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The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, Hawai’i 96813

February 20, 2026

Dear Chair Waters and Councilmembers:

SUBJECT: Transmittal of Proposed Amendment to Chapter 21, Revised
Ordinances of Honolulu, (ROH) 2021, the Land Use Ordinance
(LUO), Resolution No. 25-51, Relating to Transit-Oriented
Development (TOD)

The Planning Commission held a public hearing on February 4, 2026 on the
above subject matter. One public and no written testimonies were received. The public
hearing was closed on February 4, 2026.

The Planning Commission voted 8:0 to recommend approval of Resolution
No. 25-51, relating to Transit-Oriented Development (TOD), as recommended by the
Department of Planning and Permitting (DPP).

Enclosed is the DPP’s report and recommendation dated January 9, 2026.
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Should you have any questions, please contact me at (808) 768-8007.

Sincerely,

Pane Meatoga Ill, Chair
Planning Commission

Enclosures

ACKNOWLEDGED: ACKNOWLEDGED:

Rick Blangiardi, Mayo Dawn Takeuchi Apuna, Director
Department of Planning and Permitting

~4aelD.Formby,Managing~ctor
Managing Director’s Office



_________________TMENT OF PLANNING AND PERMITTING
~1flT.1LL~t~4IHANA HO’OLALA A ME NA PALAPALA ‘AE
~ AND COUNTY OF HONOLULU

850 SOUTH KING STREET, 7TH FLOOR. HONOLULU, HAWAII 96813
PHONE: (808) 768-8000 • FAX: (808) 768-6041 • WEBSITE honolulu gov/dpp

RICK BLANGIARDI DAWN TAKEUCHI APUNA
MAYOR DIRECTOR

MEIA P00

BRYAN GALLAGHER. P E
DEPUTY DIRECTOR

HOPE P00

REGINA MALEPEAI
2~ DEPUTY DIRECTOR

HOPE P00 KUALUA

January 9, 2026

MEMORANDUM

TO: Pane Meatoga Ill, Chair
and Members of the Planning Commission -~

Planning Commission

c~sFROM: Dawn Takeuchi Apuna, Directo
Department of Planning and Permitting (DPP)

SUBJECT: Resolution No. 25-51 (Resolution)
Proposing an Amendment to Chapter 21, Revised Ordinances of Honolulu
2021 the Land Use Ordinance (LUO)
Relating to Transit-Oriented Development (TOD).

On April 16, 2025, the City Council adopted Resolution No. 25-51, which proposes
amendments to various LUO sections relating to TOD. The main change proposed in
the Resolution is to add gray water reuse systems to the examples of community
benefits that may be considered when applying for a TOD Special District (SD), Planned
Development-Transit (PD-T), and Interim Planned Development — Transit (IPD-T)
Permits. The other proposed changes are intended “to clarify and make conforming
amendments to provisions relating to development within the neighborhood TOD plan
areas and the TOD SD.” The DPP generally supports the proposed amendments and
recommends APPROVAL of the Council’s draft bill (see Attachment 1).

Gray Water Reuse Systems

LUO § 21-9.100(c) defines community benefits as: PD-T Those project elements that
will mitigate impacts of greater heights, or greater density, or modifications to
TOD SD development standards. The definition goes on to list the following examples
of community benefits:

. Affordable housing;
Open space;
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• Parks;
• Right-of-way improvements;
• Financial contributions to existing community amenities or public uses; and
• Facilities that enhance the pedestrian experience or multimodal

transportation.

The proposed amendment would 1) Add gray water reuse systems to this list;
2) Define gray water as having the same meaning as defined in Hawai’i Revised
Statutes (HRS) § 342D-1; and 3) Specify that any gray water reuse system would have
to be in compliance with State of Hawaii Department of Health Rules and Guidelines.

Per HRS § 342D-1:

“Gray water” means any untreated wastewater that has not come into
contact with toilet waste. Gray water includes used water from bathtubs,
showers, and bathroom wash basins and water from clothes washers and
laundiy tubs, provided that the water is not contaminated with any
household hazardous waste as defined in § 342G-1, hazardous waste as
defined in § 342J-2, or any contaminant the [State Department of Health]
deems inappropriate. Gray water excludes wastewater from food
preparation sinks or dishwashers.

