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The Honorable Benjarnin Cayetano 
Governor 
State ofHawaii 

Dear Governor Cayetano: 

It  is with great pride that we present the 1993-94 Annual Report of the Hawaii Community Development 
Authority (HCDA). This report summarizes the accomplishments and progress made by the Authority as it 
attempts to create in the Kakaako District a community where Hawaii's residents can live, work and play in har- 
mony. 

The Kakaako District has come a long way since the initiation of the HCDA and its efforts to shape the des- 
tiny of this very valuable urban community. Decades ago, Kakaako was known mainly for its aging, ill-functioning 
infrastructure and overall btight. Today, people are recognizing the attractive and functional community being 
reestablished there. As private developments reach their full potential in Kakaako, the State is actively improving 
and upgrading the roadways and utility systems, and developing affordable housing and parks and recreational 
space for Hawaii's residents. The Kakaako District is being dramatically enriched as the HCDA continues its 
redevelopment of lands in the Makai Area. The Kakaako Makai is a remarkable resource with vast potential to 
realize the ever increasing recreational, cultural, commercial, residential, maritime and economic needs of Hon- 
olulu's population. 

As the HCDA perseveres in its mission, we would be remiss in not acknowledging the invaluable contributions 
and support of many individuals and organizations-the State administration and Legislature, other government 
agencies, community groups, private developers, concerned citizens, and Kakaako's landowners, business people 
and residents. Our task ahead will only be successful with their continued participation and support. 

Chairman 
Hawaii Community Development Authority 
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[JEVEIOPMENT RI IT I~~RITY 

he Hawaii Community Develop- 
ment Authority (HCDA) was cre- 
ated by the State Legislature in 
1976 to plan and implement the 
timely redevelopment of urban 
areas in the State. Areas deter- 
mined to be in need of redevelop- 

ment are designated by the Legislature 
as Community Development Districts. 

The Legislature designated the 
Kakaako area as  a Community Devel- 
opment District in 1976, recognizing its 
potential for increased growth and 
development and inherent economic 
importance to Honolulu as  well as the 
State. The Legislature found that 
Kakaako was underdeveloped and 
underutilized relative to its central 
location in urban Honolulu, and a t  risk 
of becoming a seriously blighted area. 
Additionally, the Legislature deter- 
mined that the redevelopment of 
Kakaako offered an o p p o h i t y  to 
address the need for more housing, 
parks, open areas, and new commercial 
and industrial space in the urban core. 

In order to accomplish the Legisla- 

tive mandate, the HCDA is empowered 
with comprehensive planning, develop- 
ment, and financing authority to imple- 
ment a range of programs to revitalize 
Kakaako. Having substantial authority 
to implement its own long-tern devel- 
opment plans for Kakaako, the HCDA 
is uniquely positioned to simultaneous- 
ly address the range of issues and con- 
cerns associated with the redevelop- 
ment of a major community which tra- 
ditionally have been the responsibility 
of multiple agencies. 

Following an intensive five-year 
planning process, the Kakaako Commu- 
nity Development District Plan was 
adopted by the HCDA in 1982. This 
Plan serves as a basis for guiding both 
public and private development activi- 
ties in the revitalization of Kakaako. 

In 1993, the Legislature designated 
the Hamakua region as a new Commu- 
nity Development District to plan for 
the long-term economic stability of the 
area and to address the critical needs of 
the community as a result of the closure 
of Hamakua Sugar Company. In doing 
so, the Legislature broadened the pur- 
pose of HCDA to allow the agency to 
redevelop community development dis- 
tricts in all areas throughout the State 
rather than in urban areas only. While 
$1 million was initially appropriated to 
fund, in part, the formulation of a 
Hamakua Community Development 
District Plan-a prerequisite to HCDA 
implementing programs or projects for 
the District, in 1994 the Legislature 
reallocated these h d s  for specific ser- 
vices and projects to provide immediate 



relief to the Hamakua community. 
Funds were not set aside for HCDA to 
administer this redevelopment effort or 
to develop a community district plan. 
This action has effectively relieved 
HCDA of its responsibility to redevelop 
Hamakua. 

ORGANIZATION 
The HCDA is a public corporate 

entity attached to the Department of 

Business, Economic Development & 
Tourism for administrative purposes. 
The HCDA's board of directors is com- 
posed of 11 voting members from the 
private and public sectors who oversee 
the HCDA operations and establish 
policies to implement the legislative 
objectives. Four members are ex-officio, 
voting members from the State Depart- 
ments of Accounting and General Ser- 
vices; Budget and Finance; Business, 

Economic Development & Tourism; and 
Transportation. Of the remaining seven 
members, four are appointed directly 
by the Governor and three are selected 
by the Governor from recommendations 
submitted by the Council of the county 
in which a community development dis- 
trict is situated. The HCDA Executive 
Director serves as the chief executive 
officer and is appointed by the Authori- 
ty members. The HCDA staff includes 
experienced personnel from many pro- 
fessional fields. The major functional 
areas of the agency are Planning, Engi- 
neering, Development, Finance, Reloca- 
tion, Public Information, and Adminis- 
trative Services. 

HCDA'S MISSION 
The Kakaako Community Develop- 

ment District includes 670 acres of land 
bounded by Piikoi, King, Punchbowl 
Streets and Ala Moana Boulevard; the 
stretch of waterfront from Kewalo 
Basin to Pier 4 in Honolulu Harbor; 
and the Hawaiian Electric power plant 
site in downtown Honolulu. The Dis- 



trict is largely comprised of low-density 
industrial, commercial and retail busi- 
nesses. HCDA's mission is to transform 
Kakaako into an economically and 
socially viable community of residents 
and businesses and to provide a range 
of public benefits to address critical 
community needs. 

As envisioned in the development 
plan, the Kakaako District will reflect 
the best of Honolulu's future--a 
bustling business center during the day 
and entertainment center at  night. The 
new Kakaako will combine open space 
and parks with well-planned commer- 

cial and residential development, 
including affordable housing. With pub- 
lic and private sector investment, the 
Kakaako of the future will feature new 
retail shops and office space, a variety 
of restaurants and entertainment, and 
infrastructure to provide the services, 
growth opportunities and quality of life 
that will make Kakaako an ideal place 
for residents. Kakaako will once again 
become a vibrant and cohesive commu- 
nity through the people that will work 

and live there. Along with convenient 
public transportation and increased 
parking, improved roads and new side- 
walks will ease tr&c congestion and 
make Kakaako a safer, less-cluttered 
and cleaner environment. The revital- 
ized Kakaako waterfront will provide 
acres of new park area and open space, 
making miles of shoreline accessible to 
residents. With new cultural, educa- 
tional and entertainment facilities, it 

will become the premier gathering 
place for residents and visitors. 

