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STATE OF HAWAII 
HAWAII COMMUNITY DEVELOPMENT AUTHORITY  

KAKAAKO 
Honolulu, Hawaii 

April 5, 2017 
 
 
Chairperson and Members 
Hawaii Community Development Authority 
State of Hawaii 
Honolulu, Hawaii 

HCDA Kakaako Board Members: 

SUBJECT:  
 
Shall the Authority Authorize the Executive Director to Negotiate a Lease of Net Shed Building 
at Kewalo Basin and the Surrounding 0.53 acres (approx.) of Land, Together with a Right of 
Entry for an Additional 0.29 acres, Identified by Tax Map Key Nos. (1) 2-1-058-135 (portion), 
136 (portion) and 137 (portion) with KUPU.  
 
SUMMARY: 
 
KUPU is currently operating an “Urban Youth Program and a Hawaii Youth Conservations 
Corps Program” from the Net Shed building on a month-to-month lease that was granted 
November 1, 2010. KUPU is requesting a ground lease for a term of 35 years at a base rent of 
$1/year for the Net Shed building on the subject parcels. KUPU is also requesting a non-
exclusive right of entry for an additional 0.29 acres of land identified by Tax Map Key Nos. (1) 
2-1-058:137 (portion) to install and maintain landscaping. See Exhibit D, page 2.  
 
AUTHORITIES: 
 
The Hawaii Revised Statutes§ 206E-4. Previous Authority Actions. Hawaii Administrative Rules 
(HAR) § 15-23-40 (Exhibit E).  
 
BACKGROUND: 
 
In November of 2010 the Hawaii Community Development Authority (HCDA) entered into a 
month-to-month lease (2010 Lease) with KUPU for use of the Net Shed building in Kewalo 
Basin Park. The 2010 Lease describes the use of the Net Shed building for the purpose of 
operation of “Urban Youth Programs and Hawaii Youth Conservations Corps.” A copy of the 
2010 Lease is provided as Exhibit A. 
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On May 2, 2012, the Authority authorized the Executive Director to execute a Letter of Intent 
(LOI) to lease the Net Shed building to KUPU for a thirty-five year term with a $1 per year lease 
rent. A copy of the May 2, 2012 meeting minutes of is provided as Exhibit B. Subsequently a 
non-binding LOI was executed on February 20, 2013. A copy of the LOI is provided as Exhibit 
C. The LOI provides, among other things, that the use of Net Shed be only for the purpose of 
design, construction, establishment, operation and maintenance of KUPU training and 
community center. 

On October 7, 2015, the Authority approved a finding of no significant impact for the final 
environmental assessment for the proposed Kupu Green Job Training Center Renovation at the 
Net Shed in the Kakaako Makai Area on Portions of Tax Map Key Nos. 2-1-58- 127 and 131, in 
accordance with Hawaii Revised Statutes, Chapter 343. i 
 
In a letter dated March 14, 2017, KUPU is requesting lease (Request Letter) of the Net Shed 
building and the surrounding (approximately) 0.53 acres of land and a right of entry for an 
additional 0.29 acres of land within the Kewalo Basin Park. A copy of the letter is provided as 
Exhibit D. 

ANALYSIS: 
 
Makai Area Plan and Rules 
 
Under the Makai Area Plan and Rules, primary land use in the area where the Net Shed is 
located is designated as Park. The Mauka Area Plan describes land use zone designated as Park 
as follows: 
 
Generous park lands with direct access to the waterfont remain the centerpiece of the Plan 
for the Makai Area. Within this zone (P), a variety of park environments will be 
accommodated. The existing Kakaako Waterfront Park provides a passive park for walking, 
picnics, and quiet contemplation. Although plans are subject to more detailed feasibility 
studies and further refinement during design development, at this point, general concepts 
include the following: 
 

• An iconic mixed-use public or cultural facility within the Diamond Head portion of the 
Kakaako Waterfront Park. 

• A large urban "green" area for active play and festivals. 
• An interactive children's play area with water features and play apparatus. 
• An amphitheater adjacent to the urban "green" area and interactive children's play area. 
• Extensions of the current promenade around Kewalo Basin and mauka via the 

Mauka/Makai promenade. 
 
