
























































































• Discourage long-term use of land for large, su.-face parking 
lots. In a redeve lopme nt d istrict with rising land values, most 
property owners have an eco nom ic incentive lo make higher use 
of their property. Thus, a large vacant property is usually in a 
temporary holding pattern unti l market conditions are conducive 
to rede velopment. During this interim per iod, it is reaso nable to 
make use of the prope1ty fo r off-st reet parking because it 
provides the owner with an eco nomic return while meeting a 
dema nd for parking generated by nearby uses . Nevert heless, if 
this use remains ove r a period of years, the surface parking 
becomes a visual blight creates an activity vacuum along the 
street-front, which tends to discourage investment in 
redeve loping neighboring propert ies. To preve nt this from 
happe n.ing, permits for surface park ing lots with a capac ity or 
area above a certain threshold should be granted for only a 
lirnited amount of time. After that period, the permit may be 
renewed only if additional landscaping and some active street­
front use is provided on the site. 
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8.0 Reserved Housing 

This section pertains to the methods by which the HCDA will fulfill the legislative mandate 
in HRS Section 206E-33(8) relating to Housing, which states: 

"Res idential development shall ensure a mixture of densities, building types, 
and configurat ion in accordan ce with appropriate urban design guide lines; 
integration both vertically and horizontally of residents of varying incomes, 
ages, and fa mily groups; and an increased supply of housing fo r residents of 
Low-or moderat e-income shall be required as a condition of redevelopment 
in residential use. Residential development shall provide necessary 
commun ity facilities, such as open space, parks, community meeting places, 
child care centers, and other services, within and adjacent to residential 
development. " 

The Legislature also delegated to the HCDA the necessary powers to develop housing. 
However, there are other state agencies such as the Hawaii Housing Finance & Development 
Corporation ("HHFDC") that specialize in affordable housing development and are better 
qualified for this task. Therefore the HCDA's housing program will be more effective if it is 
geared toward a specific housing product type that targets the workforce or the gap-group 
instead of the entire affordable spectrum. With this in mind, HCDA's focus will be to 
stimulate the production of housing units for workforce buyers from 100% up to 140% of 
Area Median Income ("AMI") 1 by ensuring that a portion of residential projects are set aside 
or "reserved" for this income group. The HCDA will refer to these as "reserved housing" 
("RH") units in order to differentiate these from "affordable" units produced by other 
government agencies, which are usually priced at lower income groups2

. The HCDA will 
refer all other development opportunities such as land acquisition opportunities and 
development projects to the appropriate State agency. In addition, the HCDA will continue 
to consider any reasonable RH proposal. 

8.1 lnclusionary Housing 
Inclusionary housing is a flexible strategy with a proven track record of meeting a 
community' s affordable housing needs. Such a policy has been most effective in 
areas such as Kakaako that are experiencing growth, since affordable units are only 
generated if private residential development is occurring in the community. 
However, some pricing restraint is necessary to avoid a wide disparity in quality and 
other potential conflicts between the mm·ket and RH units. 

In the past, zoning requirements have been an effective exclusionary tool. Intentional 
or not, zoning's effect has often segregated communities by income and race simply 
by influencing pricing. Many jurisdictions typically use zoning to require minimum 
lot sizes, minimum home sizes and restrictions that make it difficult, if not 
impossible, to build affordable housing in these communities. The result is a pattern 
of enclaves that are priced too high for low-to-moderate-income families. As a 
consequence, these low-to-moderate-income families are cut off from better schools, 
emerging job centers and opportunity networks, and relegated to lengthy commutes 
Lo work, school and social contact. 

1 All references lo income standards arc based on US Department of Housing & Urban Development ("HUD") data. 
2 "Reserved housing" is f-lCDA's term. The tcnn "affordable housing" often focuses on lower income level targets. Also 

reserved housing promotes the policy of inclusion. 
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Jnclusionary housing requirements mitigate this disparity by using pricing and 
selective sales as a tool for promoting mixed-income communities. Inclusionru·y 
housing programs also allow innovative communities to create housing for their 
workforce, and enable families of moderate means to benefit from urban 
redevelopment. 

Mixed income communities broaden access to well-funded schools, strong municipal 
services and emerging job centers. Mixed income communities also provide 
openings through which lower-wage earning families can buy homes in appreciating 
housing markets, accumulate wealth, and share a part of the American dream. 

8.2 Reserved Housing Program 
The RH program is proposing that all new residential projects within the Mauka Area 
on lots of 20,000 square feet or more contribute to the development of RH either by 
producing the units or by paying fees to construct these units. 

Jn return for providing reserved housing, developers could receive non-monetary off­
sets in the form of density or height bonuses, modifications to rules, and expedited 
permits. By linking the production of reserved housing to private development 
projects in the Mauka Area, the program can more efficiently expand the supply of 
moderately priced housing while dispersing these units throughout the KCDD to 
broaden housing opportunity and foster mixed-income communities. 