The Kakaako Community Develop- 
ment District Plan provides a frame- 
work for district-wide community devel- 
opment and improvements over the 
next thirty years and serves as a deci- 
sion-making tool to guide both public 
and private sector actions in the revital- 
ization of the Kakaako District. Intrin- 
sic in these policies are the legislative 



findings, purpose, and objectives, and 
the following functional tasks of HCDA: 

'€4 Implement cornmunity develop- 
ment programs and cooperate with 
private enterprise and the various 
components of Federal, State, and 
county governments in bringing 
plans to fruition. 

H Establish and enforce community 
development rules on health, safe- 
ty, building, planning, zoning, and 
land use. 

Undertake the planning, design, 
and construction of improvements 
to roadway, sewer, drainage, water, 
and other utility and communica- 
tions systems. 

W Undertake the development of 
major puhlic facilities, such as pub- 
lic parking garages and community 
facilities. 

H Undertake the development of 
affordable housing and implement 
policies requiring private sector 
participation in the delivery of 
affordable housing. 

H Undertake the financing of infra- 
structure and other puhlic improve- 
ments. 

Facilitate the private sector devel- 
opment of industrial, residential, 
and commercial space. 

H Develop and implement a develop- 
ment strategy for the Kakaako 
waterfront area. 

H Manage and develop lands owned 
by HCDA and coordinate develop- 
ment of other State-owned lands in 
the District. 

'€4 Administer a relocation program to 
urnvide assistance to Dersons and 
businesses displaced by govern- 
ment action or a development pro- 
ject approved by the HCDA. 

Administer and maintain an exten- 
sive proactive community outreach 
and education program. 

H Monitor and evaluate current com- 
munity development policies to 
ensure that such policies are con- 
sistent with current market condi- 
tions and public sentiment and 
needs. 



n the past, Kakaako was best char- 
acterized as an area with bad 
drainage; narrow, irregular road- 
ways; and deteriorating and sub- 
standard sewer, water, and drainage 
systems. The aging and obsolete net- 
work of roadways and utility sys- 

tems-much of which were installed 
50-60 years a g e h a d  seriously imped- 
ed redevelopment of the District. One of 
the HCDA's primary responsibilities is 
the planning, engineering and con- 
struction of infrastructure improve- 
ments in Kakaako. Planning and engi- 
neering design are essential to ensure 
that the infrastructure improvements 
are coordinated with new project devel- 
opments. 

The HCDA began its Improvement 
District (ID) program in 1986 to sys- 
tematically improve the infrastructure 
in the Kakaako District. Thus far, the 
three ID projects completed have been 
successful in bettering the area's infra- 
structure for its merchants, landowners 
and tenants, residents and visitors. The 
ID projects have greatly refurbished 

the utility systems to function properly 
and to handle future increases in 
capacities. Drainage, sewer and water 
systems have been reconstructed and 
expanded. Telephone, electric and cable 
television systems are also improved 
and located underground to make the 
Kakaako environment less cluttered 
and more attractive. Improved road- 
ways are now safer and better able to  
accommodate traffic and pedestrian 
flow. Sidewalks, curbs, pavement and 

gutters are now in places where there 
once were none. 

ABOUT IMPROVEMENT 
DISTRICTS 
Under the HCDA's Improvement 

District Program, the total cost of 
improvements is shared by govern- 
ment, property owners, and the public 
utility companies. A considerable por- 
tion of the cost is paid for by govern- 
ment because the general public derives 
the benefits of improvements. A major 
public cost involves improvements to 
the drainage system. For example, 87 
percent, or approximately $37.5 million 
of the construction cost for ID projects 
1 , 2  and 3 was for a major drainage sys- 
tem that m s  through Kakaako and 
services the Punchbowl and lower 
Makiki areas. These drainage improve- 
ments will not specifically benefit the 
property owners in Kakaako, and there- 
fore, a substantial amount of the cost 
cannot be assessed on the properties in 
Kakaako. 

Kakaako's ID area landowners are 
assessed only for improvements which 



specially benefit them. For each 
improvement district project, the 
HCDA arranges the sale of assessment 
area bonds to provide financing for 
property owners who are being 
assessed. This allows the landowners to 
pay for their assessments in install- 
ments over a period of up to 20 years, 
along with interest. 

The three ID projects which have 
been completed to date have cost 
approximately $114 million. They have 
greatly enhanced the infrastructures as 
well as the development potential for 
one-third of Kakaako, mauka of Ala 
Moana Boulevard. 

The ID-1 Project, completed in Sep- 
tember 1988, reconstructed and 
upgraded the infrastructure for approx- 
imately 100 acres of land bounded by 
Punchbowl, Ala Moana, Queen, Cooke, 
Kapiolani and King Streets. The cost of 
ID-1 was $35 million. The second ID 
project improved the roadways and 
utilities in about 59 acres of land 
bounded by South, Pohukaina, 
Halekauwila, Cooke and Ilalo Streets. 

The ID-2 Project, costing about $36.7 
million, was completed in December 
1990. 

The HCDA concluded its third ID 
Project at the beginning of the 1993-94 
Fiscal Year. As in the past ID projects, 
the ID-3 renovated and upgraded the 
infrastructure in 60 acres of land 
bounded by King, Kapiolani, Cooke, 
Queen, South and Pohukaina Streets. 
The cost of the ID-3 was $42 million. 

PAVING THE WAY FOR 
FUTLTRE IMPROVEMENTS 
By the close of FY 1993-94, the 

IICDA had commenced the pre-con- 
strudion work for the proposed 

Improvement District 4 (ID-4) Project. 
The project will involve the reconstruc- . ~ 

tion and upgrading of infrastructure on 
Kamakee Street, between Kapiolani 
Boulevard and Queen Street. Similar in 
nature to previous ID projects, ID-4 
will entail the installation of drainage, 
water, sewer and roadway systems, 
and the under grounding of existing 
overhead utiiity lines. The HCDA staff 
met with the affected ID-4 landowners 
and lessees to explain the proposed con- 
struction scenario and how assess- 
ments were calculated. A public hear- 
ing was held in July 1994 and the 
HCDA board voted to proceed with the 
ID-4, which is estimated to cost $12 
million. Construction on ID-4 is sched- 
uled t o  begin in March 1995 and be 
completed by the summer of 1996. 