Within the park zone, cultural and educational uses along with a variety of active recreation 
activities will be allowed and encouraged to provide additional public resources. 
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The Makai Area Plan anticipates public and cultural facilities within the Diamond Head portion 
of the Kakaako Waterfront Park and allocates a floor area ratio of 1.0 and a maximum allowable 
height of 100 feet to an approximately 10 acres of land parcel on Diamond Head side of Kakaako 
Waterfront Park. Based on the floor area ratio and height allocated to this portion of Kakaako 
Waterfront Park, the Makai Area Plan anticipates uses such as performing art centers, museums, 
art galleries, aquariums, and exploratorium at this location. Kewalo Basin is set aside for the 
public to view and enjoy the working wharf aspect of the waterfront. Certain land parcels along 
the Kewalo Basin Harbor are designated as waterfront commercial, where commercial and retail 
uses are allowed.  The strip of land fronting the ocean in Kewalo Basin is designated as park. 
Public access to the waterfront in the makai area is a priority of the Makai Area Plan and that is 
reflected in approximately one-mile of shoreline dedicated to park use. Net Shed in the section of 
land designated as “Park” served as an accessory use to the harbor use and supported the 
working wharf aspect of the waterfront. The Kakaako Makai Conceptual Master Plan adopted by 
the Authority in 2011 provides for a continuous public promenade along the edge of Kewalo 
Basin Harbor and a pedestrian promenade connection to Ala Moana Park.   
 
HAR § 15-23-40, Makai Area Rules, provides for following uses.  
 
Within areas designated "Park" (P), the following uses shall be permitted: 
(1) Amphitheaters; 
(2) Performing arts centers; 
(3) Museums, art galleries and workshops; 
(4) Aquariums and [marine] research facilities; 
(5) Active and passive recreation; 
(6) Gardens, greenhouses; 
(7) Parking; 
(8) Exploratoriums; and 
(9) Uses and structures which are customarily accessory and clearly incidental and subordinate 
to principal uses and structures. The authority may allow other uses, provided such other uses 
shall further the purpose and intent of this chapter and the makai area plan. In circumstances 
where there may be uncertainty about applicable provisions, the executive director shall 
determine which land use zone provisions apply. 
 
Makai Area Rules provide eight specifically enumerated principal uses in areas designated as 
“Park.” The rule also provide uses that are clearly accessory to the principal uses and that the 
Authority may allow other uses that further the purpose and intent of the Mauka Area Plan and 
Rules.  
 
KUPU Proposed Land Uses 
In the Request Letter KUPU states that it is proposing to use the Net Shed as an educational, 
cultural and community center and provides the following descriptions of the proposed uses in 
and around the Net Shed as follows:   

• Classroom and workshop space for workshops on culture and sustainability;  
• Art exhibits featuring local artists;  
• Exploratorium space for exhibits on sustainability, Hawaii culture and renewable energy; 

Symposium and event hosting; 
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• Community-based events and workshops and microenterprise facilities, such as 
aquaponics;  

• Community service engagement for broader public; 
• Temporary food service, such as a farm-to-table food truck; 
• An accessory commercial kitchen and imu to provide food for visitors and events; and 
• Renting the Net Shed for events by other groups following a model similar to what was 

implemented at the McCoy Pavilion. 
 
The 2010 Lease describes the use of the Net Shed for operation of Urban Youth Programs and 
Hawaii Youth Conservations Corps.  
 
The 2012 LOI provides that the use of the Net Shed be only for design, construction, 
establishment, operation and maintenance of a KUPU training and community center.  
 
The September 2015 Final Environmental Assessment (FEA) describes the proposed use as a 
KUPU Green Job Training Center with the Net Shed specifically being used for vocational 
classrooms, commercial kitchen for vocational training, and office and conference use.  
 
Comparing the proposed uses described in these various documents, it appears that the proposed 
and/or anticipated use of the Net Shed has evolved and broadened from what is described in the 
2010 Lease, LOI, and FEA to the more detailed uses described in the Request Letter. The 
principal use, however, is a Green Job Training Center.  
 
The principal uses anticipated in the 2010 Lease, the LOI, the FEA, and proposed in the Request 
Letter do not fall under the eight clearly enumerated uses in the Makai Area Rules, HAR § 15-
23-40. Some aspects of the proposed uses in the Request Letter could more broadly fall under the 
cultural and educational uses anticipated in the Makai Area Plan. The FEA addresses this in 
Section 5.1.4, and under the “Discussion” paragraph appropriately states that “While not a 
specifically enumerated park use, the Kupu Green Job Training Center does further the purpose 
and intent of the Mauka Area Plan and Rules and the proposed land use change will require 
HCDA approval.” 
 
The FEA is a disclosure document and discloses that the uses anticipated by KUPU will require 
land use change.  
 
There are certain aspects of the proposed uses that could be being consistent with the “Park” use; 
however, as provided in HAR § 15-23-40, a determination by the Authority will have to be made 
before those uses can be permitted. The Authority should consider whether the uses proposed by 
KUPU further the purpose and intent of the Makai Area Plan and Rules before considering the 
lease request by KUPU.  
 
