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Testimony: 

Hawaii LECET is a local partnership between 250 union contractors and over 5,000 working members of the Hawaii 

Laborers Union and their families. 

 

We support Bill 51 related to adaptive reuse.  The tools provided in Bill 51 will help produce desperately needed housing 

for local residents, and activate commercial buildings into viable projects to enhance our community. 

 

Mahalo for this opportunity to offer our support for Bill 51.
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Housing Hawaii’s Future
PO Box 3043

Honolulu, HI 96802-3043

November 4, 2024

TO: Chair Waters and Members of the Honolulu City Council

RE: Bill 51, CD1 - Relating to Adaptive Reuse

Housing Hawai‘i’s Future is a movement led by young locals who will create opportunities for Hawai‘i’s
next generation by ending the workforce housing shortage.

We support Bill 51, CD1.

Building code and zoning changes are necessary to allow conversions from commercial to residential
use. Supporting adaptive reuse and redevelopment through office conversations for residential purposes
reverses decades of single-use zoning. Single-use zoning, in turn, has caused urban sprawl.

“Single-use zoning is designed to separate residential, commercial and industrial uses. It makes sense to
separate homes and factories; it’s counterproductive to separate residential and commercial uses. The
most vibrant cities in the world (think: London, Paris, Tokyo) favor mixed-use development. And charming
small towns do too. This is as true in Hawai‘i as it is everywhere else. For example, it’s no coincidence
that the most popular towns to visit on Maui were all developed before the county’s current zoning code
was adopted in 1960: think of Hāna, Makawao, Pā‘ia, Wailuku and pre-fire Lahaina. Compare those quaint
towns with Kīhei, the land of strip malls.”1

We favor mixed-use development through conversions.

The retrofitting and repurposing of non-residential buildings or structures for multi-family dwelling
purposes is an economically and environmentally sound approach to our housing shortage.

Here on O‘ahu, there are three options for building the housing we need: out, up, or in. “Out” means
developing suburbs on the fringe of the city. “Up” means increasing density. And “in” means developing
infill.

Conversions are the appropriate mechanism for generating infill, promoting mixed-use development, and
revitalizing O‘ahu’s urban communities.

We appreciate your consideration of this issue and careful attention to policy.

Thank you,

Sterling Higa
Executive Director
Housing Hawai‘i’s Future

sterling@hawaiisfuture.org
+1 (808) 782-7868

1Read more in Hawaii Business Magazine, “Five Ways to Build More Housing in Hawai‘i”
https://www.hawaiibusiness.com/hawaii-housing-crisis-barriers-and-solutions/

hawaiisfuture.org

mailto:sterling@hawaiisfuture.org
https://www.hawaiibusiness.com/hawaii-housing-crisis-barriers-and-solutions/
https://www.hawaiibusiness.com/hawaii-housing-crisis-barriers-and-solutions/


 
“Advancing the Commercial Real Estate Industry through Education, Networking and Advocacy” 
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To:    Honolulu City Council  
Date:   Thursday, November 7, 2024 
Time:   10:00 AM  
Place:   City Council Chamber  
RE:    Bill 51, CD1 Adaptive Reuse  
 

 
Aloha Chair Waters, Vice Chair Kiaʻāina, and members of the council,  
 
Thank you for the opportunity to submit testimony on Bill 51, CD1 Relating to Adaptive Reuse. This bill is 
intended to increase the supply of housing, by amending the Revised Ordinances of Honolulu to allow for the 
adaptive reuse of existing commercial buildings.  
 
We are the Building Owners and Managers Association of Hawaiʻi (BOMA Hawaiʻi) testifying with comments on 
Bill 51, CD1.  
 
The Building Owners and Managers Association (BOMA) Hawaiʻi supports efforts to expand housing 
opportunities, recognizing the importance of addressing Honolulu’s housing challenges. With expertise in 
commercial real estate, property management, and experience in adaptive reuse, BOMA understands the 
complexities involved in transforming existing structures to meet community needs. We are committed to 
sharing our knowledge on best practices, potential challenges, and effective solutions. BOMA Hawaiʻi stands 
ready to serve as a resource for the Honolulu City Council as it explores policies that promote sustainable 
development and economic growth. 
 