8.3 lnclusionary Preference 
An objective for the HCDA is to encourage development of "workforce" or "gap 
group" housing. Therefore, producing as many residential units as possible that 
qualify as workforce or gap-group housing will set the tone for a11y HCDA housing 
program. These residential units may most easily and appropriately be produced 
through "inclusionary" means, integrated well to avoid obvious segregation and 
targeted to the low-to-moderate price range to mitigate quality differences between 
the market and below-market priced units. Nevertheless, if a developer finds it 
necessary to produce the RH units offsite, such a request will be evaluated on a 
project by project basis and could receive credits under HCDA's housing program, 
albeit at a lower credit value than onsite units. 

8.4 Reservation 
The reserved housing program will require that 20% of the residential floor area be 
reserved and developed for buyers or renters with qualifying incomes not more than 
140% of AMI together with other restrictions. Prices and rents for these reserved 
units, together with qualifications for the buyers and renters will be established 
accordingly. 

8.5 Preference for Units vs. In-Lieu Fees 
Generally, the HCDA will be flexible about the development of reserved units, 
provided that the RH is completed at the same time as the main project and meets the 
agreed-upon conditions. In the rare project in which there is a compelling reason 
why RH units cannot be included or developed off site, HCDA may consider the 
option of an "in-lieu" fee. However, in-lieu fees place the burden of developing RH 
units on HCDA. Therefore, HCDA' s preference will be that developers constrnct the 
RH units themselves rather than allow payment of "in-lieu" fees. The HCDA will 
discourage the payment of in-lieu fees, except to resolve a case of fractional units. If 
in-lieu fees become part of a reserved housing settlement, they will be set at the 
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prevailing cost associated with producing the required reserved housing units. The in­
lieu fee will be deposited in HCDA Reserved Housing Sub-Account and could be 
used to finance government built, below 100% AMI, housing proj ects. 

8.6 Preference for Onsite vs. Off'site Reserved Housing 
Building inclusionary units within the larger residential development is the ideal way 
to promote the RH concept since it leads to greater economic and social integration 
as well as helps to connect the workforce communities to regional opportunity. 
Furthermore, the inclusionary concept calls for exterior compatibility between 
reserved and market-rate units so that families of different means can purchase 
homes externally indistinguishable from the rest of the development, which helps in 
reducing the stigma that is often associated with lower priced housing in general. 

Although HCDA's chaiter allows the provision of offsite RH, the HCDA prefers 
onsite development and will be the final determinant on allowing any offsite RH 
proposal to fulfill the requirement. In order to foster mixed income communities, 
developers are strongly encouraged to produce the RH units within the larger 
development unless there are overriding obstacles. 

HRS Section 206E-4(18) states that HCDA may: 

"Allow satisfaction. of an.y affo rdable housing requirements imposed 
by the autho rity upon any proposed development projects through 
the construct ion of reserved housing, defined in section 206E- J0J, by 
a person on land Located outside the geograph ic boundaries of the 
authority's jurisdiction. Such subst ituted housing shall be located on 
the same island as the develop ment project and shall be substa ntially 
equal in value to the required reserved housing units that were to be 
developed on site. The author ity shall establish the following 
priority in the development of reserved housing: 

( 1) Within the commun ity development district; 
(2) Within areas immediately surrounding the community 

development district; 
(3) Areas within the central urban core; 
(4) In outly ing areas within the same island as the development 

project. 

The Hawa ii Community Development Authority shall adopt rules 
relating to the approval of reserved housing that are developed 
outside of a community development district. The rules shall 
include, but are not limited to, the establishment of guidelines to 
ensure compl iance with the above pr iorities. " 

Since HCDA is willing to consider any reasonable offsile RH proposa l, it will give 
such proposals serious consideration. Proposa ls must be evaluated on a project by 
project basis. If offsite RH proposals are considered, HCDA may considering 
imposing additional requirements than those typically imposed on onsite or 
inclusionary RH. Such requirements may include lesser credits for offsite RH. 
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8.7 Cost Offsets 
Effective RH programs usually offer developers a range of cost offsets to achieve a 
double bottom line: reserved housing for residents and a reasonable overall return. 
Profitability of a residential project is important to ensure that developers will 
actually build in Kakaako and therefore should be factored into any win-win RH 
formula, especially since the development of any reserved housing depends on the 
development of housing in general. 

Examples of cost-offsets for providing RH could include the following benefits or 
combination of benefits for discussion with HCDA: 

Table 8-1: Examples of cost offaets for 1>roviding RH: 

Type of 
I What It Does and Why It Helps I Example Cost Offsets 

i\ll ows developers to build at a greater density 
Mo st juri sdictions offer density bonuses. Typi cally they are 
roughly equivalent to the requi red set-aside percentage for RH. 

Density or than typi call y permitted. T his all ows 
For example, there will be a llo or area bonus all owed equal to 

Height bonus 
developers Lo build the full complement of 

the 20% residential fl oor area set asid e for RH . Thi s bonus market-rate unit s witho ut having to acquir e 
more land. currently ranges from 1.0 to 2.0 additi onal FAR on a slidin g 

scale rrom 20,000 to 80,000 square feet buildab le proj ect area. 

Unit size reduction To reduce costs, developers would be allowed to Currently allow reasonable unit size reduction and lini sh 
and Finish Cost buil d smaller or differ ent ly confi gured reserved adjustments. 