TAKING CARE OF BUSINESSES 
AND RESIDENTS 
The immense scale of ID projects 

particularly challenges the HCDA to 
cany out the construction expeditious- 
ly, with public safety and the minimiza. 
tion of disruptions to the businesses as 



the overriding concern. While the 
HCDA has instituted many measures 
to mitigate the effects of noise, dust, 
and difficult access on day-to-day busi- 
ness operations, the effort to minimize 
disruption to businesses and residents 
remain a paramount concern. As a 
result of the experience gained from the 
ID projects, the HCDA has, and will 
continue to seek ways to reduce the 
effects of construction on businesses, 
and to increase its efforts to ensure 
open lines of communication with the 
business community. 

For example, to help the businesses 
in the ID-4 project area, the HCDA will 
defer the assessments until two years 
after the start of construction. AU con- 
struction will be completed before any 
assessments will take effect with prop- 
erty owners. During the ID-4 project, 
the phasing of construction will be 
closely scrutinized and heavy work 
(such as the installation of box drains) 
will be concentrated on one segment 
and one side of the street at a time. By 
finishing the sidewalks and installing 

the morning, without construction 
equipment on the roadways. 

On all ID projects, the HCDA st& 
take to the streets on a regular basis to 
serve as a liaison between the Authori- 
ty and businesses, and to deal with 
problems on a case-by-case basis as 
they may occur. Through personal, in- 
the-field contact, the HCDA personnel 
will be able to keep the merchants 
informed of pending roadwayfutility 
system improvements in their areas 
and to remedy problems immediately. 

Finally, in an effort to further assist 

pavement on a block-by-block basis, the small businesses, HCDA has expanded 

amount of dust on the street will be its Relocation Program to provide &an- 

lessened and businesses will have par. cia1 assistance in relocating and 

tial use of the improvements while the reestabfishing Kakaako businesses. 

construction is ongoing. ~h~ HCDA is The enactment of Act 86, SLH 1990, 

also working closely with businesses, enables the HCDA to assist all busi- 

residents, and p&itting agencies to nesses displaced in Kakaako. Such 

phase  ID-^ construction work during assistance includes low-interest loans 

' ~ ~ ~ ~ - ~ ~ ~ d ~ c  hours, generally from for relocating and reestablishing dis- 

12 noon to 9:30 and on saturdays, placed businesses. This benefit is in 

~t is anticipated that by starting con. addition to relocation payments avail- 

struction work at noon, businesses can able to businesses displaced by govern- 

operate in a fairly normal fashion in ment projects prior to Act 86. 



RIGHT: COOKE STREET WAS ENHANCED BY THE IMPROVEMENT DISTRICT PROGRAM. 

IMPROVEMENT DISTRICT 1 
AREA: About 100 acres bounded by Punchbowl, King, 

Cooke, Queen, South & Auahi Streets, and Ala 
Moana Boulevard. 

WORII: Improvements to roadways, drainage, sewers, 
water systems and the undergrounding of electric, 
telephone and CATV lines. 

COST: $35.2 million 
COMPLETED: Se~tember 1988 

KEWALO BASIN IMPROVEMENT DISTRICTS 
Improvements to Kewalo Basin access, interior roadways, 

grade-separated promenade, bus lane, parking. 
COST: $2.4 million 

ESTIMATED COMPLETION: First Quarter 1995 

IMPROVEMENT DISTRICT 4 
AREA: Kamakee Street (from Kapiolani Boulevard to 

Queen Street) 

IMPROVEMENT DISTRICT 2 
W O W  Improvement to roadway, drainage, sewers, water 

systems and undergrounding of electric, telephone 
AREA: About 110 acres bounded by Keawe, Auahi, Coral, and CATV lines. 

Pohukaina, Cooke and nalo Streets to the ocean. COST: $12 million 
WOW Improvements to roadways, drainage, sewers, CONSTRUCTION START: First Quarter 1995 

water system and the undergrounding of electric, 
telephone and CATV lines. INCREMEW 2 

COST: $36.7 miUion Ward Avenue Extension 
COMPLETED: October 1990 (from Ala Moana Boulevard to Keawe Street) 

IMPROVEMENT DISTRICT 3 
COST: $14 million 

CONSTRUCTION START: Fourth Quarter 1995 
AREA: About 60 acres involving portions of Cooke Street, 

Ka~iolani Boulevard. Halekauwila. Keawe. Coral. 
vic'toria and Curtis streets. 

WORK: Improvements to roadways, drainage, sewers, 
water system and the undergrounding of electric, 
telephone and CATV lines. 

COST: $42.4 million 
COMPLETED: October 1993 



trial activities moved into Kakaako. 
Kakaako remained a primarily industri- 
al area with virtually no residents up 
until the late 1980s. 

Just four years ago, the number of 
residential units within the Kakaako 
District was limited to some 1,600 units 
in four private condominium projects 
and a number of smaller apartment 
buildings and single family residences. 

CHILDREN WILL ONCE AGAIN GROW UP IN KAKAAKO. 

FAMILIES AND SENIORS W l L L  HAVE A HOME THERE. 

THERE WlLL  BE A RENEWED SENSE O F  COMMUNITY. 

KAKAAKOWILLBE RESTOREDTOTHE 

RESIDENTIAL NEIGHBORHOOD IT ONCE WAS. 