BOMA Hawaiʻi is a non-profit trade association dedicated to advancing the commercial real estate industry 
through education, networking and advocacy. Please consider BOMA Hawaiʻi as a resource to policy makers. 
Thank you for the opportunity to testify on this measure.  
 
Sincerely,  
 
Jamie Barboza  
BOMA Hawaiʻi Government Affairs Committee Chair  
 
 

 

mailto:bae@bomahawaii.com
http://www.bomahawaii.com/
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Testimony by Suzanne Young, CEO 
Honolulu Board of REALTORS® 

 
Bill 51 (2024), CD1 

Relating to Adaptive Reuse 
 

Honolulu City Council 
Tommy Waters, Chair 

 
Honolulu Hale 

Thursday, November 7, 2024  
10:00 AM 

 
Aloha Chair Waters, Vice Chair Kiaʻāina, and members of the Council: 
 
The Honolulu Board of REALTORS® (HBR) representing over 6,700 members is 
in strong support of Bill 51, (2024), CD1, which allows residential uses in areas 
zoned for commercial use to be considered permitted under certain 
circumstances.  
 
Bill 51, CD1 will encourage adaptive reuse projects which require flexible 
design options. For instance, most office buildings do not have sufficient 
windows to provide direct window access. The measure allows for the 
conversion of office buildings resulting in gaining additional housing units for 
Honolulu residents.  
 
Adaptive reuse and conversion of commercial into residential will also create 
mixed‐use neighborhoods where residents can live‐work‐play like Downtown 
Honolulu.    
 
We ask for your favorable support of Bill 51, CD1 to provide opportunities to 
increase the supply of housing at all price points in areas with existing 
infrastructure. 
 
Thank you for allowing us to provide testimony. 
 



Nov. 7, 2024, 10 a.m.

Honolulu Hale

To: Honolulu City Council

Tommy Waters, Chair

Esther Kiaʻāina, Vice Chair

From: Grassroot Institute of Hawaii

Ted Kefalas, Director of Strategic Campaigns

RE: Bill 51 (2024) — RELATING TO ADAPTIVE REUSE

Aloha Chair Waters, Vice-Chair Kiaʻāina and other members of the Council,

The Grassroot Institute of Hawaii supports Bill 51 (2024), which would amend county ordinances to allow for

the adaptive reuse of existing commercial buildings.

Converting non-residential structures to residential use is an innovative way to boost Hawaii’s housing stock

and foster the creation of vibrant, walkable communities, as discussed in the Grassroot Institute’s policy

report, “How to facilitate more homebuilding in Hawaii.”1

Unfortunately, many adaptive reuse projects are frustrated by regulations that make it difficult or prohibitively

expensive to refit commercial buildings for residential use, such as window or ventilation requirements.

By carving out an alternate approach to current ordinances on light and ventilation for adaptive reuse projects,

this bill would help facilitate adaptive reuse on Oahu. It also would help meet the state’s Act 37 requirement

that the counties adopt or amend existing ordinances to allow for adaptive reuse by the end of this year.

Thank you for the opportunity to testify.

Ted Kefalas, Director of Strategic Campaigns

Grassroot Institute of Hawaii

1 Jonathan Helton, “How to facilitate more homebuilding in Hawaii,” Grassroot Institute of Hawaii, December 2023.

1050 Bishop St. #508 | Honolulu, HI 96813 | 808-864-1776 | info@grassrootinstitute.org

1

https://hnldoc.ehawaii.gov/hnldoc/measure/3070
https://www.grassrootinstitute.org/wp-content/uploads/2023/12/231114_pb_homebuilding_online.pdf


Wednesday, November 7, 2024

Honolulu City Council
Tommy Waters, Chair
Esther Kia’aina, Vice Chair

Subject: Bill 51 2024 Relating to Adaptive Reuse

Aloha Chair Waters, Vice-Chair Kia’ãina, and other members of the Coucil.