Adjustment unit s than market rate unit s. Reserved unit s should be no small er than stated minimum s. 

A ll ow parkin g space efli ciency in higher density 
Reduced Parking developments with underground or structure 

Reduce required parking for RI-I to one stall/unit. Requirements parking by reducing the number or size of 
spaces, or allowin g tandem or shared parking. 

Grant l'lexibility in design such as reduced 
Permit reasonable modifi cations of road width , lot coverage, Design Flexibility setbacks from the street or property line , or 

waiv e mini mum lot size requir ement. relax set backs and minimum lot size. 

Waiv e on a pro-rata basis, I mprovement Di strict 
Fee waive1·s, and Publi c Faciliti es assessments. 

Waiv e fees all r ibutable to reserved housing units. reduct ions or All ow fees Lo be paid upon receipt of certi fi cate 
deferrals of occupancy rather than upon appli cation for a A ll ow clcfcrr al of all fees due until certif icate of occupancy. 

buildin g permit. 

Streaml ines the permittin g process for proj ects 
Fast track containin g reserved housing, reduce carryin g Exp edit e the permittin g of projects including reserved housing 
permitt ing costs (e.g .• interest payments on predevelopment to include automatic approval after a stated peri od. 

loans and other land and properly taxes). --
8.8 Compatibility in Outward Appearance 

Developers should be required to construct reserved units that are similar or 
compatible in outward appearance to market rale units. This requirement will 
provide cohesiveness in the physical appearance of a neighborhood helping to 
overcome negative perceptions of what constitutes "affordable" housing. Developers 
generally have a vested interest in adhering to this requirement since units that are 
disparate in outward appearance can lower the market value of their development. 
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8.9 Maintaining Affordability 
Reserved housing units should remain affordable as long as reasonable long term 
constraint in sales of RH for future generat ions and are needed to expand the 
inventory of RH unit s. Long term afforda bility can be ach ieved by various means. 
The typ ical tools used by HCDA are equity sharing upon resa le, and buy-back option 
in favor of HCDA. These features will be incorporated as cove nants in the deed for 
the unit. 

Programs with long affordabilit y terms can call for a sharing of equity upon resa le 
which while providing the incentive of the crea tion of weaJth and to avoid making 
RH owners hip financially Jess attract ive for speculators. The se terms allow the 
owner to bui ld some equity while effect ively eliminatin g profit eering. 

For units purchased under the buy-back provision triggered by the homeowners 
dec ision to sell the unit prior to the expirat ion of the buy-back term, the purchase 
price should be set as low as possible to the original reserved purcha se price so the 
unit can be resold to another qualified buyer. Therefore the buy-b ack price should be 
based on the origi nal reserved purchase price inflated only by an approp riate 
inflati omu·y index and owner paid unit improv ements. This allows for the owner to 
extract some equity while keeping the uni t still affordab le. 

On reserved units for sale, HCDA proposes to require perpetual equity sharing with 
an allowanc e for the build-up of equity for the homeow ner from the point of purcha se 
according to the homeowner's percentage share of ownership. The re maining po11ion 
of the equity wou ld revert to the HCDA Reserved Housing Sub-Account upon resale. 

The equ ity sharing feature suggests that highest possible market sale price would be 
des irable. The proporti on of the equity percentage will be esta blished by the owner's 
purchase payment div ided by the apprai sed market value for that unit at the point of 
pur chase. For example, a qualified homeow ner buys a unit apprai sed at the time of 
initial sale at $500, 000. Howeve r, the homeo wner only pays a net $400,000 because 
of RH price restrictions. The homeowner then sells the same unit 10 years later for 
$600,000 in net proceeds. The homeow ner would keep 80% (rese rved price divided 
by appraised market value at the time of initial sale=80%) of the net proceeds (or 
$480,000) at closing and 1-ICDA will rece ive 20% (or $ I 20,000) of the net proceeds 
(all net of taxes, closing and financing cos ts and fees). 

8.10 Proposed Reserved Housing Program Checklist 
A genera lized overv iew of how the Reserved Hou sing Program might work is 
provided only as an example. The spec ifics of the project will change the 
calcu lations and conditions and will cause eac h project to have unique parameter s. 

If the proj ect include s resident ial use on 20,000 square feet or more of development 
lot area, it must follow : 

• The proj ect must set aside 20% of the res idential floor area and deve lop this for 
reserved housing. The units shall be so ld or rented by the deve loper as reserved 
hous ing. 
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• The reserved housing characteristics shall be negotiated with the HCDA to 
determine the unit count, sizes and types and initially priced for sale or rent to a 
buyer or a tenant with income from 100% up to 140% of Area Median Income 
("AMI'') according to family size. 

• The developer musl sell the units, at prices at or below 140% of AMI to qualified 
buyers with deeded covenants in favor of HCDA that include a IO year buy-back 
and perpetual equily sharing provision. 

• The buy-back price shall be based on original purchase prices, inflated from time 
to time by an appropriate index and owner paid unit improvements. 

