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AUTHORIZING EXEMPTIONS FROM CERTAIN REQUIREMENTS RELATING TO 
THE KAHOAPILI AFFORDABLE RENTAL APARTMENT PROJECT OR AFFORDABLE 
AND MARKET-RATE FOR-SALE CONDOMINIUM PROJECT IN SALT LAKE. 

 
 
WHEREAS, Salt Lake Housing, LP (the "Applicant"), under the control of 

Highridge Costa Development Company, LLC and Form Partners, LLC, with the 
approval of the Hawaii Housing Finance and Development Corporation ("HHFDC"), 
proposes to develop Kahoapili, a high-rise project on 0.49-acres of land zoned A-2 
Medium Density Apartment District, located at 2965 Ala Napuaa Place in Salt Lake, 
Honolulu, Oʻahu, identified as Tax Map Key 1-1-061:003, as depicted in Exhibits A, B, 
C-1 and C-2, and D-1 to D-4, attached hereto and made a part hereof (the "Project"); 
and 

 
WHEREAS, as proposed, the Project will contain 190 dwelling units (consisting 

of 19 studio units, 152 one-bedroom units, and 19 two-bedroom units), and the 
Applicant has requested approval to develop the Project either: (1) as a 100 percent 
affordable (excluding 2 manager's units) rental apartment project ("Rental Project"); or 
(2) as a 60 percent affordable and 40 percent market-rate for-sale condominium project 
("For-Sale Project").  The Project's development as a Rental Project or For-Sale Project 
will be based on whether the Applicant is successful in securing financing for low 
income housing tax credit ("LIHTC") development from the HHFDC; and 

 
WHEREAS, as proposed, if the Project is developed as a Rental Project, all 

dwelling units (except for two managers' units) will be rented to households earning 60 
percent and below of the area median income for Honolulu, as determined by the U.S. 
Department of Housing and Urban Development (the "AMI") (20 units at 30 percent or 
below of the AMI, 20 units at 50 percent or below of the AMI, and 148 units at 60 
percent or below of the AMI); and   

 
WHEREAS, all Rental Project units (except for two managers' units) will remain 

affordable for a minimum of 61 years; and 
 
WHEREAS, as proposed, if the Project is developed as a For-Sale Project, 114 

dwelling units will be offered for sale to households earning 140 percent and below of 
the AMI (14 units at 95 percent or below of the AMI, 94 units at 125 percent or below of 
the AMI, and six units at 140 percent or below of the AMI), and 76 units (including two 
manager units) will be market-rate units; and 

 
WHEREAS, the Applicant has offered to modify the affordability levels of the  

For-Sale Project as follows:  17 units will be offered to households earning 80 percent or 
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below of the AMI, 17 units will be offered to households earning 100 percent or below of 
the AMI, 57 units will be offered to households earning 120 percent or below of the AMI, 
23 units will be offered to households earning 140 percent or below of the AMI, and 76 
units may be market-rate units; and 

 
WHEREAS, all affordable For-Sale Project units will remain affordable for a 

minimum of 10 years and be subject to the HHFDC's buy-back and shared appreciation 
restrictions; and 

 
WHEREAS, the Council is approving the Rental Project and the For-Sale Project; 

provided that the Applicant shall first submit to the HHFDC a complete joint application 
for the financing of LIHTC development for a minimum of two separate funding cycles, 
and the Applicant may only proceed with the For-Sale Project if the Applicant is not 
successful in obtaining a financing award for LIHTC development after submitting 
complete joint applications for a minimum of two separate funding cycles; and 

 
WHEREAS, as proposed, the Project will also provide a parking structure (with a 

rooftop photovoltaic ("PV") system) accommodating approximately 227 vehicle parking 
spaces, short-term and long-term bicycle parking spaces, recreational amenities for 
residents, and common areas and circulation space; and 

 
WHEREAS, the Project will help address the critical need for affordably priced 

housing within urban Honolulu in convenient proximity to a range of educational 
facilities, employment centers, and multiple shopping, dining, and family services 
opportunities; and 

 
WHEREAS, on December 8, 2022, the HHFDC Board of Directors approved the 

Project with its proposed exemptions; and 
 
WHEREAS, the City Council ("Council") is empowered and authorized to 

approve the Project, which may include exemptions from statutes, ordinances, charter 
provisions, and rules of any governmental agency relating to planning, zoning, 
construction standards for subdivision, development and improvement of land, and the 
construction of dwelling units thereon pursuant to Section 201H-38, Hawaii Revised 
Statutes ("HRS"); and 

 
WHEREAS, the Council has reviewed the preliminary plans and specifications for 

the Project dated August 8, 2022, prepared by RMA Architects, Inc., and submitted to 
the Council by the HHFDC on December 28, 2022, by Miscellaneous Communication 
529 (2022); and 
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WHEREAS, the Project is consistent with the housing and community 
development goals and objectives of the City; and 

 
WHEREAS, the granting of the exemptions is necessary for the timely and 

successful implementation of the Project; and 
 
WHEREAS, the requested exemptions meet minimum requirements of health 

and safety; and 
 
WHEREAS, the Project does not contravene any safety standards, tariffs, or 

rates and fees approved by the Public Utilities Commission or the Board of Water 
Supply; now, therefore, 

 
BE IT RESOLVED by the Council of the City and County of Honolulu that it 

approves the Project, which approval includes exemptions from certain requirements for 
the Project, as follows: 

 
Application Fees: 

 
1. Exemption from Revised Ordinances of Honolulu 2021 ("ROH") § 18-6.1, to allow 

an exemption from the payment of plan review fees, estimated at $25,000. 
 
2. Exemption from ROH § 18-6.2, to allow an exemption from the payment of 

building permit fees, estimated at $323,800. 
 
3. Exemption from ROH § 18A-2.4, to allow an exemption from the payment of 

grading and grubbing permit fees, estimated at $1,145. 
 
Infrastructure and Public Works Fees and Charges 
 
4. Exemption from ROH § 43-10.1, § 43-10.2, and § 43-10.3, to allow an exemption 

from the payment of wastewater system facility charges either:  (i) for the Rental 
Project, attributed to 190 affordable units rented to households earning 60 
percent and below of the AMI, estimated at $879,928; or (ii) for the For-Sale 
Project, attributed to 91 affordable units offered for-sale to households earning 
120 percent and below of the AMI, estimated at $421,902. 

 
Fire Department Plan Review Fees 

 
5. Exemption from ROH § 20-1.1, Item 3, to allow an exemption from the payment 

of Honolulu Fire Department plan review fees, estimated at $32,380. 
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Board of Water Supply Rules and Regulations 
 
6. Deferral from Sections 1-102, 2-202(2), and 2-202(3) of the Board of Water 

Supply Rules and Regulations, to allow a deferral of the payment of water 
system facility and installation of water service fees until the installation of the 
water meter, estimated at $575,618 for the Rental Project or estimated at 
$278,930 for the For-Sale Project; provided that all Board of Water Supply 
requirements are satisfied.  The actual fees to be deferred will be determined by 
the Board of Water Supply during review of the Project's building permit 
application. 
 

Park Dedication Ordinance Requirements 
 

7. Exemption from ROH Chapter 22, Article 7, to allow exemption from park 
dedication requirements either:  (i) for the Rental Project, attributed to 190 
affordable units rented to households earning 60 percent and below of the AMI,  
totaling 15,191 square feet of park space or payment of an equivalent in-lieu fee 
estimated at $2,300,000; or (ii) for the For-Sale Project, attributed to 91 
affordable units offered for-sale to households earning 120 percent and below of 
the AMI, totaling 7,292 square feet of park space or payment of an equivalent in-
lieu fee estimated at $1,104,009.   
 

Land Use Ordinance ("LUO") 
 

8. Exemption from LUO § 21-3.80-1(b) and Table 21-3.3, relating to maximum 
density, to allow a maximum floor area ratio ("FAR'") of 7.10 (instead of a 
maximum FAR of 1.53). 

 
9. Exemption from LUO § 21-3.80-1(b) and Table 21-3.3, relating to maximum 

building area, to allow a maximum building area of 70 percent of the total zoning 
lot area (approximately 14,941 square feet) (instead of 40 percent of the total 
zoning lot area). 

 
10. Exemption from LUO § 21-3.80-1(b) and Table 21-3.3, relating to yard setbacks, 

to allow a side yard setback of 5 feet (instead of 10 feet). 
 
