
Building Community & Place  
The Hawaii Community Development Authority 

AKA Transit Oriented Development (TOD) or 
 Pedestrian Oriented Development (POD) 



+	
  Early	
  Kakaako	
  
Wetlands	
  In	
  Between	
  the	
  
Harbor	
  &	
  Waikiki	
  



Work Force Housing Became  
The Fabric of the Community 



+	
  As	
  Residents	
  Fled	
  to	
  the	
  Suburbs	
  Kakaako	
  Became	
  
a	
  ForgoAen	
  Light	
  Industrial	
  Village	
  	
  

•  Did	
  you	
  know	
  that	
  it	
  cost	
  more	
  
to	
  develop	
  new	
  public	
  roadways	
  
and	
  infrastructure	
  outside	
  of	
  
Honolulu	
  and	
  takes	
  a	
  lot	
  more	
  
Hme	
  to	
  pay	
  for	
  construcHng	
  that	
  
new	
  capacity?	
  

•  The	
  State	
  Legislature	
  
appropriated	
  over	
  $100	
  M	
  to	
  
develop	
  new	
  public	
  roadways	
  in	
  
Kakaako	
  so	
  that	
  a	
  new	
  mixed	
  
use	
  residenHal	
  community	
  could	
  
be	
  established.	
  



HCDA Mandate 
Community Building Tools 

• Zoning Authority 
▫  The Ability to Establish Patterns of Human 

Settlement 
• Requirement to Articulate Community 

Vision & Master Plan 
▫  Infrastructure Plan 
▫  Public Facilities 

• Stewardship/Asset Management 
▫  HCDA as a Developer of Public Facilities 

and Strategic Projects 
• Form-Based Code & Complete Streets 



What is the Definition of Community? 

• A Group of People Living in the Same 
Place or Having a Particular 
Characteristic in Common 

• A Feeling of Fellowship with Others, as a 
Result of Sharing Common Attitudes, 
Interests and Goals 



What is the Definition of Place? 
• A Particular Position or Point in Space 
• A Building or Area Used for a Specific 

Purpose or Activity 
• An Area with Definite or Indefinite 

Boundaries 
• A Specific Area or Region of the World 
• A Place Comes Into Existence When We 

Give Meaning to a Part of a Larger, 
Undifferentiated Space 



Mauka	
  Area	
  Plan:	
  Vision	
  &	
  ObjecHves	
  

•  Overall vision: an “urban 
village” 
– Chinatown as an example 
– Street level activity, pedestrian-

oriented 
•  Plan Objectives: 
– Maintain & Encourage Industrial Use 
– Allow 100% commercial uses on a site 
– Allow flexibility in parking 
– Encourage smaller, low rise as well as 

high rise development 
– Accommodate small lot development 
– More flexibility in density for small 

lot developments Photo courtesy Kamehameha Schools 



Mauka	
  Area	
  Plan	
  Principles	
  

•  Develop “urban village” 
neighborhoods 
–  Mixed uses, pedestrian-scale relationship of 

building to street and public places 
•  Create great places 
–  Use of corridors, existing public lands and 

redevelopment opportunities 
•  Make connections 
–  Maintain and complete the street grid, 

strategic crosswalks, multi-modal design 



Urban	
  Design	
  Principles	
  
	
  

•  Create	
  outstanding	
  pedestrian	
  environment	
  

•  Provide	
  improved	
  street	
  connec3ons	
  

•  Create	
  network	
  of	
  green	
  streets	
  

•  Connect	
  pedestrian	
  paths	
  across	
  major	
  thoroughfares	
  

•  Strengthen	
  the	
  Mauka-­‐Makai	
  linkage	
  

•  Support	
  small-­‐lot,	
  mixed	
  use,	
  industrial	
  pa?ern	
  in	
  Central	
  Kaka‘ako	
  

•  Support	
  transit-­‐oriented	
  development	
  	
  

	
  



Form Based vs Euclidean Rules 
•  Euclidean Zoning – Prevalent throughout Hawaii 

& US 
▫  Designates Permitted Uses in Mapped Zones 
▫  Separates 1 Set of Permitted Uses From Another 
▫  May Be USE based and/or regulate HEIGHT, 

DENSITY, LOT COVERAGE 
•  Form Based Zoning – Alternative to Euclidean 

Zoning 
▫  Uses Physical Form vs Separation of Uses as 

Organizing Principle 
▫  Addresses Relationship of Building Facades w/

Public Realm 
▫  Keyed to Regulating Plan that designates FORM & 

SCALE rather than distinctions in land use types  



Where Are These Projects Going to be Built? 