• An equity sharing percentage shall be set at the time of each purchase by a 
reserved buyer. HCDA's share of the equity will be transferred to the HCDA 
Reserved Housing Sub-Account 

• The developer may also choose to develop rental units, in which case the RH 
units shall be rented to tenants qualified at 140% of AMT. Such rental units will 
remain as RH units for a period of 15 years. The developer will be responsible 
for managing such units. 

• Exemptions from "gross floor area" include licensed life care facilities. 
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9.0 Historic and Cultural Resource Plan 

The redevelopment of the Mauka Area is guided by development policies found in Chapter 206E, 
HRS. The Legislature has declared that sites of historical or cultural significance within the 
Mauka Area shall be preserved. Therefore, the preservation of such resources shall be an integral 
part of this plan. 

Most of what we know today as Hawaii's urban form dates from the Post World WaT II era when 
Hawaii's rate of growth and development rapidly increased. For this reason, man-made resources 
which predate this period are reminders of Hawaii 's past. Hawaii is unique in that the historical 
entry point of its various cultures is fairly well-defined. One can trace the establishment, then 
flourishing of the cultures through their diverse art forms and architecture. The end product of 
this evolutionary process is an integrated culture founded upon the blending and merging of its 
diverse backgrounds. The preservation of significant historic and cultural sites will provide us 
with concrete evidence of our cultural past and an appreciation of the origin of the cultures that 
have contributed to the development and uniqueness of Hawaii today. 

9.1 Historic and Cultural Resources Proposals 
The Mauka Area is one of the early urbanized areas in Honolulu and, fortunately, still 
retains many sites of significance. These sites should be preserved to provide present and 
future generations with an understanding of Hawaii's history and uniqueness. 

The preservation, restoration and use of historic sites are very important from an 
economic standpoint. The retention of historic and cultural sites promotes the uniqueness 
of Hawaii's history. Historic and unique buildings in the Mauka Area which are 
renovated and made economically productive can contribute to the continuing 
distinctiveness and uniqueness of the Mauka Area, and serve as attractions to residents 
and visitors in Honolulu. 

Properties situated in lhe Mauka Area that are determined by the Authority to be 
historically and culturally significant shall be preserved, protected, reconstructed, 
rehabilitated and restored by the landowners consistent with the implementing regulations 
of Section 106 of the National Historic Preservation Act, as amended, and Chapter 6E, 
HRS. All historic structures within the Mauka area are listed on the Hawaii or National 
Register of Historic Places. In addition to historic structures, the Neal Blaisdel I Center 
was designated a Cultural Site due to its cultural and aesthetic value. 

The following definitions will facilitate understanding of the actions recommended in this 
plan. 

PRESERVATION -- keeping a particular property in its present condition. Such 
property may already be in a restored or rehabilitated condition. 

REHA BTLIT ATION -- returning a property to a useful state, thus allowing it to be used 
while preserving those portions or features considered historically, architectmaJly, and/or 
culturally significant. 
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RESTORATION -- recovering accurately the authentic form and details of a prope1ty or 
a structure and its setting, usually by renovating a later work, or replacing missing earlier 
work. 

9.2 Historic Resources 
The following are sites selected for protection and the action recommended for each site: 

HISTORIC SITE 

Kawaial1ao Church and Grounds 

Mission Houses 

Old Kakaako Fire Station 

Mother Waldron Playground 

McKinley High School (portion) 

Makiki Christian Church 

Yee/Kobayashi Store 

Royal Brewery Building 

9.3 Cultural Resources 

PROPOSED ACTION 

Preservation 

Preservation 

Rehabilitation 

Preservation 

Rehabilitation 

Preservation 

Restoration 

Preservation 

The NBC should be protected due to its cultural and aesthetic values. 

Other resources within the area considered to be of cultural and historic value may not be 
on the plan's preservation list. In evaluating sites, major emphasis was placed on a site's 
ability to be economically self-sustaining and thus contribute to the renewed community. 

With respect to the historic and cultural sites and buildings on the Authority's list which 
are privately owned, additional assistance to the owners shall be considered. The 
Authority shall review and consider the possibility of providing tax incentives, 
governmental grants-in-aid, and other financial and technical assistance to such owners. 
The Authority may propose amendments to existing laws and rules to implement these 
concerns. 

Rules shall be adopted to establish procedure by which other sites of historical and 
cultural significance within the Mauka Area may be identified and added to the 
Authority's preservation list. 
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10.0 Social and Safety Plan 

Chapter 206E, HRS, directs the Authority to crea te in the Mauka Area a community which serves 
the highest needs and aspirations of Hawaii's people. Such a communi ty must provid e all of the 
basic needs of its residents, employees, and visitors in a safe and socially des irable environment. 

JO.I Social Pr·oposals 
To ensure satisfaction of soc ial needs of the Mauka Area residents, employees and 
visitors, it is a policy of this plan that deve lopment be designed to facilitate the safe as 
well as enriching social interaction of people as they conduct their business and other 
activiti es within the community . Toward this end, this plan requ ires well designed, 
sensitive, attractive and access ible open space and recreat ional reso urces, pedestrian 
connec tions to activity centers, and publi c facilities that enco urage the positive 
interaction of individ uals and group s. 