11. Exemption from LUO Section § 21-3.80-1(c)(3) and Table 21-3.3, relating to 

height setbacks, to allow for no height setbacks – the Project will encroach into 
all required setbacks (above 40 feet, an additional 1-foot setback for each 
additional 10 feet of height). 
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12. Exemption from LUO § 21-3.80-1(b) and Table 21-3.3, and the applicable zoning 

map relating to maximum height, to allow a maximum building height of 250 feet 
(instead of 150 feet).  Rooftop structures must conform to LUO § 21-4.60(c). 

 
13. Exemption from LUO § 21-6.150, relating to bicycle parking, to allow the Project 

to provide for a minimum of 12 short-term parking spaces and 64 long-term 
parking spaces (instead of 19 short-term spaces and 95 long-term spaces). 

 
City and County of Honolulu Affordable Housing Requirements 
 
14. If the Project is developed as a For-Sale Project, an exemption from ROH 

Chapter 29, relating to the City and County of Honolulu’s affordable housing 
requirements, to allow the For-Sale Project to be developed, marketed, and sold 
in accordance with HHFDC affordable housing requirements, including pursuant 
to HRS § 201H-47, § 201H-49, and § 201H-50; and 

 
 BE IT FURTHER RESOLVED that the Project is approved subject to the 
following conditions: 
   
A. The Project must be developed as follows: 
 

1. The Applicant shall first pursue development of the Rental Project by 
submitting to the HHFDC a complete joint application for financing of 
LIHTC development for a minimum of two separate funding cycles.  The 
HHFDC accepts applications and awards financing for LIHTC 
development once a year based on funding available that year.  If the 
Applicant is not successful in obtaining a financing award for LIHTC 
development under its initial joint application submittal, the Applicant shall 
submit a second complete joint application to the HHFDC for financing of 
LIHTC development during a subsequent funding cycle. 

 
2. If the Applicant receives a financing award for LIHTC development, the 

Applicant shall develop the Rental Project, which must comply with the 
following affordability requirements (excluding the two managers' units):  
148 units must be rented to households earning 60 percent or below of the 
AMI, 20 units must be rented to households earning 50 percent or below 
of the AMI, and 20 units must be rented to households earning 30 percent 
or below of the AMI.  All Rental Project units (except for two managers' 
units) must remain affordable for a minimum of 61 years. 
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3. If, after submitting to the HHFDC complete joint applications for financing 
of LIHTC development for a minimum of two separate funding cycles, the 
Applicant is not successful in obtaining a financing award for LIHTC 
development, the Applicant may pursue development of the For-Sale 
Project; provided that the For-Sale Project must comply with the following 
affordability requirements:  17 units must be offered to households earning 
80 percent or below of the AMI, 17 units must be offered to households 
earning 100 percent or below of the AMI, 57 units must be offered to 
households earning 120 percent or below of the AMI, 23 units must be 
offered to households earning 140 percent or below of the AMI, and 76 
units may be market-rate units.  All affordable For-Sale Project units must 
remain affordable for a minimum of 10 years and be subject to the 
HHFDC's buy-back and shared appreciation restrictions. 

 
B. Except for the exemptions from certain City application fees, infrastructure or 

public works fees and charges, and development standards provided herein, the 
Project must comply with all statutes, ordinances, Charter provisions, and rules 
of any government agency relating to planning, zoning, construction standards 
for subdivisions, development and improvement of land, and the construction of 
dwelling units thereon. 

 
C. Prior to the issuance of any building permits for the Project, the Applicant shall 

submit to the Department of Planning and Permitting ("DPP") for its review and 
approval: 

 
1. A timeline or phasing of the anticipated dates to obtain major building 

permits for demolition and construction work, including the projected date 
of occupancy, in a format acceptable to the DPP.  The timeline should 
identify when the construction management plan ("CMP"), traffic 
management plan ("TMP"), and updates to the initial traffic impact 
analysis report ("TIAR") will be submitted to the DPP for its review and 
approval.  

 
2. A CMP that identifies the type, frequency, and routing of heavy trucks and 

construction-related vehicles.  The Applicant shall make every effort to 
minimize impacts from construction vehicles and related construction 
activities.  The CMP must identify and limit construction-related vehicular 
activity to periods outside of the peak traffic hours using alternative routes 
for heavy trucks, provisions for either onsite or offsite staging areas for 
construction-related workers and vehicles to limit the use of on-street 
parking around the Project site, and other mitigation measures related to 
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traffic and potential neighborhood impacts.  The CMP must also include 
plans for all work within or affecting public streets and preliminary or 
conceptual traffic control plans.  The Applicant shall document the 
condition of roadways prior to the start of construction activities and 
provide remedial measures, as necessary, such as restriping, road 
resurfacing, or roadway reconstruction if the condition of the roadways has 
deteriorated as a result of the construction-related activities. 

 
3. A TMP that includes traffic demand management ("TDM") strategies to 

minimize the number of vehicular trips for daily activities.  TDM strategies 
may include carpooling and ride sharing programs; transit, bicycle, and 
pedestrian incentives; and other similar TDM strategies.  The TMP must 
include a pedestrian circulation plan that provides accessibility and 
connectivity to the surrounding public sidewalks, and includes a 
determination of effective sidewalk widths taking into account the City's 
complete streets initiatives.  A post TMP will be required approximately 
one year after the issuance of the Project's certificate of occupancy ("CO") 
to validate the relative effectiveness of the various TDM strategies 
identified in the initial TMP. 

 
4. An update to the initial TIAR, dated October 2022, prepared by AECOM, 

to reflect changes to and a traffic signal warrant analysis for the 
intersection of Ala Napunani Street and Ala Ilima Street.  The Applicant 
shall prepare the updated TIAR in consultation with the Department of 
Transportation Services ("DTS").  The updated TIAR must include 
recommendations to mitigate traffic impacts resulting from the Project, and 
the Applicant shall implement the updated TIAR recommendations. 

 
D. Approximately one year after the issuance of the CO for the Project, the 

Applicant shall submit to the DPP for review and approval a post-occupancy 
TIAR to validate the traffic projections, distribution, and assignment contained in 
the updated TIAR.  If the post-occupancy TIAR recommends additional traffic 
mitigation measures or modifications to address traffic impacts directly 
attributable to the Project, the Applicant shall implement the post-occupancy 
TIAR recommendations.  If the updated TIAR is inconclusive, a second updated 
TIAR may be required one year after the date of the first updated TIAR, as the 
Director of Planning and Permitting determines is necessary. 

 
E. Bicycle parking spaces or racks must be located in safe and convenient locations 

on the Project site.  If the TDM strategies in the TMP indicate the existing number 
of bicycle parking spaces or racks is inadequate to meet latent demand, the 
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Applicant shall install additional onsite bicycle parking spaces or racks in safe 
and convenient locations. 

 
F. All vehicular access points must be constructed as City dropped driveways. 

Adequate sight distance to pedestrians and other vehicles must be maintained 
from all driveways.  Driveway grades must not exceed five percent for a minimum 
distance of 25 feet from the Project site property line.  Entry gates and ticket 
dispensers must be recessed as far into the driveway as necessary to avoid 
queuing of vehicles onto the public streets. 

 
G. All loading and trash pickup areas must be designed so that vehicles enter and 

exit front first.  Adequate turn-around areas for large vehicles must be provided 
on the Project site, and the layout of parking spaces in the loading and trash 
pickup areas must not interfere with large vehicle turning maneuvers. 

 
H. The Project's building area must be set back from the storm drain easement on 

the Project site near to Salt Lake Boulevard a minimum of 4.5 feet to the east, 
with the setback narrowing to no setback to the west; provided that the Project's 
building area may not encroach into the storm drain easement. 

 
I. The Applicant shall comply with all Federal Aviation Administration ("FAA") and 

State of Hawaiʻi Department of Transportation ("HDOT") regulations, rules, 
requirements, and guidelines regarding development and activities in close 
proximity to airports and airport runways, including but not limited to the submittal 
to the FAA of FAA Form 7460-1 Notice of Proposed Construction or Alteration.  If 
the PV system installed on the top level of the Project's parking structure creates 
hazardous glint or glare conditions for pilots, or emits radio-frequency that 
interferes with aviation-dedicated radio signals, the Applicant shall immediately 
mitigate the hazard upon notification by the FAA or HDOT. 
  