Floor Area Ratio (FAR) and Density 
 
At the Kewalo Basin location, the Makai Area Plan and Rules assign a FAR of 0.10 for land 
parcel zoned as “Park” and 0.20 for land parcel zoned as “Waterfront Commercial.” The Net 
Shed building straddles both “Park” zone land and “Waterfront Commercial” zoned land. The 



Page 5 of 5 
 

land parcel identified by TMK (1) 2-1-058:136 has a portion of land, approximately 3,918 square 
feet in area, that is zoned as “Waterfront Commercial” and the remaining land approximately 
15,534 square feet in area, zoned as “Park.” The total area of the parcel is 19,542 square feet. 
The total floor area available for the parcel of land is 2,738 square feet. The floor area of existing 
the Net Shed building is 8,400 square feet. Since the parcel containing the Net Shed has been 
subdivided and since the floor area of the Net Shed is greater than the floor area allocable to the 
subdivided parcel, Net Shed would be considered a legal non-conforming structure. KUPU is 
proposing to construct a mezzanine floor within the Net Shed and add another 1,600 square feet 
of floor area to the structure. This would add to increase in non-conformity, which is not 
permitted under the Makai Area Rules unless TMK (1)2-1-058-136 is developed jointly with 
adjoining TMK (1)-2-058-135 or 137 under the provisions of “joint development” in the Makai 
Area Rules. 
 
RECOMMENDATION 

Staff recommends that the Authority consider the provision of HAR § 15-23-40, and decide on 
uses proposed by KUPU as to their efficacy in furthering the purpose and intent of the Makai 
Area Plan and Rules before considering the lease request by KUPU.  

 Respectfully submitted, 

 
 ____________________________ 
 Deepak Neupane, P.E., AIA 
 Director of Planning and Development 
 
 
APPROVED FOR SUBMITTAL: 
 
____________________________________ 
Jesse K. Souki, Executive Director 
Hawaii Community Development Authority 
 
Attachments: 
Exhibit A – Month to Month Lease No. 10-21 
Exhibit B- May 2, 2012, Summary Meeting Minutes 
Exhibit C- Non Binding Letter of Intent 
Exhibit D- Request Letter 
Exhibit E- HAR § 15-23-40 

iThe Kewalo Basin area has been subdivided as of July 29, 2016 to account for the leasing of 
operations and maintenance of the Kewalo Basin Harbor to Kewalo Harbor, LLC. The land 
parcels under consideration for the KUPU request are now subdivided as TMKs 2-1-058-
135,136, & 137. 
 

                                                           























 

 
Minutes of a Regular Meeting  

of the Members of the 
Hawaii Community Development Authority, 

State of Hawaii 
 

MEETING NO. 374 
Wednesday, May 2, 2012 

 
AGENDA #1 
(KAKAAKO) 

 
 
I. CALL TO ORDER/ROLL CALL 
 

A regular meeting of the Kakaako Members of the Hawaii Community Development 
Authority (“Authority”), a body corporate and public instrumentality of the State of 
Hawaii, was called to order by Mr. Joseph Dwight, Chairperson of the Authority, at 
9:02 a.m. on Wednesday, May 2, 2012, at the Authority’s principal executive offices at 
461 Cooke Street, Honolulu, Hawaii 96813, pursuant to Article IV, Section 1 of the 
Authority’s Bylaws. 
 
Members Present: Grady Chun (9:11 a.m.) 

Joseph Dwight, IV 
Mary Alice Evans  
Randy Grune  
Jay Kadowaki 
Miles Kamimura 
Maile Meyer  
Lois Mitsunaga 
Ralph Morita  
Ryan Mukai 
Luis Salaveria 

 
Members Absent: Jonathan Lai  

Kay Mukaigawa  
 
Others Present: Anthony Ching, Executive Director 

Lori Tanigawa, Deputy Attorney General 
Deepak Neupane, Director of Planning and Development, Kakaako 
Chris Sadayasu, Compliance Assurance and Community Outreach 
  Officer 
Shelby Hoota, Program Specialist 
Tesha Malama, Kalaeloa Director of Planning and Development 
Patricia Yoshino, Secretary 
Holly Hackett, Court Reporter 
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III. KAKAAKO MATTERS (shorted to only show Kupu) 
 

 
6. Decision Making:  Shall the Authority Authorize the Executive Director to Execute a 

Letter of Intent with Kupu to Lease the Net Shed Facility for a Thirty-Five (35) Year 
Term at $1.00 per Year? 
 
Chairperson Dwight introduced Mr. John Leong, executive director of Kupu, who 
would be describing their program and plans for the Net Shed. 
 
Mr. Leong introduced Mr. Matt Bauer, Kupu director of operations. 
 