The social needs of the district will largely be met by the prov ision of housing support 
facilities . To ensure effectiveness in serving the needs of res idents, these facilities should 
be e fficiently operated, financially self-sufficient, and access ible to all res idents. In 
additi on, their operation should promote the well being of res idents by ensuring that: 

• Fees for their services are affordable 

• Priority be given to serving the res idents and employees within the Mauka Area 

• Services are competently admini stered 

• Public fundin g ass istance is secured for services to low-inco me and needy elderly 
households 

Furthermore, efforts shall be made to provide appropriate and progress ive child care and 
gero ntology programs. To the extent possible, j oint elderly-child care facilities shall be 
deve loped so that each group may benefit from its re lationship with the other. 

10.2 Public Safety Proposals 
The concept of mixed-use itself , as used in this plan, will help promote a safe and secure 
communit y. In a traditi onally deve loped, large ly single-use urban area like downtown 
Honolulu , there are periods of time in each 24-hour cyc le durin g which there is very little 
human activity and interac tion. This inac tivity results in deser ted streets which may be 
conducive to crime and vandalism. A mixed-use co mmunit y prov iding a variety of 
business and res idential activities, howeve r , can be a place of con tinuin g human act ivity 
thus decreasing the inactivity periods and acting as a possible deterrent to crime and 
vand alism. 

T he publ ic sector is encouraged to exercise its police and fiscal powe rs to provide a safe 
and sec ure living and working environm ent. Areas of spec ial co ncern include, amo ng 
others, traffic safe ly and control measures, police and fire protec tion, acq uisition and 
insta llation of private sec urity systems or services, ensmin g safe and pleasa nt pedestrian 
access to services, places of employment and recreation areas, and prov iding informat ion 
on personal safety within developments. 

Building interiors, grounds, landscap ing, on-site parking and exter ior commo n areas 
should be we ll- lighted and des igned to minimize "pockets" in which intruders may cause 
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harm to others. Well lighted views of open space areas, residential developments and 
parks from nearby activity areas and public areas should help to reduce crime and assist 
in the watchful care of children and the elderly. 

Safety shall be an element of consideration in all urban design review of development 
projects. Emphasis should be placed on assuring the installation of adequate lighting, 
installation of security equipment or the hiring of security personnel, and the isolation of 
hazardous areas and facilities from access by children or the handicapped. Landowners 
and residents of the Mauka Area are encouraged to form informal neighborhood watches 
and other associations. This could be accomplished either on a building-by-building 
basis with either the owners or the lessees forming such groups or on a broader scale 
through neighborhood boards or community associations. Organizations of this type will 
not only help make the Mauka Area a secure community but also foster a sense of 
neighborhood or community. 
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11.0 Relocation Plan 

The extent of the Mauka Area redeve lopment ca lled for by Chapter 206E, HRS, will require 
construction of addit ional pub lic facilities and utiliti es as well as the redevelopment of land uses. 
Therefore, a ce rtain degree of relocation, whether temporary or permanent, is necessa ry to 
fac ilitate such renewa l. 

Re loca tion is defined as a move, resulting from a publicly caused displacement, and re­
es tablishment of the displaced household or business at a new location. Reloca tion can be a 
d irect or indirect consequence of d isplacement. Displacement is any direct or indirect act ion, 
publ ic or private, which forces households or businesses to move as a result of the acquisition, or 
immin ence of acquisition, of rea l prope1ty. It may be either temporary or permanent. 

ln temporary displacement, the households or businesses may return to the neighborhood or the 
Mauk a Area after revitalizat ion is completed. Households or businesses permanently displaced, 
although desiring to do so, may not return to their original sites . 

Displace ment results from two major causes: (1) public actions such as the construction of public 
fac ilities such as streets, housing, parks and parking garages and other infrastructure systems; and 
(2) private actions, independently made, or induced by public planning decisions. Private ly 
caused disp lace ments may result from pr ivate demolition and new construction, private 
rehabilitation projects, and ev ictions due to ris ing market prices and rents. 

Res idents and businesses facing relocat ion may not want to move not only beca use of the 
attendant inconveniences, but also because current relocat ion programs often do not adequately 
red uce the adverse physica l and soc ial imp acts and loss of reve nues that accompany it. 

11.1 Relocation Proposals 
As used in this plan, relocat ion refe rs primarily to disp lace ment resulting from 
gove rnment-initiated projects. Ho useholds and businesses displaced by pri vate secto r 
actio ns, howeve r, shall rece ive ce1ta in public ass istance services short of monetary 
payments. 

It is the intent of the Authority to prov ide meaningful reloca tion ass istance for all persons 
and businesses displaced due to public action. Towa rds this end , the Authority shall be 
guided by the following princ iples: 

• To phase redeve lopme nt to minimize d isruptions. 

• To ensure that fam ilies and businesses are, to the extent practicab le, properly 
relocated befo re permitt ing their disp laceme nt by new deve lopme nt, redeve lopme nt, 
or neighborhood rehabilitation. 

• To return as many per sons displaced by governme nt act ions back to the Mauka Area. 