BE IT FURTHER RESOLVED that as used in this resolution: 
 

1. References to HHFDC include any successor agency; and 
 
2. References to specific statutes, ordinances, or regulations include any respective 

successor statutes, ordinances, or regulations; and 
 
BE IT FURTHER RESOLVED that this resolution is void unless construction of 

the Project commences no later than 36 months after the effective date of this 
resolution; and 
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BE IT FURTHER RESOLVED that the exemptions granted for this Project are 
not transferrable to any other real property; and 

 
BE IT FURTHER RESOLVED that the final plans and specifications for the 

Project constitute the zoning, building, construction, and subdivision standards for the 
Project, and are approved if those plans and specifications do not substantially deviate 
from the preliminary plans and specifications submitted to the Council; provided that 
minor modifications to the design character of the building or landscaping may be 
approved by HHFDC if such modifications are consistent with the prevailing 
neighborhood character; and 

 
BE IT FURTHER RESOLVED that no action may be prosecuted or maintained 

against the City and County of Honolulu, its officials, or its employees, on account of the 
actions taken by them in reviewing or approving the plans and specifications, or in 
granting the exemptions listed herein; and 
  



  

CITY CO UNCIL  
 CITY AND COUNTY OF HONOLULU 
             HONOLULU, HAWAIʻI 

 

  
 
No.      22-297, CD1___                                    

RESOLUTION 
 

 

OCS2023-0049/1/19/2023 4:22 PM 10 

BE IT FINALLY RESOLVED that copies of this resolution be transmitted to the 
Hawaii Housing Finance and Development Corporation, 677 Queen Street, Suite 300, 
Honolulu, Hawaiʻi 96813, and Salt Lake Housing, LP, c/o Highridge Costa Development 
Company, LLC, 330 W. Victoria Street, Gardena, CA 90248. 
 

INTRODUCED BY: 
 
Tommy Waters (br)    
 
      
 
      
 
      
 
      
 

DATE OF INTRODUCTION:         
 
      

 
December 29, 2022          
Honolulu, Hawaiʻi          Councilmembers 
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU

HONOLULU, HAWAII

CERTIFICATE

RESOLUTION 22-297, CDI

Introduced: 12/29/22 By: TOMMYWATERS-BYREQUEST Committee: ZONING(ZON)

Title:
AUTHORIZING EXEMPTIONS FROM CERTAIN REQUIREMENTS RELATING TO THE KAHOAPILI AFFORDABLE
RENTAL APARTMENT PROJECT OR AFFORDABLE AND MARKET-RATE FOR-SALE CONDOMINIUM PROJECT IN SALT
LAKE.

Voting Legend: *
= Aye w/Reservations

12/29/22 INTRO Introduced.

01/1 1/23 ZON Reported out for adoption as amended in CD1 form.

CR-? (23)

5 AYES: CORDERO, DOS SANTOS-TAM, KIA’AINA, SAY, WEYER
01/25/23 CCL Committee report and Resolution as amended were adopted.

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

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.

CITY CLERK TOMMY WATERS, CHAIR AND PRESIDING OFFICER


	2023-49 EXHIBITS.pdf
	Structure Bookmarks
	Reviewed and Approved by the Executive Director X 
	December 8, 2022 
	FOR ACTION 
	I. REQUEST 
	Authorize an Application for Exemptions from Statutes, Ordinances, and Rules Pursuant to Section 201H-38, Hawaii Revised Statutes and Approve: (1) the Certification of Salt Lake Housing, LP, or Other Successor Entity Approved by the Executive Director, as an Eligible Developer Pursuant to Section 15-307-24, Hawaii Administrative Rules; (2) The Project Proposal; and (3) Execution ofDevelopment Documents for Approved Exemptions for the Kahoapili Rental or For-Sale Project Located in Honolulu, Oahu, TMK No.: (
	II. FACTS 
	Project Name: Kahoapili Applicant Name: Salt Lake Housing, LP TMK and Location: (1) 1-1-061: 003 
	2965 Ala Napuaa Place, Honolulu, HI 96818 HHFDC 201 H Exemptions Involvement: Landownership: Salt Lake Housing, LP Type: New construction; affordable rental or affordable and market 
	for-sale Target Population: Family Length of Ifrental: 61 years Affordability: Iffor-sale: 10 years No. of Units: 190 Unit Type Mix: 19 Studios 310 GSF 
	152 1-Bed/1-Bath 443-585 GSF __l2_ 2-Bed/1-Bath 758 GSF 
	190 Total units Affordability Mix: 20 30% AMI and below IfRental: 20 50% AMI and below 
	148 60% AMI and below _2 Manager's units 
	190 Total units Affordability Mix: 14 95% AMI and below IfFor-Sale: 94 125% AMI and below 
	_6 140% AMI and below 114 Subtotal affordable units __]_§_ Market units 
	190 Total units Development Affordable rental or affordable and market for-sale residential Concept: development in one 27-story tower. Parking: 22 7 parking stalls Est. Completion: Q3 2026 
	Amenities and Rooftop recreational deck with BBQs, outdoor furniture, 
	Services: shade structures, and restrooms. Central laundry facility if developed as a rental; washer and dryer in each unit if developed as for-sale. Photovoltaic system on the top level of the parking structure. 
	Developer: Highridge Costa Development Company, LLC 
	Developer Contact: MoeMohanna 330 W. Victoria Street, Gardena, CA 90248 (424) 258-2906 
	Application Tom Schnell 
	Preparer: PBR Hawaii & Associates, Inc. 1001 Bishop Street, Suite 650, Honolulu, HI 96813 (808) 521-5631 
	A. The Kahoapili project (Project) is a proposed affordable rental or affordable and market for-sale residential project to be constructed on a 0.49-acre site located on Ala Napuaa Place in Salt Lake, Oahu (Exhibits A & B). The proposed Project will consist ofone 27-story building with 190 residential dwelling units and approximately 227 parking spaces (Exhibit C & D). The Project will contain a total ofabout 241,258 gross square feet (GSF) offloor area, including 121,809 GSF of residential space, 86,745 GS
	III. DISCUSSION 
	A. On August 8, 2022, Salt Lake Housing, LP (Applicant) submitted a request to Hawaii Housing Finance and Development Corporation (HHFDC) for approvals from certain exemptions from statutes, ordinances, and rules for the Project pursuant to Section 201H-38, HRS (Application). 
	B. The Applicant is a single asset real estate holding company specifically established to develop, own, and operate the Project. The Applicant's Managing General Partner is the Developer, its Administrative General Partner is Form Partners, LLC, and its Limited Partner and Tax Credit Investor is Victoria Capital, LLC. Ifthe Project does not receive Low-Income Housing Tax Credits (LIHTC), then the Limited Partner may be changed or removed. 
	C. Highridge Costa is focused on designing, developing, and financing low-to moderate-income apartments for families and seniors. The company was formed in 1994 and has been involved in the development of over 30,000 affordable housing units in some 300 communities throughout the U.S. and Puerto Rico. Each community was developed using LIHTC. The company has extensive experience not only with federal Section 42 LIHTC, but also tax-exempt mortgage-backed revenue bonds and various other state and local housin
	Form Partners specializes in the development, investment, and operations of commercial real estate in Hawaii and is dedicated to delivering the highest level of excellence in all aspects of its business. Form Partners and its related entities have successfully developed over 400 resort, urban residential, and commercial condominiums in the state of Hawaii, with total development costs ofmore than $200 million. Form Partners has also entitled property allowing for an additional 
	Form Partners specializes in the development, investment, and operations of commercial real estate in Hawaii and is dedicated to delivering the highest level of excellence in all aspects of its business. Form Partners and its related entities have successfully developed over 400 resort, urban residential, and commercial condominiums in the state of Hawaii, with total development costs ofmore than $200 million. Form Partners has also entitled property allowing for an additional 
	$850 million of development costs in the State of Hawaii. A more detailed description ofthe Developer's experience is attached as Exhibit E. 

	D. The land for the Project is owned by the Applicant in fee simple. 
	E. The Project is designed so that it may be developed either as: 
	1. 
	1. 
	1. 
	A 100% affordable rental apartment project, with all available rental units targeted at households earning no more than 60% of the Area Median Income (AMI) and two manager's units; or 

	2. 
	2. 
	An affordable for-sale condominium project with at least 114 units, or 60% of units, serving households earning up to 140% of the AMI, and the balance of the units sold at market prices. 


