
HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU No. 24-80. CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

AMENDING RESOLUTION 17-221, CDI, AS AMENDED BY RESOLUTION 20-1 70,
CDI, AS FURTHER AMENDED BY RESOLUTION 23-272, CD1, TO FURTHER
EXTEND THE DEADLINE TO OBTAIN A BUILDING PERMIT FOR AN INTERIM
PLANNED DEVELOPMENT-TRANSIT PROJECT LOCATED AT 1500 KAPI’OLANI
BOULEVARD, AND TO APPROVE CERTAIN PROJECT MODIFICATIONS.

WHEREAS, on September 6, 2017, the City Council (“Council”), by adoption of
Resolution 17-221, CD1, approved a conceptual plan for an Interim Planned
Development-Transit (“IPD-T”) Project proposed by Mana’olana Partners 1500, LLC
(the “Applicant”), to redevelop 78,973 square feet of land zoned BMX-3 Community
Business Mixed-Use District with a mixed-use hotel (444 hotel units), residential (six
penthouse residential units), affordable housing (78 affordable rental units), and
commercial (ground floor commercial and restaurant space) Project located at 1460,
1470, 1488, and 1500 Kapi’olani Boulevard, within the Ala Moana Neighborhood
Transit-Oriented Development Plan area, formerly identified as Tax Map Key Numbers
2-3-021:007 through 010, and currently identified as Tax Map Key Numbers 2-3-
021 :043 and 044 (the “Project”); and

WHEREAS, on December 26, 2017, the Department of Planning and Permitting
(“DPP”) reviewed and approved detailed plans for the Project as a Special District
(“SD”) Major Permit (File Number 2017/SDD-24) pursuant to § 21-2.110-2(h), Revised
Ordinances of Honolulu 2021 (“ROH”); and

WHEREAS, Resolution 17-221, CD1, required that a building permit for the
Project be issued within two years after the date a SD Major Permit is issued for the
Project, resulting in a deadline of December 26, 2019; and

WHEREAS, prior to the deadline to obtain a building permit for the Project of
December 26, 2019, the DPP approved a one-year extension of the deadline (as
allowed under Resolution 17-221, CDI) resulting in a new deadline of
December 26, 2020; and

WHEREAS, on August 19, 2020, the Council, by adoption of
Resolution 20-1 70, CDI, amended Resolution 17-221, CD1, and approved a further
three-year extension of the deadline to obtain a building permit for the Project, resulting
in a new deadline of December 26, 2023; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU No. 24-80. CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

WHEREAS, on December 6, 2023, the Council, by adoption of
Resolution 23-272, CD1, amended Resolution 17-221, CD1, as amended by
Resolution 20-170, CDI, and approved a 120-day extension of the deadline to obtain a
building permit for the Project, resulting in a new deadline of April 24, 2024, with the
expectation that within the extended 120-day period, the Applicant would submit to the
DPP for review and recommendation, a Project modification proposal that is of benefit
to the community, together with a request for a further extension of the deadline to
obtain a building permit for the Project to implement the Project modification proposal,
all of which must be approved by the Council; and

WHEREAS, the Applicant proposes a Project modification to increase the
number of affordable rental units from 78 dwelling units to 109 dwelling units consisting
of eight studio units and 101 one-bedroom units, which would result in approximately 20
percent of the total 560 Project units being affordable and rented to senior households
(age 55 years or older) earning 80 percent or below of the area median income for
Honolulu for a minimum 60-year period (one two-bedroom unit in the Project’s
affordable housing tower will be a manager’s unit); and

WHEREAS, the Applicant proposes to add the 31 additional affordable rental
units to the affordable unit tower that will be constructed above the existing parking
structure (see Exhibits A-I and A-2), convert one level of parking into a floor of
affordable units (see Exhibit A-3), modify the floor plans of the affordable unit tower (see
Exhibits A-4 and A-5), and modify the floor plans to reduce the total floor area of the
condo-hotel towers (see Exhibits A-6 and A-7), so that the 400-foot height limit and
maximum floor area ratio (“FAR”) of 9.215 for the Project is maintained; and

WHEREAS, the Applicant also requests a further 36-month extension of the
deadline to obtain a building permit for the Project, which if approved by the Council
would result in a new deadline to obtain a building permit for the modified Project of
April 24, 2024; and