• To prov ide oppo1tunities for persons disp laced by government act ion to avo id major 
financial loss. 

• To minimize or ame liorate any serious negat ive impacts of d isp lacees, such as loss of 
employme nt or busin ess, immine nt loss of shelter, and moneta ry losses. 
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• To provide counseling, information and referral services to displacees affected by 
private sector actions, induced or stimulated by governmental planning decisions. 

Relocation assistance includes providing financial benefits and relocation services to 
households and businesses displaced as a result of public acquisition of real prope1ty for 
public improvement or purposes . Toward this end, it is proposed that the payments 
provided to displaced persons reflect amounts necessary to meet reasonable relocation 
expenditures. Equitable relocation assistance payments to displaced persons, facilities, 
and businesses shall be established. Such assistance may include, but is not limited to, 
payments to displacees for moving costs, a dislocation allowance, replacement payments 
to owner-occup~u1ts who purchase, rent subsidy to owner-occupants, replacement 
payments to tenant-occupants who purchase or rent, and replacement housing subsidy for 
tenants. 

Every effort shall be made to provide displacees of households and businesses resulting 
from public acquisition with comparable replacement facilities at reasonable rates. 
Procedures shall be instituted to identify potential displacees at an early stage of 
redevelopment in the Mauka Area. 

The Authority shall seek to establish temporary relocation fac ilities for displaced 
businesses until they can be re-established in their prior or substitute location within the 
Mauka Area. 

In view of the complexity, scope, and time period involved in the redevelopment of the 
Mauka Area, the Authority snail direct and oversee all relocation services within the 
Mauka Area. Among the functions to be performed by the Authority's relocation 
assistance office are the following: 

• Assistance to State and County displacing agencies in the development and 
implementation of relocation assistance programs for specific public improvement 
projects. 

• Advisory services to displacees of government actions, such as information on 
Federal and State programs, loans, and other benefits; handling appeals; personal 
contact with each displaced person; and assistance in finding replacement sites and in 
actual relocation. 

• Coordination of relocation activities with other project activities and other plmrned or 
proposed City and State agency actions within the community or nearby areas. 

• Advisory services to displacees of private sector actions, or to persons or business 
concerns occupying property adj acent to any property acquired for public 
improvement and are caused substantial economic injury because of the public 
improvement. 

The Authority shall establish rules to implement these policies. 
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12.0 Public Facilities Program 

A public faci lities program ("Program") wi ll be established to provid e various public fac ilit ies for 
creating neighborhoods that give Mauka Area res idents, employees and visitors a sense of 
identity and belonging. Co mmunity amenit ies, such as meeting area s, urban parks, communit y 
centers and convenience stores should be located where res idents and peo ple who work in the 
neighborhood can congregate, soc ialize, rest, and play in conjunction with their daily living 
activ ities . 

The public fac ilities dedication requirements esta blished in the Mauka Area Rules provide the 
HCDA with the resources necess ary to deve lop these fac ilities for the long and short terms. 

12.1 Overview of the Program 
Chapter 206E, HRS , mandat es that " ... Public facilit ies within the district shall be planned , 
loca ted, and developed so as to support the redevelopment policies for the district... " 
Therefore , in the redevelopment of the Mauka Area , the full array of pub lic facilities 
required to supp ort development needs to be provid ed . Pub lic faci lities include stree ts, 
uti lity and service corridors, and uti lity lines sufficient to adeq uately service deve lopment 
improvements. Tt also includ es schoo ls, park s, park ing garnges, s idewa lks, 
pedestrian ways, bikeways, and other co mmunit y service infrastructur e norma lly provided 
by the public sector. 

Thi s section of the plan addr esses public facilities and services re lating to health, safety, 
educ ation, and welfare of the co mmuni ty population. Public fac ilities addressed in this 
sec tion include schoo ls, day care centers, health care fac ilities, po lice and fire protect ion, 
and other servi.ces. 

12.2 Public Facilities Proposals 
It is a policy of this plan that pub lic facilities be located on sites wh ich will be convenient 
for the people they are intended to serve and be des igned to meet the needs of the 
popu lation. Whenever compat ible, different types of pub lic facilities will be located in 
such a way as to enhance the convenience to the pub lic and to reduce the cost of 
constructing such facilities . For exa mple, comm unity centers, day care centers, and 
recreat ion and e lderly faci lities can be combined with parkin g fac ilities . Similarly, 
services such as postal, social, c linical, and governmental funct ions may also be 
co mbined. 

The need for pub lic facilities is based upon population/fa cility requirement standard s. As 
an examp le, the Progra m prov ides for the future development o f clay care centers in 
co njunction with the development of residential , commercial and industr ial act ivities in 
the Mauka Area. Such day care centers wil I be deve loped by both the public and private 
sectors. Within mixed-use developments they may be locate d at the ground level or the 
recreat ional deck leve l where open space and rec reation fo r children can be prov ided . 