LEFT: THE MURIEL PRESCHOOL IS LOCATED 

ON THE KAMAKEEE VISTA DEVELOPMENT. 

ver a hundred years ago as the 
Honolulu waterfront developed 
into a bustling working harbor, a 
smaU community of immigrants 
began to emerge in nearby 
Kakaako. From the 1920s through 
the 1940s, Kakaako was a thriving 

community of residents with an array of 
businesses, schools, churches, a movie 
house, public parks and other uses typi- 
cally found in larger neighborhoods. By 
1940, Kakaako's population had reached 
about 5,000 residents. However, rezon- 
ing of the area in the early 1950s caused 
a rapid decline in the residential popula- 
tion as other neighborhwds formed in 
Honolulu and manufacturing and indus- 

With the recent development of four 
State affordable rental projects and two 
private developments the unit count 
has increased to about 3,000. With this 
increase in residents, Kakaako is clear- 
ly emerging once again as a lively and 
diverse community of people from all 
walks of life. Undoubtedly, this could 
not have happened without the State's 
commitment and aggressive pursuit to 

develop affordable housing in Kakaako. 
To recap, affordable housing pro- 

jects completed in Kakaako prior to Fis- 
cal Year 1993-94 include: the Kamakee 
Vista mixed-use affordable family 
rental project (with 225 one- and two- 
bedroom units); the Pohulani affordable 
elderly rental housing complex (with 
262 studio and one-bedroom units); and 
the Na Lei Hulu Kupuna affordable 



elderly rental housing project (with 75 HONUAKAHA 
studio apartments). The Honuakaha, another multi- 

These projects were undertaken by 
R R E N E W E ~  

faceted project currently under con- 
HCDA in alliance with the Housing struction in the Kakaako District, will 
Finance and Development Corporation, provide for the delivery of affordable 
and in the case of the Na Lei Hulu rental housing, for-sale condominiums, 
Kupuna, the partnership involved the a senior citizens community center, and 
Bank of Hawaii. the rehabilitation of a historic struc- 

During the 1993-94 Fiscal Year, ture. The Honuakaha affordable hous- 
another 264 affordable rental units ing complex is being constructed on the 
were completed and 244 were under historic Royal Brewery site on Queen 
construction. The following describes Street (between Punchbowl and South 
these projects: Streets). 

KAUHALE KAKAAKO Honuakaha saves the landmark 

Construction was completed on the plex. The Kauhale Kakaako also has red blick Royal Brewery structure from 

Kauhale Kakaako affordable housing something to offer the general public. demolition; it will be rehabilitated to 

complex in late 1993. By January 1994, The ground floor includes 11,000 allow for five stories of newly construct- 

tenants were occupying the 264 afford- square feet of space for commercial ed loft space. The f i s t  three floors of 

able units housed at  860 Halekauwila activities. And the adjoining parking the building will house a 7,000 square 

Street. All units in the Iiauhale structure contains 264 parking spaces foot senior citizens' community center, 

Kakaako include a rangdoven, refriger- as well as 500 stalls for the public to and the top two floors will ~rovide com- 

ator, air conditioning and ceiling fan. use on a shared basis. More than 1,830 mercial office space. Constructed in 

An active recreation deck-along with applicants were entered in the initial 1900, the Royal Brewery structure is 

a basketball court, exercise and BBQ lottery for the rental ofunits in the listed on the National Regisfa of His- 

areas, children's playground and meet- Kauhale Kakaako, indicating the heavy toric Places, largely because of its 

ing room--occupy a portion of the com- demand for affordable units in the unique architectural style and histori- 

State of Hawaii. cal significance. Over the past decades 
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KIGHT: NA LEI n u L u  KUPUNA'S 

COURTYARD WITH WATERFALL 

PROVIDES A PEACEFUL AREA FOR 

SENIORS TO GATHER. 

MOTHER WALDRON 

phate Royalties ed by Coral, Halekauwila, Cooke and 
(Honolulu) Inc.) Pohukaina Streets. These temporary 
will give rise to improvements increase the total area of 
281 affordable ' Mother Waldron park by adding the 
units along &&,+: Coral Street right-of-way (between 
Waimanu Street. ' Halekauwila and Pohukaina Streets) 
The developer is and the vacant lot between Cooke 
planning to start 
construction by the 
spring of 1995. 

The HCDA 
recognizes that 
any viable commu- 
nity must include 
adequate parks 
and other public 
facilities to sup- 
port the needs and 
enhance the quali- 
ty of life of its resi- 

Street and the present Park site. The 
HCDA is undertaking this project with 
the City and County of Honolulu, 
Department of Parks and Recreation 
(DPR). The one-block segment of the 
Coral Street right-of-way was perma- 
nently closed to vehicular traffic and 
replaced with landscaping. The vacant 
lot on Cooke Street has been grassed 
and lined with trees. These improve- 
ments are temporary, pending the com- 
pletion by HCDA and DPR of a compre- 
hensive master plan for the expanded 

dents. The HCDA has stepped up its Park-situated in the heart of Kakaako Mother Waldron Park. 
efforts to ensure that facifities and pro- amid numerous new residential devel- As Kakaako is shaped into a new 
grams are provided to support the opments-is on course for some major community there is the potential for a 
growing residential population and to changes which will benefit Kakaako's host of problems such as crime and con- 
cultivate a sense of community among residents and visitors. In late 1994, the flicts between new projects and 
the people who live and work in HCDA began construction work on the long-time businesses in Kakaako. Early 
Kakaako. To that end, Mother Waldron expmsion of the Park, generally bound- recognition of this prospect as well as 

SENSE OF 



LEFT AND BELOW: GOVERNMENT WORKERS 

VOLUNTEER TO BEAUTIFY KAKAAKO. 

the importance of creating a real sense 
of community compelled the HCDA to 
initiate projects and programs t o  avoid 
serious problems in the future. One 
example of the initiatives taken was 
providing quarters for the Honolulu 
Police Department Community Policing 
- District 1 team. The office is located 
next to Mother Waldron Park in prox- 
imity to the Na Lei Hulu Kupuna and 
Pohulani projects. Appreciation for the 
presence of HPD in this area was 
immediately expressed by surrounding 
businesses and residents. In the short 
period that the Community Policing 
team has been in Kakaako, it has 
moved aggressively to minimize prob- 
lems with graffiti, gang and drug relat- 
ed activities, vandalism, illegally 
parked cars, and abandoned vehicles. 

The HCDA has begun to focus more 
of its attention on community involve- 
ment to help resolve some of the com- 
mon problems faced by urban commu- 
nities. During the 1993-94 Fiscal Year, 
hundreds of State employee volunteers 

participated in a beautification project 
of Kakaako involving litter pickup 
throughout the area, painting over 
graffiti, and landscaping work at Moth- 
er Waldron Park and the Kakaako 
Waterfront Park. Additionally, govern- 
ment agencies such as the State's Lit- 
ter Control Office and private business- 
es and organizations have stepped for- 
ward to pick up litter regularly in the 
Kakaako Waterfront Park. This type of 
community service effort instills pride 

for an area that has long been neglected 
and reinforces the State's continued 
commitment to a very special place in 
Honolulu. 

