordable housing and mixed-use developments sustains the social 

fabric of a community and neighborhood. 

§226-19 Objectives and Policies for Socio-Cultural Advancement – Housing    

(a)  Planning for the State's socio-cultural advancement with regard to housing shall be 

directed toward the achievement of the following objectives: 

     (1)  Greater opportunities for Hawaii's people to secure reasonably priced, safe, 

sanitary, and livable homes, located in suitable environments that satisfactorily 
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accommodate the needs and desires of families and individuals, through collaboration 

and cooperation between government and nonprofit and for-profit developers to ensure 

that more affordable housing is made available to very low-, low- and moderate-income 

segments of Hawaii's population. 

     (2)  The orderly development of residential areas sensitive to community needs and 

other land uses. 

     (3)  The development and provision of affordable rental housing by the State to meet 

the housing needs of Hawaii's people. 

     (b)  To achieve the housing objectives, it shall be the policy of this State to: 

     (1)  Effectively accommodate the housing needs of Hawaii's people. 

     (2)  Stimulate and promote feasible approaches that increase housing choices for low-

income, moderate-income, and gap-group households. 

   (5)  Promote design and location of housing developments taking into account the 

physical setting, accessibility to public facilities and services, and other concerns of 

existing communities and surrounding areas. 

Discussion:  Phase 1 will provide senior affordable rental housing for the underserved 

lower-income segment of O’ahu’s population.  Phase 2 will provide homeownership 

opportunities to middle-income residents.  The Kapolei Mixed-Use Development provides 

a range of affordability, increases housing choices, and is in a desirable location in the 

City Center with close proximity to open space, recreation, shopping, and other basic 

need services.  This type of development provides greater opportunity and choice for 

residents of all incomes to secure safe and livable housing in a well-served location.   

 

§226-108(2) Priority Guidelines on Sustainability 

(2) Encouraging planning that respects and promotes living within the natural resources and limits 

of the State.  

 

Discussion:  As stated throughout this document, Phase 1 will be designed to achieve the LEED 

Platinum standard, and Phases 2-3 will achieve the LEED Basic Certification standard.  LEED 

intrinsically requires exceptional energy and water conservation measures. 
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The project’s location adjacent to the Kapolei bus transit center and in walking distance to the rail 

extension; its location adjacent to bicycle lanes and its bicycle-friendly site design; and reduced 

parking all encourage transportation choices other than private automobiles which helps reduce 

reliance on non-renewable fossil fuels.   

 

Most importantly, allowing the mixed use of residential and commercial on one lot in the heart of 

town, as proposed, provides the optimal live/work setting which significantly reduces commute 

times and the need for transportation.  The proposed project supports smart growth principles 

and sustainability goals.         

4.1.3  Coastal Zone Management (Chapter 205A, Hawaii Revised Statutes) 

§205A-2 Coastal zone management program; objectives and policies.  

(a) The objectives and policies in this section shall apply to all parts of this chapter.  

(b) Objectives.  

(1) Recreational resources;  

(A) Provide coastal recreational opportunities accessible to the public.  

 

(2) Historic resources;  

(A) Protect, preserve, and, where desirable, restore those natural and manmade historic 

and prehistoric resources in the coastal zone management area that are significant in 

Hawaiian and American history and culture.  

 

(3) Scenic and open space resources;  

(A) Protect, preserve, and, where desirable, restore or improve the quality of coastal 

scenic and open space resources.  

 

(4) Coastal ecosystems;  

(A) Protect valuable coastal ecosystems, including reefs, from disruption and minimize 

adverse impacts on all coastal ecosystems.  

 

(5) Economic uses;  
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(A) Provide public or private facilities and improvements important to the State's economy 

in suitable locations.  

 

(6) Coastal hazards;  

(A) Reduce hazard to life and property from tsunami, storm waves, stream flooding, 

erosion, subsidence, and pollution.  

 

(7) Managing development;  

(A) Improve the development review process, communication, and public participation in 

the management of coastal resources and hazards.  

 

(8) Public participation;  

(A) Stimulate public awareness, education, and participation in coastal management.  

 

(9) Beach protection;  

(A) Protect beaches for public use and recreation.  

 

(10) Marine resources;  

(A) Promote the protection, use, and development of marine and coastal resources to 

assure their sustainability.  

 

(c) Policies.  

(1) Recreational resources;  

(A) Improve coordination and funding of coastal recreational planning and management; 

and  

(B) Provide adequate, accessible, and diverse recreational opportunities in the coastal 

zone management area by:  

 

(i) Protecting coastal resources uniquely suited for recreational activities that cannot be 

provided in other areas;  
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(ii) Requiring replacement of coastal resources having significant recreational value 

including, but not limited to surfing sites, fishponds, and sand beaches, when such 

resources will be unavoidably damaged by development; or requiring reasonable 

monetary compensation to the State for recreation when replacement is not feasible or 

desirable;  

(iii) Providing and managing adequate public access, consistent with conservation of 

natural resources, to and along shorelines with recreational value;  

(iv) Providing an adequate supply of shoreline parks and other recreational facilities 

suitable for public recreation;  

(v) Ensuring public recreational uses of county, state, and federally owned or controlled 

shoreline lands and waters having recreational value consistent with public safety 

standards and conservation of natural resources; 

 (vi) Adopting water quality standards and regulating point and nonpoint sources of 

pollution to protect, and where feasible, restore the recreational value of coastal waters;  

(vii) Developing new shoreline recreational opportunities, where appropriate, such as 

artificial lagoons, artificial beaches, and artificial reefs for surfing and fishing; and  

(viii) Encouraging reasonable dedication of shoreline areas with recreational value for 

public use as part of discretionary approvals or permits by the land use commission, board 

of land and natural resources, and county authorities; and crediting such dedication 

against the requirements of section 46-6;  

 

(2) Historic resources;  

(A) Identify and analyze significant archaeological resources;  

(B) Maximize information retention through preservation of remains and artifacts or 

salvage operations; and  

(C) Support state goals for protection, restoration, interpretation, and display of historic 

resources;  

 

(3) Scenic and open space resources;  

(A) Identify valued scenic resources in the coastal zone management area;  
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(B) Ensure that new developments are compatible with their visual environment by 

designing and locating such developments to minimize the alteration of natural landforms 

and existing public views to and along the shoreline;  

 

(C) Preserve, maintain, and, where desirable, improve and restore shoreline open space 

and scenic resources; and  

(D) Encourage those developments that are not coastal dependent to locate in inland 

areas;  

 

(4) Coastal ecosystems;  

(A) Exercise an overall conservation ethic, and practice stewardship in the protection, 

use, and development of marine and coastal resources;  

(B) Improve the technical basis for natural resource management;  

(C) Preserve valuable coastal ecosystems, including reefs, of significant biological or 

economic importance; 

(D) Minimize disruption or degradation of coastal water ecosystems by effective 

regulation of stream diversions, channelization, and similar land and water uses, 

recognizing competing water needs; and  

(E) Promote water quantity and quality planning and management practices that reflect 

the tolerance of fresh water and marine ecosystems and maintain and enhance water 

quality through the development and implementation of point and nonpoint source water 

pollution control measures;  

 

(5) Economic uses;  

(A) Concentrate coastal dependent development in appropriate areas;  

(B) Ensure that coastal dependent development such as harbors and ports, and coastal 

related development such as visitor industry facilities and energy generating facilities, are 

located, designed, and constructed to minimize adverse social, visual, and environmental 

impacts in the coastal zone management area; and  
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(C) Direct the location and expansion of coastal dependent developments to areas 

presently designated and used for such developments and permit reasonable long-term 

growth at such areas, and permit coastal dependent development outside of presently 

designated areas when:  

 

(i) Use of presently designated locations is not feasible;  

(ii) Adverse environmental effects are minimized; and  

(iii) The development is important to the State's economy;  

 

(6) Coastal hazards;  

(A) Develop and communicate adequate information about storm wave, tsunami, flood, 

erosion, subsidence, and point and nonpoint source pollution hazards;  

(B) Control development in areas subject to storm wave, tsunami, flood, erosion, 

hurricane, wind, subsidence, and point and nonpoint source pollution hazards;  

(C) Ensure that developments comply with requirements of the Federal Flood Insurance 

Program; and  

(D) Prevent coastal flooding from inland projects;  

 

(7) Managing development;  

(A) Use, implement, and enforce existing law effectively to the maximum extent possible 

in managing present and future coastal zone development;  

(B) Facilitate timely processing of applications for development permits and resolve 

overlapping or conflicting permit requirements; and  

(C) Communicate the potential short and long-term impacts of proposed significant 

coastal developments early in their life cycle and in terms understandable to the public to 

facilitate public participation in the planning and review process;  

 

(8) Public participation;  

(A) Promote public involvement in coastal zone management processes; 
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(B) Disseminate information on coastal management issues by means of educational 

materials, published reports, staff contact, and public workshops for persons and 

organizations concerned with coastal issues, developments, and government activities; 

and  

(C) Organize workshops, policy dialogues, and site-specific mediations to respond to 

coastal issues and conflicts;  

 

(9) Beach protection;  

(A) Locate new structures inland from the shoreline setback to conserve open space, 

minimize interference with natural shoreline processes, and minimize loss of 

improvements due to erosion;  

(B) Prohibit construction of private erosion-protection structures seaward of the shoreline, 

except when they result in improved aesthetic and engineering solutions to erosion at the 

sites and do not interfere with existing recreational and waterline activities;  

(C) Minimize the construction of public erosion-protection structures seaward of the 

shoreline;  

(D) Prohibit private property owners from creating a public nuisance by inducing or 

cultivating the private property owner's vegetation in a beach transit corridor; and  

(E) Prohibit private property owners from creating a public nuisance by allowing the 

private property owner's unmaintained vegetation to interfere or encroach upon a beach 

transit corridor;  

 

(10) Marine resources;  

(A) Ensure that the use and development of marine and coastal resources are 

ecologically and environmentally sound and economically beneficial;  

(B) Coordinate the management of marine and coastal resources and activities to improve 

effectiveness and efficiency;  

(C) Assert and articulate the interests of the State as a partner with federal agencies in 

the sound management of ocean resources within the United States exclusive economic 

zone;  
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(D) Promote research, study, and understanding of ocean processes, marine life, and 

other ocean resources to acquire and inventory information necessary to understand how 

ocean development activities relate to and impact upon ocean and coastal resources; 

and  

(E) Encourage research and development of new, innovative technologies for exploring, 

using, or protecting marine and coastal resources.  

 

§205A-4 Implementation of objectives, policies, and guidelines. (a) In implementing 

the objectives of the coastal zone management program, the agencies shall give full 

consideration to ecological, cultural, historic, esthetic, recreational, scenic, and open 

space values, and coastal hazards, as well as to needs for economic development. 

 

Discussion:  The Coastal Zone Management (CZM) area encompasses the entire State.  

Because there is no point of land more than 30 miles from the ocean, a definite land-sea 

connection exists throughout the State.  So, designating the entire state as the CZM area 

is logical.  What occurs on land, even on the mountains, will impact and influence the 

quality of the coastal waters and marine resources.  The CZM area also extends seaward 

to the limit of the State’s police power and management authority, to include the territorial 

sea.  This legal seaward boundary definition is consistent with Hawaii‘s historic claims 

over the Hawaiian archipelagic waters based on ancient transportation routes and 

submerged lands. 

 

In compliance with Objective (5)(A) and Policies (3)(D) and (5)(A), the Project provides 

much needed affordable and moderately priced housing located in Central Kapolei, a 

suitable inland location for such development.  In compliance with Policy (1)(B)(vi), (4)(E), 

and (6)(B), the Project will control point-source pollution through implementing best 

management practices for erosion control during construction, as discussed in Section 

3.2 and 3.13.3 of this document.  The development of the Project will have no significant 

impact to the coastal areas in the vicinity. 
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4.2 CITY AND COUNTY OF HONOLULU 

4.2.1 General Plan 
The General Plan for the City and County of Honolulu establishes long-range objectives 

and policies for the general welfare of the public and, together with the City Charter, 

provides a direction and framework to guide the programs and activities of the City and 

County of Honolulu. 

The General Plan is a guide for all levels of government, private sector, neighborhood 

and citizen groups, organizations, and individual citizens in eleven (11) areas of concern: 

1) population; 

2) economic activity; 

3) the natural environment; 

4) housing; 

5) transportation and utilities; 

6) energy 

7) physical development and urban design; 

8) public safety; 

9) health and education;  

10)  culture and education; and 

11)  government operations and fiscal management. 

 

The Project is in accordance with the following General Plan policies: 

 

I. POPULATION 

Objective C: To establish a pattern of population distribution that will allow the 

people of O’ahu to live and work in harmony. 

 

Policy 2: Encourage development within the secondary-urban center at Kapolei and the 

‘Ewa and Central O’ahu urban-fringe areas to relieve developmental pressures in the 

remaining urban-fringe and rural areas and to meet housing needs not readily provided 

in the primary urban center. 
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Discussion:  Affordable, multi-generational housing development provides the 

opportunity for grandparents and parents to live in proximity to their grandchildren and 

children.  This promotes a healthy pattern of population distribution in line with cultural 

norms.  The Kapolei Mixed-Use Development is located within the secondary-urban 

center at Kapolei and provides a housing choice not readily available in the central part 

of the city.   

IV. HOUSING 

 

Objective A: To provide decent housing for all the people of O’ahu at prices they can 

afford. 

 

Policy 3: Encourage innovative residential development, which will result in lower costs, 

added convenience and privacy, and the more efficient use of streets and utilities. 

 

Policy 5: Make full use of State and Federal programs that provide financial assistance 

for low- and moderate-income homebuyers. 

 

Policy 10:  Promote the construction of affordable dwellings which take advantage of 

O’ahu’s year-round moderate climate. 

 

Policy 12:  Encourage the production and maintenance of affordable rental housing. 

 

Policy 13:  Encourage the provision of affordable housing designed for the elderly and the 

handicapped. 

 

Objective C: To provide the people of O’ahu with a choice of living environments which 

are reasonably close to employment, recreation, and commercial centers and which are 

adequately served by public utilities. 
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Policy 1:  Encourage residential developments that offer a variety of homes to people of 

different income levels and to families of various sizes. 

 

Policy 2: Encourage the fair distribution of low- and moderate-income housing throughout 

the Island. 

 

Policy 4: Encourage residential development in areas where existing roads, 

utilities, and other community facilities are not being used to capacity. 

 

Discussion: With studio to 3-bedroom units and targeting incomes from 30% of AMI to 

140% of AMI, the Project serves a variety of household types and income levels.  The 

units are designed to be compact and efficient with moderate amenities, helping to 

mitigate cost.  Several exemptions are being requested through the 201H application that 

will allow for further reductions in development cost.  Kapolei Mixed-Use Development is 

also applying for State programs that provide financial assistance for low-income renters 

and moderate-income buyers.  The residential component for Phase 1 is all senior rental 

housing which coincides with Policy 13 of providing “affordable housing designed for the 

elderly and handicapped.”   

 

The Project is within walking distance to public transit, jobs, recreation, services, and 

shopping.  The locational advantage of the Kapolei Mixed-Use Development includes 

close proximity to the Kapolei Regional Park, the Kapolei Public Library, and commercial 

amenities.  The site offers convenience for residents while the design also offers privacy 

and security.  The Site is in an area where roads and infrastructure are not being used to 

capacity.  

 

VII. PHYSICAL DEVELOPMENT AND URBAN DESIGN 

Objective A: To coordinate changes in the physical environment of O’ahu to ensure that 

all new developments are timely, well- designed, and appropriate for the areas in which 

they will be located. 
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Policy 3:  Phase the construction of new developments so that they do not require more 

regional supporting services than are available. 

 

Policy 5: Provide for more compact development and intensive use of urban lands where 

compatible with the physical and social character of existing communities. 

 

Objective C:  To develop a secondary urban center in ‘Ewa with its nucleus in the Kapolei 

area. 

 

Policy 2:  Encourage the development of a major residential, commercial, and 

employment center within the secondary urban center at Kapolei. 

 

Objective E: To create and maintain attractive, meaningful, and stimulating environments 

throughout O’ahu. 

 

Policy 2:  Integrate the City and County’s urban-design plan into all levels of physical 

planning and developmental controls. 

 

Policy 4: Require the consideration of urban-design principles in all development projects. 

 

Policy 5: Require new developments in stable, established communities and rural areas 

to be compatible with the existing communities and areas. 

 

Policy 10:  Establish a review process to evaluate the design of major development 

projects. 

 

Discussion:  The Kapolei Mixed-Use Development is consistent with policies to ensure 

that new developments are timely, well-designed, and appropriate for the areas in which 

they will be located.  The proposed development plan phases the Project, coinciding with 



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

98 
 

the General Plan policy to phase new construction projects that have adequate and 

available supporting services.  However, the Project expeditiously aims to develop the 

phases more or less concurrently.  This allows flexibility while maintaining timeliness.   

 

The Project is consistent with the General Plan policy that encourages major residential 

and commercial development within the urban center at Kapolei.  The City of Kapolei is 

a strategic location for a walkable, mixed-use development.  The Site is adjacent to the 

Kapolei bus transit center, offering varied transportation choices to future residents.  The 

Project is compatible with the surrounding existing and planned land uses.   

 

The Project carefully follows the policies and design guidelines set forth in tThe City of 

Kapolei Urban Design Plan.  The design also follows the principals of New Urbanism, 

including maximizing density in well served, core locations.  The design has been 

presented to the Kapolei Design Advisory Board for feedback and will also go through the 

City of Kapolei Design Review Board approval process. 

4.2.2 ‘Ewa Development Plan 
The City Department of Planning and Permitting (DPP) has established 

Development/Sustainable Communities Plans for eight geographic regions that include 

all areas of O‘ahu. These community-oriented plans are intended to help guide public 

policy, investment, and decision-making through the 2025 planning horizon.  The site is 

located within the ‘Ewa Development Plan region.  As stated in the ‘Ewa Development 

Plan, “in 1977, the Honolulu City Council approved a new General Plan, which designated 

‘Ewa as the location for a Secondary Urban Center for O’ahu to be centered in the Kapolei 

area.”  The ‘Ewa Development Plan Land Use Map designates the Site as “City Center” 

Retail Business (Figure 9, within the ‘Ewa Development Plan) and states the following:. 

 

The City Center should be the high-density core of the city.  Larger office towers should 

be the predominant form of development in this district, with shopping and restaurants at 

ground level.  The inclusion of apartments within some of the towers should also be 
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encouraged to establish a more dynamic mix of uses and help to maintain an active urban 

environment in the area. 

 

Discussion:  With affordable rental housing, mid-market condominiums, and retail, the 

Project creates a dynamic mix of uses in the City Center.  Also in compliance with the 

Development Plan, the Project is a high density development comprised of high rise 

towers with retail shopping at ground level. 

 

2.1 Vision Statement 

The Vision to 2035 – By 2035, the ‘Ewa Development Plan area shown in Exhibit 1.1 will 

have experienced tremendous growth, and will have made significant progress toward 

providing a Secondary Urban Center for O’ahu.  Population will have grown from 68,700 

people in 2000 to over 164,000.  Between 2000 and 2035, over 35,000 new housing units 

will have been built in a series of master planned communities. 

 

Develop the Secondary Urban Center 

At the heart of the Secondary Urban Center will be the City of Kapolei with an urban mix 

of retail, office and residential uses. By 2035, it is projected that the City of Kapolei will 

house over 8,000 residents and provide work sites for over 17,000 private jobs and  

2,400 City and State jobs (located primarily at the City's Civic Center and Judicial Center). 

The City Center will become a regional commercial center, attracting customers from all 

parts of O‘ahu.  

 

Build Master Planned Residential Communities That Support Walking, Biking, and  

Transit Use 

These communities must be designed to meet the needs of a wide range of families and 

age groups.  Ample housing should be provided for families needing affordable units 

and starter homes as well as for those seeking large multi-family and single-family units.  

Housing for persons of all ages will be needed, including students going to school at 
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the UH – West O‘ahu campus, young families seeking their first home, and senior citizens 

wanting a retirement home close to their grandchildren. 

 

Discussion:  The Kapolei Mixed-Use Development compliments the vision statements 

by proposing a mixed-use of senior affordable rental housing, market-rate and affordable 

condominium units (i.e. starter homes), and retail in the heart of the City of Kapolei.  

Furthering the goal of creating a Secondary Urban Center, the Project adds 297 

residences to the City, along with retail that supports job growth and a vital urban 

atmosphere.  The Project also supports walking, biking, and transit use - the Project has 

fewer parking stalls than code requires, provides ample bike storage, and is adjacent to 

the Transit Center.  These are all characteristics of transit oriented development.  The 

inclusion of senior rental housing specifically provides the opportunity for multiple 

generations to live in proximity to each other, which solidifies the spirit of ‘ohana or family 

that is a focal point of Hawaiian culture and lifestyle. 

 

The Kapolei Mixed-Use Development is in accordance with the following ‘Ewa 

Development Plan policies: 

Section 3.6.1 – General Policies 

 

 Allow the City of Kapolei to have a balanced mix of business and residential areas, 

complimented by the recreational, social and cultural activities of a city.  Mixed use should 

be permitted and encouraged throughout most of the City area, in order to achieve the 

diversity and intensity of uses that characterize a city. 

 

 Develop the City of Kapolei as a true city, encompassing a full range of urban land 

uses, and laid out in small blocks connected by a grid system of public streets.  Exhibit 

3.3 (in the ‘Ewa DP) illustrates the street pattern and the planned land uses by district. 

 

Section 3.6.2 – Major Themes 
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 A Hawai‘i Garden City - A city within a garden, in the style of long established 

Hawai‘i communities, is to be created. The garden is distinguished by major parks and 

boulevards with trees, flowers and abundant ground cover.  

 

 Healthy Living - The garden city is to provide the setting for and encourage a 

healthy, outdoor, and active lifestyle through the interlacing of recreational facilities within 

the fabric of the entire city. These are to be connected by bike and walking paths. 

 

 Easy Access - Within the garden city, attractive paths for walking and biking 

should allow for convenient access between homes, jobs and recreational areas.  

 

 Design Reflecting the Past but Adaptable to the Needs of the Present and 

Future - Building design in the City of Kapolei should reflect both the charm and more 

intimate human scale that characterizes the business districts of traditional Hawai‘i towns 

such as Hilo, and the market forces and functional needs that shape the architecture of 

present-day and future business centers. 

 

 Environmental Sensitivity - Resource conservation should be emphasized in the 

design of both the overall city center and its individual parts. The network of bike and 

walking paths, combined with the concentration of uses that make urban life convenient, 

should encourage people to leave their cars at home. Landscaping should be abundant 

and make extensive use of drought tolerant and native plant materials (xeriscaping) to 

the extent possible.  

 

 Transit Access and Orientation - A transit node should be located near the Civic 

Center and City Center, and medium density residential uses should be encouraged 

within a five minute walking distance (about 1,300 feet) of the node. Uses adjoining the 

node should be designed so that they face toward the node, encouraging pedestrian 

traffic to flow to and from the node.  

o As part of the Development Plan vision for a transit corridor linking the  
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City of Kapolei, Waipahū, and the Primary Urban Center, higher density 

residential and commercial development should be encouraged around the 

City of Kapolei transit node and the transit corridor on Kapolei Parkway.   

 

Section 3.6.3 – Guidelines 

The following guidelines suggest how the general policies for the City of Kapolei should 

be implemented: 

 

Section 3.6.3.1 – Urban Form 

 Keep block lengths relatively short (300 to 400 feet) in order to provide for flexible, 

interesting and reasonably direct pedestrian routes between work places, 

restaurants and shops.  Short blocks will encourage people to walk for these trips. 

 Permit heights for each of the districts of the City as specified in the The  

City of Kapolei Urban Design Plan (2008) and shown in the Table below. 

 

Height Guidelines for the City of Kapolei 

District Height 

City Center 150-feet 

Civic Center 150-feet mauka of Kapolei Parkway 

90-feet makai of Kapolei Parkway 

Mixed Use Districts 120 to 60-feet 

Commercial Districts 60-feet 

Village Center District 60-feet 

Mehana District 60 to 25-feet 

Source: The City of Kapolei Urban Design Plan (November 2007) adopted by Res. 07-

372 (January 2008).  ‘Ewa Development Plan (2013) 

 

Section 3.6.3.2 – Natural Environment and Landscaping 

 Use non-potable water features and automated irrigation systems wherever 

possible. 
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 Use xeriscaping (the use of native landscape materials with low water demand), 

non-potable water for irrigation, and efficient irrigation systems wherever possible 

to conserve groundwater resources. 

 Use landscaping consistent with the City of Kapolei’s image as a green and shaded 

garden city to provide privacy, screening, shade, and comfort. 

 Use landscaping to enhance and complement the City’s urban form, provide 

continuity between the various districts, and enhance and preserve view corridors 

wherever possible. 

 

Discussion:  The Kapolei Mixed-Use Development contributes to providing a “full-range 

of land uses” by providing two different types of housing, along with ground floor retail.  

The mixed use nature of the Project supports the goals of the ‘Ewa DP to encourage 

mixed use throughout most of the City area in order to achieve the diversity and intensity 

of uses that characterize a city.  The site consists of one (1) city block and meets the 

policy of keeping block lengths relatively short to promote walkability.   

 

The Project also coincides with the Major Themes listed in the ‘Ewa Development Plan.  

This development promotes the Garden City concept by designing a comprehensive 

streetscape and landscape program; see Architectural Plans – Appendix D.  The 

streetscape plan will provide shade trees lining the streets surrounding the site.  At full 

build-out, Phases 1-3, the podium and landscape program includes a 24,50030,658 

square foot recreation deck.  This design program promotes the healthy living concept by 

providing outdoor recreational areas and linking these on-site areas to the overall 

pedestrian and recreational network that the City Center district of Kapolei offers.  As a 

LEED development, with Phase 1 achieving the Platinum level, the Project reflects 

exceptional environmental sensitivity, including direct access to one of the most well- 

served transit node in Kapolei.     

 

The proposed maximum height for the Project is 150-feet, which complies with the B-2 

Community Business district and the ‘Ewa Development Plan Height Guidelines for the 
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City Center.  The Project uses lush landscaping to provide shade and to promote the 

image of a garden city, but it also proposes use of low-water, native species and use of 

non-potable water for all irrigation of Phase 1.   

 

4.2.3 The City of Kapolei – Urban Design Plan  
The City of Kapolei Urban Design Plan (UDP) defines the City’s design character, sets 

forth the concepts, standards, and guidelines for its development as the urban core of the 

greater ‘Ewa region.  The development concepts, standards, and guidelines contained in 

the UDP are general in nature and provide an overall design framework to create 

compatible developments within the general fabric of the City of Kapolei (UDP, page 1).  

Relevant sections from the UDP will be listed with a discussion on how the Külana Hale 

at Kapolei, development Project complies with these concepts, standards, and guidelines. 

 

Chapter 3.0 – Urban Concept and Themes 

Section 3.1 – Development Objectives 

 A city where energy efficient practices such as recycling and water conservation 

techniques are firmly established. 

 A city with street connectivity that makes travel more direct, shortens trips and 

provides a wide variety of travel choices. 

 

Section 3.3 – Design Concept 

 City – diversity of uses within easy walking distance of each other, relatively high 

intensities of activity, and ease of bringing people together for both business and 

social meetings in a variety of public and private places. 

 Healthy Environment – emphasis on the outdoors with ample attractive 

environments in which to enjoy a variety of passive and active recreational 

activities. 

 Hawaiian Setting – urban density in harmony with the natural environment, a 

combination of the best urban activities and amenities of Honolulu in the larger 

regional context of a more relaxed neighbor island lifestyle. 
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Section 3.4 – Major Themes 

Seven themes support the lifestyle concept, physical form and organization of the City of 

Kapolei’s development. 

 Hawaiian Garden City – A city with a garden setting characterized by major parks 

and boulevards with trees, flowers and groundcover. 

 

 Healthy Living – The garden city is to encourage a healthy, outdoor and active 

lifestyle through a variety of recreational features and facilities. 

 Complete Community Services – The theme of healthy living is to be supported by 

medical/health/fitness services and facilities.  The City of Kapolei is also to serve 

the surrounding region with recreational, cultural and religious facilities, State and 

County government offices, and quality public and private schools. 

 Pedestrian Friendly – Within the garden city, an attractive network of paths for 

walking and biking will allow for convenient access between homes, jobs and 

community services. 

 Past/Present/Future – Building styles and forms are to reflect the more intimate 

human scale of Hawaii’s older commercial districts, while recognizing present 

needs and future market forces which shape city environments. 

 Sustainability – Resource conservation is to be emphasized.  Energy and water 

conservation measures and the collection of recyclable materials are to be 

integrated into building designs. 

 Technology – The latest technology and communication advances will be 

incorporated for state of the art business transactions and creating a link to 

worldwide centers of commerce.  Kapolei will be a “smart city.” 

Section 3.5 – Evolution of the City 

As the City matures and development constraints are resolved, densities and the mix of 

uses are expected to increase.  Low density parcels will ideally be redeveloped with 

higher density developments as market conditions change.  This is the pattern witnessed 

in Honolulu over the past 100 years. 
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Discussion:  Sustainability, including recycling, water conservation, and energy 

conservation, is an overarching goal of the UDP.  The Kapolei Mixed-Use Development 

will be LEED certifiable and will implement the following LEED Strategies:  street trees to 

mitigate the heat island effect, stormwater management, greywater use, high energy 

efficiency, and solar power generation.  Another emphasized theme, technology, will be 

addressed by having high speed wireless access throughout many common areas of the 

Project.   

 

Another strong theme from the UDP is walkability.  The Project promotes a relatively high 

density mix of uses in close proximity to a variety of amenities that increase walkability 

and overall quality of life – parks and recreation areas; services and shopping; public 

transportation; cultural and religious facilities; State and County offices; schools; and jobs.  

The Project’s active uses along the street front comply with the UDP and help to promote 

a walkable, human scale, vibrant street scene that is attractive to pedestrians.  The 

Project’s ample bike storage will help encourage biking as an alternate mode of 

transportation.     

 

Another overarching goal of the UDP is to create the feel of a Hawaiian Garden City or 

Hawaiian Setting by ensuring that developments are harmonious with nature and promote 

a relaxing atmosphere while at the same time offering an array of urban amenities.  The 

use of street trees and shade trees throughout the site not only mitigate the heat island 

effect but also provide a more pleasant aesthetic from within the Project and from the 

street.  The ample 24,500 sf of patio space will be programmed with planters and 

landscaping which promote harmony with nature and also further the UDP’s Healthy 

Environment and Healthy Living concepts by providing space for active recreation.  

Kapolei Regional Park is also less than ¼ mile away for more vigorous activity.   

 

Chapter 4.0 – Supporting Themes and Unifying Elements 
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Thematic building blocks for the City of Kapolei are expressed below as block size, 

circulation, views, landscaping, and key unifying elements. 

 

Section 4.1 – Block Size 

The relatively small block size encourages people to walk between work, restaurants, and 

shops as their travel route can be flexible, interesting, and reasonably direct. 

 

 

 

CITY     BLOCK SIZE 

City of Kapolei   350’ x 350’ 

Downtown Honolulu   275’ x 300’ 

Downtown San Francisco  375’ x 375’ 

 

Section 4.2 – Connectivity 

Increased connectivity decreases travel distances and increases route options allowing 

more direct travel between destinations, resulting in routes that are more accessible and 

resilient.  Smaller block sizes are a primary means to achieve a desirable level of 

connectivity. 

 

Section 4.3 – Circulation 

4.3.3 – Public Transportation 

The transit site in the City of Kapolei has been designated in the center of the City.  It is 

a transit hub that integrates buses and park and ride facilities.  The transit center has a 

quarter mile (0.25 mile) walking distance radius to most of the residential and commercial 

areas in the City of Kapolei. 

4.3.4 – Pedestrian and Bikeway Systems 

Pedestrian ways and bikeways offer a healthy and environmentally friendly travel 

alternative thereby reducing automobile use. 
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Section 4.4 – Views 

There are a variety of views within the City of Kapolei including near and distant natural 

features and mauka/makai views which have traditionally been important in Hawaii.  The 

views to be enhanced and defined by the City’s development are diagrammed in Figure 

6 (p. 14, UDP). 

 

 View Corridors 

Landscaping of major streets and pedestrian malls is done a manner which frames 

and maintains view corridors. 

 

Section 4.5 – Landscaping 

Landscape and streetscape design can heighten visual interest by framing views and 

providing for a variety of interesting spaces. 

4.5.1 – Street Landscaping 

Objective: 

 Provide for a unified and coherent landscape pattern on all streets to create a 

strong sense of place envisioned for the City of Kapolei. 

Specific Provisions: 

 Trees will be planted in accordance with the City of Kapolei Street Tree Master 

Plan (Figure 8, UDP) and vehicle sight distance safety standards. 

Section 4.6 – Key Unifying Elements 

Four key elements link the City’s districts together into a distinctive, vibrant city: Kapolei 

Regional Park, Pālailai Mall, Wai Aniani Way, and the Village Walk (Figure 9, UDP). 

4.6.1 – Kapolei Regional Park 

The City of Kapolei’s major park occupies a 74-acre site at its northeast end.  It functions 

as the City’s visual gateway and a focus for outdoor activities.  Kapolei Regional Park is 

to reinforce both the image and reality of Kapolei as a place where people can lead an 

active, healthy lifestyle. 
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4.6.2 – Pālailai Mall 

Pālailai Mall will cross Wai Aniani Way extending from its existing mauka end at Campbell 

Square to its makai end in Mehana.  The mall is intended to be an inviting linear park with 

a path for pedestrians. 

4.6.3 – Wai Aniani Way 

Functioning as the “main street” of Kapolei, Wai Aniani Way extends from Kapolei 

Regional Park through the City Center district to the Civic Center.  Its length is roughly 

the same as Fort Street Mall in Honolulu.  Including setbacks, its landscaped corridor is 

80-feet wide. 

4.6.4 – Village Walk 

Village Walk originates at the Civic Center Judiciary complex, passes along the mauka 

edge of the Mehana, crosses Pälailai Mall, and terminates at the Mehana school site to 

the east.  It serves as a major pedestrian connector between the Civic Center and Pālailai 

Mall. 

 

Discussion:  The Kapolei Mixed-Use Development block size is consistent with the 

walkable block sizes specified in the UDP.  The compact block size creates a pedestrian-

friendly urban environment and increases connectivity between the various uses and 

services that this district of Kapolei offers.  The current location for the Kapolei Transit 

Center is along Haumea Street, fronting the Site, providing immediate access to one of 

the most well-served transit node in the City.  The Site is also within ¼ mile of the 

proposed transit center at Alohikea and Kama’aha Avenue.  The Project’s ample bike 

storage encourages biking as an alternate mode of transport.   

 

Kapolei Mixed-Use Development is located along the View Corridor of Wākea Street, 

Figure 6 in the UDP.  The maximum height for this site is 150-feet.  The height of the 

proposed buildings will be 150-feet, which complies with the height requirements set forth 

for this district in the City of Kapolei. 
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The proposed street landscaping will be consistent with the City of Kapolei Street Tree 

Master Plan.  Coordination of street tree installations provide a unifying element and a 

strong sense of place, as stated in the UDP. 

 

Figure 22 – Neighborhood Amenities, illustrates the proximity of the Kapolei Mixed-Use 

Development to the Key Unifying Elements outlined in the UDP.  This project will connect 

to the open space and pedestrian amenities offered by the City Center district. 

 

Chapter 5.0 – Districts 

Each district is a recognizable area with a distinct image.  This image is created from a 

variety of parts including space, form, building type, detailing, use, and streetscape. 

Section 5.1 – General Guidelines 

5.1.1 – Objectives 

 Ensure that individual projects contribute toward the implementation of this UDP. 

 Maintain functional and visual continuity in the development of the City. 

 

Section 5.2 – City Center District 

City Center is the high density commercial and office core of the City of Kapolei (Figure 

14, UDP).  Wai Aniani Way serves as its spine and the “main street” of the City.  Office 

towers, with shopping and restaurants at ground level, are ultimately to be the 

predominant form of development in the City Center. 

5.2.1 - Objectives 

 Create a high-density urban environment that is pleasant and active. 

 Maintain a comfortable human scale combined with a high degree of vitality at 

ground level. 

 Encourage a high level of pedestrian day and night-time activities, especially along 

Wai Aniani Way. 

5.2.2 – Specific Provisions 

5.2.2.1 – Building Envelopes 

 Height 
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The maximum building height is 150-feet including the required sloping roof form of up to 

25-feet (Figure 14, UDP).  Up to 125-feet may be used as occupied floor space. 

 Setbacks 

To maintain continuity and a clearly defined edge to public spaces, uniform building 

setbacks shall generally be observed along streets except where sidewalk cafes and 

other activities and open spaces are proposed. 

5.2.2.2 – Uses  

The predominant uses in this district are to be offices, financial, retail, business support 

services, personal services, and restaurants.  Multi-family dwelling units may be permitted 

on the upper floors of buildings, subject to obtaining the proper zoning from the City and 

County. 

 

Discussion:  The proposed design complies with the UDP goals of having high density 

towers be the predominant form of development in the City Center, with active uses such 

as shopping and restaurants programmed on the street front.  The UDP supports 

residential use on the upper floors with proper permitting.  The proposed mix of uses 

increases activity at street level during the day and at night, the latter in large part due to 

the inclusion of residential units above.  The Project complies with the 150’ height limit in 

the City Center.   Uniform setbacks will be observed to activate the street and promote 

more pedestrian-oriented activity.   

4.2.4 City & County of Honolulu - Land Use Ordinance 
All lands within the City & County are zoned into specific districts. According to the 

Department of Planning and Permitting, the project site is zoned B-2 - Community 

Business district. According to Sec. 21-3.110 of the Land Use Ordinance (LUO): 

 

Sec. 21-3.110 Business districts – Purpose and intent. 

(a) The purpose of the business districts is to set aside areas for commercial and business 

activities to meet and support the economic growth of the city.  The districts provide for 

the buying and selling of goods and services, the transportation and distribution of 

commodities and other complementary economic activities.  Other uses which are 
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supportive of or compatible with business activities are also permitted.  These districts 

help to ensure a favorable business climate and support the economic and social well-

being of city residents. 

(c) The intent of the B-2 community business district is to provide areas for community-

wide business establishments, serving several neighborhoods and offering a wider range 

of uses than is permitted in the B-1 district.  The intent is to apply this district to areas 

conveniently accessible by vehicular and pedestrian modes and served by adequate 

public facilities.  Typically, this district would be applied to lots along major streets and in 

centrally located areas in urban and urban fringe areas. 

 

Discussion:  The Project’s retail use is permitted by right in the B-2 – Community 

Business district zone, but the multifamily residential is not permitted.  An exemption to 

allow the multifamily component is being requested through the 201H application.  Please 

see Chapter 5 – Chapter 201H Application and Exemptions for further elaboration on this 

issue. 

4.3 APPROVALS AND PERMITS 

 

Table 210 - Approvals and Permits Summary 

Permit/Approval Responsible Agency 

Chapter 201H, HRS 

 

State HHFDC / City & County of 

Honolulu, City Council 

LIHTC, HMMF, RHTF, DURF 

Applications; Chapter 343, HRS; General 

Excise Tax Exemption  

State HHFDC 

Americans with Disability Act (ADA) of 

1990 Accessibility Requirements and 

Federal Fair Housing Act – Accessibility 

GuidelinesDesign Review  

State Disability and Communication 

Access BoardThe City of Kapolei Design 

Advisory Board/James Campbell 

Company LLC 
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Building Permit for building, electrical, 

plumbing, driveway improvements 

City & County of Honolulu, Department of 

Planning and Permitting 

Grubbing, Grading/Trenching, Street 

Usage, and Stockpiling Permit 

City & County of Honolulu, Department of 

Planning and Permitting 

Sewer Connection Permits City & County of Honolulu, Department of 

Planning and Permitting 

Water Connection Board of Water Supply 

Water Quality State Department of Health 
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5.0 CHAPTER 201H APPLICATION AND EXEMPTIONS 

5.1 INTRODUCTION 

CRP will be processing approvals and entitlements for the Kapolei Mixed-Use 

Development under Chapter 201H, Hawaii Revised Statutes (HRS).  HRS Section 201H-

38 - “Housing development; exemption from statutes, ordinances, charter provisions, and 

rules” - allows for eligible Chapter 201H projects to seek exemptions from all statues, 

ordinances, and rules of any governmental agency relating to planning, zoning, and 

construction standards that do not negatively affect the health and safety of the general 

public, in exchange for providing affordable housing.  In order to qualify for 201H 

exemptions, a project must consist primarily of affordable units at no greater than 140% 

AMI, and the Project meets this standard.   

 

Through discussions and correspondence with the City and County of Honolulu 

Department of Planning and Permitting (see Appendix H: Department of Planning and 

Permitting Correspondence) it was determined that HHFDC was the appropriate agency 

to process the 201H application.  While HHDFC will be processing the 201H application, 

the City and County of Honolulu City Council must approve the application and the 

requested exemptions.  This EA serves as the 201H application agency and public 

comment document in addition to meeting the content and submittal requirements for an 

environmental assessment (EA), under Chapter 343, HRS, and Chapter 11-200, Hawaii 

Administrative Rules (HAR).  

 

The exemptions requested below are required to maintain the financial feasibility of 

Kapolei Mixed-Use Development.  The primary goal of exemptions is to minimize cost 

and also to maximize the number of units on the site, both of which work in tandem to 

reduce the overall development cost per unit.  Relieving physical and financial barriers, 

exemptions achieve CRP’s and the State of Hawai’i’s joint goal of maximizing the number 

of affordable homes delivered to the public.  Below is a detailed description of the 

exemptions being requested.  A summary of requested exemptions is also included 

following the detailed description. 
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5.2 REQUESTED EXEMPTIONS 

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Master Use Table 

21-3, B-2 – Community Business district - Use Standards 

 

 An exemption from Land Use Ordinance Master Use Table 21-3 , B-2 – Community 

Business District is sought to allow Kapolei Mixed-Use Development, Phase 1 to develop 

154-senior affordable housing units, and Phase 2 to develop 143 multifamily 

condominium units.  Neither is permitted in the B-2 – Community Business district.  The 

retail components of this proposal are consistent with the B-2 zoning district use 

standards. 

 

Potential Impacts and Mitigation Measures: 

The Kapolei UDP states the following about the City Center District:  “The predominant 

uses in this district are to be offices, financial, retail, business support services, personal 

services, and restaurants. Multi-family dwelling units may be permitted on the upper floors 

of buildings, subject to obtaining the proper zoning from the City & County.”   

 

Mixed-use development is set forth in the recently approved Kapolei UDP and ‘Ewa DP 

as acceptable in the City Center District.  The ’Ewa Development Plan states; “The City 

Center should be the high-density core of the city. Larger office towers should be the 

predominant form of development in this district, with shopping and restaurants at ground 

level. The inclusion of apartments within some of the towers should also be encouraged 

to establish a more dynamic mix of uses and help to maintain an active urban environment 

in the area.”  In addition, the ‘Ewa DP encourages more residential use near transit nodes 

as stated in Section 3.6.2 – Major Themes, Transit Access and Orientation – “A transit 

node should be located near the Civic Center and City Center, and medium density 

residential uses should be encouraged within a five minute walking distance (about 1,300 

feet) of the node. Uses adjoining the node should be designed so that they face toward 

the node, encouraging pedestrian traffic to flow to and from the node.”  The Site is 



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

116 
 

adjacent to the current Transit Center and within a 5 minute walk of the proposed transit 

center site at Alohikea and Kama’aha Avenue. 

 

Kapolei Town Center Final EIS: 

In 1988, the purpose of the Kapolei Town Center EIS was to: 1) describe the proposed 

Kapolei Town Center development; 2) discuss the proposed action to amend the City and 

County of Honolulu’s ‘Ewa Development Land Use Map; 3) disclose the probable 

environmental effects of the proposed action; 4) describe measures proposed to minimize 

adverse effects; and, 5) discuss and analyze alternatives to the proposed action and their 

effects.  Furthermore, in the EIS, the Kapolei Town Center Core consists of 569 acres 

which encompasses the Project site. 

 

The Kapolei Town Center Final EIS (1988) discusses development objectives in Section 

2.2 and states the following:   

 

“Major development objectives established by the applicant in designing the Town 

Center were to create a new city: 

 which provides a balance between regional employment and housing; 

 which minimizes commute trips to and from downtown Honolulu; 

 Which provides all public/private shopping services for ‘Ewa residents; 

 Which provides amenities for the region and its existing population; 

 Which provides a place of relocation for business and residents currently in 

downtown Honolulu; 

 with internal circulation systems which minimize the dependence on the private 

automobile; 

 which takes into account the sensitive relationship between land and ocean 

historically viewed by native Hawaiians.” 

Each of these development objectives from the Kapolei Town Center Final EIS will be 

discussed in context of the Project: 
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 balance between regional employment and housing 

Discussion: In urban development it is important to have a balance between employment 

and housing; commercial and residential development.  Although the Site is zoned B-2 

Commercial, the proposed mixed-use development exemplifies a balanced approach to 

city building by providing housing and retail in the city’s commercial core. 

 minimize commute trips to and from downtown Honolulu 

Discussion:  The Project is in close proximity to private sector and government 

employment centers located in the City of Kapolei.  The Project is also located along 

major bus lines which travel to downtown Honolulu, also minimizing automobile trips to 

and from downtown Honolulu. 

 provide all public/private shopping services for ‘Ewa residents 

Discussion:  The Project is within a half mile of a variety of shopping amenities such as 

Foodland, Safeway, Costco, K Mart, and Home Depot, among others.  The Project also 

incorporates retail space on the ground floor which will house neighborhood-serving 

retailers.     

 provides amenities for the region and its existing population 

Discussion:  The Project includes 24,50030,658 square feet of open space in the form 

of a recreation deck; a 2,0582 square foot recreation center; and a 926 square foot 

community room, totaling 27,47833,642 square feet of recreation space for the use of 

residents.  The Project’s ground floor retail will add shopping and service amenities for 

residents and workers of the City Center.  As illustrated in Figure 22 – Neighborhood 

Amenities, the Project is within walking distance to the Kapolei Regional Park, shopping, 

theatres, and public transit.   

 provide a place of relocation for business and residents currently in downtown 

Honolulu 



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

118 
 

Discussion:  The Project will be the first urban style, high rise development in the City of 

Kapolei.   With the goal of providing a place for relocation of downtown Honolulu residents, 

it is important to offer urban-style living and not just low-density suburban-style housing.  

The ground floor retail space will create opportunities for small businesses to thrive, 

whether from downtown Honolulu or elsewhere.   

 minimize the dependence on the private automobile 

Discussion:  The Project proposes fewer parking stalls than code requires, provides 

ample bike storage, is located along public transportation lines, and is also within walking 

distance to recreational and shopping amenities.  These are all characteristics of transit 

oriented development, the main goal of which is to minimize the use of the automobile.  

 takes into account the sensitive relationship between land and ocean historically 

viewed by native Hawaiians 

Discussion:   The ‘Ewa Development Plan lists significant views and vistas, taking into 

account the relationship between land and ocean which is historically significant to native 

Hawaiians.  Refer to Figure 13 – Pu‘u o Kapolei, Figure 14 – Pu‘u Pāla‘ila‘i, and Figure 

15 – Pu‘u Makakilo for illustrations of the Project in relation to these significant view areas. 

 

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Table 21-3.4 – 

Resort, Business and Business Mixed-Use Districts Development Standards, LUO 

Section 21-3.110-1(c)(4) – Business Uses and Development Standards, and Figure 21-

3.7 – Street Setbacks (B-2, BMX-3, I-2, I-3, and IMX Districts) 

 

 An exemption from Land Use Ordinance Sec. 21-3.4 – Resort, Business and 

Business Mixed-Use Districts Development Standards, LUO Section 21-3.110-1(c)(4) 

and Figure 21-3.7 to allow Kapolei Mixed-Use Development’s portions of the upper floors 

of the residential towers building mass to encroach into the building Height Setback 

Envelope. See Figure 23 - Street Setback Requested Exemption for a graphic illustration 

of the requested exemption for the Phase 1 and 2 towers. 



Figure 15: Street Setback Requested ExemptionFigure 23: Street Setback Requested Exemption
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Potential Impacts and Mitigation Measures: 

The purpose of the building height setback envelope is to maximize open air and daylight 

associated with the construction of high-rise buildings.  The building height setback 

envelope prescribed in the LUO requires tall buildings’ upper stories to step back from 

the street, which reduces the visual impact of building massing and allows more 

daylighting and views for the streetscape below.  Compliance with the development 

standard would require costly provisions within the buildings structural systems.  The 

rationale for the proposed exemption is to provide affordable housing units.  Although 

there is daylight and open air impacts from this requested exemption, the two buildings 

will achieve the maximum building height of 150-feet as allowed by the LUO. 

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Section 21-6.20 

(Table 21-6.1), Off-Street Parking Requirements, and Section 21-6.100 Off-Street 

Loading Requirements 

 

An exemption from the Land Use Ordinance Section 21-6.20 (Table 21-6.1) is sought to 

allow for less than the minimum required off-street parking spaces.  The requirement is 

to provide 470498 parking stalls as required by LUO Table 21-6.1 – Off-Street Parking 

Requirements.  The required parking stalls per phase are: Phase 1 – 2006, and Phase 2 

– 22632, and Phase 3 – 4460.  Phase 1 provides 185179 parking stalls, Phase 2 provides 

1706 parking stalls, and Phase 3 provides 5660 parking stalls, for a total of 4115 stalls.  

TTherefore, the requested exemption is 83 fewer parking stalls than the minimum 

required (applies to the residential component only).  Please see Table 9 for required 

versus provided off street parking by phase.    

 

 

 An exemption from the Land Use Ordinance Section 21-6.100 – Off-Street Loading 

Requirements is sought to allow for less than the minimum off-street loading spaces.  The 

requirement by the LUO is to provide seven (7) loading spaces.  Table 220 – Required 

versus Provided Loading Spaces by Phase shows that the Project is proposing a one two 
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(21) loading space exemption, assuming each phase is treated discretetly.  If the phases 

are treated as cumulative, no exemption is required.   

 

Table 221 – Required versus Provided Loading Spaces by Phase  

 Residential Retail Total 

 Required Provided Required Provided Required Provided Exemption

Phase 

1 

2 12 1 1 3 23 -1 

Phase 

2 

1 0 1 1 2 1 -1 

Phase 

3 

0 0 2 2 2 2  

 

Potential Impacts and Mitigation Measures 

The rationale for the proposed off street parking exemption is to provide affordable 

housing units.  The impact of the exemption is mitigated by the Project’s close proximity 

to the Kapolei Transit Center, which is served by several bus lines and is a well-served 

hub of public transportation.  In addition, the residents of Phase 1 will be seniors, many 

of whom will opt not to drive as they age in place.  While Kapolei may generally be a 

driving culture, as the city center densifies walking and biking will become more attractive.  

The small block size coupled with sidewalks and close proximity to an array of retail and 

services promote more walkability in this location. 

 

Additional mitigation measures for the off street parking exemption will include the 

following.  The Project will: 

 provide dedicated car-share parking space(s); 

  unbundle the cost of Phase 2 condominium parking from unit prices by charging 

for each parking space separately from the residential units; 

 provide bus passes for residents at reduced cost; 

 provide dedicated bike-share parking spaces. 
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There is also street parking nearby, which partially offsets the need for onsite parking.  

The Traffic Impact Report Analysis included as Appendix E of the DEA states that the 

following on-street parking is available in the immediate neighborhood. 

 

 Ala Kahawai Street (aka Wai Aniani Way) is one block to the south of the site.  

Parking is allowed in both directions of the street. 

 Alohikea Street is one block west of the site.  Parking is allowed in both directions 

of the street. 

 Haumea Street runs east-west adjacent to the site.  Parking on Haumea Street is 

only allowed east of Wākea Street; west of Wākea Street, the street frontage is reserved 

solely for bus stops. 

 Nau Place is a two-lane north-south roadway dead-end street off of Kamokila 

Boulevard between Wākea and Manawai Streets.  On-Street parking is now allowed on 

either side of the street. 

Manawai Street runs north-south two blocks (.15 mile) east of the site.  Parking is allowed 

on both sides of the street. 

 

Regarding the loading space exemption, the Phase 2 condo tower will share the loading 

space that benefits the Phase 2 retail.   

 

The An additional rationale for requesting an exemption for 83 parking stallsthe off street 

parking exemption is based on the growing body of research showing how reduced 

parking ratios promote alternative transportation choices.  From our consultation with the 

Blue Planet Foundation, a local non-profit organization committed to ending the use of 

fossil fuels, there is research from urban and transportation planners that suggests that 

off-street minimum parking requirements are not only unnecessary, but that they raise the 

cost of housing, induce greater car ownership and driving, and reduce the benefits of 

public investments in transit and bike infrastructure.  A letter of support from Blue Planet 

Foundation, included in Appendix L, states the following:  
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“Recent research by parking and urban transportation experts such as 

Donald Shoup from UCLA and Robert Cervero from the University of 

California at Berkeley suggests that in most municipalities on-street 

parking is not being properly managed, that it is generally under-regulated 

and under-priced.  Their research suggests that properly managing on-

street parking is far more effective at preventing parking spill-over impacts 

than minimum off-street parking requirements.  They also suggest that 

allowing developers to assess the true demand for parking and supply 

accordingly generally leads to more efficient parking supply than blanket 

requirements mandated at the municipal level.  Minimum parking 

requirements also prevent people who desire a car-free lifestyle from 

having housing choices that suit them.”  

 

Similar to the off street parking exemption, the rationale for the loading stall exemption is 

to provide affordable housing.  The exemption is only required if the phases are treated 

discretetly; if they are treated cumulatively no exemption is required.  Generally, the 

residential components will share loading stalls with the commercial components.  During 

Phase 3 construction, the loading stalls that serve Phases 1 and 2 will be dislocated.  The 

solution to this issue is to phase Phase 3 construction, firstly building the southern portion 

along Ala Kahawai Street (which includes three new loading stalls), and secondly building 

the northerly portion along Wakea Street (which adds two new loading stalls).  This 

ensures there will be adequate loading zones throughout construction.  Further mitigating 

the impact of the exemption, the type of retail proposed is generally small-scale and will 

not require large delivery trucks or frequent deliveries.   

 

Exemption from the Zoning Regulations of the City of Kapolei Urban Design Plan, Sec. 

5.2.2.1 – Building Envelopes – Height 
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 An exemption from the City of Kapolei UDP, Sec. 5.2.2.1 – Building Envelopes – 

Height, which states the elevation of the highest occupied floor shall not exceed 125-feet 

(125’) and that a sloping roof form of up to 25-feet (25’) is required.  Kapolei Mixed-Use 

Development proposes the height of the highest occupied floor to be 130-feet and 

proposes no sloping roof form.  

 

Potential Impacts and Mitigation Measures 

As illustrated and discussed in Section 3.11 – Visual Resources, there will be visual 

impacts on identified landmarks and vistas resulting from the development of the Phase 

1 and Phase 2 towers.  However, the requested exemption from the Kapolei UDP is 5-

feet in height which is minimal. 

 

Building Permit and Plan Review Fees 

 An exemption from Sections 18-6.1 and 18-6.2, Revised Ordinances of Honolulu 

is requested, to allow exemption for Phase 1 and Phase 2 from plan review and building 

permit fees.  Estimates of these fees are shown below. 

 

Building Permit  Plan Review 

Phase 1 $124,000   $25,000 

Phase 2 $130,000   $25,000 

 

Public Works/Infrastructure Fees 

 An exemption from ROH, Sec. 14-14.4 is sought to exempt Phase 1 and Phase 2 

from grading and grubbing permit fees.  The grading quantities are not yet determined.  

The grading permit fee is $550.00 plus $55.00 per each additional 1,000 cubic yards or 

fraction thereof. 
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Requested Deferrals – Sewer 

 For Phase 1 and 2, deferral from ROH Section 14-3.2 – Installation Charges, to 

allow a deferral of payment of sewer lateral connection and installation charges.  Fees for 

each phase will be paid upon securing a construction loancertificate of occupancy. 

 

 Deferral from ROH Sections 14-6.4 – Sewer Service Charge Schedules and 14-

10.3 – Residential wastewater system facility charges, to allow a deferral of payment of 

wastewater system facilities charge of approximately $633,648.40 for Phase 1 and is 

estimated to be $588,000.00 for Phase 2.  Fees for each phase will be paid upon securing 

a construction loancertificate of occupancy. 

 

 Exemption from ROH Section 14-12.12 – Connection to City-Owned Separate 

Storm Sewer System to allow an exemption from private storm drain connection license 

fees, estimated at $1,000. 

 

Requested Deferrals –  Water 

 Deferral from Sections 1-102 – and 2-202(2) – and 2-202(3) – of the Board of 

Water Supply Rules and Regulations to allow a deferral of payment of water system 

facility and installation of water service fees for Phase 1 and Phase 2 until construction 

loana certificate of occupancy is secured.  The BWS Water Facilities Charge for Phase 1 

is assumed to be approximately the same as for Phase 2is estimated to be $250,000 for 

Phase 1 and $250,000 for Phase 2. 

 

Potential Impacts and Mitigation Measures 

Exemptions and deferrals from fees are requested to provide affordable housing.   

5.3 SUMMARY OF REQUESTED EXEMPTIONS 

Below is a summary of requested exemptions. 
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Table 23 – Summary of Requested Exemptions 

Summary of Requested Exemptions 
Land Use Ordinance 

Development 
Standard / Item 

Relevant Section / 
Requirement 

Proposed 
Development 
Standard  

Rationale for Proposal 

B-2 Community 
Business District – 
Use Standards 

Sec. 21-3.120-2(b) 
[Table 21-3] / 
residential use not 
permitted 

Phase 1:154 - 
Senior 
Housing 
units. 
Phase 2: 143 
condo units 

The proposal for mixed-
use development and 
use standards coincide 
with the ‘Ewa DP for the 
City Center district of 
Kapolei. 

Building Height 
Setback Envelope 

Table 21-3.4 & 
Sec. 21-3.110-
1(c)(4) & Figure 21-
3.7 

Upper floors 
of the building 
will encroach.  
Refer to 
Figure 23. 

Compliance with the 
development standard 
will require costly 
provisions within the 
buildings structural 
systems.  Lower costs 
help subsidize 
affordability.   

Off-Street Parking Requirement 
 LUO Sec. 21-6.20 

(Table 21-6.1) 
 83 less fewer parking 

stalls provided.  Project is 
near public transit and 
walkable neighborhood 
amenities.  Seniors who 
age-in-place have fewer 
cars per capita.     
 

Residential 358 41115 
parking stalls 
provided for 
Phases 1-3 

Guest 31 
Retail 81109 

Total Parking 
Required 

470498 

Off-Street Loading Requirement 
 LUO Sec. 21-6.100   

Loading Spaces 
Required  
Per LUO 

7 Loading Spaces 
Required 

56 Loading 
Spaces 

Provided 

The residential portion of 
Phase 2components will 
share the loading stalls 
with the commercial 
portion of Phase 
2components.  Overall, if 
all three phases were 
considered as one 
project, no exemption 
would be needed.   
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Development 
Standard / Item 

Relevant Section / 
Requirement 

Proposed 
Development 
Standard  

Rationale for Proposal 

Park Dedication Requirement 
Park Dedication Chapter 22, Article 

7, Revised 
Ordinances of 
Honolulu / 110 x 
297 (units) 
Private park: 
32,670 square feet 

Providing a 
total of 
27,478 
square feet of 
recreation 
deck & 
recreation 
center. 

A sizable amount of open 
space and indoor 
community space are 
provided to mitigate the 
park dedication 
requirements.  

City of Kapolei Urban Design Plan 
Building Envelopes 
– Height 

Sec. 5.2.2.1 – 
Building Envelopes 
– Max Height of 
Highest Occupied 
Floor of 125-feet; 
Sloping Roof Form 

130-feet 
proposed - 
highest 
occupied 
floor; no 
sloping roof 
form. 

Rationale for highest 
occupied floor and 
sloping roof form 
exemption is to provide 
affordable housing. 
 
 
 

Permit / Infrastructure / Tax Fees 
Plan Review Fees ROH Section 18-

6.1 
Exemption 
requested 

Providing low-income 
affordable rental housing 
in Phase 1 and 
moderate-income 
affordable for-sale 
housing in Phase 2. 

Building Permit 
Fees 

ROH Section 18-
6.2 

Exemption 
requested 

Providing low-income 
affordable rental housing 
in Phase 1 and 
moderate-income 
affordable for-sale 
housing in Phase 2. 

License Fee for 
Connection to City-
Owned Separate 
Storm Sewer 
System 

ROH Section 14-
12.12 

Exemption 
requested 

Providing low-income 
affordable rental housing 
in Phase 1 and 
moderate-income 
affordable for-sale 
housing in Phase 2. 

Grubbing and 
Grading Permit 
Fees 

ROH Section 14-
14.4 

Exemption 
requested 

Providing low-income 
affordable rental housing 
in Phase 1 and 
moderate-income 



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

127 
 

affordable for-sale 
housing in Phase 2. 

Sewer Installation 
and Sewer Lateral 
Connection 
Charges  

ROH Section 14-
3.2 

Deferral of 
payment 
requested 

Deferral is requested until 
securing construction 
loancertificate of 
occupancy. 

Development 
Standard / Item 

Relevant Section / 
Requirement 

Proposed 
Development 
Standard  

Rationale for Proposal 

Liability for 
Payment 
 

ROH Section 14-
6.1 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 

Sewer Service 
Charge Schedules 
– Wastewater 
System Facilities 
Charge 

ROH Section 14-
6.4 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 

Residential 
Wastewater 
System Facilities 
Charge 

ROH Section 14-
10.3 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 

Water System 
Facilities Charge 

BWS Rules and 
Regulations 
Section 1-102 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 

Installation of 
Water Service – 
Installation Charge 

BWS Rules and 
Regulations 
Section 2-202(2) 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 

Installation of 
Water Service – 
Water System 
Facilities Charge 

BWS Rules and 
Regulations 
Section 2-202(3) 

Deferral of 
payment 
requested 

Deferral is requested until 
securing certificate of 
occupancyconstruction 
loan. 
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6.0 ALTERNATIVES 

 

4.1 NO ACTION ALTERNATIVE 

A no action alternative keeps the site vacant and provides no opportunity for housing or 

retail. 

6.1 ALTERNATIVE SITE DEVELOPMENT CONCEPTS   

Three (3) alternative site development and design concepts were developed for the Site 

based on the B-2 Community Business district development standards and other LUO 

development standards provisions: 

1) Office Towers:  This use would meet the development standards set forth in the 

LUO and would comply with the ‘Ewa Development Plan and Kapolei UDP.  Assuming a 

build-out to the maximum 2.5 FAR, the gross square footage of code-compliant office 

towers would be approximately 330,000 s.f.  If a 70% efficiency rate is assumed, the net 

leasable square footage is 231,000 s.f.  At 1 parking stall per 400 s.f. this use would 

require 577 parking stalls.  The office towers would likely be developed with open space 

between to maximize day lighting in the buildings and appeal to office tenants.      

 

While development of office towers conforms with the zoning and underlying development 

plans, there appears to be little demand for office space in West O‘ahu as of 2014.  The 

Figure below illustrates the high office vacancy rate for West O‘ahu (includes the City of 

Kapolei).  The high office vacancy rates indicate low demand for more office-commercial 

development in West O‘ahu. 
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Table 22Figure 24 – CBRE Office Vacancy Rates 

 

In contrast to the low demand for office space, the Market Studies included in Appendix 

B and C conclude that there is demand for the proposed rental and condominium units in 

Kapolei.   

2) Low-Rise Retail and Office:  The second development concept is a low-rise retail 

and office development.  Several similar developments are nearby, including Crossroads 

at Kapolei and Campbell Square, each of which constitutes an entire city block.  Retail is 

generally provided on the ground floor with office uses above, or the retail may extend to 

upper floors in an outdoor mall design.  This land use concept is not consistent with the 

Kapolei UDP and Ewa Development Plan’s vision for higher-density development in the 

City Center district of the City of Kapolei.  The Kapolei UDP states, “City Center is the 

high density commercial and office core of the City of Kapolei. Wai Aniani Way serves as 

its spine and the ‘main street’ of the City. Office towers, with shopping and restaurants at 

ground level, are ultimately to be the predominant form of development in the City Center.”  

Low density development in the City Center is therefore not supported by the Kapolei 

UDP and ‘Ewa Development Plan. 

 

3) School:  The third development concept is a private school campus.  Under the 

B-2 Community Business district, the following types of schools are allowed:  business 

college, elementary, middle, high, vocational, and language.  Several private schools are 

located nearby including Island Pacific Academy and Seagull Schools, Inc.  Private school 
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campuses are typically developed as a series of low-rise buildings with associated open 

space and can use an entire City block, as does Island Pacific Academy next door.  

Universities can have the scale to support more intensive land use, such as mid-rise and 

even high-rise development, but universities are not allowed in the B-2 Community 

Business district.   

 

To reiterate, the Kapolei UDP and ‘Ewa Development Plan encourage high density 

development in the City Center.  A low density campus clearly does not fulfill this vision, 

and with one low density campus already located on Wai Aniani way (Island Pacific 

Academy), support for a second campus would likely be low.   

 

Also development of the City Center with day-uses can lead to lack of activity on the 

streets in the evenings.  The UDP states that the City Center should “Encourage a high 

level of pedestrian day and night-time activities, especially along Wai Aniani Way.”  

Activity at night increases pedestrian safety and furthers the UDP and ‘Ewa DP goal of a 

walkable and pedestrian friendly City Center.  Residential mixed use development plays 

a key role in maintaining vitality at night. 

 

While these three (3) alternatives comply with the B-2 Community Business district use 

and development standards, each poses serious difficulties.  The proposed mixed use 

development is supported by market data, is financially feasible, and is consistent with 

the ‘Ewa DP and UDP. 

Benefits of mixed-use development include: 

 greater housing variety and density, more affordable housing (smaller units), life-

cycle housing (starter homes to larger homes to senior housing) 

 reduced distances between housing, workplaces, retail businesses, and other 

amenities and destinations 

 more compact development, land-use synergy (e.g. residents provide customers 

for retail which provide amenities for residents) 

 stronger neighborhood character, sense of place 
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 walkable, bike-able neighborhoods, increased accessibility via transit, both 

resulting in reduced transportation costs 

Source:  American Planning Association, "Planning and Community Health Research Center: Mixed 

Use Development” 

The aforementioned benefits of mixed-use development coincide with the objectives, 

policies and provisions in the General Plan, ‘Ewa Development Plan, and the City of 

Kapolei Urban Design Plan.   
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7.0 DETERMINATION, FINDINGS, AND SUPPORTING REASONS 

FOR DETERMINATION 

7.1 SIGNIFICANCE CRITERIA 

A.  Involves an irrevocable commitment to loss or destruction of any natural or cultural 

resource. 

 

The Kapolei Town Center Final Environmental Impact Statement, completed in August 

1988 evaluated existing archaeological and environmental conditions and determined 

that no known natural or historical or archaeological resources will be lost or destroyed 

as a result of the future development in the City Center district of Kapolei.  The 

development of Kapolei Mixed-Use Development will adhere to SHPD requirements 

should there be findings of Hawaiian cultural significance on this the Ssite. 

 

B.  Curtails the range of beneficial uses of the environment. 

 

Kapolei Mixed-Use Development is consistent with State and City land use designations.  

Kapolei Mixed-Use Development involves mixed-use development on an Urban use site 

with uses consistent with the General Plan, ‘Ewa Development Plan, and the City of 

Kapolei UDP.   

 

C.  Conflicts with the state’s long‐term environmental policies or goals and guidelines 

as expressed in Chapter 344, HRS, and any revisions thereof and amendments 

thereto, court decisions, or executive orders. 

 

Kapolei Mixed-Use Development is consistent with the environmental policies, goals, and 

guidelines as established in Chapter 344, HRS.  One of the policies in Chapter 344, HRS 

states, “Develop communities which provide a sense of identity and social satisfaction in 

harmony with the environment and provide internal opportunities for shopping, 

employment, education, and recreation.”  Kapolei Mixed-Use Development is consistent 

with this policy by providing internal opportunities for recreation and shopping, as well as 
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locating in City Center district in close proximity to other shopping, employment, various 

services and recreational opportunities.   

 

D. Substantially affects the economic welfare, social welfare and cultural practices of 

the community or State. 

 

Kapolei Mixed-Use Development will also positively affect the economic and social 

welfare of the community by providing affordable housing which is in high demand in the 

community.  Construction of Kapolei Mixed-Use Development will also benefit the 

community and State economically by creating jobs and increasing sales within the 

construction industry supply chain.  Tax revenues will be generated by the short-term 

construction work and by the long-term employment and secondary service industry jobs 

that support the increase in population.  It is not anticipated that the Project will have any 

substantial impacts on cultural practices.  The Applicant contacted SHPD on this issue 

and will comply with any requirements made by SHPD. 

 

E. Substantially affects public health. 

 

Construction and development of Kapolei Mixed-Use Development may pose temporary 

impacts to noise and air quality levels (i.e., fugitive dust from grading work, noise and 

exhaust emissions from construction equipment and vehicles).  However, these potential 

impacts will be short-term and are not expected to affect public health significantly.  All 

construction activities will comply with applicable regulations and appropriate mitigation 

measures will be implemented. 

 

F. Involves substantial secondary impacts, such as population changes or effects on 

public facilities. 

 

The creation of 297 new residential units in the City Center district of Kapolei, will increase 

the population of Kapolei by approximately 682 persons.  This approximation derives from 
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using the HHFDC occupancy guidelines for for-sale units in Section 2.2.2 – Affordability 

in this EA.  As stated in this EA, public facilities have adequate capacity to serve this 

development.  As stated and illustrated in Section 3.14.1 – Schools, there are minimal no 

school impacts for Phase 1, as the entire unit mix consists of affordable senior rental units 

which will prohibit school aged children from maintaining permanent residency.  There 

may beare impacts on school enrollment for Phase 2, which consists of 143 multi-family 

condominium units, and a school impact fee will be levied to mitigate these impacts. 