Current school faci lities in prox imity to the Mauka Area are adequate to accom modate 
some increase in the school age popu lation. A new schoo l may need to be esta blished as 
the school age population increases to a leve l which warrants additi onal school facilities. 
Currently, the Mauka Area P lan designates a port ion of the former Pohukaina School site 
as a future school site. The site is adja cent to the Mother Waldro n Playgro und and is 
anticipated to be deve loped together as a park, schoo l and communit y center facility that 
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will service the entire Kakaako district. In the long term, the HCDA wiJJ coordinate 
educational needs of the district with the Department of Education. 

Additional police and fire protection services for the proj ected population are not 
expected to be required. Additional major health care services such as hospitals and 
clinics are also not expected to be required. But minor health facilities such as doctors 
and dental offices are allowed in proximjty to residents. 

12.3 Public Facilities Plan Provisions 
In order to achieve the obj ectives of the public facilities section, adequate public facilities 
in the Mauka Area will be provided by the following means: 

• Public construction of new public facilities especially in conjunction with the phasing 
of the District-Wide Improvement Program; 

• Improvement or modification of existing public facilities to meet increased needs; 

• Private development and dedication of public facilities in response to publicly 
provided incentives; and 

• Assessment of the private sector for the costs of public facilities which benefit private 
sector developments. 

All agencies of the State or City shall consult with the Authority at the project planning 
stage prior to the construction, renovation, or improvement of any public facility within 
the Mauka Area. 
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13.0 Infrastructure and Improvement District Program 

Infrastructure improvements by HCDA are a major tool to strengthen the development efforts of 
the public and private sectors, and provide the basic services needed for the growth and 
functioning of a community. HCDA proposes to upgrade the Mauka Area's infrastructure 
through Improvement District (ID) proj ects. HCDA's 1D Program has proven to be very 
effective in financing and construction infrastructure improvements necessary for the 
revitalization of the district. 

All existing, unimproved infrastructure systems in the Mauka Area are proposed to be upgraded 
to meet the maximum potential demands. All utilities will be designed in accordance with 
appropriate City and County of Honolulu and utility company standards and established 
enginee1ing principles. Infrastructure plans are presented as concepts in order to understand the 
magnitude of costs needed. Final design will be based on subsequent detailed engineering 
analysis. 

Major infrastructure improvement costs for future storm drain, wastewater, water, electrical, 
telephone, cable television, roads and sidewalks arc estimated to be $126,549,000 in 2009 dollars. 
Estimated costs include allocations for planning, design and contingencies. 

Table 13-1 

Infrastructure Improvement Costs 

Infrastructure System Estimated Cost 

Storm Drain $5,549,000 

Wastewater $49,482,000 

Water $4,700,00 0 

Electrical $15,770,000 

Telephone $7,705,00 0 

Cable Television $2,585,00 0 

Traffic Signalization $900,000 

Street Light $5, 140,000 

Roadway Improvements $2 1,870,000 

Desi~n Fees $ 12,848,000 

Total $ 126,549,000 

Roadways, water, wastewater, drainage, street lighting and traffic signalization systems are 
generally maintained and operated by public agencies while electrical, cable and communication 
systems are maintained and operated by privately-rum utility companies. 

13.1 Storm Drain System 
The proposed drainage system improvements for the Mauka Area include new reinforced 
concrete pipe and box culverts, manholes, catch basins and/or drainage inlets at 
appropriate points of the system. Proposed local and major drainage lines are shown in 
Figure 13. 1. Approximately 12,300 feet of new drainage pipe will be needed. 

The total cost for drainage system improvements is estimated to be $5.55 million. 
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13.2 Sanitary Sewer System 
The propo sed sanitar y sewer system improvements for the Mauk a Area arc shown in 
Figure 13.2. The system consists of a series of 8-inch, l 2-inch, 15-inch, and 18-inch 
gravity lines and modifi cations to existing 48-inch and 78-inch force main s. 
Appro ximately 18,000 fee t of sewer trunk lines within the Mauka Area will need to be 
replaced with larger trunk lines . 

The total cost for loca l wastewater system impro vements in the Mauka Area is estimated 
to be $49.48 million. 

13.3 Water Supply System 
To meet water de.rnands expected from proposed land use activities, the water system will 
be upgraded in acco rdance with the standard s of the City Board of Water Supply. The 
propo sed waterline impro vements for the Mauka Area are shown in Figure 13.3. 
Approximat ely 16,000 feet of new and larger water lines will be needed to meet expected 
bus iness water usage as well as fire flow requirements. 

Deve lopers will be encouraged to consult with the Board of Water Supply on ways to 
reduce fresh water consumption. Tn additi on, HCDA will explore the potential for 
alternative water syste ms, such as a non-potable source for irrigation purposes, thereby 
reducing water requirements. 

The total cos t for the Mauka Area water system improvements for local water lines is 
es timated to be $4.7 million. 

13.4 Power and Communications Systems 
The electrica l power and commun ication utilities, which serve Kakaako, are privately 
owned by the Hawaiian Electric Co mpany (HEC O), Hawaiian [Te lephone Company 
Incorporated] Telcom and Oceanic Cablev ision. All overhead lines will be placed 
underg round in concrete ductlines . Design of the impro vements will conform to the 
standards of the utility co mpany that owns the sys tem. 