WHEREAS, as justification for an extension of the deadline to obtain a building
permit for the Project, the Applicant cites the prolonged and unpredictable impacts of
the COVID-19 pandemic, which destabilized the local economy and reduced domestic
and international financing of local projects; the Applicant has faced difficulty securing
domestic and international financing for the Project due to higher interest rates, inflation,
and high consumer prices, and the Applicant believes the 36-month extension
represents a realistic time frame for the Project based on the expected recovery of the
local economy; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 ICE KALANA 0 HONOLULU No. 24-80. CDI
CiTY AND COUNTY OF HONOLULU

RESOLUTION

WHEREAS, on March 27, 2024, the DPP, having duly considered the Applicant’s
Project modification proposal and request for a further three-year extension of the
deadline to obtain a building permit for the Project, completed its report and transmitted
its findings and recommendation of approval to the Council; and

WHEREAS, the Council, having received the findings and recommendation of
the DPP on March 27, 2024, by Departmental Communication 211(2024), and having
duly considered the matter, desires to approve the Project modification and the
requested 36-month extension of the deadline to obtain a building permit for the
modified Project; now, therefore,

BE IT RESOLVED by the Council of the City and County of Honolulu that
Resolution 17-221, CDI, is amended by amending Condition F to read in its entirety as
follows:

“F. The Applicant shall provide a minimum of 109 affordable units, consisting of eight
studio units and 101 one-bedroom units (subject to adjustments required under
the DPP’s Affordable Housing Rules) to be rented to senior households (age 55
years or older) earning 80 percent or below of the area median income
determined by the U.S. Department of Housing and Urban Development annually
for the Honolulu Metropolitan Statistical Area as adjusted for household size
(“AMI”), and to remain affordable for a minimum period of 60 years. Application
of the Affordable Housing Rules is required, including the room factor calculation.
One two-bedroom unit in the Project’s affordable housing tower will be a
manager’s unit. A certificate of occupancy for the required affordable rental units
must be issued prior to the issuance of a certificate of occupancy for the
condo-hotel units and penthouse residential units.”

BE IT FURTHER RESOLVED that Resolution 17-221, CD1, is amended by
amending Condition S to read in its entirety as follows:

“S. The Project must conform to the updated conceptual plan approved by
Resolution 24-80, CDI, and attached thereto as Exhibit B, which is incorporated
by reference herein, and all conditions established herein and pursuant to
Resolution 20-170, CD1, Resolution 23-272, CD1, and Resolution 24-80, CD1.
Minor modifications to the Project that do not significantly alter the size or nature
of the Project and remain in conformance with the updated conceptual plan and
all conditions in Resolution 17-221, CD1, Resolution 20-170, CD1, and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU No. 24-80, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

Resolution 23-272, CD1, may be approved by the DPP Director. Any increase in
height or density of the Project, or other significant alteration or change to the
conceptual plan will be considered a major modification and require Council
approval; and”

BE IT FURTHER RESOLVED that Resolution 20-170, CD1, is amended by
amending Condition A to read in its entirety as follows:

“A. Except as modified by these conditions of approval, the Project must:

1. Conform to the updated conceptual plan approved by Resolution 24-80,
CD1, and attached thereto as Exhibit B;

2. Comply with the conditions of approval set forth in Resolution 17-221,
CD1, as amended by Resolution 24-80, CD1; and

3. Comply with the conditions of approval set forth in the Project’s Special
District Permit (File Number 2017/SDD-24), as amended, to reflect the
amendments made by Resolution 24-80, CD1.”

BE IT FURTHER RESOLVED that the Director of Planning and Permitting shall
amend the Project’s Special District Major Permit (File Number 2017/SDD-24) to reflect
the amendments to Conditions F and S of Resolution 17-221 CD1, as set forth above;
and

BE IT FURTHER RESOLVED that within 12 months after the effective date of
this resolution, the Applicant shall submit to the DPP for review and execution an
updated 1500 Kapiolani Affordable Housing Regulatory Agreement to reflect the
amendments to Conditions F and S of Resolution 17-221, CD1, as set forth above; and

BE IT FURTHER RESOLVED that Resolution 17-221, CDI, as amended by
Resolution 20-170, CD1, and as further amended by Resolution 23-272, CDI, is further
amended to extend the deadline to obtain a building permit for the Project by 36
months, to April 24, 2027; and

BE IT FURTHER RESOLVED that except as modified herein, all other conditions
and provisions of Resolution 17-221, CD1, Resolution 20-170, CDI, and Resolution
23-272, CD1, are ratified and confirmed, and remain in full force and effect; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

RESOLUTION

No. 24-80, CDI

BE IT FINALLY RESOLVED that copies of this resolution be transmitted to
Dawn Takeuchi Apuna, Director of Planning and Permitting, 650 South King Street,
7th Floor, Honolulu, Hawai’i 96813; Mana’olana Partners 1500, LLC, 11111 Santa
Monica Boulevard, Suite 2250, Los Angeles, California 90025-7201; and
Isaiah T. K. Sato, R.M. Towill Corporation, 2024 North King Street, Suite 200, Honolulu,
Hawai’i 98619-3494.