 

G. Involves a substantial degradation of environmental quality. 

 

Construction activities are anticipated to result in short-term impacts to noise, air quality, 

and traffic in the immediate vicinity and neighborhood.  With the implementation of 

mitigation measures during the construction period, Kapolei Mixed-Use Development will 

not result in long-term degradation to environmental quality.  As previously stated in this 

EA, Kapolei Mixed-Use Development will be LEED certifiable which implements 

sustainable, green building design elements minimizing natural resources depletion and 

creating green, sustainable communities.  

 

H. Is individually limited but cumulatively has considerable effect upon the 

environment or involves a commitment for larger actions. 

 

No cumulative effects are anticipated, as Kapolei Mixed-Use Development involves the 

development of residential uses within the City Center district of the City of Kapolei and 

is consistent with the General Plan, ‘Ewa Development Plan, and the City of Kapolei UDP.  

This EA discloses and discusses the cumulative impacts of the full-build-out of Kapolei 

Mixed-Use Development, Phases 1-3. 

 

I. Substantially affects a rare, threatened, or endangered species, or its habitat. 
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The Site is in an urbanized area, and there are no known federally protected, threatened, 

or endangered species of plants or animals onsite.  The Project will take proper mitigation 

measures to reduce light pollution that could affect seabirds and to protect native plant 

species by using non-invasive landscaping.   

 

J. Detrimentally affects air or water quality or ambient noise levels. 

 

Construction activities for the development of Kapolei Mixed-Use Development could 

temporarily impact noise, air and water quality levels (i.e., fugitive dust from grading work, 

noise and exhaust emissions from construction equipment and vehicles).  However, these 

potential impacts will be short-term and in the case of air and water quality are not 

expected to be detrimental.  All construction activities will comply with applicable 

regulations and appropriate mitigation measures will be implemented as necessary and 

required. 

 

K. Affects or is likely to suffer damage by being located in an environmentally sensitive 

area such as a flood plain, tsunami zone, beach, erosion‐prone area, geologically 

hazardous land, estuary, fresh water or coastal waters. 

 

Based on the Flood Insurance Rate Maps published by the Federal Emergency 

Management Agency, the Kapolei Mixed-Use Development site is located in flood hazard 

Zone D, as shown in Figure 11 – Flood Zone Map.  Zone D is defined as the flood 

insurance rate zone that corresponds to unstudied areas where flood hazards are 

undetermined, but possible.  The Site is not located in a tsunami evacuation zone, beach, 

erosion-prone area, geologically hazardous area, estuary, or near fresh water or coastal 

waters. 

 

L. Substantially affects scenic vistas and view planes identified in county or state plans 

or studies. 
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The ‘Ewa Development Plan discusses the impacts of development on views and visual 

resources:  Design and site all structures, where feasible, to reflect the need to maintain 

and enhance available views of significant landmarks and vistas.  Whenever possible, 

relocate or place underground overhead utility lines and poles that significantly obstruct 

public views, under criteria specified in State law. 

 

Below are significant views and vistas listed in the ‘Ewa Development Plan: 

 

SIGNIFICANT VIEWS AND VISTAS  

 Distant vistas of the shoreline from the H-1 Freeway above the ‘Ewa Plain;  

 Views of the ocean from Farrington Highway between Kahe Point and the 

boundary of the Wai‘anae Development Plan Area;  

 Views of the Wai‘anae Range from H-1 Freeway between Kunia Road and  

Kalo‘i Gulch and from Kunia Road;  

 Views of Nā Pu‘u at Kapolei, Pālailai, and Makakilo;  

 Mauka and makai views; and 

 Views of central Honolulu and Diamond Head, particularly from Pu‘u O Kapolei, 

Pu‘u Pālailai, and Pu‘u Makakilo. 

Kapolei Mixed-Use Development will consist of two (2) buildings 150-feet in height and 

two (2) buildings 22-feet in height.  The design of the project may have some impact to 

the relevant views and vistas listed above.  However, the Kapolei Town Center Final 

Environmental Impact Statement (EIS), completed in August 1988, evaluated the impact 

on views of the entire City of Kapolei master plan.  Subsequently, the City Council 

amended the City and County of Honolulu’s ‘Ewa Development Plan Land Use Map and 

adopted revisions to the master plan, changes to the LUO zoning code, changes to the 

Kapolei UDP.  All of these documents reflect a clear indication that the intended use for 

the City Center district is high rise construction of up to 150 feet in height, implying that 

the view impact as evaluated in the EIS is acceptable.  Section 3.11 – Visual Resources 

provides more discussion on the view impacts of the Project.   
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M. Requires substantial energy consumption 

There will be short-term substantial energy consumption during the construction phase of 

the Project, however, in the long-term there will be minimal to normal energy consumption 

as current construction and design standards are more energy-efficient. 

 

As discussed throughout this EA, Kapolei Mixed-Use Development aims to be LEED 

certifiable, with Phase 1 achieving the LEED Platinum level.  Green building and 

sustainable elements include: street trees and shade trees to mitigate urban heat island 

effect, native plants and habitat enhancement, stormwater management, greywater 

usage, overall energy efficiency, including the installation of energy efficient fixtures and 

appliances, and solar harvesting.  

7.2 ANTICIPATED DETERMINATION 

Based on the impacts and mitigation measures examined in this document and analyzed 

under the above criteria, it is anticipated determined that Kapolei Mixed-Use Development 

will not have a significant impact on the local, County, or Statewide physical or human 

environments.  Though the Kapolei Town Center EIS may not have addressed 

development of residential units in this particular location, the change from commercial 

use to mixed use with 297 units is will not anticipated to create a significant impact.  

Pursuant to Chapter 343, HRS, the Approving Agency, which for this project is the Hawaii 

Housing Finance & Development Corporation (HHFDC), is anticipated to issues a Finding 

of No Significant Impact (FONSI). 

 

As discussed and analyzed in Section 5.2 – Requested Exemptions, the Project coincides 

with Section 2.2 – Development Objectives from the Kapolei Town Center Final EIS 

(1988).  Therefore, there is no need for a supplemental EIS or a new EIS for theis Pproject 

as the current proposal is consistent with the former EIS’s development objectives and 

the current ‘Ewa Development Plan (2013) and the City of Kapolei Urban Design Plan 

(2007). 
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8.0 CONSULTATION 

 

CRP initiated public and agency comment to Kapolei Mixed-Use Development through 

letters and meetings requesting input prior to development of this EA. 

8.1 AGENCY PRE-CONSULTATION 

The following public agencies were sent pre-consultation letters for the preparation of this 

EA: 

Federal Government 

 Pacific Islands Fish & Wildlife Office, U.S. Fish and Wildlife Service 

 

State of Hawaii 

 Department of Education* 

 Department of Business, Economic Development, Tourism – Office of Planning* 

 Department of Hawaiian Homelands* 

 Department of Health – Office of Environmental Quality Control 

 Department of Health – Environmental Planning Office* 

 Department of Health – Wastewater Branch* 

 Department of Land & Natural Resources – Historic Preservation Division 

 Department of Land & Natural Resources – Land Division* 

 Hawaii Housing Finance & Development Corporation 

 Department of Transportation* 

 Office of Hawaiian Affairs 

 

City & County of Honolulu 

 Board of Water Supply* 

 Department of Community Services* 

 Department of Design and Construction* 

 Department of Environmental Services 

 Department of Facility Maintenance* 
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 Department of Parks and Recreation* 

 Department of Transportation Services* 

 Department of Planning and Permitting* 

 Fire Department* 

 Police Department* 

 Honolulu Authority for Rapid Transportation* 

 

Other Organizations & Individuals 

 Hawaiian Electric Company* 

Those agencies with an asterisk (*) replied to our letter.  The agencies’ comments and 

new information have been incorporated into this EA, as relevant.  Copies of the letters 

sent and received are provided in Appendix I. 

8.2 ADDITIONAL CONSULTATION 

In addition to pre-consultation letters CRP has also initiated public involvement through 

meetings, which as of April 2014 have included: 

 

Makakilo/Kapolei/Honokai Hale Neighborhood Board No. 34 4 

A formal presentation to the neighborhood board was made on July 24, 2013 at the 

board’s regular monthly meeting.  A slide show presentation of the conceptual vision and 

design goals was presented.  Coastal Rim Properties representative Franco Mola and 

planning consultant Colette Sokada of Environet both spoke about the project and the 

HHFDC 201H process. 

 

On August 21, 2013, architectural consultant Geoff Miasnik of MVE Institutional gave a 

brief presentation of the project (as it was conceptualized at the time) to the neighborhood 

board’s zoning and planning committee.  This committee meeting was advertised in a 

written piece by the StarAdvertiser newspaper, which resulted in heavy attendance and 

                                                            
4 The Neighborhood Board and Planning and Zoning committee meetings focused on a four-phased 
development concept and presentation, of which Külana Hale at Kapolei is Phase 1.   
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discussion by the board and the general public.   Minutes of this meeting are available at 

the City and County of Honolulu Neighborhood Boards website.  Community concerns 

included adequate on-site parking, traffic impact and congestion, impacts to nearby 

businesses and neighboring Island Pacific Academy school, height of the proposed 

structures, lack of provision of air conditioning, keeping the promise of providing 

affordable units, definition of affordable (vs. workforce housing), and the need for office 

buildings and office employment in the area. 

 

On September 23, 2013, architectural consultant Geoff Miasnik of MVE Institutional  

returned to the Makakilo/Kapolei/Honokai Hale Neighborhood Board zoning and planning 

committee to provide answers to questions gathered at the August 21, 2013 committee 

meeting.  He also answered some new questions from the board committee members 

and the general public.   

 

CRP addressed questions from the August 21, 2013 meeting with the community; see 

CRP Memorandum to Planning & Zoning Committee.  The memorandum answers eight 

(8) questions and concerns, and below are summaries of a few of the key points: 1) 

Chapter 201H application requesting the use exemption; 2) Parking; and 3) FAR.  It is 

worth noting that the design concept was different during this exchange than it is currently.  

1)  How does the 201 H process and approval change, if at all, the base B2 zoning 

of the property? Does the 201 H process actually change the zoning from B2 to 

BMX or is there simply a variance that will allow for the residential and daycare 

uses on the B2 property? 

 

Response: The 201H expedited processing tool provides for greater design flexibility and 

cost savings for affordable housing projects. Coastal Rim Properties has chosen to 

pursue the planning and zoning approval required for the project by way of the State of 

Hawaii’s 201H regulations and process. With this approval, which is expected to be 

processed through the State of Hawaii , Hawaii Housing Finance and Development 

Corporation (HHFDC), submission of a wide variety of development studies will be 
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required that support residential use on a B-2 (Commercial) zoned property. With a 201H 

approval for this project, the underlying existing B-2 zone is not changed, but rather a 

project specific allowance is granted for residential use. Note that a 201H approval for the 

project provides for additional development requirements of the project, beyond those 

required otherwise, including, Owner-Occupant Provisions, Owner 10 Year Buy Back and 

Shared Appreciation Equity with HHFDC, compliance with Davis-Bacon Wage provisions, 

Performance Bonds and special Insurance Requirements of HHFDC. 201H approval, 

although reviewed and processed by HHFDC, requires approval of the City Council, as 

well. 

2) The Project is proposing a quantity of parking stalls that is 20% reduced from 

current city requirements. It was noted by MVEI that developments with affordable 

and senior residents often recognize that residents of these types of urban living 

places, located with access to good transit, own and use less vehicles when 

compared with other multi-family developments. MVEI noted that there is data to 

illustrate the success of projects with this type of parking configuration and would 

be willing to share that with the board members for their information.  

 

Response: Concern for traffic congestion and overcrowded street parking has led many 

cities to establish minimum parking requirements calling for developments to provide 

often excessive amounts of off-street parking. For well over a decade, city and urban 

planners have studied the actual parking needed for a wide variety of community uses 

and have realized that a “one-size-fits-all” formula for city parking requirements has 

considerable negative impacts. Nationwide, in Cities big and small, Los Angeles to 

Gainesville, as well as recently on O’ahu, City Planners have or are considering changes 

to their seemingly outdated parking requirements. Reductions to parking required for 

affordable and seniors housing developments have ranged from 25%-70%. O’ahu, in their 

recent Transit Oriented Planning are proposing reducing parking for any type of multi-

family residence from an average of 1.5 stalls per unit to 1.0, a 30% reduction, in areas 

with access to transit, with additional considerations to provide relief from parking for 

affordable housing developments. In comparing the anticipated residents that will live in 
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this Kapolei location, including many who will purchase subsidized affordable and senior 

living homes, current nationwide statistics indicate that owners of these types of homes 

are less likely to require the use of more than one parking space, if that at all. It has also 

been shown that the need for parking has also decrease for residents in areas near 

transit. This project is located directly on the Kapolei City Center Bus Routes on Haumea 

Street, with access immediately available, and is two blocks from the Rail Transit Station 

site identified in the City of Kapolei’s Long Term Master Plan.  

 

Several Important References on this topic include:  

• “The Dimensions of Parking” (Fifth Edition 1979-2010) – Published jointly by the 

Urban Land Institute and the National Parking Association  

• “Parking Requirements for Affordable Housing Developers” - (www.scanph.org)  

• “Developing Successful Infill Housing” - Urban Land Institute (Catalog No. D105) – 

(www.uli.org)  

• “Affordable Housing Parking Study – City of San Diego 2011 – 

(http://www.sandiego.gov/planning/programs/transportation/pdf/ahpsfactsheet2.pd

f)  

  

3) What is the rational for the increase density (FAR 4.20 proposed, 3.5 allowed). A 

16% percent increase.  

Response: As referenced in question #1, the 201H entitlement process is specifically in 

place to allow zoning exemptions for affordable housing. This is common practice not 

only in Hawaii, but elsewhere. Many communities support desirable developments with 

increases in allowable density (FAR), as well as other exemptions, such as decreased 

parking in order to effectuate affordability. Zoning exemptions and expedited entitlement 

processes are all means to help subsidize affordability.  

 

Specifically in the case of the FAR increase, increasing the number of residences helps 

to spread fixed costs, such as for the land, over a larger number of units, which helps to 

make a project financially feasible. This is all in consideration of the fact that residents 
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are paying below market rate for their units – with less money coming from the 

homeowners, the cost to develop must be subsidized in other ways. Public funding, such 

as the low income housing tax credit, is one way to help subsidize affordability, and zoning 

exemptions are another.5   

 “2.  How does the 201H process and approval change, if at all, the base B-2 zoning of 

the property?   Does the 201H process actually change the zoning from B-2 to BMX or is 

there simply a variance that will allow for the residential and daycare uses on the B-2 

property?” 

Response: The 201H expedited processing tool provides for greater design flexibility and 

cost savings for development projects meeting a certain affordability threshold.  Coastal 

Rim Properties has chosen to pursue the planning and zoning approval required for the 

proposed project by way of the State of Hawaii’s 201H regulations and process.  With this 

approval, which is expected to be processed through the state’s Hawaii Housing Finance 

and Development Corporation (HHFDC), submission of a wide variety of development 

studies will be required that support  residential use on a B2 (Commercial) zoned property.  

With a 201H approval for this project, the underlying existing B-2 zone is not changed, 

but rather a project specific allowance is granted for residential use.  Note that a 201H 

approval for the project provides for additional development requirements of the project, 

beyond those required otherwise ,  including, Owner Occupant Provisions, Owner 10 Year 

Buy Back and Shared Appreciation Equity with HHFDC, compliance with Davis-Bacon 

Wage provisions, Performance Bonds and special Insurance Requirements of HHFDC.  

201H approval, although reviewed and processed by HHFDC, requires approval of the 

City Council, as well. 

Hawaii Housing Finance & Development Corporation 

A pre-application meeting was held with the Hawai‘i Housing Finance and Development 

Corporation (HHFDC) on October 10, 2013.  In attendance on behalf of Coastal Rim 

Properties were architectural consultant Geoff Miasnik of MVE Institutional, planning 

                                                            
5 With design revisions, the proposed FAR is 2.253 which does not require an exemption. 
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consultants from PlanPacific, Inc. and via teleconference, Zen Sawyer of Zen Sawyer 

Consulting, LLC. 

 

Department of Health – Office of Environmental Quality Control 

A meeting with the Office of Environmental Quality Control (OEQC) was held on October 

14, 2013, per the advice of the Hawai‘i Housing Finance & Development Corporation.  

The purpose of the meeting was to determine whether or not the project required an 

environmental review process and who would be the accepting agency/authority.  The 

OEQC determined that an environmental assessment would be required and since the 

201H permit application will be processed by the HHFDC, then the HHFDC would be the 

approving agency for the environmental assessment. 

 

City of Kapolei Design Advisory Board 

The Applicant’s architectural team met with key members of the City of Kapolei Design 

Advisory Board (DAB) in a series of pre-design meetings, the first of which was held on 

November 26, 2013, and the second of which was held on December 12, 2013.  

Representatives from the DAB were Mr. Francis Oda and Mr. Chuck Ehrhorn.  Topics 

covered included:  relative locations of key commercial uses; scale, use, and 

configuration of the buildings; construction materials and exterior finishes; architectural 

features; and sustainability goals.   

8.3  COMMENTS TO THE DRAFT ENVIRONMENTAL ASSESSMENT 

The following agencies, organizations, and individuals provided comments on the Draft 

EA.  Appendix M contains all comment letters and response letters.  Appendix L contains 

an additional letter of support from Councilmember Kymberly Marcos Pine of Honolulu 

City Council District 1, the district in which the Project is located.   

 

United States 

 U.S. Dept. of the Interior - Fish and Wildlife Service 

 
State of Hawaii 



KAPOLEI MIXED-USE DEVELOPMENT  
DRAFT FINAL ENVIRONMENTAL ASSESSMENT 

 

145 
 

 Department of Education  
 Department of Land & Natural Resources – Land Division 
 Disability and Communication Access Board 
 Department of Business, Economic Development & Tourism - Office of Planning 
 Department of Land & Natural Resources - State Historic Preservation Division 

 

City & County of Honolulu 
 Department of Design and Construction 
 Department of Facility Maintenance  
 Department of Parks and Recreation  
 Department of Transportation Services 
 Department of Planning and Permitting 
 Fire Department 
 Police Department 
 Department of Emergency Management 
 Honolulu Authority for Rapid Transit 
 Board of Water Supply.   

 

Private Organizations & Individuals 
 James Campbell Company 
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MARKET STUDY 

 

 
Covering 
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KULANA HALE AT KAPOLEI 

AFFORDABLE SENIOR RENTAL 

HOUSING PROJECT 
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Identified as 
Tax Map Key: 
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Parcel 21 
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1541 South Beretania Street, 

Honolulu, Hawaii  96818 
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(March 20, 2014) 
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(March 28, 2014) 
 



 

 
 
March 28, 2014 
 
 
Mr. Franco Mola 
President 
COASTAL RIM PROPERTIES 
1541 South Beretania Street 
Honolulu, Hawaii 96813 
 
 
Re: MARKET STUDY CONCERNING: 

The Proposed KULANA HALE AT KAPOLEI Affordable Senior Rental 
Housing Project, Located at 1020 Wakea Street, Kapolei, County of 
Honolulu, Island of Oahu, State of Hawaii 

 
 
Dear Mr. Mola: 
 
At your request, we have prepared a study of the multifamily rental market 
relative to the above-cited affordable senior rental housing development in 
Kapolei, Oahu, Hawaii.  The subject property is further identified by County Tax 
Map Key as:  Division 1, Zone 9, Section 1, Plat 88, Parcel 21.   
 
 
ASSIGNMENT OVERVIEW 
 
The purpose of this market study is to identify relevant supply and demand 
characteristics for affordable senior rental housing within the primary trade area 
as they relate to the proposed subject property.  
 
The following report provides support for the findings of the study and outlines 
the sources of information and the methodologies used to arrive at our 
conclusions.  This scope of this report meets the requirements of the Hawaii 
Housing Finance & Development Corporation (HHFDC) for market studies 
associated with Low Income Housing Tax Credit (LIHTC) applications. 
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LESHER CHEE STADLBAUER 

Specifically, the following outlines the steps taken in developing our conclusions: 
 

 Visited the subject site as well as the overall Kapolei city environs. 

 Reviewed project design elements and interviewed the client as to intended unit 
mix, interior finishes, etc.  In addition, reviewed information provided by the 
client relative to proposed sponsor rents and utility allowances for each unit type. 

 Conducted research to determine the appropriate primary trade area as 
described in the accompanying report. 

 Demographic analysis was conducted relative to the number of age and income 
eligible households in the primary trade area. 

 Conducted research involving all existing affordable senior rental housing 
projects in the primary trade area as well as secondary and tertiary trade areas.  
Telephone interviews were conducted with on-site resident managers and off-
site property managers relative to age and income eligibility requirements; 
occupancy levels; asking rents; wait lists; etc. 

 Research was conducted relative to the overall health of the multifamily rental 
housing market in the primary trade area.  This research included review of the 
number of listings for various rental units similar to the subject, broker interviews 
as to length of time that units stay on the market, etc.  Analysis of factors 
affecting the rental housing market; i.e., overall economic conditions, 
employment, sensitivity to deployment of military personnel, etc. 

 Market rate rental housing research was conducted relative to occupancy levels, 
asking and achieved rents for the unit types similar to the subject units, etc. 

 Developed our opinion of market rent for the subject units as if unencumbered 
by age/income restrictions and compared the results to the proposed sponsor 
rents to measure the rental advantage to the intended age/income eligible senior 
renters. 

 Estimated market penetration and capture rates for the subject units at the 
proposed sponsor rents and considered these risk measurements in relation to 
overall absorption risk. 

 

This market study was performed under the Uniform Standards of Professional Appraisal 
Practice (USPAP 2014/2015 edition) and the Code of Professional Ethics and Certification 
Standard of the Appraisal Institute.  Certain analyses reflect standards adopted by the 
National Council of Affordable Housing Market Analysts (NCAHMA) and the National 
Council of Housing Market Analysts (NCHMA).  The findings of our research and 
analyses are reported within the accompanying market study report.  The depth of 
discussion contained in this report is specific to the needs of the client, specifically the 
HHFDC requirements for market studies have been incorporated herein.   
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The principals of Lesher Chee Stadlbauer, Inc. (LCS) have been involved in the valuation 
and analysis of numerous open market and affordable, long-term rental residential 
housing projects throughout the State of Hawaii.  Expertise has been demonstrated in 
the analysis of specialized affordable housing projects, inclusive of market analysis and 
valuation assignments involving Low Income Housing Tax Credit (LIHTC) projects, and 
programs set forth by the U.S. Department of Housing and Urban Development 
(LIHPRHA, 223(f) and MAP).  Refer to the ADDENDA Exhibit D for a listing of selected 
Specialized Senior Housing and Senior Care Studies as well as selected Multifamily 
Housing Studies. 
 
LCS has been engaged to complete this market study as an independent market analyst.  
No principal or employee of LCS has any financial interest whatsoever in the 
development for which this analysis has been undertaken.  We refer the client to the 
Certification section of the accompanying report. 
 
Thank you for the privilege of assisting you in this study.  Should you have any 
questions or concerns regarding any aspect of this report, please do not hesitate to 
contact us. 
 
 
      Very Truly Yours, 
 
      LESHER CHEE STADLBAUER, INC. 
 

 
      _______________________________ 
      Stephen E. Stadlbauer, CGA 
      Principal 
      Hawaii State Certified General Appraiser, CGA-190 
      Expiration Date 12/31/2015 
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MARKET STUDY  
 
 
PURPOSE 
 
As will be outlined further in following SECTION A, the proposed KULANA HALE AT 
KAPOLEI senior rental housing project involves an 11-story high rise affordable elderly 
housing project offering 22 studio units, 109 one-bedroom units, and 22 two-bedroom 
units.  8 units (5%) will be reserved for renters at or below the 30% area median 
income (AMI) threshold while the other 145 units will be rented at or below the 55% 
AMI (studio units) and 60% AMI (1BR and 2BR units) thresholds. 
 
The focus of this MARKET STUDY is to identify general characteristics of demand for 
multi-family housing (exhibited via submarket demographics, rent structures for open 
market housing stock and reported occupancy levels for both market rate and affordable 
rental housing) and potential supply side risk in terms of new development.  Taking the 
preceding into consideration, and for ease of use by the client, the following MARKET 
OVERVIEW will be presented as follows: 
 

SECTION A Project Summary 
  
SECTION B Trade Area Supply and Demand Characteristics 

 
SECTION C Market Supported Rent as Unencumbered by 

the Subject’s Income Restrictions 
 

SECTION D Market Study Conclusions 
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SECTION A 
PROJECT SUMMARY 
 
 

 

PROJECT NAME: PROPOSED KULANA HALE AT KAPOLEI 

LOCATION: 1020 Wakea Street, Kapolei, Island of Oahu, State 
of Hawaii 

TAX MAP KEY: Division 1, Zone 9, Section 1, Plat 88, Parcel 21 

PROJECT: The proposed subject Kulana Hale at Kapolei is the 
initial phase of the proposed Kapolei Mixed-Use 
Development, a mixed-use, multi-family project to 
be situated within the urban core of the City of 
Kapolei.  The proposed senior rental housing 
component will feature an 11-story high rise 
affordable elderly housing project with a total of 
153 revenue units plus one resident manager one-
bedroom unit.  The subject’s unit mix, income 
limits, and proposed monthly rents in comparison 
with HUD’s maximum restricted rents are presented 
in the following table: 
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SUBJECT’S PROPOSED SPONSOR RENTS: 

No. 
Bedrooms 

No. 
Of Units 

Income Limit 
(AMI) 

Proposed Monthly 
Sponsor Rents [1] 

HUD’s Max. Restricted 
Rents [2] 

Studio  4  30% $503 $503

1  3  30% $539 $539

2  1  30% $647 $647

Studio  18  55% $922 $922

1  106  60% $1,078 $1,078

2  21  60% $1,294 $1,294

[1] Subject’s proposed monthly sponsor gross rents include electricity within the unit, water, sewer, and refuse removal costs. 

[2] HUD’s maximum restricted rents are inclusive of a utility allowance which includes electricity within the unit, water, sewer, 
and refuse removal. 

SUBJECT SITE: The vacant development site contains a land area 
of 3.04-acres (~132,422 sf).  The square shaped 
parcel situated on a city block bordered by Haumea 
Street to the northwest, Wakea Street to the 
northeast, Alohikea Street to the southwest and 
Waianani Street to the southeast.  The site is zoned 
B-2, Community Business District.  

 
The proposed subject property will benefit from its 
location within the City of Kapolei proximate to the 
City and County’s TheBus main transit station in 
Kapolei, the proposed Kaiser medical office 
building, newly built Foodland grocery store at the 
Kapolei Village Center, and State judiciary building.  
In addition to the foregoing, existing area 
infrastructure includes numerous shopping venues 
(inclusive of the area regional mall/power center 
known as Kapolei Commons, the Costco outlet 
store, and a WalMart store), medical offices, and 
numerous other services.  Based on our interviews 
with rental agents and property managers, the 
subject’s location is considered desirable to seniors.  
An aerial photo depicting the subject’s location and 
its immediate environs is provided on the following 
page. 

 



LESHER • CHEE • STADLBAUER 

Proposed Kulana Hale at Kapolei Market Study 2014  Page-4 
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SECTION B 
SUPPLY AND DEMAND 
CHARACTERISTICS 
 
 
OVERVIEW 
 
This portion of the market study focuses on the general demographics in the primary 
trade area for the subject in relation to the existing and pipeline supply of rental housing 
that compete for a similar target demographic, i.e., senior renters at the defined area 
median income (AMI) thresholds. 
 
The following table displays the subject project’s unit mix, and the number of units per 
AMI, the proposed sponsor (asking) rents, and HUD’s maximum program rental levels. 
 

SUBJECT’S PROPOSED SPONSOR RENTS: 

No. 
Bedrooms 

No. 
Of Units 

Income Limit 
(AMI) 

Proposed Monthly 
Sponsor Rents [1] 

HUD’s Max. Restricted 
Rents [2] 

Studio  4  30% $503 $503

1  3  30% $539 $539

2  1  30% $647 $647

Studio  18  55% $922 $922

1  106  60% $1,078 $1,078

2  21  60% $1,294 $1,294

[1] Subject’s proposed monthly sponsor gross rents include electricity within the unit, water, sewer, and refuse removal costs.
[2] HUD’s maximum restricted rents are inclusive of a utility allowance which includes electricity within the unit, water, sewer, 
and refuse removal.

 
 
DEMOGRAPHICS 
 
During the course of this assignment we conducted multiple surveys of rental mangers 
involved with management for age and income restricted rental projects.  These surveys 
indicated a virtually unanimous opinion that age and income restricted projects in the 
County of Honolulu tend to draw their prospective tenants largely from the areas 
immediately surrounding their projects; an analysis of recently constructed age and 
income restricted projects found that typically 60% to 80+% of the qualified renters 
were from the immediate market area surrounding the project.  Based upon our 
research and interviews, we selected a primary trade area for the subject to be best 
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represented by the Ewa Plain / Leeward Coast areas.  Since low income housing 
waivers granted to residents of Honolulu County are useable anywhere in the county, as 
indicated by the Hawaii Public Housing Authority, and because the subject will logically 
attract renters who do not currently preside in the identified trade area, we have also 
included demographic statistics for the County as a whole.  The following map displays 
the subject’s primary trade area within the Ewa Plain and Leeward Coast highlighted in 
purple. 
 

 
 
The following table exhibits the most recent demographic, housing tenure, and income 
statistics for the selected trade area and the County of Honolulu, as provided by 
STDBonline.  As exhibited, the subject’s trade area’s mean household size is significantly 
larger than the County’s and State’s mean household size.  This is a function of younger 
families within the subject’s trade area and multigenerational households that are 
common for this area.  Median and mean household income is higher than county and 
state figures.  However, this is potentially skewed upward by the larger household sizes 
within the trade area.  The trade area’s per capita income is slightly lower than the 
county’s per capita income. 
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Category Census 2010 2013 2018 [2] Oahu 2013

Population 152,498                   158,798                    169,223                   969,468         

Households 40,923                     42,704                      45,571                    316,867         

Mean Household Size 3.66                        3.65                         3.65                        2.95              

Owner-occupied HHs  [1] 26,593                     27,229                      29,410                    172,841

Renter-occupied HHs  [1] 14,330                     15,476                      16,161                    144,026

Median Household Income n/a $75,510 $83,338 $69,667

Mean Household Income n/a $85,568 $97,130 $86,680

Per Capita Income n/a $23,564 $26,672 $29,501

Median Age 32.2 32.4                         32.8                        37.8              
SOURCE: STDB ONLINE
[1]   Households
[2] Forecasted

Demographic Data
Trade Area - Ewa Plain and Leeward Coast

Census 2010, 2013, 2018

 
 
Estimated median household income was reported at $75,510 within the trade area 
($69,667 for Oahu).  In general, households in the trade area tended to involve families 
who were more likely to earn slightly higher incomes when compared to Oahu as a 
whole.  Income and age statistics for the subject trade area as provided by STDBonline 
are presented following:  
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Elderly Demographics and Housing Tenure 
 

 
Source: STDB ONLINE 
 
The preceding table displays the current (2013) and forecasted (2018) housing tenure 
demographic data from within the subject trade area for seniors (age 50+).  Current 
data indicates that the Owner/Renter ratio for seniors in this trade area of 1.8.  This 
ratio indicates that for this trade area 64% of all seniors in this area are owners whereas 
36% of all seniors are renters.  The Owner Renter ratio is not projected to change 
substantially over the upcoming five years.   
 
The relatively high percentage of owner-occupied households in the subject’s trade area 
is primarily a function of the more affordable home pricing in this area.  Based on home 
sales during February 2014, the median sales price for a single family home in Honolulu 
County was reported to be ~$679,000, compared to ~$490,000 for the trade area.  
Notwithstanding, the demographic data indicate an increasing trend in both home prices 
and household income in this trade area which will put pressure on the age and income 
qualified renters at the lower income tiers (i.e., increasing demand coupled with limited 
affordable rental supply options).   
 
 
AGE AND INCOME RESTRICTED DEMAND 
 
2014 HUD INCOME LEVELS 
 
The following table contains HUD’s 2014 County Income Schedule by Family Size for the 
County of Honolulu.  This income table is used to determine at what level a potential 
renting household may be charged.  As displayed, HUD’s 2014 median income limits for 
the Low-Income categories are as follows.   
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SOURCE: Department of Housing and Urban Development (HUD) 

 
Interviews with rental managers of competing age and income restricted rental projects 
revealed that units are typically occupied by single tenant households, however because 
the proposed project would include two bedroom units, and the minimum age 
requirement is lower than other senior projects, we have included two person 
households in this analysis as well.  This was further supported by interviews with 
property managers having senior rental projects where two-bedroom units were offered; 
typically two-bedroom occupancies were married couples, senior renter with a caregiver, 
or single occupant – rarely were there more than two person households.  Thus, our 
capture analysis and conclusions are predicated on the one-person and two-person 
household income figures (highlighted the preceding table).  A one-person household 
could earn as much as $20,150 and still qualify under the 30% income threshold; 
whereas a two-person household could earn up to $46,020 and still qualify for a 60% 
AMI unit.  The current median household income (regardless of household size) in the 
surrounding market area is $75,510, while in Honolulu County it is $69,667.   
 
 
AGE AND INCOME RESTRICTED POPULATION 
 
Income levels for the subject’s trade area by householders aged 55 and over for 2013 
are exhibited on the following tables.  The demographics that fall within age and income 
levels that qualify for the subject’s age and income restrictions are highlighted in red.  
We note that these figures are not categorized by household size, and therefore are not 
directly comparable to HUD statistics of median income which are dependent on 
household size. 
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Household Income Age 55 - 64 Age 65 - 74 Age 75+ Total

<$15,000 519 283 418 1,220
$15,000 - $24,999 270 227 290 787
$25,000 - $34,999 421 363 290 1,074
$35,000 - $49,999 788 766 342 1,896
$50,000 - $74,999 1,501 1,030 407 2,938
$75,000 - $99,999 1,369 664 409 2,442
$100,000 - $149,999 2,037 849 328 3,214
$150,000 - $199,999 650 257 53 960
$200,000 + 339 121 15 475

Total 7,894 4,560 2,552 15,006

Ewa Plain / Leeward Coast Trade Area
2013

 
Source: STDB Online 

 
Interviews with STDB personnel indicate that these stats are derived by taking the 
income of all members of a household that contain at least one resident whose age falls 
into the age ranges presented on the preceding table. 
 
 
DEMAND ANALYSIS 
 
Typically, a household should pay no more than 30% to 40% of their monthly adjusted 
gross income (AGI) for shelter 
costs.  For rental purposes, HUD 
sets the required out of pocket 
expense for Section 8 voucher 
tenants at 30% of monthly AGI.  
However, given the high cost of 
living in the state of Hawaii, 
families often pay a much higher 
percentage of income for housing.  
The following table was excerpted 
from the Hawaii Housing Planning 
Study, 2011 prepared for the 
Hawaii Housing Finance and 
Development Corporation.  As exhibited, 28% of Honolulu County families pay over 40% 
of their income towards shelter costs.   
 
The subject’s 153 proposed revenue units are targeted for seniors earning between 30% 
and 60% of Honolulu County’s AMI.  As stated previously, we believe that family sizes 
within the proposed subject will typically range between one and two persons.  Based 
on Honolulu County’s 2014 income limits, a single person could earn up to $20,150 and 
qualify for the subject’s 30% AMI units, while a family of two could earn up to $46,020 
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and qualify for the subject’s 60% units.  However, we narrowed our potential demand 
pool as follows to provide a better illustration of true demand for the subject’s units. 
 

 Eight (8) of the subject’s 153 revenue units (5.2%) will be reserved for tenants 
earning up to 30% of the AMI.  As exhibited in several other projects, 30% 
income threshold units pose little threat of not being absorbed as contract rents 
are substantially lower than market rent.  Occupancy levels for units at or below 
the 30% AMI in the primary trade area are reported to be 100% with wait lists.   
 

 Thus our analysis focuses on the subject’s 55% and 60% AMI units.  In effect, 
the low-end of household income would be a single person household earning up 
to 55% of AMGI, or $36,905.  The developer’s proposed sponsor rent for a 
studio unit at 55% AMGI is $922 per month gross, or $11,064 per year gross.   
 

 Interviews with developers indicate that it is typical to qualify affordable senior 
renters based on having income of ~2.0 times their monthly rent.  If the renter 
does not meet this requirement, the tenant must have qualified co-signers 
and/or food stamps to help meet minimum income criteria.  We note that the 
majority of projects we interviewed were typically 9% tax credit projects where 
the target renter was earning well below the allowed AMI thresholds; accordingly 
the qualification process for the subject may not follow the same guidelines.  For 
a project such as the subject Kulana Hale at Kapolei senior rental housing 
project, we would anticipate that much of the demand will come from qualifying 
senior renters that are likely to be currently housed in market rate projects 
throughout the primary trade area.  The potential rent advantage to these 
renters at the sponsor rents for a new, secure facility having the locational 
benefits associated with the urban core of Kapolei would be desirable. 
 

 Based on HUD’s income limits, a two person household may earn up to $46,020 
and still qualify for the subject’s units reserved for families who earn up to 60% 
AMGI.  Thus we included residents in this trade area who earn less than $46,020 
per annum.   
 

 We eliminated non-seniors (younger than 55).  Though it is possible that there 
will be people living in the project who are not seniors (especially in the two 
bedroom units), the head of household would need to be at least 55 years old to 
qualify for the project. 
 

 Our estimate of age/income qualified demand in the primary trade area is 
illustrated in the schedule on the following page. 
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Based on the foregoing, the total number of renter occupied households in the primary 
trade area that meet the demand requirements for the subject units was estimated to 
be 1,655 households.  
 
 
CURRENT EXISTING AND PIPELINE SUPPLY 
 
EXISTING STOCK OF COMPETITIVE PROPERTIES 
 
The primary trade area for the proposed subject Kulana Hale at Kapolei senior rental 
housing is considered to be composed of the Ewa Plain and Leeward Coast.  A total of 
498 units presently exist in this area.  The secondary trade area includes projects in 
the adjacent Waipahu submarket and accounts for a total of 293 units, and the tertiary 
trade area of Pearl City contains 413 units.  The table on the following page labeled 
Affordable Senior Rental Housing Inventory reflects the affordable age and income 
restricted rental housing projects located within or proximate to the subject’s primary 
trade area.  Following the inventory table a location map for the projects in the primary 
trade area is exhibited.  Thereafter, brief descriptions of the affordable senior rental 
projects and summaries of our discussions with their rental managers are provided. 
 
The penetration analysis discussed in a following subsection of this study will consider 
existing units in the primary trade area (a total of 498 units).  We note the presence of 
706 units in nearby trade areas; however these units are not considered directly 
competitive substitutes for the subject and are not included in our ultimate supply 
analysis.  
  

Households 55 & Under (Hhs) by Income

<$15,000 1,220
$15,000-$24,999 787
$25,000-$34,999 1,074
$35,000-$46,020 [1] 1,517

Total 4,598

Percentage of Renter Occupied Hhs in Trade Area x 36%

Total Renter Occupied Hhs Earning Between ~<$15,000 and $47,070 1,655

Total Estimated Demand in Trade Area 1,655

Data source:  STDB Online.  

TRADE AREA DEMAND ANALYSIS
(Ewa Plain / Leeward Coast Trade Area )

[1] STDB's income segmentation is $35,000 to $49,999. To segment households within the $35,000 to $49,999 bracket,

the total number of families in STDB's bracket was multiplied by 80%.  
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Location Map:  Senior rental projects in the Primary Trade Area 

EWA PLAIN / LEEWARD COAST:  
Primary Trade Area

Senior Residence  at Kapolei 91-1034 Namahoe St. Kapolei 79
Ewa Village Elderly 91-1295 Renton Road Ewa 84
West Loch Elderly Village 91-1450 Renton Road Ewa 150
Franciscan Vistas Ewa 91-1471 Miula Street Ewa 150
Keola Hoomalu 85-259 Plantation Rd. Waianae 35

TOTAL 498

WAIPAHU:  Secondary Trade Area

Ho'olulu 94-943 Kau'olu Place Waipahu 112
Kamalu 94-941 Kau'olu Place Waipahu 109
Waipahu Hall 94-1060 Waipahu Street Waipahu 72

TOTAL 293

PEARL CITY:  Tertiary Trade Area

Hale Mohalu I 800 Third Street Pearl City 150
Hale Mohalu II Third Street Pearl City 163
Hale O'Hauoli 950 Luehu Street Pearl City 100

TOTAL 413

Project Name Street Address City Total Units

 AFFORDABLE SENIOR RENTAL HOUSING INVENTORY
Subject Primary Trade Area (Ewa Plain / Leeward Coast) And Surrounding Areas 

(Secondary and Tertiary Trade Areas)
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PRIMARY TRADE AREA SENIOR RENTAL PROJECTS 
 

 The Senior Residence at Kapolei 1 & 2 is an 80 unit project located on Namahoe 
Street in Kapolei.  Of the 79 affordable units (a single unit is reserved for a resident 
manager), all of the units are age restricted (62+) and income restricted (30% and 50% 
AMI).  The 79 one bedroom units that range in size between 463 and 500 square feet.  
The estimated wait list for a unit in this project is ~12 months.  The rental fee includes 
one parking stall as well as water and sewer.  Tenants are responsible for electricity, 
phone, and cable fees.  A coin-operated laundry room is available for resident use.   
 

 Ewa Village Elderly is an 84 unit project located on 91-1295 Renton Road in Ewa 
Beach.  Of the 84 affordable units, all of the units are age restricted (head of house or 
spouse must be 62+) and income restricted (30%% AMI) The 84 one bedroom units are 
600 square feet, and can accommodate up to three people.  The estimated wait list for a 
unit in this project is ~12 months to 24 months.  The rental fee includes one parking stall 
as well as water and sewer.  Tenants are responsible for electricity, phone, and cable 
fees.  A coin-operated laundry room is available for resident use.   
 

 West Loch Elderly Village is an elderly housing rental project that is age restricted to 
62 years and over.  The project contains 72 units, comprised of a mix of studio and one-
bedroom units which rent for $605/mo. and $743/mo. respectively.  The project’s rental 
manager reported that while there is a small number of vacant units (approximately 5%), 
it was noted that this is a function of the two-story building lacking an elevator.  Thus, as 
first floor units become available, second floor tenants apply for and try to obtain 
residency for these units.  It was further reported that while a wait list of approximately 
150+ households exists, at least 20 of these are current renters who are seeking a first 
floor unit. 
 

 Franciscan Vistas Ewa is an age and income restricted rental project located in Ewa 
Beach.  The project’s 150 units are restricted to renters 62 years and older and are 
divided between 126 one-bedroom units (6 at 30% AMI and below and 120 at 60% AMI 
and below) and 23 two-bedroom units (2 at 30% AMI and below and 21 at 60% AMI and 
below).  This rental facility represents one of Oahu’s most recently developed facilities, 
with construction having been completed in the 4th quarter of 2010 and its grand opening 
in January 2011.  The project’s asking rents are $451/mo. and $745/mo. for the one-
bedroom units and $576/mo. and $885/mo. for its two-bedroom units (with the two 
“tiers” of rental amounts being the 30% AMI and 60% AMI rental levels, respectively).  
Following some initial lease-up difficulties, largely associated with location, the project 
manager reports full occupancy as of the date of this study.  The wait list for 2BR units is 
200 persons and more for the 1BR units. 
 

 Keola Hoomalu Elderly is a senior low-income rental housing project subsidized by 
HUD and Section 8 rental assistance is accepted.  The project is located at 85-259 
Plantation Road across from Pililaau Park in the Waianae district of Oahu’s Leeward 
Coast.  All units offered for rent are 1BR/1BA units.  The project is managed by Urban 
Management Corp. a division of Urban Real Estate Company.  Besides the location of the 
project, the HUD subsidies would attract a different renter than the proposed subject 
property.  According to the property manager, the 35-unit project has a 1-year wait list. 
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SECONDARY AND TERTIARY TRADE AREA SENIOR RENTAL PROJECTS 
 

 Hale Mohalu I is a 210 unit project located in Pearl City.  Of these 210 units, 150 units 
are age (55+) and income restricted (60% AMI), comprised of a mix of 42 studio and 
128 one-bedroom units.  The studio units are 420 square feet and rent for $565 per 
month and reported to be 100% occupied with a 2 – 3 month waitlist.  Of the one-
bedroom units, 112 are 436 square feet and rent for $595 per month, and the remaining 
16 are 670 square feet and rent for $670 per month.  It was reported that both sized 
one-bedroom units are 100% occupied, with waitlists of 3 months and 12 months, 
respectively.  The rental fee includes one parking stall and water, however, it was 
reported that parking is limited and there are not adequate stalls for all tenants to have a 
stall.  Tenants are responsible for electricity, phone, and cable fees.  A coin-operated 
laundry room is available for resident use.   

 
 Hale O’Hauoli is a 100 unit project (all units consist of one-bedroom units) located in 

Pearl City.  The affordable rental rate is $853/mo.; however, tenants are responsible for 
electricity, phone, and cable fees.  A coin-operated laundry room is available for resident 
use.  Rent includes water, sewer, trash, common area maintenance, and one parking 
stall if available.  Although interview requests with project management went 
unanswered during the course of this assignment, we are able to report that interviews 
with Hale O’Hauoli’s management during 2009 indicated that the facility was 100% full 
and had a wait list of 150 parties from across Oahu and including military personnel.  At 
that time, management estimated that the waiting period for members of the wait list 
was approximately 2 years long.  This project is subsidized under the HAP assistance 
program and is therefore not directly comparable to the subject property.  The HAP 
program subsidies allow this project to charge higher rents for units which are typically 
occupied by renters at or below the lowest income segments. 
 

 Ho’olulu & Kamalu are age restricted public housing projects for renters 62 years and 
over which contain 112 and 109 units, respectively.  The units are comprised of a mix of 
studio units which currently rent for $170/mo. (not including utilities) and one-bedroom 
units which rent for $195/mo. (not including utilities).  These projects are located 
adjacent to one another in Waipahu and are operated like a single unit; i.e. they share a 
rental manager and wait list.  The waitlist for these projects was reported to contain 
more than 200 applicants – an estimated 75% of which are at or below 30% AMI.   
 

 Waipahu Hall is an age and income restricted rental project reserved for households 
and renters where at least one household member is 62 years or older.  Inventory of 
units is comprised of 71 units, all of which are one-bedroom units.  According to project 
data, all 71 units are restricted to households earning a maximum of 60% of AMI.  
Although interview requests with project management went unanswered during the 
course of this assignment, we are able to report that interviews with Waipahu Hall’s 
management during 2009 indicated that the facility was 100% full and had a wait list of 
48 parties.  At that time, management estimated that the waiting period for members of 
the wait list was between 12 and 16 months long.  This project is subsidized under the 
HAP assistance program and is therefore not directly comparable to the subject property.  
The HAP program subsidies allow this project to charge higher rents for units which are 
typically occupied by renters at or below the lowest income segments. 
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PIPELINE SUPPLY 
 
The development of new affordable rental projects in Hawaii is almost universally 
dependent upon public subsidy (largely in the form of Low Income Housing Tax Credits).   
In most years, the demand for LIHTC from developers outpaces supply.  Without benefit 
of LIHTC, a proposed project is unlikely to be developed.  Until a project is approved for 
LIHTC, it cannot legitimately be counted as pipeline supply.  Similarly, identifying long 
term pipeline supply is extremely speculative.  
 
In our search for pipeline supply of proposed income and age restricted rental units we 
uncovered one proposed project on the Island of Oahu which has been allocated Low 
Income Housing Tax Credits (LIHTC) and has not completed construction.  The 
proposed Hale Makana O Nanakuli is to be located in Waianae and is proposed for 47 
units restricted to renters at or below 30% and 40% AMI levels.  Of the project’s 47 
units, 3 are proposed for the 30% AMI level and 44 are proposed for the 40% AMI level.  
In addition to providing rental units for elderly households, units will also be available to 
homeless households and single parents with children.  Units will include a mix of studio, 
one-bedroom, two-bedroom, and three-bedroom units.  According to material presented 
by DHHL this project is anticipated to be constructed around the same time as the 
subject property. 
 
We identified no other proposed projects that are both age restricted, income restricted, 
and have been allocated LIHTC which have not already completed construction. 
 
 
CAPTURE RATE 

A capture rate addresses the ratio of the number of proposed units within the subject 
project to the number of income qualifying households within its market.  This is the 
percentage of income qualified households in the primary market area that the property 
must capture to achieve a stabilized level of occupancy.  Capture rate risk for affordable 
multifamily housing is often qualified as follows: 

 < or = 5%:  Project has a good chance to achieve stabilized occupancy and projected 
rental rates.  Risk is characterized as “low.” 

 5% to 10%:  Still a reasonable chance of success; however, risk is elevated to 
“moderate.”  

 >10%+:  Chance for failure increases at a significant rate.  Above 15%, risk is 
considered “high.” 

It should be understood that a particular capture rate is not a guarantee of success or 
failure.  A project’s future is greatly influenced by it quality and location, the 
effectiveness of the marketing campaign, and other factors.   
 
As discussed, we conclude a total demand of 1,655 renter occupied households in the 
subject’s primary trade area that meet the referenced age and income household 
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specifications.  The ratio of subject revenue units (145 total units at 55% to 60% AMI) 
to qualifying households (1,655) is approximately 8.76%.  The indicated capture rate for 
the subject suggests a moderate level of risk.  It should be recognized, however, that 
the indicated capture rate is predicated solely upon the age and income qualified renter 
households in the primary trade area only.  As there is an expectation that a number of 
renters will come from areas outside of the primary trade area, the actual capture rate 
for the subject will be lower. 
 
 
PENETRATION RATE 
 
A penetration rate addresses the ratio of the overall supply of competitive housing units 
with the income qualifying households within a market.  It is the share of age, size and 
income qualified renter households in the primary market area that all affordable 
properties must capture to maintain stabilized occupancy.  Supply was estimated to be 
comprised of the subject revenue units at both 30% and 60% AMI thresholds (153 total 
units) as well as total existing and pipeline supply of senior rental units.  Total supply 
was estimated to be 545 units (498 existing + 47 pipeline units).  By dividing the overall 
supply of senior rental housing units by income qualifying households within the primary 
trade area, the resulting penetration rate is 41.7% (690 ÷ 1,655).  Excluding the 
subject’s units, the resulting penetration rate is 32.9%.  Given our surveys of current 
occupancy levels at competitive elderly projects, no adjustment for vacancy was applied 
in the penetration rate analysis.  The indicated penetration rate is consistent with 
housing projects in more urban locations (as opposed to more rural areas such as small 
neighborhoods on the neighbor islands). 
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SECTION C 
MARKET SUPPORTED RENT  
AS UNENCUMBERED BY THE  
SUBJECT’S INCOME RESTRICTIONS 
 
 
ESTIMATE OF MARKET RENT  
 
The subject proposed "affordable" rent for the Studio, 1BR and 2BR units represents the 
maximum that can be charged for the subject units under the current income guidelines 
based on the 55% (Studio units) to 60% (1BR and 2BR units) AMI.  Ideally, the rental 
structure for the subject units should also be in conformance with market rental rates, 
i.e., the proposed sponsor rents should not exceed market rents for competitive open 
market housing stock.  For purposes of checking the reasonability of the contract 
“affordable” rents, a market rent survey was also conducted, which is discussed 
following. 
 
 
SELECTION OF MARKET DATA 
 
Lesher Chee Stadlbauer, Inc. researched rental properties primarily within the subject’s 
primary trade area.  We were unable to find a mid to high-rise multi-family project 
within the Ewa Plain; hence, we have included low-rise townhome-style project as rental 
indicators.  Furthermore, due to the lack of comparables within the primary trade area 
for studio units, we have expanded our research to include comparables from the Pearl 
City submarket.  Our selected comparables are located on the location map provided on 
the following page, summarized narratively thereafter, and further analyzed on the 
ensuing market data adjustment tables labeled: Table 1 (Studio Apartments), Table 2 
(1BR/1BA Apartments) and Table 3 (2BR/1BA Apartments).   
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Pearlridge Square (Studio Comp No. 1) 
was rented for a monthly net rent of $1,100.  
This building contains 282 total units inclusive 
of studio, 1BD and 2BD units.  The studio unit 
within this 43-story high-rise exhibited a 360 sf 
unit rented with one parking.  The selected unit 
was reported to be in average condition with 
no major renovations. 

  
Century Park Plaza (Studio Comp No. 2 & 
3) featured two units include in our adjustment 
grid, a unit rented for $1,000 with the tenant 
responsible for GET, and an asking rent of 
$1,025.  This building contains 607 total units 
inclusive of studio, 1BD and 2BD units.  The 
studio units within this 47-story high-rise were 
360 sf units with one parking stall.  The 
selected units were reported to be in average 
condition with no major renovations. 
 



LESHER • CHEE • STADLBAUER 

Proposed Kulana Hale at Kapolei Market Study 2014  Page-20 

Sun Rise (1BR Comp No. 4) was rented for 
a monthly net rent of $1,150.  This project 
contains 408 total units inclusive of studio, 1BD 
and 2BD units.  This 1 BD unit measured 476 
square feet.  One open parking stall is included 
in the rent.  The unit was reported to be in 
average condition. 
 

  
West Loch Fairways (1BD Comp No. 5 & 6 
and 2BD Comp No. 9) the 1BD comparables 
were rented at monthly rates of $1,250 and 
$1,350 respectively.  The 2BD comparable was 
rented at $1,600 per month.  This project 
contains 136 total units inclusive of 1BD and 
2BD units.   1BD Comparable 5 measured 764 
square feet, was reported to be in average 
condition and was conveyed with a single stall.  
1BD Comparable 6  measured only 681 square 
feet, however it was recently upgraded to “like 
new” conditions and was conveyed with two 
parking stalls.  The 2BD Comparable 9 rented 
for $1,600 per month, measured 986 square 
feet, was conveyed with two parking stalls, and 
was reportedly in average condition. 
  
Palm Villas II (2BD Comp No. 7) was 
rented for a monthly net rent of $1,650.  This 
project contains 384 total units inclusive of 
mostly 1BD and 2BD units.  The 2BD unit 
within this low-rise project exhibited a size of 
717 sf.  The rent included one covered stall 
and one open stall  The unit was reported to 
have been recently upgraded and in good 
condition. 
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Pae Ko Gardens (2BD Comp No. 8) was 
rented for a monthly net rent $1,550.  This 
project contains 128 total units inclusive of 
1BD, 2BD and 3BD units.  The 2BD comparable 
this low-rise project exhibited a size of 701 sf, 
and a vast 305 sf lanai.  Two open parking 
stalls are included in the rent.  The selected 
unit was reported to be in average condition 
with no major renovations. 
 

 
 
   



TABLE 1

SUBJECT 1 2 3 

PEARLRIDGE CENTURY CENTURY

  DESCRIPTIVE DATA SQUARE PARK PLAZA PARK PLAZA

Address 1020 Wakea St. 98-288 Kaonohi St. 1060 Kam. Hwy. 1060 Kam. Hwy.

Location Kapolei Pearl Ridge Pearl City Pearl City
Ownership Apartment Condominium Condominium Condominium
Design Mid/High Rise High-Rise High-Rise High-Rise
Monthly Rental Rate $1,100 $1,000 + GET $1,025
Rent Concessions --- $0 $0 $0
Effective Monthly Rental Rate --- $1,100 $1,045 $1,025
Lease Date --- Feb-14 Oct-13 Acitve
Market Conditions Adjustment 100.00% 100.00% 100.00%
Market Conditions Adjusted Rent $1,100 $1,045 $1,025
Term --- 12 month 12 month 12 month
Living Area in Square Feet 360  360 360 360 
Lanai Area in Square Feet --- 0 0 0 
Unit Rental Rate (Excluding Lanai) --- $3.06 $2.90 $2.85
Bedroom/Bath 0/1 0/1 0/1 0/1
Parking 1 [A] 1 (Open) 1 (Open) 1 (Open)
Furniture Semi-Furnished Semi-Furnished Semi-Furnished Semi-Furnished
Rent Control Assume Market None None None
Utilities Included In Rent  Water, Sewer, Elec. Water & Sewer Water & Sewer Water & Sewer
Amenities 1, 10 2, 3, 4, 10 2, 3, 4, 10 2, 3, 4, 10
Year Built Proposed 1980 1984 1984
Condition Excellent Average Average Average

  ELEMENTS OF COMPARISON

Market Conditions 0.5% 1.8% 0.0%
Term of Lease 0.0% 0.0% 0.0%
Location -10.0% -5.0% -5.0%
Structure/Stories [B] 0.0% 0.0% 0.0%
Age, Condition & Design 5.0% 5.0% 5.0%
Unit Size/Configuration 0.0% 0.0% 0.0%
Parking 0.0% 0.0% 0.0%
Furnishings 0.0% 0.0% 0.0%
View -2.5% -2.5% -2.5%
Amenities -7.5% -7.5% -7.5%
Utilities [C] 11.2% 11.8% 12.0%
Total Adjustments -3.3% 3.5% 2.0%
Adjusted Rental Rate $1,064 $1,082 $1,046
Average Monthly Rent $1,064
Weighting 30% 35% 35%
Weighted Average $1,064 $319 $379 $366
Concluded Gross Monthly Rent (Rounded) $1,075

Notes:

[A] Assumes 1 parking is included.  Senior housing ratio based on 1 stall/4-units.
[B] Townhome vs. Mid/High Rise premium was determined to be ~$100.
[C] Based on average of HUD's Utility Allowance for Honolulu and HECO electricity estimate.

SOURCE:  LESHER CHEE STADLBAUER

PROPOSED KAPOLEI SENIOR HOUSING

ESTIMATE OF UNENCUMBERED MARKET RENT

[1] Coin Laundry, [2] Internal Laundry. [3] Air conditioning, [4] Pool, [5] Tennis, [6] Ocean View, [7] Dishwasher, [8] Cable TV, [9] BBQ area / Rec Room, [10] Security

STUDIO APARTMENTS



  TABLE 2

SUBJECT 4 5 6 
SUN RISE WEST LOCH WEST LOCH

  DESCRIPTIVE DATA FAIRWAYS FAIRWAYS

Address 1020 Wakea St.
91-203 Hanapouli 

Circle
91-1012 Makaaloa 

St.
91-1012 Makaaloa 

St.

Location Kapolei Ewa Beach Ewa Beach Ewa Beach
Tax Map Key (Division 1) 9-1-88: 21 9-1-61: 41 9-1-66: 72 9-1-66: 72
Ownership Apartment Condominium Condominium Condominium
Design Mid/High Rise Townhome Townhome Townhome
Monthly Rental Rate --- $1,150 $1,250 $1,350
Rent Concessions --- $0 $0 $0
Effective Monthly Rental Rate --- $1,150 $1,250 $1,350
Lease Date --- Mar-14 Nov-13 Nov-13
Market Conditions Adjustment 100.00% 100.00% 100.00%
Market Conditions Adjusted Rent $1,150 $1,250 $1,350
Term --- 12 month 12 month 12 month
Living Area in Square Feet 534  476 764 681 
Lanai Area in Square Feet 0 0 68 0 
Unit Rental Rate (Excluding Lanai) --- $2.42 $1.64 $1.98
Bedroom/Bath 1/1 1/1 1/1 1/1
Parking 1 [A] 1 (Open) 1 (Open) 2 (Open)
Furniture Semi-Furnished Semi-Furnished Semi-Furnished Semi-Furnished
Rent Control Assume Market None None None
Utilities Included In Rent Water, Sewer, Elec. Water & Sewer Water & Sewer Water & Sewer
Amenities 1, 10 2, 3, 4, 7, 9 2, 7 2, 7
Year Built Proposed 1993 1992 1992
Condition Excellent Average Average Good

  ELEMENTS OF COMPARISON

Market Conditions 0.3% 1.0% 1.0%
Term of Lease 0.0% 0.0% 0.0%
Location 2.5% 2.5% 2.5%
Structure/Stories [B] -8.7% -8.0% -7.4%
Age, Condition & Design 5.0% 5.0% 2.5%
Unit Size/Configuration 2.5% -7.5% -5.0%
Parking 0.0% 0.0% -5.0%
Furnishings 0.0% 0.0% 0.0%
View 2.5% 2.5% 2.5%
Amenities -5.0% -5.0% -5.0%
Utilities [C] 12.4% 11.4% 10.6%
Total Adjustments 11.5% 1.9% -3.3%
Adjusted Rental Rate $1,282 $1,274 $1,305
Average Monthly Rent $1,287
Weighting 33% 33% 33%
Weighted Average $1,287 $427 $425 $435
Concluded Gross Monthly Rent (Rounded) $1,300

Notes:

[A] Assumes 1 parking is included.  Senior housing ratio based on 1 stall/4-units.
[B] Townhome vs. Mid/High Rise premium was determined to be ~$100.
[C] Based on average of HUD's Utility Allowance for Honolulu and HECO electricity estimate.

SOURCE:  LESHER CHEE STADLBAUER

ESTIMATE OF UNENCUMBERED MARKET RENT

PROPOSED KAPOLEI SENIOR  PROJECT

[1] Coin Laundry, [2] Internal Laundry. [3] Air conditioning, [4] Pool, [5] Tennis, [6] Ocean View, [7] Dishwasher, [8] Cable TV, [9] BBQ area / Rec 
Room, [10] Security

ONE-BEDROOM/ONE BATH  APARTMENTS



  TABLE 3

SUBJECT 7 8 9 
PALM PAE KO WEST LOCH

  DESCRIPTIVE DATA VILLAS II GARDENS FAIRWAYS

Address 1020 Wakea St.
91-1200 

Mikohu St 91-1048 Kaiau Ave. 91-1012 Makaaloa St.

Location Kapolei Ewa Beach Ewa Beach Ewa Beach

Tax Map Key (Division 1) 9-1-88: 21 9-1-61: 34 9-1-16: 63 9-1-66: 72

Ownership Apartment Condominium Condominium Condominium

Design Mid/High Rise Townhome Townhome Townhome

Monthly Rental Rate --- $1,650 $1,550 $1,600
Rent Concessions --- $0 $0 $0

Effective Monthly Rental Rate --- $1,650 $1,550 $1,600

Lease Date --- Apr-14 Dec-13 Feb-14

Market Conditions Adjustment 100.00% 100.00% 100.00%

Market Conditions Adjusted Rent $1,650 $1,550 $1,600

Term --- 12 month 12 month 12 month

Living Area in Square Feet 765  717 701 986 

Lanai Area in Square Feet 0 0 305 40 

Unit Rental Rate (Excluding Lanai) --- $2.30 $2.21 $1.62

Bedroom/Bath 2/1 2/1 2/1 2/2

Parking 1 [A] 2 (Covered/Open) 2 (Open) 2 (Open)

Furniture Semi-Furnished Semi-Furnished Semi-Furnished Semi-Furnished

Rent Control Assume Market None None None

Utilities Included In Rent Water, Sewer, Elec. Water & Sewer Water & Sewer Water & Sewer

Amenities 1, 10 2, 3, 4, 7, 9 2, 3, 4, 7, 9 2, 7

Year Built Proposed 1991 1995 1992

Condition Excellent Good Average Average

  ELEMENTS OF COMPARISON

Market Conditions 0.0% 1.0% 0.5%

Term of Lease 0.0% 0.0% 0.0%

Location 2.5% 2.5% 2.5%
Structure/Stories [B] -6.1% -6.5% -6.3%

Age, Condition & Design 0.0% 5.0% 5.0%

Unit Size/Configuration 0.0% -5.0% -7.5%

Parking -7.5% -5.0% -5.0%

Furnishings 0.0% 0.0% 0.0%

View 2.5% 2.5% 2.5%
Amenities -7.5% -5.0% -5.0%
Utilities [C] 11.6% 12.4% 12.0%

Total Adjustments -4.4% 0.9% -1.8%

Adjusted Rental Rate $1,577 $1,565 $1,572

Average Monthly Rent $1,571

Weighting 33% 33% 33%

Weighted Average $1,571 $526 $522 $524

Concluded Gross Monthly Rent (Rounded) $1,575  

Notes:

[A] Assumes 1 parking is included.  Senior housing ratio based on 1 stall/4-units.
[B] Townhome vs. Mid/High Rise premium was determined to be ~$100.
[C] Based on average of HUD's Utility Allowance for Honolulu and HECO electricity estimate.

SOURCE:  LESHER CHEE STADLBAUER

ESTIMATE OF UNENCUMBERED MARKET RENT

PROPOSED KAPOLEI SENIOR HOUSING

[1] Coin Laundry, [2] Internal Laundry. [3] Air conditioning, [4] Pool, [5] Tennis, [6] Ocean View, [7] Dishwasher, [8] Cable TV, [9] BBQ area / Rec Room, 
[10] Security

TWO-BEDROOM/ONE-BATH APARTMENTS
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ANALYSIS AND COMPARISON 
 
The rent comparables for the Studio, 1BR/1BA, and 2BR/1BA units were all rented 
absent of any age and/or income restrictions, thus, are reflective of market rents for 
open market housing stock.  The various units were mostly built in the late-1980s and 
early-1990s and several feature project amenities such as swimming pools that are 
superior to the subject.  With the exception of these characteristics, the proposed 
subject units were considered to compare relatively well with the majority of the units in 
the survey.  In particular, the proposed subject property will benefit from its location 
within the urban core of the City of Kapolei proximate to the City and County’s TheBus 
main transit station in Kapolei, the proposed Kaiser medical office building, newly built 
Foodland grocery store at the Kapolei Village Center, and State judiciary building.  Based 
on our interviews with rental agents and property managers, the subject’s location is 
judged to be desirable to seniors.   
 
Rent for the proposed subject units would reflect gross rents, i.e., inclusive of electricity; 
hence, we have considered the necessary adjustment to comparables rented without 
electricity.  The adjustment factor used is based on the current HUD Utility Allowance 
(UA) schedule (which also includes water and sewer) coupled with specific information 
obtained via our interviews with Hawaiian Electric Company (HECO).  For the purposes 
of the market analysis report, we have estimated the electricity adjustment to be 
$123/month, $143/month and $192/month for the Studio, 1BR and 2BR units, 
respectively (equivalent to the 2014 electrical cost component of the monthly utility 
allowance for high-rise projects in Honolulu). 
 
Following the adjustment process, our concluded market rent for the subject’s units as 
if unencumbered by any age/income restrictions, on a gross basis where the landlord 
pays for water, sewer and electricity expenses, are as follows: 
 

 Studio units:     $1,075 per month 

 1-bedroom/1-bath units:    $1,300 per month 

 2-bedroom/1-bath units:    $1,575 per month 
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SECTION D 
MARKET STUDY CONCLUSIONS 
 
 
Based on the foregoing presentation of demographics, published governmental 
statistics, and surveys and interviews with market participants, it appears that there is 
currently adequate demand for age and income restricted elderly rental housing in the 
primary trade area to absorb the subject’s 153 revenue units.  Our surveys of senior 
projects indicates that the majority of demand comes from the primary trade area; 
however, some renters will come from outside the trade area (an analysis of recently 
constructed age and income restricted projects found that typically 60% to 80+% of the 
qualified renters were from the immediate market area surrounding the project).  Thus 
there is potential that the project may draw some tenants from the secondary and 
tertiary markets. 
 
The overall penetration rate for the subject of 41.7% was considered to be within an 
acceptable range for a project in an urban location.  The capture rate of 8.76% is also 
considered to be acceptable and suggests a moderate level of risk for the project.  The 
rate also assumes stabilized occupancy would be achieved from qualified renters from 
only the primary trade area.  The following graphic illustrates the nature of capture risk: 
 

 
 
In the instant case, the subject capture rate of 8.76% suggests that 1 in every 11 to 12 
age/income qualified households in the primary market area is needed to achieve 
stabilized occupancy.  It should be noted that the provided capture rate is essentially a 
weighted average rate reflective of the various unit types, i.e., if sufficient data are 
available, the capture rate can also be refined to consider the risk associated with filling 
the various unit types.  Demographic data were not available to accurately assign 
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capture rates for the subject studio, 1BR and 2BR units.  From the data, we can intuit 
that the rate for the studio units would be higher than that for the 1BR and 2BR units, 
thus, primary capture risk is associated with the lower revenue units in the subject 
property. 
 
While the capture rate of 8.76% and penetration rate of 41.6% represents a moderate 
level or risk, we note that our analysis is quite conservative in the determination of the 
demand pool; i.e., our model considers only qualified seniors residing in the defined 
primary trade area when, in fact, seniors from anywhere in Hawaii are eligible for the 
project.  Further, we note that in other senior affordable rental projects as many as 20% 
to 40% of the renters come from outside a given trade area.  Therefore, of the 145 
units above 30% AMI we assumed that 20% or 29 units would be absorbed by 
individuals coming outside of the subject’s trade area.  Hence, we would only need for 
renters in the trade area to account for 116 units.  As discussed, we conclude a total 
demand of 1,655 renter occupied households in the subject’s trade area that meet the 
referenced age and income household specifications.  The ratio of subject revenue units 
to be satisfied by people within the trade area (116 units) to qualifying households 
(1,655) is approximately 7.01%.  The indicated capture rate for the subject suggests 
reduced level of risk from the initial rate discussed herein (8.76%).  The penetration 
rate which accounts for the supply of units in the market would not be changed.  
Therefore our modified capture rate would be 7.01% while the market penetration rate 
was estimated to be 41.7%.  As exhibited on the following diagram, the subject would 
fall within a moderate risk level for projects in the “Urban Markets” classification.  This 
classification recognizes that in more developed markets, penetration rates are higher 
due to the need to compete against existing and pipeline supply.  Capture should ideally 
be at or below 8% in order to allow greater selectivity in renters.  

 
         Chart Source:  NCHMA 2013 Multifamily Housing Exchange. 
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Additionally, we noted that the overall Owner/Renter ratio for seniors indicated that only 
36% of seniors in this trade area are renters.  However, since the seniors we selected 
have low incomes, it is likely that the percentage of renters amongst income qualified 
seniors is significantly higher.  With this in mind, there is cause to believe that the “true” 
capture and penetration rates may be lower than stated. 
 