Hawaii 
Community 
Development 
Authority 



Project Distribution 



Public Investment to Date 
$212 M Infrastructure/$15 M Parks 
JABSOM & Cancer Center-≈$300M 



Isn’t Kakaako Congested Enough Now? 
Hawaii 
Community 
Development 
Authority 



Transit is the new best way to get to 
and about… 

Hawaii 
Community 
Development 
Authority 

A tool for building great community places 

A way to move people 
between rail, parking and 

local destinations 

Transit Reduces Congestion By 
Getting Us Out of Our Cars 



Why Bikes? Bicycles? 
Instead of Cars? 

Hawaii 
Community 
Development 
Authority 

What if this space was instead… 
     PARKS     PLAZAS     COMMUNITY LIVING ROOMS 



Destinations 
What and Why Places 

•  Locate Highest Density of Uses 
Near High Capacity High 
Frequency Transit (Bus and 
Hart Stations) 

•  Encourage a Mix of Uses 
Around Transit Stations, 
Corridors and Transfer Points 
to Spread Demand Throughout 
the Day & Create an Interesting 
and Dynamic Pedestrian 
Environment 

•  Create Quality Connections 
Between the Kakaako Districts 
and Neighboring Areas to 
Extend the Viability of Transit 
Choices 

•  Adjacent to the District 
▫  Federal, State & County 

Offices 
▫  State Capitol 
▫  CBD & Chinatown 
▫  Ala Moana Shopping 

Center & Park 
▫  Waikiki 

•  Within the District 
▫  JABSOM & Cancer Center 
▫  Blaisdell Center 
▫  McKinley High School 
▫  Kewalo Basin Harbor 
▫  Waterfront Parks 
▫  Kapiolani Commerce 
▫  Hotel? 



Hawaii Community Development Authority 

HART Civic Center Station 
Integrating Transit & Land Use  

 



Imagine a Complete Street on Halekauwila!
Includes A Shaded Cycle Track! 

Hawaii 
Community 
Development 
Authority 



Density 
• Promote Mixed Use and non-Residential 

Infill and Redevelopment Along Transit 
Corridors 

•  Include Different Building Typologies 
▫  Towers 
▫  Town Houses 
▫  Mid-Rise Buildings 

• Offset Increased Development Heights w/
Increased Active Public Space Amenities 
that Benefit the Buildings Residents and 
Tenants 



A Mix of Building Forms that Work 
for Developers and the Community  

Hawaii Community Development Authority 



Diversity 

• Provide a Mix of Housing Types at 
Varying Densities and Costs 

• Preserve and Enhance Active Public 
Space (Not Just Green Areas) 

•  Include a Broad Mix of Commercial and 
Light Industrial Uses Compatible w/the 
Urban Village 

 



Demand Management 
• Manage Parking Supply and Demand 

Consistent w/Goal of Reducing Driving 
Trips 

• Create an Environment to Enable 
Residents to Meet Many of Their Needs 
w/in the District, Reducing the Need to 
Drive Outside of the District 

• Ensure that Non-Auto Mobility Choices 
are Convenient & Competitive w/the Auto 
to Maximize Non-Auto Travel 



Demand Management 
Coordinate pedestrian 
parking and bicycle 
facilities for efficiency 



Demand Management 
Visitors Park Once! 



Some Big Ideas! 
•  Incentive Zoning 
▫  Developer Provides Public Amenities in 

Exchange for Increased FAR and Height 
•  Reduce Off-Street Parking Requirements 

When Developers Provide 
▫  Unbundled Parking, Provide Transit Passes, 

Car Share and Bike Sharing 
•  Building Code Flexibility 
▫  Consolidated Core of Elevators and Exit Stairs 

•  More Intersections/Intersection Density 
Produce Lower Levels of Auto Travel 

•  Work w/HPU and/or UH to Develop Bus 
Pass Program 



We Need to Establish a New  
Modal Hierarchy! 