I am a licensed professional engineer in the fields of both Mechanical and Civil
Engineering and have been a part of the construction and building industry for over 40
years. I am also the former Building Division Chief — Chief of Building Safety of the
Department of Planning and Permitting (DPP). However, I must make it clear that I am
submitting testimony as a private citizen. I am not submitting testimony as an employee
of the City and County of Honolulu.

Act 37, Session Laws of Hawaii 2024 (“Act 37”), requires each county to adopt or
amend its ordinances to allow for adaptive reuse. Act 37 also requires each county to
allow adaptive reuse to meet the interior environment requirements of the International
Building Code (IBC).

Bill 51 claims that its purpose is to “safely and sustainably increase the supply of
housing.” It does not.

Revised Ordinances of Honolulu (ROH) 1 6A Housing Code was set up to protect the
public from situations that “threaten the health, safety, and welfare of the public by
creating unsafe living conditions [ROH 16A-1.1(a)].” The purpose of the Housing Code
“is to provide minimum standards regarding the use, occupancy, location, and
maintenance of all buildings and properties that are used or intended to be used for
human habitation [ROH 1 6A-1 .1 (b)(1)].”

I support adaptive reuse of commercial buildings; however, I strongly oppose Bill 51
in its current form along with the proposed Committee Draft 1 (CD1). Both would
allow for one hundred percent mechanical ventilation in dwellings 24 hours a day with
NO openings to the exterior, thus eliminating natural ventilation and increasing energy
costs. This conflicts with ROH 16A, Housing Code, Section 16A-4.4 Light—Ventilation.
Therefore, Bill 51 does not safely and sustainably increase the supply of housing.

The IBC does include provisions for natural ventilation in Section 1202.5 Natural
Ventilation. I have included an excerpt of IBC Section 1202.5 at the end of this
testimony as a reference. It can also be found with the following link:
https://codes. iccsafe.orq/contentll BC2O 18.



I therefore propose that Bill 51, CD1 be amended to include the following as ROH
Section 1 6A-4.4(e)(5):

Ventilation for bedrooms shall be in accordance with the natural ventilation
requirements of the International Building Code.

Adding the above statement to CD1 would meet the requirement of Act 37, fulfill the
stated purpose of Bill 51, as well as preserve the intent and purpose of ROH 16A
Housing Code.

For further understanding of one hundred percent mechanical verses natural ventilation,
I have included a discussion following the quote of IBC Section 1202.5. The discussion
also references a report by the Terner Center for Housing lnnovation,UC Berkeley,
Adaptive Reuse Challenges and Opportunities in California
(https://ternercenter. berkeley. ed u/wp-content/uploads/202 1/11/Adaptive-Reuse-
November-2021 .pdf). This report provides a well-balanced evaluation of adaptive
reuse.

Mahalo,

/9~~4~&~ o.>4i~
Michael 0. Silva, P.E.
(Attachments)



The following is taken from the 2018 International Building Code.

1202.5 Natural Ventilation. Natural ventilation of an occupied space shall be through
windows, doors, louvers or other openings to the outdoors. The operating mechanism
for such openings shall be provided with ready access so that the openings are readily
controllable by the building occupants.

1202.5.1 Ventilation area required. The openable area of the openings to the
outdoors shall be not less than 4 percent of the floor area being ventilated.

1202.5.1.1 Adjoining spaces. Where rooms and spaces without openings to the
outdoors are ventilated through an adjoining room, the opening to the adjoining
room shall be unobstructed and shall have an area of not less than 8 percent of
the floor area of the interior room or space, but not less than 25 square feet (2.3
m2). The openable area of the openings to the outdoors shall be based on the
total floor area being ventilated.

Exception: Exterior openings required for ventilation shall be allowed to open
into a sun room with thermal isolation or a patio cover provided that the
openable area between the sunroom addition or patio cover and the interior
room shall have an area of not less than 8 percent of the floor area of the
interior room or space, but not less than 20 square feet (1.86 m2). The
openable area of the openings to the outdoors shall be based on the total
floor area being ventilated.