On a more general note, the HCDA 
has developed, and will continue to 
form, positive working relationships 
with constituencies and individual resi- 
dents and businesses through regular 
community meetings, programs and 
events. Thus far, these efforts have 
resulted in creative solutions to a num- 



RIGHT: POHULANI HOUSING COMPLEX. 

BELOW LEFT: KAUHALE KAKAAKO AS SEEN FROM THE RECREATION DECK. 

COMPLETED & ONGOING 
AFFORDABLE HOUSING PROJECTS & PUBLIC FACILITIES 

PROJECT NUMBER OF UNITS COMPLETION DATE 

KANlAKEE VISTA 
Mixed-Use Family rentals 225 December 1991 

POHULANI 
Mixed-Use Senior rentals 262 August 1992 

NA LEI HULU KUPUNA 
Senior rental housing 75 November 1992 

ber of neighborhood concerns ranging KATJHALE KAKA'AKO 
from the location of bus stops and cross Mixed-Use Family rentals 258 December 1993 
walks to mitigating the effects of con- 
struction work. Recognizing that the HONUAKAHA 

Affordable senior rentals 243* Construction to he completed success of redeveloping Kakaako is and for-sale condominiums July 1995 
dependent on the continued involve- 
ment and support of the community, MOTHER WALDRON 
the HCDA's goal is to foster relation- PARK EXPANSION 
ships and keep lines of communication Addition of one acre of 

open with the people who have a vested land area, landscaping 

interest in the future of the Kakaako 

Late 1994 

SENSE O F  

community. 



WATERFRONT PARK GARNERS RECOGNI1 'ION. 
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ix years ago, the State Adminis- 
tration proclaimed that after 
decades of inaction the time had 
come to harvest the potential of 
Honolulu's central waterfront to 
accommodate.a variety of new 
recreational, cultural and com- 

mercial activity. Today, as a result of 
the shared commitment of both the 
public and private sectors, we are on 
the verge of seeing that promise ful- 
filled. From Keehi Lagoon through 
Honolulu Harbor, at Sand Island and 
Aloha Tower remarkable changes are 
underway. Nowhere, however, is the 
transformation more apparent than 
along the Kakaako waterfront. The 
splendid Kakaako Waterfront Park 
stands as a cornerstone and fitting tes- 
timony to the collective resolve in revi- 
talizing this long-neglected area. 

In 1989 the State completed the 
Honolulu Waterfront Master Plan, 
which presented a vision for Kakaako 
Makai as one element of a comprehen- 
sive plan for the entire Honolulu water- 
front. The Master Plan proposed an 

extensive system of parks, waterways 
and public amenities. Most of the fund- 
ing for these amenities was to come 
from development of 7.5 million square 
feet of commercial space in the area. 
This assumption was made because of 
the high levels of investment in and 
demand for commercial space which 
prevailed in the late 1980s. The HCDA, 
in 1990, adopted its Makai Area Plan 
and Rules based on this vision. The 
Plan prescribed controls and standards 

for developing Kakaako Makai. 
Since that time, the State economy 

has weakened noticeably. While the 
goal of the Waterfront Master Plan to 
create a people-oriented gathering place 
is still valid, the present economic state 
requires a broader, more proactive 
development strategy. 

The Kakaako waterfront offers a 
dramatic location, proximity to down- 
town, and a substantial amount of land 
under the State's control. As pressure 



on lands in the Honolulu urban core 
builds and resources remain scarce, 
demand for conversion of these lands to 
more intensive uses has magnified. 
Needless to say, the Makai Area pro- 
vides an unprecented development 
opportunity in the urban core for the 
State. 

Recognizing the economic as well 
as intrinsic social value of its makai 
lands to Hawaii's residents, the HCDA 
embarked on an intensive planning 
effort to chart a course for redevelop- 
ment of the Kakaako waterfront. Dur- 
ing the 1993-94 Fiscal Year that  effort 
culminated in the form of a develop- 
ment strategy for Kakaako Makai. 
With this well-founded game plan, the 
HCDA anticipates the creation of an 
exciting, active people-oriented place in 
the Kakaako waterfront. 

A STRATEGIC GAME PLAN 
The HCDA's redevelopment goals 

for Kakaako Makai have been shaped 
by an explicit recognition of the 
Kakaako waterfront as a valuable pub- 

lic resource. The primary goals are to 
recapture the waterfront for public use, 
achieve maximum public benefits, and 
create an actively populated area. To 
achieve these goals, it is critical that 
new developments provide sufficient 
revenues to offset the cost of the signifi- 
cant public amenities planned for 
Kakaako Makai. To that end, the 
underlying premise of the Kakaako 
Makai development strategy is to foster 
new economic activities by capitalizing 
on the advantages inherent in the area. 
Equally fundamental to the strategy is 
the need to aggressively pursue new 
industries which will broaden Hawaii's 
economic base and ensure sustainable 
revenue generators to support the 
development and maintenance of the 
public realm. 

Kakaako Makai presents land 
development opportunities for both pri- 
vate and public lands. Privately owned 
lands include approximately thirty-five 
acres and can accommodate a maxi- 
mum of 4.7 million square feet of build- 
ing area. The 200 acres of State-owned 

lands have the potential for a maxi- 
mum 5.1 million square feet of building [HE PROMISE 7 
area. 

While the timing for development 
of privately held lands are driven by 
market forces, the HCDA's develop- 
ment strategy for publicly-owned lands 
employs a proactive approach based on 
a projected low demand for traditional 
commercial office space for many years 
and a continued strong demand for 
moderately-priced housing. Neither 
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uses are expected to generate sufficient 
revenues to support the necessary 
infrastructure improvements and pub- 
lic amenities for Kakaako Makai. Thus, 
central to the Kakaako Makai develop- 
ment strategy is the development of a 
balanced, mixed-use scheme that  
includes generous amounts of public 
open space and park lands, housing 
targeted to a range of income groups, 
and an appropriate economic catalyst. 

By the end of the 1993-94 Fiscal 
Year, efforts were underway to revise 
the 1990 Kakaako Makai Plan to incor- 
porate the findings of the in-depth 



= BE PROMISE analysis made during the formulation 
of the Kakaako Makai development 
strategy. The following describes the 
primary features of the proposed 
Kakaako Makai Plan: 

Park Lands as the Centerpiece 
for Development 

The existing 30-acre Kakaako 
Waterfront Park represents a signifi- 
cant investment of public funds, and its 
potential to promote and enhance 
development will be maximized. The 
open space system for Kakaako Makai 
has been planned to extend the Water- 
front Park's amenity value to those 
development parcels which do not front 
directly on it. 