DATE OF INTRODUCTION:

INTRODUCED BY:

Tommy Waters (br)

March 28, 2024
Honolulu, Hawai’i
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Site Opportunities

Create a simple arid icor-iro bier betrthrrg the prestige
ut Kapielaei Boulevard thai is drstieclty visible horn
Kahvamutia Lagoon, the Sia Moava Ceder, and other
areas et the city

Align the podium wdh the eeslivg parhieg garage to
create a seamtess street huetage.

Create two separate towern, attowing them to be oriented
MauhrafMabai. preserving view corridors and breezes
between the mnsrrdains and the ocean.

Use the two-tower scheme to maximize viewn and
venhtativn, and macirvizing the number ot carter units
per tevet

Create an actively prcrgrarnmed and kjshty-tandscaped
sky gardee toe bsitding residents 350’ in the air, madring

Honotata’s precious height ceiling

Capitalize on various view opporluvitien in each cardinal
direction, inctvdrng viewn vi Diamond Head, the
Punchbowl, the mtuxitwrw, and the oceav

Respect selar aooess issues in tower orientation and in
locating outdom areas and nwiwmivg pools iv padicatar

Eoptore locating a Bike Share locahon along Kapiolani.

Provide evtranced streetscapes along the adjacent pablio
streets.

Use ground level street tronlages with visually travsporeet
and acrrze uses, minimizing vehicolar access poivls
and maximizing sheet hor’rtage on Kapiobni Blvd and
Malialoa Street

Respect avid preserve the euisting monheypod trees
along Kapiolani Boulevard

Locate service and partrirrg access points as tar away
trove inrersevlionn and located primarily on secondary
otreels

Maximize vor’mectiorw to evobeg padaeg garage arid
iwtxoze its ground level ctraracler.
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ISSUES AND OPPORTUNITIES ANALYSIS:
-Not oriented Mauka/Makai
-Obstructs views towards ocean
-Limited ventilation
-Few corner units
-Long Corridors

-Massing could be more iconic
-Does not optimize views from site for all units
-Straight bar schemes could be modified to better fit TOD goals
while adding leasable square footage
-Limited open space / park area
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CONCEPT SUMMARY

Unique, dramatic, and iconic
connected towers

• Active hotel podium pool scene

• Six U-shaped hotel floors
the protect the pool area from
breezes

• Separate affordable housing
component at podium level

• Combined hotel and residential
drop-off areas with individual
lobbies

• Separated hotel/retail and
residential parking areas

Two small-footprint towers
oriented mauka/makai and
maximizing the number of
corner units

Tallest tower is 400 feet tall and
lower tower is 368 feet tall (both
with elevator over-rides and
mechanical space above)

Highly distinctive residential
amenity deck of 19000 sf
linking towers
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LUO AREA SUMMARY Z
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I SEVEN (7) BESTiNG MONKEYPOD TREES 10 REMPJN.

2 DRIFTS OF TROPICAL UNDERSTORY SPECIES AND
DISPOSITiON TED.

STREET UGHT1NG PER CITY STANDARD.

INTEGRAL COLOR PRECAST PLANTERS, IRRIGATED.
SEASONAL TROPICAL COLOR.

TROPICAL GARDEN WITH SUPPLEMENTAL ILLUMINATiON.

HANGING HORIZOPTrAL TROPICAL CANOPYGARDEN AT
SOFFIT ABOVE.

7 VERTiCAL GARDEN ABOVE. APPRO)EMATELY 5000 SF WITH
UNIGUE UGHT1NG EFFECTS.

8 STONE PAVERS. PATTERN AND VARIETY TED.

• RENEWABLE TROPICAL HARDWOOD INFORMAL P0(0
BENCH SEATiNG.

To CENTERPIECE SCULPTURE AND PUBUC PLAZNPARKIET

ii IMPROVED BUS STOP SHELTER WITH RENEWABLE TROPICAL
HANDWOOD.