Rental apartments are a needs based form of housing, thus, pre-leasing of units is not 
the same as for the sale of for-sale housing product.  As such, we would anticipate that 
the developer would begin qualifying renters during the construction process to form a 
wait list similar to other projects in the market area.  Once the certificate of occupancy 
(CO) was obtained for the subject, rental agreements from this list of pre-qualified 
renters could be executed and move-in would take place.  As adequate demand is 
believed to be demonstrated for the project, absorption of the rental units would be 
expected to be achieved within a reasonable time frame after the CO. 
 
Our market research indicates that a demonstrable spread between market rent and the 
proposed monthly sponsor rents exists – refer to the following summary schedule:  
 

No. 
Bedrooms 

No. 
Of Units 

Income 
Limit (AMI) 

Proposed Monthly 
Sponsor Rents [1] 

CONCLUDED GROSS 
MONTHLY MARKET 

RENT  
Studio 18 55% $922 $1,075 

Sponsor Rent Advantage Relative to 
Monthly Market Gross Rent  $153 

Or 14.23% 
1 106 60% $1,078 $1,300 

Sponsor Rent Advantage Relative to 
Monthly Market Gross Rent   $197 

Or 16.38% 
2 21 60% $1,294 $1,575 

Sponsor Rent Advantage Relative to 
Monthly Market Gross Rent  $281 

Or 17.84% 
[1] Subject’s proposed monthly sponsor gross rents include tenant’s electricity, water, sewer, and refuse removal costs. 
[2] HUD’s maximum restricted rents are inclusive of a utility allowance which includes electricity consumption within the 
unit, water, sewer, and refuse removal.
 
According to the National Council of Housing Market Analysts (NCHMA), the industry 
benchmark for the spread between market rents and the maximum allowable rents 
under the tax credit program (in this case established by HUD rents) is 10%.  The 
spread illustrated in our analysis exceeds that benchmark.  Essentially, the spread 
between open market rent and the sponsor rents is a rental advantage to the 
age/income qualified renter and would provide an impetus to draw renters at the upper 
end of the AMI thresholds out of existing market rate housing into the subject project; 
particularly when the more affordable housing alternative provided represents new 
construction in a convenient urban location with desirable amenities.  Further, the rental 
advantage provides some insulation to market and operational risk over the long-term.   
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CERTIFICATION 
 
 
It is hereby certified that, to the best of the knowledge and belief of the undersigned: 
 

1) The statements of fact contained in this report are true and correct. 

2) The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions, and are the personal, impartial, and unbiased professional analyses, opinions, 
and conclusions of the appraiser. 

3) The appraiser has no present or prospective interest in the property that is the subject of this 
report, and has no personal interest with respect to the parties involved. 

4) The appraiser has performed consulting services, regarding the property that is the subject of this 
report within the three-year period immediately preceding acceptance of this assignment. 

5) The appraiser has no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

6) The appraiser’s engagement in this assignment was not contingent upon developing or reporting 
predetermined results.  

7) The appraiser’s compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that favors the cause of 
the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence 
of a subsequent event directly related to the intended use of this appraisal. 

8) The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).   

9) The reported analyses, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

10) Stephen E. Stadlbauer, CGA has made a personal inspection of the property that is the subject of 
this report as of the retrospective date of valuation.   

11) Matthew Balkin and Pomai Jones, Real Property Analysts with Lesher Chee Stadlbauer, Inc. 
assisted in the gathering and reporting of certain market data utilized within this report.  No one, 
who was not already recognized elsewhere in this report, provided significant real property 
appraisal assistance to the person signing this certification. 

12) The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 

13) Stephen E. Stadlbauer, CGA is currently certified under the required continuing education program 
of the Department of Commerce and Consumer Affairs (DCCA) as it pertains to licensing and 
certification of real estate appraisers in the State of Hawaii. 

14) As of the date of this report, Stephen E. Stadlbauer, has completed the Standards and Ethics 
Education Requirements for Candidates of the Appraisal Institute. 

 

 
      _______________________________ 
      Stephen E. Stadlbauer, CGA 
      Principal 
      Hawaii State Certified General Appraiser, CGA-190 
      Expiration Date 12/31/2015 
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General Assumptions and Limiting Conditions 



GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

 
 
General Assumptions 
 
1) While the appraisal may contain information about the physical items being appraised (including 

their adequacy, age and/or condition), it should be clearly understood that this information is 
only to be used as a general guide for property valuation and not as a complete or detailed 
physical report; particularly if this appraisal is made without benefit of any due diligence studies 
prepared by an architect, civil, or mechanical engineer.  As the appraiser is not a construction, 
engineering, environmental, or legal expert, and any statement given on these matters in the 
report should be considered preliminary in nature.  Should information be provided following the 
delivery of this report that would indicate an adverse condition that could impact the value 
conclusions as presented herein, the appraisers specifically reserve the right to reanalyze the 
findings of the appraisal. 

2) No responsibility is assumed for the legal description or for matters including legal or title 
consideration.  Title to the property is assumed to be good and marketable unless otherwise 
stated. 

3) The property is appraised free and clear of any or all liens or encumbrances unless otherwise 
stated. 

4) Responsible ownership and competent property management are assumed. 

5) Information furnished by others is believed to be reliable.  However, no warranty is given for its 
accuracy. 

6) Certain analyses within this assignment were prepared from information provided by 
project/property ownership.  Our preparation does not include an independent verification of 
information used. 

7) All engineering is assumed to be correct.  The plot plans and illustrative material in this appraisal 
report are included only to assist the reader in visualizing the property. 

8) It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 
structures that render it more or less valuable.  No responsibility is assumed for such conditions 
or for arranging for engineering studies that may be required to discover them. 

9) It is assumed that there is full compliance with all applicable federal, state and local 
environmental regulations and laws unless noncompliance is stated, defined, and considered in 
this appraisal report. 

10) It is assumed that all applicable zoning and use regulations and restrictions have been complied 
with, unless a nonconformity has been stated, defined, and considered in this appraisal report. 

11) It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or 
administrative authority from any local, state, or national government or private entity or 
organization have been, or can be obtained or renewed for any use on which the value estimate 
contained within this report is based. 

12) It is assumed that the utilization of the land and improvements is within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
noted, defined, and considered in the appraisal report. 

13) Any sketch in this report may show approximate dimensions and is included to assist the reader 
in visualizing the property.  Maps and exhibits found in this report are provided for reader 
reference purposes only.  No guarantee as to accuracy is expressed or implied unless otherwise 
stated in this report.  No survey has been made for the purpose of this report. 



 

In addition to the preceding General Assumptions, the appraisal report is subject to the 
following Limiting Conditions. 
 

1) Possession of this report, or a copy thereof, does not carry with it the right of publication.  It may 
not be used for any purpose by any person other than the party to whom it is addressed without 
written consent of the appraiser, and in any event, only with proper written qualification and only 
in its entirety. 

2) The appraiser, by reason of this appraisal, is not required to give further consultation, testimony, 
or be in attendance in court with reference to the property in question unless such arrangements 
have been previously made. 

3) Neither all nor any part of the contents of this appraisal report (especially any conclusions as to 
value, the identity of the appraiser, or the firm with which the appraiser is connected) shall be 
disseminated to the public through advertising, public relations, news, sales, or other media 
without the prior written consent and approval of the appraiser. 

4) The appraiser’s liability regarding the services provided within this assignment is limited solely to 
the amount of the professional fee and does not extend to third parties. 

5) In the appraisal assignment, the existence of potentially hazardous material used in the 
construction or maintenance of the building, such as the presence of urea-formaldehyde foam 
insulation, asbestos, and/or the existence of toxic waste, which may or may not be present on 
the property, was not observed by the appraiser; nor does the appraiser have any knowledge of 
the existence of such materials on or in the property.  The appraiser, however, is not qualified to 
detect such substances.  The existence of urea-formaldehyde insulation or other potentially 
hazardous waste material may have an effect on the value of the property.  We urge the client to 
retain an expert in this field, if desired.  Should information be provided following the delivery of 
this report that would indicate an adverse condition that could impact the value conclusions as 
presented herein, the appraisers specifically reserve the right to reanalyze the findings of the 
appraisal. 

6) Unless otherwise stated in this report, the subject property is appraised without a specific 
compliance survey having been conducted to determine if the property is or is not in 
conformance with the requirements of the Americans with Disabilities Act.  The presence of 
architectural and communications barriers that are structural in nature that would restrict access 
by disabled individuals may adversely affect the property's value, marketability, or utility.  Should 
information be provided following the delivery of this report that would indicate an adverse 
condition that could impact the value conclusions as presented herein, the appraisers specifically 
reserve the right to reanalyze the findings of the appraisal. 

7) All appraisal reports must state that it is the intention of the appraiser that the report complies 
with all statute, rules, and regulations prohibiting discrimination on the basis of race, color, 
religion, sex, or national origin, and marital status. 



EXHIBIT B 

 
Definitions and Terms 



DEFINITIONS AND TERMS1 
 
 
Throughout this report, the reader will encounter various technical words or phrases 
necessary for the proper presentation of material and conclusions.  In addition, certain 
Hawaiian words, by common usage, which are a part of the everyday local and business 
language, will be utilized.  We present at this point those most commonly used together 
with a brief explanation. 
 
 
MARKET VALUE 
 
Comment: Forming an opinion of market value is the purpose of many real property 
appraisal assignments, particularly when the client’s intended use includes more than 
one intended user.  The conditions included in market value definitions establish market 
perspectives for development of the opinion.  These conditions may vary from definition 
to definition but generally fall into three categories: 
 

1. the relationship, knowledge, and motivation of the parties (i.e., seller and buyer); 

2. the terms of sale (e.g., cash, cash equivalent, or other terms); and 

3. the conditions of sale (e.g., exposure in a competitive market for a reasonable time prior 
to sale). 

Appraisers are cautioned to identify the exact definition of market value, and its 
authority, applicable in each appraisal completed for the purpose of market value. 
 
 
Market Value2 means the most probable price, which a property should bring in a 
competitive and open market under all conditions requisite to a fair sale, the buyer and 
seller each acting prudently and knowledgeably, and assuming the price is not affected 
by undue stimulus.  Implicit in this definition is the consummation of a sale as of a 
specified date and the passing of title from seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and acting in what they consider their 
own best interests; 

3. A reasonable time is allowed for exposure in the open market; 

4. Payment is made in terms of cash in U.S. dollars or terms of financial arrangements 
comparable thereto; and 

5. The price represents the normal consideration for the property sold unaffected by special 
or creative financing or sales concessions granted by anyone associated with the sale. 

 

                                            
1 Unless otherwise noted, the source for definitions set forth herein is:  Appraisal Institute, The Dictionary of Real Estate 
Appraisal, 5th Ed. (2010). 
2 Source:  12 CFR, Part 34.42(g); 55 Federal Register 34696, August 24,1 990, as amended at 57 Federal Register 12202, 
April 9, 1992, and at 59 Federal Register 29499, June 7, 1994; and The Dictionary of Real Estate Appraisal, 5th Edition. 



For the purposes of this report, Market Value “As Is”3 is an estimate of the market 
value of real property in its current physical condition, use, and zoning as of the 
appraisal's effective date. 
 
The following definition of Market Value has been set forth under the Uniform 
Standards of Professional Appraisal Practice (USPAP 2012/2013 Edition) as 
promulgated by the Appraisal Standards Board (ASB) of the Appraisal 
Foundation: 
 
“a type of value, stated as an opinion, that presumes the transfer of a property (i.e., a 
right of ownership or a bundle of such rights), as of a certain date, under specific 
conditions set forth in the definition of the term identified by the appraiser as applicable 
in an appraisal.” 
 
 
PROSPECTIVE VALUE OPINION 
 
A forecast of the value expected at a specified future date.  A prospective value opinion 
is most frequently sought in connection with real estate projects that are proposed, 
under construction, or under conversion to a new use, or those that have not achieved 
sellout or a stabilized level of long-term occupancy at the time the appraisal report is 
written.  
 
 
PROSPECTIVE MARKET VALUE 4 
 
Prospective Market Value Upon Completion of Construction means the 
prospective future value of a property on the date that construction is completed, based 
upon market conditions to exist as of the completion date.  
 
Prospective Market Value Upon Achieving Stabilized Occupancy means the 
prospective future value of a property upon the date that stabilized occupancy is 
achieved and all costs associated with stabilizing occupancy, i.e., discounted rents or 
other concessions associated with stimulating initial absorption have been recognized. 
 
 
HIGHEST AND BEST USE 
 
The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value.  The four criteria the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum profitability. 
 

                                            
3FDIC Law, Regulations, Related Acts; 5000 – Statements of Policy, Interagency Appraisal and Evaluation Guidelines, 
Appendix D – Glossary of Terms (www.fdic.gov/regulations/laws/rules/5000-4800). 
4 Appraisal Policies and Practices of Insured Institutions and Services Corporation, Federal Home Loan Bank Board, “Final 
Rule” 12 CFR Parts 563 and 571, December 21, 1987. 



Highest and best use of land or a site as though vacant.  Among all reasonable, 
alternative uses, the use that yields the highest present land value, after payments are 
made for labor, capital, and coordination.  The use of a property based on the 
assumption that the parcel of land is vacant or can be made vacant by demolishing any 
improvements. 
 
Highest and best use of property as improved.  The use that should be made of a 
property as it exists.  An existing improvement should be renovated or retained as is so 
long as it continues to contribute to the total market value of the property, or until the 
return from a new improvement would more than offset the cost of demolishing the 
existing building and constructing a new one. 
 
 
OWNERSHIP TENURE 
 
Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate 
subject only to the four powers of government (i.e., eminent domain, escheat, police 
power, and taxation). 

Leased Fee Interest:  An ownership interest held by a landlord with the right of use 
and occupancy conveyed by lease to others.  The rights of the lessor (the leased fee 
owner) and the lessee are specified by contract terms contained within the lease. 

Leasehold Interest:  The interest held by the lessee (the tenant or renter) through a 
lease transferring the rights of use and occupancy for a stated term and under certain 
conditions. 
 
 
FLOOR AREA 5 
 
This concept to measure allowed building density is utilized by the City and County of 
Honolulu’s Land Use Ordinance.  It is defined as the area of all floors of a structure 
excluding unroofed areas, measured from the exterior faces of the exterior walls from 
the centerline of party walls dividing a structure.  The floor area of a structure, or 
portion thereof, which is not enclosed by exterior walls, shall be the area under the 
covering, roof or floor above which is supported by posts, columns, partial walls, or 
similar structural members which define the wall line. 
 
 
BUILDING AREA TERMS 6 
 
Gross Building Area:  This area is defined as “the total constructed area of a building” 
which is computed by measuring the outside finished surface of the permanent outer 
walls.  It is generally not used for leasing purposes. 

 

                                            
5 City and County of Honolulu, Land Use Ordinance, (May 1999). 
6 Standard Method for Measuring Floor Area in Office Buildings, An American National Standard, published by Building  
   Owners and Managers Association (BOMA), 1996. 



Building Common Area:  Areas of a building that provide services to building tenants 
but which are not included in the office or store area of any specific tenant.  These 
areas may include, but not be limited to, main and auxiliary lobbies, atrium spaces at 
the level of the finished floor, concierge areas or security desks, conference rooms, 
lounges or vending areas, food service facilities, locker or shower facilities, mail rooms, 
fire control rooms, fully enclosed courtyards outside the exterior walls, and building core 
and service areas such as fully enclosed mechanical or equipment rooms.  Specifically 
excluded from Building Common Areas are Floor Common Areas, parking space, portions 
of loading docks outside the building line, and major vertical penetrations. 

Floor Common Area:  Areas on a floor such as washrooms, janitorial closets, electrical 
rooms, telephone rooms, mechanical rooms, elevator lobbies, and public corridors which 
are available primarily for the use of tenants on that floor. 

Rentable (or Leasable) Area:  Rentable area means the “usable area” of an office or 
store area plus its share of floor common areas and building common areas.  Rentable 
area is determined by multiplying “usable area” of an office or store area by the “R/U 
Ratio”.  The total of all rentable areas equals the Building Rentable Area for the building. 

R/U Ratio:  The conversion factor that, when applied to “usable area,” gives the 
“rentable area” of the “office or store area.”  Essentially, the R/U Ratio distributes the 
“building common area” among the various office and/or store areas. 

Usable Area:  The actual occupiable area of an office or store space and is of prime 
interest to a tenant in evaluating the space offered by a landlord and in allocating the 
space required to house personnel and furniture. 

 
 
EFFECTIVE RENT 
 
The rental rate net of financial concessions such as periods of no rent during the lease 
term; may be calculated on a discounted basis, reflecting the time value of money, or on 
a simple, straight line-basis.  Consistent with the foregoing, effective rent is often used 
by brokers and other market analysts to describe the rental rate to ownership net of 
amortized improvement costs (either paid directly or via improvement allowances 
provided by ownership). 

 
 
EASEMENT 
 
Easements represent another division of property ownership.  An easement is an 
interest in real property that conveys use, but not ownership, of a portion of an owner's 
property.  Access or right-of-way easements may be acquired by private parties or public 
utilities.  Governments dedicate conservation, open space, and preservation easements. 
 
Easements usually permit a specific portion of a property to be used for identified 
purposes, such as access to an adjoining property or as the location of a certain 
underground utility.  Although surface easements are the most common, subterranean 
and overhead easements are used for public utilities, subways, and bridges.  Other 
easements may prohibit the owner of the underlying fee simple interest from certain 



uses of the property without giving the owner of the easement any possessory interest 
in the real estate, e.g., scenic easement and facade easements.7 
 
 
CASH EQUIVALENCY ANALYSIS 8 
 
As the typical definition of market value recognizes cash equivalent terms, sales prices 
of comparable properties that appear to have been sold with non-market financing are 
investigated to determine whether adjustments are warranted to reflect typical market 
terms at the time of sale.  Cash equivalency analysis is the procedure by which 
appropriate adjustments for non-market financing are determined.  Greatest emphasis 
should be placed upon market-derived adjustments (inclusive of interviews with the 
parties involved in the transaction to determine if the negotiated price was affected by 
the financing terms) as opposed to those derived via calculations alone. 
 
 
DIRECTIONAL TERMS 9  
 
The individual islands do not generally lie on a clear north/south axis.  Directional 
terminology therefore, frequently makes reference to location, such as:  mauka - (uka) 
inland, upland, towards the mountain; makai - (kai) toward the sea; and 
townside - toward the town. 
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7 Appraisal Institute, The Appraisal of Real Estate, 12th Ed. (2001). 
8 Ibid. 
9 Hawaiian Dictionary, Mary Kawena Pukui and Samuel H. Elbert, University of Hawaii Press (1986). 
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LESHER • CHEE • STADLBAUER, Inc. 
 

Continuing a tradition of providing real estate valuation and consulting services 
to Hawaii and the Pacific for over 40-years. 

 
 

Lesher Chee Stadlbauer, Inc. (LCS) is a full service real estate 
valuation and consulting practice headquartered in Honolulu, Hawaii and 
serving the Pacific Basin (Hawaii, Micronesia and the South Pacific) since 
1970.  The LCS Valuation Practice concentrates principally in commercial, 
industrial, hospitality, residential development (on an entire project basis), 
and specialty property types.  We are also experienced with complex 
engagements involving partial real estate interests, life estates, leased fee 
interests and real estate tax credits.  Analyses employing modeling 
software (Argus) are regularly performed with copies via compact disk 
available at the client’s request.  The LCS Consulting Practice includes 
market studies, feasibility analysis, highest and best use studies, location 
analysis, rent studies, appraisal review, arbitration, tax appeal, and 
litigation support services. 
 
Members of our firm include highly recognized and qualified real estate 
professionals with extensive experience in assisting land owners, real 
estate managers, developers, lenders, investors, trusts, attorneys and 
governmental agencies in the solution of real estate problems requiring 
objective valuation and evaluation analyses. 
 
Raymond A. Lesher, MAI, CRE (1928 – 2000), our founder, was 
recognized both in the Pacific and nationally as a practicing appraiser, 
educator and author during a distinguished 50-year career in the 
appraisal profession.  Following the relocation of his practice to Hawaii 
from Connecticut in 1970, the focus of Mr. Lesher’s practice was in the 
Hawaiian Islands and Pacific. 
 
The current principals of LCS are Steven D. Chee, MAI, MRICS and 
Stephen E. Stadlbauer, CGA.  Mr. Chee specializes in valuation and 
consulting assignments involving residential development, development 
land, complex income properties, resort and hospitality properties, and 
leased fee interests.  Mr. Chee is the recognized industry leader in the 
valuation and analysis of large residential developments in the State of 
Hawaii and has been involved in over 50 engagements involving 
proposed residential development within the past five years.  He is also 
available for arbitrations and engagements involving testimony as a 
qualified expert in real estate valuation.  Mr. Stadlbauer’s diverse income 
property background includes valuation and consulting involving existing 
and proposed self storage facilities, specialized elderly housing (inclusive 
of assisted living facilities and nursing homes) and multi-family housing 
inclusive of low-income housing tax credit (LIHTC) projects.  
Mr. Stadlbauer is one of a limited number of appraisers in Hawaii approved 
by the U. S. Department of Housing and Urban Development (HUD) to 
provide appraisals under Section 223(f); Mark-to-Market assignments for 
OMHAR, and the MAP program.  He is also available for arbitrations and 
engagements involving testimony as a qualified expert in real estate 
valuation. 
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Clients are assured that all engagements performed by our 
practice are led by one of our principals.  Under this structure we 
maintain a consistent level of quality and detail.  The principals are 
assisted by a qualified staff of professionals including:   
 

 Sidney K. Komatsu, MAI, CCIM (Vice President) is a graduate 
of the University of Colorado and holds a Masters Degree in 
Business Administration from the University of Hawaii.  
Mr. Komatsu previously held positions at Title Guaranty of 
Hawaii, JP Morgan Chase.   

 Cliff H. Jhun, CCIM (Real Property Analyst) is a graduate of 
University of Hawaii with a degree in finance and business 
management.  Mr. Jhun was previously associated with CB 
Richard Ellis.   

 Lianne K. S. Poppinga, CRA (Real Property Analyst) had 
practiced as an independent fee appraiser for the past ten years 
prior to joining LCS and is a graduate of the University of Hawaii.   

 Matthew Balkin (Real Property Analyst) is a graduate of the 
University of Washington and previously worked as a legislative 
aid and research analyst in the Hawaii State Senate.   
 

 Carter Pomai Jones (Real Property Analyst) previously worked 
as an analyst for Medusky and Company, another Hawaii based 
real estate appraisal practice.   

 
We would be delighted to meet with you at your convenience to further 
discuss our services and how we can be of assistance to you.  Following, 
we have included a sampling of major clients for whom this practice and 
its principals have completed assignments as well as certain reference 
sources. 
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ESTATE AND LAND COMPANIES 
 

  Alexander & Baldwin, Inc.    Amfac, Inc. 
  Bernice Pauahi Bishop Estate    Chrysler Realty Corporation 
  C. Brewer & Company     Estate of Samuel M. Damon 
  Estate of James Campbell    First Hawaiian Trust 
  Grove Farm Land Corporation    Grove Farm Properties 
  Iolani Schools      Kaneohe Ranch 
  Knudsen Farms (Kauai)     Liliuokalani Trust 
  McCandless Properties     The Nature Conservancy 
  Oceanic Properties     Bank of Hawaii Trust 
  Parker Ranch      The Queen Emma Foundation 
  Theo H. Davies, Co., Inc.    Trust for Public Lands 
  Victoria Ward, Limited     W.H. Shipman, Limited 

 
 

FINANCIAL INSTITUTIONS 
 
  American Savings Bank     Bank of America 
  Bank of Hawaii      Bank of the West 
  Bank of Tokyo      Bank of the Midwest 
  Citicorp       Central Pacific Bank 
  Chase Manhattan Bank     Duetsche Bank 
  Finance Factors, Ltd.     First Federal Savings 
  First Federal Savings (Arkansas) United   First Hawaiian Bank 
  First National Bank of Chicago    Fleet Bank 
  Fremont Investment and Loan    Hawaii National Bank 
  GMACCM      HSBC 
  Homestreet Financial     La Jolla Bank 
  Metropolitan Mortgage and Securities   Mitsui Trust & Banking Co., Ltd. 
  Nippon Credit Bank     Pacific Guardian Life 
  Pacific Capital Funding     Royal Bank of Canada 
  Sanwa Bank       Transpacific Mortgage 
  TRI Capital Corporation      Western Farm Credit Bank 
  Shinsei Bank       Wells Fargo 
 
 

BUILDERS AND DEVELOPERS 
 
  A & B Properties     Andre Tatibouet 
  Bill Mills       BIGI Corp. 

Castle & Cooke Properties, Inc.    CMI Corp. 
Dole Food Company, Inc.    Coastal Rim Properties  
Finance Realty      Front Street Properties 
Gentry Pacific, Ltd.     Grosvenor International Ltd. 
Graham Murata Russell     Halekua Development 
Hawaii States Properties     Hawaiian Dredging 
Hawaiian Electric Industries, Inc.   Hawaiian Investment Co., Inc. 
Herbert K. Horita Realty     Houma Investment 
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BUILDERS AND DEVELOPERS 
(Continued) 

 
The MacNaughton Group    Mike Klein 
The Maryl Group     Pacific Construction, Ltd. 
Pan-Pacific Development    Pankow Development Inc. 
Pili Hale Associates     Princeville Development Corp. 
Public Storage, Inc.     Reynolds + Shidler 
Rick Rainalter      Stark Development Co., Ltd. 
Stanford Carr Development    Toya Real Estate Company 
West Beach Estates     Waitec Development Inc. 
Waikamilo Properties     WCC Partners 
 
 

INDUSTRIAL AND COMMERCIAL 
 

AT & T Global Solutions     Barnwell Industries 
Better Brands, Ltd.     C. Brewer & Company 
C. Itoh & Company (America)    California & Hawaiian Sugar Co. 
Castle & Cooke Terminals, Ltd.    Chevron U.S.A., Inc. 
Communications Satellite Corp.    Daiichiya – Love’s Bakery 
Fisher Hawaii      GASPRO 
GTE Hawaiian Telephone    Halekulani Corporation 
Hawaii Meat Company     Hawaiian Electric Co., Inc. 
Heftel Broadcasting Corp.    I & F Company (Japan) 
Kaiser Permanente     Kodak Corporation 
Lockheed Martin     Lone Star Hawaii Properties 
Mitsui Mutual Life Ins. Co.    Northwestern Mutual Life 
Pacific Resources, Inc.     Shell Oil Company 
Sony Corporation (Hawaii)    Texaco, Inc. 
Theo H. Davies & Co., Ltd.    Times Supermarkets 
Wilcox Memorial Hospital 

 
 

FEDERAL GOVERNMENT 
 

Department of the Air Force    Department of the Army 
Department of the Navy     Department of Transportation 
Federal Aviation Administration (FAA)   FDIC 
Federal Savings & Loan Ins. Corp. (FDLIC)  Internal Revenue Service 
National Weather Service    U.S. Army Corps of Engineers 
U.S. Department of the Interior    U.S. Department of Justice 
U.S. General Services Administration (GSA)  U.S. Fish & Wildlife 
United States Postal Service 

 
 

CITY AND COUNTY OF HONOLULU 
 
  Department of Budget and Finance   HFCDC 
  Department of Public Works    Dept. of Corporation Counsel 
 
 



LESHER • CHEE • STADLBAUER 

STATE OF HAWAII 
 

Department of the Attorney General  Dept. of Hawaiian Home Lands (DHHL) 
Department of Land and Natural   Aloha Tower Development Corp (ATDC) 
   Resources (DLNR)    Hawaii Housing Authority (HHA) 
Housing and Community Development 
   Corporation of Hawaii (HCDCH)  Office of State Planning 
University of Hawaii    HCDA 

 
 

OFF-SHORE 
 

Republic of the Marshall Islands  Marshall Islands Nuclear Claims 
Tribunal 

 
 

ATTORNEYS AND ACCOUNTANTS 
 

Alston Hunt Floyd & Ing    Ashford & Wriston 
Capital Realty Advisors    Case Bigelow & Lombardi 
Carlsmith Ball     Pricewaterhouse Coopers 
Crabtree & Hoshibata    Dwyer Imanaka & Schraff 
Chun Kerr Dodd Beaman & Wong  Goodsill Anderson Quinn & Stifel 
Friedman Collard Cutter & Pennetton (CA) Kemper and Watts 
KPMG Peat Marwick    McCorriston Miller Mukai MacKinnon 
Kobayashi Sugita & Goda   PKF Hawaii 
Ning Lilly & Jones    Tam O’Connor Henderson Taira & 
Reinwald O’Connor & Playdon      Yamauchi 
Bays Deaver Lung Rose & Holma 

 
 

SOURCES FOR REFERENCE PURPOSES 
 

A sampling of selected references acknowledging the professional real estate 
appraisal or consulting services provided by Mr. Stadlbauer, CGA and 
Mr. Chee, MAI, MRICS as the Principals of Lesher Chee Stadlbauer, Inc., are 
shown following: 

 
Mr. David Shibata    Ms. Lesley M. Love, MAI 
Managing Partner    Vice President 
Rush Moore LLP    IStar Financial 
737 Bishop Street, Ste. 2400   5 Park Plaza, Suite 1450 
Honolulu, HI  96813    Irvine, CA  92808 
Phone:  (808) 521-0408    Phone:  (949) 567-2412 
DShibata@rmhawaii.com   LLove@istarfinancial.com 
 
Mr. Scott Rodie     Mr. Scott L. Mitchell (B) 
Vice President and Chief Appraiser  Executive Vice President 
Bank of Hawaii    Colliers International US/HI 
130 Merchant Street, 9th Floor   220 South King Street 
Honolulu, HI  96813    Suite 1800 
Phone:  (808) 694-4556    Honolulu, HI  96813 
srodie@boh.com    Phone:  (808) 523-9702 

       Scott@ColliersHawaii.com 
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SOURCES FOR REFERENCE PURPOSES 
(Continued) 

 
Ms. Roberta O. Ishikawa, MAI, SRA  Mr. Deepak Neupane 
Vice President & Appraisal Officer  Director of Planning and Permitting 
Appraisal Department    State of Hawaii - HCDA 
Central Pacific Bank    677 Ala Moana Blvd, Suite 1001 
220 South King Street, Suite 820  Honolulu, HI,  96813 
Honolulu, HI  96813    Phone:  (808) 587-8160 
Phone:  (808) 544-0653    deepak@HCDAweb.org 
roberta.ishikawa@centralpacificbank.com 
 
Mr. Bruce Voss      
Partner       
Lung Rose & Holma    
Alii Place, Ste. 1600     
1099 Alakea Street 
Honolulu, HI  96813     
Phone:  (808) 523-9000     
bvoss@legalhwaii.com     
 

 
November 2012 
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PROFESSIONAL QUALIFICATIONS 

OF 

STEPHEN E. STADLBAUER, CGA 

 

PROFESSIONAL EXPERIENCE 
 

 Principal, LESHER CHEE STADLBAUER, Inc., Real Estate Appraisal, Arbitration & Consulting, 
Honolulu, Hawaii, July 2000-Present. 

 Principal/President, PRICE STADLBAUER & ASSOCIATES, INC., Real Estate Appraisal and 
Consulting Services, Honolulu, Hawaii, June 1996-July 2000. 

 Owner/President, STADLBAUER & COMPANY, Real Estate Appraisers and Consultants, Honolulu, 
Hawaii, March 1995-June 1996. 

 Independent Contractor, STADLBAUER & ASSOCIATES, Real Estate Appraisers and Consultants, 
in association with Howell & Associates, Real Estate Appraisers and Consultants, Honolulu, 
Hawaii, October 1993-March 1995. 

 Vice President – Commercial Division, YAMAGUCHI & YAMAGUCHI, INC., Real Estate Appraisers, 
Honolulu, Hawaii, August 1989-October 1993.  In 1993, the appraiser received the “Commitment 
to Quality” award from the firm. 

 Associate Appraiser, APPRAISAL RESOURCE (Formerly Alexander & Alexander), Real Estate 
Appraisers, Honolulu, Hawaii, September 1984-August 1989. 

 

PROFESSIONAL ORGANIZATIONS, LICENSES AND INDUSTRY ASSOCIATIONS 
 

 Appraisal Institute – Candidate for the MAI Designation (Comprehensive Examination Passed 
2002). 

 State of Hawaii Certified General Appraiser, License No. CGA-190, Expiration Date:  December 
31, 2015. 

 Vice President – Honolulu Chapter of the Appraisal Institute, 2014. 

 Secretary/Treasurer – Honolulu Chapter of the Appraisal Institute, 2013. 

 Director – Honolulu Chapter of the Appraisal Institute, 2010-2012. 

 Downtown/Chinatown Task Force, (Established by Mayor Harris), 1995. 

 Hawaii Chapter of the Appraisal Institute Education Committee Member, 1994-1995. 

 Commercial Builders Council of Hawaii (CBC), an Affiliate of the Building Industry Association of 
Hawaii (BIA).  Steering Committee Member of CBC, 1993. 

Contributing Author 
 

 Mini Storage Messenger - (December 2009).  
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QUALIFIED EXPERT WITNESS 
 

 Mr. Stadlbauer has been accepted as an expert witness in real estate valuation in various 
arbitration and mediation proceedings in the State of Hawaii.  In addition, Mr. Stadlbauer has 
also functioned as an arbitrator, both as a panel member and as a sole arbitrator.   

 
 
 
 
 
 
Selected Arbitration 
Panel Appointments: 
 
 
 
 
 
 

Waikiki Trade Center – Land Value and Land Rent (Honolulu) 
Koko Marina Theaters - Space Rent, sole appraiser/arbitrator (Honolulu) 
Pali Safeway – Land Value and Land Rent (Honolulu) 
Ceridian Building - Space Rent (Honolulu) 
Mapunapuna Industrial Subdivision (Tri Palm) – Land Rent (Honolulu) 
Royal Kona Resort – Land Value (Island of Hawaii) 
Mapunapuna Industrial Subdivision (Foster Equipment) – Land Rent (Honolulu) 
Wailua Coconut Grove – Land Rent (Island of Kauai) 
Gentry Industrial Building - Space Rent, sole arbitrator (Honolulu) 
Anheuser Busch – Land Rent (Halawa, Honolulu) 
Aqua Wave Waikiki - Land Value and Land Rent (Honolulu) 
Halawa Industrial Park – Land Values and Land Rent (Honolulu) 
Maui Self-Serve & Minit Stop – Space Rent (Maui) 
Hawaii Pizza Hut – Land Rent (Honolulu) 
Aina Haina Professional Building – Land Rent (Honolulu) 

EDUCATION 
 

 University of Hawaii at Manoa, College of Business Administration, Honolulu, Hawaii (Major:  Real 
Estate). 

 University of Alaska, Anchorage, College of Business Administration, Anchorage, Alaska (Major:  
Real Estate). 

Specialized Appraisal Courses and Examinations 
 

 Uniform Appraisal Standards for Federal Land Acquisitions (December 2010). 

 In addition, Mr. Stadlbauer has completed all appraisal courses and examinations associated with 
licensing in the State of Hawaii as well as for designation requirements for the Appraisal Institute. 

Comprehensive 
  Examination: Passed the Comprehensive Examination for the Appraisal Institute, 

Honolulu, Hawaii, August 2002. 

SELECTED VALUATION AND CONSULTING ASSIGNMENTS 
 
As organized by property type, following is a sampling of properties for which Mr. Stadlbauer has had the 
privilege of providing either valuation or consulting services: 
 

Shopping Centers 
   And Specialized 
   Resort Retail 
   Projects: 

Oahu:  Proposed Kapolei Commons (Regional/Lifestyle Mall); Proposed Kewalo Waterfront 
Center; Nuuanu Shopping Center; Niu Valley Shopping Center; Manoa Marketplace; Waiakamilo 
Shopping Center; Liliha Square Shopping Center; Windward City Shopping Center; Proposed 
Marketplace at Kapolei; Royal Hawaiian Resort Retail Shopping Center (Waikiki); Market City 
Shopping Center; McCully Shopping Center; Aiea Town Square; Halekuai Center; North Shore 
Marketplace; Pauahi Block-A Retail Shops; Wahiawa Town Center; Proposed Moanalua 
Shopping Center; Proposed Kapolei Parkway Shops; Big City Diner – Pearlridge Center 
Phase III. 
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Shopping Centers 
   And Specialized 
   Resort Retail 
   Projects (continued) 

Maui:  Banyan Inn Marketplace; The Wharf Cinema Center; Azeka Place Shopping Center I and 
II; Lipoa Center; Hilo Hattie’s at Piilani Village Shopping Center. 

Hawaii:  Keeau Town Center; Waiakea Center (WalMart anchor); Proposed Henry Street Shops 
(Kona); Proposed Resort Retail Shops at Mauna Lani (Mauna Lani Resort). 

Kauai:  Kiahuna Shopping Village; Old Koloa Town; Anchor Cove Center; Harbor Shopping 
Village; Pacific Ocean Plaza; Kapaa Shopping Center; Kukui Grove Shopping Center (Regional 
Mall). 

  
Office Properties 
   And Mixed-Use 
   Retail/Office 
   Buildings: 
 

Oahu:  Digital Building; Enchanted Lake Plaza; Kaheka Professional Center; 650 Ala Moana 
Boulevard; Tan Sing Building (Chinatown); 126 North King Street (Chinatown); Stangenwald 
Building; Ward Court Commercial Center; Proposed Beretania Shopping Square; 4400 
Kalanianaole Highway; Proposed Nimitz Business Center; Lee & Young Building (Chinatown); 51 
North Hotel Street (Chinatown); University Square; 1020 Keeaumoku Street; ANA Kalakaua 
Center (Waikiki); Queens Plaza; Rattan Art Gallery Building; Haleiwa Café Building; Dillingham 
Business Plaza; 33 South King Street; 610 Ward Avenue; 350 Ward Avenue; Kaneohe 
Professional Building; Horita Square; 1350 South King Street; 1272 South King Street; 512 
Kalihi Street; NCR Building; Scan Design Building; Airport Financial Center; 220 South King 
Central Pacific Bank Building; Kaimuki Plaza; Kukui Health Building.; Hawaiian Dredging 
Building. 

 Maui:  Proposed Halelani Plaza. 

Hawaii:  Taketa Office Building; Seahorse Centre; New Kaikoo Office Building; Pacific Building; 
Courtyard at Crossroads Center; Lyman Museum Building. 

Kauai:  Waipouli Plaza; First Insurance Building; Kodani Commercial Center; Veterans 
Administration Building; Kukui Grove Health Center. 

  

Self Storage 
   Facilities: 

Oahu:  A-American Self Storage (Conversion-Kakaako); Hawaii Self Storage Salt Lake (Purpose 
Built-Mapunapuna); Akamai Self Storage (Purpose Built-Ewa); Hawaii Self Storage Pearl City 
(Purpose Built-Pearl City); Aloha Island Self Storage (Purpose Built-Kapolei); Simply Self 
Storage (Conversion-Iwilei); Hawaii Self Storage Waialae (Purpose Built-Kaimuki); Aloha Island 
Self Storage Wahiawa (Conversion-Wahiawa); Hawaii Self Storage Kapolei (Purpose Built-
Kapolei); Hawaii Self Storage Mililani (Purpose Built-Mililani Technology Park); Dillingham Self 
Storage (Purpose Built-Iwilei); Hy-Pac Self Storage (Conversion – Kalihi); Waikiki Self Storage 
(Conversion-Honolulu); Aloha Isalnd Self Storage Kalakaua (Purpose Built-Honolulu); Proposed 
Naval Exchange Self Storage (Conversion-Ford Island, Honolulu); A-American Self Storage 
(Conversion, Pearl City); StorSecure Kapolei (Purpose Built – Kapolei); StorSecure Hawaii Kai 
(Purpose Built, Hawaii Kai). 

Maui:  Proposed Maui Lani Self Storage (Purpose Built – Wailuku, Maui); Proposed Wailuku Self 
Storage (Purpose Built – Mill Yard, Maui); A-American Lipoa Street (Purpose Built – Kihei). 

Hawaii:  Power Self Storage (Conversion/Purpose Built – Hilo); Kuawa Self Storage (Purpose 
Built- Hilo); Shipman Self Storage (Purpose Built-Shipman Ind. Park); A-American Self Storage 
(Purpose Built-Shipman Ind. Park). 

Kauai:  Guardian Self Storage (Purpose Built, Kauai); Kauai Self Storage (Purpose Built – Kauai). 

  

Industrial And 
   Industrial Mixed-Use 
   Properties 
 
 
 
 
 
 
 
 
 
 

Urban Honolulu (Kakaako through Sand Island):  Coral Commercial Center; Lagoon View 
Industrial Center; Marina Commercial Center; Bacon-Universal Sales & Service; Sperry 
Warehouse; United Recapping Facility (SIBA); Puuhale Warehouse; Mart-Mary Warehouse 
Complex; Cannery Commercial Center; Hon-Blue facility. 

Halawa Ind. Park / Halawa Business Park:  Finlay Testing Laboratory; Marco Warehouse; 1245 
Halawa Valley Road; Queen Emma Foundation Warehouse; 99-1233 Halawa Valley Road; 
99-1421 Koaha Place. 

Pearl City Industrial Park:  Bacon-Universal Warehouse; Hawaiian Housewares Distribution 
Warehouse Facility; RPM Transportation Warehouse.  

Mililani Tech Park:  Various lot valuations. 

Gentry Business Park:  C. Lloyd Johnson Distribution Warehouse; Hawaiian Delight Distribution 
Warehouse; A.C. Kobayashi Warehouse; Carolson Building.  

 



LESHER • CHEE • STADLBAUER 

Industrial And 
   Industrial Mixed-Use 
   Properties (continued): 

Mill Town Center Ind. Subdivision:  Various lot valuations; Proposed Jade Foods Building; 
Proposed Pacific Glove facility.  

Waipahu Industrial Subdivision:  Pacific Machinery facility; 94-315 Leonui Whse/Ofc.; Waipahu 
Industrial Center. 

Kapolei:  West Kalaeloa Business Park site valuation (100-acres); Kapolei Business Park II site 
valuation (~53-acres); Raceway Park site valuation (~68-acres); Various lot valuations; Various 
existing and proposed industrial facility valuations. 

Campbell Ind. Park / Kenai Ind. Park:  Various lot valuations; Hawaiian Welders Facility; 
Southern Wine & Spirits Distribution Warehouse; S & M Sakamoto Whse.; Goodyear Whse.; 91-
165 Kalaeloa Whse.; Mutual Welding Property; Former Grace Pacific property; Proposed 
Precision Moving; Proposed Pacific Transfer facility; Pacific Allied Products facility; Covan 
Warehouse. 

Outer Island Industrial Districts:  A.C. Kobayashi Warehouse (Maui); Y. Hata Distribution 
Warehouse (Maui); Sure-Save Distribution Warehouse (Hawaii); Wo Warehouse (Kauai); 
Lapahoehoe Bus Facility (Kauai); All Pool and Spa Facility (Kauai); Chevron Distribution (Kauai); 
Hygrade Electric Warehouse (Maui); Kalokohana Business Center (Hawaii); Arzadon Industrial 
Park Warehouse (Kauai); Kodama Hui properties (Maui); Ashida Ind. Complex Kalanianaole 
Hwy. (Hawaii); Hilo Industrial Plaza (Hawaii). 

  

Industrial 
   Specialized Cold 
   Storage Facilities: 

Proposed Ramar Foods Cold Storage Facility (Kapolei Business Park, Oahu); Former Wilson 
Foods Facility (Waipahu). 

  

Industrial 
   Condominium 
   Projects: 

220 Kalihi Street Industrial Condominium (Kalihi); 2522 Rose Street (Kalihi); Waihona Industrial 
Center (Pearl City); Proposed Spectrum Business Park Phase I (Kapolei Business Park); 
Proposed Spectrum Business Park Phase II (Kapolei Business Park); Proposed Kapolei Industrial 
Condominium (Kapolei Business Park). 

  

Residential 
   Subdivisions: 

Koolau Hale (Kaneohe); Pali Kai (Kauai); Ka Ono Ulu-Phases 1 and 2 (Maui); The Heights at 
Wailuna (Pearl City); Royal Maunalani (Waialae); Pokai Bay Ocean View (Waianae); Puu Lani 
Ranch Subdivision (Hawaii); Alii Villas (Hawaii). 

  

Multi-FamilyApt./ 
    And Condominium 
   Properties (Includes 
   HUD Section 223(f): 

Kewalo Apartments; Lanakila Gardens; Riverside Apartments-Hilo (100 units); Halawa View 
Apartments; Kilohana Apartments; Proposed Kekuilani Courts; Beretania North-Maunakea 
Tower; Lee Apartments; Nani-Wai Apartments; Ward-Kinau Apartments; Beretania North-Kukui 
Tower; Kalani Gardens Apartments; Kilani Village; Village Annex at Waipio (80 units); Kihei 
Regency (100 units - Maui); Hibiscus Hill Apartments (80 units); Hilo Val Hala Apartments 
223(f) (105 units-Hawaii); Jack Hall Memorial (Hawaii); Plumeria Apartments (Hawaii); Barbers 
Point Housing Complex (516 units); Waipahu Jack Hall (144 units). 

  

Specialized  
   Student Housing 
   Facilities 

Kalo Place Student Dormitory; Ena Matoi Building; Ohia Student Suites; Proposed Hilo Student 
Housing; Waikiki Hana Student Suites; Kalo Terrace Student Suites; University Manor Student 
Housing. 

  

Specialized Multi-Family 
   Housing – Independent 
   Living (Senior Housing) 
   and LIHTC Facilities: 

Proposed Kaluanui Senior Apartments LIHTC (Hawaii Kai); Proposed Palehua Terrace II LIHTC 
(Makakilo); Proposed Kulana Hale Elderly (Honolulu); Captain Cook Elderly Apartments 223(f) 
(Kealakekua, HI); Waimanalo Kupuna Senior Housing; Hale Ohana Apartments LIHTC, (Koloa, 
Kauai); Honokowai Villa Apartments LIHTC, (Honokowai, Maui); Lokenani Hale (Wailuku, Maui), 
Wilikina Elderly, Hale O’ Hauoli Elderly, Hale Mohalu II LIHTC, Imi Ikena LIHTC (Kahului, Maui). 

  

Medical Offices, Surgical 
Centers, and Specialized 
Radiology Clinics 

Pearl City Medical Building; Kailua Professional Center; Kuakini Physicians Tower; Rajdev 
Medical Clinic Building (Hilo, Hawaii); Hawaii Family Medical Center (Kauai); Proposed Kona 
Radiologic Center (Kona, Hawaii). 
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Skilled Nursing 
   and Assisted 
   Living Facilities: 

Aloha Health Care Nursing Facility (120 Beds); Proposed St. Francis Nursing Facility (240 Beds); 
Liliha Health Care Nursing Facility (92 Beds); Proposed Kulana Hale II Assisted Living Facility 
(216 Beds); Oahu Care Nursing Facility (72 Beds); Oahu Health Care Skilled Nursing Facility 
(120 Beds); Proposed Hale Ku’ike (26 Bed Alzheimer’s Facility); Roselani Assisted Living Facility 
(114 beds-Maui); Proposed Wilson Care Home (22 beds); Proposed Hale Kuike 2 (28-bed 
Alzheimer’s facility); Manoa Senior Care (ARCH). 

  

Special Studies: Royal Hawaiian Shopping Center Space Rent Analysis; Specialized Senior Housing Market 
Demand Studies in Wailuku, Maui, Honokaa, Hawaii, and various locations on Oahu; Nanakuli 
Self-Help Housing Market Demand Study; Wahiawa Vision Team Consulting; Proposed Kulana 
Malama Intergenerational Care Facility (Pediatric SNF/Alzheimer’s); Ground lease consultation – 
Piers 5-6 (Honolulu); Long-term ground rent – Kaneohe State Hospital Site. 

 
March 2014 
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SELECTED MULTI-FAMILY HOUSING STUDIES 
 
 
The principals of Lesher Chee Stadlbauer, Inc. (LCS) have been involved in the 
valuation and analysis of numerous standard and affordable, long-term rental residential 
housing projects.  Expertise has been demonstrated in the analysis of specialized 
affordable housing projects, inclusive of the valuation of Low Income Housing Tax Credit 
(LIHTC) projects, and programs set forth by the U.S. Department of Housing and Urban 
Development (LIHPRHA, 223(f) and MAP).   
 
In aggregate, the analyses prepared by LCS represent several thousand housing units 
throughout Hawaii.  Selected projects include the following:

 1 
 
 

• STANDARD, LONG-TERM RENTAL RESIDENTIAL HOUSING:   
 

 KEWALO APARTMENTS (Honolulu); LANAKILA GARDENS Affordable Housing Project 
(Honolulu); KILOHANA APARTMENTS; NANI-WAI APARTMENTS (Wahiawa); LEE 
APARTMENTS (Honolulu); WARD-KINAU APARTMENTS (Condominium Conversion, 
Honolulu); KILANI VILLAGE (Wahiawa); REGENCY AT POIPU KAI (Poipu, Kauai); DATE 
STREET APARTMENTS (Honolulu); KIHEI REGENCY Apartments (Kihei, Maui); QUEEN EMMA 
GARDENS (Condominium Conversion, Honolulu); IOLANI REGENT Apartments (Honolulu); 
HAWAIIAN HORIZON HOTEL; COCONUT INN (Napili, Maui); PARADISE GARDENS 
Apartments (Kihei, Maui), KAILUA BAY RESORT (Kona, Hawaii); MAUI PARK (Honokowai, 
Maui); Proposed PIILANI GARDENS(Honokowai, Maui). 

 
 

• SPECIALIZED HUD PROGRAMS: 
 

  RIVERSIDE APARTMENTS Affordable Housing Project (HUD Title 6 LIHPRHA, Hilo, Hawaii); 
HALAWA VIEW Affordable Housing Project (HUD Title 6 LIHPRHA, Aiea); BERETANIA 
NORTH-MAUNAKEA TOWER (HUD Title 6 LIHPRHA, Honolulu); BERETANIA NORTH-KUKUI 
TOWER (HUD Title 6 LIHPRHA, Honolulu); KALANI GARDENS Apartments (HUD Title 6 
LIHPRHA, Mililani); VILLAGE ANNEX (HUD 223(f) Waipio); HIBISCUS HILL (HUD 223(F), 
Waipio); HILO VAL HALA Apartments (HUD MAP, Hilo, Hawaii). 

 
 

• AFFORDABLE, LONG-TERM RENTAL HOUSING (INCLUDES LIHTC): 
 
  Proposed KEKUILANI COURTS Affordable Housing Project (Kapolei); FRONT STREET 

APARTMENTS (142 Affordable Units with Low Income Housing Credits, Lahaina, Maui); 
TROPICANA VILLAGE Affordable Housing Project (Waipahu); HALEKUA GARDENS and 
ROYAL KUNIA GARDENS Affordable Housing Projects (Royal Kunia); PALEHUA TERRACE I 
Affordable Housing Project (Makakilo); CAMBRIDGE PARK Affordable Housing Project 
(Makakilo); PALEHUA TERRACE II Affordable, Rental Apartments for Families (with LIHTC, 
Makakilo); Imi Ikena Affordable, Rental Apartments for Families (with LIHTC, Kahului, 
Maui);  

                                            
1 All projects are on the Island of Oahu unless otherwise noted. 



LESHER • CHEE • STADLBAUER 

Multi-Family, Specialized Residential Housing and Care Facilities Page 2 of 3  

SELECTED SPECIALIZED SENIOR 
HOUSING AND SENIOR CARE STUDIES 
 
 
In addition to long-term rental housing projects for families, specific examples of 
specialized senior housing and care facilities analyzed by the principals of Lesher Chee 
Stadlbauer, Inc. (LCS), include the following: 
 
 
1. Valuation of the proposed KULANA HALE I Affordable, Independent Senior Rental Apartments 

(175 Units, Central Honolulu, Oahu). 

2. Valuation of the proposed KALUANUI SENIOR APARTMENTS, Affordable, Independent Rentals 
for Qualifying Seniors (31 Units with Low Income Housing Credits, Hawaii Kai, Oahu). 

3. The HAILI ELDERLY Affordable, Independent Senior Rental Housing Project (Hilo, Hawaii). 

4. The proposed HALE MOHALU Affordable, Senior Independent Rental Housing Project with 
LIHTC (Pearl City, Oahu). 

5. The KANEOHE ELDERLY Affordable, Independent Senior Rental Housing Project (44 Units, 
Kaneohe, Oahu). 

6. Valuation of the proposed LYMAN GARDENS Affordable, Independent Senior Community 
Condominium Project (113 Units, Hilo, Hawaii). 

7. Valuation of the JACK HALL APARTMENTS, Affordable Family and Independent Senior Rental 
Housing Project (144 Units, Waipahu, Oahu). 

8. Market rental studies for affordable, senior independent rental housing projects such as The 
HAUSTEN GARDENS (Honolulu, Oahu), JACK HALL APARTMENTS (Waipahu, Oahu and Kona, 
Hawaii). 

9. Market Demand Study for the proposed HONOKAA KNOLLS Affordable, Independent Senior 
Rental Housing Project (Honokaa, Hawaii). 

10. Market Demand Study for a proposed SENIOR INDEPENDENT RENTAL HOUSING PROJECT 
(Wailuku, Maui). 

11. Market Demand Study for the proposed KALUANUI SENIOR APARTMENTS, an Affordable, 
Independent Senior Rental Housing Project (Hawaii Kai, Oahu). 

12. Market Demand Study for the proposed NANAIKEOLA SENIOR APARTMENTS an Affordable, 
Independent Senior Rental Housing Project (Nanakuli, Oahu). 

13. Valuation of the WAIMANALO KUPUNA APARTMENTS, an Affordable, Independent Living, 
Residential Rental Housing Facility for Qualified Seniors (Waimanalo, Oahu). 
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14. Valuation of the proposed KULANA HALE II ASSISTED LIVING FACILITY (204 Beds, Central 
Honolulu). 

15. Valuation of the ALOHA HEALTH CARE SKILLED NURSING FACILITY (Kaneohe, Oahu). 

16. Valuation of the LILIHA HEALTH CARE SKILLED NURSING FACILITY (Lower Nuuanu, Oahu). 

17. Valuation of the OAHU CARE SKILLED NURSING FACILITY (Central Honolulu). 

18. Valuation of the AIEA HEIGHTS REST HOME (Aiea, Oahu). 

19. Valuation consulting KAPUNA WAI OLA SKILLED NURSING AND ALZHEIMER’S CARE FACILITY 
(120 beds, Kapolei, Oahu). 

20. Valuation of the Proposed Hale Ku’ike Care Home (Nuuanu, Oahu).  This facility 
represents a renovation and change of use for the former Nuuanu Lani Care Home.  The Hale 
Ku’ike facility provides specialized dementia/Alzheimer’s care on a private pay basis. 

 
 
 

OTHER SPECIALIZED RESIDENTIAL CARE STUDIES 
 
 
In response to emerging markets in specialized residential care in Hawaii, Lesher Chee 
Stadlbauer, Inc. (LCS) has developed necessary research and analyses to assist our 
clients with decision making relative to unique product types such as the following: 
 
1. Market Study for the proposed PEDIATRIC SKILLED NURSING FACILITY AT KULANA MALAMA 

(Ewa, Oahu). 

2. Market Study for the proposed ALZHEIMER CARE FACILITY AT KULANA MALAMA (Ewa, Oahu). 

 

Dec. 2012 
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Department of Commerce and Consumer Affairs

 
CERTIFICATE OF GOOD STANDING

 
I, the undersigned Director of Commerce and Consumer Affairs
of the State of Hawaii, do hereby certify that according to
the records of this Department,
 
LESHER CHEE STADLBAUER, INC.
 
 
was incorporated under the laws of Hawaii on 12/20/2001 ; and
that it is an existing corporation in good standing, and is
duly authorized to transact business.

 
                    IN WITNESS WHEREOF, I have hereunto set
                   my hand and affixed the seal of the
                   Department of Commerce and Consumer
                   Affairs, at Honolulu, Hawaii.
 
                   Dated:   March 28, 2014
 
 
 
 

 
                    Director of Commerce and Consumer Affairs

To check the authenticity of this certificate, please visit: http://hbe.ehawaii.gov/documents/authenticate.html
Authentication Code: 210126-COGS_PDF-124372D1
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December 6, 2013 
 
Frank Mola 
President 
Coastal Rim Properties, Inc. 
16601 Gothard Street, Suite F 
Huntington Beach, CA 92647 
 
Re: Market Study of proposed Kapolei Phase II 
 Kapolei, Hawaii 
 
Dear Mr. Mola: 
 
At your request, Novogradac & Company LLP has performed a study of the condominium 
housing and multifamily rental markets in the Kapolei, Hawaii area. 
 
The purpose of this market study is assess the viability of Kapolei Phase II (Subject), a proposed 
143-unit high-rise multifamily development. For the purpose of this analysis, we have analyzed 
the Subject two ways: as both a for-sale condominium project and as a rental project. The 
sponsor anticipates restricting all of the proposed condominium units to households earning 140 
percent of the area median income (AMI) or below, as required under the Hawaii Housing 
Finance and Development Corporation (HHFDC) Dwelling Unit Revolving Fund (DURF). As a 
rental project, the units would not be subject to any income or rent restrictions. It should be 
noted that we have neither provided a recommendation of which scenario (owner or rental) is 
more feasible nor analyzed the Subject’s highest and best use. 
 
The following report provides support for the findings of the study and outlines the sources of 
information and the methodologies used to arrive at these conclusions.  The scope of this report 
generally meets the requirements of the HHFDC, including the following: 
  

 Executive Summary 
 Project Description 
 Regional and Local Market Area Analysis 
 Supply Analysis 
 Demand Analysis 
 Conclusions and Recommendations 

 
The depth of discussion contained in the report is specific to the needs of the client as well as the 
requirements of HHFDC pursuant to the market study guidelines outlined in Appendix 1 of the 
2013/2014 Qualified Allocation Plan.  Given the nature of the Subject development, some 
deviations may be made from the HHFDC market study requirements, as these guidelines are 
targeted toward affordable rental development, as opposed to owner-occupied or market rate 
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rental development. Novogradac & Company LLP adheres to market study guidelines 
promulgated by the National Council of Housing Market Analysts (NCHMA).  This report 
deviates from NCHMA market study guidelines in areas specified in HHFDC market study 
requirements, and therefore is not in compliance with NCHMA market study guidelines.  The 
report and the conclusions are subject to the Assumptions and Limiting Conditions attached. 
 
The Government Consulting and Valuation Advisory (GoVal) Group of Novogradac provides 
valuation services including housing needs assessments, appraisal services for market-rate and 
affordable housing properties, both for sale and rental, market studies, GIS and demographic 
analysis, feasibility analysis, and rent comparability studies throughout the country.  The GoVal 
Group performs approximately 1,800 market studies and appraisals per year and in the past 
decade nearly 11,500 market studies and appraisals have been completed nationwide.  These 
reports were completed for developers, lenders, syndicators, investors, or directly for state and 
local agencies.  Reflecting this experience, the firm maintains client relationships with the 
leading multifamily housing sponsors in the industry. 
 
Coastal Rim Properties, Inc. is the client in this engagement.  We understand that they will use 
this document to assist in obtaining HHFDC DURF and/or other financing, as well as internal 
investment decisions.  Intended users are those transaction participants who are interested parties 
and have knowledge of the applicable HHFDC program.  These could include local housing 
authorities, state allocating agencies, state lending authorities, as well as construction and 
permanent lenders.  As our client, Coastal Rim Properties, Inc. owns this report and permission 
must be granted from them before another third party can use this document.  We assume that by 
reading this report another third party has accepted the terms of the original engagement letter 
including scope of work and limitations of liability.  We are prepared to modify this document to 
meet any specific needs of the potential users under a separate agreement.   
 
K. David Adamescu inspected the Subject property, as well as performed research and an 
analysis of the Subject property and comparable market data incorporated in this report. 
Additionally, Mike Anderson and Mariam Abdelhamid provide assistance with the research.  
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Please do not hesitate to contact us if there are any questions regarding the report or if 
Novogradac & Company LLP can be of further assistance.  It has been our pleasure to assist you 
with this project.  
 
Respectfully submitted, 
Novogradac & Company LLP 
 

  

Rebecca S. Arthur, MAI 
Partner 

Rachel Barnes Denton 
Principal 

K. David Adamescu 
Real Estate Analyst 
David.Adamescu@novoco.com 
614.934.1110 
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EXECUTIVE SUMMARY 
 
 The proposed Subject site is located at the intersection of Wakea Street and Ala Kahawai 

Street (Wai Aniani Way) in Kapolei, Honolulu County, Hawaii. The proposed Subject will 
consist of a single 13-story, high-rise structure (11-stories of residential above a two-story 
podium with parking garage and 7,861 square feet of ground floor retail) housing 143 studio, 
one, two and three-bedroom units. The construction of the Subject is expected to begin in 
June 2014, with an estimated completion date of March 2016. Analysis of the commercial 
space is outside the scope of this engagement. 
 

 For the purpose of this analysis, we have analyzed the Subject two ways: as both a for-sale 
condominium project and as a rental project. The sponsor anticipates restricting all of the 
proposed condominium units to households earning 140 percent of the area median income 
(AMI) or below, as required under the Hawaii Housing Finance and Development 
Corporation (HHFDC) Dwelling Unit Revolving Fund (DURF). As a rental project, the units 
would not be income or rent restricted. As summarized below, we believe that both the 
proposed for-sale condominium and market rate rental concepts are feasible; however, we 
have neither provided a recommendation of which is more feasible nor analyzed the 
Subject’s highest and best use. 
 

 The proposed Subject will be the second phase of the four-phase Kapolei ‘Ohana 
development.  This development will occupy an entire square block within the Kapolei 
central business district and will be bounded by Haumea Street on the north, Alohikea Street 
on the west, Wakea Street on the east, and Ala Kahawai Street (formerly known as Wai 
Anani Street) on the south.  Phase I, a proposed affordable senior rental development 
featuring 154 studio, one and two-bedroom units, is expected to begin construction in May 
2014 and will be complete by March 2016.  Phases III and IV will be market rate 
condominium developments that will each consist of 143 studio, one and two-bedroom units.  
Both phases are expected to commence construction in 2016 and open in 2018.  The entire 
development will consist of similar 13-story structures that will include a two-story podium 
that will offer parking and ground floor retail and commercial for residents and visitors.  
Collectively, the four phases will include a retail component of 18,898 square feet.  
 

 Unemployment in the Honolulu Metropolitan Statistical Area (MSA) decreased from 2002 to 
2006.  However, from 2007 to 2009, the unemployment rate increased from 2.5 to 5.8 
percent, which was a result of the recent national recession.  The unemployment rate began 
to decline in 2010, which has continued to present.  The 2013 year-to-date average 
unemployment rate indicates a 0.8 percentage point decrease since year end 2012. 
Furthermore, the July 2013 unemployment rate is 4.2 percent, compared to 5.5 percent from 
July 2012.  The national recession and mortgage crisis have impacted both the MSA and the 
nation, which is reflected in the data.  However, it appears that the MSA has not been as 
severely affected as the nation.  Additionally, the Honolulu, HI MSA appears to be 
outperforming the nation in terms of unemployment as the July 2013 unemployment rate was 
significantly lower than the nation, 4.2 percent versus 7.7 percent, respectively. 
 
From 2003 to 2006, the MSA and the nation experienced continual employment growth.  In 
fact, the nation continued to experience employment growth in 2007, while the MSA 
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experienced a slight decrease in total employment.  Total employment in the MSA remained 
flat in 2008 and decreased significantly in 2009, consistent with the recent national recession. 
In 2010 and 2011 the MSA experienced an increase in total employment; however, the 
growth in total employment stagnated in 2012 and has remained so through YTD 2013, 
increasing by 0.1 and 0.2 percent, respectively. 
 

 The demographic data demonstrates that the primary market area (PMA) and MSA are 
forecast for a steady increase in population and households through 2017. The PMA is 
expected to gain 1,652 owner-occupied households and 585 renter-occupied households 
through 2017.  The median household income in the PMA is higher than in the MSA and 
nation. The Demand Analysis section will demonstrate a sufficient amount of income-
qualified households presently exist for both the condominium and market-rate rental 
scenarios.   

 
Condominium Housing Summary 
 
 The Subject will be the first condominium development in the market to offer a high-rise 

design as well as studio size units. As such, we have supplemented our comparable analysis 
with data from the broader Honolulu metropolitan area where we deemed most appropriate. 
Additionally, the Subject will be located within the newly developing Kapolei central 
business district and will offer convenient pedestrian access to numerous amenities including 
shopping, schools, library, employment and a park.  The Subject will be part of a larger 
mixed-use development that will incorporate commercial retail outlets at the ground floor 
level.  According to walkscore.com, the Subject has a walkscore of 83, Very Walkable, 
meaning that most errands can be accomplished on foot.  The comparables are all located in 
neighborhoods that are of good quality, but are not considered to be pedestrian-friendly, with 
walkscores of 43 to 52.  We believe that the Subject’s location will offer a significant 
competitive advantage. Moreover, we believe that the Subject’s high-rise design will be 
marketable as the density and scale of the Subject’s overall mixed-use community will foster 
a synergy with the surrounding retail, office, and recreational uses that is unique in the 
market. 
 

 The Subject will offer a slightly inferior in-unit amenities package in comparison to all of the 
comparables.  All of the in-unit amenities that will be offered at the Subject are offered at all 
of the comparables, with the exception of walk-in closets, which are not offered at any of the 
comparables.  In contrast, the Subject will not offer balconies/patios, air conditioning, coat 
closets, or exterior storage which are found at all of the comparable properties.  However, we 
do not believe that the lack of air conditioning will be a disadvantage based on the proposed 
energy efficient envelope design, operable windows, and regular trade winds in the area. The 
Subject will offer a similar to slightly superior common area amenities package in 
comparison to the comparable properties.  The Subject will offer a courtyard, elevators, on-
site management and recreation areas, which are not offered at the comparables.  In contrast, 
the Subject will not offer a swimming pool, which is offered at three of the comparables.   
Overall, the Subject is considered slightly inferior to the comparables in terms of in-unit 
amenities, slightly superior to Awakea at Mehana, Nanala at Mehana, and Pulewa at Mehana 
in terms of common area amenities, and superior to Kealakai in terms of common area 
amenities.   



Kapolei Phase II -  Kapolei, HI; Market Study 
 

Novogradac & Company LLP 3 

 

 The Subject will be the first high-rise development in Kapolei and views from the outside 
facing units will be unobstructed, while views from the interior units will be of a 
professionally landscaped courtyard and additional phases of the Subject development.  None 
of the comparables offer more than three stories in height nor do any offer view premiums. 
The Subject will offer a 13-story high rise design. Based on the floor and view premiums 
being achieved at the comparables, as well as considering the Subject’s building design and 
location, we estimate a floor premium of one percent and an additional one percent mountain 
view premium. 

 
 We were able to obtain pre-sale absorption data from one comparable in Kapolei and closed 

sale activity from three comparables in Kapolei. None of the latter comparables offered a 
pre-sale period, as they are townhome and garden designs and construction is generally not 
contingent on a pre-sale threshold.  As the Subject features a high-rise design, we obtained 
additional pre-sale absorption data from high-rise developments in Honolulu to temper our 
analysis. The condominium comparables achieved pre-sale absorption ranging from five to 
205 units per month, with an average of 94 units per month.  Notably, the comparable in the 
PMA experienced the slowest pre-sale absorption at five units per month. Nonetheless, based 
upon the strength of the Subject’s location, amenities, design, as well as demand estimates, 
we estimate a pre-sale absorption pace of 12 units per month, which equates to an absorption 
period of 12 months. 

 
 All of the comparable condominium units operate as a condominium owner’s association and 

owners are assessed maintenance fees to cover the association’s shared expenses.  All of the 
maintenance fees of the comparable properties include water, sewer and trash for the 
residential units, and all utilities, operating expenses and insurance of common areas.  Some 
of the comparable maintenance fees also include broadband internet and cable.  These fees 
are commonly charged on a per-square-foot basis, and may also include a flat fee for 
membership dues.  Due to the fact that maintenance fees vary based on level of service, 
operating expenses, building design, and utility consumption, comparisons are difficult.  The 
comparables indicated maintenance fees ranging from $0.26 to $0.29 per square foot.  
Awakea at Mehana, Nanala at Mehana and Pulewa at Mehana feature a townhome design, 
while Kealakai features a garden design.  These configurations are less comparable to the 
Subject’s high-rise design in terms of operating costs.  To better understand reasonable 
maintenance fees for a similar design as the Subject, we obtained maintenance fee 
information in Honolulu for comparison.  We have tempered our estimate utilizing the data 
obtained from the comparables located in Kapolei. Additionally, we have considered the 
electricity savings associated with the Subject’s solar co-generation system and have 
concluded to a monthly maintenance fee of $0.50 per square foot.  The following table 
illustrates the concluded maintenance fee by floor plan. 
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Unit Type
Unit Size 

(SF)

Maintenance 
Fee Per 

Square Foot

Monthly 
Maintenance 

Fee
Studio 360 $0.50 $180

1BR / 1BA 534 $0.50 $267
2BR / 1BA 765 $0.50 $383
3BR / 1BA 990 $0.50 $495

MAINTENANCE FEES

 
 

 Upon completion, the Subject will offer an excellent quality product with competitive 
amenities. The primary strengths of the Subject will be its condition, pedestrian-friendly 
location, and design as the first high-rise condominium building to be constructed in the 
PMA. Despite generally smaller than average unit sizes, we believe that the Subject’s floor 
plans and overall design will be well-accepted in the market. Based on the price per square 
foot of comparable properties in the market, we believe the Subject is capable of achieving 
base pricing on a per square foot basis of $550, $500, $450 and $400 for studio, one, two and 
three-bedroom units, respectively.  Overall, the Kapolei condominium market is considered 
strong and the Subject should compete well.   
 