A total of 89 acres will be developed 
as public park space. In addition to the 
existing Kakaako Waterfront Park, a 
variety of spaces for public enjoyment 
will include the following: 

b l  The existing Waterfront Park will 
be expanded for ball fields, soccer 
and other active recreation uses. 

Bi4 A multi-purpose public green will 
be built to accommodate large 

group activities ranging from pic- 
nics and festivals to organized 
sports. 

6td A public garden will feature rich 
tropical planting, water features, 
benches and paths for quiet sitting 
and strolling. 

W A central urban plaza is planned to 
be an active public gathering place 
with restaurants, informal eateries 
and shops. 

L I  A beach park is planned to address 
the long-teim need for an addition- 

al safe and convenient swimming 
area for residents in the urban core. 

Superior Pedestrian 
Environment 

The primacy of pedestrians is 
reflected throughout the Kakaako 
Makai Plan through supportive land 
use and urban design requirements and 
a transportation system for the area 
that is reflective of pedestrian circula- 
tion needs. Development of a superior 
pedestrian environment that m&- 
mizes the benefits of our local climate is 
promoted by: 

Generous amounts of land set aside 
for public parks and the provision 
of plazas and active ground floor 
uses along key street frontages. 

H Appropriate design requirements 
for public sidewalks and privately 
owned open space to ensure that 
these areas are "pedestrian friend- 
ly." 

Bi4 Smaller development blocks, as 
opposed to "super blocks," to allow 
sidewalks to be more active, more 
conducive to walking, and provide 
more choices as pedestrians make 



their way through the 
waterfront area. 

W Narrower streets which 
will be safer and more 
convenient to cross. 

H Open space system 
which promotes a con- 
tinuous system of 
broad, shady walk- 
ways, arcades, pas- 
sages and courtyards 
linked to the park, and 
generous landscaping 
and water features. al grid of the Kakaako Mauka 

Strong Linkage of the Kakaaho Area. 
Waterfront Park to the City btl Removing the barrier-like quality 

One of the central themes of the of Ala Moana Boulevard. This will 
Kakaako Makai Plan is the reintegra- be accomplished by developing an 
tion of the city and the waterfront. A Ala Moma Boulevard-Ward 
strong visual and physical link between Avenue Extention couplet which 

the Kakaako Waterfront Park and the would reduce Ala Moana from six 
two-way lanes to four one-way 

city is created by: lanes. ~~ 

A formal, landscaped promenade Cultural and Educational that will run from the Kakaako 
Waterfront Park to Mother Wal- 

Facilities 

dron Park in the Kakaako Mauka Cultural and educational facilities 

Area. have always been a fundamental ele- . - 

Patterning the roads and blocks in ment in the HCDA's redevelopment 

Kakaako M&ai after the tradition- plan and objectives for Kakaako Makai. 

Currently proposed is an arts and 
museum complex that includes: 

The present renovation of the 
Kewalo Incinerator into a chil- 
dren's museum. 

BI A mid-size theater complex with 
500-seat and 250-seat venues. 

Potential accomodation of 1,500- to 
2,000-seat lyric theater to house 
opera and other larger-scale perfor- 
mances. 

bS4 The existing amphitheater in the 
Kakaako Waterfront Park which 
will be upgraded with provisions 
for sound, lighting and shade. This 
facility will be capable of hosting 
free concerts and up to 3,000 people 
using informal, hillside seating. 

H A heritage center in the historic 
N a  Moana Sewage Pump Station 
building. 

Appropriate Use of the 
WaterF.ont Shoreline 

It is obvious that appropriate use of 
the waterfront is a key to the overall 
land use pattern for Kakaako Makai. 
Public access to the ocean is a priority 
reflected in a half mile of shoreline ded- 
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icated to park use. Maritime activities 
which provide vital functions for the 
economic well-being of the community 
are also a priority. The Kakaako Makai 
Plan recognizes that maritime uses at 
Piers 1 and 2 compatible with planned 
waterfront commercial uses should be 
retained because of the importance of 
preserving this deep water berth for 
long-term uses. Selected shoreline 
areas a t  Kewalo Basin and along Hon- 
olulu Harbor are set aside to allow peo- 
ple to n e w  and enjoy the working 
wharf. Plans for these areas allow 
development to take advantage of these 
premier waterfront locations, while at 
the same time preserving the wharf 
and associated backland for essential 
harbor uses. 

Housing 
The redevelopment of the Kakaako 

District is based on the principle that 
people need to be able to live and work 
in close proximity. In addition to help- 
ing to meet the State's critical need for 
affordable housing in the urban core, 
residential development in Kakaako 

Makai is a prudent and appropriate 
strategy given limited land for subur- 
ban growth, extreme traffic congestion 
and the need to efficiently utilize exist- 
ing infrastructure systems. 

Moderately priced housing in the 
makai area is a significant and comple- 
mentary component to the mix of uses 
planned for the Kakaako waterfront. 
The value added in fostering a strong 
sense of community, providing an on- 
site population which promotes activity 
and supports commercial businesses, 

and increasing securi- 
ty is vital to building a 
vibrant, dynamic com- 
munity. 

New Job-Creating 
Industries 

Inherent in the 
development strategy 
for Kakaako Makai is 
the challenge to find 
an appropriate market 
catalyst that will drive 
the long-term redevel- 
opment of the water- 
front. Market analyses 

for development of the Makai Area rec- 
ognize that health care and wellness 
appears to be a promising sector for eco- 
nomic growth. 

Hawaii is well-positioned to capture 
a large share of this market because it 
is identified with health and wellness, 
and its location and cultural role as  a 
bridge between Asia and America is 
well established. Hawaii could assume 
a leadership role in this market by 
developing an international health cen- 



ter in the makai area. This 
center would focus on emerg- 
ing trends in health and 
wellness, and would serve 
Hawaii's people by contribut- 
ing to the advancement and 
improvement of local health 
care. This center could gen- 
erate more jobs and build 
upon Hawaii's visitor-orient- 
ed economy. 

After researching several 
wellness-related institutions 
on the mainland and talking 
with health field experts, the HCDA 
constructed a profile of potential facili- 
ties for Kakaako Makai. These include: 
a Wellness and Physical Fitness Cen- 
ter, to concentrate on individual, 
self-directed health maintenance; a 
Recuperative Care and Recreation Cen- 
ter to provide a unique environment for 
recuperating from major medical prob- 
lems; and an Alternative Medicine Cen- 
ter, which would investigate the bene- 
fits of alternative therapies. 