	The determination of whether the Project will be developed as rental apartment or 
	for-sale will be made after the 201H resolution is adopted. Once the 201H 
	resolution is adopted the Applicant will submit an application to HHFDC for 
	LIHTC financing. If the Project does not receive a LIHTC award in the year 
	submitted, then the Applicant may choose to either: (a) reapply to HHFDC for 
	LIHTC financing the following calendar year; or (b) develop the Project as for­
	sale and apply for a portion of the project's financing from the Dwelling Unit 
	Revolving Fund (DURF). Approval of this For Action does not obligate HHFDC 
	to provide any financing award. 
	F. The proposed Budget (Use of Funds) for the Rental scenario is as follows: 
	Per Total
	Budget Item Amount Per Unit 
	GSF Cost% 
	Acquisition $ 3,850,000 $ 15.96 $20,263 4.2% Construction -Sitework 3,500,000 14.51 18,421 3.8% Construction -Vertical 58,271,399 241.53 306,692 63.5% Construction-OH, P, & GR7,895,027 32.72 41,553 8.6% Interim & Soft Costs 11,253,444 46.64 59,229 12.3% Financing & Syndication 735,000 3.05 3,868 0.8% Developer Fee & Overhead 6,400,000 26.53 33,684 7.0% Project Reserves 643,832 2.67 3,389 0.7% Contingency 5,095,912 21.12 26,821 5.6% 
	1 

	Total Budget $ 97,644,614 $404.73 $513,919 100.0% 
	Actual GSF = 241,258 including structured parking. 
	G. The proposed Financing Structure (Source of Funds) for the Rental scenario is as follows: 
	Source Interim Permanent 
	Sponsor Equity $ -$ -HMMFBonds 53,735,441 18,604,844 Tax Credit Equity 14,053,772 55,201,983 RHRF Loan 23,808,539 29,248 Deferred Costs 6,046,862 23,808,539 Total $ 97,644,614 $ 97,644,614 
	H. The proposed Budget (Use of Funds) for the For-Sale scenario is as follows: 
	Per Total
	Budget Item Amount Per Unit 
	GSF Cost% 
	Acquisition $ 3,850,000 $ 15.96 $20,263 4.2% Construction -Sitework 3,500,000 14.51 18,421 3.8% Construction -Vertical 58,271,399 241.53 306,692 63.5% Construction-OH, P, & GR7,895,027 32.72 41,553 8.6% Interim & Soft Costs 10,459,946 43.36 55,052 11.4% Financing & Syndication 365,000 1.51 1,921 0.4% Developer Fee & Overhead 2,378,750 9.86 12,520 2.6% Project Reserves ---0.0% Contingency 5,095,912 21.12 26,821 5.6% 
	2 

	Total Budget $ 91,816,034 $380.57 $483,242 100.0% 
	Actual GSF = 241,258 including structured parking. 
	I. The proposed Financing Structure (Source of Funds) for the For-Sale scenario is as follows: 
	Source Interim Permanent 
	Sponsor Equity $ 12,073,892 $ 0 DURF Loan 15,675,336 0 Buyer Deposits 4,386,596 0 Construction Loan 59,680,210 0 Gross Sales Revenue -104,005,485 Total $ 91,816,034 $ 104,005,485 
	Ifthe Project is pursued as for-sale, the Applicant intends to apply for an interim DURF loan from HHFDC in approximately the amount indicated above. Approval ofthis For Action does not obligate HHFDC to make any such loan. 
	J. The estimated schedule for the Project is as follows: 
	Board Approval of201 H Exemptions Dec 2022 SHPD Approval Jun 2023 Building Permit Jul2024 Construction Financing Closing Sep 2024 Occupancy Permit Date Sep 2026 Placed in Service Date Sep 2026 100% Occupancy Jun 2027 95% Stabilized Occupancy Jun 2027 
	The primary contingencies to timely completion are entitlement and financing 
	risk. Should the project fail to receive its 201H approval from Honolulu County 
	Council before the 2023 HHFDC financing round, the Project may need to wait 
	until the 2024 financing round to apply for an award oftax credits, Hula Mae 
	Multi-Family (HMMF) bonds, and/or Rental Housing Revolving Fund (RHRF). 
	While the development team believes the Project's joint application for financing 
	to HHFDC will be competitive, there is a chance the Project does not receive a 
	financing award in 2023. In the event the project is not awarded in 2023, the 
	project may be delayed until the 2024 funding round. Due to the current interest 
	rate environment, the Developer has placed considerable and reasonable cushion 
	in its underwriting to mitigate interest rate risk. Since proposed rents are 
	substantially below market rents, the Developer considers market risk to be 
	negligible. 
	K. Sustainability features include: 
	1. 
	1. 
	1. 
	A photovoltaic solar system on the top level of the parking structure to reduce common area energy costs. 

	2. 
	2. 
	Energy Star certified appliances throughout the building. 

	3. 
	3. 
	Low-flow plumbing fixtures to conserve water. 

	4. 
	4. 
	Large operable windows to maximize natural daylight and lessen reliance on air conditioning. Operable windows and occupied spaces within the units will be designed per ASHRAE natural ventilation requirements to assure proper interior air flow and outside air dilution. 


	L. Proposed members ofthe Developer's team include: 
	1. 
	1. 
	1. 
	Applicant -Salt Lake Housing, LP 

	2. 
	2. 
	Developer -Highridge Costa Development Company, LLC 

	3. 
	3. 
	Co-Developer -Form Partners, LLC 

	4. 
	4. 
	Consultant -PBR HAWAll & Associates, Inc. 

	5. 
	5. 
	Architect -RMA Architects Inc. 

	6. 
	6. 
	General Contractor-TBD 

	7. 
	7. 
	Property Manager -TBD 


	M. The Project site is currently vacant with no existing uses. 
	1. A Phase 1 Environmental Site Assessment dated July 6, 2022, did not find any Recognized Environmental Conditions and did not recommend any further investigation. 
	N. By letter dated August 1, 2022, the Developer's Consultant requested that HHFDC provide a determination that the Project is exempt from the preparation of an Environmental Assessment pursuant to Chapter 11-200 .1, Hawaii Administrative Rules (HAR). An exemption noticed was published in the October 8, 2022 edition of The Environmental Notice. 
	0. By letter dated June 30, 2022, the City and County of Honolulu's (City's) Department ofPlanning and Permitting confirmed that the Application was ineligible for processing by the City. 
	P. By letter dated October 21, 2022, HHFDC accepted the Application for processing pursuant to Section 201H-38, Hawaii Revised Statutes (HRS), and requested that the Applicant forward its exemption request to the agencies listed on the attached Exhibit F for review and comment. On October 21, 2022, the Developer sent the Project materials to the review agencies which were given four weeks to provide comments. 
	Q. On June 9, 2022, the Developer presented the Project to the Aliamanu-Salt Lake -Foster Village-Airport Neighborhood Board No. 18. 
	R. This For Action seeks the HHFDC Board of Directors' approval ofthe exemptions from statutes, ordinances, and rules pursuant to Section 201H-38, HRS, for the Project. The exemptions requested are listed in Exhibit G. A summary of agency comments received is listed in Exhibit H. Some ofthe comments are discussed below: 
	1. 
	1. 
	1. 
	The Hawaii Department of Transportation, Airports Division (HDOT-A) noted that the Project's location requires submission of Federal Aviation Administration (FAA) Form 7460-1 Notice ofProposed Construction or Alteration pursuant to the Code of Federal Regulations, Title 14, Part 77.9. 

	2. 
	2. 
	The Hawaii Department of Education (DOE) noted that schools serving the project are expected to be operating below capacity except for Moanalua High School which is currently operating above capacity and will continue to operate over capacity during the next five years. 

	3. 
	3. 
	The Honolulu Department of Planning and Permitting (DPP) commented that the applicant should explain, in detail, the need to an exemption from the storm drainage connection license fee. In response, the Applicant has deleted that request from their list of requested exemptions. DPP also provided multiple comments relating to traffic which are listed in Exhibit H and which the Applicant will comply with. 

	4. 
	4. 
	The Honolulu Department of Facilities Management (DFM) identified a storm drain easement on the parcel near Salt Lake Boulevard and recommends at least five feet setback from it. The Applicant has acknowledged the setback, which has a diagonal orientation, and will provide a five foot setback to the east, but with the setback narrowing to the west. 

	5. 
	5. 
	The Honolulu Board of Water Supply (BWS) commented that the water system is currently adequate, but that final decision of water availability will be made at the time ofpermit submission. New developments are required to implement water conservation measures, which the Applicant will do. Waiver of Water System Facilities Charges and new meter costs for affordable units may be limited to 500 units per year and will be evaluated when the building permit is submitted. 