Hawaii 
Community 
Development 
Authority 

• Pedestrian Oriented Development 



Town Circulator Idea 
Enhances Access to Hart Stations and Key 

Town Destinations 
ala Denver 16th Street Mall, Portland Pearl District Transit 



Bike Share Idea 
Establish City-Wide Bike Sharing Program 

Work w/developers to locate sharing stations 
 



Historic 
Preservation TDR 

Program Idea 
 

▫  Development Rights 
Sold by Property 
Owner to Shift 
Pressure of 
Development 
Elsewhere 

▫  It’s Already in Place! 



Public open space at the 
ground floor …Provides 
enough “lift” to developer to 
pay for added amenities 

Adding height  and 
capacity here – provides 
more housing overall in 
Honolulu’s central core  -  
 
Helps to pay for required 
reserve housing (20%) 

•  Limit of 3 Iconic Tall 
Buildings (Blaisdell 
Center Area, Ward 
Center Area, and 690 
Pohukaina Project only) 

•  Only allowed with 
Exemplary Public 
Benefit 

•  Adds to both market 
rate and reserved 
housing in the area  

•  Can help to pay for 
public benefits such as 
park and street 
improvements  

 Hawaii Community Development Authority 

Height that works for the community! 



How are these standards applied? 
•  Uses an incentive system that will send more 

growth into transit rich locations 
•  These increases in density are complimented 

by amenity + complete streets 
enhancements (as negotiated by HCDA)  

•  Relies on more robust Design Review for an 
informed decision making process  

•  Guides HCDA to create more view preservation 
controls for views into and out of the District 
with form-based high rise building types. 

MAUKA 
RULES 

BASELINE 

Property Size? 
Property 
Location/ 
Context? 

Develop 
Amenity 
Options.. 

Supports 
Complete Streets 
+ Neighborhood 

Livability 

Review 
Eligibility  
Criteria 

 

Apply “bonus” 
density and 

height 
provisions 

 

Hawaii Community Development Authority 

Incentives and Design Review 

 How Will TOD Height Be Granted? 
 

 
 

 

TOD 
OVERLAY 



Some Frequently Asked Questions 
Questions Responses 

•  Will there be enough 
infrastructure for this 
growth? 

•  What about  
Sea Level Rise? 
 
 
 
 

•  What about  
Tsunami Inundation? 

•  Yes.  However, an EIS is 
being conducted to verify 
this. 

•  1 foot rise in 40 Years. 
2.5 – 6.2 ‘ – end of century 
Raise Floor Height in Blue 
Line Zone/Best Practices 
Disaster Resiliency 
Practiced 
 

•  Disaster Resiliency-Place 
Electrical on Upper 
Floors, Modular Boilers 
Best Practice Design 
Standards to be Applied 



Another FAQ! 
Question Response 

•  What about educational 
facilities for all of these 
new residential units? 

•  Current Population Does 
Not Exceed Public School 
Capacity 

•  New School-age 
Population to be 
estimated 

•  21st Century School 
Project to be Id’d by DOE.  
Voluntary Mitigation 
Project/Program to be 
Pursued by HCDA w/
developers 

•  School Development 
Impact Fee & Rules to be 
Developed by DOE 



Another FAQ! 
Question Response 

•  Is TOD only for Kakaako? 
 
 
 

•  Will Increases in TOD 
related height apply only 
to Kakaako? 

•  No.  The C&C has been 
working on its own TOD 
plans around HART 
Transit Stations. 

•  The Mayor & Governor 
have agreed to move 
forward jointly on this 
issue.   
A State/C&C working 
group is being formed and 
is scheduled to meet in the 
near future. 



Other Issues & Facts 
Issue Facts 

•  It’s Too High! 
 

•  It’s Too Dense! 
 

•  Wall-to-Wall Condos Is 
Not What We Want 
 

•  HCDA is Another PLDC! 

•  Current Projects are being 
built to existing 400’ rules 

•  Density for Current 
Projects = 3.5 FAR or 
current standards 

•  Current & TOD Rules 
Promote a Mix of Building 
Types (Towers, Mid-Rise, 
Town Houses, etc.) 