Unit Type
Number of 

Units
Unit Size 

(SF)

Surveyed 
Min Price 

per SF

Surveyed 
Max Price 

per SF

Surveyed 
Average Price 

per SF

Novoco 
Achievable 

Price per SF 
(Low)

Novoco 
Achievable 

Price per SF 
(High)*

Novoco 
Achievable 
Unit Price 

(Low)

Novoco 
Achievable 
Unit Price 

(High)*
Studio 11 360 $360 $1,038 $666 $550 $670 $198,000 $241,361

1BR / 1BA 44 534 $480 $480 $480 $500 $609 $267,000 $325,472
2BR / 1BA 77 765 $326 $429 $363 $450 $549 $344,250 $419,639
3BR / 1BA 11 990 $264 $375 $308 $400 $488 $396,000 $482,722

*Residential units will occupy floors three through 13; outward facing units will offer mountain views; the 'high' pricing reflects a one percent per floor premium 
and an additional one percent per foor view premium.

ACHIEVABLE FOR-SALE PRICING

 
 

Unit Type
Household 

Size

Maximum 
Allowable Price 

140% AMI*

Achievable 
Unit Price 

(Low)

Achievable 
Unit Price 

(High)

140% AMI 
Income 
Limits*

Indicated 
Minimum 

Income (Low)

Indicated 
Minimum 

Income (High)

Studio 1 Person $414,400 $198,000 $241,361 $96,040 $59,394 $69,617
1BR / 1BA 2 Person $473,600 $267,000 $325,472 $109,760 $80,762 $94,547
2BR / 1BA 3 Person $532,800 $344,250 $419,639 $123,480 $105,402 $123,176
3BR / 1BA 5 Person $639,100 $396,000 $482,722 $148,120 $123,860 $144,305

AFFORDABILITY SUMMARY

*Maximum price and income guidelines are established by HHFDC and are based on household size. Maximum price  assumes a 4.5% APR mortgage with a 5% downpayment and an 
income to mortgage payment ratio of 28%, per HHFDC guidelines.  

 
 Based on our for-sale demand analysis, we believe that there is adequate demand in the 

primary market area for the Subject property as proposed based on the demographic 
information.  The overall capture rate for the Subject’s units is 10.9 percent and is considered 
good.  The Subject’s Novoco achievable pricing meets all HHDFC DURF affordability 
requirements and is also generally in-line with market pricing.  Overall, market 
characteristics indicate adequate demand for the Subject. 
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Market Rate Rental Summary 
 
 Upon completion of the construction, the Subject will offer a good quality product with 

competitive amenities. The primary strengths of the Subject will be its good condition, 
location, and community amenities. Despite some smaller than average unit sizes, we 
anticipate the Subject’s units sizes will be accepted in the market. Average vacancy within 
the rental market is 2.6 percent, when excluding the outlier, which is underperforming due to 
a project-specific issue. Two of the five comparable properties maintain waiting lists. 
Concessions are not common within the market.  The Novoco estimated achievable rents for 
the Subject’s studio, one-bedroom, two-bedroom, and three-bedroom units are $900, $1,200, 
$1,600, and $2,000, respectively. The Novoco estimated achievable rents are slightly above 
the average rents per square foot for the respective comparable units, which we believe is 
reasonable given the Subject’s new construction quality and competitive amenities. We 
believe that the Subject’s Novoco achievable rents will be well-accepted within the market.  
 

 None of the comparables offer more than three story height nor floor premiums, Waterfront 
at Puuloa offers view premiums for those units directly along the oceanfront. The Subject 
will offer a 13-story high-rise design, consisting of 11 residential stories over a two-story 
podium. High-rise design is unique in the market so we considered view/floor premiums 
from the Honolulu market. Two Honolulu high-rises offer floor/view premiums, Capitol 
Place Apartments and Royal Capital Plaza. Each of these offers units at higher floors and 
with ocean/mountain views at a premium between $200 and $350. These properties are 39 
and 40 stories each, respectively. Managers estimated that a rental view premium would be 
achievable starting on the 15th floor for views oriented toward Diamond Head/ocean. The 
Subject’s location is significantly less dense than Honolulu and views will be unobstructed. 
Based on our evaluation of the Subject site location, surrounding land uses, building design 
(including orientation to the other phases of the Subject), we believe that a view premium of 
$200 would be achievable for units with mountain views. 

 
 None of the rental comparables have been recently built, thus no absorption data is available. 

Based upon the strength of the Subject’s pedestrian-friendly location, relatively low vacancy 
rates, presence of waiting lists in the market, and our demand calculations, we believe that 
the Subject will reach a stabilized occupancy of 95 percent within six to seven months.  This 
lease-up period equates to a rate of approximately 22 units per month.  

 
 The effective rental demand in one year is adjusted for income eligibility and renter status, 

and it is further adjusted by the number of units that are currently in lease-up or planned in 
the PMA.  As such, the calculations generate a capture rate of 8.6 percent, which indicates 
expected absorption of less than one year. 
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PROJECT DESCRIPTION
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PROJECT DESCRIPTION 
 
SITE DESCRIPTION 
The location of a multifamily property can have a substantial negative or positive impact upon 
the performance, safety and appeal of the project.  The site description discusses the physical 
features of the sites, as well as the layout, access issues and traffic flow.  
 

General: The Subject is located at the intersection of Wakea Street 
and Ala Kahawai Street (Wai Aniani Way) in Kapolei, 
Honolulu County, Hawaii. 

 

Shape: The Subject site is generally rectangular. 
 

Size: The Subject will occupy an approximate one-quarter 
portion of the proposed Kapolei ‘Ohana development, 
which encompasses a total of approximately 3.0 acres, or 
130,680 square feet, containing four phases. 

  
Zoning: The Subject site is zoned B-2, which permits multifamily 

and commercial uses. The Subject as proposed will be a 
legal and conforming use. 

 

Frontage: The Subject site has frontage along Wakea Street and Ala 
Kahawai Street (Wai Anani Way). 

 
Adjoining Land Uses: The Subject site is located in the northern part of the city of 

Kapolei and is off of Interstate H-1, a predominant 
highway on the Island of Oahu. Land use to the north, 
adjacent to the Subject site, consists of Island Pacific 
Academy (IPA), a private elementary and secondary 
school. Also north is Grace Pacific LLC, which is a 
construction company that typically builds and repairs 
highways and roads. Further north is the Kapolei Police 
Station and various banks. There is a bus stop adjacent to 
the Subject site and additionally various other bus stops are 
within walking distance of the Subject site. Directly 
northwest of the Subject site are a few eateries and retailers 
in addition to off street parking. Westward from the Subject 
is a place of worship and eastward is a variety of retailers 
and commercial uses, including a Kmart, a movie theatre, 
restaurants, and the office of the Historic Preservation 
Division. North of the movie theater is Interstate H-1, 
which is notably the busiest highway in Hawaii and leads 
to the southernmost point of Honolulu. South of the Subject 
site is a Foodland Kapolei (grocery store), Kapolei Hale 
City Hall, and vacant land. Many local amenities are within 
walking distance of the Subject site. 
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Topography and Existing  
Improvements: The site is generally level.  The site is currently 

unimproved.  Minimal vegetation exists on the site.   
 
Access and Traffic Flow: The Subject will offer good accessibility from Wakea 

Street and Ala Kahawai Street (Wai Anani Way). Wakea 
Street is a two-way main road with generally light traffic 
flow, while Ala Kahawai Street (Wai Anani Way) is a two-
way secondary road also with generally light traffic flow. 
Wakea Street provides access to Interstate H-1 (located 0.3 
miles to the north of the Subject site), Kamokila Boulevard 
(to the north) and Kapolei Parkway (to the south), which all 
lead to various retailers and services. Although Wakea 
Street is only 0.5 miles in distance, it connects several 
major roads in Kapolei. Interstate H1 is a major highway 
that provides access throughout the southern region of the 
island of Oahu. 

 
Visibility/Views: Visibility is good from all adjacent streets.  Views in all 

directions will be of other commercial structures including 
the yet to be constructed other phases of the Subject 
development. Views are considered good.   

 
  The Subject will offer a 13-story high rise design. Based on 

our evaluation of the Subject site location, surrounding 
land uses, building design (including orientation to the 
other phases of the Subject), we believe that view or floor 
premiums are likely achievable.  

 
Soil and Subsoil  
Conditions:  We were not provided with soil surveys, but the 

surrounding and existing improvements suggest that the 
soils are adequate for development.   

 
Flood Plain: According to www.floodinsights.com Community Panel 

Number 150001 0310G, dated January 19, 2011, the site is 
located in Zone X, an area outside of the 100 and 500-year 
flood zone.   

 
Environmental: We were not provided with an environmental assessment 

report.  We did not observe any obvious environmental 
hazards during our site inspections; however, we are not 
experts within this field. 
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Detrimental Influences:  We are unaware of any detrimental influences that would 
impact on the value of the Subject.   

 
Conclusion: The Subject site appears physically capable of supporting a 

variety of legally permissible uses, and is considered a 
desirable location.   

 

Subject Phase II 
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DESCRIPTION OF IMPROVEMENTS 
Our description of the improvements is based upon information provided by the developer.  We 
assume that this information is accurate. 
 

Construction Type: The building will consist of steel and concrete frame 
construction with steel and glass exterior.  The roofs will 
be flat with composite rubber and will incorporate solar 
panels to generate electricity.   

 

Construction/ 
Completion Timeline: The construction of the Subject is expected to begin in June 

2014, with an estimated completion date of March 2016. 
 

Unit Mix and Size: The proposed unit mix and square footage per unit type is 
as follows: 

 
UNIT MIX AND SQUARE FOOTAGE

Unit Type
Number of 

Units
Unit Size 

(SF) Total Area
Studio 11 360 3,960
1BR/1BA 44 534 23,496

2BR/2BA 77 765 58,905

3BR/2BA 11 990 10,890
Total 143 97,251

 
 

NLA: 97,251 SF, per the developer. 
 
Proposed Pricing/Rents: The sponsor has not yet established proposed pricing and 

rents; they intend to consider the conclusions presented in 
this analysis when developing their pro forma. 

  

Current Rents and   
Operation: The Subject will be new construction, and therefore has no 

current rents or operational statistics.    
 
Commercial Space: The Subject will feature a ground floor commercial area of 

7,861 square feet along Wakea Street and Ala Kahawai 
Street. Analysis of the commercial space is outside the 
scope of this engagement. 

  
Scope of Renovation: Not applicable. 
 
Number of Stories: 13 stories, including a two level concrete podium. 
  
Community Amenities: Upon completion, the Subject will offer a playground/tot 

lot, picnic area, on-site management, off-street garage 
parking, community room, and elevators. 
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Unit Amenities: Upon completion, the Subject’s unit amenities will include 
blinds, a ceiling fan, and a walk-in closet. Appliances will 
include a refrigerator, electric stove/oven, dishwasher, 
garbage disposal, and an in-unit washer/dryer. 

 
Parking: Parking will be included in the purchase price or rent. The 

Subject will offer 235 garage parking spaces, which 
equates to a total of 1.6 spaces per unit. There is sufficient 
parking to allow one space per studio and one-bedroom 
unit and two spaces per two and three-bedroom units (231 
spaces required). The proposed parking conforms to the 
zoning requirements and is deemed reasonable given the 
target tenancy and the Subject’s downtown location within 
close proximity to public transportation and employment 
nodes. 

 
Utility Structure:  The tenant will pay for all utilities. The buildings will be all 

electric.  
 
Americans with Disabilities  
Act of 1990: We assume the property will have no violations of the 

Americans with Disabilities Act 1990.   
 
Quality of Construction: We assume the property will be constructed in a timely 

manner consistent with information provided, using good 
quality materials in a workmanlike manner. In particular, 
the developer will be seeking LEED Platinum certification.  

 
Condition: The Subject will be in excellent condition upon completion.  
 
Functional Utility: We have reviewed the floor plans and determined that the 

Subject will not suffer from functional obsolescence.   
 
Deferred Maintenance: The Subject will be new construction and not suffer from 

deferred maintenance.  
 
Conclusion: Upon completion, we anticipate the finished product of the 

Subject will be comparable or superior to the quality of 
existing multifamily housing stock in the market area.   
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Floor Plans 
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REGIONAL AND LOCAL AREA ANALYSIS
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REGIONAL AND LOCAL AREA ANALYSIS 
 
REGIONAL AND LOCAL AREA DESCRIPTION 
 
The Subject is located in Kapolei, Hawaii in southern Honolulu County, on the island of Oahu.  
Honolulu is the county seat and the county’s most populous city.  According to 2010 Census 
data, Honolulu has a population of 337,256.  Honolulu County is also known as the Honolulu 
Metropolitan Statistical Area (MSA).  A map of the region is located below. 
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ECONOMIC ANALYSIS 
 
Employment by Industry 
The following chart identifies employment by industry sector within the Subject’s PMA, as well 
as the nation. 
 

2010 EMPLOYMENT BY INDUSTRY 
  PMA USA 

Industry 
Number 

Employed  
Percent 

Employed 
Number 

Employed 
Percent 

Employed 
Retail Trade 11,862 13.1% 15,464,986 11.4% 

Health Care/Social Assistance 11,563 12.8% 18,891,157 13.9% 
Public Administration 10,257 11.3% 6,916,821 5.1% 

Accommodation/Food Services 9,773 10.8% 9,114,767 6.7% 
Educational Services 7,324 8.1% 14,168,096 10.4% 

Construction 6,235 6.9% 8,872,843 6.5% 
Finance/Insurance 4,680 5.2% 6,883,526 5.1% 

Transportation/Warehousing 4,646 5.1% 5,487,029 4.0% 
Other Services (excl Publ Adm) 3,887 4.3% 6,679,783 4.9% 

Admin/Support/Waste Mgmt Srvcs 3,826 4.2% 5,114,479 3.8% 
Prof/Scientific/Tech Services 3,635 4.0% 8,520,310 6.3% 

Manufacturing 2,675 3.0% 13,047,475 9.6% 
Wholesale Trade 2,594 2.9% 4,407,788 3.2% 

Real Estate/Rental/Leasing 2,094 2.3% 2,825,263 2.1% 
Arts/Entertainment/Recreation 2,033 2.2% 2,628,374 1.9% 

Information 1,776 2.0% 3,158,778 2.3% 
Utilities 989 1.1% 1,115,793 0.8% 

Agric/Forestry/Fishing/Hunting 590 0.7% 1,790,318 1.3% 
Mgmt of Companies/Enterprises 107 0.1% 202,384 0.1% 

Mining 48 0.1% 723,991 0.5% 
Total Employment 90,594 100.0% 136,013,961 100.0% 

Source: ESRI Demographics 2010, Novogradac & Company LLP, October 2013     
*Industry data current as of 2010. Other projections current as of 2012.       

 
The previous table reflects the workforce for the PMA.  The workforce is heavily concentrated in 
the retail trade, health care/social assistance, public administration, and accommodation/food 
services industries.  There is a larger percentage employed in the PMA within the 
accommodation/food services, public administration, and retail trade sectors than the nation.  
The dominance of the retail trade and accommodation/food services sectors can be attributed to 
the tourism industry, which the area economy is heavily reliant upon.  The larger percentage of 
people employed in the public administration industry is due to the large military presence in the 
area, as the Subject is in close proximity to Hickam Air Force Base and Pearl Harbor Naval 
Station.  The large percentage employed in the public administration sector within the PMA can 
also be attributed to workers that are employed by the state government as Honolulu is the state 
capital.  The significant percentage of the workforce employed in the retail trade industry is a 
sign of economic growth; however, this industry also tends to be volatile, particularly during 
times when the economy is struggling.   
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Employment and Unemployment Trends 
The following table details employment and unemployment trends for the MSA and the nation 
from 2002 through July 2013. 
 

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED) 
  Honolulu, HI MSA USA 

Year Total 
Employment 

% 
Change

Unemployment 
Rate 

Chang
e 

Total 
Employmen

t 

% 
Chang

e 

Unemploymen
t Rate 

Chang
e 

2002 412,897 - 3.9% - 136,485,000 - 5.8% - 
2003 417,519 1.1% 3.7% -0.2% 137,736,000 0.9% 6.0% 0.2% 
2004 419,506 0.5% 3.1% -0.6% 139,252,000 1.1% 5.5% -0.5%
2005 427,632 1.9% 2.7% -0.4% 141,730,000 1.8% 5.1% -0.4%
2006 430,852 0.8% 2.4% -0.3% 144,427,000 1.9% 4.6% -0.5%
2007 430,553 -0.1% 2.5% 0.1% 146,047,000 1.1% 4.6% 0.0% 
2008 430,589 0.0% 3.6% 1.1% 145,362,000 -0.5% 5.8% 1.2% 
2009 418,139 -2.9% 5.8% 2.2% 139,877,000 -3.8% 9.3% 3.5% 
2010 425,915 1.9% 5.7% -0.1% 139,064,000 -0.6% 9.6% 0.3% 
2011 434,073 1.9% 5.6% -0.1% 139,869,000 0.6% 8.9% -0.7%
2012 434,339 0.1% 5.2% -0.4% 142,469,000 1.9% 8.1% -0.8%

2013 YTD Average* 435,178 0.2% 4.4% -0.8% 143,644,875 0.8% 7.7% -0.4%
Jul-2012 430,994 - 5.5% - 143,126,000 - 8.6% - 
Jul-2013 430,809 0.0% 4.2% -1.3% 145,113,000 1.4% 7.7% -0.9%

Source: U.S. Bureau of Labor Statistics, October 2013             
*2013 data is through July 
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Unemployment in the MSA decreased from 2002 to 2006.  However, from 2007 to 2009, the 
unemployment rate increased from 2.5 to 5.8 percent, which was a result of the recent national 
recession.  The unemployment rate began to decline in 2010, which has continued to present.  
The 2013 year-to-date average unemployment rate indicates a 0.8 percentage point decrease 
since year end 2012. Furthermore, the July 2013 unemployment rate is 4.2 percent, compared to 
5.5 percent from July 2012.  The national recession and mortgage crisis have impacted both the 
MSA and the nation, which is reflected in the data.  However, it appears that the MSA has not 
been as severely affected as the nation.  Additionally, the Honolulu, HI MSA appears to be 
outperforming the nation in terms of unemployment as the July 2013 unemployment rate was 
significantly lower than the nation, 4.2 percent versus 7.7 percent, respectively. 
 
From 2003 to 2006, the MSA and the nation experienced continual employment growth.  In fact, 
the nation continued to experience employment growth in 2007, while the MSA experienced a 
slight decrease in total employment.  Total employment in the MSA remained flat in 2008 and 
decreased significantly in 2009, consistent with the recent national recession. In 2010 and 2011 
the MSA experienced an increase in total employment; however, the growth in total employment 
stagnated in 2012 and has remained so through YTD 2013, increasing by 0.1 and 0.2 percent, 
respectively. 
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Major Employers 
The following table details the state’s largest nongovernment employers. 
 

STATE OF HAWAII MAJOR EMPLOYERS 
Employer Name Industry Number of Employees 

Altres Medical Healthcare 10,000 
Kapiolani Medical Center Healthcare 5,000 

Kyo-Ya Co Ltd Accommodations 4,000 
Queen’s Medical Center Healthcare 3,500 

Hawaii Health Systems Corp Healthcare 3,400 
Tripler Army Medical Center Healthcare 2,826 

Bank of Hawaii Finance 2,500 
St. Francis Healthcare Healthcare 2,100 

Aeko Kula Inc. Air Cargo 2,090 
Towne Realty of Hawaii Real Estate 2,001 

Kaiser Permanente Medical Healthcare 2,000 
Straub Clinic and Hospital Healthcare 1,900 

Oahu Transit Service Transportation 1,799 
Polynesian Cultural Center Cultural 1,700 

Outrigger Enterprises Group Accommodations 1,600 
Hilton-Hawaiian Village Beach Accommodations 1,500 

Honolulu Airport Air Transportation 1,500 
Grand Wailea Resort Hotel Accommodations 1,400 

Roberts Overnighters Entertainment 1,400 
Kuakini Emergency Service Healthcare 1,300 

Hilton-Waikoloa Village Accommodations 1,200 
Kaimuki Toyota/Suzuki Automotive 1,200 

Source: data.hawaii.gov, Novogradac & Co. LLP, October 2013 

 
The largest non-governmental employers in the area are concentrated in the healthcare and 
accommodations industries.  The largest employer in the area is the federal, state, and local 
government due to the presence of the various military installations and the fact Honolulu is the 
state capitol.  Further employment information regarding government employers within the area 
was unavailable. 
 
Employment Analysis and Expansion/Contractions 
The recent national recession had a considerable negative impact on Hawaii’s economy as it is 
heavily reliant on the tourism industry.  However, according to the State of Hawaii Department 
of Business, Economic Development, and Tourism, total visitor spending for the month of 
August 2013 increased 5.0 percent from August 2012.  Total visitor expenditures for the first 
eight months of 2013 represented a 3.9 percent increase in visitors from the same time period in 
2012. The increase in total expenditures is due to an overall increase of visitors and higher 
overall daily visitor spending. 
 
Despite the recent recession, it appears that the Hawaiian economy is recovering by the increase 
in the total number of visitors during 2011 and 2012, according to statistics from the State of 
Hawaii Department of Business, Economic Development, and Tourism.  Additionally, Honolulu 
County is still working towards a diversified economic base with technology-intensive and 
knowledge-based enterprises.  According to the Oahu Economic Development Board, Honolulu 
County is still continuing its efforts to further various technology driven sectors including 
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alternative energy, diversified agriculture, ocean and earth sciences, film and digital media, and 
satellite tracking.  Additionally, the Oahu Economic Development Board indicated that Honolulu 
is an attractive location for new businesses due to its strategic mid-pacific location, time zone 
advantage, and well developed infrastructure.   
 
The Chamber of Commerce of Hawaii, the Oahu Economic Development Board, and the State of 
Hawaii Department of Business, Economic Development, and Tourism could not provide 
specific information pertaining to new businesses locating to Honolulu County and resulting job 
growth, or any employment contractions that have occurred within the last six months. Although 
we were not able to retrieve specific information regarding businesses that have recently 
expanded or relocated to Honolulu, we were able to gather information on a more macro level 
from another source with information about the economic climate in the Subject’s area. A 
statistician at the State’s Department of Business, Economic Development, and Tourism noted 
that Hawaii is well known for its sizeable barriers to entry when it comes to development 
projects (including multifamily), largely in part to scarcity and cost of land and difficult 
permitting processes. Despite the contact’s report on the state of new business development, the 
contact affirmed the crucial importance of affordable housing programs in the development of 
multi-family housing projects. He stated that the high cost of land imposes a financial barrier to 
entry that many developers of affordable multifamily housing cannot overcome without 
subsidies or other favorable financing.   
 
Hickam Air Force Base and Naval Station Pearl Harbor 
Hickam Air Force Base and Pearl Harbor are located approximately four miles and one mile east 
of the Subject, respectively.  Together, they account for approximately 40,000 jobs in the MSA.  
Hickam Air Force Base consists of 2,850 acres of land and facilities bordering Pearl Harbor and 
first opened in 1934.  During World War II the base was a major center for training pilots and 
assembling aircraft, as well as serving as the hub of the Pacific aerial network.  Today the base 
remains a launch point of strategic air mobility and operation missions.  The air force base was 
slightly affected by the 2005 BRAC realignment, losing approximately 262 jobs. 
Pearl Harbor was established as a U.S. naval base in 1908.  Today the base coordinates, 
schedules, and provides assigned waterfront services to all home-ported and visiting ships and 
vessels at the Pearl Harbor Naval Complex.  The naval station was slightly affected by the 2005 
BRAC realignment, losing approximately 290 jobs. 
  
Despite both Hickam Air Force and Base Pearl Harbor losing jobs during the BRAC 
realignment, both stations continue to have a huge impact on the area today.  According to the 
Chamber of Commerce of Hawaii, the Pearl Harbor Naval Shipyard is the largest industrial 
employer in Hawaii.  Additionally, the U.S. Department of Defense is a major source of revenue 
to the state, second only to tourism.  The Chamber also indicated that the total spending by the 
armed services in Hawaii in 2007 was $8.2 billion, which resulted in direct and indirect impacts 
totaling $12.2 billion to Hawaii’s economy, in addition to accounting for over hundreds of 
thousands of jobs and $7.6 billion in household earnings.  Both Hickam Air Force Base and 
Pearl Harbor provide employment and revenue to the state. 
 
Worker Adjustment and Retraining Notification (WARN) notices for companies in Hawaii are 
available by request from the Department of Labor and Industrial Relations – State of Hawaii.  
Our emails and phone calls have gone unreturned as of the effective date of this report. 
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Employment Analysis  
The Subject will be located in Kapolei, Hawaii.  The Subject site is situated along Wakea Street, 
south of Interstate H1.  Interstate H1 provides access to Honolulu to the east as well as other 
areas of Oahu.  Given the Subject’s location, we have focused on the state of Hawaii and HUD’s 
Pacific region in framing our economic analysis.  According to Hawaii’s list of major employers, 
the accommodations and health care sectors have historically dominated the local private sector 
economy, while government and military jobs are prevalent within the public sector in the 
region.  
 
According to HUD’s Regional Market Conditions for the second quarter of 2013 in the Pacific 
Region, “Nonfarm payroll growth was positive in all four states in the Pacific region during 
the second quarter, despite wide scale job losses from 2008 to 2010. The region added 335,400 
jobs in the second quarter of 2013, a 1.8 percent increase compared with the three month average 
number of jobs recorded for the second quarter of 2012.  The same sectors that led overall job 
growth in the region drove job growth in each state in the region, where the professional and 
business services sector increased by 81,100 jobs, or 2.9 percent, and the leisure and hospitality 
sector increased by 84,100 jobs, or 3.6 percent. The government sector declined by 10,600 jobs, 
or 0.3 percent.  
 
During the twelve months ending July 2013, Hawaii nonfarm payrolls gained 8,000 jobs, or 
1.3 percent, compared with a gain of 5,300 jobs, or 0.9 percent, during the twelve months 
ending June 2012. California gained 256,300 jobs, or 1.8 percent, compared with a gain of 
161,200, or 1.2 percent, during the same quarter the previous year. Nonfarm payrolls in Arizona 
rose by 49,500 jobs, or 2.0 percent, during the second quarter of 2013, compared with the 
increase of 38,250 jobs, or 1.6 percent, during 2012. Nevada added 21,600 jobs, an increase of 
1.9 percent, compared with the addition of 10,700 jobs, a 1 percent increase, during 2012. The 
average unemployment rate for the region decreased to 8.4 percent from 10.1 percent a year ago.  
 
Single-family homebuilding, home sales, and sales prices increased throughout the region, and 
sales and rental vacancy rates declined. The number of distressed properties continued to decline 
throughout the region, but surpluses of distressed properties remain in several areas. Although 
market conditions appear to be gradually improving, the sales housing market conditions ranged 
from slightly soft to balanced during the second quarter of this past year, arguably due to high 
unemployment and tight lending requirements. According to CoreLogic, Inc., new and existing 
home sales in the region increased 0.2 percent, to 678,400 homes, during the 12 months ending 
May 2013. In Arizona, sales declined 1.7 percent, to 144,300, and the average home sales price 
in Phoenix increased 20.6 percent, to $168,400, partially because of a decline in Real Estate 
Owned (REO) sales. As a percentage of existing home sales, REO sales in Arizona decreased by 
more than 73 percent during the 12 months ending May 2013. 
 
Increased single-family building activity occurred in all four states of the region, ranging 
from an increase of 100 homes, or 19 percent, in Hawaii to an increase of 2,375 homes, or 33 
percent, in California. In California, the number of new and existing home sales increased by 2.9 
percent, to a total of 452,600, during the 12 months ending May 2013. In the San Francisco Bay 
Area, 54,700 homes sold, a 3.4 percent increase compared with the number sold during the 
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previous 12 months. During the same period, the average home sales price increased 16.4 
percent, to $600,600. Home sales and average prices both increased in the Hawaii, but in 
Nevada those factors moved in opposite directions over the course of the same 12 month 
period ending in May 2013. In Hawaii, new and existing home sales rose by 1.2 percent, to 
16,100 homes sold, and the average home sales price in Honolulu increased 9.8 percent, to 
$530,300. New and existing home sales in Nevada declined 12.8 percent, to 65,400; however, 
the average sales price for a house in Las Vegas rose by 20.6 percent, to $168,400, in the span of 
12 months ending May 2013.  
 
During the second quarter of 2013, 4.7 percent of home loans in the region were 90 or more days 
delinquent, were in foreclosure, or transitioned into REO, down from 7.2 percent during the 
second quarter of 2012 (LPS Applied Analytics). The statewide rates of distressed loans ranged 
from 3.9 percent in Arizona to 10.5 percent in Nevada, down from 6.6 and 13.5 percent 
respectively. 
 
Because of improved home sales markets in the Pacific region, single-family construction 
activity, as measured by the number of single-family homes permitted, rose during the 
second quarter of 2013. Based on preliminary data, 18,300 single-family homes were permitted 
in the region, a 22-percent increase over the number permitted during the previous quarter. The 
greatest percentage increases in home construction occurred in California, where the number of 
single-family homes permitted increased by 2,375 or 33 percent. The number of single-family 
homes permitted in Hawaii increased by 100 homes, or an increase of 19 percent.  
 
Rental housing markets in the Pacific region varied from soft to tight in the second quarter of 
2013. Rental market conditions softened but remained tight in the San Francisco Bay Area. 
According to Axiometrics Inc., from the second quarter of 2012 to the second quarter of 2013, 
the apartment rental vacancy rates in the San Francisco MSA declined from 3.9 to 3.7 percent. 
The rental vacancy rate in Los Angeles declined from 4.9 to 4.8 percent. Average rents rose in 
all but one of the ten areas and ranged from a 2.9-percent decrease in Honolulu to a 7.8 percent 
increase in San Jose during the second quarter of 2013.  
 
Axiometrics Inc. reported that apartment rental vacancy rates were down from the second quarter 
of 2012 to the second quarter of 2013 in all of the Pacific region’s major metropolitan areas, with 
the exception of Las Vegas and San Jose. From the second quarter of 2012 to the second quarter 
of 2013, in the San Francisco-Oakland-Fremont metropolitan statistical area, the apartment 
vacancy rate declined from 3.9 to 3.7 percent, and, in the Los Angeles-Glendale-Santa Ana 
metropolitan statistical area, the rate fell from 4.9 to 4.8 percent. In the Phoenix area, the 
apartment vacancy rate declined from 7.2 percent in the second quarter of 2012 to 6.7 percent in 
the second quarter of 2013. 
 
The rental housing markets in the metropolitan areas in Arizona were slightly soft but balanced 
out in the second quarter of 2013.  According to Axiometrics Inc., the apartment rental vacancy 
rate in Phoenix was 6.7 percent, down from 7.2 percent in the second quarter of 2012. Increasing 
population growth was partially responsible for the decline in vacancy rates. During the second 
quarter of 2013, the rental housing markets in Nevada remained soft due to slow job growth.  
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Multifamily construction activity, as measured by the number of multifamily units 
permitted, increased in three of the four Pacific region states during the second quarter of 
2013. Based on preliminary data, 14,300 multifamily units were permitted in the region, a 54 
percent increase from the previous quarter. The combination of increased renter demand and 
declining vacancy rates was the main impetus for the rising number of multifamily permits. 
During the second quarter of 2013, the number of multifamily units permitted in Arizona 
increased by 1,425, or 390 percent; by 3,200 units, or 40 percent, in California; and by 900 units, 
or 255 percent, in Nevada. The number of multifamily units permitted in Hawaii decreased 
by 450 units, or a 94 percent slide from the previous quarter.” 
 
Economic Impact of the Mortgage and Credit Crisis 
We researched several local, regional, and national data sources and publications in order to 
ascertain information pertaining to the mortgage crisis and its impact on the local market.  
Overall, the nation continues to be hit hard by the mortgage crisis.  According to 
www.RealtyTrac.com, within the state of Hawaii, Honolulu County had the lowest rate of 
foreclosures during September 2013 with a foreclosure rate of 0.02 percent, or 1 in every 3,685 
households.  Honolulu County had a slightly higher foreclosure rate of 0.03 percent, while the 
state of Hawaii displayed a 0.04 percent foreclosure rate.  The national foreclosure rate in 
September 2013 was 0.10 percent.  Overall, the MSA and state of Hawaii have been impacted by 
the current national recession to date.  However, it appears that the MSA has fared better than 
the nation as a whole, which is evident by the lower unemployment rate and smaller employment 
losses during the recent recession.  Similarly, the relatively minor impact of the mortgage crisis 
has lessened the overall negative impact of the recession on the local economy.  The graph 
below illustrates a geographical comparison for the Subject’s area by a percentage of units 
currently in foreclosure. 
 

 
                                            Source:  realtytrac.com, 10/2013 
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Wages by Occupation 
The following table details the wages by occupation in the MSA. 
 

HONOLULU, HI MSA – MAY  2012 AREA WAGE ESTIMATES 

Occupation 
Number of 
Employees 

Mean 
Hourly 
Wage 

Mean 
Annual 
Wage 

Total all occupations 433,400 $22.24 $46,260 
Management Occupations 26,260 $43.06 $89,560 
Business and Financial Operations Occupations 21,170 $30.54 $63,530 
Computer and Mathematical Occupations 8,340 $33.58 $69,840 
Architecture and Engineering Occupations 7,830 $37.08 $77,120 
Life, Physical, and Social Science Occupations 4,660 $34.21 $71,150 
Community and Social Services Occupations 8,340 $21.35 $44,410 
Legal Occupations 3,020 $43.11 $89,660 
Education, Training, and Library Occupations 32,880 $23.77 $49,440 
Arts, Design, Entertainment, Sports, and Media Occupations 6,840 $22.64 $47,090 
Healthcare Practitioners and Technical Occupations 21,180 $40.96 $85,200 
Healthcare Support Occupations 11,910 $15.18 $31,580 
Protective Service Occupations 15,190 $18.88 $39,260 
Food Preparation and Serving-Related Occupations 48,350 $11.53 $23,990 
Building and Grounds Cleaning and Maintenance Occupations 20,930 $13.79 $28,690 
Personal Care and Service Occupations 11,690 $12.95 $26,940 
Sales and Related Occupations 44,520 $16.14 $33,570 
Office and Administrative Support Occupations 66,820 $17.16 $35,700 
Farming, Fishing, and Forestry Occupations 620 $13.87 $28,840 
Construction and Extraction Occupations 18,210 $30.27 $62,960 
Installation, Maintenance, and Repair Occupations 16,840 $24.46 $50,890 
Production Occupations 10,840 $17.76 $36,940 
Transportation and Material Moving Occupations 26,960 $19.24 $40,010 
Source: US Bureau of Labor Statistics, effective 5/2012 

 
The previous table illustrates average hourly and annual wages by employment classification.  It 
should be noted that 2013 wage data is not yet available according to the Bureau of Labor 
Statistics’ website.  The previous table shows average hourly and annual wages by employment 
classification.  The classification with the lowest average weekly wage is food preparation and 
serving related occupations, at $11.53 per hour.  The highest average hourly wage of $43.11 is 
legal occupations.     
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Commuting Patterns 
The chart below shows the travel time to work for the PMA according to ESRI data.  
  

2000 Commuting Time to Work
Number of 

Commuters Percentage
Travel Time < 5 min 595 0.74%

Travel Time 5-9 min 3,311 4.14%

Travel Time 10-14 min 6,118 7.66%
Travel Time 15-19 min 8,945 11.19%

Travel Time 20-24 min 10,633 13.31%

Travel Time 25-29 min 4,387 5.49%

Travel Time 30-34 min 15,570 19.48%

Travel Time 35-39 min 2,310 2.89%

Travel Time 40-44 min 4,028 5.04%

Travel Time 45-59 min 11,818 14.79%

Travel Time 60-89 min 9,117 11.41%

Travel Time 90+ min 3,079 3.85%

Average Travel Time 34 -
Source: US Census 2000, Novogradac & Company LLP, October 2013

COMMUTING PATTERNS

 
 

As shown above, the average travel time for individuals in the PMA is 34 minutes.  The majority 
of commuters, 57.4 percent, have a travel time between 15 and 44 minutes.  The large number of 
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commuters with commute times in that range suggests that workers in the PMA commute 
throughout the various parts of the Island of Oahu to work.   
 
Conclusion 
Total employment in Honolulu County remained relatively unchanged from 2006 to 2008, but as 
a direct result of the recent national recession, the County experienced a 2.9 percent decrease in 
total employment in 2009. Although that 2.9 percent decrease amounted to the loss of over 
12,000 jobs, this decrease was less than that of the decline in total employment experienced by 
the nation as a whole, which dropped by 3.8 percent. Between 2010 and 2011, the Honolulu 
MSA experienced growth in total employment by 1.9 percent in each of the respective years. 
Although the area experienced slower rates in total employment growth in 2012 and 2013 YTD, 
total employment was positive in both years, at 0.1 and 0.2 percent respectively. The largest 
employment sectors in the PMA are health care/social assistance, retail trade, 
accommodation/food services, and public administration sectors.  The large percentage of 
employment in the retail trade sector can be attributed to Hawaii’s large tourism industry. The 
large percentage of employment in public administration can be attributed to the Subject’s close 
proximity to Hickam Air Force Base and Pearl Harbor Naval Station as well as all of the workers 
employed by the State of Hawaii, as Honolulu is the state capital.  The local economy has 
suffered due to the national recession as it is heavily reliant on the tourism industry.  However, 
based on the tourism statistics provided by the State of Hawaii Department of Business, 
Economic Development, and Tourism, the state has experienced a significant increase in the 
overall number of visitors and visitor spending over the previous two years.  The fallout from the 
mortgage crisis has been moderate in the area.  Overall, it appears as if the local economy is well 
on its way to recovery.   
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NEIGHBORHOOD DESCRIPTION AND ANALYSIS 
 
Introduction 
The neighborhood surrounding an apartment property often impacts the property's status, image, 
class, and style of operation, and sometimes its ability to attract and properly serve a particular 
market segment.  This section investigates the property's neighborhood and evaluates any 
pertinent location factors that could affect its rent, its occupancy, and overall profitability. 
 
Location and Boundaries 
The Subject site is located within the northern part of the city of Kapolei in Honolulu County.  A 
map of the Subject site within its respective neighborhood follows. 
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Accessibility 
The Subject will offer good accessibility from Wakea Street and Ala Kahawai Street (Wai Anani 
Way). Wakea Street is a two-way main road with generally light traffic flow, while Ala Kahawai 
Street (Wai Anani Way) is a two-way secondary road also with generally light traffic flow. 
Wakea Street provides access to Interstate H-1 (located 0.3 miles to the north of the Subject site), 
Kamokila Boulevard (to the north) and Kapolei Parkway (to the south), which all lead to various 
retailers and services. Although Wakea Street is only 0.5 miles in distance, it connects several 
major roads in Kapolei. Interstate H1 is a major highway that provides access throughout the 
southern region of the island of Oahu. 
 

Predominant Land Usage 
The Subject site is located in the northern part of the city of Kapolei and is off of Interstate H-1, 
a predominant highway on the Island of Oahu. Land use to the north, adjacent to the Subject site, 
consists of Island Pacific Academy (IPA), a private elementary and secondary school. Also north 
is Grace Pacific LLC, which is a construction company that typically builds and repairs 
highways and roads. Further north is the Kapolei Police Station and various banks. There is a bus 
stop adjacent to the Subject site and additionally various other bus stops are within walking 
distance of the Subject site. Directly northwest of the Subject site are a few eateries and retailers 
in addition to off street parking. Westwards from the Subject is a place of worship and eastwards 
is a variety of retailers and commercial uses, including a Kmart, a movie theatre, restaurants, and 
the office of the Historic Preservation Division. North of the movie theater is Interstate H-1, 
which is notably the busiest highway in Hawaii and leads to the southernmost point of Honolulu. 
South of the Subject site is a Foodland Kapolei (grocery store), Kapolei Hale City Hall, and 
vacant land. Many local amenities are within walking distance of the Subject site. According to 
walkscore.com, the Subject has a walkscore of 83, Very Walkable, meaning that most errands 
can be accomplished on foot.   
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Proximity to Local Services 
The following table illustrates the Subjects’ proximity to local services.  The Subject is located 
within reasonable proximity to retail, educational, and medical services.  
 

 
 

LOCATIONAL AMENITIES 

Map # Service or Amenity Miles From Subject 
1 American Savings Bank 0.2 miles 
2 7-11 (Gas Station) 0.3 miles 
3 Public Library 0.3 miles 
4 Post Office 0.3 miles 
5 Honolulu Police Department 0.3 miles 

6 Retail Center 0.5 miles 

7 Kmart Retail and Pharmacy 0.5 miles 
8 Safeway Grocery 0.7 miles 
9 Kapolei Family Medical Center 0.8 miles 

10 Kapolei High School 1.0 miles 
11 Makakilo Elementary School 1.2 miles 
12 Kapolei Middle School 1.8 miles 
13 Fire Department 2.0 miles 

 



Kapolei Phase II -  Kapolei, HI; Market Study 

Novogradac & Company LLP 29 

Adequacy of Public Transportation 
Bus service on the Island of Oahu is available through the Oahu Transit System.  Kapolei is 
served by multiple bus stops. The nearest bus stop is located less than 100 yards from the 
Subject. A map detailing the location of the Subject in proximity to local bus stops is illustrated 
below. 
 

 
 
 

PUBLIC TRANSPORTATION 
Map # Bus Stop Location Miles From Subject 

1 Kapolei Transit Center East 0.1 miles 
2 Kapolei Transit Center West 0.2 miles 
3 Haumea St & Uluohia Street 0.2 miles 
5 Kamokila Bl & Opp Nau Pl 0.2 miles 
4 Kamokila Bl & Uluohia St 0.3 miles 
6 Kamokila Bl & Opp Uluohia 0.4 miles 
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Crime 
The following table illustrates crime rates in the PMA and the Honolulu, Hawaii Metropolitan 
Statistical Area. 
           

2012 CRIME RISK INDICES 

  PMA Honolulu, HI MSA 
Total Crime* 21 177 

Personal Crime* 8 72 
Murder 2 30 
Rape 7 96 

Robbery 11 97 
Assault 16 86 

Property Crime* 25 200 
Burglary 3 124 
Larceny 27 199 

Motor Vehicle Theft 54 306 
Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013 

*Unweighted aggregations 

 
For comparison purposes, a crime index below 100 is below the national average, and a crime 
index above 100 is above the nation’s crime index average. Overall crime in the PMA is 
significantly below the national average and the MSA. Based on the information presented in the 
above table, personal crime is lower in the PMA and MSA than property crime, which occurs at 
a higher rate. All categories of crime in the PMA are lower than the national average and the 
MSA. According to interviews with property managers, crime in the immediate area is not a 
significant problem; however, the Subject will offer an intercom (buzzer) system as a security 
feature. Additionally, the parking garage will also be secured. 
 
Conclusion 
The Subject will be located within the newly developing Kapolei central business district and 
will offer convenient pedestrian access to numerous amenities including shopping, schools, 
library, employment and a park. Additionally, access to public transportation is excellent. The 
construction of the Subject will create a positive impact upon the neighborhood by providing 
quality multifamily housing that will be in excellent condition upon completion.  
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DEMOGRAPHIC ANALYSIS 
 
For the purpose of this study, it is necessary to define the market area, or the area from which 
potential tenants for the project are likely to be drawn.  In some areas, residents are very much 
“neighborhood oriented” and are generally very reluctant to move from the area where they have 
grown up.  In other areas, residents are much more mobile and will relocate to a completely new 
area, especially if there is an attraction such as affordable housing at below market rents.  The 
primary market for the Subject generally consists of Kapolei, Ewa, Ewa Beach, and Waipahu. 
 
There are no natural boundaries in Kapolei that would inhibit anyone from relocating to the 
Subject.  The market area boundaries identified are a reasonable approximation regarding the 
potential rental or for-sale market for the Subject.  Housing of all types is in strong demand.  
Housing in this market is at a premium, with low for-sale inventory and few rental vacancies. 
 
The PMA boundaries and overall market health assessment are based upon analyses of physical 
boundaries, which include traffic and commute patterns within the area, surveys of existing 
market rate apartment and condominium projects undertaken by Novogradac & Company LLP, 
and insights gained from real estate agents, resident managers, area planning staff, and others 
familiar with the multifamily and condominium markets.  The PMA boundaries for the for-sale 
and rental scenarios are identical.  We recognize several sub-markets/neighborhoods exist within 
this PMA; however, market data demonstrates that a significant amount of the local population 
considers housing opportunities within these boundaries.  Given the opportunity to locate good 
quality housing, both renters and owners will move within these areas.  We anticipate the 
majority of demand will be generated from this geographic area. Leakage is anticipated from 
outside the PMA from other parts of Oahu; we will incorporate a leakage estimate of 25 percent 
to reflect this potential in both the rental and for-sale demand scenarios.   
 
The secondary market area (SMA) for the Subject is considered to be the Honolulu, HI MSA, 
which consists of Honolulu County.  Maps outlining the PMA and SMA can be found on the 
following pages. 
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PMA Map 
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SMA Map 
 

 
 
Population and Households 
The tables below illustrate population and household trends in the PMA, MSA, and nation from 
2000 through 2017.  
 

POPULATION
Year PMA Honolulu, HI MSA USA

Number Annual Change Number Annual Change Number Annual Change

2000 171,707 - 876,156 - 281,421,906 -
2012 214,022 2.0% 962,110 0.8% 313,129,017 0.9%
2017 221,973 0.7% 993,240 0.6% 323,986,227 0.7%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
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HOUSEHOLDS
Year PMA Honolulu, HI MSA USA

Number Annual Change Number Annual Change Number Annual Change

2000 48,357 - 287,371 - 105,991,193 -
2012 60,350 2.0% 314,221 0.8% 118,208,713 0.9%
2017 62,587 0.7% 324,590 0.7% 122,665,498 0.8%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
 
The overall population in the PMA increased between 2000 and 2012 by an annual percentage of 
2.0 percent, while it is projected to increase by 0.7 percent annually through 2017.  The overall 
population in the MSA increased by 0.8 percent annually and is projected to continue to increase 
by 0.6 percent annually over the next five years.  Projected general population growth in the 
PMA is greater than that of the MSA and is equal to the projected growth of the national 
population through 2017. Similar to the population, the total number of households in the PMA 
and the MSA are projected to increase at a steady pace over the next five years, with both the 
PMA and MSA projected to grow by 0.7 percent annually.  The number of households in the 
PMA and MSA are predicted to increase at a slightly lesser rate than the nation as a whole.   
 
Average Household Size 
The following table illustrates average household size for all ages in the PMA, MSA, and nation 
from 2000 to 2017. 
 

AVERAGE HOUSEHOLD SIZE
Year PMA Honolulu, HI MSA USA

Number Annual Change Number Annual Change Number Annual Change
2000 3.51 - 2.94 - 2.58 -
2012 3.51 0.0% 2.95 0.0% 2.58 0.0%
2017 3.51 0.0% 2.95 0.0% 2.58 0.0%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
 
Average household size in the PMA has remained stable from 2000 to 2012 and is expected to 
remain as such through 2017.  Similarly, the average household size in the MSA and the nation 
is projected to remain at current levels through 2017.   
 
Median Household Income Levels 
The table below illustrates the median household income in the PMA, MSA, and the nation from 
2000 through 2017.   
 

MEDIAN HOUSEHOLD INCOME
Year PMA Honolulu, HI MSA USA

Amount Annual Change Amount Annual Change Amount Annual Change
2000 $61,690 - $52,120 - $42,164 -
2012 $75,330 1.8% $65,756 2.1% $50,157 1.5%
2017 $81,949 1.8% $77,467 3.6% $56,895 2.7%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
 
The median household income in the PMA is higher than that of the MSA and the nation.  
However, the median household income in the MSA grew at a slightly faster rate than the PMA 
and the nation between 2000 and 2012.  The median household income in the PMA, MSA, and 
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the nation is projected to continue to increase through 2017 and the MSA will continue to grow 
at a faster rate than that of the PMA and the nation.  
 
The map below illustrates the annual median household income growth in the state of Hawaii by 
county: 
 

 
 
As the previous map illustrates, median household income grew between 2.06 to 2.07 percent 
annually from 2000 to 2010, which ranks in the upper half of Hawaii counties during the same 
time period. Areas of higher MHI growth appear to be concentrated in the major metropolitan 
area of Honolulu and the northwestern portion of the island chain.  Counties with the slowest 
rate of median income growth are largely concentrated in the central and southeastern portions of 
the state. 
 
 
 
 

Oahu 
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Owner Household Income Distribution 
The following table illustrates the projected owner household income distribution for the PMA 
in 2012 and 2017. 
 

OWNER HOUSEHOLD INCOME PMA
PMA

Income Cohort 2012 2017 Annual Change 2012 to 2017
Number Percentage Number Percentage Number Percentage

$0-9,999 792 1.9% 672 1.6% -24 -3.0%
$10,000-19,999 1,074 2.6% 888 2.1% -37 -3.5%
$20,000-29,999 1,391 3.4% 1,182 2.7% -42 -3.0%
$30,000-39,999 1,717 4.2% 1,463 3.4% -51 -3.0%
$40,000-49,999 2,426 5.9% 2,095 4.9% -66 -2.7%
$50,000-59,999 2,747 6.6% 2,436 5.7% -62 -2.3%
$60,000-74,999 4,543 11.0% 4,102 9.5% -88 -1.9%
$75,000-99,999 8,165 19.7% 7,581 17.6% -117 -1.4%

$100,000-124,999 7,091 17.2% 7,492 17.4% 80 1.1%
$125,000-149,999 4,748 11.5% 5,592 13.0% 169 3.6%
$150,000-199,999 4,244 10.3% 5,691 13.2% 289 6.8%

$200,000+ 2,405 5.8% 3,798 8.8% 279 11.6%
Total 41,341 100.0% 42,993 100.0%

Source: Ribbon Demographics 2013, Novogradac & Company LLP, October 2013  
 
The largest owner income cohort in the PMA is the $75,000-$99,999 bracket, which contains 
19.7 percent of the household population in 2012. In the PMA, 82.8 percent of the total owner 
population in the PMA earns at least $39,999 annually.   
 
Renter Household Income Distribution 
The following table illustrates the projected renter household income distribution for the PMA in 
2012 and 2017. 
 

RENTER HOUSEHOLD INCOME PMA
PMA

Income Cohort 2012 2017 Annual Change 2012 to 2017
Number Percentage Number Percentage Number Percentage

$0-9,999 956 5.0% 843 4.3% -23 -2.4%
$10,000-19,999 1,133 6.0% 1,003 5.1% -26 -2.3%
$20,000-29,999 1,615 8.5% 1,387 7.1% -46 -2.8%
$30,000-39,999 1,678 8.8% 1,561 8.0% -23 -1.4%
$40,000-49,999 1,999 10.5% 1,753 8.9% -49 -2.5%
$50,000-59,999 1,662 8.7% 1,667 8.5% 1 0.1%
$60,000-74,999 2,561 13.5% 2,560 13.1% 0 0.0%
$75,000-99,999 3,181 16.7% 3,345 17.1% 33 1.0%

$100,000-124,999 1,939 10.2% 2,256 11.5% 63 3.3%
$125,000-149,999 1,186 6.2% 1,560 8.0% 75 6.3%
$150,000-199,999 658 3.5% 932 4.8% 55 8.3%

$200,000+ 441 2.3% 728 3.7% 57 13.0%
Total 19,009 100.0% 19,594 100.0%

Source: Ribbon Demographics 2013, Novogradac & Company LLP, October 2013  
 
The largest renter income cohort in the PMA is the $75,000-$99,999 bracket; it contained 16.7 
percent of the household population in 2012. In the PMA, there is a significant concentration of 
the renter population in the upper income brackets; 61.2 percent of the total renter population in 
the PMA earns more than $50,000 annually.   
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Conclusion 
The demographic data demonstrates that the PMA and MSA are forecast for a steady increase in 
population and households through 2017. The PMA is expected to gain 1,652 owner-occupied 
households and 585 renter-occupied households through 2017.  The median household income in 
the PMA is higher than in the MSA and nation. The Demand Analysis section will demonstrate a 
sufficient amount of income-qualified households presently exist for both the condominium and 
market-rate rental scenarios.   
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LOCAL HOUSING TRENDS AND INTERVIEWS



Kapolei Phase II -  Kapolei, HI; Market Study 

Novogradac & Company LLP 39 

LOCAL HOUSING TRENDS AND INTERVIEWS 
 
Tenure Patterns 
The table below illustrates the breakdown by household tenure within the PMA for the years 
2000, 2012, and 2017.   
 

TENURE PATTERNS PMA

Year
Owner-Occupied 

Units
Percentage 

Owner-Occupied
Renter-Occupied 

Units
Percentage 

Renter-Occupied
2000 33,159 68.6% 15,198 31.4%
2012 41,341 68.5% 19,009 31.5%
2017 42,993 68.7% 19,594 31.3%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
 

As illustrated above, approximately 68.5 percent of households in the PMA are owner-occupied 
as of 2012; this percentage is projected to increase slightly through 2017 and the total number of 
both owner and renter-occupied units is projected to increase.  
 
Building Permits 
The table below illustrates the number of permits issued in Honolulu County, Hawaii since 2002.  
It should be noted that 2013 data is through October.   
 

BUILDING PERMITS: HONOLULU COUNTY - 2002 to 2013

Year
Single-family 

and Duplex
Three and 

Four-Family
Five or More 

Family Total Units
2002 1,976 67 630 2,673
2003 2,994 12 467 3,473
2004 1,906 108 2,070 4,084
2005 2,079 160 1,749 3,988
2006 1,727 0 879 2,606
2007 566 148 1,158 1,872
2008 588 0 265 853
2009 870 20 146 1,036
2010 889 0 1,002 1,891
2011 734 9 981 1,724

2012 994 35 695 1,724

2013 1,671 0 132 1,803

Total 16,994 559 10,174 27,727

Average** 1,393 51 913 2,357

*Only includes through October 2013

** Does not include 2013 permits  
 
Building permit information presented in the previous table indicates that the national recession 
greatly impacted development from 2007 to present, although the year to date number of single-
family homes in 2013 indicates gradual recovery. Single-family homes and complexes with five 
or more units are dominant in Honolulu County. It appears that single-family homes have been 
more negatively affected by the economic downturn.   
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Condominium Housing Activity  
The following tables and discussion illustrates the historical performance of the Kapolei 
condominium market. 
 
Median Sales Price – Condominium/Co-op 
City of Kapolei, HI 
Source: Zillow.com 11/2013. 
 

 
 
The median sales price for condominiums in Kapolei for August 2013 was $317,300. This 
represents an increase of 11.3 percent, or $32,300, compared to the prior quarter and an increase 
of 21.6 percent compared to the prior year.  Historically, sales prices in Kapolei have remained 
generally stable over the past two years. The average listing price for Kapolei condominiums for 
sale on Zillow was $440,000 for the week ending September 1, 2013, which represents an 
increase of 25.7 percent, or $90,000, compared to the prior month.  
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Average Price per Square Foot – Condominium/Co-op 
City of Kapolei, HI 
Source: Zillow.com 11/2013. 
 

 
 

The average price per square foot in the city has increased during the past year, overall, after 
reaching a three-year low in October 2012.   The average price per square foot for Kapolei was 
$357 as of August 2013, an increase of 8.8 percent, year-over-year. 
 
Average List Price – Condominium/Co-op 
City of Kapolei, HI 
Source: Zillow.com 11/2013. 
 

 
 
As illustrated, the average listing price at the beginning of December 2012 was $295,000, which 
has since increased to $440,000 as of September 1, 2013.   
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REIS Multifamily Rental Housing Report 
According to REIS.com, the vacancy rates have decreased and asking rents have increased 
slightly in the Honolulu submarket from the second quarter 2013 to the third quarter 2013.  The 
year-to-date average vacancy rate within the Subject’s market is lower than that of the Western 
Region and the United States as a whole.   
 
 

 
 
 

 
Honolulu 

West 
United States 

Vacancy Rates
Quarterly Annualized 

3Q13 2Q13 YTD Avg 1 Year 
2.7% 2.8% 2.6% 2.6% 
3.6% 3.6% 3.6% 4.2% 
4.3% 4.3% 4.3% 4.9% 

Average over period ending: 09/30/13 06/30/13 09/30/13 12/31/12 
                                     Source: REIS, 11/2013 

 
 
 

 
 

 

Honolulu 

West 

               United States

Asking Rent Growth 
Quarterly Annualized

3Q13 2Q13 YTD Avg 1 Year 
0.5% 1.3% 0.7% 2.6% 
1.0% 0.7% 0.8% 2.9% 
0.9% 0.7% 0.7% 2.0% 

Average over period ending: 09/30/13 06/30/13 09/30/13 12/31/12 
                                     Source: REIS, 11/2013 

 
LOCAL HOUSING INTERVIEWS 
 
Local Housing Authority 
We spoke with Carole Chung-Yokoyama, Operations Manager with the City and County of 
Honolulu’s Department of Community Services - Rental Assistance, regarding the Housing 
Choice Voucher (HCV) program in the county.  Ms. Chung-Yokoyama stated that there are 
approximately 3,500 vouchers allocated within the city and county of Honolulu, all of which are 
currently in use.  The waiting list had been closed since 2005 until the first quarter of 2012, when 
the waiting list was last purged.  The waiting list is currently closed with the wait for a voucher 
estimated to be five to seven years.   
 
Additionally, the City and County of Honolulu Housing Authority operates a City Housing 
Rental Assistance Program (RAP).  This program allows rental assistance payments of up to 
$170 per month on behalf of an eligible participant by the local housing authority.  Individuals 
receiving any other State or Federal assistance are not eligible for this program.  Further, the 
RAP program is project-based.  If a tenant moves, the rental assistance for that tenant terminates 
and the new tenant moving into the vacated unit may receive the RAP assistance if income 
qualified.  Participating projects include Chinatown Gateway (Subject), Harbor Village 
(Subject), Lani Huli Senior Housing, Manoa Gardens Elderly, Tenney Village Rehab, and West 
Loch Village.  Payment standards for the RAP program and HCV program are the same. 
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The payment standards for both programs are illustrated in the table following. 
 

PAYMENT STANDARDS
Unit Type Amount

Studio $1,112
One-bedroom $1,202
Two-bedroom $1,591

Three-bedroom $2,308
Four-bedroom $2,583
Five-bedroom $2,971

 

The Subject’s achievable studio and three-bedroom gross rents would be below the current 
payment standard, while the achievable one and two-bedroom gross rents would be above.   
 
Recent and Proposed Construction – Condominium Units 
We contacted Mike Watkins with the Planning Department at the City and County of Honolulu 
to determine if any multifamily developments are proposed or under construction within the 
PMA.  The following is a summary of the condominium projects that are planned, proposed, or 
under construction in the PMA.  With the exception of 10 units, all the under construction and 
planned supply in the PMA is for unrestricted for sale product. Despite the Subject’s 
affordability targeting 140 percent AMI, the comparable analysis indicates that the Subject’s 
achievable pricing is effectively at unrestricted market rate levels. Therefore, we have deducted 
the appropriate units from the for-sale demand. 
 

Project Name Design Type Units Timing Status
Awakea at Mehana* Townhome Affordable/Market 74 Jul-15 Under Construction
Villages at Kapolei Affordable Townhome Market 290 N/Av Proposed

Kapolei Mixed-Use Phase III & IV** Highrise Market 286 2018 Proposed
Koa Ridge Single Family/Townhome Market 3,500 N/Av Proposed

**Will be developed by the sponsor

*Has been examined as a comparable

Totals

Planned and Proposed Condominium Developments

 
 

 Awakea at Mehana is a townhome development that is being built along Kunehi Street, 
approximately 1.0 miles south of the Subject.  The property will feature 74 units upon 
completion, and will include the Mehana Recreation Center, which will be shared by the 
other phases of the Mehana development. There will be a total of 10 affordable units 
restricted at 140 percent AMI and the remaining units will be unrestricted. Management 
indicated that these units are priced in-line with the non-affordable units. Construction is 
in progress, with some units nearing completion and expected to close within the next 
month.  The anticipated final completion date is July 2015.  Twenty-five units have been 
pre-sold. We have included the remaining 49 units in our demand analysis. 
 

 Villages at Kapolei has been in development since 2008 and will total 4,240 units 
consisting of affordable and market rate single-family homes, condominiums and rental 
apartments when completed.  According to Mr. Watkins, there is currrently a plan to 
build 290 additional townhome units. Although it has not been formally approved, we 
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believe that this project will move forward as a multi-phase/multi-year development and 
have deducted 145 units of demand from our demand calculations anticipating a two-year 
development process.   
 

 The Subject’s Phases III and IV will be market rate condominium developments that will 
each consist of 143 studio, one and two-bedroom units.  Both phases are expected to 
commence construction in 2016 and open in 2018. Based on the development timetable, 
we do not anticipate any overlap with the Subject’s absorption. Therefore, we have not 
considered these proposed units in our demand calculations. 
 

 Koa Ridge is a Castle and Cooke master planned community that will offer 3,500 single-
family, townhome and condominium homes, a mixed-use village center, community 
amenities and an elementary school.  A timeline for completion and a final mix of 
housing types has not yet been released and final approval has not been granted.  
Nonetheless, we believe that this project will move forward as a multi-phase/multi-year 
development and have deducted 700 units of demand from our demand calculations 
anticipating a five-year development process. 

 
Recent and Proposed Construction – Rental Units 
According to Mr. Watkins there are six multifamily rental properties under construction or 
planned in the PMA.  These developments are summarized below. 
 

Project Name Design Type Units Timing Status
Ewa Villages Phase II Garden Affordable 76 Dec-14 Under Construction

East Kapolei II Single-family and townhomes Affordable 608 Dec-17 Under Construction
Kapolei Mixed-Use Phase I* Highrise Affordale Senior 154 Mar-16 Proposed

Franciscan Vistas Garden Affordable Senior 143 N/Av Proposed
Castle and Cooke Townhomes Townhomes Affordable 242 N/Av Proposed

Area H Apartments Garden Affordable 192 N/Av Proposed
*Will be developed by the sponsor

Planned and Proposed Rental Developments

 
 
All of the proposed and under construction rental product in the PMA will be affordable and 
target low to moderate income households. As we have evaluated the Subject as an unrestricted 
rental community, none of these units have been deducted from demand. 
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CONDOMINIUM HOUSING ANALYSIS
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CONDOMINIUM HOUSING ANALYSIS 
 
Comparable properties are examined on the basis of physical characteristics, i.e. building type, 
age/quality, level of common amenities, absorption, as well as similarity in sales price.  We 
attempted to compare the Subjects to properties from the competing market to provide a picture 
of the health and available supply in the market.  
 
Description of Property Types Surveyed 
To evaluate the competitive position of the Subject, we performed a field survey of currently 
active new condominium communities as well as recently completed condominiums.  The 
Subject will be the first condominium development in the market to offer a high-rise design as 
well as studio size units. As such, we have supplemented our comparable analysis with data from 
the broader Honolulu metropolitan area where we deemed most appropriate. Comparable 
properties are examined on the basis of physical characteristics, i.e. building type, age/quality, 
level of common amenities, absorption, as well as similarity in sales price.  We attempted to 
compare the Subject to properties from the competing market area to provide a picture of the 
health and available supply in the market. The following pages include a summary of 
comparable properties and individual property profiles.  A map of the comparables, in relation to 
the Subject, is included on the following page as well. 
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Map of Comparable Condominium Properties  
 

 
 

Map # Property Name Type Status* Year Built Units Stories
Distance 

from Subject

1 Awakea at Mehana** Affordable/Market Active 2014 74 2 1.0 mile

2 Kealakai** Affordable/Market Completed 2012 140 2 0.8 miles

3 Nanala at Mehana Market Competed 2011 96 3 0.9 miles

4 Pulewa at Mehana Market Completed 2013 119 2 1.0 mile

*Active projects are pending construction completion and no closed sales have occurred

**Includes units that are restricted to 140% AMI or less

COMPARABLE CONDOMINIUM PROPERTIES
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Status

Stories 2

Jun-13

Jul-15

Percent Sold 34%

Sales Pace/Mo N/Av

Beds Baths Units Size (SF)
2 2 6 1,023 to 1,184
2 2.5 46 1,068 to 1,087
3 2.5 6 1,184 to 1,203
3 3 16 1,870 

In-Unit Amenities none

Balcony/Patio
Blinds
Carpet
Central A/C
Coat Closet
Dishwasher
Ceiling Fan
Garbage Disposal
Microwave
Oven
Refrigerator
Washer/Dryer

Washer/Dryer Hook-Ups

Property none

Community Center
Exterior Storage
Garage
Off-Street Parking
Playground
Picnic Area
Swimming Pool

Services none

Comparable #1
Awakea at Mehana

Active
Location 478 Kunehi Street

Kapolei, HI 96707
Honolulu County

Units 74
Type Townhome

Marketing Began Jun-13
Construction Begins

Construction Completes

Premium

Starting at $350,000 Starting at $342
Starting at $379,000 Starting at $355
Starting at $400,000 Starting at $338
Starting at $424,000 Starting at $352

Amenities
Security

none Other

Comments
Maintenance fees are anticipated to be approximately $0.25 per square foot and association dues of $25 per 
unit similar to the other phases of the Mehana development, and will cover water, sewer, trash, operating 
expenses and common area insurance.  According to the contact, approximately 25 units have been pre-sold 
and are in escrow.  These units are expected to close next month. The pre-sale period began in June 2013. The 
property has 10 two-bedroom units that are income restricted and target households that earn 140 percent AMI 
or less.  Management indicated that these units are priced in-line with the non-affordable units.  

Monthly Maintenance Fee $0.25 per sqaure foot, 
plus $25 dues

Pricing Price per Square Foot

Contact Name Ryan
Phone 808-693-8004

Unit Mix
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Stories 2

Sep-10
Jul-13

Beds Baths Units Size 
(SF)

Average 
Initial Price

Average Initial 
Price per 

Square Foot

Average 
2013 Sold 

Price

Average 2013 
Sold Price per 

Square Foot

Monthly 
Maintenance 

Fee

Monthly 
Maintenance Fee 
Per Square Foot

1 1 40 500 $239,623 $479 $246,200 $492 $141 $0.28
2 1 60 699 $293,557 $420 $296,525 $424 $197 $0.28
3 2 40 911 $341,069 $374 $353,585 $388 $258 $0.28

Balcony/Patio Limited Access
Blinds
Carpet
Central A/C
Coat Closet
Dishwasher
Ceiling Fan
Garbage Disposal
Microwave
Oven
Refrigerator
Washer/Dryer
Washer/Dryer Hook-Ups

Exterior Storage None
Off-Street Parking
Playground
Picnic Area

Completed

Resale Values
According to public records, three units have resold to date.  The resale prices were 2.1 to 6.6 percent higher than the initial sale, with an 
average price increase of 5.1 percent.

Amenities

Unit Mix (face rent)

Phone 808-548-4811

Major Competitors None Identified
Tenant Characteristics Families from 

southwestern Oahu
Contact Name Doreen - Castle & Cooke

Last Unit Closed
4 units per month

This property is restricted to owner-occupants who earn 140 percent of the AMI or less.  There was no presale phase to this property; units 
were closed as they were completed, with the first closing occuring in September 2010 and the last closing occuring in July 2013.  
Maintenance fees areapproximately $0.28 per square foot and cover water, sewer, common area insurance and operating expenses.

Comments

In-Unit Amenities: Security:

Community Amenities: Services:

Comparable #2
Kealakai

Status
Location 91-1015 Kamaaha Ave

Honolulu, HI 96707
Honolulu County

Units 140
Type Garden

Year Built / Renovated 2010-2012

Average Monthly Absorption

Presale Period No presale period
First Unit Closed
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Stories Various

Mar-09
Mar-11

None 

Beds Baths Units Size 
(SF)

Average 
Initial Price

Average Initial 
Price per 

Square Foot

Average 
2013 Sold 

Price

Average 2013 
Sold Price per 

Square Foot

Monthly 
Maintenance 

Fee

Monthly 
Maintenance Fee 
Per Square Foot

2 2 17 1,040 $387,106 $372 N/A N/A $302 $0.29
2 2 17 1,227 $402,088 $328 N/A N/A $351 $0.29
2 2.5 8 1,117 $391,718 $351 N/A N/A $322 $0.29
3 2 2 1,841 $486,547 $264 N/A N/A $515 $0.28
3 2.5 16 1,396 $440,154 $315 $433,000 $310 $396 $0.28
3 2.5 16 1,406 $450,144 $320 $395,000 $281 $399 $0.28
3 3 19 1,780 $489,607 $275 N/A N/A $498 $0.28

Balcony/Patio Limited Access
Blinds
Carpet
Central A/C
Coat Closet
Dishwasher
Ceiling Fan
Garbage Disposal
Microwave
Oven
Refrigerator
Washer/Dryer
Washer/Dryer Hook-Ups

None
Exterior Storage
Garage
Off-Street Parking
Playground
Picnic Area
Swimming Pool

Clubhouse

808-593-6819

No presale period

In-Unit Amenities: Security:

Unit Mix (face rent)

Phone

Last Unit Closed

Resale Values
According to public records, six units have resold to date.  On average, the resale prices by unit type are 8.4 percent lower to 1.1 percent 
higher than the initial sale, with an average price decrease of 2.3 percent.  The property manager was unable to comment on this trend.

Status Completed
Nanala at Mehana

First Unit Closed

Location 510 Kunehi Street
Honolulu, HI 96707
Honolulu County

Units 96
Type Townhome

Year Built / Renovated

Families from 
southwestern Oahu

Comparable #3

The property is approximately 90 percent owner-occupied and has maintainance fees of approximately $0.28 to $0.29 per square foot 
including association dues of $25 per unit.  Maintenance fees cover water, sewer, trash, and  maintenance and insurance of common area.