Mr. Leong explained that Kupu was formed in 2007 and engages young adults in service 
to give back to the community in natural resource management, such as taking care of 
watersheds, coastal areas, wetlands and culturally sensitive areas like lo’i kalo and 
fishponds.  They have 7 programs on all the islands that engage about 400 young adults, 
as well as 15,000 to 17,000 volunteers actively engaged in activities which assist 80 
different organizations throughout the state.  The organizations range from the 
Department of Land and Natural Resources, Kamehameha Schools, Fish and Wildlife, 
National Park Service, Nature Conservancy, Waipa Foundation and Kakoo Oiwi.  Last 
year, they provided about $6 million in benefits to the community, brought in the largest 
AmeriCorps program into the state through federal funding, and gave out over $500,000 
in funds to provide opportunities for local youth to get into college, secondary education 
or trade schools. 
 
One of the main programs currently located at the Net Shed is the Urban Corps.  The 
Urban Corps trains young adults from Honolulu’s urban area and works in partnership 
with adult education schools.  When young adults graduate from the Urban Corps, they 
would have worked in various conservation, renewable energy projects, have gained life 
skills training such as resume writing, interviewing skills, anger management, financial 
literacy, and get their high school equivalency through McKinley Adult Education 
School. 
 
Mr. Ching summarized the staff report in the packet distributed to Members.  The Net 
Shed was an open shed for fishermen in the harbor to repair their nets; however, that 
same historical need no longer exists.  He proposed that the Net Shed be viewed as a 
public facility and not as a commercial opportunity.  The HCDA entered into a month-
to-month relationship with Kupu, and they have stewarded the place beyond our 
expectations.  They took care of issues with the park shower, care for the native 
Hawaiian garden, and there are no homeless in the area.  They are a willing partner in 
some of the other beautification and conservation projects in the area and beyond, 
potentially into Kalaeloa.  
 
Member Evans asked if there was a tax map key (“TMK”) and the square footage of the 
area. 
 



-3- 

Mr. Ching responded that a map is forthcoming.  In terms of a TMK, it was a portion of 
a lot of record and has not been formally subdivided.  It is approximately 8,000 square 
feet in area and was located on the Diamond Head side of the channel entrance. 
 
Member Evans asked how many square feet would be in the Letter of Intent. 
 
Mr. Ching replied that it would be a portion of the TMK where it was located and 
approximately 8,000 square feet, to include the shed and parking areas. 
 
Member Salaveria asked about Kupu’s fund raising efforts. 
 
Mr. Leong explained that the capital campaign has not yet been initiated, as the first step 
was to secure a Letter of Intent to give potential funders the guarantee that their funds 
had something to go towards.  They would be looking for private foundation funds, 
federal grants and other funding sources. 
 
Member Luersen suggested a time period of a year for the Letter of Intent since raising 
$2.5 million might take a while. 
 
Member Maluafiti asked what the value of a lease agreement would be if the space were 
rented commercially. 
 
Mr. Ching responded that it would depend on the use.  A warehouse would be about $1 
per square foot, but the location was not ideal for that situation.  The highest and best 
use would be something like a restaurant, which would be in the $4 million range with 
the landlord’s share at 6-8 percent of the gross income. 
 
Mr. Leong stated that he appreciated that it was a great opportunity for a non-profit.  He 
hoped that they would also be contributing back and had a proven track record that they 
provided financial benefits and social capital to the community. 
 
Member Meyer stated she was excited and grateful for Kupu’s work.  In her opinion, 
this was the best and highest use because it was an investment in our future and raising 
up people as contributors to the community. 
 
Chairperson Dwight asked whether any members of the public wished to comment. 
 
Public Testimony: 
 

Mr. Ron Iwami, representing Friends of Kewalos, stated they were a group of 
recreational users that use Kewalo Basin Park adjacent to the Net Shed.  Kupu 
has transformed the area so it was now more public user friendly and people are 
not afraid to go there.  It used to be a haven for the homeless and drug dealing.  
They expressed concerns to Kupu about parking, and Kupu made 
accommodations to park in the back of the Net Shed and not impact the 
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recreational parking areas at all.  They supported Kupu and see it as a win-win 
situation. 
 
Mr. Wayne Takamine stated that CPAC supported Kupu’s use of the net house 
and felt it was beneficial to the community. 
 

Chairperson Dwight entertained a motion for the Authority to authorize the Executive 
Director to execute a Letter of Intent with Kupu to lease the Net Shed Facility for a 35-
Year Term at $1.00 per Year. 
 
A motion was made by Member Meyer and seconded by Member Morita. 
 
A motion was made by Member Mukai and seconded by Member Meyer. 
 
A roll call vote was conducted. 
 
Ayes: Members Chun, Dwight, Evans, Grune, Kadowaki, Kamimura, Meyer, 

Mitsunaga, Morita, Mukai and Salaveria.  
 
Nays: None. 

 
The motion passed 11 to 0 with 2 excused (Members Lai and Mukaigawa). 
 

A recess was taken at 11:57 a.m. 
 
The meeting was reconvened at 12:11 p.m.* 
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