•  Purpose of HCDA = 
Community Development & 
Not Development of Public 
Lands 
Promotes Pattern of 
Development By Market 



Other Issue & Fact 
Market = 6,493 Affordable = 4,327 

•  Only the Rich Can Live in 
Kakaak0! 
 

•  Current Market Units 
4,645 
 

•  New Market Units 
equal 1,798 

•  There are currently 
▫  490 senior rental units  

(< $50k/year) 
▫  495 affordable rentals  

(<$87k/year) 
▫  497 reserved housing  

($87-$120k/yr) 
•  New Projects 
▫  360 affordable rental units  

(<$87k/year) 
▫  804 workforce rental u 

($87-$120/year) 
▫  1,210 workforce u for-sale 
▫  471 reserved housing 







Scale 1” = 2,400’ Scale 11” = 2,400’ 

T1
T2
T3
T4
T5
SD

Natural Zone
Rural/Open Space Zone
General Urban Zone
Urban Center Zone
Urban Center High Intensity
Special District

Planned Roadway
District Boundary
Transit Corridor
Emergency Access
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Kalaeloa 
Heritage Park 





Heeia 
Restoration 
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Mähuahua ÿAi o Hoi

CONCEPTUAL GRAPHIC - DRAFT v.02

January  2011

0 500 1,000 1,500 2,000
Feet ±Hoi (Heÿeia Wetland), Koÿolau Poko, Oÿahu

LOKO

IÿA KALO

ACCESS
Primary access from
Kamehameha Highway

NEARSHORE

RESTORATION
- Marine Life

  Conservation District

- Limu

  restoration

HEÿEIA FISHPOND

- Partnership opportunity

LOÿI KALO
- Kalo

- Aquaponics

- Halau (to be sited)

DETENTION

PONDS
- Flood waters

- Sediment

Created  by  Townscape,  Inc.  for  Käkoÿo  ÿÖiwi

LEGEND

Facilities Corridor

Possible Acquisition

Wetland

Loko Iÿa Kalo

Detention Ponds

Dryland Agriculture

Loÿi Kalo

Native Forest

hg Security Offices

h Facilities-large

Restored Access Roads

! ! Heÿeia ÿAuwai

Heÿeia Stream

Major Roads

Streets

5-Ft Contours

!. Heÿeia Diversions

Buildings (1928)

Hoi Project Area

Access

Special Management Area

State Conservation District Boundary

AE-100 yr Floodplain

Heÿeia Kuleana Parcels

UPLAND AG
- Observatory

- Education

DRYLAND AG
- Dry land crops

- Aquaculture

- Aquaponics

WETLAND

RESTORATION

BASEYARD &
SECURITY OFFICE

FARMERS MARKET (possible)

BOAT RAMP

EMERGENCY
ACCESS

POSSIBLE ACQUISITION
- Emergency/worker entrance

- Saltwater aquaponics

- Farmer's Market

  (alternate site)

UPLAND

AGRICULTURE
- ÿUlu

- ÿAwa

- Medicinal Plants

- Ornamental plants

- Fruit trees, incl. banana

NATIVE FOREST/

UPLAND AGRICULTURE
- Forest restoration

- Heiau restoration

- Banana cultivation

- Subject to further discussion

  with Kamehameha Schools

POI MILL
- Process 20,000 lbs/day
- Capacity: 20 people
- Size: 10,000 square feet
- Consider flood plain
- Possible feed mill

HEALTH CENTER
- Four separate, connected rooms
- Separate offices, restrooms
- Center courtyard
- Size: 10,000 square feet

HAWAIIAN VILLAGE
- Cultural programs, ex: hula, lua, etc.
- Two open buildings, 200 sf each
- Two enclosed buildings, 800 sf each
- Capacity: 60 people

COMMUNITY CENTER
- Office
- Multi-purpose room
- Education space
- Community kitchen
- Capacity: 150-200 people

BASEYARD
- Utilities and power
- Biomill (possible)

COMMUNITY RETREAT
- Food prepaation
- Overnight accomodations
- Restrooms
- Capacity: 40 people

COMFORT STATION
- Farm worker rest area
- Security office