Comments

Amenities

Community Amenities: Services:

2008-2011

Contact Name Lisa - Hawaiiana

Presale Period

Average Monthly Absorption 4 units per month
Major Competitors
Tenant Characteristics
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Stories 2

Apr-11
Sep-13

Beds Baths Units Size 
(SF)

Average 
Initial Price

Average Initial 
Price per 

Square Foot

Average 
2013 Sold 

Price

Average 2013 
Sold Price per 

Square Foot

Monthly 
Maintenance 

Fee

Monthly 
Maintenance Fee 
Per Square Foot

2 2 16 734 $314,731 $429 N/A N/A $209 $0.28
2 2 8 1,148 $393,835 $343 N/A N/A $312 $0.27
2 2.5 8 974 $360,197 $370 N/A N/A $269 $0.28
2 2.5 8 995 $363,014 $365 N/A N/A $274 $0.28
2 2.5 4 1,065 $354,311 $333 N/A N/A $291 $0.27
2 2.5 4 1,139 $371,717 $326 N/A N/A $310 $0.27
3 2 16 918 $339,097 $369 N/A N/A $255 $0.28
3 2 7 1,458 $416,070 $285 N/A N/A $390 $0.27
3 2.5 24 1,393 $410,513 $295 $440,000 $316 $373 $0.27
3 2.5 16 1,409 $409,723 $291 N/A N/A $377 $0.27
3 2.5 8 1,471 $431,151 $293 N/A N/A $393 $0.27

Balcony/Patio Limited Access
Blinds
Carpet
Central A/C
Coat Closet
Dishwasher
Ceiling Fan
Garbage Disposal
Microwave
Oven
Refrigerator
Washer/Dryer
Washer/Dryer Hook-Ups

Clubhouse
Exterior Storage None
Garage
Off-Street Parking
Playground
Picnic Area
Swimming Pool

Status Completed

Families from 
southwestern Oahu

In-Unit Amenities: Security:

Resale Values
According to public records, two units have resold to date.  The resale prices average 7.0 percent higher than the initial sales price.

Location 478 Kunehi Street
Honolulu, HI ZIP
Honolulu County

Community Amenities: Services:

No presale period

Last Unit Closed

Units 119
Type Townhome

Year Built / Renovated 2011-2013
Presale Period
First Unit Closed

Major Competitors None identified
Tenant Characteristics

Comparable #4

4 units per month

The property is approximately 90 percent owner-occupied and has maintainance fees of approximately $0.25 per square foot and association 
dues of $25 per unit.  Maintenance fees cover water, sewer, trash, and  maintenance and insurance of common area.

Comments

Amenities

Unit Mix (face rent)

Phone 808-593-9100
Contact Name Carrie - Hawaiiana

Average Monthly Absorption

Pulewa at Mehana
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PROPERTY CHARACTERISTICS 
Following are relevant characteristics of comparable properties surveyed: 
 

Location 
The Subject will be located within the newly developing Kapolei central business district and 
will offer convenient pedestrian access to numerous amenities including shopping, schools, 
library, employment and a park.  All of the comparables are located in Kapolei, within 1.0 mile 
of the Subject.  The Subject will be part of a larger mixed-use development that will incorporate 
commercial retail outlets at the ground floor level.  Additionally, the Subject is located in a 
pedestrian-friendly neighborhood with excellent access to public transportation and within 
walking distance of several amenities.  According to walkscore.com, the Subject has a walkscore 
of 83, Very Walkable, meaning that most errands can be accomplished on foot.  The following 
table illustrates the walkscores of the comparable properties. 
 

Property Walkscore Description
Kapolei II (Subject) 83 Very Walkable

Awakea at Mehana 43 Car-Dependent

Kealakai 46 Car-Dependent

Nanala at Mehana 48 Car-Dependent

Pulewa at Mehana 52 Somewhat Walkable
Source: walkscore.com

WALKSCORE

 
 

The comparables are all located in neighborhoods that are of good quality, but are not considered 
to be pedestrian friendly.  Compared with the comparable properties, the Subject is superior in 
terms of location.   
 

Size, Age and Condition 
The Subject will offer 143 units in a 13-story high-rise structure to be completed in 2016. The 
comparables range in size from 74 to 140 units, with an average of 107 units. In terms of size, 
the Subject is slightly above the range of the comparables. 
 
The surveyed properties were constructed or will be constructed between 2011 and 2014.  
Nanala at Mehana was constructed between 2009 and 2011 and is considered to be in slightly 
inferior condition compared to the Subject.  The remaining comparables are considered to be in 
excellent condition.  The Subject will be new construction, two to six years newer than the 
comparables. 
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Unit Size 
The following table illustrates the unit sizes of the Subjects and the comparable properties. 
 

Unit Type Subject
Surveyed 

Min
Surveyed 

Max
Surveyed 
Average

Advantage/ 
Disadvantage

Studio* 360 313 613 367 -2%
1BR / 1BA 534 500 500 500 7%
2BR / 1BA 765 699 1,227 951 -20%
3BR / 1BA 990 911 1,870 1,016 -3%

*Utilizes recent studio units sold in Honolulu for comparison

UNIT SIZE COMPARISON

 
 

As the table illustrates, the Subject’s one-bedroom unit is slightly larger than the average.  The 
Subject’s two and three-bedroom units are smaller than the surveyed average, but within the 
range of the comparables. None of the comparables offer a studio unit. To supplement our data, 
we utilized recent condominiums sold in Honolulu for comparison.  The Subject’s studio units 
are similar to the average studio unit sizes surveyed.  We have considered the Subject’s unit 
sizes in our achievable for-sale pricing. 
 

Amenities, Security, and Parking Comparison 
A detailed description of amenities included in both the Subject properties and the comparable 
properties can be found in the amenity matrix on the following page.   
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Subject Amenity Matrix 
 

Kapolei 
Phase II

Awakea at 
Mehana

Kealakai Nanala at 
Mehana

Pulewa at 
Mehana

Comp # Subject 1 2 3 4

Property Type Highrise Townhome Garden Townhome Townhome
(13 Stories) (2 Stories) (2 Stories) (3 Stories) (2 Stories)

Year Built / Renovated 2016 2015 / n/a 2010-2012 2008-2010 2011-2013
Market (Conv.)/Subsidy Type Market Market @140% Market Market

Balcony/Patio no yes yes yes yes

Blinds yes yes yes yes yes
Carpeting/Laminate yes yes yes yes yes

Central A/C no yes yes yes yes

Coat Closet no yes yes yes yes

Dishwasher yes yes yes yes yes

Exterior Storage no yes yes yes yes

Ceiling Fan yes yes yes yes yes
Garbage Disposal yes yes yes yes yes
Microwave yes yes yes yes yes
Oven yes yes yes yes yes
Refrigerator yes yes yes yes yes

Walk-In Closet yes no no no no

Washer/Dryer yes yes yes yes yes
Washer/Dryer hookup yes yes yes yes yes

Clubhouse/Meeting 
Room/Community Room yes yes no yes yes

Courtyard yes no no no no

Elevators yes no no no no

Garage yes yes no yes yes

Off-Street Parking yes yes yes yes yes

On-Site Management yes no no no no

Picnic Area yes yes yes yes yes
Playground yes yes yes yes yes

Recreation Areas yes no no no no

Swimming Pool no yes no yes yes

In-Unit Alarm no no no no no
Limited Access yes yes yes yes yes
Patrol no no no no no
Perimeter Fencing no no no no no
Video Surveillance no no no no no

Security

UNIT MATRIX REPORT

Property Information

In-Unit Amenities

Property Amenities
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As the previous table illustrates, the Subject will offer a slightly inferior in-unit amenities 
package in comparison to all of the comparables.  All of the in-unit amenities that will be offered 
at the Subject are offered at all of the comparables, with the exception of walk-in closets, which 
are not offered at any of the comparables.  In contrast, the Subject will not offer balconies/patios, 
air conditioning, coat closets, or exterior storage which are found at all of the comparable 
properties.  However, we do not believe that the lack of air conditioning will be a disadvantage 
based on the proposed energy efficient envelope design, operable windows, and regular trade 
winds in the area. The Subject will offer a similar to slightly superior common area amenities 
package in comparison to the comparable properties.  The Subject will offer a courtyard, 
elevators, on-site management and recreation areas, which are not offered at the comparables.  In 
contrast, the Subject will not offer a swimming pool, which is offered at three of the 
comparables.   Overall, the Subject is considered slightly inferior to the comparables in terms of 
in-unit amenities, slightly superior to Awakea at Mehana, Nanala at Mehana, and Pulewa at 
Mehana in terms of common area amenities, and superior to Kealakai in terms of common area 
amenities.   
 
Parking 
Parking will be included in the purchase price. The Subject will offer 235 garage parking spaces, 
which equates to a total of 1.6 spaces per unit. There is sufficient parking to allow one space per 
studio and one-bedroom unit and two spaces per two and three-bedroom units (231 spaces 
required). Of the comparables, three include private garages and one includes free surface 
parking.  We believe the Subject’s amount and type of parking is sufficient, given the Subject’s 
location in a very walkable neighborhood. 
 
Maintenance Fees 
All of the comparable condominium units operate as a condominium owner’s association and 
owners are assessed maintenance fees to cover the association’s shared expenses.  All of the 
maintenance fees of the comparable properties include water, sewer and trash for the residential 
units, and all utilities, operating expenses and insurance of common areas.  Some of the 
comparable maintenance fees also include broadband internet and cable.  These fees are 
commonly charged on a per-square-foot basis, and may also include a flat fee for membership 
dues.  Due to the fact that maintenance fees vary based on level of service, operating expenses, 
building design, and utility consumption, comparisons are difficult.  The comparables indicated 
maintenance fees ranging from $0.26 to $0.29 per square foot.  Awakea at Mehana, Nanala at 
Mehana and Pulewa at Mehana feature a townhome design, while Kealakai features a garden 
design.  These configurations are less comparable to the Subject’s high-rise design in terms of 
operating costs.  To better understand reasonable maintenance fees for a similar design as the 
Subject, we obtained maintenance fee information in Honolulu for comparison.  We have 
tempered our estimate utilizing the data obtained from the comparables located in Kapolei. 
Additionally, we have considered the electricity savings associated with the Subject’s solar co-
generation system and have concluded to a monthly maintenance fee of $0.50 per square foot.  
The following table illustrates the concluded maintenance fee by floor plan. 
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Property Name Location Year Built Stories Amenities Maintenance Fees

Kapolei II (Subject) Kapolei 2016 13
Garage, Elevators, Meeting Rooms, On-site 

Management, Picnic Area
$0.50 per square foot (Novoco 

estimate)

801 South Street Honolulu 2015 46
Elevators, Garage, Meeting Rooms, On-site 

Management, Picnic Area
$0.48 to $0.51 per square foot

The Cove Waikiki Honolulu 2014 5
Elevators, Garage, On-site Management, Swimming 

Pool, Courtyard
$0.64 per square foot

Keola L'ai Honolulu 2008 43
Clubhouse, Elevators, Garage, Exercise Room, On-site 

Management, Meeting Rooms, Swimming Pool, 
Jacuzzi, Picnic Area, Cable, Broadband Internet

$0.67 to $0.75 per squre foot

Capitol Place Honolulu 2008 39
Clubhouse, Elevators, Garage, Exercise Room, On-site 

Management, Meeting Rooms, Swimming Pool, 
Jacuzzi, Picnic Area, Theatre

$0.75 per square foot

Awakea at Mehana* Kapolei 2015 2 Swimming Pool, Community Center, Playground $0.26 per square foot

Pulewa at Mehana* Kapolei 2013 2 Swimming Pool, Community Center, Playground $0.27 to $0.28 per square foot

Kealakai* Kapolei 2012 2 Playground, Picnic Area $0.28 per square foot
Nanala at Mehana* Kapolei 2011 Various Swimming Pool, Community Center, Playground $0.28 to 0.29 per square foot

*Utilized as a comparable

MAINTENANCE FEES

 
 
We believe the Subject’s maintenance fees will be most similar to The Cove Waikiki and 801 
South Street based on the size and amenities offered at these properties.  We have tempered our 
estimate utilizing the data obtained from the comparables located in Kapolei and have concluded 
to a monthly maintenance fee of $0.50 per square foot.  The following table illustrates the 
concluded maintenance fee by floor plan. 
 

Unit Type
Unit Size 

(SF)

Maintenance 
Fee Per 

Square Foot

Monthly 
Maintenance 

Fee
Studio 360 $0.50 $180

1BR / 1BA 534 $0.50 $267
2BR / 1BA 765 $0.50 $383
3BR / 1BA 990 $0.50 $495

MAINTENANCE FEES

 
 
Premium Pricing 
The Subject will be the first high-rise development in Kapolei and views from the outside facing 
units will be unobstructed toward mountains, while views from the interior units will be of a 
professionally landscaped courtyard and additional phases of the Subject development.  None of 
the comparables offer more than three stories in height nor do any offer view premiums. The 
Subject will offer a 13-story high rise design. Based on our evaluation of the Subject site 
location, surrounding land uses, building design (including orientation to the other phases of the 
Subject and surrounding areas) and similar high-rise product in the Honolulu market, we believe 
that view or floor premiums are likely achievable. The following table summarizes the floor and 
view premiums at the active condominium projects in Honolulu. 
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Property Name Floor Premium View Premium
801 South Street $600 to $4,000 per floor 1% Diamond Head View
One Ala Moana None Yes, unable to estimate

Symphony Honolulu Approx. 1% per floor 15% Diamond Head, 10% Ocean
The Collection Approx. 1% per floor 1% Diamond Head View

The Cove Waikiki None None
Waihonua Yes, unable to estimate Yes, unable to provide

FLOOR/VIEW PREMIUMS

 
 

Condominium units within the PMA exhibit premium pricing by floor level and view.  
Generally, the price increases by floor and units facing Diamond Head achieve the highest 
premium. Four of five active high-rise comparables reported floor premiums, with an 
approximate one percent premium per floor reported as typical. All of the high-rise comparables 
reported view premiums, with Diamond Head views having the highest premium generally 
ranging from one to 15 percent. Based on the floor and view premiums being achieved at the 
comparables, as well as considering the Subject’s building design and location, we estimate a 
floor premium of one percent and an additional one percent mountain view premium. 
 
MARKET CHARACTERISTICS 
Following are relevant market characteristics for comparable properties surveyed.   
 
Absorption 
We were able to obtain pre-sale absorption data from one comparable in Kapolei and closed sale 
activity from three comparables in Kapolei. None of the latter comparables offered a pre-sale 
period, as they are townhome and garden designs and construction is generally not contingent on 
a pre-sale threshold.  As the Subject features a high-rise design, we obtained additional pre-sale 
absorption data from high-rise developments in Honolulu to temper our analysis 
 

Property Location Units
Presales 

Began
Sold-out 

Date
Units presold 

per month Status
Awakea at Mehana* Kapolei 74 Jun-13 N/A 5 July 2015 completion
Symphony Honolulu Honolulu 388 Jun-13 N/A 55 January 2016 completion

The Collection Honolulu 466 Aug-13 N/A 83 December 2016 completion
801 South Street Honolulu 616 Mar-13 Jul-13 123 Summer 2015 completion
One Ala Moana Honolulu 205 Jan-13 Jan-13 205 Late 2014 completion

Property Location Units
First 

Closing
Last 

Closing
Nanala at Mehana Kapolei 96 Mar-09 Mar-11

Kealakai* Kapolei 140 Sep-10 Jul-13
Pulewa at Mehana Kapolei 119 Apr-11 Sep-13

Awakea at Mehana* Kapolei 74 N/A N/A

*Includes units that are restricted to 140% AMI or less

PRE-SALES ACTIVITY

ABSORPTION - CLOSED SALES

Units closed per month

No units closed.
4 units per month
4 units per month
4 units per month

 
 

The comparables achieved presale absorption ranging from five to 205 units per month, with an 
average of 94 units per month.  Notably, the comparable in Kapolei reported the slowest pre-sale 
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absorption rate of five units per month.  Additionally, Nanala at Mehana, Kealkai, and Pulewa at 
Mehana each experienced closed sale absorption rate of approximately four units per month. Of 
note, none of these comparables offered a pre-sale period, as they are townhome and garden 
designs and construction is not contingent on a pre-sale threshold.  Nonetheless, based upon the 
strength of the Subject’s location, amenities, design, as well as demand estimates, we estimate a 
pre-sale absorption pace of 12 units per month, which equates to an absorption period of 12 
months. 
 
ACHIEVABLE FOR-SALE PRICING 
The achievable pricing was determined by comparing the aesthetic quality, amenities, unit sizes, 
etc. to that of the comparable condominium projects in the area.  Novogradac & Company 
concluded that the Subject will be competitive with the market rate competition and achievable 
pricing are within the range of closed sales at the comparable properties.  Achievable pricing 
represents net market rate pricing levels that we believe a project of the Subjects’ condition and 
quality could reasonably achieve.  Of the condominium comparables surveyed, none offered 
studio units.  According to Mike Watkins, Planner with the Department of Planning and 
Permitting for the City and County of Honolulu, no recently constructed condominium 
developments have included studio units in their unit mix.  As such, we surveyed recently closed 
studio units in Honolulu, which is the nearest community with this type of condominium unit 
offered.  The following table details our findings. 
 

Property Unit Date Sold Price
Square 
Footage

Price per 
SF

Year 
Built Amenities

Iolani Court Plaza 702 5/21/2632 $267,500 353 $758 1980 Tennis court, swimming pool, whirlpool, BBQ, recreation room.
Liliuokalani Gardens 1117 9/13/2013 $160,000 333 $480 1984 Tennis courts, swimming pool, BBQ, whirlpool. 

Luana Waikiki 1009 8/26/2013 $260,000 313 $831 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Iolani Court Plaza 602 8/12/2013 $265,000 353 $751 1980 Tennis court, swimming pool, whirlpool, BBQ, recreation room.

Liliuokalani Gardens 1905 8/8/2013 $153,000 333 $459 1984 Tennis courts, swimming pool, BBQ, whirlpool. 
Sans Souci 1002 8/8/2013 $286,000 359 $797 1960 Beach frontage, recreation area.

Waikiki Landmark 1100 7/24/2013 $405,000 613 $661 1993 Swimming pool, lap pool, hot tub, two spas.
Iolani Court Plaza 1602 7/19/2013 $255,000 353 $722 1980 Tennis court, swimming pool, whirlpool, BBQ, recreation room.

Villa on Eaton Square 1706 6/24/2013 $282,000 462 $610 1974 Swimming pool, sauna, exercise room, BBQ, recreation area.
Iolani Court Plaza 2802 5/30/2013 $265,000 353 $751 1980 Tennis court, swimming pool, whirlpool, BBQ, recreation room.

Sans Souci 702 5/28/2013 $237,000 359 $660 1960 Beach frontage, recreation area.
Luana Waikiki 601 5/16/2013 $229,000 313 $732 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Four Paddle 2503 5/2/2013 $375,000 460 $815 1974 Swimming pool, sauna, picnic and recreation areas. 
Sans Souci 302 4/23/2013 $206,000 359 $574 1960 Beach frontage, recreation area.

Luana Waikiki 1102 4/6/2013 $250,000 313 $799 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Luana Waikiki 1110 4/5/2013 $325,000 313 $1,038 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Luana Waikiki 910 4/1/2013 $268,000 313 $856 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Four Paddle 1303 2/27/2013 $340,000 460 $739 1974 Swimming pool, sauna, picnic and recreation areas. 

Luana Waikiki 1601 2/22/2013 $275,000 313 $879 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Liliuokalani Gardens 2205 2/15/2013 $120,000 333 $360 1984 Tennis courts, swimming pool, BBQ, whirlpool. 

Four Paddle 803 2/6/2013 $359,000 460 $780 1974 Swimming pool, sauna, picnic and recreation areas. 
Marco Polo 2015 2/1/2013 $263,800 436 $605 1971 Swimming pool, sauna, tennis court, meeting rooms, recreation area, BBQ.
Sans Souci 206 1/25/2013 $216,000 359 $602 1960 Beach frontage, recreation area.

Liliuokalani Gardens 405 1/1/2013 $140,000 333 $420 1984 Tennis courts, swimming pool, BBQ, whirlpool. 
Luana Waikiki 515 12/22/2012 $248,000 313 $792 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Luana Waikiki 802 12/18/2012 $230,000 313 $735 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Luana Waikiki 501 12/5/2012 $194,000 313 $620 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.

Liliuokalani Gardens 820 11/5/2012 $210,000 321 $654 1984 Tennis courts, swimming pool, BBQ, whirlpool. 
Sans Souci 303 5/8/2012 $205,000 359 $571 1960 Beach frontage, recreation area.
Sans Souci 306 3/6/2012 $175,000 359 $487 1960 Beach frontage, recreation area.

Luana Waikiki 415 1/30/2012 $189,500 313 $605 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.
Sans Souci 402 1/18/2012 $270,000 359 $752 1960 Beach frontage, recreation area.

Liliuokalani Gardens 1019 4/14/2011 $140,000 321 $436 1984 Tennis courts, swimming pool, BBQ, whirlpool. 
Luana Waikiki 219 2/17/2011 $145,000 313 $463 1971 BBQ,  central laundry, concierge, exercise room, swimming pool.

Marco Polo 1806 11/8/2010 $255,000 436 $585 1971 Swimming pool, sauna, tennis court, meeting rooms, recreation area, BBQ.
Colony Surf 106 3/12/2010 $330,000 540 $611 1960 Beach frontage.

Average $244,272 $666

RECENTLY SOLD STUDIO UNITS
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The following table illustrates the average price per square foot of most recent sales at the 
comparable properties in comparison with the Subject.   
 

Unit Type
Number of 

Units
Unit Size 

(SF)

Surveyed 
Min Price 

per SF

Surveyed 
Max Price 

per SF

Surveyed 
Average Price 

per SF

Novoco 
Achievable 

Price per SF 
(Low)

Novoco 
Achievable 

Price per SF 
(High)*

Novoco 
Achievable 
Unit Price 

(Low)

Novoco 
Achievable 
Unit Price 

(High)*
Studio 11 360 $360 $1,038 $666 $550 $670 $198,000 $241,361

1BR / 1BA 44 534 $480 $480 $480 $500 $609 $267,000 $325,472
2BR / 1BA 77 765 $326 $429 $363 $450 $549 $344,250 $419,639
3BR / 1BA 11 990 $264 $375 $308 $400 $488 $396,000 $482,722

*Residential units will occupy floors three through 13; outward facing units will offer mountain views; the 'high' pricing reflects a one percent per floor premium 
and an additional one percent per foor view premium.

ACHIEVABLE FOR-SALE PRICING

 
 
It is important to note that sales staff at Awakea at Mehana explained that units targeting 140 
percent AMI and unrestricted units had no difference in pricing, explaining that the target market 
is not materially different. Pricing at Awakea at Mehana is in line with the market average. 
Additionally, the pricing at Kealakai, which is entirely restricted at 140 percent AMI, is above 
the average of comparables on a per square foot basis (detailed below). Overall, the Subject will 
be most similar to Kealakai.  Compared with Kealakai, the Subject will offer superior 
community amenities and location, slightly superior condition and unit sizes, and slightly 
inferior in-unit amenities. Kealaki, however, offers a superior number of baths in the three-
bedroom unit type. The following table illustrates the average 2013 selling prices by bedroom 
type for units at Kealakai in comparison with Novoco achievable pricing at the Subject. 
 

Unit Type

Novoco 
Achievable 

Price 
(High)

Unit Size 
(SF)

Achievable 
Price per 

Square Foot 
(High)

Kealakai 
2013 

Average 
Sold Price

Kealakai Size 
(SF)

Kealakai 
Price per 

Square Foot

Subject 
Price 

Difference 
(High)

Studio $241,361 360 $670 N/A N/A N/A N/A
1BR / 1BA $325,472 534 $609 $246,200 500 $492 24%
2BR / 1BA $419,639 765 $549 $296,525 699 $424 29%
3BR / 1BA $482,722 990 $488 $353,585 911 $388 26%

SUBJECT COMPARISON WITH KEALAKAI

 
 
According to sales data obtained from public records, the price per square foot for units sold in 
2013 at Kealakai ranges from $388 to $492, with an average of $435.  Overall, the Subject will 
be superior to Kealakai, and we conclude to an achievable base price per square foot of $550, 
$500, $450 and $400 for studio, one, two and three-bedroom units, respectively.   
 
Summary Evaluation of the Project 
Upon completion, the Subject will offer an excellent quality product with competitive amenities. 
The primary strengths of the Subject will be its condition, pedestrian-friendly location, and 
design as the first high-rise condominium building to be constructed in the PMA. Despite 
generally smaller than average unit sizes, we believe that the Subject’s floor plans and overall 
design will be well-accepted in the market. Based on the price per square foot of comparable 
properties in the market, we believe the Subject is capable of achieving pricing on a per square 
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foot basis of $550, $500, $450 and $400 for studio, one, two and three-bedroom units, 
respectively.  Overall, the Kapolei condominium market is considered strong and the Subject 
should compete well.   
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CONDOMINIUM DEMAND ANALYSIS 
 
Introduction 
The Subject is a proposed development that will offer 143 studio, one, and two-bedroom 
condominium units in a 13-story high-rise design. The sponsor anticipates restricting all of the 
proposed condominium units to households earning 140 percent AMI as required under the 
HHFDC Dwelling Unit Revolving Fund (DURF).  
 
Interest Rate Trends 
Realtors indicated that interest rates have remained relatively stable over the past two years in 
the area.  The following charts provided by the Federal Reserve Bank of New York shows the 
change in the federal funds rate from May 2013 to November 2013. Mortgage interest rates 
generally move in direct correlation with the funds rate. 
 

Federal Funds Chart 
 

 
 Source: Federal Reserve Bank of New York, 11/2013. 

 

As the previous chart demonstrates, the daily effective federal funds interest rate has remained 
between 0.06 and 0.12. The following table, provided by zillow.com, tracks the change in 
interest rates in Hawaii from November 2011 through November 2013. The average interest rate 
in Hawaii in November 2013 is approximately 4.26 percent, slightly above the national average. 
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RATE TRENDS - HAWAII 

 
According to current bankrate.com estimates, interest rates in the Kapolei area generally range 
from 4.3 to 5.1 percent for households with acceptable credit scores.  We will assume an interest 
rate of 4.5 percent for our analysis.  
 
New Supply 
It should be noted that there is some new supply expected to enter the Subject’s market.  With 
the exception of 10 units, all the under construction and planned supply in the PMA is for 
unrestricted for sale product. Despite the Subject’s affordability targeting 140 percent AMI, the 
comparable analysis indicates that the Subject’s achievable pricing is effectively at unrestricted 
market rate levels. Therefore, we have deducted the appropriate units from the demand. 

 
 Awakea at Mehana is a townhome development that is being built along Kunehi Street, 

approximately 1.0 miles south of the Subject.  The property will feature 74 units upon 
completion, and will include the Mehana Recreation Center, which will be shared by the 
other phases of the Mehana development.  There will be 10 units affordable at 140 
percent AMI and the remaining units will be unrestricted. Management indicated that 
there is no price difference between the affordable and unrestricted units. Construction is 
in progress, with some units nearing completion and expected to close within the next 
month.  The anticipated final completion date is July 2015.  Twenty-five units have been 
pre-sold. We have including the remaining 49 units in our demand analysis. 
 

 Villages at Kapolei has been in development since 2008 and will total 4,240 units 
consisting of affordable and market rate single-family homes, condominiums and rental 
apartments when completed.  According to Mr. Watkins, there is currrently a plan to 
build 290 additional townhome units. Although it has not been formally approved, we 
believe that this project will move forward as a multi-phase/multi-year development and 
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have deducted 145 units of demand from our demand calculations anticipating a two-year 
development process.   
 

 The Subject’s Phases III and IV will be market rate condominium developments that will 
each consist of 143 studio, one and two-bedroom units.  Both phases are expected to 
commence construction in 2016 and open in 2018. Based on the development timetable, 
we do not anticipate any overlap with the Subject’s absorption. Therefore, we have not 
considered these proposed units in our demand caluations. 
 

 Koa Ridge is a Castle and Cooke master planned community that will offer 3,500 single-
family, townhome and condominium homes, a mixed-use village center, community 
amenities and an elementary school.  A timeline for completion and a final mix of 
housing types has not yet been released and final approval has not been granted.  
Nonetheless, we believe that this project will move forward as a multi-phase/multi-year 
development and have deducted 700 units of demand from our demand calculations 
anticipating a five-year development process. 

 
We have deducted a total of 894 condominium units from the demand calculations. 
 
PURCHASING POWER 
We contacted several mortgage brokers regarding the typical income requirements to qualify for 
condominium mortgages.  According to these brokers, buyers will qualify for mortgages as long 
as total debt to gross income does not exceed 40 to 45 percent. HHFDC’s Affordable Sales Price 
Guidelines are established assuming a 5% down payment where mortgage debt does not exceed 
28 percent of monthly gross income.  Using a mortgage debt to income ratio of 28 percent, we 
have estimated the income levels necessary to purchase the Subject’s units at an interest rate of 
4.5 percent with five percent down payment.  The following tables illustrate this analysis.    
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Inputs Ownership Notes
Unit Price $198,000 Novoco Achievable Price

Closing Costs 3% $5,940
Downpayment 5% $9,900
Principal $188,100
Interest Rate 4.50%
Amortization period 30
Monthly Payment $953
Annual Payment $11,437
Real Estate Taxes $693 Taxes based on 100% of value with a rate of 0.0035%

Private Mortgage Insurance 0.50% $941
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $900 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $2,160

Total Annual Cost $16,630
Total Monthly Cost $1,386
Monthly Income Required $4,950 Assumes a housing expense of 28% of income

Annual Income Required $59,394

Inputs Ownership Notes
Unit Price $241,361 Novoco Achievable Price

Closing Costs 3% $7,241
Downpayment 5% $12,068
Principal $229,293
Interest Rate 4.50%
Amortization period 30
Monthly Payment $1,162
Annual Payment $13,942
Real Estate Taxes $845 Taxes based on 100% of value with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,146
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $900 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $2,160

Total Annual Cost $19,493
Total Monthly Cost $1,624
Monthly Income Required $5,801 Assumes a housing expense of 28% of income

Annual Income Required $69,617

COST & INCOME ANALYSIS - STUDIO - 4.5% (LOW)

COST & INCOME ANALYSIS - STUDIO - 4.5% (HIGH)
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Inputs Ownership Notes
Unit Price $267,000 Novoco Achievable Price

Closing Costs 3% $8,010
Downpayment 5% $13,350
Principal $253,650
Interest Rate 4.50%
Amortization period 30
Monthly Payment $1,285
Annual Payment $15,422
Real Estate Taxes $935 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,268
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $1,284 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $3,204

Total Annual Cost $22,613
Total Monthly Cost $1,884
Monthly Income Required $6,730 Assumes a housing expense of 28% of income

Annual Income Required $80,762

Inputs Ownership Notes
Unit Price $325,472 Novoco Achievable Price

Closing Costs 3% $9,764
Downpayment 5% $16,274
Principal $309,198
Interest Rate 4.50%
Amortization period 30
Monthly Payment $1,567
Annual Payment $18,800
Real Estate Taxes $1,139 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,546
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $1,284 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $3,204

Total Annual Cost $26,473
Total Monthly Cost $2,206
Monthly Income Required $7,879 Assumes a housing expense of 28% of income

Annual Income Required $94,547

COST & INCOME ANALYSIS - ONE-BEDROOM - 4.5% (LOW)

COST & INCOME ANALYSIS - ONE-BEDROOM - 4.5% (HIGH)
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Inputs Ownership Notes
Unit Price $344,250 Novoco Achievable Price

Closing Costs 3% $10,328
Downpayment 5% $17,213
Principal $327,038
Interest Rate 4.50%
Amortization period 30
Monthly Payment $1,657
Annual Payment $19,885
Real Estate Taxes $1,205 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,635
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $1,692 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $4,596

Total Annual Cost $29,513
Total Monthly Cost $2,459
Monthly Income Required $8,784 Assumes a housing expense of 28% of income

Annual Income Required $105,402

Inputs Ownership Notes
Unit Price $419,639 Novoco Achievable Price

Closing Costs 3% $12,589
Downpayment 5% $20,982
Principal $398,657
Interest Rate 4.50%
Amortization period 30
Monthly Payment $2,020
Annual Payment $24,239
Real Estate Taxes $1,469 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,993
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $1,692 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $4,596

Total Annual Cost $34,489
Total Monthly Cost $2,874
Monthly Income Required $10,265 Assumes a housing expense of 28% of income

Annual Income Required $123,176

COST & INCOME ANALYSIS - TWO-BEDROOM - 4.5% (LOW)

COST & INCOME ANALYSIS - TWO-BEDROOM - 4.5% (HIGH)
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Inputs Ownership Notes
Unit Price $396,000 Novoco Achievable Price

Closing Costs 3% $11,880
Downpayment 5% $19,800
Principal $376,200
Interest Rate 4.50%
Amortization period 30
Monthly Payment $1,906
Annual Payment $22,874
Real Estate Taxes $1,386 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $1,881
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $2,100 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $5,940

Total Annual Cost $34,681
Total Monthly Cost $2,890
Monthly Income Required $10,322 Assumes a housing expense of 28% of income

Annual Income Required $123,860

Inputs Ownership Notes
Unit Price $482,722 Novoco Achievable Price

Closing Costs 3% $14,482
Downpayment 5% $24,136
Principal $458,586
Interest Rate 4.50%
Amortization period 30
Monthly Payment $2,324
Annual Payment $27,883
Real Estate Taxes $1,690 Taxes based on 100% of average home price with a rate of 0.0035%

Private Mortgage Insurance 0.50% $2,293
Homeowner's Insurance $500 Local Agent Quote for condominium

Utilities $2,100 Estimated annual utilit ies not included in maintenance fee

Annual Maintenance Fees $5,940

Total Annual Cost $40,405
Total Monthly Cost $3,367
Monthly Income Required $12,025 Assumes a housing expense of 28% of income

Annual Income Required $144,305

COST & INCOME ANALYSIS - THREE-BEDROOM - 4.5% (LOW)

COST & INCOME ANALYSIS - THREE-BEDROOM - 4.5% (HIGH)
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The following table compares the results of the analysis with the guidelines published by Hawaii 
Housing Finance & Development Corporation.   
 

Unit Type
Household 

Size

Maximum 
Allowable Price 

140% AMI*

Achievable 
Unit Price 

(Low)

Achievable 
Unit Price 

(High)

140% AMI 
Income 
Limits*

Indicated 
Minimum 

Income (Low)

Indicated 
Minimum 

Income (High)

Studio 1 Person $414,400 $198,000 $241,361 $96,040 $59,394 $69,617
1BR / 1BA 2 Person $473,600 $267,000 $325,472 $109,760 $80,762 $94,547
2BR / 1BA 3 Person $532,800 $344,250 $419,639 $123,480 $105,402 $123,176
3BR / 1BA 5 Person $639,100 $396,000 $482,722 $148,120 $123,860 $144,305

AFFORDABILITY SUMMARY

*Maximum price and income guidelines are established by HHFDC and are based on household size. Maximum price  assumes a 4.5% APR mortgage with a 5% downpayment and an 
income to mortgage payment ratio of 28%, per HHFDC guidelines.  
 
Demand Analysis 
The following demand analysis assumes that interest rates remain low, around 4.5 percent. 
  

Unit Type

Minimum 
Allowable 

Income

Maximum 
Allowable 

Income

Studio $59,394 $96,040
1BR / 1BA $80,762 $109,760

2BR / 1BA $105,402 $123,480
3BR / 1BA $123,860 $148,120

140% AMI

INCOME LIMITS

 
 

Income Cohort
Total Renter 
Households 140%  AMI

cohort 
overlap

% in 
cohort # in cohort

$0-9,999 956
$10,000-19,999 1,133
$20,000-29,999 1,615
$30,000-39,999 1,678
$40,000-49,999 1,999
$50,000-59,999 1,662 606 6.06% 101
$60,000-74,999 2,561 14,999 100.00% 2,561
$75,000-99,999 3,181 24,999 100.00% 3,181
$100,000-124,999 1,939 24,999 100.00% 1,939
$125,000-149,999 1,186 23,120 92.48% 1,097
$150,000-199,999 658
$200,000+ 441

Total 19,009 46.71% 8,879

RENTER INCOME DISTRIBUTION 2012
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Income Cohort
Total Owner 
Households

cohort 
overlap

% in 
cohort # in cohort

$0-9,999 792
$10,000-19,999 1,074
$20,000-29,999 1,391
$30,000-39,999 1,717
$40,000-49,999 2,426
$50,000-59,999 2,747 606 6.06% 101
$60,000-74,999 4,543 14,999 100.00% 4,543
$75,000-99,999 8,165 24,999 100.00% 8,165
$100,000-124,999 7,091 24,999 100.00% 7,091
$125,000-149,999 4,748 23,120 92.48% 4,391
$150,000-199,999 4,244
$200,000+ 2,405

Total 41,341 58.75% 24,290

OWNER INCOME DISTRIBUTION 2012

140%  AMI

 
 
All of the comparable properties surveyed were questioned about the demand characteristics of 
an ‘average buyer.’ Most reported that buyers came from western Oahu and areas around 
Honolulu County. The PMA boundaries and overall market health assessment are based 
primarily on surveys of existing and actively pre-selling condominium developments undertaken 
by Novogradac & Company LLP, and insights gained from realtors active in the area and others 
familiar with the condominium market.  Based on an analysis of demographic data, geographic, 
social, and political boundaries, including interviews with realtors in the area, the majority of 
demand will be generated from this geographic area.  However, leakage is expected from outside 
the PMA from other parts of Honolulu County, as well as outside of the state. Other 
characteristics of buyers are dependent on the housing size, price, and location. Most lower-
priced homes attract young families, first-time homebuyers, and retirees. 
 
We contacted several brokers in the area to understand the typical buyer in the local 
condominium market.   
 

 Jon Mann of Jon S. Mann Real Estate indicated that nearly half of the condominiums that 
he sold in the past year in the Kapolei area involved buyers who were selling one 
condominium unit to move into another condominium unit.  Additionally, Mr. Mann 
mentioned that approximately one-third of the condominiums that he sold involved 
buyers who were first-time home buyers.  The remaining buyers purchased units as 
investments or were moving from single-family homes.   
 

 David Buck of Hawaii Life Realty indicated that approximately one-half of the 
condominiums sales he was a part in the region (including the entire southern Oahu 
region) of involved local buyers who were selling condominiums before moving to new 
condominiums or downsizing to smaller condominiums.  Mr. Buck indicated that 
approximately 10 percent of the buyers he worked for were first-time homeowners and 
approximately 15 percent of the sales involved buyers who were from outside of Oahu.  
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 Sales staff at Awakea at Mehana indicated that approximately 60 percent of the units sold 

at the Mehana Development have been sold to homeowners who are moving to a new 
home.  Approximately 30 percent have been sold to first-time homebuyers, and 10 
percent have been sold to investors.  Additionally, the sales staff indicated that 
approximately 75 percent of buyers originated from Kapolei and the surrounding area, 
with the remaining buyers from elsewhere in Oahu and other parts of the state.   

 
Based on the data that we obtained, we believe a leakage factor of 25 percent for buyers 
originating from outside of the PMA, including outside of the state, is appropriate.  An estimated 
one-third of buyers are expected to be first-time homeowners and therefore we believe that five 
percent is a reasonable estimation of annual renter-to-owner conversion.  We estimate two-thirds 
of condominium buyers are current homeowners; therefore, we believe that a five percent annual 
turnover is reasonable.   
 
The table on the following page illustrates calculation of the Subject’s annual capture rate.  
These estimates are considered conservative as it is based on existing demand only and does not 
account for household growth between now and the beginning of the sales period. 

 

Minimum Income $59,394
Maximum Income $148,120
Number of Income Qualified Renters 8,879
% of Renters Becoming Homeowners 5%
Estimated Income Qualified First Time Homeowners 444
Number of Income Qualified Owners 24,290
% of Owners Moving to a New Home 5%
Estimated Income Qualified Owners Transferring 1,214
Portion Originating from PMA 75%
Total Income Qualified Households 2,211
Number of Homes Yet To be Absorbed 894

Net Income Qualified Households 1,317
Proposed Subject Units 143
Overall Annual Capture Rate 10.9%

140%  AMI
INCOME ELIGIBLE HOUSEHOLDS

 
 

Conclusion 
Based on our demand analysis, we believe that there is adequate demand in the primary market 
area for the Subject property as proposed based on the demographic information.  The overall 
capture rate for the Subject’s units is 10.9 percent and is considered good.  The Subject’s 
Novoco achievable pricing meets all HHDFC DURF affordability requirements and are also in-
line with market pricing.  Overall, market characteristics indicate adequate demand for the 
Subject. 
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MARKET RATE RENTAL HOUSING ANALYSIS
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MARKET RATE RENTAL HOUSING ANALYSIS 
 
SURVEY OF COMPARABLE PROJECTS 
 
Description of Property Types Surveyed 
To evaluate the competitive position of the Subject we performed a field survey of market rate 
apartment properties.  The availability of market rate data is considered average and sufficient on 
which to base our analysis. We visited and surveyed several properties that were excluded from 
the market survey because they are not considered as comparable to the Subject due to age, unit 
mix or location, or unwillingness of management to disclose information.  
 
The table below outlines properties located within or near the PMA that were not utilized in the 
analysis of the competitive rental market. 
 

Comparable Property Location Rent Structure Reason for Exclusion
Gallegos Care Home* Ewa Beach Market Assisted Living

Kulana Malama* Ewa Beach Market Assisted Living
Olaloa Retirement Community Ewa Beach Market Assisted Living
Plantation Town Apartments Waipahu Market Majority owner occupied condos

Arc of Hawaii Project 12 Ewa Beach Section 8 Subsidized
Arc of Hawaii Project 8 Waipahu Section 8 Subsidized
D.E Thompson Village* Ewa Beach Section 8 Subsidized

Hale Kuha'o Waipahu Section 8 Subsidized
Ewa Beach Apartments Ewa Beach Market Inferior Condition

Jack Hall Waipahu Waipahu Section 8 Subsidized
Kekiulani Gardens Kapolei USDA Subsidized

Kalani Garden Apartments Mililani Town Section 8 Subsidized
Waipahu Hall Elderly Housing* Waipahu Section 8 Subsidized

Waipahu Tower Waipahu Section 8 Subsidized
Waipahu Towers Cooperative Waipahu Section 8 Subsidized

Ewa Apartments Ewa Beach Market Would not participate

*Age-restricted

EXCLUDED PROPERTIES IN THE PMA

 
 
Comparable properties are examined on the basis of physical characteristics, i.e. building type, 
age/quality, level of common amenities, absorption, as well as similarity in rent.  We attempted 
to compare the Subject to properties from the competing market area to provide a picture of the 
health and available supply in the market. The following pages include a summary of 
comparable properties and individual property profiles.  A map of the comparables, in relation to 
the Subject, is included on the following page as well. 
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Map of Comparable Properties  
 

 
 

COMPARABLE PROPERTIES 
# Property Name City Type Distance 
1 G & F Apartments Ewa Beach Market 7.2 miles 
2 Kalaeloa Rental Homes Kapolei Market 1.6 miles 
3 Palm Villas Rentals Ewa Beach Market 3.6 miles 
4 Sunrise Apartments Ewa Beach Market 4.2 miles 
5 Waterfront At Puuloa Ewa Beach Market 8.6 miles 
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Size Wait
(SF) List?

Kapolei Phase 2 Highrise Studio / 1BA 11 7.70% Market N/A 360 N/A N/A
Wakea Street (13 stories) 1BR / 1BA 44 30.80% Market N/A 534 N/A N/A
Kapolei, HI 96707 2014 / n/a 2BR / 1BA 77 53.80% Market N/A 765 N/A N/A
Honolulu County 3BR / 1BA 11 7.70% Market N/A 990 N/A N/A

143 100% N/A N/A

G & F Apartments Garden 30 100.00% 1 3.30%
91-737 Fort Weaver Road (3 stories)
Ewa Beach, HI 96706 1970's / 2012
Honolulu County 30 100% 1 3.30%

Kalaeloa Rental Homes Duplex 2BR / 1BA 45 8.60% Market $1,914 1,168 No 5 11.10%
4285 Independence Road (2 stories) 2BR / 1BA N/A N/A Market $2,202 1,394 No 0 N/A
Kapolei, HI 96707 1973/1994 / 

n/a
2BR / 1BA N/A N/A Market $2,334 1,394 No 0 N/A

Honolulu County 2BR / 1.5BA 164 31.50% Market $2,049 1,126 No 4 2.40%
2BR / 1.5BA N/A N/A Market $2,137 1,197 No 0 N/A
2BR / 1.5BA N/A N/A Market $2,004 1,267 No 0 N/A
3BR / 1.5BA 182 34.90% Market $2,060 1,368 No 6 3.30%
3BR / 2BA 30 5.80% Market $2,300 1,203 Yes 3 10.00%
3BR / 2BA N/A N/A Market $2,463 1,339 No 0 N/A
3BR / 2BA N/A N/A Market $2,130 1,453 No 0 N/A
3BR / 2BA N/A N/A Market $2,625 1,475 Yes 0 N/A

3BR / 2.5BA 60 11.50% Market $2,485 1,402 No 2 3.30%
3BR / 2.5BA N/A N/A Market $2,688 1,453 Yes 0 N/A
3BR / 2.5BA N/A N/A Market $2,455 1,504 No 0 N/A
4BR / 2.5BA 40 7.70% Market $2,517 1,535 No 2 5.00%

521 100% 22 4.20%

Palm Villas Rentals Garden Studio / 1BA 8 7.10% Market $995 469 Yes 0 0.00%
91-1049 Puamaeole St (3 stories) 1BR / 1BA 16 14.30% Market $1,095 540 Yes 0 0.00%
Ewa Beach, HI 96706 1990 / n/a 2BR / 1.5BA 88 78.60% Market $1,395 768 Yes 0 0.00%
Honolulu County

112 100% 0 0.00%

Sunrise Apartments Garden Studio / 1BA 36 8.80% Market $850 407 No N/A N/A
91-299 Hanapouli Circle (3 stories) 1BR / 1BA 72 17.60% Market $1,050 521 No 0 0.00%
Ewa Beach, HI 96706 1993 / n/a 2BR / 2BA 300 73.50% Market $1,338 821 No 0 0.00%
Honolulu County

408 100% 5 1.20%

Waterfront At Puuloa Various 2BR / 1.5BA (One-story) N/A N/A Market $2,083 1,115 No N/A N/A
5105 Iroquois Ave 1970s / n/a 2BR / 1.5BA (One-story) N/A N/A Market $2,300 1,140 No N/A N/A
Ewa Beach, HI 96706 2BR / 1.5BA (One-story) N/A N/A Market $1,865 1,090 No N/A N/A
Honolulu County 3BR / 2BA (One-story) N/A N/A Market $2,933 1,335 No N/A N/A

3BR / 2BA (One-story) N/A N/A Market $3,975 1,450 No N/A N/A
3BR / 2BA (One-story) N/A N/A Market $1,890 1,220 No N/A N/A

4BR / 2BA (Garden) N/A N/A Market $2,205 1,460 No N/A N/A
4BR / 2BA (One-story) N/A N/A Market $2,500 1,690 No N/A N/A
4BR / 2BA (One-story) N/A N/A Market $1,910 1,230 No N/A N/A

4BR / 2.5BA (One-story) N/A N/A Market $1,910 1,450 No N/A N/A
4BR / 2.5BA (One-story) N/A N/A Market $1,935 1,450 No N/A N/A
4BR / 2.5BA (One-story) N/A N/A Market $1,885 1,450 No N/A N/A

1,449 100% 159 11.00%

5 8.6 miles Market

SUMMARY MATRIX

3 3.6 miles Market

4 4.2 miles Market

$1,275 900 No

2 1.6 miles Market

1 7.2 miles Market 2BR / 1BA Market

Vacancy 
Rate

Subject n/a Market

Units # % Restriction Rent 
(Adj.)

Units 
Vacant

Comp # Project Distance Type / Built 
/ Renovated

Market / 
Subsidy

 



PROPERTY PROFILE REPORT
Ala Moana Banyan

Location 929 Sheridan
Honolulu, HI 96814
Honolulu County

Units 56

Vacant Units

Vacancy Rate

0

0.0%

Type Highrise (8 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1969 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

None Identified

Mixed tenancy, many Japanese immigrants

Distance 1.2 miles

William / Mitzu

808.955.0650/808.593.1180

Contact Name

Phone

Effective Rent Date 10/21/2013

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

23%

None

0%

2 to 3 Weeks

4% decrease of larger studio units

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- window

Trash Collection

not included -- electric

not included -- electric

not included -- electric

not included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

0 1 Highrise
(8 stories)

307 Market$800 $0 No 0 0.0%35 N/A None

0 1 Highrise
(8 stories)

307 Market$1,200 $0 No 0 0.0%20 N/A None

1 1 Highrise
(8 stories)

560 Market$1,950 $0 No 0 0.0%1 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
Studio / 1BA $800 - $1,200 $0 $800 - $1,200$0$800 - $1,200

1BR / 1BA $1,950 $0 $1,950$0$1,950

Amenities
In-Unit
Blinds Carpeting
Ceiling Fan Oven
Refrigerator Window A/C

Property
Elevators Garage
Central Laundry Off-Street Parking
On-Site Management

Security
Intercom (Phone)
Limited Access
Perimeter Fencing

Premium
None

Services

Other

None

None

© Novogradac & Company LLP 2013 All Rights Reserved.



Ala Moana Banyan, continued

Comments
The contact reported that the studio units that rent for $800 a month do not have a kitchenette. Studio units with a kitchenette (which includes an oven and refrigerator)
rent for $1,200 a month. Management stated that basic cable is provided to all units for no additional charge. The contact indicated that they do not have any available
units at this time but she anticipated a few units to become available over the next month.

© Novogradac & Company LLP 2013 All Rights Reserved.



PROPERTY PROFILE REPORT
Alexander Gardens

Location 1472 Alexander
Honolulu, HI 96822
Honolulu County

Units 30

Vacant Units

Vacancy Rate

0

0.0%

Type Garden (3 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1957 / 1977

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

None identified

Mixed tenancy

Distance 2 miles

Ryan / Venissa

808.593.6357/808-454-3498

Contact Name

Phone

Effective Rent Date 10/23/2013

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

15%

None

0%

1 week

None

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- window

Trash Collection

not included -- gas

not included -- gas

not included -- gas

not included

not included

not included

not included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

0 1 Garden
(3 stories)

336 Market$1,200 $0 No 0 0.0%3 N/A None

1 1 Garden
(3 stories)

446 Market$1,375 $0 No 0 0.0%18 N/A None

2 1 Garden
(3 stories)

716 Market$1,600 $0 No 0 0.0%9 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
Studio / 1BA $1,200 $0 $1,276$76$1,200

1BR / 1BA $1,375 $0 $1,462$87$1,375

2BR / 1BA $1,600 $0 $1,699$99$1,600

© Novogradac & Company LLP 2013 All Rights Reserved.



Alexander Gardens, continued

Amenities
In-Unit
Balcony/Patio Blinds
Carpeting Coat Closet
Exterior Storage Oven
Refrigerator Window A/C
Washer/Dryer hookup

Property
Central Laundry Off-Street Parking
Picnic Area Recreation Areas
Swimming Pool

Security
Intercom (Buzzer)
Perimeter Fencing

Premium
None

Services

Other

None

None

Comments
The property is a condominium development that is 50 percent occupied by renters.

© Novogradac & Company LLP 2013 All Rights Reserved.



PROPERTY PROFILE REPORT
Capitol Place Apartments

Location 1200 Queen Emma Street
Honolulu, HI 96813
Honolulu County

Units 185

Vacant Units

Vacancy Rate

6

3.2%

Type Highrise (39 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

2008 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

None Identified

Retirees, young professionals, families, many
military personnel in the three bedroom units

Distance 1.3 miles

Property Manager/RE Agent (Tammy

808.695.2000/808.393.8744

Contact Name

Phone

Effective Rent Date 10/31/2013

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

10%

None

0%

Two weeks

5%

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- central

Trash Collection

not included -- electric

not included -- electric

not included -- electric

not included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

1 1 Highrise
(39 stories)

689 Market$2,500 $0 Yes 0 N/AN/A N/A HIGH

1 1 Highrise
(39 stories)

689 Market$2,200 $0 Yes 0 N/AN/A N/A LOW

2 1 Highrise
(39 stories)

810 Market$2,600 $0 Yes N/A N/AN/A N/A None

2 2 Highrise
(39 stories)

1,093 Market$3,300 $0 Yes N/A N/AN/A N/A None

3 2 Highrise
(39 stories)

1,348 Market$3,500 $0 No N/A N/AN/A N/A None

3 3 Highrise
(39 stories)

1,500 Market$4,800 $0 No N/A N/AN/A N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
1BR / 1BA $2,200 - $2,500 $0 $2,200 - $2,500$0$2,200 - $2,500

2BR / 1BA $2,600 $0 $2,600$0$2,600

2BR / 2BA $3,300 $0 $3,300$0$3,300

3BR / 2BA $3,500 $0 $3,500$0$3,500

3BR / 3BA $4,800 $0 $4,800$0$4,800

© Novogradac & Company LLP 2013 All Rights Reserved.



Capitol Place Apartments, continued

Amenities
In-Unit
Balcony/Patio Blinds
Carpeting Central A/C
Coat Closet Dishwasher
Exterior Storage Ceiling Fan
Garbage Disposal Microwave
Oven Refrigerator
Washer/Dryer

Property
Concierge Exercise Facility
Garage Jacuzzi
Off-Street Parking On-Site Management
Picnic Area Playground
Swimming Pool Theatre
Wi-Fi

Security
Limited Access

Premium
Floor
View

Services

Other

None

None

Comments
Information was collected from property management as well as a real estate agent leasing units at the property. Management reported that of the 394 units at the
property, 209  of the units are owner-occupied and 185 units are renter-occupied. Management reported that there are 66 one-bedroom units, 262 two-bedroom units,
and 66 three-bedroom units. Management also reported that rents have generally increased over the past year at the property and that the higher the floor, the higher the
rent typically is. The real estate agent indicated that the majority of three-bedroom units were rented by military personnel as they are the only ones who can afford the
higher rental prices due to their housing allowances. The real estate agent also indicated that there was a high demand for lower priced rentals in Honolulu, as many of
the prospective tenants that contact her cannot afford the units in the market. The real estate agent mentioned that internet and basic cable are included in the rents.

© Novogradac & Company LLP 2013 All Rights Reserved.



PROPERTY PROFILE REPORT
Liona Apartments

Location 952 Ahana Street
Honolulu, HI 96814
Honolulu County

Units 55

Vacant Units

Vacancy Rate

1

1.8%

Type Lowrise (3 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1962 / 2010

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

None Identified

Mixed tenancy

Distance 1.4 miles

Jason

808.738.3106/808.738.3100

Contact Name

Phone

Effective Rent Date 10/21/2013

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

15%

None

6%

1 to 2 Weeks

Studio increased 2%, 1BR dec. 2%

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- none

Trash Collection

not included -- electric

not included -- electric

not included -- electric

not included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

0 1 Lowrise
(3 stories)

300 Market$895 $0 No 1 2.3%44 N/A None

1 1 Lowrise
(3 stories)

560 Market$1,150 $0 No 0 0.0%11 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
Studio / 1BA $895 $0 $895$0$895

1BR / 1BA $1,150 $0 $1,150$0$1,150

Amenities
In-Unit
Blinds Carpeting
Ceiling Fan Garbage Disposal
Oven Refrigerator

Property
Garage Central Laundry
Off-Street Parking

Security
Limited Access
Patrol
Video Surveillance

Premium
None

Services

Other

None

None

Comments
Management reported that the property has 30 off-street surface parking spaces which cost $50 a month and 50 garage units which cost $100 a month.

© Novogradac & Company LLP 2013 All Rights Reserved.



PROPERTY PROFILE REPORT
Punahou Circle Apartments

Location 1617 South Beretania Street
Honolulu, HI 96826
Honolulu County

Units 96

Vacant Units

Vacancy Rate

8

8.3%

Type Highrise (12 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1963 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

Condominium rentals in the area

50% families, 50% students

Distance 2.3 miles

Pete/Tisha

Property: (808)949-6998/ Property Mgt:

Contact Name

Phone

Effective Rent Date 10/09/2013

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

13%

None

2%

Pre-lease to one week

Fluctuated

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- central

Trash Collection

not included -- electric

not included -- electric

not included -- electric

not included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

0 1 Highrise
(12 stories)

485 Market$1,100 $0 No 4 22.2%18 N/A None

1 1 Highrise
(12 stories)

580 Market$1,150 $0 No 3 6.5%46 N/A None

2 1 Highrise
(12 stories)

800 Market$1,850 $0 No 1 3.1%32 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
Studio / 1BA $1,100 $0 $1,100$0$1,100

1BR / 1BA $1,150 $0 $1,150$0$1,150

2BR / 1BA $1,850 $0 $1,850$0$1,850

Amenities
In-Unit
Balcony/Patio Blinds
Carpeting Ceiling Fan
Garbage Disposal Oven
Refrigerator

Property
Elevators Garage
Central Laundry On-Site Management

Security
Limited Access

Premium
None

Services

Other

None

None

© Novogradac & Company LLP 2013 All Rights Reserved.



Punahou Circle Apartments, continued

Comments
Management indicated that approximately half of their tenants are students, which leads to higher during the summer.

© Novogradac & Company LLP 2013 All Rights Reserved.
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PROPERTY CHARACTERISTICS 
Following are relevant characteristics of comparable properties surveyed: 
 

Location 
The Subject will be located within the newly developing Kapolei central business district and 
will offer convenient pedestrian access to numerous amenities including shopping, schools, 
library, employment and a park. Below is a table of Subjects Walkscore as compared to the five 
comparables.  
 

Property Name Value Definition
Subject 83 Very Walkable

G & F Apartments 43 Car Dependent
Kalaeloa Rental Homes 12 Car Dependent

Palm Villas Rentals 25 Car Dependent
Sunrise Apartments 54 Somewhat Walkable

Waterfront At Puuloa 31 Car Dependent

WALKSCORE

 
 
All of the comparables are located in either Kapolei or Ewa Beach, within 8.6 miles of the 
Subject site.  All of the comparables used in this analysis are within the PMA.  With the 
exception of Waterfront at Puuloa, all of the comparables are generally inferior to the Subject in 
terms of location. Waterfront at Puuloa does not have many walkable amenities but the property 
is located near the ocean. Since Waterfront at Puuloa will be slightly inferior to the Subject in 
terms of location based on amenities but slightly superior to the Subject in terms of location 
based on vicinity to the waterfront, we have reconciled and determined this property to have a 
similar location to the Subject site.  
 

Size, Age and Condition 
The Subject properties range in size from 30 to 1,449 units, with an average of 504 units. The 
Subject will have 143 units, most similar to Palm Villas Rentals, which has 112 units. G & F 
Apartments is the comparable property with 30 units. The remaining three properties, Sunrise 
Apartments, Kalaeloa Rental Homes, and Waterfront at Puuloa each have 408, 521, and 1,449 
units, respectively. Once all phases of the Subject are completed (583 units), however, the 
Subject will be most similar to Kalaeloa Rental Homes 
 
The surveyed properties were constructed and/or renovated between 1970 and 2012.  G & F 
Apartments underwent a gut rehabilitation in 2012 and is in excellent condition. This property 
will be considered similar to the Subject. Kalaeloa Rental Homes was renovated in 1994 and 
Sunrise Apartments was built in 1993, and both have been well maintained and exhibit good 
condition, yet generally inferior to the Subject. The remaining market rate comparable were 
constructed between 1970 and 1990 and exhibit average condition, thus they will be considered 
inferior to the Subject.  
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Unit Size 
The following table illustrates the unit sizes of the Subject and the comparable properties. 
 

Unit Type Subject Surveyed 
Min

Surveyed 
Max

Surveyed 
Average

Advantage/ 
Disadvantage

Studio 360 407 469 418 -14%
1 BR 534 521 540 524 2%
2 BR 765 768 1,394 1,115 -31%
3 BR 990 1,203 1,504 1,382 -28%

UNIT SIZE COMPARISON

 
 

As the table illustrates, the Subjects’ one-bedroom unit size is within the range of the 
comparables. The studio, one, and three-bedroom unit sizes will be below the range of 
comparables. Overall, the Subject’s proposed unit sizes have a disadvantage to the majority of 
the comparables. However, we have reviewed the floor plans and believe that they will be 
marketable. Additionally, the Subject will offer a pedestrian-friendly location, which is not 
common in the market. We have considered the Subject’s unit sizes in the estimated achievable 
market rents. 
 

Amenities, Security, and Parking Comparison 
A detailed description of amenities included in both the Subject properties and the comparable 
properties can be found in the amenity matrices following.   
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Kapolei 
Phase 2

G & F 
Apartments

Kalaeloa 
Rental 
Homes

Palm Villas 
Rentals

Sunrise 
Apartments

Waterfront At 
Puuloa

Comp # Subject 1 2 3 4 5

Property Type Highrise      
(13 stories)

Garden       
(3 stories)

Duplex        
(2 stories)

Garden       
(3 stories)

Garden       
(3 stories)

Various

Year Built / Renovated 2014 / n/a 1970's / 2012 1973/1994 / 
n/a

1990 / n/a 1993 / n/a 1970s / n/a

Market (Conv.)/Subsidy 
Type Market Market Market Market Market Market

Cooking no no no no no no
Water Heat no no no no no no
Heat no no no no no no
Other Electric no no no no no no

Water yes yes no yes yes yes

Sewer yes yes no yes yes yes

Trash Collection yes yes yes yes yes yes

Balcony/Patio no no yes yes yes yes

Blinds yes yes yes yes yes yes
Carpeting yes yes yes yes yes yes

Central A/C no no yes no no yes

Coat Closet no yes yes no yes yes

Dishwasher yes no yes yes no yes

Exterior Storage no no yes no yes no

Ceiling Fan yes yes no yes yes yes

Garbage Disposal yes no yes no yes yes

Microwave yes no no no no no

Oven yes yes yes yes yes yes
Refrigerator yes yes yes yes yes yes

Walk-In Closet yes no yes yes no no

Wall A/C no yes no no no no

Window A/C no no no yes yes no

Washer/Dryer yes no yes yes yes yes

Washer/Dryer hookup yes no no no no no

Basketball Court no no yes no no no

Business 
Center/Computer Lab yes no no no yes no

Carport no no no yes yes yes

Clubhouse/Meeting 
Room/Community Room yes no no yes yes yes

Courtyard yes no no no no no

Elevators yes no no no no no

Exercise Facility no no yes no no yes

Garage yes no yes no no no

Central Laundry no yes no no no no

Off-Street Parking no yes yes yes yes yes

On-Site Management yes yes yes yes yes yes

Picnic Area yes no no no yes yes

Playground yes no yes yes no yes

Recreation Areas yes no no yes yes no

Swimming Pool no no no yes yes no

Tennis Court no no yes no no no

Daycare yes no no no no no

Intercom (Buzzer) yes no no no no no

Limited Access no no no no no yes

Patrol no no no no yes no

Perimeter Fencing no no no yes no yes

Video Surveillance no no no no yes no

View no no no no no yes

Other

n/a n/a Baseball field n/a n/a
Private Beach, 

guarded entrance

Security

Premium Amenities

Other Amenities

UNIT MATRIX REPORT

Property Information

Utility Adjusments

In-Unit Amenities

Property Amenities

Services



Kapolei Phase II -  Kapolei, HI; Market Study 

Novogradac & Company LLP 87 

As the previous table illustrates, the Subject will offer a generally similar to slightly inferior  in-
unit amenities package and a slightly superior to superior community amenities package in 
comparison to the majority of the comparable properties. In terms of in-unit amenities, the 
Subject will offer dishwashers, ceiling fans, garbage disposals, microwaves, walk-in closets, 
washer/dryers, and washer/dryer hookups, which several of the comparable properties do not 
offer. Several of the properties, however, do offer a balcony or patio,exterior storage, and coat 
closets, which the Subject will not offer. Both Waterfront Puuloa and Kalaeloa Rental Homes 
will be slightly superior to the Subject in terms of in-unit amenities. The remaining three 
comparables will be considered similar to the Subject in terms of in-unit amenities. The 
community amenities that will be offered at the Subject but are not offered at several 
comparables include a computer lab, clubhouse, courtyard, elevator (although some properties 
would not benefit from this feature), a garage, a picnic area, a playground, and a recreation area.  
In contrast, the Subject will not offer a central laundry facility (although the presence of in-unit 
washers/dryers negates that), a swimming pool, and a tennis court, all amenities offered by 
multiple comparable properties.  In terms of community amenities, the Subject is considered 
superior to G&F Apartments and Kalaeloa Rental Homes, and slightly superior compared to 
Palm Villas Rentals, Waterfront at Puuloa, and Sunrise Apartments.  
 
MARKET CHARACTERISTICS 
Following are relevant market characteristics for comparable properties surveyed.   
 
Absorption 
None of the comparables have been recently built, thus no absorption data is available. Based 
upon the strength of the Subject’s pedestrian-friendly location, relatively low vacancy rates, 
presence of waiting lists in the market, and our demand calculations, we believe that the Subject 
will reach a stabilized occupancy of 95 percent within six to seven months.  This lease-up period 
equates to a rate of approximately 22 units per month.  
 
Turnover 
We obtained annual turnover statistics from the comparable properties, ranging from 12 to 45 
percent annually, with an average of 30 percent. Relatively high turnover is common in many 
parts of Hawaii due to the presence of military families and seasonal workers. We estimate that 
the Subject will experience a turnover rate of approximately 30 percent or less annually, which is 
in line with the comparable properties in the area. 
 

Property name Rent Structure Turnover
G & F Apartments Market 12%

Kalaeloa Rental Homes Market 40%
Palm Villas Rentals Market 45%
Sunrise Apartments Market 20%

Waterfront At Puuloa Market 33%
Average Turnover 30%

TURNOVER
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Concessions  
None of the comparables are currently offering rental concessions.  Concessions are consistent 
with ongoing marketing strategies during periods of high vacancy and increased tenant turnover.  
According to market participants, concessions within this market are not common given the 
demand for rental housing of all types.  As a newly constructed development, we do not 
anticipate the Subject will need to offer concessions to remain competitive within the market.   
 
Vacancy Levels 
The following table details vacancy levels at comparable properties included in the survey.   
 

Property name Rent Structure Total Units Vacant Units Vacancy Rate
G & F Apartments Market 30 1 3.3%

Kalaeloa Rental Homes Market 521 22 4.2%
Palm Villas Rentals Market 112 0 0.0%
Sunrise Apartments Market 408 5 1.2%

Waterfront At Puuloa Market 1,449 159 11.0%
Total 2,520 187 7.4%

OVERALL VACANCY

 
 

Vacancy rates at the comparable properties range from zero to 11 percent, with an overall 
vacancy rate of 7.4 percent.  It should be noted that management at Waterfront At Puuloa 
indicated that 50 percent of the tenants at this development are military families which accounts 
for the high vacancy rate, which is a reflection of this specific property’s performance and not 
the overall market. When excluding Waterfront At Puuloa, the overall vacancy rate is 2.6 
percent, a strong rate. Taking all of this data into account, we expect the Subject will be able to 
maintain a vacancy rate of five percent or less upon stabilization. 
 

Waiting Lists 
The following table illustrates the existence and length of current waiting lists in the market. 
 

Comparable Property Type Waiting Lists
G & F Apartments Market None

Kalaeloa Rental Homes Market Yes
Palm Villas Rentals Market Yes
Sunrise Apartments Market None

Waterfront At Puuloa Market None

WAITING LISTS

 
 

In markets with high housing costs, waiting lists are common.  A waiting list indicates a strong 
market with high occupancy and unmet demand within the market.  Currently two the five 
comparables maintain waiting lists. The property manager at Kalaeloa Rental Homes indicated 
that there is a short waiting list for their three-bedroom duplex units. Additionally, the property 
manager at Palm Villas Rentals indicated that they maintain a waiting list that is usually three to 
six months in length. Currently these properties have vacancy rates of 4.2 and zero percent, 
respectively. In general, waiting lists do not appear uncommon within the market.  Therefore, we 
believe that the Subject will likely maintain a short waiting list post absorption. 
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View/Floor Premiums 
None of the comparables offer more than three story height nor floor premiums, Waterfront at 
Puuloa offers view premiums for those units directly along the oceanfront. The Subject will offer 
a 13-story high-rise design, consisting of 11 residential stories over a two-story podium. High-
rise design is unique in the market so we considered view/floor premiums from the Honolulu 
market. Two Honolulu high-rises offer floor/view premiums, Capitol Place Apartments and 
Royal Capital Plaza. Each of these offers units at higher floors and with ocean/mountain views at 
a premium between $200 and $350. These properties are 39 and 40 stories each, respectively. 
Managers estimated that a rental view premium would be achievable starting on the 15th floor for 
views oriented toward Diamond Head/ocean. The Subject’s location is significantly less dense 
than Honolulu and views will be unobstructed. Based on our evaluation of the Subject site 
location, surrounding land uses, building design (including orientation to the other phases of the 
Subject), we believe that a view premium of $200 would be achievable for units with mountain 
views. 
 

 
REASONABILITY OF RENTS 
 
Achievable Market Rent 
The achievable market rents were determined by comparing the aesthetic quality, amenities, unit 
sizes, etc. to that of the market rate projects in the area.  Novogradac & Company concluded that 
the Subject will be competitive with the market rate competition and achievable rents are within 
than the market rental range.  Achievable rents represent net market rate rent levels that we 
believe a project of the Subjects’ condition and quality could reasonably achieve. 
 
The tables below illustrate the market rents, and rents per square foot, being achieved at the 
comparables and Novoco’s estimated achievable market rents (and achievable rents per square 
foot). Rents have been adjusted for difference in utility structure. 
 