Electrical Power 
Costs for modifi cations to existing substations and cos ts assoc iated with 
adding and ex tending lines from the substation due to increase in loads 
are to be paid by HECO. The existing ove rhead and underground 
facilities that are in confl ict with the Mauka Arca Plan will be removed 
or relocated to conform to the new layout. New construction cost will be 
shared for conduits and other appurtenances to reloca te ex isting overhead 
faci lities to new underground syste ms within the public r ights-of-way. 
The fundin g will be shared betwee n the gove rnment, HECO, and the 
property owner or deve loper. The property owner or deve loper will be 
respons ible for HECO's service charges to individual lots. Deve lopers 
will be encouraged to consult with HECO on energy sav ing des ign. The 
proposed elect rica l powe r improve ments for the Ma uka Area are shown 
in F igure 13.4. 
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Figure 13.2 - Sanitary Sewer System 
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Commu nicat ions 
Telephon e and cab le TV lines will run adjacent to the electric lines 
within underground ducts buried in the roadways. Costs to relocate 
existing over head te lephone lines and fac ilities within the area will be 
shared by the telephone company, the gove rnment , and the property 
owner or develope r. Individual service costs to the customer or 
deve loper will be borne by the telephon e company and the customer. All 
costs to relocate existing underground lines, and to provide additional 
electrical and te lephone faci lities within public right-of-ways, will be 
borne solely by the applicable utility company. 

Propo sed impro vements to the telephone and communication systems are 
shown in Figur e 13.5. The total cost of electrical power and 
co mmunicat ion systems in the Mauka Area is es timated to be 
approximately $26.06 million. 

13.5 Street Lighting and Traffic Signal Systems 
Street lights are loca ted throughout Kakaak:o along publi c roadwa ys, and the 
system is owned and 1mtintained by the City and County of Honolulu. In order to 
make Kakaako safe and attractive , street lights will be installed as part of all new 
and improved roadway s. 

Traffic signalizat ion in the Mauka Area is presently located at street intersect ions 
along Ala Moa na Bou leva rd. Signal systems will be added or modified as 
requir ed by improv ements and as approv ed by the appropriate State or county 
age ncy. 

The total cost of electrical power, communication , street lighting and traffi c 
signal systems in the Mauka Area is es timated to be approximately $5.14 million. 

13.6 Roadways 
The estimated cos t for Mauka Area roadw ay improv e ments is $21,870 ,000. The 
estimated roadway costs inc lude roadway excava tion, base course, pavement curbs, 
sidewa lk signs and stripin g, necessa ry intersection improv ements and landscapin g 
elements. 
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Sources : State of Hawaii, 1985 . City & County of Honolu lu, 2008, HCDA, 2008. M&E Pacific, Inc ., 2008 . 
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14.0 Implementation 

The Mauka Area Plan is a long-range plan that builds on the Authority's nearly 30-year history of 
development and investmenl in the Kakaako Community Development District. The Mauka Area 
Plan provides a framework for more detailed planning and investment decisions by landowners 
and government. While the Mauka Area Plan looks forward 10 to 20 years, actual 
implementation will proceed incrementally in response to economic cycles ai,d the availability of 
public funding. 

Tn general, the Mauka Area Plan anticipates redevelopment of the Mauka Area to more intensive 
use, as stated in the statutory policy gu,idance. Redevelopment has in the past brought dislocation 
of service businesses, and this trend is expected to continue as prope1ty values and taxes rise. The 
rate of the transition is unknown. The large landowners - General Growth Properties and 
Kamehameha Schools - are both planning for redevelopment. The owners of smal.l propetties 
have diverse objectives. Many wish to continue operating successful businesses in Kakaako. 
Implementation of the Mauka Area Plan must take into consideration the various interests of 
community stakeholders. 

Over the long term, the Authority plays two roles in implementation. First, in collaboration with 
landowners and community stakeholders, the Authority will undertake detailed planning for, and 
development of specific projects and improvement districts. Secondly, the Authority will review 
proposed projects for compliance with the Mauka Area Rules. 

14.1 Mauka Area Rules and Project Review 
The Mauka Area Rules will contain specific definitions and standards for uses and 
development as well as procedures for reviewing and approving proj ects. Key elements 
will be: 

• Definitions and standards for uses, build-to lines, building volumes and floor area, 
pedestrian and vehicular access, parking and loading, and accessory building 
components, such as signs, mechanical equipment and service areas; 

• Standards and guidelines for the provision of ground-level open space and arcades; 

• Standards and guidelines for the review and approval of transitional uses. 

The Mauka Area Rules will make some provision for modification of standards by the 
Director in limited circumstances. There will also be a provision for variances in cases of 
hardship, which will be referred to the Authority for decision, with an analysis and 
recommendation by the staff. 
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The Hawaii Community Development Authority adopted the attached Kakaako Community 
Development District Mauka Area Plan on September 14, 20 11, following public hearings held on 
May 18, 201 1 and September J4, 2011. Notices of the public heru·ings were published in the Honolulu 
Star Advertiser, Hawaii Tribune-Herald, The Maui News, West Hawaii Today, and The Garden Island, on 
April 16, 2011 and Augu st 14,20 1 I , respectively. 
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