	6. 
	6. 
	The Honolulu Department ofParks and Recreation (DPR) submitted a comment letter which was received after the deadline. Ifthe Project will be developed as 100% affordable rentals, DPR concurs with the Project's request for an exemption from the Park Dedication Ordinance requirements. Ifthe Project is developed as a 60% affordable for-sale project, DPR believes the Developer should make an effort to expand the Project's recreational spaces beyond what is currently envisioned or commit to improving parks in th


	S. Ifthe Project is pursued as for-sale, the affordable units shall be subject to HHFDC's Shared Appreciation Equity Program and IO-year Buyback Restrictions. Ifthe Project is pursued as Rental, affordable rental units shall be subject to HHFDC restrictions for affordability, including the requirement that such rental units shall remain affordable for at least 30 years from the certificate of occupancy of the final affordable rental unit in the Project. Land use restrictions as required by HHFDC shall be pl
	S. Ifthe Project is pursued as for-sale, the affordable units shall be subject to HHFDC's Shared Appreciation Equity Program and IO-year Buyback Restrictions. Ifthe Project is pursued as Rental, affordable rental units shall be subject to HHFDC restrictions for affordability, including the requirement that such rental units shall remain affordable for at least 30 years from the certificate of occupancy of the final affordable rental unit in the Project. Land use restrictions as required by HHFDC shall be pl
	Developer and/or the Project a prorated portion of any exemptions from GET approved by HHFDC for the development ofthe Project. 

	T. The Developer has provided a letter from Aon Risk Management Services, Inc, of Hawaii dated September 22, 2022, stating that Liberty Mutual Insurance Company (Liberty Mutual) and Zurich American Insurance Company (Zurich American) will entertain issuing Performance and Labor and Material Payment Bonds in the amount of 100% ofthe contract sum. Issuance of said bonds will be subject to the sureties' usual underwriting criteria prior to construction. 
	Liberty Mutual and Zurich American maintain an excellent relationship with 
	general contractor Hawaiian Dredging Construction Company, Inc. (Hawaiian 
	Dredging) and have every confidence in Hawaiian Dredging's ability to 
	successfully complete any project they elect to undertake. Further, Hawaiian 
	Dredging currently enjoys a bonding program in excess of $600 million for single 
	projects and in excess of $2 billion aggregate. 
	U. A market overview assessment dated July 2022 (revised October 2022) was provided. The assessment did not estimate the absorption period but concluded that between 18,300 and 24,300 new residential units would be required in Honolulu by 2030 and that the Project would contribute towards alleviating this need and would contribute to the State's goal of developing 22,500 new affordable rental units by December 31, 2026, as expressed in Act 127, Session Laws of Hawaii 2016. 
	V. Under Section 201H-38 HRS, Housing development; exemption from statutes, ordinances, charter provisions, and rules, HHFDC may develop on behalf ofthe State or with an eligible developer, or may assist under a government assistance program in the development of, housing projects that shall be exempt from all statutes, ordinances, charter provisions, and rules of any government agency relating to planning, zoning, construction standards for subdivisions, development and improvement of land, and the constru
	1. 
	1. 
	1. 
	The corporation finds the housing project is consistent with the purpose and intent of this chapter, and meets minimum requirements of health and safety; 

	2. 
	2. 
	The development of the proposed housing project does not contravene any safety standards, tariffs, or rates and fees approved by the public utilities commission for public utilities or of the various boards of water supply authorized under chapter 54; 

	3. 
	3. 
	3. 
	The legislative body of the county in which the housing project is to be situated shall have approved the project with or without modifications: 

	a. 
	a. 
	a. 
	The legislative body shall approve, approve with modification, or disapprove the project by resolution within forty-five days after the corporation has submitted the preliminary plans and specifications for the project to the legislative body. If on the forty-sixth day a project is not disapproved, it shall be deemed approved by the legislative body; 

	b. 
	b. 
	No action shall be prosecuted or maintained against any county, its officials, or employees on account of actions taken by them in reviewing, approving, modifying, or disapproving the plans and specifications; and 

	c. 
	c. 
	The final plans and specifications for the project shall be deemed approved by the legislative body ifthe final plans and specifications do not substantially deviate from the preliminary plans and specifications. The final plans and specifications for the project shall constitute the zoning, building, construction, and subdivision standards for that project. 



	4. 
	4. 
	The land use commission shall approve, approve with modification, or disapprove a boundary change within forty-five days after the corporation has submitted a petition to the commission as provided in section 205-4, HRS. If, on the forty-sixth day, the petition is not disapproved, it shall be deemed approved by the commission. 


	For the purposes of this section, "government assistance program" means a housing program qualified by the corporation and administered or operated by the corporation or the United States or any oftheir political subdivisions, agencies, or instrumentalities, corporate or otherwise. 
	W. Section 15-307-24(b), HAR, provides that the HHFDC Board may certify that the applicant is an eligible developer for the purposes of development of housing projects approved by the corporation under Chapter 201H, HRS, if the Board finds that the applicant: 
	1. 
	1. 
	1. 
	Has demonstrated compliance with all laws, ordinances, rules, and other governmental requirements that the applicant is required to meet; 

	2. 
	2. 
	Has the necessary experience; 

	3. 
	3. 
	Has adequate and sufficient financial resources and support and has secured or has demonstrated the ability to secure a performance or payment bond, or other surety to develop housing projects of the size and type which the applicant proposes to develop; and 

	4. 
	4. 
	Has met all other requirements that the corporation determines to be appropriate and reasonable. 


	X. HHFDC finds the following: 
	1. 
	1. 
	1. 
	That the Project primarily includes housing units affordable to households with incomes at or below 140% ofthe area median family income; 

	2. 
	2. 
	That the Applicant, or other newly formed, sole purpose entity or affiliate of Applicant, is an Eligible Developer pursuant to Section 15-307-24, HAR; and 

	3. 
	3. 
	That the proposal and Application for exemptions from statutes, ordinances, and rules meets minimum proposal requirements pursuant to Section 15-307-26, HAR; 

	4. 
	4. 
	That the Project and proposed exemptions are consistent with the purpose and intent of Chapter 201 H, HRS, and meets minimum requirements of health and safety; and 

	5. 
	5. 
	That the exemptions recommended for approval do not contravene any safety standards, tariffs, or rates and fees approved by the public utilities 


	commission for public utilities or the various boards of water supply authorized under Chapter 54, HRS. 
	IV. RECOMMENDATION 
	That the HHFDC Board ofDirectors approve the following: 
	A. Applicant, or other successor entity approved by the Executive Director, as an Eligible Developer pursuant to Section 15-307-24, HAR; 
	B. Development ofthe Project with the proposed exemptions from statues, ordinances, and rules as recommended for approval herein, pursuant to Section 201H-38, HRS; 
	C. Development ofthe Project either as rental or for-sale as described in this For Action; 
	D. Execution of any Development Agreement and Restrictions for such exemptions as required by the Executive Director; 
	E. Authorize the Executive Director to take all actions necessary to effectuate the purposes ofthis For Action; 
	Subject to the following: 
	F. Approval with or without modification by the Honolulu City Council pursuant to Section 201H-38, HRS; 
	G. Exemptions from BWS' Rules and Regulations are subject to the approval of BWS; 
	H. Execution of a Development Agreement and Restrictions within six ( 6) months from the date of this approval, unless otherwise extended at the sole discretion of the Executive Director. The Development Agreement will include deadlines for commencement and completion of construction; 
	I. Approval as to form ofthe applicable development documents and Restrictions by the Department ofthe Attorney General and execution by the Executive Director; 
	J. The Project shall not be sold, transferred, or otherwise used to satisfy the reserved housing or affordable housing requirement for any other project at any other location; 
	K. Compliance with all applicable laws, rules, regulations, and such other terms and conditions as may be required by the Executive Director. 
	Attachments: Exhibit A -Location Map Exhibit B -TMK Map Exhibit C -3-D Renderings Exhibit D -Selected Preliminary Drawings Exhibit E -Developer's Experience Exhibit F -List ofReview Agencies Exhibit G -List of Requested Exemptions Exhibit H -Summary of Agency Comments 
	Prepared by: Albert Palmer, Housing Development Specialist 
	Reviewed by: Randy Chu, Development Section Chief 
	Dean Minakami, Development Branch Chief 
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	DEVELOPER'S EXPERIENCE 


	DEVELOPMENTEXPERIENCE 
	DEVELOPMENTEXPERIENCE 
	Highridge Costa is among America's leading developers, financiers, owners and operators of affordable workforce and senior apartment communities. Created in 1994, Highridge Costa is a jointventure between Michael Costa, and the principals of Highridge Partners, Inc., a diversified privately held investment company with assets totaling $7 billion. With a focus on 
	the design, development and financing of affordable family and senior apartments, the organization ·has extensive expertise in the utilization of federal Section 42 Low Income Housing Tax Credits (both 4% and 9%), Tax Exempt Mortgage-Backed Revenue Bonds, HUD, and Fannie Mae affordable housing grants as well as a variety of state and local housing programs. Highridge Costa strives to deliver an attractive product that complements and enhances the surrounding community. 
	With over 30,000 units across 300 apartment communities developed and invested in, Highridge Costa brings tremendous development experience to the table and has formed strong relationships with institutional lenders and 
	public-sector agencies alike. With an emphasis on continuity, the organization has retained its key leadership staff since inception and has a proven record of managing projects from early design through completion and beyond. 
	The firm brings unparalleled financial strength to the table, along with a depth of construction experience and an understanding of all aspects of the development process few other builders can match. The company's success in the rental housing industryis due in large partto its recognition of thefactthatno twodevelopmentsorcommunitiesareexactlyalikeand thatanemphasisonflexibility, resourcefulness, and transparencyis thebestway to ensure that all stakeholders needs are met. 
	In addition to its extensive experience in the development, acquisition, and entitlement of real estate, Highridge Costa has its own construction department that oversees all properties under construction. The construction department interfaces with its General Contractors on a regular basis and conducts monthly site visits to its construction sites. Once a project is completed, Highridge Costa utilizes its best-in-class asset management department to ensure tl1e long term financial viability, maintenance, 
	-

	HALEMOENA 
	A completed two-phase senior and family community located in Kapolei, HI. Phase I is comprised of 154 units and Phase II is comprised of 143 units. 
	KOKUA 
	KOKUA 
	A 224 unit senior community located in Honolulu, HI. Kokua is currently under construction. 