At this point, it is impossible to pre- 

dict whether the wellness market will 
be a success or not. As land is made 
available for development, this poten- 
tial market along with others will be 
pursued on the basis that current tradi- 
tional markets will provide neither the 
desired development pace nor land uti- 
lization that helps to diversify the econ- 
omy. The strategy aims to ensure that 
developments in Kakaako Makai are 
economic generators and will best bene- 
fit the State of Hawaii and its resi- 
dents. 

AN IMPORTANT ECONOMIC 
OPPORrnTY 

With over 200 acres of State-owned 
lands in the Kakaako waterfront, the 
potential is there to create a new tax 
base, a job base and new investment 
opportunities. The primary uses today 
in the Makai Area include public and 
private industrial, warehouse-type 
operations which, while important are 
extremely land intensive. The success- 
ful redevelopment of the waterfront is 
contingent upon the eventual relocation 
of these uses to other areas on Oahu. 
Of particular concern is the relocation 
of certain existing maritime and com- 
mercial activities to land in Kapalama 
and the relocation of the City Corpora- 
tion Yard to Sand Island. Major tede- 
velopment of the waterfront cannot 
proceed until uses such as these are 
relocated. 

Despite the fact that redevelop- 
ment of Kakaako Makai requires 
expenditures for relocation of existing 
uses and other upfront costs, such as 
infrastructure improvements, the long 
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term benefits are substantial. The 5.1 
million square feet of building area on 
State land is estimated to take 25 years 
to incrementally build. The economic 
benefits directly attributable t o  this 
development include the following: 

Construction Expenditures 
Construction of infrastructure, 

commercial developnlent and public 
amenities is projected t o  involve $800 
million of construction expenditures 
over time. This translates to significant 
construction and materials jobs, largely 
based on private investment. 

Permanent Jobs 
The shiR from large, warehouse- 

type operations to more dense cornmer- 
cial development brings with it a dra- 
matic increase in permanent jobs. Cur- 
rently approximately 1,000 people are 
directly employed in the makai area. 
After total build out, that number could 
increase to approximately 20,000 people. 

State Revenues 
Private development of State lands 

will generate approximately $50 mil- 

lion in public dedication fees and $550 
million in other revenues for infrastruc- 
ture and other public improvements 
and $40 million in housing impact fees. 
These revenues are expected to make 
development of Kakaako Makai self- 
sustaining with ten to fiReen years. 

Increased Tax Base 
The many public land uses that 

currently make up the Makai Area are 
exempt from State and county property 
taxes. As a result, tax revenues 

presently derived from the 200 acres of 
State-owned land are low. Today, the 
area generates approximately $2 mil- 
lion in property taxes. After redevelop- 
ment of the area property taxes are 
estimated to  increase to $200 million. 

In addition t o  the direct economic 
benefits, redevelopment of the Kakaako 
waterfront from a broader perspective 
can act as a significant catalyst for 
development of urban Honoluu and the 
State economy in the 21st century. 

A ROUSING START 
The tra~lsformation of Kakaako 

Makai has taken its first large strides 
with the completion of several impor- 
tant projects. 

Kewalo Basin Park 
In 1990 the HCDA completed the 

five-acre Kewalo Basin Park, located in 
Kewalo Basin. This scenic shorefront 
park, fronting a long time popular surf- 
ing spot, has become a favorite picnic 
area for Honolulu's residents. The 
park's pedestrian promenade and 
observation areas offer breathtaking 



RIGHT: KEWALO BASIN  IMPROVEMENTS. 

views of Ala Moana Beach, Magic 
Island and Diamond Head. It also 
includes a trellised picnic area, recon- 
structed seawall, comfort station and 
shower facilities, and a new net shed. 

Kakaako Waterfront Park - 
Phase I 

The Kakaako Waterfront Park, 
completed in 1992, was constructed on 
the former landfill area on the Kakaako 
peninsula. The Park's first phase, 
which includes 30 acres of passive 
recreational park space, is a totally 

unique experience. It lconsists of con- 
toured, rolling landscaped mounds, and 
a t  the shoreline, a scenic pedestrian 
promenade with comfort stations and 
picnic areas. The 20-foot wide pmme- 
nade runs the entire length of the park, 
and it links five oceanfront observation 
areas. A community amphitheater and 
formal, central lookout area are also 
part of this Park. The HCDA also creat- 
ed two protected water access points for 
surfers, fishermen and water enthusi- 
asts. 

Kewalo Basin Zmprouements 
In the second quarter of 1994, the 

HCDA began construction of improve- 
ments to the Kewalo Basin area. These 
improvements support the needs of 
commercial fishing and charter and 
cruise boat activities in the harbor as  
well as other users in Kewalo Basin. 
This project will facilitate and enhance 
access, traffic circulation and parking 
within the harbor area. Because the 
Kewalo Basin has become such a popu- 
lar atfzaction for residents and visitors, 
the HCDA is constructing a promenade - .  

along the Mauka and Diamond Head 
pier face. 

Children's Discovery Center 
Work is underway to transform the 

former Kewalo Incinerator into a new 
home for the Children's Discovery Cen- 
ter (previously known as the Hawaii 
Children's Museum). With $2 million 
appropriated by the Legislature, the 
HCDA is undertaking abatement, 
selective demolition and structural 
repairs to the incinerator structure. 
Following completion of this work, the 
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LEFT: PROPOSED HERITAGE EDUCATION CENTER.  

OF THE 

MHB THE PROMISE Center will proceed with extensive ren- 
ovation using private funds and a $4 
million grant-in-aid received from the 
Legislature in  1994. The Centeis goal 
is to open the new facility in late 1995. 

Ward Avenue Extension 
Using $9 million appropriated by 

the Legislature, the HCDA will soon 
begin pre-construction work on the 
extension of Ward Avenue into the 
Kakaako makai area. This project will 
also include the reconstruction of 
sewer, water, drainage and utility lines 
within the improved roadway. Project 
construction is expected to begin by 
1996. 

Heritage Education Center 
Plans are underway by the Historic 

Hawaii Foundation to renovate the his- 
toric Ala Moana Sewage Pump Station 
building into a Heritage Education 
Center. The Center will serve to edu- 
cate the community on Hawaii's 
diverse and rich heritage. 