1202.5.1.2 Openings below grade. Where openings below grade provide
required natural ventilation, the outside horizontal clear space measured
perpendicular to the opening shall be one and one-half times the depth of the
opening. The depth of the opening shall be measured from the average adjoining
ground level to the bottom of the opening.

1202.5.2 Contaminants exhausted. Contaminant sources in naturally ventilated
spaces shall be removed in accordance with the International Mechanical Code and
the International Fire Code (revised as ROH Chapter 20, Fire Code of the City and
County of Honolulu).

1202.5.2.1 Bathrooms. Rooms containing bathtubs, showers, spas and similar
bathing fixtures shall be mechanically ventilated in accordance with the
International Mechanical Code.

1202.5.3 Openings on yards or courts. Where natural ventilation is to be provided by
openings onto yards or courts, such yards or courts shall comply with Section 1205.



Natural Ventilation vs. Mechanical Ventilation in Adaptive Reuse

Openable windows in bedrooms are required for natural ventilation per the City’s
Housing Code, ROH 16A-4.4(c). There is a recent movement by adaptive reuse
developers to remove this requirement from the Housing Code.

In 2021 the Terner Center for Housing lnnovation,UC Berkeley, produced the report
Adaptive Reuse Challenges and Opportunities in California. This report provides a
balanced evaluation of adaptive reuse. The report can be found at
https://ternercenter. berkeley.edu/wp-contentluploads/202 1/11/Adaptive-Reuse-
November-2021 .pdf.

Reasons supporting 100% mechanical ventilation in adaptive reuse:

1. Modifying existing commercial buildings to include openable windows increases
construction costs.

2. Mechanical ventilation can help to regulate indoor temperatures on extreme
temperature days, i.e., when outdoor temperature is too hot or too cold.

3. Other jurisdictions allow 100% mechanical ventilation.

Reasons supporting natural ventilation:

1. Long-Term Costs. While developers claim that providing openable windows for
natural ventilation increase construction costs, the long-term costs of energy use,
maintenance, and repair of mechanical ventilation systems far exceed any initial
costs by the developers. These long-term costs would be borne by the residents
of the buildings.

2. Air Quality. Good air quality can be provided with mechanical systems.
However, it is a well-known fact that air quality in mechanical systems decrease
over time. Even in the most well maintained systems, there is no way to avoid
the buildup of dust and contaminants in equipment and ductwork over time.
Cleaning ductwork is non-viable due to logistical infeasibility and costs involved.
Thus, air quality in mechanical ventilation systems will always decrease over
time.

3. Hawaii’s Environment: With the exception of extreme weather conditions,
Hawaii’s moderate climate and good air quality allow for natural ventilation 24
hours a day.

4. Addition of Air-conditioning. One hundred percent mechanically ventilated
buildings not only require systems for outside air, but they also require air
conditioning to regulate indoor temperatures. Sometimes the air-conditioning
systems are independent of the outside air systems, thus compounding the long
term buildup of dust and contaminants in the overall air system.



5. Energy Use. One hundred percent mechanically ventilated buildings require
constant energy use 24 hours a day and is not consistent with the City’s
sustainable efforts. This clearly diverges from the 2045 energy mandate.

6. Power Failures. The Building Code only requires 2 hours of emergency power.
For longer durations that occur during major emergencies, it is unrealistic to
expect buildings to refuel every 2 hours. After major events, power may be out
for days or even weeks.

7. System failures. All mechanical ventilation and air-conditioning systems will
eventually fail. Repair of these systems often take days or even weeks. In June
2023, multiple local news agencies reported on the mechanical system failure in
the Century Center Condominiums near Ala Moana where residents reported
health issues due to the lack of adequate ventilation and cooling. At the time of
reporting, the mechanical ventilation system had been inoperative for about three
weeks.