	LILOAHALE 
	LILOAHALE 
	A 117 unit senior community located in Kihei, HI. Liloa Hale is expected to close in Q2 2023. 


	KEAWALAU 
	KEAWALAU 
	A three-phase 537-unit family and senior community located in Waipahu, HI. Phase I is expected to close in Q2 2024, and phase II and phase III are expected to close in Q2 2025. 

	HALE MAHAOLUKE KAHUA 
	HALE MAHAOLUKE KAHUA 
	A 120-unit family community located in Waiehu, HI. Hale Mahaolu Ke Kahua is expected to close in Ql 2024. 
	FORM PARTNERS 
	FORM PARTNERS 
	900 FORT STREET MALL, SUITE 1140 HONOLULU, HI 96813 808 
	COMPANY 
	COMPANY 
	Form Partners specializes in the development, investment, and operation of commercial real estate in Hawaii. Form Partners is dedicated to delivering the highest level of excellence in all aspects of our business and is committed to creating value and delivering superior financial returns for our partners, investors, and clients. 
	FORMATION & HISTORY Form Partners is the evolution ofthe U.S. Pacific Group of Companies (USPG). Founded in Honolulu, Hawaii in 1989 USPG is a Honolulu-based group of commercial real estate investment, development, and construction companies established by experienced developers and seasoned contractors who are empirically confident and adept at executing in major investment and development arenas. 

	SERVICES 
	SERVICES 
	Form Partners provides the following RE services. 
	• 
	• 
	• 
	Entitlements • Repositioning 

	• 
	• 
	Acquisition • Development 

	• 
	• 
	Operations • Redevelopment 


	·940-0007 
	WWW.FORMPARTNERS.COM 

	EXPERIENCE 
	Collectively, Form Partners & USPG's principals and partners have over 100 years of investment, development, and construction experience. Our principals and partners have successfully developed more than 1,000 acres of real estate, including over 2,000 resort and urban residential units, built over $2 billion as general contractors. Since their inception, Form Partners and USPG have earned a reputation for being companies with great vision, integrity, and professionalism. 
	EXECUTION 
	Form Partners ability to overcome challenges, identify solutions, entitle, and execute complex transactions while understanding local market nuisances is the foundation of our competitive advantage. Form Partners experience, nimble operating structure and strong long-term relationsh ips with strategic partners, financial institutions, and third-party consultants enable us to transform visionary ideas into reality. 


	FORM PARTNERS 
	FORM PARTNERS 
	900 FORT STREET MALL, SUITE 1140 HONOLULU, HI 96813 808·940·0007 
	WWW.FORM PARTNERS.COM 

	THE ILIKAI HOTEL & LUXURY SUITES/ 2012-2016 
	Development Manager 
	Development Manager 
	1777 Ala Moana Blvd. 
	The llikai, a mixed-use hotel, condo, and commercial project. As the development Manager, Form Partners devised and executed the redevelopment plan to convert hotel units into residential condo units (condo-tel). From an entitlement perspective this project required a Waikiki Special Design District Permit as well as an SMA permit. In addition, the project required approvals from an existing condo association including a super majority vote of all owners (1,009) in the association approving our redevelopmen
	-

	SELECT PROJECT 
	SELECT PROJECT 
	THE COVE WAIKIKI/ 2010-2014 
	Developer & Development Manager 
	1800 Kaio'o Drive 
	Waikiki Palms Limited Partnership (WPLP), an affiliate of Form Partners LLC, purchased 1.6 acres of prime Waikiki land within walking distance to the Beach, Ala Moana Shopping Center, Ala Moan a Beach Park, and the Ala Wai Yacht Harbor in the spring of 2005. WPLP therealter vacated and demolished the proper­ty's 12 dilapidated, sub-standard buildings. As Development Manager, U.S. Pacific Development (Form Partners), designed, entitled, and permitted The Cove Waikiki, a 117-unit three building, mid-rise cond
	SELECT PROJECT 
	EXHIBITE 


	FORM PARTNERS 
	FORM PARTNERS 
	900 FORT STREET MALL, SUITE 1140 HONOLUiLU, HI 96813 808-940-0007 
	WWW.FORMPARTNERS.COM 

	THE VANGUARD LOFTS/ 2005 -2011 
	Developer & Development Manager 
	Developer & Development Manager 
	720 Kapiolani Blvd. 
	Cooke Clayton LLC, an affiliate of Form Partners LLC, pur­chased the former National Cash Register (NCR) building at 720 Kapiolani Boulevard, near the CBD of Honolulu at the heart ofthe Kapiolani Corridor. The former 37,000 square foot office building was renovated, converted, and expanded into a 61,000 square foot Mixed-Use Project consisting of approxi­mately 14,000 square feet of ground floor retail and 36 urban residential loft condominiums. The Vanguard Lofts was the first loft conversion project in Ho
	SELECT PROJECT 
	EXHIBITE 
	LIST OF REVIEW AGENCIES 
	Federal Government 
	• Federal Aviation Administration 
	State of Hawaii 
	• 
	• 
	• 
	Department of Transportation, Airports Division and Highways Division * 

	• 
	• 
	Superintendent, Department ofEducation * 

	• 
	• 
	Department of Health 


	City & County of Honolulu 
	• 
	• 
	• 
	Honolulu Fire Department * 

	• 
	• 
	Honolulu Police Department * 

	• 
	• 
	Honolulu Department of Planning and Permitting * 

	• 
	• 
	Honolulu Department of Parks & Recreation * * 

	• 
	• 
	Honolulu Department ofEnvironmental Services 

	• 
	• 
	Honolulu Department of Community Services * 

	• 
	• 
	Honolulu Department ofDesign and Construction * 

	• 
	• 
	Honolulu Department of Facility Maintenance* 

	• 
	• 
	Honolulu Department of Transportation Services 

	• 
	• 
	Honolulu Office ofHousing 

	• 
	• 
	Honolulu Department ofLand Management 

	• 
	• 
	Honolulu Board of Water Supply* 


	Elected Officials 
	• 
	• 
	• 
	Area Senator -Glenn W akai 

	• 
	• 
	Area Representative -Linda Ichiyama 

	• 
	• 
	Area Councilmember -Radiant Cordero 


	*=Received Comments * * = Received Late Comments 
	LIST OF REQUESTED EXEMPTIONS 
	Kahoapili Affordable Housing Requested Exemptions 
	Application Fees and Infrastructure and Public Works Fees and Charges 
	Purpose: Exemptions from application fees and infrastructure and public works fees and charges are requested to provide affordable homes to households within the target AMI ranges and make the Kahoapili Affordable Housing Project financially viable. 
	1. 
	1. 
	1. 
	Exemption from Revised Ordinances of Honolulu (ROH) Section 18-6.1 to allow an exemption from payment of plan review fees, estimated at $25,000. 

	2. 
	2. 
	Exemption from ROH Section 18-6.2 to allow an exemption from payment of building permit fees, estimated at $323,800. 

	3. 
	3. 
	Exemption from ROH Section 14-14.4 to allow an exemption from grading and grubbing permit fees, estimated at $1,145. 

	4. 
	4. 
	4. 
	Exemption from ROH Sections 14-10.1, 14-10.2, and 14-10.3 to allow an exemption from payment of wastewater system facility charges, estimated at: a) $879,928 if developed as a rental project; and b) $528,420 if developed as a for­sale project. 