According to HRS § 342D-70, the gray water recycling program is limited to the use of
gray water for the purpose of irrigating lawns and gardens. The City Council provided
justification for this proposal in the Resolution. In short, they stated:

• Fresh water is a valuable resource, and recent trends have raised concerns
about O’ahu’s long-term fresh water security.

• Gray water reuse will alleviate pressures on the fresh drinking water supply
and promote water conservation.

• A Department of Health (DOH) report, “Guidelines for the Reuse of Gray
Water” (DOH Guidelines), dated June 22, 2009, says gray water may be
reused to meet part of the fresh water demand for landscaping.

• The DOH Guidelines further state that although gray water contains
detergents, soaps, and solvents, certain constituents of those cleaning
agents, like phosphorus, nitrogen and potassium, are considered fertilizer for
plants.
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• HRS § 342D-70 encourages the counties to promote widespread use of gray
water for the purpose of irrigating lawns and gardens.

Given all this, the Resolution concluded that facilitating the use of gray water for
irrigation purposes benefits the community at large, so gray water reuse systems should
be included as recognized examples of community benefits with respect to TOD SD
Permit applications.

In general, the DPP supports this. Today, gray water reuse systems are not required
and their design and implementation may be costly. Incentivizing them as a community
benefit may encourage landowners and developers to incorporate them, thus reducing
the impact of the additional density on water infrastructure and resources. Gray water
reuse systems could be considered a community benefit today, but adding it to the list
will remove any ambiguity for purposes of reviewing TOD SD Permits. Furthermore, the
TOD SD, IPD-T, and PD-T Permit processes will allow the DPP to evaluate each
specific site to determine the commensurate value of the gray water reuse system. For
example, a project seeking high density and height bonuses with very little landscaping,
as is typical of TOD design, will need a broad package of community benefits; a gray
water reuse system alone would not be commensurate with the height and density
typically sought.

The Board of Water Supply (BWS) also submitted testimony to the City Council in
support of the Resolution. The BWS letter states, “Gray water reuse conserves limited
water supply capacity to support a larger amount of affordable housing and mitigates
the possibility of water shortages if summer demand exceeds supply.” See Attachment
2. Given these factors, the DPP agrees that reuse of gray water is a benefit for the
community at large.

Conforming Amendments

The City Council also included grammatical changes and other amendments for clarity
and consistency. The main proposed changes are as follows:

• On page six of the draft bill, Section 21-9.100-10(b)(1)(D) is added to the PD-T
standards for review for hotel projects and community benefits. This reflects the
same language that applies to IPD-T projects on page three of the draft bill
[Section 21-9.100-5(g)(3)], so it is being added to the PD-T standards for review
for consistency.
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• Similarly, on pages seven and eight of the draft bill, Sections 21-9.100-1O(b)(3)
and (c)(5) are added to reference required conclusions and community benefits
for PD-T Permits. This same kind of language is included for IPD-T Permits in
LUO Sections 21-9.100-5(c)(2) and (g)(2), respectively, so the additions create
consistency across these permit types.

• Finally, on page 10 of the draft bill, Sections 21-9.100-10(d)(12) adds
requirements for dollar amount estimates to be included in PD-T Permit
applications. Similar language is already included for IPD-T Permit applications,
in LUO Section 21-9.100-5(h)(10).

The DPP supports these changes for consistency and finds the other proposed
grammatical changes are acceptable.

In summary, the DPP recommends APPROVAL of the City Council’s proposed draft
bill, attached herein as Attachment 1.

Attachments
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HONOLULU CITY COUNCIL -

KE KANIHELA 0 KE KALANA 0 HONOLULU No. 2
CITY AND COUNTY OF HONOLULU

RESOLUTION

PROPOSING AN AMENDMENT TO CHAPTER 21, REVISED ORDINANCES OF
HONOLULU 2021 (THE LAND USE ORDINANCE), RELATING TO TRANSIT-
ORIENTED DEVELOPMENT.