8. Other Jurisdictions. While it is true that some jurisdictions allow for 100%
mechanical ventilation, there are also other jurisdictions that require natural
ventilation. It is important to note that the other jurisdictions apply natural
ventilation on a more expansive scale than ROH 16A, which only requires natural
ventilation for bedrooms.

a. Sacramento requires natural light and ventilation in every space intended
for human occupancy (City of Sacramento Charter, 8.100.340 Natural light
and ventilation).

b. Berkeley Housing Code §19.40.030 requires natural ventilation for all
habitable spaces.

c. Chicago’s building code §1202.1 requires natural ventilation in all living,
dining, and sleeping rooms with a floor area of 70 square feet or more.

d. New York’s building code §1203.5.1.2 requires natural ventilation for all
habitable spaces.

9. Infection Control. The CDC recommends opening doors and windows to bring in
fresh air into homes. The World Health Organization produced a publication in
2009 that discussed ventilation for infection control. Although the publication
pertained to health-care settings, the principles discussed are very applicable to
adaptive reuse in light of the recent COVID pandemic. They concluded that
natural ventilation over mechanical ventilation is the better option when possible.
The publication can be viewed on the National Library of Medicine website at
https://www.ncbi.nlm.nih .gov/books/NBK1 43284.
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November 7, 2024 
 

The Honorable Tommy Waters 
Chairperson 
   and Members of the 
Honolulu City Council 
530 South King Street  
Room 203 
Honolulu, HI  96813 
 
Regarding: Bill 51 (2024) CD1 – Relating to Adaptive Reuse 
 
Dear Chair Waters and Members of the Honolulu City Council: 
 
The Disability and Communication Access Board (DCAB) would like to offer comments on 
Bill 51 (2024) CD1. 
 
Commercial properties converted to residential use that received their first Certificate of 
Occupancy (COO) on or after March 13, 1991, are required to comply with the accessibility 
design standards of the federal Fair Housing Act.  Properties that obtained their COO 
before this date are exempt from these accessibility requirements. 
 
DCAB urges the Council to close this loophole to ensure that all residential units converted 
under Bill 51 (2024) CD1 fully comply with the accessibility design standards of the federal 
Fair Housing Act.  This will ensure that projects include accessible features in common 
areas and provide accessibility-adaptable units, particularly for those located on the ground 
floor or accessible by elevator.  This will give kupuna and persons with disabilities housing 
options that were not available before.  To that end, DCAB proposes the following 
amendment to the Revised Ordinances of Honolulu: 
 
§ 16A-1.3 Application—Compliance required. 

(a)   Application. 
(1)   This code applies in the City and County of Honolulu to any building, as 
defined in this code, and to any parcel of real property located within 30 feet of 
any building governed by this code. 
(2)   Where any building is used or intended to be used as a combination 
apartment house-hotel, the provisions of this code relative to each part of such 
combination applies to such part as if it were a separate building. 
(3)   Every rooming house, congregate residence, or lodging house must comply 
with all the requirements of this code for dwellings. 

(b)   Alteration. When alterations, additions, or repairs are made to an existing 
building, such alterations, additions, or repairs must conform to this code. 
(c)   Relocation. Buildings or structures moved into or within the city must comply 
with the requirements in the building code for new buildings and structures. 



(d)   Retrofitting. A non-residential building that is retrofitted or repurposed for 
residential use shall comply with the accessibility design standards of the federal 
Fair Housing Act. 

 
Thank you for considering our comments. 
 

Sincerely, 
 
 
 
 

 
 

KIRBY L. SHAW 
Executive Director 

 
 



 

 

 

 

 

 

 

 

 

November 6, 2024 

 

 

Councilmember Tommy Waters, Chair 

Councilmember Esther Kiaʻāina, Vice Chair 

Honolulu City Council 

 

RE: Bill 51 CD1 - Relating to Adaptive Reuse 

 Hearing date: Thursday, November 7, 2024, at 10:00AM 

 

Aloha Chair Waters, and members of the Council, 

Mahalo for the opportunity to submit testimony on behalf of NAIOP Hawaii in STRONG 

SUPPORT of BILL 51 CD1. NAIOP Hawaii is the local chapter of the nation’s leading 

organization for office, industrial, retail, residential and mixed-use real estate.  NAIOP Hawaii has 

over 200 members in the State including local developers, owners, investors, asset managers, 

lenders and other professionals.   