	The exemption amounts for wastewater system facility charges are different for a rental project and a for-sale project because Section 14-10.6, ROH provides for a reduction of wastewater system facility charges for "low-income" housing projects. Since the amount of "low-income" housing (as defined in Section 14-10.6, ROH) is different if the project developed as a rental project or a for-sale project, the exemption amounts are different. 

	5. 
	5. 
	Intentionally deleted. 


	Fire Department Fire Plans Review Fee 
	Purpose: An exemption from the from Honolulu Fire Department Fire Plans Review Fee is requested to provide affordable homes to households within the target AMI ranges and make the Kahoapili Affordable Housing Project financially viable. 
	6. Exemption from ROH Section 20-1.1 to allow an exemption from Honolulu Fire Department Fire Plans Review Fee, estimated at $32,380. 
	Board of Water Supply (BWS) Rules and Regulations 
	Purpose: Exemptions from the from the BWS Rules and Regulations to exempt payment of water system facility charges, installation charges, and the water system facilities charge are requested to provide affordable homes to households within the target AMI ranges and make the Kahoapili Affordable Housing Project financially viable. 
	7. Exemptions from Sections 1-102, 2-202(2), and 2-202(3) of the BWS Rules and Regulations to exempt payment of water system facility charges, installation charges, and the water system facilities charge attributable to the affordable dwelling units, estimated at: a) $575,618 if developed as a rental project; and b) $349,045 if developed as a for-sale project. 
	The exemption amounts for a rental project and a for-sale project are different because the BWS Rules and Regulations allow for waivers for a portion of the water system facilities charge for qualified affordable units. Since the amount of 
	The exemption amounts for a rental project and a for-sale project are different because the BWS Rules and Regulations allow for waivers for a portion of the water system facilities charge for qualified affordable units. Since the amount of 
	affordable housing units is different if the project developed as a rental project or a for-sale project, the exemption amounts are different. 

	Park Dedication Ordinance Requirements 
	Purpose: An exemption from park dedication requirements is requested to provide affordable homes to households within the target AMI ranges and make the Kahoapili Affordable Housing Project financially viable. While the project will not contribute land or fees for public parks, the project includes a rooftop recreation area for building residents and there are several parks within the area including Salt Lake District Park. 
	8. Exemption from ROH Chapter 22, Article 7, to allow an exemption from park dedication requirements, totaling approximately 15, 191 square feet of park space, or payment of an equivalent in-lieu fee, estimated at $2,300,000. 
	Land Use Ordinance ("LUO") 
	Purpose: Exemptions from the Land Use Ordinance (LUO) sections pertaining to certain development standards for the Apartment District (A-2) zoning (Exemptions 9 to 13) are requested to provide more affordable housing units within the project than would otherwise be possible if exemptions were not granted. The exemptions also make the project financially viable by reducing construction costs due to economics of scale. 
	An exemption to the LUO section pertaining to bicycle parking (Exemption 14) is requested reduce the required amount of bicycle parking (while still providing an adequate amount) to minimize parking structure size and cost, balanced with the ability to provide adequate vehicular parking. 
	9. 
	9. 
	9. 
	Exemption from LUO Section 21-3.80-1 and Table 21-3.3, relating to maximum density, to allow a Project floor area ratio ("FAR") of up to 7.10 (instead of a FAR of 1.1 ). 

	10. 
	10. 
	Exemption from LUO Section 21-3.80-1 and Table 21-3.3, relating to building area, to allow a proposed building area of up to 70% instead of 40%. 

	11. 
	11. 
	Exemption from LUO Section 21-3.80-1 and Table 21-3.3, relating to yard setbacks, to allow a side yard setback of 5' instead of 1 O'. 

	12. 
	12. 
	Exemption from LUO Section 21-3.80-1 (c)(2), relating to height setbacks, to allow portions of the structure over 40' in height relief from 1' additional side and rear setbacks for each 1 O' of additional building height and instead have a zero-height setback. 

	13. 
	13. 
	Exemption from LUO Section 21-3.80-1 and Table 21-3.3, and the Zoning Map Height, relating to maximum height, to allow a building height of up to 250' instead of 150'. 

	14. 
	14. 
	Exemption from LUO Section 21-6.40 and Table 21-6.3, relating to bicycle parking, to allow the Project to provide fewer than the required parking spaces. Instead of 19 short-term spaces the Applicant proposes to provide 12 short-term parking spaces; instead of 95 long-term spaces the Applicant proposes to provide 64 long­term spaces. 


	City and County of Honolulu's Affordable Housing Requirements 
	Purpose: An exemption from the City and County of Honolulu's affordable housing requirements is requested to provide affordable homes in accordance the Hawaii 
	Purpose: An exemption from the City and County of Honolulu's affordable housing requirements is requested to provide affordable homes in accordance the Hawaii 
	Housing Finance & Development Corporation's (HHFDC) affordable housing requirements. The Project is designed so that it may be developed either as: 

	1) A 100% affordable rental apartment project, with all available rental units targeted at households earning no more than 60% of the Area Median Income (AMI) and two manager's units; or 
	2) An affordable for-sale condominium project with at least 114 units, or 60% of units, serving households earning up to 140% of the AMI, and the balance of the units sold at market prices. 
	15. Exemption from ROH Chapter 38, relating the City and County of Honolulu's affordable housing requirements, to allow the Project to be developed, marketed, and rented or sold in accordance all HHFDC affordable housing requirements, including all provisions under Sections 201 H-47, 201 H-49, and 201 H-50, HRS. 
	SUMMARY OF AGENCY COMMENTS 
	HAWAII DEPARTMENT OF TRANSPORTATION, AIRPORTS DIVISION AND HIGHWAYS DIVISION (HDOT) 
	Response letter dated November 1 7, 2022 
	Airports Division (HDOT-A) 
	• 
	• 
	• 
	The proposed project is approximately O. 7 6 miles from the airport boundary of Daniel K. Inouye International Airport (HNL). All projects within 5 miles from Hawaii State airports are advised to read the Technical Assistance Memorandum (TAM) for guidance with development and activities that may require further review and permits. The TAM Airports _ 08-01-2016.pdf. 
	can be viewed at this link: http://files.hawaii.gov/dbedt/op/docs/TAM-FAA-DOT­


	• 
	• 
	The proposed project is approximately 5,304 feet from the end of Runway 22R at HNL. Federal Aviation Administration (FAA) regulation requires the submittal of FAA Form 7 460-1 Notice of Proposed Construction or Alteration pursuant to the Code of Federal Regulations, Title 14, Part 77.9, if the construction or alteration is within 20,000 feet of a public use or military airport which exceeds a 100: 1 surface from any point on the runway of each airport with its longest runway more than 3,200 feet. Constructi
	following website: https://oeaaa.faa.gov/oeaaa/extemal/portal.jsp. 


	• 
	• 
	Due to the proximity to HNL, the applicant, and future residents and/or tenants should be aware of potential single event noise from aircraft operations. There is also a potential for fumes, smoke, vibrations, odors, etc., resulting from occasional aircraft flight operations over or near the project. These incidences may increase or decrease over time and are dependent on airport operations. 

	• 
	• 
	If a solar energy photovoltaic (PV) system is going to be installed, be aware that PV systems located in or near the approach path of aircrafts can create a hazardous condition for pilots due to possible glint and glare reflected from the PV panel array. If glint or glare from the PV array creates a hazardous condition for pilots, the owner ofthe PV system shall be prepared to immediately mitigate the hazard upon notification by the HDOT-A and/ or FAA. 


	The FAA requires a glint and glare analysis for all solar energy PV systems near airports. of a glint and glare analysis. A separate FAA Form 7 460-1 will be necessary for the solar energy PV system. After the FAA determination of the Form 7 460-1 glint and glare analysis, a copy shall be provided to the HDOT-A by the owner of the solar energy PV system. 
	The www.sandia.gov/glare website has information and guidance with the preparation 

	Solar energy PV systems have also been known to emit radio frequency interference 
	(RFI) to aviation-dedicated radio signals, thereby disrupting the reliability of air-to­
	ground communications. Again, the owner ofthe solar energy PV system shall be 
	prepared to immediately mitigate the RFI hazard upon notification by the HDOT-A 
	and/or FAA. 
	Highways Division (HDOT-HWY) 
	• HDOT-HWY has reviewed the proposed project and have determined that it does not appear to impact the State highway system directly or indirectly; therefore HDOT-HWY has no comments or objections on the Chapter 201H application. 
	HAWAII DEPARTMENT OF EDUCATION (DOE) 
	Response letter dated November 16, 2022 
	• DOE previously commented on the proposed Project by letter dated September 1, 2022, and has no additional comments at this time. 
	Response letter dated September 1, 2022 
	• The Department has determined that schools servicing the Project will be Salt Lake Elementary, Aliamanu Middle, and Moanalua High Schools. Salt Lake Elementary is currently operating over capacity. In the next five years Salt Lake Elementary is projected to operate below capacity. Aliamanu Middle School is operating below capacity and will continue to operate at this capacity during the next five years. Moanalua High School is currently operating above capacity and will continue to operate over capacity d
	HONOLULU FIRE DEPARTMENT (HFD) 
	Response letter dated November 2, 2022 
	• HFD approves the request for an exemption from the fire plan review fees set forth in Section 20-1.1 ofthe Fire Code ofthe City and County of Honolulu for the proposed Project. 
	HONOLULU POLICE DEPARTMENT (HPD) 
	Response letter dated November 2, 2022 
	• 
	• 
	• 
	HPD has reviewed the project and anticipates short and long-term impacts to traffic along Ala Napuaa Place. Thus, HPD recommends the ingress and egress of construction vehicles, equipment, and deliveries be evaluated to ensure the flow oftraffic is not adversely affected. 