COMPLETED & ONGOING MAJQU AREA PROJECTS 

KEWALO BASIN PARK 
A 5-acre scenic shorefront park located in Kewalo Basin. Includes a pedes- 
trian promenade, observation areas, trellised picnic area, reconstructed sea- 
wall, comfort station and shower facilities, and a new net shed. Completed 
in  1990. 

KAKAAKO WATERFRONT PARK - PHASE 1 
Thirty acres ofpassive recreational park space. Includes contoured, rolling 
landscaped mounds, a scenic pedestrian promenade, comfort stations and 
picnic areas, five oceanfront observation areas, a community amphitheater, 
and two protected water access points. Completed in  1992. 

KEWALO BASIN IMPROVEMENTS 
Project will facilitate and enhance access, traffic circulation and parking 
within the harbor area. It includes apedestrinnpromenade along the 
Mauka and Diamond Headpier face. Construction slated for completion in  
March 1995. 

WARD AVENUE EXTENSION 
The extension of WardAuenue into Kakaako Makai will involve the recon- 
struction of sewer, water, drainage and utility lines within the improved 
roadmy. Construction expected to begin in  1996. 

CHILDREN'S DISCOVERY CENTER 
The former Kewalo Incinerator is being transformed into the Children's 
Discovery Center. HCDA is undertaking the structural repairs to the incin- 
erator structure. Center expected to be opened in  late 1995. 

HERITAGE EDUCATION CENTER 
Historic Hawaii Foundation plans to renovate the historic Ala Moana 
Sewage Pump Station into a Heritage Education Center. 



n the microcosm that 
is the Kakaako Dis- 
trict, the nature of pri- 
vate developments has 
mirrored the State's 
market conditions. 
While the HCDA 

processed approximately 
200 development permits 
for smaller scale projects 
during the 1993-94 Fiscal 
Year period, construction 
of formerly-approved 
major Planned Develop- 
ments have slowed over 
the past few years. To 
meet the realities of the current mar- 
ket, some of Kakaako's private develop- 
ers who had planned "high e n d  pro- 
jects have been at  work on redesigning 
their projects and lowering the prices of 
their units. 

While the private sector adjusted to 
the changing market, the Hawaii Com- 
munity Development Authority was 
also making beneficial adjustments for 
the future. Although the HCDA has 

moved into its second decade of imple- 
menting the regulations of Kakaako 
Plan, it has not lost sight of the impor- 
tance of its primary mission: to bring 
about a revitalized community in 
Kakaako which will meet the needs 
and desires of Hawaii's people, first and 
foremost. 

In an effort to increase the effec- 
tiveness of the Kakaako District 
Mauka Area Plan and Rules, and to 

adjust to the current redevelopment 
and economic climate, the HCDA has 
begun a three-part study of the 
Kakaako Plan and Rules. The first 
phase of amendments was reviewed by 
the public and a public hearing was 
held in October 1994. Although the 
Mauka Area Plan and Rules have been 
amended periodically since its adop- 
tion, the newest proposed amendments 
have evolved to address the range of 
varying development scenarios and 
market fluctuations which have 
occurred over the years. 

The proposed amendments general- 
ly fine tune a number of exist in^ provi- - - 

sions. They include changes which 
would: enhance the street level envi- 
ronment in the Kakaako District; 
improve public programs, services and 
facilities; recognize special project and 
sub district characteristics; and refine 
industrial, small lot and public facilities 
dedication provisions. 

One of HCDA's objectives is to 
ensure that Kakaako's urban form is 
attractive, functional and conducive to 

PLANNING FOA I H E  
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PLRNNINI; F I R  THE an area where people can live, work 
and play. Some of the specific proposals 
(at the close of the 1993-94 Fiscal Year) 
concerning Kakaako's urban form 
would: allow platforms to exceed the 

FUTURE IN R N  FVER 
45 feet height limit under certain situa- 
tions; encourage the development of - - 

arcades in projects; and allow modifica- 
tions to the size of tower footprints and 
the number of towers per site. 

To help resolve the statewide need 

[HRNGING ~ N V I R I I N M E N T  formore affordable housing, the HCDA 
looked for ways to improve the effec- 
tiveness of its reserved (or below-mar- 
ket) housing program. A major amend- 
ment proposed would allow a person 
who has purchased a reserved housing 
unit to be eligible for another reserved 
unit if there is a significant change in 
family size. This amendment is consis- 
tent with changes made to the Housing 
Finance and Development Corpora- 
tion's program in 1994. 

Because market conditions, land 
ownership patterns and existiugland 
use characteristics all suggest that 
small-scale development activity will 

continue to be an important part of 
Kakaako's redevelopment, the HCDA 
has sought to provide more appropriate 
standards to developing small lots. The 
Authority is considering the reduction 
of open space requirements for develop- 
ment on lots smaller than 20,000 
square feet and to exempt these devel- 
opments from recreational space 
requirements. For the area bounded by 

King, Pensacola, Piiioi and Kamaile 
Streets, the HCDA is proposing to 
expand the its Rules to accommodate 
one- and two-family projects in the 
mixed-use residential zone and to 
establish five-foot front and rear yard 
requirements along the King Street 
commercial frontage. 



mwar1 GONIMUNITY DEVELOPMENT AUTHORITY 
Statement OfAppropriations, Expenditures, Encumbrances And Balances (For Fiscal Year Ended June 30, 1994) [ INRNCIRL  ( N f I : R M i N I : I N  

Prior Year 
Available 

Funds 
7/1/93 Appropriations Transfers 

OPERATING FUNDS 
Act 289, SLH 1993 - $ 308,003 $ 2,036 

PROJECT FUNDS 
Kakaako Community 
Development District 

Act 264, SLH 1982 
Act 301, SLH 1983 
Act 300, SLH 1985 
Act 216, SLH 1987 
Act 316, SLH 1989 
Act 299, SLH 1990 
Act 296, SLH 1991 
Act 300, SLH 1992 
Act 289, SLH 1993 

Delegations 2,559,876 - - 
IMPROVEMENT DISTRICT 

BOND FUNDS 913,082 - - 
REVOLVING FUND 16,740,151 4,755,343' 1,847,894 

Expenditures Encumbrances Allotments Unallotted Funds Lapsed 

 ariane nee, dedication fees, assessment fees, ete., collected. 
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