As background, Act 37, Session Laws of Hawaii 2024 ("Act 37") was passed by the 

legislature to allow for the adaptive reuse of existing commercial buildings in the county's building 

code. Specifically, under the new Section 46-B(b)(2) of Act 37, the intent of the Legislature was 

to allow for adaptive reuse to meet the interior environment requirements of the International 

Building Code (“IBC”). In accordance with Act 37, Bill 51 has been introduced to safely and 

sustainably increase the supply of housing by amending the Revised Ordinances of Honolulu 

(“ROH”) to allow for the adaptive reuse of existing commercial buildings consistent with the IBC.  

Currently, Honolulu is the only county in the state that has a Housing Code that is imbedded 

into the building code. The Housing Code specifically requires operable windows to allow for 

natural lighting and direct ventilation for living rooms and bedrooms.  Honolulu’s building code 

dictates that IBC governs except as maybe contrarily specified in the Housing Code. This is overly 

restrictive as most office buildings do not have sufficient windows to provide direct window 

access.   

The IBC code is an international code. Advances in technology for artificial lighting and 

ventilation methodologies with proven application in living spaces have been validated by the 

IBC. The IBC approved the change in 2012 and Hawai’i adopted the changes in 2018.  The new 

code allows for indirect or artificial light and mechanical ventilation options to consider rooms to 

become "bedrooms" and living rooms. Furthermore, the IBC does not require emergency power 

or generators for mechanical ventilation. Most significantly, the changes do not compromise 

life and safety for potential residents.   
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NAIOP Hawaii supports the amendments to Bill 51 which addressed several concerns from 

the original version of the bill including:  

1. Reference to building code in Section 16A-4.4(e)(3) and (4) creates more onerous 

requirements than the IBC for ventilation and lighting which prevent a project from 

proceeding.  

2. Additional generator requirement in in Section 16A-4.4(e)(5) is cost prohibitive, 

logistically unrealistic (size and location) and overly burdensome.  

3. Section 16A-4.4(e)(6) contains overbroad langauge for relocation plan requirements.  

 

Accordingly, NAIOP Hawaii supports the amendments to Bill 51 which: 1) clarify IBC as 

the applicable code for artificial lighting and ventilation requirements  for adaptive reuse projects; 

and 2) remove overburdensome and duplicative requirements. These amendments will help 

achieve the intended purpose of Bill 51 to allow for adaptive reuse in Honolulu and increase 

housing inventory for residents.  

Ultimately, Honolulu is currently in a housing crisis which is continuing to worsen due to 

the ongoing economic changes. NAIOP Hawaii supports this measure which seeks to encourage 

the conversion of commercial units into residential units. NAIOP Hawaii is dedicated to the 

creation of affordable housing for our communities. Thank you for the opportunity to testify on 

this measure and we look forward to working with all interested stakeholders to address this issue.  

   

 

Mahalo for your consideration, 

 

Reyn Tanaka, President 

NAIOP Hawaii 
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Thursday, November 7, 2024 
 
 
Tommy Waters, Chair 
Honorable Council Members 
Honolulu City Council 
 
Subject:  Bill 51 2024  
  Relating to Adaptive Reuse 
 
 
Dear Chair Waters, 

AIA Honolulu offers SUPPORT for Bill 51, and thanks the Housing committee for incorporating 
our previous testimony into the bill language.   

We believe this measure will enable adaptive reuse of commercial spaces for residential 
purposes, promoting sustainable urban development and addressing the urgent need for 
affordable housing in Honolulu.  By establishing clear standards for ventilation, lighting, and 
safety, Bill 51 ensures that repurposed spaces meet essential health and safety standards while 
advancing Honolulu’s housing goals. 

We appreciate your consideration of our recommendations and respectfully urge the Council to 
pass this bill. 

 
Sincerely, 
 
 
 
 
 
Wayne Goo, AIA 
2024 President, American Institute of Architects, Honolulu 
 