MARKET RENT COMPARISON – ADJUSTED RENT 
Property Name 0BR 1BR 2BR 3BR 

Waterfront At Puuloa     $1,865 - $2,300 $1,890 - $3,975 
Kalaeloa Rental Homes  -  - $1,914 - $2,334 $2,060 - $2,688 

Sunrise Apartments $850  $1,050  $1,338    - 
Palm Villas Rentals $995  $1,095  $1,395    - 
G & F Apartments   -  -  $1,275    - 

Average $923  $1,073  $1,908  $2,546  
Novoco Achievable Rents $900  $1,200  $1,600  $2,000  
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MARKET RENT COMPARISON - ADJUSTED RENT PER SQUARE FOOT 

Property Name 0BR 1BR 2BR 3BR 
Waterfront At Puuloa  -  - $1.71 - $2.02 $1.55 - $2.74 

Kalaeloa Rental Homes  -  - $1.58 - $1.67 $1.51 
Sunrise Apartments $2.09  $2.02  $1.63    - 
Palm Villas Rentals $2.12  $2.03  $1.82    - 
G & F Apartments   -  -  $1.42    - 

Average $2.11  $2.03  $1.71  $2.00  
Novoco Achievable Rent  

Per Square Foot 
$2.50 $2.25 $2.09 $2.02 

 
The most comparable market rate developments to the Subject are Kalaeloa Rental Homes and 
Sunrise Apartments. None of the market rate comparables are able to match the superior 
condition of the Subject as it will be new construction.  Kalaeloa Rental Homes has an inferior 
location, slightly inferior condition, superior unit sizes, slightly superior in-unit amenities, and 
inferior community amenities. Also, Kalaeloa Rental Homes offers one and a half bathrooms in 
the majority of their two-bedroom units, and two full bathrooms in their three-bedroom units, 
while the Subject will only offer one full bathroom in the two and three-bedroom units. Sunrise 
Apartments has a similar location, slightly inferior condition, slightly superior unit sizes, similar 
in-unit amenities, and slightly inferior property amenities. Also, Sunrise Apartments offers two 
bathrooms in all of their two-bedroom units, while the Subject will only offer one full bathroom 
in the two-bedroom units.  We believe that the Subject will be able to achieve slightly higher 
market rents compared to these comparables.  
 
The Novoco estimated achievable rents for the Subject’s studio, one-bedroom, two-bedroom, 
and three-bedroom units are $900, $1,200, $1,600, and $2,000, respectively. The Novoco 
estimated achievable rents are slightly above the average rents per square foot for the respective 
comparable units, which we believe is reasonable given the Subject’s new construction quality 
and competitive amenities. We have assumed these achievable rent levels in determining 
minimum incomes in the demand estimation section that follows. 
 
Summary Evaluation of the Project 
Upon completion of the construction, the Subject will offer a good quality product with 
competitive amenities. The primary strengths of the Subject will be its good condition, location, 
and community amenities. Despite some smaller than average unit sizes, we anticipate the 
Subject’s units sizes will be accepted in the market. Average vacancy within the rental market is 
2.6 percent, when excluding the outlier, which is underperforming due to a project-specific issue. 
Two of the five comparable properties maintain waiting lists. Concessions are not common 
within the market.  The Novoco estimated achievable rents for the Subject’s studio, one-
bedroom, two-bedroom, and three-bedroom units are $900, $1,200, $1,600, and $2,000, 
respectively. The Novoco estimated achievable rents are slightly above the average rents per 
square foot for the respective comparable units, which we believe is reasonable given the 
Subject’s new construction quality and competitive amenities. We believe that the Subject’s 
Novoco achievable rents will be well-accepted within the market.  
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MULTIFAMILY RENTAL DEMAND ANALYSIS 
 
PROJECT SPECIFIC DEMAND ANALYSIS 
 
Introduction 
Kapolei Phase II is a proposed new construction development.  We calculated the number of 
income-eligible residents in this section of the analysis assuming the achievable market rents 
were set in place.  
 
Household size is assumed to be 1.5 persons per bedroom type for rent calculation purposes.   
 
To assess the likely number of tenants in the market area eligible to live in the Subject, we used 
Census information as provided by ESRI Demographics and Ribbon Demographics. 
 
Primary Market Area Defined 
For the purpose of this study, it is necessary to define the market area, or the area from which 
potential tenants for the project are likely to be drawn.  In some areas, residents are very much 
“neighborhood oriented” and are generally very reluctant to move from the area where they have 
grown up.  In other areas, residents are much more mobile and will relocate to a completely new 
area, especially if there is an attraction such as affordable housing at below market rents.  The 
Subject’s PMA has been previously defined.  We anticipate that 75 percent of the Subject’s 
tenants are anticipated to originate from the PMA; demand estimates will be adjusted to reflect 
this potential for “leakage.”  
 
Income Eligible Calculations 
First, we estimate the Subject’s minimum and maximum income levels. For market rate 
multifamily properties, management companies and landlords typically determine the minimum 
allowable income by requiring a household to earn at least three times the asking rent. Minimum 
income levels were calculated based on the rents concluded in the multifamily supply section of 
the report. Since the income bands by household data presented relates to renter households, we 
have assumed that any current renter household existing in the market would consider the 
Subject, if they meet the minimum income requirement. Thus, we have not set a maximum 
income level.   
 
Secondly, we illustrate the household population segregated by income band in order to 
determine those who are income-qualified to reside in the Subject property.   
 
Third, we combine the income range with the income distribution analysis in order to determine 
the number of potential income-qualified renter households.  This provides an estimate of the 
total number of renter households that are income-eligible.   
 

The maximum and minimum eligible household incomes for the Subject’s concluded units are as 
follows:  
 



Kapolei Phase II -  Kapolei, HI; Market Study 

Novogradac & Company LLP 92 

Unit Type

Minimum 
Allowable 

Income

Maximum 
Allowable 

Income
Market Rate

Studio $32,400  -
1BR $43,200  -
2BR $57,600  -
3BR $72,000  -

INCOME LIMITS

 
 

Income Distribution Table 
The following tables illustrate the income distribution of income-qualified renter households in 
the PMA.   

 

Income Cohort
Total Renter 
Households

cohort 
overlap

% in 
cohort # in cohort

$0-9,999 956
$10,000-19,999 1,133
$20,000-29,999 1,615
$30,000-39,999 1,678 7,599 76.00% 1,275
$40,000-49,999 1,999 9,999 100.00% 1,999
$50,000-59,999 1,662 9,999 100.00% 1,662
$60,000-74,999 2,561 14,999 100.00% 2,561
$75,000-99,999 3,181 24,999 100.00% 3,181

$100,000-124,999 1,939 24,999 100.00% 1,939
$125,000-149,999 1,186 24,999 100.00% 1,186
$150,000-199,999 658 49,999 100.00% 658

$200,000+ 441 200,000 100.00% 441
Total 19,009 78.40% 14,902

INCOME DISTRIBUTION 2012

Market Rate

 
 
 

Based on this analysis, using 2013 income and demographic data, approximately 78.85 percent 
of renter households within the PMA would be able to afford to live at the Subject based upon 
the proposed rent levels.  
 
Number of Appropriate Sized Households 
In order to determine the number of appropriate sized households at each bedroom type, first we 
analyzed the number of persons in each household by renter tenure, as detailed in the following 
table. 
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PMA RENTER HOUSEHOLD SIZE DISTRIBUTION
2000 2012 2017

Household 
Size

Total Renter 
Households Percent 

Total Renter 
Households Percent 

Total Renter 
Households Percent 

1 person 2,599 17.1% 3,354 17.6% 3,457 17.6%

2 persons 3,476 22.9% 4,661 24.5% 4,778 24.4%
3 persons 3,010 19.8% 3,572 18.8% 3,692 18.8%
4 persons 2,805 18.5% 2,970 15.6% 3,042 15.5%
5+ persons 3,309 21.8% 4,452 23.4% 4,625 23.6%

Total 15,198 100.0% 19,009 100.0% 19,594 100.0%

Source: Ribbon Demographics 2013, Novogradac & Company LLP, October 2013  
 
Second, we made assumptions based on the average household size in the market; to estimate the 
distribution of households by unit type.  Following are these assumptions. 
 

25%
75%
25%
75%
60%
40%
75%
60%

Of two-person households in 2BR units
Of three-person households in 2BR units
Of three-person households in 3BR units
Of four-person households in 3BR units
Of five-person households in 3BR units

Of one-person households in studio units
Of one-person households in 1BR units
Of two-person households in 1BR units

HOUSEHOLD DISTRIBUTION

 
 
Third, we multiplied the percentage of renter households at each household size by the 
distribution of those households within each bedroom type.  The sum of these percentages is the 
appropriate percentage of renter households for each bedroom type. 
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Studio Unit 17.6% * 25.0% = 4.4%
+ 24.5% * 0.0% = 0.0%
+ 18.8% * 0.0% = 0.0%
+ 15.6% * 0.0% = 0.0%
+ 23.4% * 0.0% = 0.0%
= 4.4%

One-Bedroom Unit 17.6% * 75.0% = 13.2%
+ 24.5% * 25.0% = 6.1%
+ 18.8% * 0.0% = 0.0%
+ 15.6% * 0.0% = 0.0%
+ 23.4% * 0.0% = 0.0%
= 19.4%

Two-Bedroom Unit 17.6% * 0% = 0.0%
+ 24.5% * 75% = 18.4%
+ 18.8% * 60% = 11.3%
+ 15.6% * 15% = 2.3%
+ 23.4% * 0% = 0.0%
= 32.0%

17.6% * 0% = 0.0%
Three-bedroom Unit + 24.5% * 0% = 0.0%

+ 18.8% * 40% = 7.5%
+ 15.6% * 75% = 11.7%
+ 23.4% * 60% 14.1%
= 33.3%

Total 84.7%

Appropriate Sized Renter Households
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ANNUAL CAPTURE RATE ANALYSIS  
This calculation derives an estimated market capture rate based on per annum demand.  This is 
an indication of the percentage of the net demand in one year that a rental property at the Subject 
site consisting of the 143 units must attract to reach stabilized occupancy.  This measure 
essentially takes the available household demand searching for rentals in the market area and 
deducts competition to determine net demand available to the Subject.  The table following 
outlines the analysis of this methodology. 
 

ANNUAL DEMAND
Calculation PMA

Number of Renter Households in 2012 19,009       
Increase in Number of Renter Households 585            
Number of Renter Households in 2017 19,594       

Existing Demand
Percentage of Income-Qualified Renter Households 78.4%
Number of Income-Qualified Renter Households 14,903       
Losses to Inventory via Conversion of Demolition (accounts for frictional vacancy) 8.8%
Existing Income-Qualified Renter Households 1,312        

New Income-Qualified Demand, Stated Annually
Increase in Renter Households per Annum 117            
Percentage of Income-Qualified Renter Households 78.4%
New Rental Income Qualified Households 92              

Capture Rate Analysis
Number  of Units in  Subject 143
Occupied Units at Subject With Vacancy of: 5% 136
Units Pre-Leased 0
Total Demand (Existing and Growth) from within PMA 1,403
     Portion Originating within PMA 75%
Total Demand (Existing and Growth) from within PMA 1,871
Less: Existing  Projects in Absorption Process (Number of Units) 0
Total Demand after Competition (Existing and Growth) . 1,871

Appropraite-Sized Renter Households
Studio Units 1,871 * 4.4% = 83
One-bedroom Units 1,871 * 19.4% = 362
Two-bedroom Units 1,871 * 32.0% = 599
Three-bedroom Units 1,871 * 33.3% = 623
Total Demand for Appropriately Sized Renter Households 1,666

Capture Rate Analysis - Developer's Unit Mix
Studio Units 11 / 83 = 13.3%
One-bedroom Units 44 / 362 = 12.1%
Two-bedroom Units 77 / 599 = 12.9%
Three-bedroom Units 11 / 623 = 1.8%

Annual Capture Rate of Appropriately Sized Households 143 / 1,666 = 8.6%  
 
The above table illustrates demand for the Subject based on capture rates of income eligible 
renter households. Total demand, both currently present and moving into the market, is adjusted 
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for income eligibility and renter status, it is further adjusted by the number of units that are 
currently in lease-up or planned in the PMA.  The demand estimate remaining is the number of 
units that will be unsatisfied in the market without the Subject.  In this case it represents 1,871 
units, of which 1,666 are appropriately sized households for the Subject. These un-
accommodated units of demand will be forced to leave the market without the addition of 
multifamily housing units.  The capture rate is the percentage that the Subject will capture of this 
demand.  A number below 100 percent is a positive indicator and represents an expected 
absorption rate of less than one year.  A number greater than 100 percent indicates absorption 
pace longer than one year.  The above calculation generates an annual capture rate of 13.3 
percent for studio units, 12.1 percent for one-bedroom units, 12.9 percent for two-bedroom units, 
1.8 percent for three-bedroom units, and an overall rate of 8.6 percent for appropriately sized 
renter households, which indicates an expected absorption rate of less than one year.  This 
capture rate is considered good.  
 
The annual demand for rental housing depends upon the following factors: 
 
Existing Demand - Losses to Inventory via Conversion or Demolition (includes factor for 
frictional vacancy): 
Demand from the PMA will stem from several sources in addition to new growth.  These sources 
include demand from renter households that are forced from existing rental housing due to 
demolition or conversion of the housing units.  Further, demand will stem from existing 
households that live in the area but move to a new home because people are searching for better 
housing or housing in a desired location (frictional vacancy).  The calculation begins by 
determining the year 2013 base level eligible demand.   
 
This figure is then adjusted for losses of inventory via conversion or demolition (which also 
accounts for frictional vacancy in the market).  To determine an appropriate percentage within 
the market we utilized/analyzed various housing characteristics.   
 
The following table illustrates age of housing stock within the PMA. 
 

AGE OF HOUSING STOCK IN PMA

Years
Number of 

Units
Percent of 

Housing Stock
1999-3/2000 1,398 2.7%
1995-1998 5,304 10.3%
1990-1994 10,149 19.8%

1980-1989 10,865 21.2%

1970-1979 12,561 24.5%
1960-1969 7,585 14.8%
1950-1959 2,252 4.4%

1940-1949 796 1.5%
1939 and Before 458 0.9%

Total 51,368 100.0%

Source: ESRI Demographics 2012, Novogradac & Company LLP, October 2013  
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As the table indicates, approximately 21.6 percent of the housing stock was constructed between 
prior to 1970 in the PMA.  It is reasonable to assume that a portion of the existing housing units 
constructed prior to 1960 will leave the market based upon the loss of functional or physical 
inadequacies of the units; therefore, we will assume approximately 7.0 percent of these units will 
leave the market, or 1.5 percent of the total housing supply.   
 
It is also important to recognize demand for new rental housing will come from the market from 
households in inadequate living situations.  According to the most recent census, approximately 
1.3 percent of households in the Subject’s PMA lack complete plumbing facilities in their 
housing units. 
 
We have estimated that approximately 1.0 percent or less of the housing units (mostly single-
family) are demolished or converted every year within the PMA. 
 
Further, the demand needs to be adjusted for frictional vacancy within the market.  According to 
The Dictionary of Real Estate Appraisal 5th Edition published in 2010 by the Appraisal Institute, 
frictional vacancy is the amount of vacant space in the market needed for orderly operation.  It 
allows for tenant relocations as leases roll over and expire, and is considered a typical vacancy 
rate in a given market operating in equilibrium.  We believe a frictional vacancy rate of 
approximately 5.0 percent is appropriate for this market.  The following table illustrates our 
conclusion: 
 

LOSSES TO INVENTORY VIA CONVERSION OR DEMOLITION 
Housing stock older than 1960 to leave market due to functional or physical inadequacies 1.5% 
Lacking complete plumbing facilities 1.3% 
Demolition or conversion 1.0% 
Frictional vacancy 5.0% 
Total Percentage 8.8% 

 
 
In order to account for demand created by the previously described factors, we believe that 
adjusting the demand by 8.8 percent for losses of inventory via conversion or demolition, as well 
as frictional vacancy is conservative and reasonable.   
 
New Renter Household Growth 
Household population change as a result of new renter households moving in or out of the area: 
This was previously calculated, with the renter household population estimated to increase from 
2012 to 2017.   
 
Leakage 
Further, it should be noted that it is likely that new renter households will be entering the market 
due to the lack of existing multifamily housing in excellent condition within the PMA.  We have 
adjusted for this using a leakage factor of 25 percent in the demand.   
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Summary of Effective Demand in One Year  
The effective demand in one year is adjusted for income eligibility and renter status, and it is 
further adjusted by the number of units that are currently in lease-up or planned in the PMA (of 
which there are no competitive unrestricted rental inventory).  As such, the calculations generate 
a capture rate of 8.6 percent, which indicates expected absorption of less than one year. 
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Assumptions & Limiting Conditions 
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ASSUMPTIONS & LIMITING CONDITIONS 
 
1. In the event that the client provided a legal description, building plans, title policy and/or 

survey, etc., the consultant has relied extensively upon such data in the formulation of all 
analyses. 

 
2. The legal description as supplied by the client is assumed to be correct and the consultant 

assumes no responsibility for legal matters, and renders no opinion of property title, which 
is assumed to be good and merchantable. 

 
3. All information contained in the report, which others furnished, was assumed to be true, 

correct, and reliable.  A reasonable effort was made to verify such information, but the 
author assumes no responsibility for its accuracy. 

 
4. The report was made assuming responsible ownership and capable management of the 

property.  The analyses and projections are based on the basic assumption that the 
apartment complex will be managed and staffed by competent personnel and that the 
property will be professionally advertised and aggressively promoted 

 
5. The sketches, photographs, and other exhibits in this report are solely for the purpose of 

assisting the reader in visualizing the property.  The author made no property survey, and 
assumes no liability in connection with such matters.  It was also assumed there is no 
property encroachment or trespass unless noted in the report. 

 
6. The author of this report assumes no responsibility for hidden or unapparent conditions of 

the property, subsoil or structures, or the correction of any defects now existing or that may 
develop in the future.  Equipment components were assumed in good working condition 
unless otherwise stated in this report. 

 
7. It is assumed that there are no hidden or unapparent conditions for the property, subsoil, or 

structures, which would render it more or less valuable.  No responsibility is assumed for 
such conditions or for engineering, which may be required to discover such factors.  The 
investigation made it reasonable to assume, for report purposes, that no insulation or other 
product banned by the Consumer Product Safety Commission has been introduced into the 
Subject premises.  Visual inspection by the consultant did not indicate the presence of any 
hazardous waste.  It is suggested the client obtain a professional environmental hazard 
survey to further define the condition of the Subject soil if they deem necessary. 

 
8. A consulting analysis market study for a property is made as of a certain day.  Due to the 

principles of change and anticipation the value estimate is only valid as of the date of 
valuation.  The real estate market is non-static and change and market anticipation is 
analyzed as of a specific date in time and is only valid as of the specified date. 
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9. Possession of the report, or a copy thereof, does not carry with it the right of publication, 
nor may it be reproduced in whole or in part, in any manner, by any person, without the 
prior written consent of the author particularly as to value conclusions, the identity of the 
author or the firm with which he or she is connected.  Neither all nor any part of the report, 
or copy thereof shall be disseminated to the general public by the use of advertising, public 
relations, news, sales, or other media for public communication without the prior written 
consent and approval of the appraiser.  Nor shall the appraiser, firm, or professional 
organizations of which the appraiser is a member be identified without written consent of 
the appraiser. 

 
10. Disclosure of the contents of this report is governed by the Bylaws and Regulations of the 

professional appraisal organization with which the appraiser is affiliated: specifically, the 
Appraisal Institute. 

 
11. The author of this report is not required to give testimony or attendance in legal or other 

proceedings relative to this report or to the Subject property unless satisfactory additional 
arrangements are made prior to the need for such services. 

 
12. The opinions contained in this report are those of the author and no responsibility is 

accepted by the author for the results of actions taken by others based on information 
contained herein. 

 
13. All applicable zoning and use regulations and restrictions are assumed to have been 

complied with, unless nonconformity has been stated, defined, and considered in the 
appraisal report.  

 
14. It is assumed that all required licenses, permits, covenants or other legislative or 

administrative authority from any local, state, or national governmental or private entity or 
organization have been or can be obtained or renewed for any use on which conclusions 
contained in this report is based. 

 
15. On all proposed developments, Subject to satisfactory completion, repairs, or alterations, 

the consulting report is contingent upon completion of the improvements in a workmanlike 
manner and in a reasonable period of time with good quality materials.   

 
16. All general codes, ordinances, regulations or statutes affecting the property have been and 

will be enforced and the property is not Subject to flood plain or utility restrictions or 
moratoriums except as reported to the consultant and contained in this report. 

 
17. The party for whom this report is prepared has reported to the consultant there are no 

original existing condition or development plans that would Subject this property to the 
regulations of the Securities and Exchange Commission or similar agencies on the state or 
local level. 
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18. Unless stated otherwise, no percolation tests have been performed on this property.  In 
making the appraisal, it has been assumed the property is capable of passing such tests so as 
to be developable to its highest and best use, as detailed in this report. 

 
19. No in-depth inspection was made of existing plumbing (including well and septic), 

electrical, or heating systems.  The consultant does not warrant the condition or adequacy 
of such systems. 

 
20. No in-depth inspection of existing insulation was made.  It is specifically assumed no Urea 

Formaldehyde Foam Insulation (UFFI), or any other product banned or discouraged by the 
Consumer Product Safety Commission has been introduced into the appraised property.  
The appraiser reserves the right to review and/or modify this appraisal if said insulation 
exists on the Subject property. 

 
21. Acceptance of and/or use of this report constitute acceptance of all assumptions and the 

above conditions.  Estimates presented in this report are not valid for syndication purposes.  
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ADDENDUM B 
 

Photographs
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Subject and Neighborhood Photographs 
 

 

View of Subject from southeast View of Subject from east 

View north along Wakea Street View south along Wakea Street 

View east along Ala Kahawai Street  View west along Ala Kahawai Street 
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View north from Subject site across vacant land that will 
be developed into Phase I toward retail uses 

View east from Subject site toward Pacific Island 
Academy 

View south from Subject site toward vacant land  View west from Subject site toward vacant land 

Retail to north Retail to north 
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Office building to west Vacant land to west 

Retail to northwest Office building to west 

 

Retail to south Retail to south 
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Vacant land to south Pacific Island Academy to east 

Kapolei Park to east Public Library to east 

Office building to northeast Office building to east 
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ADDENDUM C 
 

Qualifications of Consultants 



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
REBECCA S. ARTHUR, MAI 

I. Education  

University of Nebraska, Lincoln, Nebraska 
Bachelor of Science in Business Administration – Finance 
 
Appraisal Institute 

 Designated Member (MAI) 
 

II. Licensing and Professional Affiliation  

Designated Member of the Appraisal Institute (MAI) 
Member of Commercial Real Estate Women (CREW) Network 
Member of National Council of Housing Market Analysts (NCHMA) 
 
State of Arkansas Certified General Real Estate Appraiser No. CG2682N 
State of California Certified General Real Estate Appraiser No. AG041010 
State of Hawaii Certified General Real Estate Appraiser No. CGA-1047 
State of Iowa Certified General Real Estate Appraiser No. CG03200 
State of Kansas Certified General Real Estate Appraiser No. G-2153 
State of Michigan Certified General Real Estate Appraiser No. 1201074011 
State of Minnesota Certified General Real Estate Appraiser No. 40219655 
State of Missouri Certified General Real Estate Appraiser No. 2004035401 
State of Texas Certified General Real Estate Appraiser No. TX-1338818-G 

 
III. Professional Experience  

 
Partner, Novogradac & Company LLP 
Principal, Novogradac & Company LLP 

 Manager, Novogradac & Company LLP 
 Real Estate Analyst, Novogradac & Company LLP 

Corporate Financial Analyst, Deloitte & Touche LLP 
 
IV. Professional Training  

 
Forecasting Revenue, December 2012 
USPAP Update, May 2012 
How to Analyze and Value Income Properties, May 2011 
Appraising Apartments – The Basics, May 2011 
Business Practices and Ethics, December 2010 
HUD MAP Third Party Training, June 2010 
HUD LEAN Third Party Training, January 2010 
National Uniform Standards of Professional Appraisal Practice, April 2010 
MAI Comprehensive Four Part Exam, July 2008 
Report Writing & Valuation Analysis, December 2006 
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Advanced Applications, October 2006 
Highest and Best Use and Market Analysis, July 2005 
Advanced Sales Comparison and Cost Approaches, April 2005 
Advanced Income Capitalization, October 2004 
Basic Income Capitalization, September 2003 
Appraisal Procedures, October 2002 
Appraisal Principals, September 2001 
 

V. Real Estate Assignments 

A representative sample of Due Diligence, Consulting, or Valuation Engagements includes: 

 In general, have managed and conducted numerous market analyses and appraisals for 
various types of commercial real estate since 2001, with an emphasis on multifamily 
housing and land. 

 
 Have managed and conducted numerous market and feasibility studies for multifamily 

housing.  Properties types include Section 42 Low Income Housing Tax Credit 
(LIHTC) Properties, Section 8, USDA and/or conventional.  Local housing authorities, 
developers, syndicators, HUD and lenders have used these studies to assist in the 
financial underwriting and design of mulitfamily properties.  Analysis typically 
includes; unit mix determination, demand projections, rental rate analysis, competitive 
property surveying, and overall market analysis.  The Subjects include both new 
construction and rehabilitation properties in both rural and metro regions throughout 
the United States and its territories.  

 
 Have managed and conducted numerous appraisals of multifamily housing.  Appraisal 

assignments typically involved determining the as is, as if complete and the as if 
complete and stabilized values.  Additionally, encumbered LIHTC and unencumbered 
values were typically derived.  The three traditional approaches to value are developed 
with special methodologies included to value tax credit equity, below market financing 
and Pilot agreements. 

 
 Performed market studies and appraisals of proposed new construction and existing 

properties under the HUD Multifamily Accelerated Processing (MAP) program.  These 
reports meet the requirements outlined in HUD Handbook 4465.1 and Chapter 7 of the 
HUD MAP Guide for 221(d)(4) and 223(f) programs, as well as the LIHTC PILOT 
Program.  

 
 Performed numerous market study/appraisals assignments for USDA RD properties in 

several states in conjunction with acquisition rehabilitation redevelopments.  
Documents are used by states, FannieMae, USDA, and the developer in the 
underwriting process.  Market studies are compliant to State, FannieMae, and USDA 
requirements.  Appraisals are compliant to FannieMae and USDA HB-1-3560 Chapter 
7 and Attachments.  
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 Completed numerous FannieMae and FreddieMac appraisals of affordable and market 

rate multi-family properties for DUS Lenders.   
 
 Managed and Completed numerous Section 8 Rent Comparability Studies in 

accordance with HUD’s Section 8 Renewal Policy and Chapter 9 for various property 
owners and local housing authorities.   

 
 Managed and conducted various City and County-wide Housing Needs Assessments in 

order to determine the characteristics of existing housing, as well as determine the need 
for additional housing within designated areas. 

 

 Performed numerous valuations of the General and/or Limited Partnership Interest in a 
real estate transaction, as well as LIHTC Year 15 valuation analysis. 

 
VI. Speaking Engagements 

A representative sample of industry speaking engagements follows:  

Institute for Professional Education and Development (IPED): Tax Credit Seminars 
Institute for Responsible Housing Preservation (IRHP): Annual Meetings 
National Council of Housing Market Analysts (NCHMA): Seminars and Workshops 
Novogradac & Company LLP: LIHTC, Developer and Bond Conferences 
AHF Live! Affordable Housing Finance Magazine Annual Conference 
Kansas Housing Conference 

 
 



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
RACHEL BARNES DENTON 

 
I. EDUCATION 
 Cornell University, Ithaca, NY 
 School of Architecture, Art & Planning, Bachelor of Science in City & Regional Planning 
 
II. LICENSING AND PROFESSIONAL AFFILIATION 

Appraisal Institute Candidate for Designation 
Member of National Council of Housing Market Analysts (NCHMA) 
Member of Commercial Real Estate Women (CREW) Network 

2011 and 2012 Communications Committee Co-Chair for the Kansas City CREW Chapter 
2013 Director of Communications for Kansas City CREW 

 
State of California Certified General Real Estate Appraiser No. AG044228 
State of Colorado Certified General Real Estate Appraiser No. 100031319 
State of Hawaii Certified General Real Estate Appraiser No. CGA1048 
State of Illinois Certified General Real Estate Appraiser No. 553.002012 
State of Kansas Certified General Real Estate Appraiser No. G-2501 
State of Missouri Certified General Real Estate Appraiser No. 2007035992 
State of Oregon Certified General Real Estate Appraiser No. C000951  

 
III. PROFESSIONAL EXPERIENCE 

Novogradac & Company LLP, Principal 
Novogradac & Company LLP, Manager 
Novogradac & Company LLP, Senior Real Estate Analyst 

 
IV. PROFESSIONAL TRAINING 
 Educational requirements successfully completed for the Appraisal Institute: 
 Appraisal Principals, September 2004 
 Basic Income Capitalization, April 2005 
 Uniform Standards of Professional Appraisal Practice, November 2005 
 Advanced Income Capitalization, August 2006 
 General Market Analysis and Highest & Best Use, July 2008 
 Advanced Sales Comparison and Cost Approaches, June 2009 
 Advanced Applications, June 2010 
 Standards and Ethics (USPAP and Business Practices and Ethics) – Current for 2010 to 2015 Cycle 
  
 Completed HUD MAP Training, Columbus, Ohio, May 2010 
 
 Have presented and spoken at both Novogradac conferences and other industry events. 
 
V. REAL ESTATE ASSIGNMENTS 

A representative sample of Due Diligence, Consulting, or Valuation Engagements includes: 
 
In general, have managed and conducted numerous market analyses and appraisals for various types of 
commercial real estate since 2003, with an emphasis on affordable multifamily housing. 
 
Conducted and managed appraisals of proposed new construction, rehab and existing Low-Income Housing Tax 
Credit properties, Section 8 Mark-to-Market properties, HUD MAP Section 221(d)(4) and 223(f) properties, 
USDA Rural Development, and market rate multifamily developments on a national basis.  Analysis includes 
property screenings, economic and demographic analysis, determination of the Highest and Best Use, 
consideration and application of the three traditional approaches to value, and reconciliation to a final value 
estimate.  Both tangible real estate values and intangible values in terms of tax credit valuation, beneficial 
financing, and PILOT are considered.  Additional appraisal assignments completed include commercial land 
valuation, industrial properties for estate purposes, office buildings for governmental agencies, and leasehold 
interest valuation.  Typical clients include developers, lenders, investors, and state agencies.   
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Managed and conducted market studies for proposed Low-Income Housing Tax Credit, HUD MAP, market 
rate, HOME financed, USDA Rural Development, and HUD subsidized properties, on a national basis.  
Analysis includes property screenings, market analysis, comparable rent surveys, demand analysis based on the 
number of income qualified renters in each market, supply analysis and operating expense analysis.  Property 
types include proposed multifamily, senior independent living, large family, acquisition/rehabilitation, historic 
rehabilitation, adaptive reuse, and single family developments.  Typical clients include developers, state 
agencies, syndicators, investors, and lenders. 

 
Completed and have overseen numerous Rent Comparability Studies in accordance with HUD’s Section 8 
Renewal Policy and Chapter 9 for various property owners and local housing authorities.  The properties were 
typically undergoing recertification under HUD’s Mark to Market Program. 
 
Performed and managed market studies and appraisals of proposed new construction and existing properties 
insured and processed under the HUD Multifamily Accelerated Processing (MAP) program.  These reports 
meet the requirements outlined in HUD Handbook 4465.1 and Chapter 7 of the HUD MAP Guide for 
221(d)(4) and 223(f) programs.  

 
Performed and have overseen numerous market study/appraisal assignments for USDA RD properties in 
several states in conjunction with acquisition/rehabilitation redevelopments.  Documents are used by states, 
lenders, USDA, and the developer in the underwriting process.  Market studies are compliant to State, lender, 
and USDA requirements.  Appraisals are compliant to lender requirements and USDA HB-1-3560 Chapter 7 
and Attachments. 

 
Performed appraisals for estate valuation and/or donation purposes for various types of real estate, including 
commercial office, industrial, and multifamily assets.  These engagements were conducted in accordance with 
the Internal Revenue Service’s Real Property Valuation Guidelines, Section 4.48.6 of the Internal Revenue 
Manual. 

 
Conducted a Highest and Best Use Analysis for a proposed two-phase senior residential development for a local 
Housing Authority in the western United States.  Completed an analysis of existing and proposed senior supply 
of all types, including both renter and owner-occupied options, and conducted various demand analyses in order 
to determine level of need and ultimate highest and best use of the site.   

 
Prepared a three-year Asset Management tracking report for a 16-property portfolio in the southern United 
States.  Data points monitored include economic vacancy, levels of concessions, income and operating 
expense levels, NOI and status of capital projects.  Data used to determine these effects on the project’s 
ability to meet its income-dependent obligations. 
 
Performed a community-wide affordable housing market analysis for a medium-sized city in the Midwest.  
Analysis included demographic and demand forecasts, interviews with local stakeholders, surveys of existing 
and proposed affordable supply, and reconciliation of operations at existing supply versus projected future 
need for affordable housing.   
 
Managed a large portfolio of Asset Management reports for a national real estate investor.  Properties were 
located throughout the nation, and were diverse in terms of financing, design, tenancy, and size.  Information 
compiled included income and expenses, vacancy, and analysis of property’s overall position in the market.   



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
K. DAVID ADAMESCU 

 
 
I. Education 

 
The Ohio State University, Columbus, OH 
Masters of City and Regional Planning 
Bachelors of Arts, Economics 
 

II. Professional Experience 
 

Real Estate Analyst, Novogradac & Company LLP 
Project Director, VWB Research 
Field Analyst, The Danter Company 
 

III. Real Estate Assignments 
 
A representative of assignments relating to research and market feasibility studies includes: 
 

 Written and supervised the production of affordable rental housing market studies for 
projects located throughout the continental United States as well as Alaska. The 
preponderance of experience is with the Section 42 Low-income Housing Tax Credit, 
HUD Section 8, and USDA Rural Development programs. 

 
 Additional experience authoring market feasibility analyses for market-rate rental 

housing, condominium housing, single-family housing, senior-oriented housing, seasonal 
housing, retail, office, golf course/marina resorts, and mixed-use developments.  
 

 Assisted in numerous appraisals of proposed LIHTC rental housing, commercial office, 
and commercial retail properties. Analysis typically includes physical inspection of the 
property and market, concept analysis, demographic and economic analysis, demand and 
absorption projections, comparable surveying, supply analysis and rent determination, 
operating expense analysis to determine cost estimates, capitalization rate determination, 
valuation utilizing the three approaches to value, insurable value estimation, and LIHTC 
equity valuation. 
 

 Conducted special research for highest and best use evaluations, the impact of “green” 
development principals on marketability, and seasonal housing dynamics. 
 

 Reviewed third-party market studies and appraisals for investors in the secondary market.   



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
MICHAEL ANDERSON 

 
I. Education 

 
The Ohio State University, Columbus, OH 
Masters of City and Regional Planning 
 
Middle Tennessee State University, Murfreesboro, TN 
Bachelor of Science in Recording Industry Management 
 

II. Professional Experience 
 

Researcher, Novogradac & Company LLP, January 2013 – Present 
Graduate Assistant, Columbus Public Health, April 2011 – February 2012 
Assistant Property Manager, OMNI Management Services, September 2007 – March 2009 

 
III. Research Assignments 
 

A representative sample of Due Diligence, Consulting, or Valuation Engagements includes: 
 

▪ Assisted numerous market and feasibility studies for family and senior affordable housing. Local 
housing authorities, developers, syndicators and lenders have used these studies to assist in the 
financial underwriting and design of market-rate and Low-Income Housing Tax Credit (LIHTC) 
properties. Analysis typically includes; unit mix determination, demand projections, rental rate 
analysis, competitive property surveying and overall market analysis. 
 

▪ Assisted with numerous appraisals of new construction and existing LIHTC and market-rate 
properties.  

 
▪ Performed all aspects of data collection and data mining for web-based rent reasonableness 

systems for use by local housing authorities. 
 



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
MARIAM T. ABDELHAMID 

 
 
I.  Education 

 
Old Dominion University, Norfolk VA 
Bachelor of Science in Business Administration – Finance & Decision Sciences (2013) 

 
 
II.  Professional Experience 

 
Novogradac & Company LLP – July 2013 - Present 
Real Estate Researcher 
 
Dominion Enterprises – May 2012 - July 2012 
SEO Intern 
 
Keel Point Advisors, LLC – May 2011 - August 2011 
Investments Intern 
 

 
III.  Real Estate Assignments 
 

A representative sample of work on various types of projects: 
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ADDENDUM D 
 

Market Analyst Certificate of Good Standing 
 
 



 
Department of Commerce and Consumer Affairs

 
CERTIFICATE OF GOOD STANDING

 
I, the undersigned Director of Commerce and Consumer Affairs
of the State of Hawaii, do hereby certify that
 
NOVOGRADAC & COMPANY LLP
 
registered under the laws of California
 
was duly registered to do business in Hawaii as a foreign
limited liability partnership on 05/20/2013 , and that, as
far as the records of this Department reveal, has complied
with all of the provisions of Chapter 425, Hawaii Revised
Statutes, regulating foreign limited liability partnerships.

 
                    IN WITNESS WHEREOF, I have hereunto set
                   my hand and affixed the seal of the
                   Department of Commerce and Consumer
                   Affairs, at Honolulu, Hawaii.
 
                   Dated: June 20, 2013
 
 
 
 

 
                    Director of Commerce and Consumer Affairs

To check the authenticity of this certificate, please visit: http://hbe.ehawaii.gov/documents/authenticate.html
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Appendix D 

Kapolei Mixed-Use Development - Architectural Plans 
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“This document has been prepared for the titled project or named part thereof and should not be 
relied upon or used for any other project without an independent check being carried out as to 
its suitability and prior written authority of Hatch Mott MacDonald being obtained.  Hatch Mott 
MacDonald accepts no responsibility or liability for the consequences of this document being 
used for a purpose other than the purposes for which it was commissioned.  Any person using or 
relying on the document for such other purposes agrees, and will by such use or reliance be 
taken to confirm his agreement, to indemnify Hatch Mott MacDonald for all loss or damage 
resulting therefrom.  Hatch Mott MacDonald accepts no responsibility or liability for this 
document to any party other than the person by whom it was commissioned. 
 
To the extent that this report is based on information supplied by other parties, Hatch Mott 
MacDonald accepts no liability for any loss or damage suffered by the client, whether 
contractual or tortious, stemming from any conclusions based on data supplied by parties other 
than Hatch Mott MacDonald and use by Hatch Mott MacDonald in preparing this report.” 
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EXECUTIVE SUMMARY 
 
This traffic impact analysis report identifies the potential transportation impacts associated with 
the proposed Kapolei ‘Ohana Mixed-Use project, to be located on the square block bordered by 
Haumea, Wakea, Ala Kahawai (a.k.a. Wai Aniani Way) and Alohikea Streets in Kapolei, 
Hawaii.  The project site is currently vacant.  The proposed project will construct a 583-unit 
multi-story condominium building, including ground-floor retail space and a parking garage built 
into the bottom floors of the building.  
 
Scope of Work: 
 
In total, this traffic study includes a traffic impact analysis of operations at eight intersections 
during typical weekday AM and PM peak hours.  The following intersections were analyzed in 
this study: 
 

1. Alohikea Street / Kamokila Boulevard; 
2. Wakea Street / Kamokila Boulevard; 
3. Nau Place / Kamokila Boulevard; 
4. Manawai Street / Kamokila Boulevard; 
5. Alohikea Street / Haumea Street; 
6. Wakea Street / Haumea Street; 
7. Alohikea Street / Ala Kahawai Street (Future scenarios only); and 
8. Wakea Street / Ala Kahawai Street. 
 

The specific traffic scenarios evaluated as part of this traffic study are: 
 

• Existing Traffic Conditions; 
• Future without Project Conditions (Year 2020); 
• Future with Project Conditions (Year 2020); and 
• Future with Current Zoning (Year 2020). 

 
An evaluation of potentially significant project impacts has also been performed for all modes of 
travel (vehicle, pedestrian, bicycle and transit). 
 
Analysis Assumptions: 
 
The traffic analysis is based upon the methodologies within the 2010 Highway Capacity Manual.  
The software package Synchro (version 8) was used to perform the intersection analysis within 
this report. 
 
A few adjustments were made to the lane configurations of some study intersections, due to the 
width of the single approach lane being sufficiently wide enough to allow right turns to be made 
concurrently with other traffic movements on the same approach.  See Section 2.4 and Exhibit 4 
of this report for more information about these adjustments.  
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Although the study street system is roughly a grid pattern rotated approximately 45 degrees 
counter-clockwise from true north, this report and analysis considers the Interstate H1 freeway, 
Kamokila Boulevard, and all streets roughly parallel to them to be oriented in an east-west 
direction, while Wakea Street, Manawai Street.  Alll streets roughly parallel to them are north-
south streets.  This convention will be used throughout this report and analysis. 
 
Existing Conditions: 
 
Existing conditions utilize existing traffic volumes at the study intersections.  Existing traffic 
volume data was collected in November 2013.  For the overall study network, the peak hours 
were found to be 7:15 – 8:15 AM for the AM peak hour and 4:00 – 5:00 PM for the PM peak 
hour. 
 
Note:  The Alohikea Street / Ala Kahawai Street intersection was not counted or analyzed under 
Existing Conditions because it is currently closed to traffic.  Although the roadway has full curb 
and gutter, it has yet to be paved. 
 
Traffic Operations: 
 
Two of the four signalized intersections – Nau / Kamokila and Manawai / Kamokila – currently 
operate at LOS B (AM and PM peak hours).  Two of the one-way stop controlled intersections – 
Alohikea / Haumea and Wakea / Ala Kahawai – currently operate at an overall LOS A with side-
street operations of LOS B.   
 
The remaining three analyzed intersections under Existing conditions currently operate at lower 
levels of service under AM, PM or both peak hours.  The Alohikea / Kamokila intersection 
operates at an overall LOS A in both peak hours but with side-street operations of LOS C (AM) 
and LOS F (PM).  The Wakea / Kamokila intersection operates at LOS D (AM) and LOS F 
(PM).  Finally, the Wakea / Haumea intersection operates at LOS B (AM) and LOS E (PM). 
 
Future without Project Conditions: 
 
Future Growth Forecasts: 
 
Future growth (Year 2020) was forecasted using a growth rate of 4% per year over 7 years.  This 
growth rate was applied to the existing volumes to create Future without Project Condition 
volumes at the study intersections.   
 
It was assumed that Alohikea and Ala Kahawai Streets were open to vehicular traffic under 
Future without Project Conditions and all subsequent analysis scenarios. 
 
Traffic Operations: 
 
The Nau / Kamokila and Manawai / Kamokila intersections will continue to operate at LOS B 
(AM and PM peak hours).  The Alohikea / Haumea intersection will continue to operate at an 
overall LOS A with side-street operations of LOS B.  The now-open Alohikea / Ala Kahawai 
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intersection will operate at an overall LOS A with side-street operations of LOS A.  The Wakea / 
Ala Kahawai intersection will operate at an overall LOS A with side-street operations of LOS C 
(AM) and LOS D (PM).   
 
The remaining three analyzed intersections will operate at lower levels of service under AM, PM 
or both peak hours.  The Alohikea / Kamokila intersection will continue to operate at an overall 
LOS A in both peak hours but with side-street operations of LOS C (AM) and LOS F (PM).  The 
Wakea / Kamokila intersection operates at LOS E (AM) and LOS F (PM).  Finally, the Wakea / 
Haumea intersection operates at LOS C (AM) and LOS F (PM). 
 
Future with Project Conditions: 
 
Scenario Definition: 
 
Future with Project Condition volumes are the sum of the Future without Project Condition 
volumes with the new project traffic. 
 
Project Definition: 
 
The proposed project includes 583 condominium units, including 154 senior affordable units 
(rentals).  The balance of the units are condominiums, of which a minimum of 143 units will be 
affordable.  In addition, the project includes over 18,000 square feet of retail space and an 
approximately 3,385 square-foot child care center.  The project will be housed within a single 
multi-story building with four towers with an open central area built on a one-block wide 
podium.  On-site parking will be included within a parking garage comprising the lower stories 
of the building, with the apartments on the upper stories.  The project will be split into four 
construction phases, one phase for each tower of residential units. 
 
Project Trip Generation: 
 
The project is estimated to generate 3,136 daily vehicle trips, with 218 trips (76 in, 142 out) 
during the AM peak hour and 216 trips (122 in, 94 out) during the PM peak hour.  This total is 
after accounting for the internal capture of trips between on-site uses, such as between the 
residential units and retail space. 
 
Project Trip Distribution and Assignment: 

 
Trip distribution for the project has been derived based upon the relative level of existing traffic 
on the surrounding street network.  The project trips were then assigned along the study street 
network using that distribution.  See Section 4.3 for more details regarding the project trip 
distribution. 
 
Traffic Operations: 
 
The Nau / Kamokila and Manawai / Kamokila intersections will continue to operate at LOS B 
(AM and PM peak hours).  The Alohikea / Haumea intersection will continue to operate at an 
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overall LOS A with side-street operations of LOS B (AM) and LOS C (PM).  The Alohikea / 
Ala Kahawai intersection will continue to operate at an overall LOS A with side-street operations 
of LOS A.  The Wakea / Ala Kahawai intersection will continue to operate at an overall LOS A 
with side-street operations of LOS C (AM) and LOS D (PM).   

 
The remaining three analyzed intersections will operate at higher average vehicle delays, if not 
also lower levels of service, under AM, PM or both peak hours.  The Alohikea / Kamokila 
intersection will operate at an overall LOS A (AM) and LOS C (PM) with side-street operations 
of LOS F during both peak hours.  The Wakea / Kamokila intersection will continue to operate at 
LOS E (AM) and LOS F (PM).  Finally, the Wakea / Haumea intersection will continue to 
operate at LOS C (AM) and LOS F (PM). 
 
Future with Current Zoning Conditions: 
 
Scenario Definition: 
 
Future with Current Zoning Condition volumes are the sum of the Future without Project 
Condition volumes with traffic from a theoretical building constructed on-site that is consistent 
with the current site zoning. 
 
Definition – Current Zoning: 
 
The current site zoning by the City and County of Honolulu will allow a multi-story office 
building of approximately 463,000 square feet.  Therefore, the assumed building under this 
“current zoning” scenario is a multi-story office building of approximately 463,000 square feet 
of gross floor area with an internal parking garage.  For comparative purposes, it is assumed that 
access to this parking garage could be made from the same streets as the proposed project, 
namely Haumea and Alohikea Streets.   
 
Trip Generation – Current Zoning: 
 
The “current zoning” building is estimated to generate a net 3,579 daily vehicle trips, with 555 
trips (488 in, 67 out) during the AM peak hour and 508 trips (86 in, 422 out) during the PM peak 
hour.  This total is after accounting for a 10% walking/biking trip reduction and a 5% transit trip 
reduction.  The proposed project will generate about 12% less daily traffic, 60% less morning 
peak hour and 57% less evening peak hour traffic than what is expected from the current zoning. 
 
Trip Distribution and Assignment – Current Zoning: 

 
Trip distribution for the “current zoning” building has been derived based upon the relative level 
of existing traffic on the surrounding street network and the locations of complementary land 
uses.  The project trips were then assigned along the study street network using that distribution.  
See Section 5.3 for more details regarding the project trip distribution. 
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Traffic Operations: 
 
The Nau / Kamokila and Manawai / Kamokila intersections will operate at LOS B (AM and PM 
peak hours).  The Alohikea / Haumea intersection will continue to operate at an overall LOS A 
with side-street operations of LOS B (AM) and LOS C (PM).  The Alohikea / Ala Kahawai 
intersection will continue to operate at an overall LOS A with side-street operations of LOS A 
(AM) and LOS B (PM).  The Wakea / Ala Kahawai intersection will continue to operate at an 
overall LOS A with side-street operations of LOS C (AM) and LOS D (PM).  These are all 
similar results as under Future with Project conditions. 
 
The remaining three analyzed intersections will operate at lower levels of service under AM, PM 
or both peak hours.  The Alohikea / Kamokila intersection will operate at an overall LOS A 
(AM) and LOS E (PM) with side-street operations of LOS E (AM) and LOS F (PM).  The 
Wakea / Kamokila intersection will operate at LOS F during both peak hours.  Finally, the 
Wakea / Haumea intersection will operate at LOS D (AM) and LOS F (PM).  Overall, these 
operations are somewhat more severe than under Future with Project conditions. 
 
Recommended Improvements: 
 
Note:  See Exhibit ES-1 for a summary of the recommended improvements described below.  
Each of these improvements is recommended due to an identified project impact. 
 
Intersections: 
 
Improvements are recommended at three of the study intersections: 

 
Alohikea Street / Kamokila Boulevard: 
Implement a partial median closure, either through use of new signs or installation of a raised 
median, which will restrict both Alohikea Street approaches to right turns out only but will 
preserve the ability to turn left onto Alohikea from Kamokila.  The project applicant will be 
responsible for implementation of this improvement. 
 
Note: As the implementation of this improvement may encourage drivers to make illegal U-turns 
at both Wakea Street / Kamokila Boulevard (nearest intersection to the east) and Uluohia Street / 
Kamokila Boulevard (nearest intersection to the west), it is also recommended that the existing 
U-turn prohibitions along eastbound and westbound Kamokila Boulevard at these two 
intersections be removed, allowing U-turns to occur at these locations. 
 
It should also be noted that gaps in traffic are created along Kamokila Boulevard by the adjacent 
traffic signals that appear to create some openings.  However, observations in November 2013 
found that these openings vary in frequency and duration, and do not always occur 
simultaneously in both directions of traffic.  This explains the poor operational results for side-
street traffic at this intersection. 
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Wakea Street / Kamokila Boulevard: 
Optimize the existing traffic signal timing information at this intersection to provide sufficient 
green time for all traffic movements into the future.  The project applicant will be responsible for 
this improvement, with the City and County of Honolulu being directly responsible for its field 
implementation. 

 
Wakea Street / Haumea Street 
This intersection will experience overall operations of LOS C (AM) and LOS F (PM) with 
implementation of the project.  MUTCD signal warrant #3 (Peak Hour) was found to be met 
under Future with Project conditions.  (See Appendix G for the signal warrant worksheets at this 
intersection.)  It is therefore recommended that the following improvements be implemented at 
this intersection: 

• Signalize intersection; 
• Modify Wakea Street median to add a new northbound Wakea Street left turn lane; 

and 
• Restripe eastbound and westbound Haumea Street to add exclusive eastbound and 

westbound left turn lanes. 
 
The project applicant will be responsible for this improvement. 
 
Note:  Implementation of the eastbound and westbound left turn lanes on Haumea Street may 
require prohibition of on-street parking near the intersection in order to accommodate the 
additional lanes.  The extent of this prohibition will need to be determined as part of the design 
of said lanes. 
 
Pedestrian/Bicycle: 
 
Sidewalks are recommended to be added along the project frontages of both Alohikea and Ala 
Kahawai Streets, in order to facilitate anticipated pedestrian activity generated by the project.  
Implementation of this recommendation will be the responsibility of the project. 
 
There are no project impacts on the area bicycle network.  No new bicycle infrastructure is 
recommended. 
 
Transit:  
 
The level of transit demand added by project residents and visitors will not rise to the level that 
will require any increase in transit service to the area or any additional transit infrastructure.   
 
It is recommended that existing bus stop at the proposed Haumea Street project access be 
relocated; the exact location of this relocation will need to be negotiated with the City and 
County of Honolulu.  The project applicant will be responsible for this improvement. 
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Project Access: 
 
The project access driveways off of Haumea and Alohikea streets will operate within acceptable 
levels.  It is recommended that adequate sight distance be provided at both driveways.  
Assurance of this situation is the responsibility of the project applicant. 

 
Freeway Interchanges: 
 
There are three interchanges along Interstate H1 in the vicinity of the project site – 1) Makakilo 
Drive (Route 901) (Exit #2); 2) Wakea Street (Exit #1B); and 3) Kalaeloa Parkway (Route 95) 
(Exit #1/1A/1E).   
 
The study project would constitute less than 1% of the total existing traffic at Exit #2, 
minimizing its effects upon the interchange operations.  Therefore, the study project would not 
impact operations of the Makakilo Drive (Exit #2) interchange. 
 
The directional nature of the ramps at the Wakea Street (Exit #1B) interchange means that the 
project traffic would not need to stop prior to exiting or entering these ramps; hence the nearest 
intersection of note traversed by project traffic is the Wakea Street / Kamokila Boulevard 
intersection (study intersection #2 in this analysis).  See the discussion on Page x regarding the 
potential project impacts at this intersection. 
 
Project traffic en route to westbound Interstate H1/Route 93 would use the westbound on-ramp at 
the Kalaeloa Parkway (Route 95) (Exit #1/1A/1E) interchange.  Only this particular ramp would 
be used by project traffic.  The project would only add approximately 1% of the total ramp 
traffic, minimizing its effects on the ramp operations.  Therefore, the study project would not 
impact operations of the Kalaeloa Parkway (Route 95) (Exit #1/1A/1E) interchange.  
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1 INTRODUCTION  
 

The proposed Kapolei ‘Ohana Mixed-Use project is located within the square block 
bordered by Haumea, Wakea, Ala Kahawai (a.k.a. Wai Aniani Way) and Alohikea 
Streets in Kapolei, Hawaii, a region under the jurisdiction of the City and County of 
Honolulu, Hawaii.  The project site is currently vacant.  The proposed project includes a 
583-unit multi-story condominium building, including ground-floor retail space and a 
parking garage built into the bottom floors of the building.  Exhibit 1 shows the location 
of the study project, while Exhibit 2 shows the proposed project site plan. 
 
The purpose of this Traffic Impact Analysis (TIA) is to evaluate the potential traffic 
impacts that may result from the study project; this includes potential impacts to multiple 
modes of transportation – vehicular travel, pedestrian, bicycle, and transit. The TIA 
presents the results from a series of analyses performed to determine the existing traffic 
conditions and how traffic conditions will change with the implementation the study 
project and future traffic growth.  
 
1.1 Project Description 
The project will include 583 condominium units, including 154 senior units and 
143 affordable units, plus retail space and a child care center, all within a single multi-
story building comprising one full block.  On-site parking will be included within a 
parking garage comprising the lower stories of the building, with the apartments on the 
upper stories.  The project will be split into four construction phases, one phase for each 
tower of residential units. 
 
Project access to the on-site parking garage will be split between Haumea Street to the 
north (residents only) and Alohikea Street to the west (retail customers only).  
 
1.2 Project Area 
The project site is borders Wakea Street to the west and is one block south of Kamokila 
Boulevard. The eastern half of the Kapolei Transit Center, which is comprised of bus 
stops along two blocks of Haumea Street, is located along the project’s northern border.  
The Interstate H1 freeway is located approximately one-quarter mile to the north of the 
project site.  The nearest H1 interchanges to the project site are at Makakilo Drive (Exit 
#2), Wakea Street (Exit #1B) and Kalaeloa Parkway (Exit #1/1A).  Refer to Exhibit 1 for 
details of the local access road network serving the study project site. 
 
1.3 Scope of Work 
The scope of work for this traffic study was developed in conjunction with staff at the 
City and County of Honolulu Department of Planning and Permitting to identify the 
potential traffic impacts that may be associated with the development of the study project.  
Intersections were selected for analysis based on the potential for the project to impact 
the facility.  The purpose of this analysis is therefore to verify if the project will represent 
a significant impact upon any of the study intersections, and if so, recommended 
improvements to mitigate that impact. 
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The intersections comprising the analyzed study area were identified in conjunction with 
staff at the City and County of Honolulu. Beyond the limits of the study area, the project 
trips disperse onto multiple local streets.  
 
In total, this traffic study includes a traffic impact analysis of operations at eight 
intersections during typical weekday AM and PM peak hours.  Recommendations for 
improvements have been made where warranted by identified potential transportation-
related impacts.   
 
The following intersections were analyzed in this study: 
 

1. Alohikea Street / Kamokila Boulevard; 
2. Wakea Street / Kamokila Boulevard; 
3. Nau Place / Kamokila Boulevard; 
4. Manawai Street / Kamokila Boulevard; 
5. Alohikea Street / Haumea Street; 
6. Wakea Street / Haumea Street; 
7. Alohikea Street / Ala Kahawai Street (Future scenarios only); and 
8. Wakea Street / Ala Kahawai Street. 

 
The traffic scenarios evaluated in this traffic study were selected to test the potential 
traffic impacts from the project itself.  These evaluations also include projected future 
traffic growth from local and regional sources within the Kapolei region that will add 
traffic to the study intersections.  See Chapter 3 for more information regarding the 
derivation of the future traffic growth within the study area. 
 
The specific traffic scenarios evaluated as part of this traffic study are: 

 

• Existing Traffic Conditions; 
• Future without Project Conditions (Year 2020); 
• Future with Project Conditions (Year 2020); and 
• Future with Current Zoning (Year 2020). 

 
Traffic forecasts for this study were developed based upon the study area street system, 
including the location of the project access points upon the street system and the 
prevalence of impediments to quick and efficient vehicle travel (including stop signs and 
other traffic controls, posted speed limits, and conflicting pedestrian and bicycle traffic).  
Peak hour trips generated by each of the projects are estimated using trip generation rates 
published by the Institute of Transportation Engineers (ITE), 9th Edition. 
 
1.4 Traffic Operation Evaluation Methodologies 
The following paragraphs describe the methodologies utilized in this analysis to evaluate 
the operations of all of the study intersections and roadway segments.  All of the analysis 
is based upon the 2010 Highway Capacity Manual methodologies.   
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1.4.1 Intersection Operational Analysis 
Intersection traffic operations were evaluated based on the Level of Service (LOS) 
concept.  LOS is a qualitative description of an intersection and roadway’s operation, 
ranging from LOS A to LOS F.  Level of service “A” represents free flow un-congested 
traffic conditions.  Level of service “F” represents highly congested traffic conditions 
with what is commonly considered unacceptable delay to vehicles on the road segments 
and at intersections. The intermediate levels of service represent incremental levels of 
congestion and delay between these two extremes.   
 
Intersection operations were evaluated using technical procedures documented in the 
2010 Highway Capacity Manual (HCM).  These procedures vary, depending upon the 
type of intersection control (traffic signal, all-way stop, one- and two-way stop, etc.)  For 
signalized intersections, average control delay per vehicle is utilized to define intersection 
level of service.  Delay is dependent on a number of factors including the signal cycle 
length, the roadway capacity (number of travel lanes) provided on each intersection 
approach and the traffic demand.  Appendix A1 shows the relationship between vehicle 
delay and the signalized intersection level of service categories.  The Synchro software 
program (version 8) was utilized to model the traffic impact of the different development 
scenarios and to calculate signalized and un-signalized intersection levels of service.  

 
For all-way (or four-way) stop intersections, average control delay per vehicle is utilized 
to define intersection level of service.  Delay is dependent on a number of factors 
including the roadway capacity (number of travel lanes) provided on each intersection 
approach and the traffic demand.  Appendix A2 shows the relationship between vehicle 
delay and the all-way stop intersection level of service categories.   

 
At one-way stop controlled intersections, the operating efficiency of vehicle movements 
that must yield to through movements are analyzed.  The level of service for vehicle 
movement on the controlled approaches is based on the distribution of gaps in the major 
street traffic stream and driver judgment in selecting gaps.  The methodology assumes the 
frequency and size of these gaps is random; no credit is provided for gaps created by the 
operations of upstream traffic signals.  Appendix A3 shows the relationship between the 
vehicle delay and level of service for two-way stop controlled intersections.  The 2010 
HCM calculates the level of service of the minor street approaches.  Using this data, an 
overall intersection level of service was calculated.  Both are reported in this study 
because traffic on the minor street approaches has the lowest priority of right-of-way at 
the intersection and are the most critical in terms of delay.   
 
Note that some of the lane configurations at the study intersections were modified to 
reflect observed traffic operations.  More specific information about these adjustments 
can be found within Section 2.4 of this report. 
 
1.4.2 Modeling of Right Turns  
All of the signalized study intersections allow right turns on red (RTOR), and these right 
turns can have an effect on the intersection LOS calculations. However, the 2010 HCM 
methodologies do not directly incorporate RTOR operations.  Therefore, to be 
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conservative, this analysis does not include any RTOR at any of the signalized study 
intersections.  The results of the intersection analyses can thus be seen as reflecting a 
“worst case” scenario, as the effect of vehicles turning right on red on the intersection 
operations were not directly accounted for. 
 
In addition, for many of the side streets analyzed herein, the single approach lane is 
sufficiently wide enough to allow right turns to be made concurrently with other traffic 
movements on the same approach.  This is especially true on approaches that allow on-
street parking.  Observations within the study area in November 2013 found that, 
although not officially prohibited by sign or curb striping, drivers rarely parked near 
intersections, allowing for short distances in which right-turning vehicles can bypass 
other queued vehicles on approaches and make concurrent movements.  See Exhibit 4 for 
more details regarding at which intersections this situation was directly accounted for in 
the operational analysis. 
 
1.5 Assumptions regarding Cardinal Geometry in Analysis 
As can be seen from Exhibit 1, the study street system within the Kapolei area is roughly 
a grid pattern rotated approximately 45 degrees counter-clockwise from true north.  For 
the purposes of this report and analysis, the Interstate H1 freeway, Kamokila Boulevard, 
and all streets roughly parallel to them are considered to be oriented in an east-west 
direction, while Wakea Street, Manawai Street, and all streets roughly parallel to them 
are considered north-south streets.  This convention will be used throughout this report 
and analysis. 
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2 EXISTING TRAFFIC CONDITIONS 
 
This chapter presents a description of the existing road network, existing traffic volumes, 
intersection levels of service, and an overview of traffic flow conditions within the study area 
under existing traffic conditions. 
 

2.1 Existing Traffic Network 
Regional access to the study project site is provided by Interstate H1, Kamokila 
Boulevard, and Wakea Street. Other area streets include Manawai Street, Alohikea Street, 
Nau Place, Haumea Street, and Ala Kahawai Street.  A brief description of each street in 
the study road network follows, with Interstate H1 first, and then the remaining roadways 
in alphabetical order. 
 
Interstate H1 is an east-west state freeway within the island of Oahu and the City and 
County of Honolulu, connecting the eastern and western ends of the island via downtown 
Honolulu and Honolulu International Airport.  Interchanges near the project site include 
Makakilo Drive/Fort Barrette Road (Route 901) (Exit #2), Wakea Street (Exit #1B) and 
Kalaeloa Parkway (Route 95) (Exit #1/1A/1E).  In the vicinity of the project, Interstate 
H1 is a six-lane freeway with a speed limit of 60 miles per hour (60 MPH). 
 
Ala Kahawai Street (a.k.a. Wai Aniani Way) is a two-lane, east-west street within a 
partially developed mixed-use area south of Kamokila Boulevard within central Kapolei.  
No bicycle lanes are provided along this street, and sidewalks are only provided east of 
Wakea Street.  Where sidewalks are currently provided along Ala Kahawai Street, they 
are nearly double the width of the sidewalks along other surrounding streets (e.g. 
approximately 14 feet wide on Ala Kahawai versus approximately eight feet on other 
roadways).  Parking is allowed in both directions of the street.  Although the concrete 
curb lines and gutters are in place along the entirety of this street, the roadway is not 
currently open to traffic west of Wakea Street.  Prominent existing land uses along Ala 
Kahawai Street include two private schools – Island Pacific Academy, a Junior 
Kindergarten-through-12th Grade school whose sole vehicular access is off of Haumea 
Street near Wakea Street, and The Cole Academy, a pre-school whose sole vehicular 
access is off of Ala Kahawai Street near Manawai Street.  There is no posted speed limit 
on Ala Kahawai Street; the speed limit is presumed to be 25 MPH. 
 
Alohikea Street is a two-lane, north-south street within a partially-developed mixed-use 
area south of Kamokila Boulevard.  No bicycle lanes are provided along this street, and 
sidewalks are only provided north of Haumea Street.  Parking is allowed in both 
directions of the street.  Although the concrete curb lines and gutters are in place along 
the entirety of this street, the roadway is not currently open to traffic south of Haumea 
Street.  North of Kamokila Boulevard, Alohikea Street becomes an entrance into a small 
commercial area anchored by a movie theater complex.  The speed limit on Alohikea 
Street is 25 MPH. 
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Haumea Street is a two-lane, east-west street within a partially-developed mixed-use 
residential neighborhood south of Kamokila Boulevard.  Sidewalks are provided along 
the entirety of this street, but no bicycle lanes are provided.  Parking on Haumea Street is 
only allowed east of Wakea Street; west of Wakea Street, the street frontage is reserved 
solely for bus stops.  The speed limit on Haumea Street is 25 MPH. 
 
Kamokila Boulevard is a four-lane, east-west arterial street within the Kapolei area.  
Parking is prohibited on both sides of the street.  Both sidewalks and bicycle lanes are 
present along both sides of the street.  There is a raised concrete median present along the 
entirely of Kamokila Boulevard within the study area, with breaks in the median at each 
intersected roadway.  Existing land uses along Kamokila Boulevard in the project vicinity 
are primarily commercial, including restaurants, gasoline stations, and other retail space.  
Additional uses include a private university, a city police station, a state government 
office building, and a community park.  More regional commercial businesses, such as 
supermarkets, fast-food chains and discount superstores, are located within one mile to 
the east and west of the study area along the Kamokila Boulevard corridor.  Note that just 
east of Manawai Street, Kamokila Boulevard changes its name to Farrington Highway.  
The speed limit on Kamokila Boulevard is 25 MPH. 
 
Nau Place is a two-lane, north-south roadway within the Kapolei area.  It is a dead-end 
street off of Kamokila Boulevard between Wakea and Manawai Streets, serving both 
commercial businesses and the community police station.  Sidewalks line the entirely of 
this street, but no bicycle lanes are present.  On-Street parking is now allowed on either 
side of the street.  There is no posted speed limit on Nau Place; the presumed speed limit 
is 25 MPH. 
 
Manawai Street is a two-lane, north-south roadway within the Kapolei area.  The street 
provides access to a number of different land uses, including commercial, a city library, a 
regional park, a pre-school and a private school.  Sidewalks extend along both sides of 
the street; however, no bicycle lanes are present.  Parking is allowed on both sides of the 
street.  The speed limit on Manawai Street is 25 MPH. 
 
Wakea Street is a four-lane, north-south arterial roadway within the Kapolei area.  In the 
vicinity of the project, sidewalks are present both sides of the roadway.  Bicycle lanes are 
also present along both sides of the street.  Parking is prohibited along both sides of the 
street.  A striped median is present along Wakea Street between Kamokila and Haumea 
Streets, while a raised concrete median is present south of Haumea Street, with breaks at 
each intersection.  North of Kamokila Boulevard, Wakea Street connects to Farrington 
Highway, which is a frontage road to the north of Interstate H1, as well as eastbound on- 
and off-ramps connecting directly to Interstate H1.  The speed limit on Wakea Street is 
25 MPH. 
 
2.2 Existing Transit Systems  
The City and County of Honolulu, in conjunction with Oahu Transit Services, Inc., 
operates TheBus, the public transit system within the city.  A number of local and 
regional bus routes traverse the study area. 
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Bus stops within the study area include the following locations: 
 

• Westbound Kamokila Boulevard, just west of Alohikea Street – Routes 411, 
412. 

• Eastbound Kamokila Boulevard, just west of Wakea Street – Route 413 
• Eastbound Kamokila Boulevard, just west of Nau Place – Lines 40, 41, 411, 

412, 414, 415. 
• Westbound Kamokila Boulevard, just west of Nau Place – Lines 40, 414, 

415, “C” (a.k.a. Country Express). 
• Kapolei Transit Center (Haumea Street between Uluohia and Wakea 

Streets): 
o Eastbound Haumea Street, between Uluohia and Alohikea Streets – 

Lines 411, 412. 
o Westbound Haumea Street, between Uluohia and Alohikea Streets – 

Lines 40, 413, 414, 415, “C”. 
o Eastbound Haumea Street, between Alohikea and Wakea Streets – 

Lines 40, “C”. 
 

These routes provide connections to various destinations along western and southern 
Oahu, including downtown Honolulu and the greater Kapolei area. 
 
Routes C and 40 both operate twice per hour on both weekdays and weekends.  Route 41 
operates roughly every 30-40 minutes on weekdays and every 45 minutes on Saturdays, 
with no Sunday service.  Route 411 has a run frequency of roughly every 15-45 minutes 
on weekdays and approximately every hour on weekends.  Route 412 operates twice per 
hour on weekdays and every 45 minutes on weekends.  Route 413 operates twice per 
hour on weekday early mornings and mid-afternoons only.  Route 414 provides hourly 
service on weekdays and weekends.  Finally, Route 415 operates only three morning and 
three evening runs on weekdays and weekends. 
 
2.3 Existing Traffic Data 
To establish existing traffic flow conditions, new traffic counts were conducted at seven 
of the eight study intersections on Wednesday, November 20, 2013 during the weekday 
AM (i.e. 6:30 – 8:30 am) and PM (i.e. 3:30 – 5:30 pm) peak hours.  From the peak period 
traffic counts, the AM and PM peak hour turning movement volumes were identified.  
Each intersection was analyzed at its individual peak hour.  (For the overall study 
network, the peak hours were found to be 7:15 – 8:15 AM for the AM peak hour and 4:00 
– 5:00 PM for the PM peak hour.)  The intersection traffic volumes were then balanced 
between adjacent intersections along the arterial corridors, to account for variations in the 
count volumes caused by on-street parking, mid-block driveways and other minor 
variations in traffic.  The existing peak hour traffic volumes are presented on Exhibit 3. 
 
Note:  The Alohikea Street / Ala Kahawai Street intersection was not counted, as it is 
currently closed to traffic because it has yet to be paved (despite being laid out with full 
curb and gutter).  This intersection was not analyzed under Existing conditions. 
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2.4 Adjustments for Observed Right-Turn Operations 
An adjustment has been made to the lane configurations of five of the eight study 
intersections.  At these intersections, at least one of the approaches to the intersection has 
a single through lane on an approach.  Observations at these intersections in 
November 2013 found that the single lane in these situations was essentially functioning 
as two lanes, allowing vehicles to make concurrent right turns while adjacent traffic was 
making left and/or through movements.  Therefore, on these approaches, the operational 
analysis includes an exclusive right turn lane along with the current striped single lane.  
This adjustment thus better reflects current operations at these intersections. 
 
The specific approaches and intersections where these intersection adjustments were 
made are: 
 

• Alohikea Street / Kamokila Boulevard: 
o Northbound Alohikea 

• Manawai Street / Kamokila Boulevard: 
o Northbound Alohikea 

• Alohikea Street / Haumea Street: 
o All approaches 

• Wakea Street / Haumea Street: 
o Eastbound and Westbound Haumea 

• Alohikea Street / Ala Kahawai Street: 
o Northbound and Southbound Alohikea 

 
2.5 Existing Conditions Intersection Operations  
Existing conditions AM and PM intersection levels of service are summarized on 
Exhibit 4.  The LOS calculation sheets for existing traffic conditions can be found in 
Appendix B.   
 