WHEREAS, fresh water is one of Hawaii’s most valuable resources; and

WHEREAS, however, recent trends, including reduced rainfall, lower rates of
aquifer recharge, increased runoff, and greater drinking water demand, have raised
concerns about O’ahu’s long-term fresh water security; and

WHEREAS, increasing water reuse will alleviate pressure on the fresh drinking
water supply of the City and County of Honolulu (“City”); and

WHEREAS, the reuse of gray water is a means of promoting water conservation
by lessening the demand for potable water, thereby increasing the City’s water supply;
and

WHEREAS, Section 342D-1, Hawaii Revised Statutes (“HRS”), defines “gray
water” to mean any untreated wastewater that has not come into contact with toilet
waste, including used water from bathtubs, showers, and bathroom wash basins and
water from clothes washers and laundry tubs; provided that the water is not
contaminated with any household hazardous waste, other hazardous waste, or any
contaminant; and

WHEREAS, a Hawaii State Department of Health report, uGuidelines for the
Reuse of Gray Water” (“DOH Guidelines”), dated June 22, 2009, states that gray water
from sinks, tub and shower drains, and clothes washers is estimated to comprise 50 to
80 percent of the total residential wastewater generated in the State of Hawaii and that
gray water generated from the foregoing sources may be reused to meet part of the
fresh water demand for landscaping; and

WHEREAS, the DOH Guidelines further state that although gray water from
sinks, tub and shower drains, and clothes washers contains detergents, soaps, and
solvents, certain constituents of such cleaning agents, including phosphorus, nitrogen,
and potassium, are considered fertilizer for plants; and

WHEREAS, HRS Section 342D-70 provides that the counties are encouraged to
promote widespread use of gray water for the purpose of irrigating lawns and gardens;
and
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RESOLUTI ON ___ ___

WHEREAS, Section 21-9.100-9(e), Revised Ordinances of Honolulu 2021
(“ROH”), provides that for projects proposed in the Transit-Oriented Development
(“TOD”) special district, community benefits must be proposed in the project’s TOD
special district permit application to justify height and density bonuses or to mitigate the
impacts related to the applicant’s desired modification of TOD special district
development standards; and

WHEREAS, ROH Section 21-9.100(c) provides that examples of community
benefits include affordable housing, open space, parks, right-of-way improvements,
financial contributions to existing community or public uses, and facilities that enhance
the pedestrian experience or promote the use of multimodal transportation options; and

WHEREAS, the City Council (“Council”) believes that facilitating the use of gray
water for irrigation purposes benefits the community at large and that gray water reuse
systems should be included as recognized examples of community benefits with respect
to TOD special district permit applications; and

WHEREAS, the Council also wishes to clarify and make conforming
amendments to provisions relating to development within the neighborhood TOD plan
areas and the TOD special district; and

WHEREAS, Section 6-1513, Revised Charter of the City and County of Honolulu
1973 (Amended 2017 Edition), as amended (“Charter”), provides that “[a]ny revision of
or amendment to the zoning ordinances may be proposed by the [C]ouncil and shall be
processed in the same manner as if proposed by the [D]irector [of Planning and
Permitting]”; and

WHEREAS, the term “zoning ordinances,” as used in Charter Section 6-1 51 3,
includes both amendments to the Land Use Ordinance (“LUO”) and to ordinances
designating particular parcels of property in terms of the LUO; and

WHEREAS, ROH Chapter 2, Article 24, Part A, establishes procedures and
deadlines for the processing of Council proposals to revise or amend the general plan,
the development plans, the zoning ordinances, and the subdivision ordinance, and
clarifies the responsibility of the Director of Planning and Permitting to assist the Council
in adequately preparing its proposals for processing; now, therefore,

BE IT RESOLVED by the Council of the City and County of Honolulu that the
Director of Planning and Permitting and the Planning Commission are directed,
pursuant to Charter Section 6-1 513 and ROH Chapter 2, Article 24, Part A, to process
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