	• 
	• 
	HPD recommends that the contractor work with the Neighborhood Board, as the development is envisioned to add 190 rental or for sale units when completed and may increase the calls for services. 


	HONOLULU DEPARTMENT OF PLANNING AND PERMITTING (DPP) 
	Response letter dated November 21, 2022 
	• 
	• 
	• 
	No objections to the requested exemption from plan revie fees, building permit fees, grading and grubbing permit fees, Wastewater System Facility Charge (WSFC), park dedication requirement, and Land Use Ordinance (LUO) section pertaining to bicycle parking. A request to waive the WSFC for affordable housing should be submitted to the Department of Environmental Services for approval. 

	• 
	• 
	DPP requested the Applicant should explain, in detail, the need for the exemption from the storm drainage connection license fee. 

	TR
	o The Applicant has rescinded this request and it is no longer included in the exemptions list. 

	• 
	• 
	No objections to the proposed exemptions from the LUO sections pertaining to certain development standards for A-2 Medium Density Apartment District. Recommend that the conditions the Applicant sends to City Council be generalized and not overly specific to allow some flexibility when reviewing the permit plans. 

	• 
	• 
	DPP has the following comments relating to traffic: 

	TR
	EXHIBITH 


	o 
	o 
	o 
	A time line or phasing plan ofthe anticipated dates to obtain major building permit(s) for demolition/construction work, including the projected date of occupancy or opening, shall be prepared by the applicant in a format acceptable to the DPP. The time line should identify when the construction management plan (CMP), the traffic management plan (TMP), updates and/or validation to the findings of the traffic impact analysis report (TIAR) dated October 2022 will be submitted for review and approval. Typicall

	o 
	o 
	The CMP shall identify the type, frequency, and routing of heavy trucks and construction related vehicles. Every effort shall be made to minimize impacts from these vehicles and related construction activities. The CMP should identify and limit vehicular activity related to construction to periods outside ofthe peak periods of traffic, utilizing alternate routes for heavy trucks, provisions for either on-site or off-site staging areas for construction related workers and vehicles to limit the use of on-stre

	o 
	o 
	A TMP shall include traffic demand management (TOM) strategies to minimize the amount of vehicular trips for daily activities. The TMP should also include an analysis ofthe parking/loading operations. TOM strategies could include carpooling and ride sharing programs, transit, bicycle and pedestrian incentives and other similar TOM measures. A pedestrian circulation plan should also be included to provide accessibility and connectivity to and along the surrounding public sidewalks, street intersections, and 

	o 
	o 
	The TIAR under section 3.0 needs to be updated to reflect changes to the Ala N apuaa PL/ Ala llima St. intersection. The Applicant should work with the Department of Transportation Services (DTS). 

	o 
	o 
	The TIAR under section 3.5 references "Kuhio Park Development". This should be revised. 

	o 
	o 
	Provide traffic signal warrant analysis for Ala llima St.I Ala N apunani St. intersection. 

	o 
	o 
	The TIAR recommendations should include mitigative measures to any movements impacted by the proposed development. Provide additional TDM strategies to reduce any traffic impact created by the development. 

	o 
	o 
	A post TIAR will be required approximately one year after the issuance of the certificate of occupancy to validate the traffic projections, distribution and assignment contained in the latest accepted TIAR. If additional traffic mitigation 


	EXHIBITH 
	measures or modifications are necessary to support related traffic impacts directly attributable to this development, the applicant will be required to implement these measures. Ifthe findings of the post TIAR is inconclusive, a follow up study may be required within a year of this prior study, as necessary. 
	o 
	o 
	o 
	Bicycle parking or bike racks shall be provided within this project and shall be located in a safe and convenient location. 

	o 
	o 
	Construction plans for all work within or affecting public streets should be submitted for review and approval. Traffic control plans during construction should also be submitted for review and approval, as required. 

	o 
	o 
	All vehicular access points shall be constructed as standard City dropped driveways. Adequate vehicular sight distance shall be provided and maintained at all driveways to pedestrians and other vehicles. Driveway grades shall not exceed five percent for a minimum distance of 25-feet from the property line. Entry gates and ticket dispensers should be recessed as far into the driveway as necessary to avoid any queuing onto public streets. 

	o 
	o 
	All loading and trash pick-up areas shall be designed such that vehicles enter and exit front first. Provide adequate on-site tum-around areas and ensure that the layout of parking spaces in the loading/delivery area does not interfere with turning maneuvers for large vehicles. 


	HONOLULU DEPARTMENT OF PARKS AND RECREATION (DPR) 
	Response letter dated November 18, 2022 (received after deadline) 
	• 
	• 
	• 
	Ifthe Project will be developed as 100% affordable rentals, DPR concurs with the Project's request for an exemption from the Park Dedication Ordinance requirements. 

	• 
	• 
	If the Project is developed as a 60% affordable for-sale project, DPR believes the Developer should make an effort to expand the Project's recreational spaces beyond what is currently envisioned or commit to improving parks in the Project's vicinity. The Project's surrounding parks are heavily used and additional park space and amenities are warranted. 


	HONOLULU DEPARTMENT OF COMMUNITY SERVICES (DCS) 
	Response letter dated October 28, 2022 
	• The proposed project should have no adverse impacts on any DCS activities or projects in the surrounding neighborhood. 
	HONOLULU DEPARTMENT OF DESIGN AND CONSTRUCTION (DDC) 
	Response letter dated November 15, 2022 
	• DCS has reviewed the 201 H application for exemptions and has no comments. 
	HONOLULU DEPARTMENT OF FACILITY MAINTENANCE (DFM) 
	Response letter dated November 16, 2022 
	• DFM identified a storm drain easement within the subject parcel, TMK: 1-1-061: 003, closest to Salt Lake Boulevard. DFM would recommend at least five feet setback from the storm drain easement for the proposed building area. 
	HONOLULU BOARD OF WATER SUPPLY (BWS) 
	Response letter dated November 7, 2022 
	• 
	• 
	• 
	The existing water system is currently adequate to accommodate the proposed development. 

	• 
	• 
	The existing Honolulu water system capacity has been reduced due to the shut-down of the Halawa Shaft pumping station as a proactive measure to prevent fuel contamination from the Navy's Red Hill Bulk Storage Tank fuel releases. 

	• 
	• 
	The final decision on the availability of water will be confirmed when the building permit application is submitted for approval, pending evaluation of the water system conditions at that time on a first-come first-served basis. 

	• 
	• 
	Presently, there is no moratorium on the issuance of new and additional water services. 

	• 
	• 
	When water is made available, the applicant will be required to pay Water System Facilities Charges (WSFC) for resource development, transmission, and daily storage. 

	• 
	• 
	Water conservation measures are required for all proposed developments. 

	• 
	• 
	High-rise buildings with booster pumps will be required to install water hammer arrestors or expansion tanks. 

	• 
	• 
	The proposed project is subject to BWS Cross-Connection Control and Backflow Prevention requirements prior to the issuance of the Building Permit Applications. 

	• 
	• 
	The construction drawings should be submitted for BWS approval, and the construction schedule should be coordinated to minimize impact to the water system. 

	• 
	• 
	For the request for deferral of WSFC until the Certificate of Occupancy is obtained pursuant to Section 201H, HRS, please coordinate with the Engineering Branch of our Customer Care Division. 

	• 
	• 
	BWS may waive the WSFC and new meter cost for qualified on-site affordable and homeless dwelling units, up to 500 units per year. The waivers will be evaluated when the building permit is submitted for approval. 

	• 
	• 
	On-site fire protection requirements should be coordinated with the Fire Prevention Bureau of the Honolulu Fire Department. 