Three of the eight study intersections are currently signalized, one is all-way stop 
controlled, three are one- or two-way stop-controlled, and one is currently not open to 
traffic (Alohikea / Ala Kahawai) and was thus not analyzed under Existing conditions.  In 
total, seven of the eight study intersections were analyzed under Existing conditions.  
Please refer to Exhibit 4 for detail of the type of traffic control at each intersection. 
 
Two of the four signalized intersections – Nau / Kamokila and Manawai / Kamokila – 
currently operate at LOS B (AM and PM peak hours).  Two of the one-way stop 
controlled intersections – Alohikea / Haumea and Wakea / Ala Kahawai – currently 
operates at an overall LOS A with side-street operations of LOS B.   
 
The remaining three analyzed intersections under Existing conditions currently operate at 
lower levels of service under AM, PM or both peak hours.  The Alohikea / Kamokila 
intersection operates at an overall LOS A in both peak hours but with side-street 
operations of LOS C (AM) and LOS F (PM).  The Wakea / Kamokila intersection 
operates at LOS D (AM) and LOS F (PM).  Finally, the Wakea / Haumea intersection 
operates at LOS B (AM) and LOS E (PM). 
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3 FUTURE WITHOUT PROJECT CONDITIONS (YEAR 2020) 
 
This section describes the analysis results of the study intersection operations under Future 
traffic conditions without the study project developed.  The Future without Project traffic 
condition is defined as traffic conditions roughly seven years beyond existing conditions, or the 
Year 2020.   

 
3.1 Derivation of Future Traffic Volumes 
Traffic projections for the Future without Project Condition were developed using a 
growth rate above existing volumes of 4% per year over seven years (i.e. between 2013 
and 2020), or 28% total, as approved by City staff.   
 
Note:  It was assumed that Alohikea and Ala Kahawai Streets were open to vehicular 
traffic under Future without Project Conditions and all subsequent analysis scenarios; 
currently, Alohikea is closed south of Haumea Street and Ala Kahawai Street is closed 
west of Wakea Street.  As a result of the assumed opening, Intersection #7 – Alohikea 
Street / Ala Kahawai Street – is analyzed under all of the “Future” scenarios. 
 
Exhibit 5 contains the Future without Project traffic volumes at the study intersections.  
 
3.2 Future without Project Traffic Conditions 
Exhibit 4 tabulates corresponding morning and evening peak hour levels of service, the 
details of which are presented in Appendix C.   
 
The Nau / Kamokila and Manawai / Kamokila intersections will continue to operate at 
LOS B (AM and PM peak hours).  The Alohikea / Haumea intersection will continue to 
operate at an overall LOS A with side-street operations of LOS B.  The now-open 
Alohikea / Ala Kahawai intersection will operate at an overall LOS A with side-street 
operations of LOS A.  The Wakea / Ala Kahawai intersection will operate at an overall 
LOS A with side-street operations of LOS C (AM) and LOS D (PM).   
 
The remaining three analyzed intersections will operate at lower levels of service under 
AM, PM or both peak hours.  The Alohikea / Kamokila intersection continues to operate 
at an overall LOS A in both peak hours but with side-street operations of LOS C (AM) 
and LOS F (PM).  The Wakea / Kamokila intersection operates at LOS E (AM) and 
LOS F (PM).  Finally, the Wakea / Haumea intersection operates at LOS C (AM) and 
LOS F (PM). 
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4 FUTURE WITH PROJECT CONDITIONS (YEAR 2020) 
 
This section describes the analysis results of the study intersection operations under Future with 
Project traffic conditions. The Future with Project scenario is defined as traffic conditions 
roughly seven years beyond existing conditions, or the Year 2020, and includes trips from the 
study project.    
 

4.1 Derivation of Future with Project Traffic Volumes 
Future with Project volumes include both the future growth projected under Future 
without Project conditions (see Chapter 3 for more information), plus the trips generated 
by the study project (see below).  

 
4.2 Project Trip Generation 
The proposed project includes 583 condominium units, including 154 senior affordable 
units (rentals).  The balance of the units are condominiums, of which a minimum of 143  
units will be affordable.  In addition, the project includes over 18,000 square feet of retail 
space and an approximately 3,385 square-foot child care center.  The project will be 
housed within a single multi-story building with four towers with an open central area 
built on a one-block wide podium.  On-site parking will be included within a parking 
garage comprising the lower stories of the building, with the apartments on the upper 
stories.  The project will be split into four construction phases, one phase for each tower 
of residential units. 
 
 
Exhibit 6 summarizes the estimated project trip generation.  This estimate uses trip rates 
published in 2012 by the Institute of Transportation Engineers (ITE) in Trip Generation 
Manual, 9th Edition, and has been supplemented with trip rates from published in April 
2002 by the San Diego Association of Governments (SANDAG) in San Diego Traffic 
Generators where specific rates are not provided in Trip Generation Manual.  (For 
example, Trip Generation Manual does not include trip rates for retail space during the 
AM peak hour, in which case rates from San Diego Traffic Generators were used 
instead.)   
 
Note that the trip generation estimate for the non-senior residential uses was derived 
using trip rates for “High-Rise Apartment.”  The senior units were derived using trip rates 
from “Senior Adult Housing – Attached.”  In addition, the project trip generation 
includes trip reductions due internal trips between compatible land uses, such as between 
the residential units and retail space.  (See Appendix D for the derivation of the internal 
capture rates used in this analysis.) 
 
As indicated in Exhibit 6, the project is estimated to generate 3,136 daily vehicle trips, 
with 218 trips (76 in, 142 out) during the AM peak hour and 216 trips (122 in, 94 out) 
during the PM peak hour.  
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4.3 Project Trip Distribution and Assignment 
Trip distribution defines the origins and destinations of all trips to and from a project site.   
Trip distribution for the project has been derived based upon the relative level of existing 
traffic on the surrounding street network. 
 
The trip distribution for the project is shown on Exhibit 7, alongside the project trip 
assignment, and is also repeated below: 
 
The project trip distribution is assumed as follows: 
 

     To/From North:               20% 
      Wakea Street – 20% 
 
     To/From South:               13% 
      Wakea Street – 10%  
      Alohikea Street – 3% 
 
     To/From East:               32% 
      Kamokila Boulevard – 25% 
      Haumea Street – 5% 
      Ala Kahawai Street – 2% 
 
     To/From West:               35% 
      Kamokila Boulevard – 28% 
      Haumea Street – 5% 
      Ala Kahawai Street – 2% 
 
                                
     TOTAL:               100% 

 
Project access to the site will be via one of two driveways connecting to the internal 
parking garage.  The driveway off of Haumea Street (north side of site) will connect to 
the resident-only portion of the parking garage, while the driveway off of Alohikea Street 
(west side of site) will be reserved for customers of the retail space and child care center 
only.  The project trip assignment reflects this split nature of the parking garage. 
 
4.4 Future with Project Traffic Conditions 
The traffic that will be generated by the study project was added to the Future without 
Project volumes to estimate Future with Project traffic conditions.  Future with Project 
morning and evening peak hour turning volumes are illustrated on Exhibit 8.  Exhibit 4 
tabulates corresponding morning and evening peak hour levels of service, the details of 
which are presented in Appendix E.   
 
The Nau / Kamokila and Manawai / Kamokila intersections will continue to operate at 
LOS B (AM and PM peak hours).  The Alohikea / Haumea intersection will continue to 
operate at an overall LOS A with side-street operations of LOS B (AM) and LOS C 
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(PM).  The Alohikea / Ala Kahawai intersection will continue to operate at an overall 
LOS A with side-street operations of LOS A.  The Wakea / Ala Kahawai intersection will 
continue to operate at an overall LOS A with side-street operations of LOS C (AM) and 
LOS D (PM).   
 
The remaining three analyzed intersections will operate at higher average vehicle delays, 
if not also lower levels of service, under AM, PM or both peak hours.  The Alohikea / 
Kamokila intersection will operate at an overall LOS A (AM) and LOS C (PM) with 
side-street operations of LOS F during both peak hours.  The Wakea / Kamokila 
intersection will continue to operate at LOS E (AM) and LOS F (PM).  Finally, the 
Wakea / Haumea intersection will continue to operate at LOS C (AM) and LOS F (PM). 
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5 FUTURE WITH CURRENT ZONING CONDITIONS 
(YEAR 2020) 

 
This section describes the analysis results of the study intersection operations under Future with 
Current Zoning traffic conditions. The Future with Current Zoning scenario is defined as traffic 
conditions roughly seven years beyond existing conditions, or the Year 2020, and includes 
potential traffic if the project site were to be developed under the current site zoning.    
 

5.1 Derivation of Future with Current Zoning Traffic Volumes 
Future with Current Zoning Condition volumes include both the future growth projected 
under Future Without Project conditions (see Chapter 3 for more information), plus the 
trips generated by a building on the project site that is allowable under the current site 
zoning (see below).  

 
5.2 Trip Generation – Current Zoning 
The current site zoning by the City and County of Honolulu is “Business Mixed-Use 
District B-2.”  The zoning allows for a maximum floor area ratio (FAR) of 3.5; thus, a 
building with a square footage of 3.5 times its acreage will be the largest building that 
will be allowed to be constructed on the project site.  For the project site, this will be a 
building of approximately 463,000 square feet.   
 
Although multiple commercial-related uses are allowed on site, the use with one of the 
greatest trip-generating potential is office space.  The assumed building under this 
“current zoning” scenario is thus a multi-story office building of approximately 463,000 
square feet of gross floor area with an internal parking garage.  For comparative 
purposes, it is assumed that access to this parking garage could be made from the same 
streets as the proposed project, namely Haumea and Alohikea Streets.   
 
Exhibit 9 summarizes the estimated trip generation for the “current zoning.”  As with the 
project trip generation, this estimate uses trip rates published in 2012 by the Institute of 
Transportation Engineers in Trip Generation Manual, 9th Edition.  Credit has been taken 
for the likely walking and transit trips by employees and visitors within the building, all 
of which will reduce the potential overall vehicular trip generation of the project.  This 
includes a 10% overall reduction for walking trips and 5% overall reduction for transit 
trips. 
 
As cited within Exhibit 9, the “current zoning” building is estimated to generate a net 
3,579 daily vehicle trips, with 555 trips (488 in, 67 out) during the AM peak hour and 
508 trips (86 in, 422 out) during the PM peak hour.  As a comparison, the currently 
proposed project will generate about 12% less daily traffic, 60% less morning peak hour 
and 57% less evening peak hour traffic than what is expected from the current zoning. 
 
5.3 Trip Distribution and Assignment – Current Zoning 
Trip distribution defines the origins and destinations of all trips to and from a site.  Trip 
distribution for the “current zoning” building has been derived based upon the relative 
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level of existing traffic on the surrounding street network and the location of compatible 
land uses. 
The trip distribution for the “current zoning” building is shown below.  Note that it varies 
from the project trip distribution, due to the differing site land uses. 
 
The “current zoning” building trip distribution will be as follows: 
 

     To/From North:               20% 
      Wakea Street – 20% 
 
     To/From South:               25% 
      Wakea Street – 20% 
      Alohikea Street – 5% 
 
     To/From East:               39% 
      Kamokila Boulevard – 25% 
      Haumea Street – 10% 
      Ala Kahawai Street – 4% 
 
     To/From West:               16% 
      Kamokila Boulevard – 10% 
      Haumea Street – 5% 
      Ala Kahawai Street – 1% 
 
                                
     TOTAL:               100% 

 
As previously discussed, it is assumed that access to the “current zoning” building will be 
via one of two driveways connecting to the internal parking garage, located off of 
Haumea Street (north side of site) and Alohikea Street (west side of site).  The project 
trip assignment reflects use of both driveways. 
 
5.4 Future with Current Zoning Traffic Conditions 
The traffic that will be generated by the “current zoning” building was added to the 
Future without Project volumes to create Future with Current Zoning traffic conditions.  
Future with Current Zoning morning and evening peak hour turning volumes are 
illustrated on Exhibit 10.  Exhibit 11 tabulates corresponding morning and evening peak 
hour levels of service, the details of which are presented in Appendix F.  For 
comparative purposes, Exhibit 11 also repeats the levels of service under Future with 
Project conditions. 
 
The Nau / Kamokila and Manawai / Kamokila intersections will operate at LOS B (AM 
and PM peak hours).  The Alohikea / Haumea intersection will continue to operate at an 
overall LOS A with side-street operations of LOS B (AM) and LOS C (PM).  The 
Alohikea / Ala Kahawai intersection will continue to operate at an overall LOS A with 
side-street operations of LOS A (AM) and LOS B (PM).  The Wakea / Ala Kahawai 
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intersection will continue to operate at an overall LOS A with side-street operations of 
LOS C (AM) and LOS D (PM).  These are all similar results to the Future with Project 
scenario. 
 
The remaining three analyzed intersections will operate at lower levels of service under 
AM, PM or both peak hours.  The Alohikea / Kamokila intersection will operate at an 
overall LOS A (AM) and LOS E (PM) with side-street operations of LOS E (AM) and 
LOS F (PM).  The Wakea / Kamokila intersection will operate at LOS F during both peak 
hours.  Finally, the Wakea / Haumea intersection will operate at LOS D (AM) and LOS F 
(PM).  Overall, these operations are somewhat more severe than under Future with 
Project conditions. 
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6 PROJECT IMPACTS AND RECOMMENDED 
IMPROVEMENTS 

 
The following sections summarize the potential project impacts to the area circulation system 
and the corresponding recommended improvements. See Exhibit 12 for a summary of the 
recommended improvements. 
 

6.1 Potential Project Impacts and Recommended Improvements – Intersections 
As summarized in the preceding sections of this report, operations of the majority of the 
study intersections will be at overall LOS A, B, or C with side-street operations of no 
worse than LOS D.  No improvements will be necessary at these intersections.  However, 
three of the study intersections – Alohikea / Kamokila, Wakea / Kamokila and Wakea / 
Haumea – will operate at lower levels of service under Future with Project conditions.  
The following paragraphs address the recommended improvements at each of these 
intersections to offset the study project’s impact.  The recommended improvements are 
also summarized within Exhibit 12. 
 
Alohikea Street / Kamokila Boulevard 
This intersection will experience side-street operations of LOS F with implementation of 
the study project.  Signalization of this intersection is not recommended because the 
Manual on Uniform Traffic Control Devices (MUTCD) signal warrants will not be met at 
this intersection, plus the resulting close spacing between signalized intersections 
(i.e. 400 feet in each direction of Kamokila Boulevard) may affect vehicle progression.  
(See Appendix G for the signal warrant worksheets at this intersection.)  It is instead 
recommended that a partial median closure be considered at this intersection, either 
through use of new signs or installation of a raised median, which will restrict both 
Alohikea Street approaches to right turns out only but will preserve the ability to turn left 
onto Alohikea from Kamokila.  This recommendation will improve side-street operations 
to LOS A (AM) and LOS B (PM).  The project applicant will be responsible for 
implementation of this improvement. 
 
It should also be noted that gaps in traffic are created along Kamokila Boulevard by the 
adjacent traffic signals that appear to create some openings.  However, observations in 
November 2013 found that these openings vary in frequency and duration, and do not 
always occur simultaneously in both directions of traffic.  This explains the poor 
operational results for side-street traffic at this intersection. 
 
Note that implementation of the recommended improvement may encourage drivers to 
make U-turns at both Wakea Street / Kamokila Boulevard (nearest intersection to the 
east) and Uluohia Street / Kamokila Boulevard (nearest intersection to the west).  U-turns 
are currently banned at both intersections.  Therefore, it is also recommended that the 
existing U-turn prohibitions along eastbound and westbound Kamokila Boulevard at 
these two intersections be removed, allowing U-turns to occur at these locations. 
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Wakea Street / Kamokila Boulevard 
This intersection will experience overall operations of LOS E (AM) and LOS F (PM) 
with implementation of the study project.  Some of the traffic congestion projected to 
occur at this intersection is due to the existing signal timing at the intersection, which 
does not provide sufficient green time to allow through traffic demand on all approaches 
to pass through the intersection before transitioning to another signal phase.  For 
example, an increase of just ten seconds of additional green time will be sufficient to 
improve the traffic throughput along Wakea Street at this intersection.  It is therefore 
recommended that the existing traffic signal timing information at this intersection be 
optimized to provide sufficient green time for all traffic movements into the future.  This 
recommendation will improve operations to LOS D (AM) and LOS E (PM).  The project 
applicant will be responsible for this improvement, with the City and County of Honolulu 
being directly responsible for its field implementation. 
 
Wakea Street / Haumea Street 
This intersection will experience overall operations of LOS C (AM) and LOS F (PM) 
with implementation of the project.  MUTCD signal warrant #3 (Peak Hour) was found 
to be met under Future with Project conditions.  (See Appendix G for the signal warrant 
worksheets at this intersection.)  It is therefore recommended that the following 
improvements be implemented at this intersection: 

• Signalize intersection; 
• Modify Wakea Street median to add a new northbound Wakea Street left 

turn lane; and 
• Restripe eastbound and westbound Haumea Street to add exclusive 

eastbound and westbound left turn lanes. 
 
These recommendations will improve operations to LOS C.  The project applicant will be 
responsible for these improvements. 
 
Note that implementation of the eastbound and westbound left turn lanes on Haumea 
Street may require prohibition of on-street parking near the intersection in order to 
accommodate the additional lanes.  The extent of this prohibition will need to be 
determined as part of the design of said lanes. 
 
6.2 Potential Project Impacts and Recommended Improvements – Pedestrian and 

Bicycle Facilities 
Neither Alohikea nor Ala Kahawai Streets currently have sidewalks on the project site of 
the street.  This will create an impediment for pedestrians to access the project site.  It is 
recommended that sidewalks be added along the entire project frontage of both streets, in 
order to facilitate expected pedestrian activity generated by the project.  Implementation 
of this improvement will be the responsibility of the project applicant. 
 
The level of bicycle activity generated by the project will not be sufficient enough to 
necessitate any new bicycle lanes, paths or routes in the project vicinity. 
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6.3 Potential Project Impacts and Recommended Improvements – Transit 
The eight transit routes nearest the project site – Routes C, 40, 41, 411, 412, 413, 414 and 
415 – provide regular transit service to the area throughout most of the day on weekdays 
and weekends.  The transit demand added by project residents and visitors will not rise to 
the level that will require any increase in transit service to the area or any additional 
transit infrastructure.  However, the project access off of Haumea Street will be located 
where an existing bus stop is currently located.  It is therefore recommended that this bus 
stop be relocated; the exact location of this relocation will need to be negotiated with the 
City and County of Honolulu.  The project applicant will be responsible for this 
improvement. 
 
6.4 Potential Project Impacts and Recommended Improvements – Project Access  
Vehicular access to the project site will be via two new driveways, one off of Haumea 
Street and one off of Alohikea Street.  Exhibit 8 depicts the projected project traffic at 
the project driveways during the AM and PM peak hours.  As the level of through traffic 
on both Haumea and Alohikea Streets is relatively low, operations of the project 
driveways are expected to be acceptable.   
 
The design of the project driveways should ensure that there is adequate sight distance for 
cross traffic (including vehicles, pedestrians and bicyclists) on both Haumea and 
Alohikea Streets.  Assurance of this situation will be the responsibility of the project 
applicant. 
 
6.5 Potential Project Impacts and Recommended Improvements – Freeway 

Interchanges  
As previously described within Section 2.1, there are three interchanges along 
Interstate H1 in the vicinity of the project site – 1) Makakilo Drive (Route 901) (Exit #2); 
2) Wakea Street (Exit #1B); and 3) Kalaeloa Parkway (Route 95) (Exit #1/1A/1E).  
Exhibit 13 depicts the locations of these interchanges with respect to the project site. 
 
Exit #2 only provides on-ramps to eastbound Interstate H1 and an off-ramp from 
westbound Interstate H1.  It thus provides the most direct access from the east (i.e. central 
Oahu) as well as the second-most direct access to the east.  As much as 20% of the 
project trips would to utilize this interchange, including Makakilo Drive between the 
interchange and Farrington Highway.  According to the Hawaii Department of 
Transportation’s Highway Planning Survey Section web site, this section of Makakilo 
Drive served 48,900 vehicles per day in 2009 along a seven-lane arterial roadway (three 
lanes southbound and four lanes northbound).  Within the peak morning and evening 
periods of the study area, i.e. 7:00 – 8:00 AM and 3:30 – 4:30 PM, Makakilo Drive 
serves 5,812 vehicles/hour (AM) and 5,639 vehicles/hour (PM).  The study project would 
only add 43 AM and 44 PM trips through the Makakilo Drive (Exit #2) interchange, 
which would constitute less than 1% of the total existing traffic, minimizing its effects 
upon the interchange operations.  Therefore, the study project would not impact 
operations of the Makakilo Drive (Exit #2) interchange. 
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The Wakea Street (Exit #1B) interchange is also only a partial interchange, with a 
directional off-ramp from eastbound Interstate H1 and an on-ramp to eastbound 
Interstate H1.  Therefore, this interchange provides the most direct access to the east 
(i.e. central Oahu) and from the west (i.e. Oahu’s western shoreline).  The directional 
nature of the ramps means that the project traffic would not need to stop prior to exiting 
or entering these ramps; hence the nearest intersection of note traversed by project traffic 
is the Wakea Street / Kamokila Boulevard intersection (study intersection #2 in this 
analysis).  See Section 6.1 for more information about project impacts at this location. 
 
The other interchange – Kalaeloa Parkway (Route 95) (Exit #1/1A/1E) – is located to the 
west of the study area.  Due to the close proximity of the eastbound Interstate H1 off-
ramp at Wakea Street (Exit #1B) to the project site, it is unlikely that any project traffic 
coming from the west or northwest would use the Kalaeloa Parkway (Route 95) 
interchange to access the site.  Project traffic en route to the west or northwest would use 
Wakea Street en route to Farrington Highway to access the Kalaeloa Parkway (Route 95) 
on-ramp to westbound Interstate H1/Route 93.  This particular on-ramp served 
7,600 vehicles/day in 2009, with peak hour volumes of 621 vehicles/hour (AM) and 
1,078 vehicles/hour (PM).  The project would add only 7 AM and 5 PM peak hour trips 
to this ramp, representing approximately 1% of the total ramp traffic, minimizing its 
effects on the ramp operations.  Therefore, the study project would not impact operations 
of the Kalaeloa Parkway (Route 95) (Exit #1/1A/1E) interchange. 
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Appendix A 
 

Level of Service Descriptions: 
A1. Signalized Intersections 

A2. Unsignalized Intersections with All-Way Stop Control 
A3. Unsignalized Intersections with Two-Way Stop Control 

 
 
 



 

G-1.2 LOS 2010 Sig Inter.doc 

 APPENDIX A1  
 

LEVEL OF SERVICE (LOS) DESCRIPTION 
SIGNALIZED INTERSECTIONS 

 
The capacity of an urban street is related primarily to the signal timing and the geometric 
characteristics of the facility as well as to the composition of traffic on the facility. Geometrics 
are a fixed characteristic of a facility. Thus, while traffic composition may vary somewhat over 
time, the capacity of a facility is generally a stable value that can be significantly improved only 
by initiating geometric improvements. A traffic signal essentially allocates time among 
conflicting traffic movements that seek to use the same space.  The way in which time is 
allocated significantly affects the operation and the capacity of the intersection and its 
approaches. 
 
The methodology for signalized intersection is designed to consider individual intersection 
approaches  and individual lane groups within approaches. A lane group consists of one or more 
lanes on an intersection approach. The outputs from application of the method described in the 
HCM 2010 are reported on the basis of each lane. For a given lane group at a signalized 
intersection, three indications are displayed: green, yellow and red. The red indication may 
include a short period during which all indications are red, referred to as an all-red interval and 
the yellow indication forms the change and clearance interval between two green phases. 
 
The methodology for analyzing the capacity and level of service must consider a wide variety of 
prevailing conditions, including the amount and distribution of traffic movements, traffic 
composition, geometric characteristics, and details of intersection signalization. The 
methodology addresses the capacity, LOS, and other performance measures for lane groups and 
the intersection approaches and the LOS for the intersection as a whole.  
 
Capacity is evaluated in terms of the ratio of demand flow rate to capacity (v/c ratio), whereas 
LOS is evaluated on the basis of control delay per vehicle (in seconds per vehicle). The 
methodology does not take into account the potential impact of downstream congestion on 
intersection operation, nor does the methodology detect and adjust for the impacts of turn-pocket 
overflows on through traffic and intersection operation. 
 

LEVEL OF SERVICE (LOS) CRITERIA FOR SIGNALIZED INTERSECTIONS 
(Reference 2010 Highway Capacity Manual)   

Level of Service Control Delay (seconds / vehicle) 

A <10 

B >10 - 20 

C >20 - 35 

D >35 - 55 

E >55 - 80 

F >80 

 



APPENDIX A2 
 

LEVEL OF SERVICE (LOS) DESCRIPTION 
UNSIGNALIZED INTERSECTIONS WITH ALL-WAY STOP CONTROL (AWSC) 

 
AWSC intersections require every vehicle to stop at the intersection before proceeding.  Since each 
driver must stop, the judgement as to whether to proceed into the intersection is a function of traffic 
conditions on the other approaches. While giving priority to the driver on the right is a recognized 
rule in some areas, it is not a good descriptor of actual intersection operations. What happens is the 
development of a consensus of right-of-way that alternates between the drivers on the intersection 
approaches, a consensus that depends primarily on the intersection geometry and the arrival patterns 
at the stop line.  
 
If no traffic is present on the other approaches, a driver can proceed immediately after the stop is 
made. If there is traffic on one or more of the other approaches, a driver proceeds only after 
determining that there are no vehicles currently in the intersection and that it is the driver’s turn to 
proceed. Since no traffic signal controls the stream movement or allocates the right-of-way to each 
conflicting stream, the rate of departure is controlled by the interaction between the traffic streams 
themselves.  
 
For AWSC intersections, the average control delay (in seconds per vehicle) is used as the primary 
measure of performance. Control delay is the increased time of travel for a vehicle approaching and 
passing through an AWSC intersection, compared with a free-flow vehicle if it were not required to 
slow down or stop at the intersection. 
 
The criteria for AWSC intersections have different threshold values than do those for signalized 
intersections, primarily because drivers expect different levels of performance from different kinds 
of traffic control devices (i.e traffic signals, two way stop or all way stop, etc.). The expectation is 
that a signalized intersection is designed to carry higher traffic volumes than an AWSC intersection 
and a higher level of control delay is acceptable at a signalized intersection for the same LOS. 
 
For AWSC analysis using the HCM 2010 method, the LOS shown reflects the weighted average of 
the delay on each of the approaches.  
 

LEVEL OF SERVICE (LOS) CRITERIA FOR AWSC INTERSECTIONS 
(Reference 2010 Highway Capacity Manual)   

Level of Service Control Delay (seconds / vehicle) 

A 0 - 10 

B >10 - 15 

C >15 - 25 

D >25 - 35 

E >35 - 50 

F >50 
 



 

G-2 Un Sig 2010 2-way Stop.doc 

APPENDIX A3 
 

LEVEL OF SERVICE (LOS) DESCRIPTION 
UNSIGNALIZED INTERSECTIONS WITH TWO-WAY STOP CONTROL (TWSC) 

 
TWSC intersections are widely used and stop signs are used to control vehicle movements at 
such intersections. At TWSC intersections, the stop-controlled approaches are referred to as the 
minor street approaches; they can be either public streets or private driveways. The intersection 
approaches that are not controlled by stop signs are referred to as the major street approaches. A 
three-leg intersection is considered to be a standard type of TWSC intersection if the single 
minor street approach (i.e. the stem of the T configuration) is controlled by a stop sign. Three-leg 
intersections where two of the three approaches are controlled by stop signs are a special form of 
unsignalized intersection control. 
 
At TWSC intersections, drivers on the controlled approaches are required to select gaps in the 
major street flow through which to execute crossing or turning maneuvers on the basis of 
judgment. In the presence of a queue, each driver on the controlled approach must use some time 
to move into the front-of-queue position and prepare to evaluate gaps in the major street flow. 
Capacity analysis at TWSC intersections depends on a clear description and understanding of the 
interaction of drivers on the minor or stop-controlled approach with drivers on the major street.  
Both gap acceptance and empirical models have been developed to describe this interaction. 
 
Thus, the capacity of the controlled legs is based on three factors: 

• the distribution of gaps in the major street traffic stream; 
• driver judgment in selecting gaps through which to execute the desired maneuvers; and 
• the follow-up time required by each driver in a queue.  

 
The delay experienced by a motorist is made up of a number of factors that relate to control, 
geometrics, traffic and incidents. Total delay is the difference between the travel time actually 
experienced and the reference travel time that would result during base conditions, in the absence 
of incident, control, traffic or geometric delay. Average control delay for any particular minor 
movement is a function of the capacity of the approach and the degree of saturation and referred 
to as level of service. 
 

LEVEL OF SERVICE (LOS) CRITERIA FOR TWSC INTERSECTIONS 
(Reference 2010 Highway Capacity Manual)   

Level of Service Control Delay (seconds / vehicle) 

A 0 - 10 

B >10 - 15 

C >15 - 25 

D >25 - 35 

E >35 - 50 

F >50 
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Intersection #1 - Alohikea Street / Kamokila Boulevard

Kamokila Alohikila Warrant
East/West North/South Met?

A. Exist AM 1448 20 No
B. Exist PM 1730 41 No
C. FutureNoPro AM 1853 26 No
D. FutureNoPro PM 2181 53 No
E. FutureYesPro AM 1883 82 No
F. FutureYesPro PM 2229 76 No

Notes:
1. 150 VPH applies as the lower threshold volume for a minor street approach with two or more lanes

and 100 VPH applies as the lower threshold volume for a minor street approaching with one lane.

2. Bold line applies to intersection geometry.
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Intersection #6 - Wakea Street / Haumea Street

Wakea Haumea Warrant
North/South East/West Met?

A. Exist AM 912 100 No
B. Exist PM 779 362 No
C. FutureNoPro AM 1137 126 No
D. FutureNoPro PM 1052 463 Yes
E. FutureYesPro AM 1167 194 No
F. FutureYesPro PM 1045 469 Yes

Notes:
1. 150 VPH applies as the lower threshold volume for a minor street approach with two or more lanes

and 100 VPH applies as the lower threshold volume for a minor street approaching with one lane.

2. Bold line applies to intersection geometry.
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Appendix F 

Phase 1 Environmental Site Assessment 































































































































































































 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix G 

Preliminary Engineering Report 
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1 GENERAL 

1.1 PURPOSE AND SCOPE 
The purpose of this report is to identify and evaluate existing conditions and the impacts 
of the proposed project on existing utility (water, sanitary sewer, drainage) systems 
infrastructure. 
 
The proposed project consists of development of a single block in Kapolei, bounded by 
Haumea Street (mauka), Wakea Street (east), Ala Kahawai Street (makai) and Alohikea 
Street (west).  A Location Map is presented in Figure 1, Location Map and Existing 
Conditions, and site photos in the Appendices. 
 
The project is proposed to be constructed in three phases as shown in Figures 2a, 2b 
and 2c.  Phase 1 will consist of retail, building services, and residential tower lobby area 
on the first level, parking on the first and second levels, and studio, studio one- and two-
bedroom senior residential apartments totaling 154 units.  Phase 1 will occupy the mauka 
east portion and central of the site.  
 
Phase 2 will consist of single-level retail uses totaling 21,000 square feet along Ala 
Kahawai and part of Wakea Street, and limited interior ground level parking. 
 
Phase 3 will consist of retail, building services, parking and parking access, residential 
tower and recreation center uses on the first level, parking stalls on the second level and 
studio, one- and two bedroom senior residential on levels three through thirteen, totaling 
143 units. Phase 3 will occupy the mauka west portion of the site. 

Following information is based on various sources including but not limited to discussions 
with City agencies and officials. 

1.2 PROJECT LOCATION 
The proposed project will be situated on a single-parcel block containing 132,227 square 
feet (3.036 acres), located in the Kapolei area of the island of Oahu. 
 
The site is identified as Tax Map Key 9-1-088:021, see Figure 3, Tax Map in the 
Appendices for the parcel tax map and immediate surroundings. 
 



 

 

2 SITE CONDITIONS 

2.1 EXISTING CONDITIONS AND USE 
Presently, the entire site has been vacant and unused since the end of sugar cane 
production uses in the 1970s.  The property is vacant, graded with a gentle slope from 
Haumea Street frontage towards Ala Kahawai Street, and is becoming overgrown with 
grasses and weeds.  Photos taken of the project site from mauka and makai street 
intersections are presented in the Appendix. 
 
The property is bounded by Haumea Street (2-lanes, City) on the mauka side and Wakea 
Street (4-lane divided roadway, City) on its Diamond Head side.  Both streets are fully 
developed with curbs and gutter, sidewalks, utilities and street lighting. 
 
Ala Kahawai Street bounds the property on the makai side and Alohikea Street on the 
Ewa side.  Both streets are incomplete with asphalt-treated base at 4 to 6 inches below 
gutter grade, concrete curb and gutters and street lighting.  No sidewalks have been 
constructed.  All utilities are in place but these streets are blocked from public access.  
Neither street has been completed where they adjoin the project site nor has been 
dedicated to the City at this writing. 
 
The sidewalks at intersections of Haumea and Wakea Streets, and at Ala Kahawai Street, 
have curb ramps although several were constructed slightly steeper the regulatory 
maximum 1:12 slope. 
 
There is a City bus stop on Haumea Street at the Ewa end of the site. 
 
There are no driveway aprons around the perimeter of the site. 
 
Properties across Ala Kahawai and Alohikea Streets are vacant.  There is a shopping 
mall across Haumea Street, and Island Paradise Academy occupies the property across 
Wakea Street. 

2.2 SOILS 
Soils in the area are identified by the NRCS’ online soil mapping tools as type HxA – 
Honouliuli clay, 0 to 2 percent slopes.  The soil is derived from basic igneous rock and 
occurs on alluvial flats.  The mean annual precipitation is 18 to 30 inches.  It is well 
drained, with moderate water capacity and the frequency of flooding or ponding is rare. 

2.3 ORDINANCE 2412 
The City's Ordinance No 2412 (Chapter 14, Article 21 of the Revised Ordinances of 
Honolulu (ROH)) requires that any property owner making improvements to property 
abutting a public street must construct necessary improvements and dedicate a street 



 

 

setback area.  Type of improvements include but are not limited to sidewalks, curbs, curb 
ramps, gutters, pavement and adjustment to the property line.  
 
Because there are no driveway aprons leading onto the site, driveways and curb ramps 
will have to be designed and constructed to meet current ADA Standards. 
 

3 DEVELOPMENT REQUIREMENTS 

3.1 DOMESTIC WATER 
Construction plans for streets bordering the project site show 12-inch water lines 
bordering the project site in Haumea and Wakea Streets, as well as on Alohikea and 
Ala Kahawai Streets.  A 4-inch water lateral is provided from the 12-inch Haumea Street 
main, however no water meter has been provided at the site.  Water lines in the project 
area, from distribution maps on file with the Honolulu Board of Water Supply (HBWS) 
are shown on Figure 4, Potable and Nonpotable Water. 
 
A sample calculation of water fixture units for residential uses in Phases 1 and Phase 3 
follows (the actual type and number of fixtures to be installed at each unit type has not 
been determined). 
 

Phase 1:  Studio, One- and Two-Bedroom Units 
Lavatory 1.2  
Tub/shower 1.6  
Water Closet (Tank) 1.7  
Kitchen Sink 1.6  
Washing machine 2.0  
 8.1 FU  
  
2 Studios x 11 floors x 8.1 FU =  178.2 
2 1-Bedroom units x 11 floors x 8.1 FU =  178.2 
10 2-Bedroom units x 11 floors x 8.1 FU =  891.0 
  1,247.4 
  
 
  
Phase 1 Retail and Office (assumed)  
2 Lavatory x 1.2 =  2.4 
4 Water Closet (Tank) x 1.7 =  6.8 
2 Urinal x 1.7 =  3.4 
  
  12.6 
Total Phase 1 =  1,260.0 
  



 

 

  
  
  
Phase 2:  Retail 21,000 sf (assumed, 10 leasees) 
2 Lavatory x 1.2 x 10 leasees  24 
4 Water Closet (Tank) x 1.7 x 10 leasees  68 
2 Urinal x 1.7 x 10 leasees  34 
Total Phase 2 =  126 
  
Phase 3:  One-,Two- and Three-Bedroom Units  
Lavatory x 1.2 1.2  
Tub/shower x 1.6 1.6  
Water Closet (Tank) x 1.7 1.7  
Kitchen Sink x 1.6 1.6  
Washing machine 2.0  
 8.1 FU  
  
1 Studio x 11 floors x 8.1 FU =  89.1 
4 1-Bedroom units x 11 floors x 8.1 FU =  356.4 
7 2-Bedroom units x 11 floors x 8.1 FU =  623.7 
1 3-Bedroom units x 11 floors x 8.1 FU =  89.1 
  1,158.3 
 
Retail, office and Recreation Center (assumed) 
2 Lavatory x 1.2 x 4  9.6 
4 Water Closet (Tank) x 1.7 x 4  27.2 
2 Urinal x 1.7 x 4  13.6 
  50.4 
Total Phase 3 =  1,208.7 
  
Total, Phases 1 and 3 =  

1260 + 126 + 1,208.7 = 2,594.7 FU 
 = 400 gpm 
  
  

 
A 4-inch compound meter, rated by BWS for 321 to 500 gmp, will be sufficient for water 
service to the planned project. 
 
HBWS stated (Figure 5) a 9,000 gallons per day (gpd) water commitment to the project 
site, and that the existing water system is inadequate to service a proposed 585-unit 
commercial/residential development.  The present project contemplates a total of 297 
units with commercial and other uses.  Additional water commitments beyond the 
present 9,000 gpd will have to be obtained from Kapolei Property Development LLC.  



 

 

Water system adequacy and availability of water must be confirmed at the time of 
Building Permit application. 

3.2 FIRE PROTECTION 
Water system distribution maps from HBWS show eight fire hydrants around the site, 
either on the block to be developed or immediately across the perimeter streets (Figure 
4, Potable and Nonpotable Water). 
 
The Uniform Fire Code requires fire apparatus access for every portion of a building 
when any portion of the building is located more than 150 feet from and approved 
accessway.  Based on fire protection coverage afforded by existing fire hydrants in 
Figure 4, at least one additional onsite hydrant will be needed to afford protection to the 
project interior.  
 
The Uniform Fire Code also requires onsite fire hydrants when any portion of the 
building is located more than 150 feet from a fire water supply, although the distance 
may be extended to 450 feet if the building is provided with fire sprinklers.  Based on fire 
hydrant locations shown in Figure 4, fire sprinklers will be required in each building, 
connected to a new detector check meter.  Sizing of the meter should be evaluated as 
the mechanical plans are developed. 
 
A fire meter will be required for the parking structure planned as Phase 2. 

3.3 IRRIGATION 
As-built plans show a 12” reclaimed irrigation water main along Haumea Street, and 8-
inch reclaimed water mains along Wakea Street, Ala Kahawai Street and Alohikea 
Street.  A stubout and meter box for a ¾” meter is provided from the main in Haumea 
Street (Figure 4, Potable and Nonpotable Water). 
 
The recycled water system is not yet energized.  Currently it is a pumped, on-demand 
system, fed with potable water from a fire hydrant.  Flow and pressure are variable.  
Availability of water will be evaluated when a Building Permit application is made  
(Figure 6, BWS letter dated Sept. 11, 2013). 

3.4 CROSS CONNECTION 
Connection to the HBWS water system will require a backflow preventer installed 
immediately downstream of the water meter and within private property, prior to any 
branches or tees.  Size of the backflow preventer will be determined when the domestic 
meter size, building piping system size and allowable pressure drop is ascertained.  



 

 

3.5 SANITARY SEWER 
As-built plans show 8” and 15” gravity sewer mains along Haumea Street, a 10” main 
along Ala Kahawai Street and an 8-inch sewer line stubout to the undedicated portion of 
Alohikea Street.  Two 6” laterals run onsite, one from a manhole on Haumea Street and 
another from the main along Ala Kahawai Street (Figure 7, Existing Sanitary Sewer 
System). 
 
The average daily wastewater generation for each phase of the proposed project is 
calculated1 as: 
 
Phase 1 
Residential: Studio/1 Bedroom 
 143 units x 2.0 persons/unit x 80 gpcd  = 22,880 gpd 
 2 Bedroom 
 11 units x 2.8 persons/unit x 80 gpcd           =  2,464 gpd 
Retail: (7,348 sf) x (1 employee/350 sf) x 15 gpcd = 315 
Office: (2,573 sf) x (1 employee/200 sf) x 13 gpcd = 167 
Community Center:  (935 sf) x  
 Total Phase 1 average daily wastewater flow = 25,826 gpd 
 
Phase 2 
Retail: (22,156 sf) x (1 employee/350 sf) x 15 gpcd= 950 gpd 
 
Phase 3 
Residential: Studio/ 1 Bedroom 
 55 units x 2.0 persons/unit x 80 gpcd  =  8,800 gpd 
 2 Bedroom 
 77 units x 2.8 persons/unit x 80 gpcd           =  17,248 gpd 
 3 Bedroom 
 11 units x 4.0 persons/unit x 80 gpcd           =   3,520 gpd 
Retail: (1,966) x (1 employee/350 sf) x 15 gpcd = 84 
Office: (3,935 sf) x (1 employee/200 sf) x 13 gpcd = 255 
Recreation Ctr.: (4532 sf) x 50 gal/100 sf = 2,266 
 Total Phase 3 average daily wastewater flow = 32,173 gpd 
 
Total (Full Development) Wastewater Flow 
Residential: 25,344 + 29,568 = 54,912 gpd 
Retail: 315 + 950 + 84  = 1,349 
Office: 167 + 255  = 422 
Recreation Center: = 2,266 
 Total =  58,949 gpd  
 

                                            
1 Sewage generation flow rates based on “Design Standards of the Department of Wastewater 
Management”, City and County of Honolulu, (1993), and Metcalf and Eddy (1991) Wastewater 
Engineering, Treatment and Reuse, G. Tchobanoglous, Burton and Stensel (Eds.) 



 

 

A Sewer Connection Application (2014/SCA-0915, Figure 8) was approved by the City, 
based on 297 residential units (33 studio, 66 one-bedroom, 182 two-bedroom, 11 three-
bedroom) plus retail, daycare and office uses. 
 
The “Revised Sewer Master Plan For Kapolei City” based on 420 persons at the site at 
full build-out was used in the preparation of Master Plans for interceptor sewers.  No 
excess flow capacity is calculated to be available.   Phase 1 contemplates 337 residents 
and employees onsite, Phase 2 adds 46 retail workers, and Phase 3 adds 378 residents 
and employees for a total of 768 persons onsite.  There is sewer capacity for phases 1 
and 2. 

3.6 STORM DRAINAGE 
The existing condition at the site is vacant land.  Two catch basins fronting the site are 
connected to a 36” culvert along Haumea Street with an 18” drain stubout from one catch 
basin terminating within the project site.  Three catch basins are connected to 18” and 
30” culverts along Wakea Street.  Three catch basins are connected to 66” culverts along 
Ala Kahawai Street with an 18” drain stubout from one catch basin terminating within the 
project site. Two catch basins are connected to 18” culverts along Alohikea Street with A 
drain stubout from one catch basin terminating within the project site (Figure 9, Existing 
Storm Drainage System). 
 
The project will have to comply with the City & County of Honolulu storm drainage and 
runoff water quality requirements.  The anticipated rainfall volume to be retained on site 
is calculated as follows. 
  
 WQV = P x C x A x 3630, where 

P  = water quality design storm depth (1” = 0.0833 foot) 
C  = runoff coefficient = 0.9 (assumed, for fully impervious developed surfaces) 
A = area in acres 
WQV = 272.25 x A 

 
Phase 1:   WQV = 272.25 x 1.66 = 452 ft3 
 
Phases 1 and 2: WQV = 452 + 272.25 x 0.92 = 702 ft3 
 
Phases 1, 2 and 3: WQV = 702 + 272.25 x 0.46 = 827 ft3 
 
Phases 1 and 2 may dispose of storm runoff to undeveloped portions of the site.  Bio-
filtration with appropriate low impact development measures will be required to be 
implemented for runoff leaving the site.  Approved storm runoff treatment methods 
include: 
 

 Vegetated bio-filter, 
 Green Roof, 
 Enhanced swale, 



 

 

 Vegetated swale, 
 Vegetated bumper strip, 
 Tree box filters, 
 Infiltration chambers. 

3.7 FLOOD ZONE 
Flood Insurance Rate Maps (FIRM) published by the Federal Emergency Management 
Agency (FEMA) indicates that the site is located in a flood hazard Zone D, as shown in 
Figure 10, Flood Hazard Map. 
 
Zone D is defined as the flood insurance rate zone that corresponds to unstudied areas 
where flood hazards are undetermined, but possible. 
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Appendix H 

Chapter 201H, Department of Planning and Permitting 
Correspondence 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix I 

Pre-Consultation Comment and Response Letters 





























































Lisa Imata

From: Liu, Rouen [rouen.liu@heco.com]
Sent: Friday, December 20, 2013 10:49 AM
To: 'info@planpacific.com'
Subject: Kapolei Ohana Project - pre consultation for an EA

Page 1 of 1

12/23/2013

Dear Ms. Imata,

Thank you for the opportunity to comment on the subject project.  Hawaiian Electric Company 
has no objections to the project.  Should HECO have existing easements and facilities on the 
subject property, we will need continued access for maintenance of our facilities.

We appreciate your efforts to keep us apprised of the subject project in the planning process.  
As the Kapolei Ohana project comes to fruition, please continue to keep us informed.  Further 
along in the design, we will be better able to evaluate the effects on our system facilities.

If you have any questions, please call me at 543-7245.

Sincerely,

Rouen Liu

______________________________________________ 

CONFIDENTIALITY NOTICE: This e-mail message, including any attachments, is for the sole use of 
the intended recipient(s) and may contain confidential and/or privileged information. Any unauthorized 
review, use, copying, disclosure or distribution is prohibited. If you are not the intended recipient, please 
contact the sender immediately by reply e-mail and destroy the original message and all copies. 









 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix J 

Coastal Rim Properties Memorandum to Makakilo-Kapolei-
Honokai Hale Neighborhood Board Planning & Zoning 

Committee 



Coastal Rim Properties, Inc. 
 

1541 S. Beretania Street, Honolulu, Hawaii 96826 
Phone 818-366-4444 

 

September 19, 2013 
 
Dr. Kioni Dudley 
Via Email:  DrKioniDudley@hawaii.rr.com 
Chair of the Planning and Zoning Committee 
Makakilo-Kapolei-Honokai Hale Neighborhood Board  
 
Re:  Responses to Questions from the Meeting with Planning and Zoning Committee and the 
General Public of August 21, 2013 – 7:00-8:00 p.m. in reference to: 
Kapolei Mixed Use Project:  1020 Wakea Street (Haumea and Wakea Streets) 
 
Dear Dr. Dudley: 
 
We appreciate the opportunity to offer additional information to you and your committee in 
reference to the proposed project. 
 

1. Why did CRP choose to propose a mixed use development on a site currently designed for 
commercial use and therefore requiring approval of other uses in the project?  How will the 
proposed project improve the quality of the life for Kapolei from the developer’s perspective? 
 
Response:  The project site was chosen for its favorable development potential and its close 
proximity to the commercial and retail centers in Kapolei and existing transit linkages.  A project 
of mixed uses is considered appropriate on this site and is consistent with the stated goals of the 
Ewa Development Plan (Oahu General Plan), as well as the City of Kapolei Urban Design Plan, 
including these stated development objectives: 
 
• A city of people on bicycles, buses or foot where it is convenient and safe to travel to work, 

run errands or 
engage in recreation. 

• A city with street connectivity that makes travel more direct, shortens trips and provides a 
wide variety of travel choices. 

• A city where energy efficient practices such as recycling and water conservation techniques 
are firmly established. 
 

Interestingly, with approximately two million square feet of existing commercial and retail uses in 
the Kapolei Business District today, there are few opportunities for any of these folks to walk to 
work.   
 
Envisioned in the Kapolei Urban Design Plan (Page 31) is the City Center District, of which the 
project site is a part, and is described as follows:   
 

“The predominant uses in this district are to be offices, financial, retail, business 
support services, personal services, and restaurants. Multi-family dwelling units 
may be permitted on the upper floors of buildings, subject to obtaining the proper 
zoning from the City & County” 

mailto:DrKioniDudley@hawaii.rr.com�


Page 2 of 5 
 

 
While the vast majority of the current City Center zoning does not accommodate multifamily 
dwelling units, it is clearly the intent of the Kapolei Urban Design Plan to allow for zone changes 
or other zoning exemptions to introduce these uses on the upper floors, as proposed.  Also, the 
Ewa Development Plan notes,  
 

“Mixed use should be permitted and encouraged throughout most of the city 
area, in order to achieve the diversity and intensity of uses that characterize a 
city….The City Center should be the high density core of the city.  Larger office 
towers should be the predominant form of development in this district, with 
shopping and restaurants at ground level.  The inclusion of apartments within 
some of the towers should also be encouraged

 

 to establish a more dynamic mix 
of uses and help maintain an active urban environment in the area…A transit 
node should be located near the Civic Center and City Center, and high density 
residential uses should be encouraged within a five minute walking distance 
(about 1300 feet) from the node.” 

With the proposed site’s adjacency to the existing Kapolei Transit Center (as defined by The City 
Bus system), we believe that it provides an exemplary opportunity to develop a transit oriented, 
mixed-income, and mixed use community in the heart of the City Center consistent with the 
stated community planning goals.  The site is served within 1 block by bus lines: C, 40, 41, 411, 
412,413, 414, and 415.  Sites with existing BMX-3 zoning are currently not as well served by 
public transit.  We also believe that many of the other principles of the KUDP are furthered by 
integration of residential uses in the City Center, including maintaining an active presence not 
only during the day but into the evening and avoiding the “ghost town” feel of day-use-only 
office districts.  Adding residential uses to the City Center also promotes a critical vibrancy to the 
urban landscape.  This increased activity, especially at night, leads to a safer pedestrian 
environment and a higher quality of life for those who live, work, and visit the area.      
 

2. How does the 201H process and approval change, if at all, the base B2 zoning of the property?   
Does the 201H process actually change the zoning from B2 to BMX or is there simply a variance 
that will allow for the residential and daycare uses on the B2 property? 
 
Response: The 201H expedited processing tool provides for greater design flexibility and cost 
savings for development projects meeting a certain affordability threshold.  Coastal Rim 
Properties has chosen to pursue the planning and zoning approval required for the proposed 
project by way of the State of Hawaii’s 201H regulations and process.  With this approval, which 
is expected to be processed through the state’s Hawaii Housing Finance and Development 
Corporation (HHFDC), submission of a wide variety of development studies will be required that 
support  residential use on a B2 (Commercial) zoned property.  With a 201H approval for this 
project, the underlying existing B2 zone is not changed, but rather a project specific allowance is 
granted for residential use.  Note that a 201H approval for the project provides for additional 
development requirements of the project, beyond those required otherwise

 

,  including, Owner-
Occupant Provisions, Owner 10 Year Buy Back and Shared Appreciation Equity with HHFDC, 
compliance with Davis-Bacon Wage provisions, Performance Bonds and special Insurance 
Requirements of HHFDC.  201H approval, although reviewed and processed by HHFDC, requires 
approval of the City Council, as well. 
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3. The Project is proposing a quantity of parking stalls that is 20% reduced from current city 
requirements.  It was noted by MVEI that developments with affordable and senior residents 
often recognize that residents of these types of urban living places, located with access to good 
transit, own and use less vehicles when compared with other multi-family developments.  MVEI 
noted that there is data to illustrate the success of projects with this type of parking configuration 
and would be willing to share that with the board members for their information. 
 
Response:  Concern for traffic congestion and overcrowded street parking has led many cities to 
establish minimum parking requirements calling for developments to provide often excessive 
amounts of off-street parking.  For well over a decade, city and urban planners have studied the 
actual parking needed for a wide variety of community uses and have realized that a “one-size-
fits-all” formula for city parking requirements has considerable negative impacts.  Nationwide, in 
cities big and small, Los Angeles to Gainesville, as well as recently on Oahu, City Planners have or 
are considering changes to their seemingly outdated parking requirements. Reductions to 
parking required for affordable and senior housing developments have historically ranged from 
25%-70%.  In the recent Transit Oriented Planning initiative, Oahu is proposing reduced parking in 
areas with access to transit for any type of multi-family residence.  The proposed reduction is 
from an average of 1.5 stalls per unit to 1.0 stalls per unit, 33%, with additional considerations to 
provide relief from parking for affordable housing developments.    Specifically as it pertains to 
residents that will live in this Kapolei location, including very low income renting seniors and 
many who will purchase subsidized affordable homes, current nationwide statistics indicate that 
this population is less likely to require the use of more than one parking space, if that.  It has also 
been shown that the need for parking is substantially lower for residents in areas near transit.  
This project is located directly on the Kapolei City Center Bus Routes on Haumea Street, with 
access immediately available, and is two blocks from the Rail Transit Station site identified in the 
City of Kapolei’s Long Term Master Plan. 
 
Several Important References on this topic include: 

• “The Dimensions of Parking” (Fifth Edition 1979-2010) – Published jointly by the Urban 
Land Institute and the National Parking Association 

• “Parking Requirements for Affordable Housing Developers” - (www.scanph.org) 
• “Developing Successful Infill Housing”  - Urban Land Institute (Catalog No. D105) – 

(www.uli.org) 
• “Affordable Housing Parking Study – City of San Diego 2011 – 

(http://www.sandiego.gov/planning/programs/transportation/pdf/ahpsfactsheet2.pdf) 
 

4. Did CRP have any discussion with the adjacent school facility and if so, what was their opinion of 
the proposed development adjacent to the school. 
 
Response: Coastal Rim Properties has met and discussed the development of the proposed 
development with Mr. Dan White, Founder & Headmaster of Island Pacific Academy.  Mr. White 
and the Academy are excited about the project and have expressed their support. 
 

5. What is the rational for the increase density (FAR 4.20 proposed, 3.5 allowed).  A 16% percent 
increase. 
 
Response:  As referenced in question #1, the 201H entitlement process is specifically in place to 
allow zoning exemptions for affordable housing.  This is common practice not only in Hawaii, but 

http://www.scanph.org/�
http://www.uli.org/�
http://www.sandiego.gov/planning/programs/transportation/pdf/ahpsfactsheet2.pdf�
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elsewhere.  Many communities support desirable developments with increases in allowable 
density (FAR), as well as other exemptions, such as decreased parking in order to effectuate 
affordability.  Zoning exemptions and expedited entitlement processes are all means to help 
subsidize affordability.   
 
Specifically in the case of the FAR increase, increasing the number of residences  helps to spread 
fixed costs, such as land cost, over a larger number of units, which helps to make a project 
financially feasible.  This is all in consideration of the fact that residents are paying below market 
rate for their units – with less money coming from the homeowners, the cost to develop must be 
subsidized in other ways.  Public funding, such as the low income housing tax credit, is one way 
to help subsidize affordability, and zoning exemptions are another.   
 

6. Are the sidewalks wide enough for the proposed urban use considering this project and future 
uses?  What are the proposed sidewalk widths?   
 
Response:  The existing sidewalks will be widened to provide sufficient width for their intended 
use and in compliance with the Kapolei Urban Design Plan, including areas for landscape, site 
furnishings where appropriate and broad walking ways.  The proposed site plan indicates the 
following public sidewalks (measured from face of curb to face of building): 
Wai Aniani Way = 21 feet 
Haumea Street = 14 feet, 8 inches 
Wakea Street = 18 feet, 6 inches 
Alohikea Street = 13 feet, 6 inches 
 

7. Why does the project not provide air-conditioned residences?  Some in the public think it is 
inappropriate to provide homes without air-conditioning in this area of Oahu. 
 
Response: With the goal of becoming the first LEED Platinum project of this type/scale in the 
State, we are required to meet rigorous criteria, including energy efficiency and offsetting usage 
of energy that comes from utility companies.  Providing effective alternatives to the use of 
central air conditioning is estimated to offset total energy costs by 20-30%.  Purposeful, 
integrated design provides for other measures to take the place of air conditioning, such as 
reducing the passive solar effect, using thermal massing for temperature control, and specifying 
proper natural and mechanical ventilation.  The end result is that the elimination of air 
conditioning saves energy and does not jeopardize occupant comfort.  This development Team 
has a successful track record of designing and implementing projects of this type, with these 
important considerations, in Hawaii and across the country.  Reaching the goal of LEED Platinum 
certification furthers the goals of the KUDP and other planning documents, including the goals of 
the Hawaii 2050 Sustainability Plan, as well as the goals of the HHFDC. 
 
Further, eliminating air conditioning in favor of natural and mechanical ventilation and other 
strategies referenced above allows residents to save money on utility costs, which is an 
important consideration in overall residential affordability. With the highest costs of electricity in 
the country, Hawaii has significant challenges and few options in overcoming the price of 
electricity other than to reduce usage or provide alternative methods of generation.  This project 
considers a family’s cost to own and maintain their home a critical component to overall 
affordability and therefore proposes to address both energy usage and alternative energy 
generation within its design and construction.   
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8. Explain for the general public the concepts of co-generation and why they are needed or desired 

for this project. 
 
Response:  The cogeneration (cogen) system envisioned for the Kapolei Mixed Use Project also 
plays a key role in reaching LEED Platinum certification.  As referenced in the prior question, 
offsetting usage of energy from utility companies provides points in the LEED system.  Our 
engineers performed a thorough analysis (available upon request) of how best to accomplish 
these goals and found that a photovoltaic (PV) system combined with the cogen system is the 
most efficient and cost effective way to reduce usage from the grid.  The proposed PV system will 
meet approximately 42% of energy demand.  The cogen system will meet approximately 20% of 
energy demand and 71% of domestic hot water heating.  These are drastic reductions compared 
to conventional developments and will not only help in obtaining LEED Platinum but will benefit 
homeowners through dramatic utility cost savings. 
 
An on-site cogen system uses fuel such as propane or diesel to produce electricity for domestic 
use while capturing the heat byproduct, which is used to heat domestic hot water.  There are 
numerous advantages to taking this approach over the conventional approach of buying 
electricity and gas from the utilities. First, the system captures the heat generated in the process 
of making electricity. This heat is typically sent up the exhaust stack in a conventional power 
plant. By capturing this free “waste” product and producing domestic hot water we are 
increasing efficiency. Second, since propane is regulated differently by Hawaii's Public Utility 
Commission there will be more certainty in its cost than buying regulated electricity and gas, 
which have frequent price adjustments. Locking in a long term contract for propane to produce 
electricity and domestic hot water will help avoid escalating utility costs.  Third, while obtaining 
LEED Platinum certification is important, it is also important to note that for the most part these 
benefits of drastically reduced utility costs accrue to the homeowners, thereby increasing the 
affordability of the overall cost of housing. 

 
Please contact us should there be additional questions we can address. 
 
 
 
Sincerely, 
 
 
Mr. Franco Mola 
President 
 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix K 

Project Schedule 



ID Task Name Start Finish

1 Predevelopment Wed 6/10/15 Sat 3/26/16
2 Submit EA/201H Application 

to HHFDC; 90 day review 
period; Board approval

Wed 6/10/15 Thu 9/10/15

3 Recommendation to City 
Council; 45 day review 
period; City Council approval

Thu 9/10/15 Sun 10/25/15

4  Close on Land Tue 6/30/15 Tue 6/30/15
5  Construction Drawings Tue 6/30/15 Sun 12/27/15
6 Building Permit 

Application/3rd Party Plan 
Review & Permit 
Expediting/Approval

Fri 11/27/15 Sat 3/26/16

7 Construction Management 
Plan Submitted to DPP

Mon 12/28/15 Mon 12/28/15

8  Grading/Foundation/NPDES 
Approvals

Thu 2/25/16 Thu 2/25/16

9 Phase 1 - Affordable Senior 
Rental

Thu 2/25/16 Thu 6/14/18

10 Secure All Financing 
Approvals; Close Financing 
and Land

Thu 2/25/16 Thu 2/25/16

11 Construction Thu 2/25/16 Sat 12/16/17
12 Lease Up/Convert to Perm 

Financing
Sat 12/16/17 Thu 6/14/18

13 Phase 2 - Condo Wed 5/25/16 Tue 5/15/18
14 Secure All Financing 

Approvals; Close 
Financing and Land

Wed 5/25/16 Wed 5/25/16

15 Construction Wed 5/25/16 Fri 3/16/18
16 Condo Sales Fri 3/16/18 Tue 5/15/18
17 Phase 3 - Retail Thu 9/22/16 Thu 6/14/18
18 Secure All Financing 

Approvals; Close Financing 
and Land

Thu 9/22/16 Thu 9/22/16

19 Construction Thu 9/22/16 Sun 9/17/17
20 Lease Up/TIs/Convert to 

Perm Financing
Sun 9/17/17 Thu 6/14/18

6/30

12/28

2/25

2/25

5/25

9/22

Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2 Qtr 3 Qtr 4 Qtr 1 Qtr 2
2015 2016 2017 2018

Page 1



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix L 

Letters of Support 





 

 
55 Merchant Street 17th Floor • Honolulu, Hawai‘I 96813 • 808-954-6142 • blueplanetfoundation.org 

 

 
Shem Lawlor 
Clean Transportation Director 
Blue Planet Foundation 
55 Merchant Street, 17th Floor 
Honolulu, HI 96813 
 
April 13, 2015 
 
Mr. Craig K. Hirai	  
Executive Director	  
Hawaii Housing Finance	  
& Development Corporation	  
677 Queen Street	  
Honolulu, HI  96813 
 
Regarding the Kapolei Mixed-Use Development Project on TMK (1) 9-1-088:021: 
 
Dear Mr. Hirai, 
 
I am the Clean Transportation Director for Blue Planet Foundation and the Coordinator for the 
Honolulu Clean Cities program, one of nearly 100 coalitions nation wide working to reduce 
petroleum use in the transportation sector as part of the US Department of Energy’s Clean 
Cities program. 
 
I hold a Master’s of Urban Planning Degree from the University of Hawaii and previous to my 
current job posting at Blue Planet, worked on transit-oriented development planning and 
affordable housing issues for the Honolulu Department of Planning and Permitting for six-and-a-
half years.  Urban transportation and affordable housing are my areas of expertise. 
 
It is my understanding that HHFDC may be somewhat uneasy with the low parking ratios being 
provided by the project.  The proposed project includes three phases which, all told, will provide 
297 housing units and 32,000 square feet of retail space.  The first phase will comprise 154 
senior housing units intended for households earning between 30% and 60% of area median 
income.  The second phase will add an additional 143 housing units, half of which will be 
affordable and half market rate.  The third phase will add a retail component to the project.    
 
It is my understanding that existing off-street minimum parking requirements would have the 
project build 498 parking stalls for all three phases, and that the developer is proposing to build 
415 and requesting an 83-stall exemption from those requirements. 
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Minimum off-street parking requirements were originally conceived as a way to reduce demand 
for limited on-street parking and as a way to prevent ‘under-parked’ projects from causing spill-
over impacts on the surrounding neighborhoods. 
 
However, there is a growing body of research from urban and transportation planners that 
suggests that off-street minimum parking requirements are not only unnecessary, but that they 
raise the cost of housing, induce greater car ownership and driving and reduce the benefits of 
public investments in transit and bike infrastructure. 
 
Recent research by parking and urban transportation experts such as Donald Shoup from UCLA 
and Robert Cervero from the University of California at Berkeley suggests that in most 
municipalities on-street parking is not being properly managed, that it is generally under-
regulated and under-priced.  Their research suggests that properly managing on-street parking 
is far more effective at preventing parking spill-over impacts than minimum off-street parking 
requirements. 
 
They also suggest that allowing developers to assess the true demand for parking and supply 
accordingly generally leads to more efficient parking supply than blanket requirements 
mandated at the municipal level.  Minimum parking requirements also prevent people who 
desire a low-car or car-free lifestyle from having housing choices that suit them. 
 
This project will include a large number of senior and affordable housing units.  These are two 
groups with significant overlap and for which auto ownership and parking demand are lower 
than the average household. 
 
I strongly urge you to approve the project and to view the low parking provision as a benefit that 
makes the units more affordable and encourages the residents to save even more money by 
taking advantage of transit and other alternative modes. 
 
Sincerely, 
 
 
 
Shem Lawlor 
Clean Transportation Director 
Blue Planet Foundation 
55 Merchant St. 17th Floor, 
Honolulu, HI 96813 
shem@blueplanetfoundation.org 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix M 

Draft EA Comment and Response Letters 



Hirai, Peter J.S.  Tue ,  Jun   16  8 : 46   AM
to 'hawaiiplanningllc@gmail.com'
cc Epenesa, Karen

Review of your two projects

Dear Hawaii Planning LLC:

I have reviewed your Draft Environmental Assessment for the following:
1. Kapolei Mixed Use Development, TMK 9-1-088:  021
2. 803 Waimanu, TMK 2-1-049: 050, 070, & 072

The Department of Emergency Management requests two things in planning these 
developments:
1. Ensure there is enough audio coverage from the Outdoor Warning Siren System by working 
with Mr. Harold Buckle of our office; contact is hbuckle@honolulu.gov or 808-723-8955
2. Considering an on-site “Safe Room” that is protected against hurricanes—if outside the 
tsunami evacuation zone—so that residents and their guests can shelter during a hurricane 
and not have to evacuate to a public shelter.

Thank you for allowing us to comment on the projects.

Sincerely,

Peter J.S. Hirai, MSS, CEM®
Deputy Director
Department of Emergency Management
650 South King Street
Honolulu, Hawaii 96813-3078
Voice: (808) 723-8960 Fax: (808) 768-1458

Follow DEM—
On the World Wide Web: www.OahuDEM.org
On Facebook: www.facebook.com/OahuDEM
On Twitter: www.twitter.com/Oahu_DEM
Sign up for free alerts to your cell phone at www.nixle.com/DEM, provided by the City & County of 
Honolulu









DISABILITY AND COMMUNICATION ACCESS BOARD 

Ms. Janice Takahashi 
State of Hawaii 
Hawaii Housing Finance and 

Development Corporation 
677 Queen Street 
Suite 300 
Honolulu, HI 96813 

919 Ala Moana Boulevard, Room 101 • Honolulu, Hawaii 9681-1-
Ph. (808) 586-8121 (V /TDD) • Fax (808) 586-8129 

June 19, 2015 

Regarding: Kapolei Mixed-Use Development- Draft Environmental Assessment 

Dear Ms. Takahashi, 

The Disability and Communication Access Board (DCAB) would like to thank you for the 
opportunity to review and provide comment to the Kapolei Mixed-Use Development, Draft 
Environmental Assessment (EA). This review will help to ensure that this project will take 
into account accessibility design requirements for persons with disabilities. 

As this project is receiving funding through your agency's Dwelling Unit Revolving Fund 
(DURF) program, the project is required to be reviewed by DCAB per Hawaii Revised 
Statutes (HRS), §1 03-50. 

The EA lists DCAB as an "approval agency." However, DCAB does not have the authority 
to "approve" projects for compliance with accessibility guidelines or standards. We provide 
technical assistance to State and county agencies and their design consultants by 
identifying those areas, features or elements that do not appear consistent with the 
applicable accessibility guidelines. Final responsibility to comply with HRS §1 03-50 rests 
with the State or county agency overseeing the project. 

New construction and alterations are required to comply with the Department of Justice's 
(DOJ) 2010 ADA Standards for Accessible Design (201 0 Standards). The standards can 
be viewed or downloaded at: http://www.ada.gov/201 OADAstandards index.htm. To be 
consistent with the DOJ's standard, DCAB adopted the 2004 Americans with Disabilities Act 
Accessibility Guidelines (ADAAG) as of January 1, 2011 and passed interpretive opinions 
consistent with the 2010 ADA Standards. All new interpretive opinionvs can be viewed or 
downloaded at http://health.hawaii.gov/dcab/facility-access/interpretive-opinions/. As a 
newly constructed, multi-family residential project consisting of four (4) or more dwelling 
units , the project is also required to comply with the Federal Fair Housing Act Accessibility 
Guidelines (FHAG). 

In addition we encourage the use of the following accessibility guideline, published by the 
U S. Access Board for any design affecting areas in the public rights-of-way. This 
accessibility guideline is not yet enforceable by the DOJ under the Americans with 
Disabilities Act (ADA) nor have they been adopted by state rules under HRS §103-50. 



Janice Takahashi 
Hawaii Housing and Finance Development Corporation 
Regarding : Kapolei Mixed-Use Development Draft Environmental Assessment 
June 19, 2015 

However, this accessibility guideline provides guidance for a minimal level of accessibility 
for those elements not addressed by the enforceable ADA Accessibility Guidelines: 

• Proposed Guidelines for Pedestrian Facilities in the Public Right-of-Way 

A copy of this accessibility guideline can be found at: http://www.access
board.gov/guidelines-and-standards/streets-sidewalks/public-rights-of-way/proposed-rights
of-way-guidelines. 

In reviewing the EA, DCAB would like to point out a few items regarding the 2010 Standards 
and FHAG that are of concern or that need to be taken into consideration as the project 
develops: 

• Of the 154 senior rental units , the units designed with mobility features and 
communication features are required to be dispersed throughout the studio , one-
bedroom , and two-bedroom units. · 

• Of the 143 affordable and market rate condominium dwelling units , the units 
designed with mobility features and communication features must also be dispersed 
throughout the studio , one-bedroom, and two-bedroom units. 

• Where parking is provided in Phase 1, Phase 2 and Phase 3, the number of 
accessible parking to be provided shall comply with DCAB's Interpretive Opinion 
DCAB 2014-05 Definition of 'Parking Facility'. 

• Signage at accessible public parking serving the commercial spaces will be required 
to comply with Hawaii Administrative Rules , Title 11 , Chapter 219. 