12 POTENTIAL BIKE SHARE.

13 MOVEABLE PARISIAN PARK CHAiR KIOSK SEATING.

14 NEW STREET TREES PEN CITY STANDARD.

GENERAL NO1t LANDSCAPED AREAS TO BE FULLY
IRRIGATED.
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USE THE ALA MOANA TOD PLAN
DIRECTiON FOR ACTiVATiNG THE
STREET EDGE

SET THE GUI WING BACK ABOVE THE
F1RST FLOOR ALONG KAPIOLANI

PROViDE CONTiNUOUS RETAIL
FRONTAGE ALONG KAPIOLANI

I
U
a

I
I

INCWOE LUSH LAROSCAPING IN THE
PARKWAY BUFFER AREAS

CAPITALIZE ON THE MONKEY POD
TREE CANOPIES ALONG KAPIOLANI

CREATE A BIKE SHARE FACIUTV
ALONG KAPIOLANI

MANMIZE SERViCE RETAiL FRONTAGE
ALONG MAXALOA
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2 IMPROVED RETAJLFRONTAGE ALONG MAKALOA
(NOT SHOWN)

2 IMPROVEMENTS IN THE RIGHT-OF-WAY

IMPROVED PARKWAY LANDSCAPING

O PUBUC BENCHES AND OThER SITE FURNITURE

IMPROVED BUS SHELTER

7 PUBUCPLAZA/PARKLEt

PUBUC SCULPTURE CENTERPIECE AND RETAJL
KIOSK

° PLANTERS

10 VERTiCAL GARDEN (ABOVE)

FUTURE BIKE LANES (NOT SHOWN)

12 NEW BIKE SHARE

13 CONTiNUOUS RETAJL FRONTAGE, PAVING AND
IMPROVEMENTS REININ PROPERTY

34 CROSSWALK IMPROVEMENTS AT KAPIOLANI AND
KEEAUMOIOJ (NOT SHOWN - SEE NARRATIVE)
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I ON-SITE AffORDABLE HOUSING
(SEE NARRATIVE FOR DETPJLS(
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• Deep balconies act as solar control on at sides of the taeet.

• Pubic open spaces at the skeet edge arid at mrdtiple points
wittdn the toner tor brAIding ocoopants.

• Extensive natrzat landscaped areas.

• Recycing plans for the entire building to be ufitzed by both
hotel end residential osers.

• On site renewable energy - rooftop photocclteic

• Water-efficient pkimtring thrtrzes

• Indinidusty-controtled central eir-ccndifiordng

• Bedrooms end great rooms wired Icr ceiling tens

• Bio-fltrslion system In-leo of chemical additIves for
swimmings

• Electric Vehicle charging stalin for hotel pertdrrg and
residential pmtring.

• Bicycle parking to encourage the rae otprtdm
transportation.

• Within watldng distance to maltiple tonss of pubic
transportation.

• Site adjacent hire share kiosk

• Surrounding density provides multiple uses (shopping,
dining, entertainment etc.)

• LED fight fsrtures predcmirant

• High performance glazing system

• Ample natural daylighting for most braiding trees

• Designed to most U.S. Green BrAIding Corsicl LEED —

certification standards

I;

I

p 1
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU

HONOLULU, HAWAII

CERTIFICATE
RESOLUTION 24-80, CD1

Introduced: 03/28/24 By: TOMMY WATERS - BY REQUEST Committee: ZONING (ZON)

AMENDING RESOLUTION 17-221, CD1,AS AMENDED BY RESOLUTION 20-170, CD1,AS FURTHER AMENDED BY

RESOLUTION 23-272, CD1, TO FURTHER EXTEND THE DEADLINE TO OBTAIN A BUILDING PERMIT FOR AN

INTERIM PLANNED DEVELOPMENT-TRANSIT PROJECT LOCATED AT 1500 KAPIOLANI BOULEVARD, AND TO

APPROVE CERTAIN PROJECT MODIFICATIONS.

I hereby certify that the above is a true record of action by the Council of the City and County of Honolulu on this

RESOLUTION.

Title:

Voting Legend: * = Aye w/Reservations

03/28/24 INTRO Introduced.

04/03/24 ZON Reported out for adoption as amended in CD1 form.

CR-117

5 AYES: CORDERO, DOS SANTOS-TAM, KIA’AINA, SAY, WEYER

04/17/24 CCL Committee report and Resolution as amended were adopted.

8 AYES: CORDERO, DOS SANTOS-TAM, KIA’AINA, OKIMOTO, SAY, TULBA,
WATERS, WEYER

1 ABSENT: TUPOLA

CITY CLERK TOMMY IR AND PRESIDING OFFICER