Should you have any further questions, feel free to contact Mona Higa , Facility Access 
Coordinator at (808) 586-8121 . 

c: Dennis Silva , Jr., AICP 
Principal 
Hawaii Planning LLC 

Sincerely , 

FRANCINE WAI 
Executive Director 























Mr. Franco Mola 
Coastal Rim Properties 
1541 South Beretania Street, #101 
Honolulu, HI 96826 

Mr. Dennis Silva, Jr., AICP 
Hawaii Planning LLC 
I 00 I Bishop Street 
ASB Tower, Suite 2755 
Honolulu, HI 96813 

Dear Messrs. Mola and Silva: 

KAPOLEI 

July 8, 2015 

James Campbell Company LLC and Affiliated Companies 
Comments on Kapolei Mixed-Use Development Draft Environmental Assessment 

The James Campbell Company LLC and affiliated companies, including Kapolei Properties LLC 
(formerly Kapolei Property Development LLC) and Campbell Hawaii Investor LLC (collectively the 
"JCC Group"), appreciate this opportunity to comment on the Draft Environmental Assessment for the 
Kapolei Mixed-Use Development ("EA'') published in the June 8, 2015 issue of the Environmental 
Notice. The JCC Group is the former owner ofthe subject property, TMK (1) 9-1-088:021 ("Property") 
and continues to maintain certain rights and responsibilities as the master developer of the City of 
Kapolei. We have discussed the project concept with Coastal Rim Properties, the developer/applicant for 
this project, on several occasions over the last two years, but the EA provided us with significantly greater 
detail on the proposed project. 

While we are generally very supportive of high density mixed use projects throughout the City of 
Kapolei, we have a number of specific comments on the uses proposed for the Property and the contents 
of the EA. To provide context, we would like to begin by noting several governing covenants, approvals 
and criteria which currently render the proposed project an inconsistent use on the Property: 

I. Certain Use Restrictions, Covenants and Reservations of Rights Contained in the Property's 
Limited Warranty Deed dated July 14, 2006. The JCC Group retains enforcement rights for these 
applicable provisions of the deed: 

• Permitted Use of the Property: The use specified for the Property is an office building 
with ancillary ground floor retail totaling not less than 200,000 square feet. 

• Construction of Planned Improvements: Commercially reasonable best efforts to 
commence construction of the permitted use within two years (July 2008) and to 
complete construction within four years (July 20 I 0) were required of the Property owner. 

A ina Nui Corporation • Kapolei Properties LLC • Affiliates of the James Campbell Company LLC 

James Campbell Building, Suite 250 • 1001 Kamokila Boulevard • Kapolei, Hawai'i 96707 • Kapolei.com • PHONE: 808.674.6674 • FAX: 808.674.3349 
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• Water and Sewer Charges: The Property Owner is required to reimburse the JCC Group 
for water and sewer allocations assigned to and utilized for the Property to the extent they 
are available. 

2. Unilateral Agreement and Declaration for Conditional Zoning dated February 27, 1990. The 
Unilateral Agreement allowed for the B-2, Commercial zoning of the Property. It also sets forth 
the condition that projects in the City of Kapolei are subject to the design criteria and review 
processes in the City of Kapolei Urban Design Plan ("UDP") and that site and architectural plans 
are subject to Department of Land Utilization (now Department of Planning and Permitting 
["DPP"]) review and approval. The JCC Group and DPP retain design review and approval 
authority over all developments in the City of Kapolei (UDP Section 6.3) and these Unilateral 
Agreement conditions are enforced accordingly. 

3. City of Kapolei Declaration of Protective Covenants, Conditions and Restrictions dated 
November 30, 1993 ("CC&R"). The CC&R are dictated by the Unilateral Agreement and are 
recorded against all land in the City of Kapolei to ensure property owners in the City ofKapolei 
have a consistent property regime over time. The UDP was incorporated into the CC&R to meet 
a condition of the 1990 Unilateral Agreement and to ensure design consistency and standards for 
all property owners. Compliance with applicable terms of the CC&R and the UDP is enforced 
privately by the JCC Group as declarant. 

4. Infrastructure Capacities and Allocations. While regional and local infrastructure systems in the 
City of Kapolei were designed to accommodate high density development, demand assumptions 
for each property were required to plan, design and construct infrastructure improvements. These 
assumptions ultimately formed property-specific infrastructure allocations that the City and 
County of Honolulu relies upon to ensure adequate capacities for future development. 
Infrastructure design criteria and allocations for the Property were based on B-2, Commercial 
zoning and not for higher demands required of projects with significant residential components. 

While the Hawaii Revised Statutes Chapter 201H ("201H") process proposed for the project seeks several 
exemptions from City and County of Honolulu Land Use Ordinance ("LUO") provisions and various fee 
deferrals, 201H exemptions do not modify the privately enforced real property interests of the JCC Group 
incorporated in the CC&R and UDP. In addition, while we defer to the Honolulu City Council's 
authority to approve a 201H application, thereby changing the underlying allowable use of the Property 
outside of a zone change process, we retain compliance authority for the covenants listed above with the 
exception of the Unilateral Agreement for which DPP oversees compliance. 

With that background, we offer the following specific comments on the EA: 

Section 2.1.1: Please note that the correct title of the document is the City of Kapolei Urban 
Design Plan. The current version of the UDP was approved by the Honolulu City Council in 
2008. The proposed project is in the City Center District, the district within the City of Kapolei 
intended for the most intensive commercial uses under the UDP. While development of 
affordable housing is well intentioned and much needed, the project is not an interim use that 
could change over time. Therefore once the project is built, it will cause a permanent loss of land 
to accommodate future employment centers in the City of Kapolei as contemplated by the UDP 
andCC&R. 
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Sections 2.2.4 and 3.7: While we realize some of the proposed project uses may result in lower 
parking demands than what is required to meet LUO standards, we are very concerned by the 
parking exemptions proposed for the project given the rapid development in the City of Kapolei 
and the existing parking demands on public streets. It is not clear why early project phase 
parking exemptions are requested while portions of the site remain undeveloped and available for 
onsite parking. The limited availability of on street parking is not an appropriate mitigation for 
the onsite parking exemptions proposed for the project. As the surrounding lands are developed, 
this proposed mitigation will cease to be effective and the onsite under parking situation will be 
irreversible. Site plan review, including the provision of adequate parking, will be a part of the 
design review processes described in our comments on Section 4.2.3 below. 

Section 3.13.1: The JCC Group allocated 5,000 gallons per day ("GPO") of its reserved water 
allocation to the Property in 2005. Payments for water system facility charges up to 5,000 GPO 
are required to be made to the JCC Group and 201H exemptions or deferrals are not applicable. 
Water allocation to the Property in excess of 5,000 GPO will need to be made by the Board of 
Water Supply ("BWS") and payments for water system facility charges in excess of 5,000 GPO 
will be made to the BWS. The JCC Group does not have additional water commitments for the 
Property. Any upsizing of offsite water system infrastructure already constructed or new water 
system infrastructure required for the project is the responsibility of the project developer. 

Section 3.13.2: Consistent with the deed provision requiring payment to the JCC Group for 
wastewater allocations assigned to the Property, a 420 persons total capita allocation is assigned 
to this lot and payment up to that allocation is required to be made to the JCC Group and 201H 
exemptions or deferrals are not applicable. Wastewater allocation to the Property in excess of 
420 persons total capita will need to be made by DPP and payments for wastewater system 
facility charges in excess of 420 persons total capita will be made to the City and County of 
Honolulu. Any upsizing of offsite wastewater system infrastructure already constructed or new 
wastewater system infrastructure required for the project is the responsibility of the project 
developer. 

Section 4.2.3: Consistency with the UDP is assessed by both the City of Kapolei Design 
Advisory Board ("DAB") and DPP through multi-step design review processes. JCC Group 
approval based the DAB review is a prerequisite to obtaining building permits through DPP as a 
function of both the Unilateral Agreement and the CC&R. DPP review and approval of site and 
architectural plans is required prior to obtaining building permits as a function of the Unilateral 
Agreement. We encourage applicants to begin the DAB and DPP review processes early in their 
design process and to run them concurrently to avoid inconsistency of reviews. While design 
exemptions may be granted through the 201 H process, it cannot exempt the project from the 
concurrent review process by the DAB and the JCC Group under the UDP, which reviews may 
consider 20 1H exemptions, but is not bound by any such exemption. 

Sections 5.2 and 5.3 : We have already addressed many of the requested exemptions listed in 
these sections in this letter. To summarize, we defer to the Honolulu City Council hearing and 
approval process on the LUO and City and County of Honolulu fee deferral exemptions requested 
in Section 5.3. However, these exemptions do not apply to deed and CC&R provisions and 
infrastructure allocation limits and payments to the JCC Group. Any requests for modifications 
or changes in the deed provisions or infrastructure payment requirements should only be made to 
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the JCC Group after the Honolulu City Council acts on the project's 201H application. Review 
of the project by the DAB and the JCC Group under the UDP would occur at that time as well. In 
addition, although the project is primarily residential in nature, under the CC&R the land is 
classified as commercial and will be subject to the same CC&R requirements of other commercial 
lands within the City of Kapolei. 

Section 6: We feel there should be a meaningful discussion of alternative sites for this project. 
There are several similarly sized properties within the City of Kapolei that could conform the 
project to zoning and UDP district designations without the need to seek major land use 
exemptions through the 201H process. Again, while we are supportive of high density 
development in the City of Kapolei and feel residential uses are an important part of most 
successful mixed use projects, the permanent loss of land available for commercial employment 
centers if the Property were to be used for primarily residential uses, requires the conclusion that 
the Property is not the best site for the uses proposed, when alternative sites are readily available. 

Section 8: We strongly encourage you to consult closely with DPP on the proposed project early 
in the processing of your 201 H application since the application seeks a zoning exemption. DPP 
is also intrinsically involved in site plan and architectural reviews as a function of the Unilateral 
Agreement. Project design review comments are shared between the DAB and DPP throughout 
the design review process and early consultation is essential to avoid inconsistency. 

If you have questions on the information in this letter, or if you would like to discuss our comments, 
please contact me at (808) 674-3289 or stevek@kapolei.com. 

ga:04001300\Kl 0390 

cc: Janice Takahashi 
George Atta 

Sincerely, 

~~ 
Stephen H. Kelly 
Vice President, Development 





















United States Department of the Interior 

In Rcpl} Refer To: 
2015-TA-030 I 

Mr. Dennis Silva, Jr. , AICP 
Principal 
Hawaii Planning LLC 
7 Waterfron£ PlaLa 

FISH AND WILDUFE SERVICE 
Pacific h.lands Fish and Wildlife Office 
300 Ala Moana Boulevard, Room 3-122 

Honolulu, Hawai'i 96850 

500 Ala Moana Boulevard, Suite 400 
Honolulu. Hawai'i 96813 

JUL 0 1 2015 

Subject: Technical A\'>istance for the Draft Environmental A<.,-;essmen£ Kapolei Mixed
Use Development, Kapolei, O'ahu 

Dear Mr. Silva: 

The U.S. Fish and Wildlife Service (Service) received }Our Jetter on June 8, 2015, requesting our 
comments on the proposed Kapolei Mixed-Used Development in Kapolei, O'ahu [TMK 9-1-088: 
021 ]. We understand Hawai 'i Planning, LLC, on behalf of Coastal Rim Properties, Inc., has 
prepared a Draft Environmental Assessment in accordance with Chapter 343. Hawai 'i Revised 
Statutes for the proposed project. The proposed project will be con'>tructed in three phases, all 
located on a 3.06 acre site. Phase 1 involves the construction of one 13-story building, 150-feet 
in height, which will include 154 units, a community center, lobby, recreation deck, laundry area, 
and ground floor retail space. Phase 2 con-;ists of a '>econd 13-story building, 150-feet in height, 
~ hich will include 143 unit'>. a community center, lobb). recreation deck. and ground floor retail 
space. Phase 3 consists of a '>ingle story building with retail and associated services space. A 2-
level parking structure will be built in the center of the bui ldings and will be built in phases 
according to parking requirements for each building. 

We have re\ iewed the information you provided and pertinent information in our files, including 
data compiled by the Hawai'i Biodiversity and Mapping Program a'> it pertains to listed species 
and designated critical habitat in accordance with section 7 of the Endangered Species Act of 
1973 (ESA). a'> amended ( 16 U.S.C. 1531 et seq.). There is no federally designated critical 
habitat within the proposed project footprint. Our data indicate the federally threatened Newell's 
'>hearwater (Pujjlnus auricularis newelii) and seabirds protected under the Migratory Bird Treat) 
Act [ 16 U.S.C. 703-712] (M BTA), such as the wedge-tailed shearwater (Puffinus pacificus 
chlorlzynclws). (collectively referred to a-; Hawaiian seabirds), could be impacted by components 
of )Our project. We offer the following comment'> for your consideration. 

Outdoor lighting, such as street lights and night-time work, can adversely impact listed and 
migratory seabird species found in the vicinity of the proposed project. Seabirds fly at night and 
are attracted to artificially lighted areas which can result in disorientation and subsequent fallout 
due to exhaustion or colli-,ion with objecto., such as utility line , guy wires, and towers that 
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protrude above the vegetation layer. Once grounded, they are vulnerable to predators or often 
struck by vehicles along roadways. Any increase in the use of night-time lighting, particularly 
during each year's peak fallout period (September 15 through December 15), could result in 
additional seabird injury or mortality. 

2 

If night-time work is proposed for your project, impacts to Hawaiian seabirds can be minimized 
by shielding outdoor lights to the maximum extent possible, eliminating night-time construction, 
and providing all project staff and residents with information about o;eabird fallout. All lights, 
including street lights, should be shielded so the bulb can only be seen from below and use the 
lowest wattage bulbs possible. The project description should address all potential impacts to 
Hawaiian seabirds and outline conservation measures to minimi7e these impacts. 

Hawai'i's native ecosystems are hea\ily impacted by exotic inva.,ive plants. Whenever possible 
we recommend using native plants for landscaping purposes. If native plants do not meet the 
landscaping objectives, we recommend choosing species that are thought to have a low risk of 
becoming invasive. The following websites are good resources to use when choosing 
land.,caping plants: Pacific Island Ecoo;ystems at Risk (http://www .hear.org/Pier/), Hawaii
Pacific Weed Risk Assessment 
(http://www.botany.bawaii.edu/faculty/daehler/wra/full_table.asp) and Global Compendium of 
Weeds (www.hear.org/gcw ). 

We appreciate your efforts to con er\'e endangered species. If you ha\'e questions regarding 
these comments, please contact Leila Gibson, Fish and Wildlife Biologist (phone: 808-792-9400, 
email: leila_gibson@fws.gov). 

CC: Ms. Janice Takahashi 

s~fl\i( 
Aaron Nadig 
Island Team Manager 
O'ahu, Kaua'i, North Western Hawaiian Islands, 
and American Samoa 
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ReC No. P-14812 

Mr. Dennis Silva. Jr .. AICP. Principal 
Hawaii Planning. LLC 
1001 Bishop Street, Suite 2755 
Honolulu, Hawaii 96813 

Dear Mr. Silva: 

July 8. 2015 

~ubjccl: Draft I nvironmental Assessment 
Kapolei Mixed-Use Development Project 
Honolulu, Oahu. Hawaii 
TMK. (I) 9-1-088:021 

Telephone 
Fax 

Web 

(808) 587·2846 
(808) 587·2824 

hltp/lplannong hawa I govJ 

Thank you for tht! opportunit) to pro\ ide comments on lhe subject Drart Environmental 
Assessment (EA) for the proposed Kapolei Mixed-Use Development project. 

According to the Draft EA. the proposed project consists of three components to be bui It 
in three phases. all located on an appro"'imatcl) 3.06-acre site located in the.! State Land Use 
C"rban District. Phase 1 v.ill consist of 154 al1ordable senior rental units above ground floor 
commercial retail spaces in a single 13-story tower. Pha~e 2 \\ill add a second 13 stof) tower 
with 143 allordable and mark.et rate condominium dwelling units, as "'ell as more ground floor 
retail space. Phase 3 will be comprised of additional single slOT) retail lacing the remainder of 
the street fi·ontage and filling out the balance of the site. Phase I will attain the LEED Platinum 
standard. and the remaining two phases \viii be LEED certifiable to the basic level. The 
Applicant will be processing approvals and entitlements under Chapter 20 I H. llawaii Revised 
Statute~ (I IRS). 

fhc Ollice of Planning (OP) reviewed the Draft EA and olfers the following comments. 

1. We strong)) support this proposal to provide affordable senior rental housing for the 
underservcd lower-income segment of Oahu's population. According to the 201-t 
Oahu Rental} lousing study. the changes in the composition of demand from 2014 to 
2019 show that the numbers for the younger age groups diminish and those for the 
older ones increase. As such, housing demand driven by this demographic change 
will disfavor starter and family houses and favor st!nior housing and empty nesters 
The study, moreover. identiiied the need for 2.379 nc':v housing units b) 2020 tor 
seniors aged 55 and over eammg between 30 and 60 percent of an~a median income 
(A Vli). 
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'J \\~recognize the proposed project lies outside of the I.a::;t Kapolei Neighborhood 
Transit-Oriented Dcvelopmt:nl ( fOD) Plan Area. 1t may. however. he \\·itbin the 
future rmltransi1 extension area. and we find that the proposed project is well-suited 
lo accommodate the potential increase in pedestrian and other non-vehicular traflic in 
the area given the proposed project's adjaccnc) to U1c e;...isting Kapolei Transit 
Center. tJ1e ample bike storage. and the proximity to recreational and shoppmg 
an1cnities. 

3. Should a rail transit station be located m.:ar the proposed project in the future. \\C 

suggest considering ho,., to create safe. high-quality access for pedestrians and other 
non-vehicular traffic to the proposed prOJect. 

4. fhe Draft EA docs not address the project's conform it} with the Hawaii Coastal J:one 
'vfanagement (CZM) enforceable objectives and policies found in 1 h.l\vaii Revised 
Statutes (HRS) § 205A-2. This project is within the State ofHa\\aii as such 1t must 
conform to the regulations, objectives, and policies that govern the coastal 
management arl!::t. 

HR § 205A-l defines the entm~ state as being within coastal zone management area. 
Therefore this project is '\ithin the CZM area and must conform to CLM objecth·es 
and policies. Thes~.: objectives and policies include: rccreullonal resources. historic 
resources. scenic and open space resources. coastal ecosystems, economic uses. 
coastal hazards. managing development. public participation. beach protection. and 
marine resources. 

HRS Chapter 205A requires all State and county agencies to enforce the CZM 
objectives and policies. Therefore, the Final EA should include an assessment as to 
hO\\ the proposed project confom1s ro the CLM objecth cs and its supporting policies 
set forth in HRS § 205A-2. 

5. fhc Draft EA. Section 4.1.2. pages 69-72. includes a satisfactory analysis on the 
llu\\ail State Plan's objectives and policies, tbr: HRS § 226-3 (Overall Themes)~ 
HRS § 226-.t (State Goals). and HRS § 226-19 (Socio-Cultural Advancement 
Housing). Howe\ cr. HRS § 226-1 08(2) - the priority gutdeline on sustainabtlity. 
encourages planning that respects and promotes living within the natural resources 
and limits of the State. The Drall EA should consider resource consenation (both 
v.ak'r and energ)) in the de,·elopment and planning tor this project. Resource 
et1icicnC) measures. would be beneficial to a project on this scale. and efficienc) 
measures are consistent with sustainability principles. The Final Environmental 
Assessment should advance the analysis in Section 4.1.2, the Hawaii Slate Plan. and 
incorporate an e\ aluation on the feasibility of water and enerf:,.') resource conservation 
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practices and include it in a discussion on the Priority Guideline on Sustainability. 

The Drnft [\pro' ides an adequate evaluation of stoJmwatcr impact that could result 
from th1s project m the Drainage \nalysis. Section 3.13.3. pugc~ 62-63. This analysis 
includes a discussion on the drainage infrastructure current!) in place. potential 
impacts and mlligation measures. and planned Low-Impact Development design 
concepts for stom1 water runoiTmitigation for Phases 1 and 2. 

6. ln the Final EA. please ensure that th~: maps are consistently formatted and contmn a 
north arrO\\. scale, and legend. The resolution of se\•eral of the maps should also be 
enhanced for improved readabilit). 

The proxtmity of the mixed-use development project to pubhc transportallon. shopping. 
basic services. recreauon. and open space ofters unique opportunit) and choice for residents of 
all income levels to secure housing in a sustainable and integrated communil). We look forward 
to receiving the Final EA and information on the progress of this project. 

lf you have any questions. please contact Katie Mineo, Land Usc Division, at (808) 
587-2883 or Josh llckckia. CZM Program. at (808) 587-2845. 

Sincere):;. 

~-& 
Leo R. Asuncion 
Acting D1rector 

c: Ken Takahashi. I Jawaii Housing Finance & Development Corporation 
Franco V1ola. Coastal Rim Properties 
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Mr. Dennis Silva, Jr., AICP 
Principal 
Hawaii Planning LLC 
7 Waterfront Plaza 
500 Ala Moana Boulevard, Suite 400 
Honolulu, Hawaii 96813 

Dear Mr. Silva: 

July 8, 2015 

MICHAEL D. FORMBY 
DIRECTOR 

MARK N. GARRITY. AICP 
DEPUTY DIRECTOR 

TP6/15-612953R 

SUBJECT: Draft Environmental Assessment (DEA) Kapolei Mixed-Use 
Development; Tax Map Key: 9-1-088: 021 

In response to your letter dated June 5, 2015, we have the following comments: 

1. The locations of the project driveways as presented in the DEA site plans 
(Figures 2a, 2b, and 2c) differ from those presented in Appendix E, the 
Traffic Impact Analysis Report (TIAR) (Exhibit 2 Project Site Plan), which 
changes the project traffic circulation. The DEA should describe whether 
the new traffic circulation results in additional impacted intersections and 
propose necessary mitigation measures. 

2. The DEA states that during Phase 3 construction (estimated 1 year 
duration), all parking for Phase 1 retail will be relocated to an off-site 
location, which is not identified. The DEA should identify the relocation 
site and address any vehicular or pedestrian impacts associated with the 
temporary parking relocation. 

3. Transportation Demand Management strategies provide justification for 
some reduction to the overall trip generation of a project, but not for a 
reduction in the residential parking demand unless incentives are provided 
that will reduce the need for car ownership. The availability of on-street 
parking is not justification for nor does it mitigate or reduce on-site parking 
needs of the project (on-street parking is public parking available to 
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anyone). To justify a reduction in residential parking demand, the 
following incentives should be considered: 

a) Provide dedicated car-share parking spaces. 

b) Unbundle the cost of parking from rent by charging for each parking 
space separately from the residential units. 

c) Provide bus passes for residents either free or at reduced cost. 

d) Provide real-time transit arrival information on displays in lobbies 
and public areas. 

e) Provide a dedicated location for a bike-share parking station. 

Justification for reduced retail parking should be supported by a detailed 
shared parking analysis. 

4. During Phase 3 construction, Phase 1 commercial loading stalls will be 
relocated. The DEA should evaluate any potential impacts created by the 
temporary disruption/elimination of these on-site commercial loading 
areas, and provide mitigation measures as necessary. 

5. The proposed location of commercial loading spaces for the project 
appear to adversely impact access to on-site parking and through-traffic 
on Alohikea Street. Furthermore, the location of the proposed Phase 2 
commercial loading space appears to block traffic on Alohikea Street 
during deliveries, and it is unclear if there is sufficient turning radii to 
negotiate the movement. Commercial loading activities could also result 
in blockage of the main entrance/exit to the Wakea Street parking 
structure upon completion of Phase 3. 

6. The 154 affordable senior rental housing units in Phase 1, and the 
affordable housing units in Phase 2, which may attract seniors, raises 
mobility concerns the Final Environmental Assessment (FEA} should 
address. The developer should ensure that design features required to 
accommodate the City's public transit vehicles, including TheHandi-Van 
paratransit vehicles, are incorporated into the site project plans and 
design. TheHandi-Vans require a minimum 31-foot turning radius and a 
1 0-foot, 6-inch height clearance. It is also recommended that the 
developer consult with the State Disability and Communication Access 
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Board to ensure that the project plans (interior and exterior layouts) fully 
comply with the requirements of the Americans with Disabilities Act. 

7. The FEA should describe any impacts the project may have on the City 
bus stops near the project described on pages 36 and 37 of the DEA and 
pages 6 and 7 of Appendix E, the TIAR, and propose mitigating measures. 
Appendix E, the TIAR, on introductory page x and page 18, indicate the 
applicant will be responsible for relocating a City bus stop adjacent to the 
site on Haumea Street because the stop conflicts with the proposed 
access to the site on Haumea Street and that negotiations with the City 
will be needed to accomplish this relocation. You should contact our 
transit staff at 768-8370 at your earliest opportunity to negotiate this 
relocation. 

8. A street usage permit from the City's Department of Transportation 
SeNices shall be obtained for any construction-related work that may 
require the temporary closure of any traffic lane on a City street. 

9. Any construction materials and equipment should be transferred to and 
from the project site during off-peak traffic hours (8:30a.m. to 3:30p.m.) 
to minimize any possible disruption to traffic on the local streets. 

Thank you for the opportunity to review this matter. Should you have any further 
questions, please contact Michael Murphy of my staff at 768-8359. 

Very truly yours, 

~~ 
Director 

1

by ) 

cc: Ms. Janice Takahashi, State of Hawaii, HHFDC 
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Mr. Dennis Silva, Jr. , AICP 
Principal 
Hawaii Planning LLC 
7 Waterfront Plaza 
500 Ala Moana Boulevard, Suite 400 
Honolulu, Hawaii 96813 

Dear Mr. Silva: 

July 10, 2015 

SUBJECT: Draft Environmental Assessment (EA) 
Kapolei Mixed-Use Development 
TMK: 9-1-088: 021 

EDUARDO P. MANGLALLAN 
DEPUTY DIRECTOR 

IN REPLY REFER TO: 
DRM 15-477 

Thank you for the opportunity to review and provide our input regarding your 
letter dated June 5, 2015, on the above subject project. 

Our comments are as follows: 

• Once construction phase commence, install approved Best Management Practices 
fronting all drainage facilities along Haumea Street and other streets that border 
TMK: 9-1-088:021. 

• During construction and upon completion of project, any damages/deficiencies to 
Haumea Street right-of-way shall be corrected to City standards and accepted by the 
City. This would also apply to streets that border TMK: 9-1-088:021 , which may be 
dedicated to the City in the future. 

If you have any questions, please call Mr. Kyle Oyasato of the Division of Road 
Maintenance at 768-3697. 

Sincerely, 

~/I~ 
Ross S. Sasamura, P.E. 
Director and Chief Engineer 
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July 10, 2015 Log No. 2015.02258 
 Doc. No. 1506GC16 
Ms. Janice Takahashi Archaeology 
Department of Business, Economic Development and Tourism 
Hawaii Housing Finance & Development Corporation 
677 Queen Street, Suite 300 
Honolulu, HI  96813 
 
Dear Ms. Takahashi 
 
SUBJECT: Chapter 6E-8 Historic Preservation Review  
         Draft Environmental Assessment (DEA) - Kapolei Mixed Use Development 
         Honoʻuliʻuli Ahupuaʻa, ʻEwa District, Island of Oʻahu 
         TMK: (1) 9-1-088:021 
 
Thank you for the opportunity to review the DEA for the Kapolei Mixed Use Development. We received this 
submittal on June 8, 2015. The developer, Coastal Rim Properties, Inc., proposes to develop a mixed-use residential 
and retail project in Kapolei. The proposed project will consist of three components to be built in three phases within 
the 3.06-acre parcel owned by Goodwill Industries of Hawaii and identified as TMK: (1) 9-1-088:021. Phase I will 
consist of a 13-story tower containing 154 affordable senior rental units and ground floor commercial retail spaces. 
Phase 2 will add a second 13-story tower, and Phase 3 will be comprised of additional single story retail spaces. 
According to the submittal documents, Kapolei Mixed-Use Development will use State funds through the Historic 
Housing Finance & Development Corporation’s (HHFDC) Dwelling Unit Revolving Fund (DURF) program. 
 
Our records indicate that there are no known historic sites within the subject parcel which was subjected to 
commercial sugarcane agriculture. More recently the parcel has been graded during the development of Kapolei. 
Several archaeological studies have been conducted for approximately 1,400 acres in Kapolei which resulted in 
identification of no significant historic properties (Haun 1986; Rosendahl 1987, Hammatt and Shideler 2003). These 
studies, provide information relevant to the current project area. A recent archaeological study of a property located 
about 0.5 miles from the current project area identified only a remnant section of a former sugarcane plantation road, 
SIHP 50-80-12-7605 (Medrano and Spear 2014). 
 
Based on the above, SHPD’s determination is no historic properties affected.   
 
In the event that historic resources, including human skeletal remains, cultural layers, cultural deposits, features, 
artifacts, or sinkholes, lava tubes or lava blisters/bubbles are identified during construction and/or other activities, 
cease all work in the immediate vicinity of the find, protect the find from additional disturbance, and contact the 
State Historic Preservation Division (SHPD) immediately at (808) 692-8015. 
 
Please contact me at (808) 692-8019 or at Susan.A.Lebo@hawaii.gov for any questions concerning this letter. 
Mahalo,  

 
Susan A. Lebo, PhD 
Archaeology Branch Chief 
 
cc: Dennis Silva, Jr. Principal Hawaii Planning LLC (hawaiiplanningllc@gmail.com)  
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Mr. Dennis Silva, Jr. 
Hawau Planning, LLC 
7 Waterfront Plaza 

July 13, 2015 

500 Ala Moana Boulevard, Suite 400 
Honolulu, Hawaii 96813 

Dear Mr. Silva: 

SUBJECT: Request for Comments 
Draft Environmental Assessment 
Kapolei Mixed Use Redevelopment - 583 Units 
Chapter 201 H-38, Hawaii Revised Statutes (HRS) 
1020 Wakea Street- Kapolei 
Tax Map Key 9-1-88: 21 

GEORGE I. ATTA, FAICP 
DIRECTOR 

ARTHUR D CHALLACOMBE 
DEPUTY DIRECTOR 

2015/ELOG-1148(SB) 

Thank you for the opportunity to comment on the above Draft Environmental 
Assessment (DEA} on received on June 5, 2015. The developer (Coastal Rim Properties) of 
the proposed Mixed Use Residential and Retail Project (Project) involving affordable housing 
will be seeking exemptions from various planning, zoning, and construction standards pursuant 
to Chapter 201 H-38, HRS. The application for exemptions is being processed by the Hawaii 
Housing and Finance Development Corporation (HHFDC) because, under the particular 
circumstances presented, the Project was not eligible for processing by the Department of 
Planning and Permitting (DPP). After the State completes its review process, the request for 
exemptions will be submitted directly to the City Council for action. 

In the DPP letter to Plan Pacific (dated September 27, 2013), we stated that the 
Affordable Housing Project (some of the affordable units being affordable to households earning 
up to 140 percent of the median income for Honolulu) by Coastal Rim Properties involving 583 
dwelling units, neighborhood retail space, day care, community centers, and park and play 
space, is not eligible for processing by the DPP because it did not meet the eligibility 
requirements for minimum percentage of units for certain target income groups. To be eligible 
for processing by the DPP, projects must include a minimum of 10 percent of the total units 
being affordable to households earning annual incomes which do not exceed 80 percent of the 
median income. Similarly, a minimum of 20 percent of the total units must be affordable to 
households earning between 81 to 120 percent of the median income. The remaining 
affordable units to be provided may be affordable to gap group households (i.e., 121 to 140 
percent). A maximum of 50 percent of the total units can be sold at market rates. 
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In a subsequent correspondence, the DPP noted that since, contrary to what was 
previously presented, the Project will be developed in four phases, Phase 1 of the Project may 
technically be eligible for Chapter 201 H-38, HRS processing under the City's eligibility 
requirements. However, since the Applicant indicated that he was working with HHFDC on a 
consolidated 201 H-38, HRS application for all four phases of the Project, the DPP concurred 
that the Applicant should continue processing with the HHFDC. 

The following DPP branches provided review comments as follows: 

A. Site Development Division: 

1. Subdivision Branch: No comments on the DEA at this time. We may have 
additional comments on the proposal when the 201 H exemption request is 
submitted. 

2. Traffic Review Branch: 

a. A timeline or phasing plan of the anticipated dates to obtain major 
building permit(s) for major construction work, including the projected 
date of occupancy or opening, should be prepared by the Applicant in a 
format acceptable to the DPP. The timeline should identify when the 
construction management plan (CMP) and updates and/or validation to 
the findings of the initial traffic impact analysis report (TIAR) {dated 
February 14, 2015), will be submitted for review and approval. The major 
permitting items should coincide with the necessary approvals for 
construction plans and building and occupancy permits. Typically, the 
CMP should be submitted for review and approval prior to the issuance of 
building permits for major construction work for the three building phases. 
The TIAR, including supplemental studies or subsequent updates, should 
be submitted and approved prior to the commencement of each major 
phase of work, as required. A new TIAR may be required if there is a 
significant change to the scope or timing of the major work items 
contained in the initial report. 

b. The CMP should identify the type, frequency, and routing of heavy trucks 
and construction-related vehicles. Every effort shall be made to minimize 
impacts from these vehicles and related construction activities. The CMP 
should identify and limit vehicular activity related to construction to 
periods outside of the peak periods of traffic, utilizing alternate routes for 
heavy trucks, provisions for either on- or off-site staging areas for 
construction-related workers and vehicles to limit the use of on-street 
parking around the Project site and other mitigation measures related to 
traffic and potential neighborhood impacts. Preliminary or conceptual 
traffic control plans should also be included in the CMP. The Applicant 
shall document the condition of roadways prior to the start of construction 
activities and provide remedial measures, as necessary, such as 
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restriping, road resurfacing, and/or reconstruction if the condition of the 
roadways has deteriorated as a result of the related construction activities. 

c. An updated TIAR should be prepared and submitted prior to the 
commencement of the subsequent phase of this development to validate 
the trip generation rates from the previously completed development and 
include a projection of the relative impacts to traffic resulting from the 
upcoming phase. Traffic mitigation measures, such as installation of 
traffic signals, may be a condition of the development if it is deemed to be 
warranted, resulting from, in part, by traffic due to this development. 

d. Every effort should be made to make this development cognizant of multi
modal and complete streets strategies. These will include provisions for 
bicycle racks which are conveniently located within this development for 
residents and commercial users, internal pedestrian walkways which lead 
to street intersections, and other similar strategies. Driveways should be 
located at mid-block to minimize conflicts with intersections and coincide 
with driveways for future developments. Internal parking areas should be 
interconnected such that motorists can enter and exit on any street and 
not be limited to one street. A driveway to provide access to the internal 
parking stalls should be considered on Haumea Street to reduce traffic 
demand from Wakea and Alohikea Streets. 

e. Construction plans for all work within, or affecting public streets, should 
be submitted for review and approval. Traffic control plans during 
construction should also be submitted for review and approval, as 
required. Vehicular access points shall be constructed as standard City 
dropped driveways. Adequate vehicular sight distance shall be provided 
and maintained at all driveways to pedestrians and other vehicles. 
Driveway grades shall not exceed five percent (5%) for a minimum 
distance of 25 feet from the back of the designated pedestrian walkway. 
Entry gates and ticket dispensers should be recessed as far into the 
driveway as necessary to avoid any queuing onto public streets. All 
loading and parking areas shall be designed such that vehicles enter and 
exit front first. 

f. The developer should meet to discuss traffic related issues for off-site 
work prior to the submittal of construction plans at their earliest 
convenience to minimize review comments and expedite the time for plan 
review. 

B. Planning Division, Community Planning Branch: 

1. City of Kapolei Urban Design Plan: The proposal to develop a City Center block 
primarily for residential use does not appear to be consistent with the Urban 
Design Plan (UDP). Within the City Center (B-2 District), six blocks are 
designated for offices, financial retail, business support services, personal 
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services, and restaurants. The City Council may have the authority to grant the 
Land Use Ordinance (LUO) zoning use exemptions and override the UDP 
requirement. However, it is important to acknowledge that the intent for these 
blocks was clearly to focus on commercial uses (and jobs) in the Kapolei core. 
UDP was required to ensure that community-specific goals and objectives would 
be developed and followed. The Final Environmental Assessment (FEA) should 
discuss why property outside of the City Center, such as in the Commercial 
Emphasis Mixed Use District, where residential use at mid- and high-rise heights 
is permitted, is not feasible. In short, while affordable housing is a critical public 
need, alternative sites may be more suitable. 

2. Other Concerns: The FEA should acknowledge that the UDP requires a sloping 
roof form, which is to be accommodated within the 150-foot height limit. The 
UDP also requires buildings to observe a height setback above 70 feet to avoid 
over-scaled forms. 

C. Land Use Permits Division. Urban Design Branch (UDB): 

1. Project Profile: The correct lot area is 3.036 acres or 132,248 square feet. 

2. Section 2.1.1: Location and Surrounding Area: 

a. You note that the site is comprised of 3.06 acres or approximately 
132,229 square feet. However our records indicate that the site consists 
of 3.036 acres or 132,248 square feet. 

b. You note that each of the three phases (1, 2, and 3) has a land area of 
41,131 square feet, 44,310 square feet, and 46,788 square feet, 
respectively. However, the total of these three phases does not add to 
the total lot area of 132,248 square feet. 

c. Revise Figures 2a, 2b, and 2c, which depict the first levels of each of the 
phases. The total floor area (for each of the phases) differs from what 
you have indicated in the Project Information sheet, under Appendix D. 
Since each figure is depicting only the first levels of each of the phases, 
the total floor area of the uses within the first levels of each of the phases 
should be the same as what you have indicated as the total area for the 
first levels of each of the phases. The floor area of each of the phase's 
first levels should be the same as the building area of the structures in 
each phase. 

3. Section 2.1.2: Land Use Designation: You correctly note that multi-family 
dwelling units are not permitted uses within the B-2 Community Business District. 
However, your proposal entails the development of multi-family dwellings. 
Therefore, include a discussion about an exemption from the allowance use. 
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4. Section 2.2.2: Affordability: 

a. In the Project description, you explained that Phase 1 will consist of 154 
affordable senior rental units; and with the exception of the single 
manager's unit, 100 percent of these rental units will be priced in the 
affordable range for senior households earning between 30 and 60 
percent of the area median income (AMI) for Honolulu, as listed by the 
Department of Housing and Urban Development. Nonetheless, you listed 
8 of the units will be rented in the 30 percent AMI range, 18 of the units 
will be rented in the 55 percent range and 27 units will be rented in the 60 
percent AMI range. Therefore, contrary to what you have described in 
the previous section, the total rental units priced within the affordable 
range for senior households earning between 30 and 60 percent is 53 
(8+18+27) and not 153; and thus not at 100 percent. 

b. In Phase 2, you indicate that 72 of the 143 units will be restricted at a 
140 percent AMI or below. You consequently note that the exact level of 
restrictions is yet to be determined, but for the purposes of the DEA you 
assume that the restriction will be 140 percent. Nonetheless, in the same 
paragraph you state that in order to satisfy the minimum requirement for a 
201 H application, 50 percent of the total units must be restricted at a 140 
percent AMI. Given that your development is an Affordable Housing 
Project, it is essential that you determine your exact level of restrictions. 

c. Under Table 5- AMI Levels and Unit Distribution, Phase 1 Units, you 
indicate that 127 of the affordable senior household rental units will be 
priced for senior households earning 60 percent of the AMI. Nonetheless, 
in Section 2.2.2 you have indicated that only 27 of the units will be priced 
for senior households earning 60 percent of the AMI. Please verify the 
figures. 

5. Section 2.2.3: Proposed Project: 

a. You provided the Floor Area Ratio (FAR) for Phase 1 in this section. 
Please keep in mind that the FAR is calculated for the entire zoning lot. 
In addition, the proposed density or FAR of 3.12 (for Phase 1 ), exceeds 
the maximum allowable FAR of 2.5 without open space bonuses. 

b. Revise the lot size you list for Phase 3 on Page 19. You indicate that the 
lot size for Phase 3 is 43,310 square feet; however, in the previous 
sections and figures you have listed Phase 3 as having a lot area of 
46,788 square feet. 

c. Revise the number you list for the gross building area of Phase 3, 
including the parking structure on Page 20. In the previous paragraph, on 
Page 19, you indicate that the total gross building area for Phase 3 is 
20,390 square feet and the gross area for the parking structure is 21,300 
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square feet. Therefore, the gross building area of Phase 3, including the 
parking structure, should be 41,690 square feet (20,390 + 21,300). 

d. Revise Table 8 (Kapolei Mixed-Use Development- Building Summary). 
Provide the floor area that you used to calculate the off-street loading 
stalls and note which "Use Category", listed in the LUO, will the off-street 
loading calculation be based on. Similarly, indicate the number of parking 
stalls to be provided for the proposed retail stores in Phases 1 and 2. In 
addition, note that the number of off-street parking and loading stalls 
indicate the stalls to be provided by the Applicant but not those required 
by the LUO. 

e. Revise the off-street parking LUO requirement for retail establishments 
listed on Page 21. You indicate that one parking stall is required for every 
300 to 400 square feet of retail space, depending on the type. Please 
note that the off-street parking requirement for retail establishments, per 
Table 21-6.1 of the LUO, is one parking stall per 400 square feet. 

6. Section 3.3.5: Climate: Include a section about sea level rise and the potential 
impact and mitigation. 

7. Section 3.5: Archaeological and Historic Resources: Consult with the State 
Historic Preservation Division to confirm that an additional Archaeological 
Inventory Survey is not required. 

8. Section 3.6: Cultural Resources: Include a section relating to cultural impact 
assessment. 

9. Section 3.7: Roadways and Traffic: On-Street Parking: You state that the 
on-street parking within the immediate neighborhood partially mitigates the need 
for on-site parking. Please keep in mind that per the LUO, off-street parking will 
need to be provided on-site. 

10. Section 3.14.1: Schools: The DEA should explain in depth how the construction 
of the 143 units in Phase 2 will impact the existing schools. Provide more 
information about these schools and their enrollment capacity. 

11. Section 5.0: Chapter 201 H Application and Exemptions: You state that" ... the 
EA serves as the 201 H application agency and public comment document in 
addition to meeting the content and submittal requirements for an EA. under 
Chapter 343, HRS, and Chapter 11-200, Hawaii Administrative Rules". Please 
note that the DPP has not reviewed the submitted DEA for compliance with the 
LUO under the 201 H application process. 

12. Section 5.2: Requested Exemptions: On Page 97, you state that the TIAR's 
on-street parking is available in the immediate neighborhood. As such, you 
conclude that these on-street parking stalls will offset the need for on-site 
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parking. However, as noted previously, required off-street parking will still need 
to be provided on-site. 

13. Section 6.0: Alternatives: The discussion for the alternatives should be more in 
depth. Similarly, they should be illustrated diagrammatically. 

14. Appendix D: Architectural Plans: 

a. Under the Project Information Sheet, it is not clear what the Net Area 
Table is representing. Similarly, the Gross Area Table is inconsistent to 
what you have outlined within the text. In addition, as outlined before, the 
off-street parking requirement for retail establishment under the LUO is 
one stall per 400 square feet. Furthermore, the total site area is incorrect. 
Please revise all the tables. 

b. As indicated in Item B(2)(c) herein, the total floor area (for each of the 
phases) that you indicate differs from the Project Information Sheet, 
under Appendix D. Make sure that the total floor area of each of the 
levels for each of the phases matches what you have stated in the Project 
Summary as well as the Project Information Sheet. 

c. The plans for each of the phases should be organized in order 
(i.e., Phase 1 Level1, Level 2, Level 3, and so on). Similarly, the plans 
should clearly indicate the proposed uses for each of the levels of each 
phase. 

d. The Project Information Sheet, under Appendix D, indicates landscaped 
open spaces. Provide an open space plan/diagram indicating the 
proposed landscaped open space. 

e. The parking layout plan in each of the phases should show the typical 
dimension for both the standard and compact parking stalls, as well as 
the loading stalls. Please note that Section 21-6.50 of the LUO identifies 
the minimum dimensions for parking stalls. 

f. All building sections and elevations should show the property lines. 

g. Identify all the adjoining streets in the isometric drawing. 

15. Other General Comments: 

a. Parts of the parking structure will be visible from the adjoining streets. 
Therefore, it should be adequately screened to minimize light and glare 
impacts onto surrounding areas. This could be accomplished with 
landscaping, planter boxes, and/or architectural design elements. 



Mr. Dennis Silva, Jr. 
July 13, 2015 
Page 8 

b. In the Project Summary, you discuss that the Project will be pedestrian 
friendly. However, in the drawings provided, there are no features to 
enhance the pedestrian experience. Therefore, to encourage pedestrian 
movement along the streets and enhance the walking experience, please 
provide shade or canopy-form trees. 

c. From the renderings, the proposed structures seem stark and austere. 
For instance, in the open podium area where the two tall buildings 
intersect on the second and third floors, landscaping can be incorporated 
to soften the facade of these buildings. 

d. Provide a site plan that clearly shows all access and circulation, such as 
driveways, entryways, secondary access, pedestrian walkways, utility 
access easements, parking, and loading areas. The site plan should 
indicate what is discussed in the Project's description regarding the 
creation of a pedestrian-engaging open space. All the bounding streets 
should be indicated. In addition, building footprints for each of the 
structures should also be demarcated clearly and the proposed uses for 
each floor of each of the phase. 

e. Provide a building section that diagrammatically identifies proposed uses. 

f. Discuss short term impacts of the Project. 

Should you have any questions, please contact Sery Berhanu of our Urban Design 
Branch at 768-8033 or via email at sberhanu@honolulu.gov. 

cc: HHFDC, 
Attention: Janice Takahashi 

Honolulu City Council 

Very truly yours, 

_d~_p~ 
George I. Atta, FAICP 
Director 

























DAVm Y. IGE
GOVERNOR OF HAWAII

•%s^s^

SUZANNE D. CASE
CHAIRPERSON

BOARD OF LAND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE

MANAGEMENT

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DIVISION

POST OFFICE BOX 621
HONOUJLU- HAWAII 96809

via email: hawaiiplanningllc(% email.corn

July 6, 2015

Hawaii Planning LLC
Attn: Dennis Silva, Jr., Principal

7 Waterfront Plaza

500 Ala Moana Boulevard, Suite 400

Honolulu, HI 96813
Dear Mr. Silva,

SUBJECT: Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development

Thank you for the opportunity to review and comment on the subject matter. The
Department of Land and Natural Resources' (DLNR) Land Division distributed or made available a

copy of your report pertaining to the subject matter to DLNR Divisions for their review and

comments.

At this time, enclosed are comments from the (1) Land Division-Oahu District; (2) Division

of Forestry & Wildlife; and (3) Engineering Division. No other comments were received as of our

suspense date. Should you have any questions, please feel free to call Supervising Land Agent
Steve Molmen at 587-0439. Thank you.

Sincerely,

fell Y. Tsuji
Land Administrator

Enclosure(s)
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TO:

FROM:
SUBJECT:
LOCATION:
APPLICANT:

SUZANNE D. CASE
CHAIRPERSON

BOARD OF LAND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE

MANAGEMENT

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DIVISION

POST OFFICE BOX 621
HONOUJUJ. HAWAII 96809

June 9, 2015

MEMORANDUM

DLNR Agencies:
_Div. of Aquatic Resources

_Div. of Boating & Ocean Recreation

JC.Engineering Division
JCDiv. of Forestry & Wildlife

_Div. of State Parks

X Commission on Water Resource Management

JLOffice of Conservation & Coastal Lands
JCLand Division - Oahu District
JCHistoric Preservation

?sell Y. Tsuji, Land Admimstraf
Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development
TMK: 9-1-088: 021
Coastal Rim Properties by its consultant, Hawaii Planning LLC

Transmitted for your review and comment on the above-referenced document. We would appreciate your

comments on this document which can be found here:

1. Go to: httDS://SD01.1d.dlnr.hawaii.gov/LD

2. Login: Usemame: LDWisitor Password: Opa$$word0 (first and last characters are zeros)
3. Click on: Requests for Comments

4. Click on the subject file "Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development",
then click on "Files" and "Download a copy". (Any issues accessing the document should be directed to

Linda Kawakami at (808) 587-0371 or Linda.Kawakami@hawaii.gov)

Please submit any comments by July 6, 2015. If no response is received by this date, we will assume your
agency has no comments. If you have any questions about this request, please contact Supervising Land Agent Steve

Molmen at (808) 587-0439. Thank you.

Attachments ) y- We have no objections.

We have no comments.

lents are attached.

Signed:
Print Name:
Date:

^^
^.

^a^22L'Jo/S'

^
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MANAGEMENT

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DmSION

POST OFFICE BOX 621
HONOLUU I. HAWAII 96809

TO:

FROM:
SUBJECT:
LOCATION:
APPLICANT:

June 9, 2015

MEMORANDUM

DLNR Agencies:
_Div. of Aquatic Resources

.Div. of Boating & Ocean Recreation

JCEngineering Division
XDw. of Forestry & Wildlife

_Div. of State Parks

X Commission on Water Resource Management

JLOffice of Conservation & Coastal Lands
JX.Land Division - Oahu District
JCJffistoric Preservation

f'- ^

•—'~(

;\:'

?sell Y. Tsuji, Land Admimsta:a1

Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development
TMK: 9-1-088: 021
Coastal Rim Properties by its consultant, Hawaii Plamung LLC

Transmitted for your review and comment on the above-referenced document. We would appreciate your

comments on this document which can be found here:

1. Go to: https://sp01.1d.dlnr.hawaii.gov/LD

2. Login: Usemame: LDWisitor Password: Opa$$word0 (first and last characters are zeros)
3. Click on: Requests for Comments

4. Click on the subject file "Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development",
then click on "Files" and "Download a copy". (Any issues accessing the document should be directed to
Linda Kawakami at (808) 587-0371 or Linda.Kawakami(a!hawaii.eov')

Please submit any comments by July 6, 2015. If no response is received by this date, we will assume your
agency has no comments. If you have any questions about this request, please contact Supervising Land Agent Steve

Molmen at (808) 587-0439. Thank you.

Attachments

Signed:
Print Name:
Date:

ibjections.

lents.

lched.

^U/U (-1. W^A
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STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DIVISION

POST OFFICE BOX 621
HONOLULU. HAWAII 96809

June 9, 2015

MEMORANDUM

SUZANNED.CASE
CHAIRPERSON

BOARD OF I AND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE

MANAGEMENT

i-n
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I
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TO:

FROM:
SUBJECT:
LOCATION:
APPLICANT:

DLNR Agencies:
_Div. of Aquatic Resources

_Div. of Boating & Ocean Recreation

_XEngineering Division
JCDiv. of Forestry & Wildlife

_Div. of State Parks

X Commission on Water Resource Management

JLOffice of Conservation & Coastal Lands
JXLand Division - Oahu District
JCHistoric Preservation

s

?sell Y. Tsuji, Land Admimstral

Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development
TMEC: 9-1-088: 021

Coastal Rim Properties by its consultant, Hawaii Planmng LLC

Transmitted for your review and comment on the above-referenced document. We would appreciate your

comments on this document which can be found here:

1. Go to: httDs://sp01.1d.dlnr.hawaii.eov/LD

2. Login: Usemame: LDWisitor Password: Opa$$word0 (first and last characters are zeros)
3. Click on: Requests for Comments

4. Click on the subject file "Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development",
then click on "Files" and "Download a copy". (Any issues accessing the document should be directed to

Linda Kawakami at (808) 587-0371 or Linda.Kawakami(%hawau.gov)

Please submit any comments by July 6, 2015. If no response is received by this date, we will assume your
agency has no comments. If you have any questions about this request, please contact Supervising Land Agent Steve

M:olmen at (808) 587-0439. Thank you.

Attachments ( ) We have no objections.
( )^ We have no comments.

\^
Signed:
Print Name:
Date:



DEPARTMENT OF LAND AND NATURAL RESOURCES
ENGINEERING DIVISION

LD/Russell Y. Tsuji
REF: DEA for Kapolei Mixed-Use Development

Oahu.040

COMMENTS

(X) We confirm that the project site, according to the Flood Insurance Rate Map (FIRM), is
located in Zone D, an area where flood hazards are undetermined.

() Please take note that the project site according to the Flood Insurance Rate Map (FIRM), is located
in Zone

( ) Please note that the correct Flood Zone Designation for the project site according to the Flood
Insurance Rate Map (FIRM) is _.

() Please note that the project must comply with the rules and regulations of the National Flood
Insurance Program (NFIP) presented in Title 44 of the Code of Federal Regulations (44CFR),
whenever development within a Special Flood Hazard Area is undertaken. If there are any
questions, please contact the State NFIP Coordinator, Ms. Carol Tyau-Beam, of the Department of
Land and Natural Resources, Engineering Division at (808) 587-0267.

Please be advised that 44CFR indicates the minimum standards set forth by the NFIP. Your
Community's local flood ordinance may prove to be more restrictive and thus take precedence
over the minimum NFIP standards. If there are questions regarding the local flood ordinances,
please contact the applicable County NFIP Coordinators below:
() Mr. Mario Siu Li at (808) 768-8098 of the City and County of Honolulu, Department of

Planning and Permitting.
() Mr. Carter Romero (Acting) at (808) 961-8943 of the County of Hawaii, Department of

Public Works.
() Mr. Carolyn Cortez at (808) 270-7253 of the County ofMaui, Department of Planning.
() Mr. Stanford Iwamoto at (808) 241-4896 of the County ofKauai, Department of Public

Works.

(X) Please note that the implementation of any State-sponsored project requiring water service
from the Honolulu Board of Water Supply (HBWS) system should first obtain water
allocation credits from the Engineering Division before contacting HBWS for water service
and/or water meter.

(X) The applicant should provide the water demands and calculations to the Engineering
Division so it can be included in the State Water Projects Plan Update. Also, provide the
infrastructure required to meet water demands.

( ) Additional Comments:

() Other:

Should you have any questions, please call Mr. Dennis Ima^la of the Planning Branch at 587-0257.

Signed:
CAR.TY ?. CHANG/CMIEF ENGINEER

Date:
T



FLOOD ZONE DEFINITIONS
SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL
CHANCE FLOOD - The 1 % annual chance flood (100-year flood), also known as the base
flood, is the flood that has a 1% chance of being equaled or exceeded in any given year.
The Special Flood Hazard is the area subject to flooding by the 1% annual chance flood.
Areas of Special Flood Hazard include Zone A, AE, AH, AO, V, and VE. The Base Flood
Elevation (BFE) is the water-surface elevation of the 1% annual chance flood. Mandatory
flood insurance purchase applies in these zones:

B| Zone A; No BFE determined.
^B Zone AE: BFE determined.
^| Zone AH: Flood depths of 1 to 3 feet (usually areas of ponding); BFE determined.

Zone AO; Flood depths of 1 to 3 feet (usually sheet flow on sloping terrain);
average depths determined.

Zone V: Coastal flood zone with velocity hazard (wave action); no BFE determined.

H Zone VE: Coastal flood zone with velocity hazard (wave action); BFE determined.

^| Zone AEF; Floodway areas in Zone AE. The floodway is the channel of stream
plus any adjacent floodplain areas that must be kept free of encroachment so that
the 1% annual chance flood can be carried without increasing the BFE.

NON-SPECIAL FLOOD HAZARD AREA -An area in a low-to-moderate risk flood zone.
No mandatory flood Insurance purchase requirements apply, but coverage is available in
participating communities.

^| Zone XS (X shaded); Areas of 0.2% annual chance flood; areas of 1 % annual
chance flood with average depths of less than 1 foot or with drainage areas less
than 1 square mile; and areas protected by levees from 1% annual chance flood.

Zone X: Areas determined to be outside the 0.2% annual chance floodplain.

OTHER FLOOD AREAS

^| Zone D: Unstudied areas where flood hazards are undetermined, but flooding is
possible. No mandatory flood insurance purchase requirements apply, but coverage
is available in participating communities.

COUNTT:
TMKNO:
PARCEL ADDRESS:

PROPERTT INFORMATION

HONOLULU
(1)9-1-088-021

FIRM INDEX DATE: NOVEMBER 05,2014
LETTER OF MAP CHANGE(S): NONE
FEMA FIRM PANEL(S): 15003C031 OG
PANEL EFFECTIVE DATE: JANUARY 19, 2011

PARCEL DATA FROM:
IMAGERY DATA FROM:

APRIL 2014

MAY 2006

IMPORTANT PHONE NUMBERS

County NFIP Coordinator
City and County of Honolulu
Mario Siu-Li, CFM (808) 768-8098

State NFIP Coordinator
Carol Tyau-Beam, P.E., CFM (808) 587-0267

Disclaimer: The Department of Land and Natural Resources (DLNR)
assumes no responsibility arising from the use of the Information
contained In this report. Viewers/Users are responsible for verifying the
accuracy of the information and agree to indemnify the DLNR from any
liability, which may arise from its use.

If this map has been identified as 'PRELIMINARY' or 'UNOFFICIAL;
please note that It Is being provided for Informational purposes and is
not to be used for officiaVlegal decisions, regulatory compliance, or flood
insurance rating. Contact your county NFIP coordinator for flood zone
determinations to be used for compliance with local floodplaln
management regulations.







Mr. Craig K. Hirai 
Executive Director 
Hawaii Housing Finance and 

Development Corporation 
677 Queen Street, Suite 300 
Honolulu, HI 96813 

Dear Mr. Hirai: 

KAPOLEI 

August 14, 2015 

Kapolei Mixed-Use Development 
Hawaii Revised Statutes Chapter 201H Process 

We appreciate the discussions with your staff and the developer of the proposed Kapolei Mixed-Use 
Development (the "Project") following the submittal of our July 8, 2015 comment letter on the Project's 
Draft Environmental Assessment. These discussions focused on HHFDC's concerns about rendering a 
favorable decision on the Project's Hawaii Revised Statutes Section 201H ("201H") application and 
advancing it to the Honolulu City Council given certain use restrictions, covenants and reservations 
contained in the property's Limited Warranty Deed dated July 14, 2006, and the potential impact of these 
use restrictions on the Project's feasibility. 

While we stand by our July 8, 2015 comment letter, we do not object to HHFDC's further processing of 
the Project's 201H application and advancing it to the Honolulu City Council. Should the application be 
processed and approved by the Honolulu City Council, we are willing to discuss amending the use 
restrictions contained in the limited warranty deed with the Project's developer. 

As we indicated in our July 8, 2015 comment letter, we are very supportive of high-density development 
in the City ofKapolei and feel residential uses are an important part of most successful mixed-use 
projects. However, every project in the City of Kapolei is required to adhere to certain criteria and 
processes, including the Urban Design Plan design review process, without exception. While design 
exemptions may be granted through the 201 H process, it cannot exempt the Project from the concurrent 
review process by the City of Kapolei Design Advisory Board and the affiliated companies ofthe James 
Campbell Company LLC under the UDP, which reviews may consider 201 H exemptions, but is not 
bound by any such exemption. We feel the others matters in our July 8, 2015 comment letter will also 
need to be addressed through the review and approval processes that have yet to commence for the 
Project. 

Sincerely, 

s~~ 
Vice President, Development 

ga:0400 1300\K I 0394 

A ina Nui Corporation • Kapolei Properties LLC • Affiliates of the James Campbell Company LLC 

James Campbell Building, Suite 250 • 1001 Kamokila Boulevard • Kapolei, Hawai'i 96707 • Kapolei.com • PHONE: 808.674.6674 • FAX: 808.674.3349 
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BOARD OF LAND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE

MANAGEMENT

STATE OF HAWAII
•5!SS^^ DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DIVISION

POST OFFICE BOX 621
HONOLULU. HAWAII 96S09

July 20, 2015

Hawaii Planning LLC
Attn: Dennis Silva, Jr., Principal via email: hawaiiplannmgllc(2;gmail.com
7 Waterfront Plaza

500 Ala Moana Boulevard, Suite 400

Honolulu, HI 96813
Dear Mr. Silva,

SUBJECT: Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development

Thank you for the opportunity to review and comment on the subject matter. In addition to the

comments sent to you dated July 6, 2015, enclosed are additional comments from the Commission

on Water Resource Management on the subject matter. Should you have any questions, please feel
free to call Supervising Land Agent Steve Molmen at (808) 587-0439. Thank you.

Sincerely, .^-, ^--''

"7:y
Russell Y. Tsuji
Land Administrator

Enclosure(s)
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BOARD OF LAND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE
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STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

LAND DmSION

POST OFFICE BOX 621
HONOLULU. HAWAII 96809

June 9, 2015

MEMORANDUM

DLNR Agencies:
_Div. of Aquatic Resources

JDiv. of Boating & Ocean Recreation
JLEngineering Division
JCDiv. of Forestry & Wildlife

Div. of State Parks
X Commission on Water Resource Management

_X Office of Conservation & Coastal Lands
X Land Division — Oahu District
_X Historic Preservation

/^FROM:

SUBIECT:
LOCATION:
APPLICANT:

3§ell Y. Tsuji, Land Admimstral
Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development
TMK: 9-1-088: 021

Coastal Rim Properties by its consultant, Hawaii Planning LLC

Transmitted for your review and comment on the above-referenced document. We would appreciate your

comments on this document which can be found here:

1. Go to: https://sp0 1 .ld.dlnr.hawaii.gov/LD
2. Login: Usemame: LDWisitor Password: Opa$$word0 (first and last characters are zeros)
3. Click on: Requests for Comments

4. Click on the subject file "Draft Environmental Assessment (DEA), Kapolei Mixed-Use Development",
then click on "Files" and "Download a copy". (Any issues accessing the document should be directed to

Linda Kawakami at (808)587-0371 or Lmda.Kawakami(%hawau.gov)

Please submit any comments by July 6, 2015. If no response is received by this date, we will assume your
agency has no comments. If you have any questions about this request, please contact Supervising Land Agent Steve

Molmen at (808) 587-0439. Thank you.

Attachments ( )
( )
(x)

We have no objections.

We have no comments.

Comments are attached.

Signed: /s/ W. Roy Hardy
Print Name:
Date:

Acting Deputy Director
July 15. 2015
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DAVID Y. IGE
GOVERNOR OF HAWAII

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES

COMMISSION ON WATER RESOURCE MANAGEMENT
P.O. BOX 621

HONOLULU. HAWAII 96809

July 15, 2015

SUZANNE D. CASE
CHAIRPERSON

WILLIAM D. BALFOUR. JR.
KAMANA BEAMER, PH.D.

MICHAEL G. BUCK
MILTON D. PAVAO

VIRGINIA PRESSLER, M.D.
JONATHAN STARR

W. ROY HARDY
ACTING DEPLffV DIRECTOR

REF: RFD.4205.3

TO:

FROM:

Russell Tsuji, Administrator
Land Division

W. Roy Hardy, Acting Deputy Director
Commission on Water Resource Managed

SUBJECT: DEA Kapolei Mixed-Use Development

FILE NO.:
TMK NO.: 9-1-008:021

Thank you for the opportunity to review the subject document. The Commission on Water Resource
Management (CWRM) is the agency responsible for administering the State Water Code (Code). Under the Code, all
waters of the State are held in trust for the benefit of the citizens of the State, therefore, all water use is subject to
legally protected water rights. CWRM strongly promotes the efficient use of Hawaii's water resources through
conservation measures and appropriate resource management. For more information, please refer to the State

Water Code, Chapter 174C, Hawaii Revised Statutes, and Hawaii Administrative Rules, Chapters 13-167 to 13-171.
These documents are available via the Internet at httD://www.hawaii.aov/dlnr/cwrm.

Our comments related to water resources are checked off below.

D 1. We recommend coordination with the county to incorporate this project into the county's Water Use and
Development Plan. Please contact the respective Planning Department and/or Department of Water Supply for
further information.

D 2. We recommend coordination with the Engineering Division of the State Department of Land and Natural
Resources to incorporate this project into the State Water Projects Plan.

3. We recommend coordination with the Hawaii Department of Agriculture (HDOA) to incorporate the
reclassification of agricultural zoned land and the redistribution of agricultural resources into the State's
Agricultural Water Use and Development Plan (AWUDP). Please contact the HDOA for more information.

4. We recommend that water efficient fixtures be installed and water efficient practices implemented throughout
the development to reduce the increased demand on the area's freshwater resources. Reducing the water

usage of a home or building may earn credit towards Leadership in Energy and Environmental Design (LEED)
certification. More information on LEED certification is available at http://www.usabc.org/leed. A listing of
fixtures certified by the EPA as having high water efficiency can be found at http://www.epa.gov/watersense/.

5. We recommend the use of best management practices (BMP) for stormwater management to minimize the
impact of the project to the existing area's hydrology while maintaining on-site infiltration and preventing
polluted runoff from storm events. Stormwater management BMPs may earn credit toward LEED certification.
More information on stormwater BMPs can be found at httD://hawaii.aov/dbedVczm/initiative/lid.DhD.

6. We recommend the use of alternative water sources, wherever practicable.

7. We recommend participating in the Hawaii Green Business Program, that assists and recognizes businesses

that strive to operate in an environmentally and socially responsible manner. The program description can be
found online at httD://enerav.hawaiJ.aov/green-business-proaram

DRF-IA 03/20/2013
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8. We recommend adopting landscape irrigation conservation best management practices endorsed by the
Landscape Industry Council of Hawaii. These practices can be found online at
http://www.hawaiiscaDe.com/WD-content/uDloads/2013/04/LICH lrriaation_Conservatipn_BMPs.pdf

D 9. There may be the potential for ground or surface water degradation/contamination and recommend that
approvals for this project be conditioned upon a review by the State Department of Health and the developer's
acceptance of any resulting requirements related to water quality.

Permits required by CWRM:
Additional information and forms are available at httD://hawaii.aov/dlnr/cwrm/info permits.htm.

10. The proposed water supply source for the project is located in a designated water management area, and a
Water Use Permit is required prior to use of water. The Water Use Permit may be conditioned on the
requirement to use dual line water supply systems for new industrial and commercial developments.

n 11. A Well Construction Permit(s) is (are) required before any well construction work begins.

n 12. A Pump Installation Permit(s) is (are) required before ground water is developed as a source of supply for the
project.

13. There is (are) well(s) located on or adjacent to this project. If wells are not planned to be used and will be
affected by any new construction, they must be properly abandoned and sealed. A permit for well
abandonment must be obtained.

14. Ground water withdrawals from this project may affect streamflows, which may require an instream flow
standard amendment.

D 15. A Stream Channel Alteration Permit(s) is (are) required before any alteration(s) can be made to the bed and/or
banks of a stream channel.

n 16. A Stream Diversion Works Permit(s) is (are) required before any stream diversion works is (are) constructed or
altered.

17. A Petition to Amend the Interim Instream Flow Standard is required for any new or expanded diversion(s) of
surface water.

18. The planned source of water for this project has not been identified in this report. Therefore, we cannot
determine what permits or petitions are required from our office, or whether there are potential impacts to water
resources.

OTHER:
The Environmental Assessment should include a discussion of the water requirements for the project, both potable
and non-potable; the calculations used to derive the projected water needs; and water conservation and efficiency
measures that will be implemented.

If there are any questions, please contact Lenore Ohye of the Planning Branch at 587-0216.

DRF-IA 06/19/2008





BOARD OF WATER SUPPLY 

CITY AND COUNTY OF HONOLULU 
630 SOUTH BERETANIA STREET 
HONOLULU. HI 96843 

Mr. Dennis Silva, Jr., AICP 
Hawaii Planning LLC 
7 Waterfront Plaza 
500 Ala Moana Boulevard, Suite 400 
Honolulu, Hawaii 96813 

Dear Mr. Silva: 

July 30, 2015 

KIRK CALDWELL, MAYOR 

DUANE R. MIYASHIRO, Chair 
ADAM C. WONG, Vice Chair 
THERESIA C. McMURDO 
DAVID C. HULIHEE 
KAPUA SPROAT 

ROSS S. SASAMURA, Ex-Officio 
FORD N. FUCHIGAMI, Ex-Officio 

ERNEST Y. W LAU, P.E. 
Manager and Chief Engineer 

ELLEN E. KITAMURA, P E. ,j.P 
Deputy Manager and Chief Engineer ' · 

Subject: Your Letter Dated June 5, 2015 on the Draft Environmental Assessment for 
Kapolei Mixed-Use Development on Wakea Street- TMK: 9-1-088: 021 

Thank you for the opportunity to comment on the proposed 297 -unit multi-family high rise 
and commercial development. 

The existing water system is adequate to accommodate the proposed development. 
However, please be advised that this information is based upon current data, and 
therefore, the Board of Water Supply (BWS) reserves the right to change any position or 
information stated herein up until the final approval of the building permit application. 
The final decision on the availability of water will be confirmed when the building permit 
application is submitted for approval. 

This parcel currently has a potable water allocation of 5,000 gallons per day. The 
estimated water requirements exceed this amount. Therefore, the developer will be 
required to pay our Water Systems Facilities Charges for resource development, 
transmission and daily storage for the balance of water requirements. 

Water conservation measures are required for all proposed developments. These 
measures include low-flow plumbing fixtures, utilization of nonpotable water for irrigation 
using rain catchment and chiller/air handler condensate, cooling tower conductivity 
meters and water softening recycling systems, drought tolerant plants, xeriscape 
landscaping, efficient irrigation systems and the use of Water Sense labeled ultra-low-
flow water fixtures and toilets. 
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July 30, 2015 
Page 2 

High-rise buildings with booster pumps will be required to install water hammer arrestors 
or expansion tanks to reduce pressure spikes and potential main breaks in our water 
system. 

The on-site fire protection requirements should be coordinated with the Fire Prevention 
Bureau of the Honolulu Fire Department. 

The BWS Rules and Regulations require the use of non potable water for the irrigation of 
large landscaped areas if a suitable supply is available. The proposed Kapolei Mixed-
Use Development is in close proximity to the BWS Recycled Water System. Thus, 
nonpotable water in the form of recycled water, which is designated R-1, must be used 
and the BWS agrees to provide R-1 recycled water to the development subject to the 
approval of the Agreement for Recycled Water Service. 

The proposed project is subject to BWS Cross-Connection Control and Backflow 
Prevention requirements prior to the issuance of the Building Permit Applications. 

If you have any questions, please contact Robert Chun, Project Review Branch of our 
Water Resources Division at 748-5443. 

/ 

Very truly yours, 

ERNEST Y. W. LAU, P.E. 
Manager and Chief Engineer 
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