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Honorable Tommy Waters
Chair, City Council
City and County of Honolulu

Mr. Chair:

Your Committee on Zoning & Planning which considered Resolution 26-39
entitled:

“RESOLUTION PROPOSING AN AMENDMENT TO CHAPTER 21, REVISED
ORDINANCES OF HONOLULU 2021 (THE LAND USE ORDINANCE),
RELATING TO DEVELOPMENT STANDARDS,”

introduced on February 19, 2026 reports as follows:

The purpose of Resolution 26-39 is to require the Director of the Department of
Planning and Permitting (“DPP”) to process an amendment to the Land Use Ordinance
(“LUO”), Chapter 21 of the Revised Ordinances of Honolulu 2021 (“ROH”), in the same
manner as if that amendment had been proposed by the Director.

The proposed LUO amendment, attached as Exhibit A to the Resolution, would
increase the maximum density in the BMX-4 zoning district (“BMX-4 District”).
The BMX-4 District encompasses a portion of the Downtown Honolulu area, is not
intended for general application outside of Downtown Honolulu, and provides for high
land use intensity for commerce, business, and housing.

The BMX-4 District functions like a special design district, and allows for building
heights of up to 450 feet in certain areas; provided that for buildings that exceed 350
feet in height, certain requirements must be met relating to public views, open spaces,
pedestrian orientation, preservation of historic resources, and not obstructing the flow of
light and air. Applications for projects that exceed 350 feet in height are processed as
major special district permits.
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Height and density work together to determine building mass. Maximum height
is not achievable if it is limited by a low maximum density, and vice versa. The proposal
is meant to increase the overall development potential in the BMX-4 District by
increasing maximum densities to accommodate the taller building heights allowed in this
district.

The CD1 formats Table 21-3.4 in the Exhibit A Bill. Currently, in the BMX-4
District, the maximum floor area ratio (“FAR”) with an open space bonus is 7.5. The
original proposal was to increase this FAR to 12. The CD1 decreases this maximum
FAR to 10.

The current maximum base FAR is 4.0, and the CD1 retains the proposed
increase to an FAR of 7.

The BMX-4 District is within the Downtown Neighborhood Transit-Oriented
Development (“TOD”) Plan area, which has not yet been added to the TOD special
district. The CD1 replaces SECTION 3 of the Bill, which would have amended TOD
special district regulations that apply to projects in TOD plan areas that have already
been added to the TOD special district, with a new SECTION 3 of the Bill that amends
the interim planned development-transit (“IPD-T”) provisions that apply to projects in
TOD plan areas that have not yet been added to the TOD special district.

For IPD-T projects, the CD1 allows for a maximum FAR of up to two times the
FAR allowed by the underlying zoning district or an FAR of 12 (instead of the current
FAR of 7.5), whichever is lower. Since TOD projects may be located in various
underlying zoning districts, this density cap will allow TOD projects in the BMX-4 District
to achieve a maximum FAR of 12.

Allowing TOD projects in the BMX-4 District a maximum FAR of 12 is consistent
with the concept that bonus density in TOD areas should be higher than the density
allowed for the underlying BMX-4 District.
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While an FAR of 10 or 12 may seem high, the BMX-4 District is designated as
having the highest land use intensity, and the design requirements and development
standards in the BMX-4 District would protect against having very high and very dense
buildings constructed next to each other on small zoning lots.

At your Committee’s meeting on April 30, 2025, the DPP Director testified that
the DPP has no objections to the Resolution.

Avalon Group and Hawaii Regional Council of Carpenters testified in support of
the Resolution.

Your Committee received written testimony in support of the Resolution from
Pacific Resource Partnership, Hawaii Regional Council of Carpenters, Grassroot
Institute of Hawaii, Avalon Group, and Honolulu Board of Realtors.

Your Committee has prepared a CD1 version of the Resolution that makes the
following amendments:

A. In the Resolution:

1. Adds first and second WHEREAS clauses providing background on
the City’s Land Use Ordinance (“LUO”).

2. Amends the 10th WHEREAS clause to clarify that the BMX-4
zoning district is located within the Downtown Neighborhood
Transit-Oriented Development (“TOD”) Plan area, which allows for
certain height and density bonuses if projects provide
commensurate community benefits.

HONOLULU CITY COUNCIL
Ke Kanihela o ke Kalana o Honolulu
CITY AND COUNTY OF HONOLULU

ADOPTED ON MAY 13 2u5 COMMITTEE REPORT NO. 115(26)



REPORT OF THE COMMITTEE ON
ZONING & PLANNING

Voting Members:
Esther Kiaãina, Chair; Tommy Waters, Vice-Chair;

Radiant Cordero, Val A. Okimoto, Andria Tupola

Committee Meeting Held
April 30, 2026
Page 4

3. Adds a new 11th WHEREAS clause to provide that the Downtown
Neighborhood TOD Plan has not yet been included in the TOD
special district, and therefore the TOD general requirements and
development standards in ROH § 2 1-9.100-8 do not yet apply to
the Downtown Neighborhood TOD Plan area.

4. Adds a new 12th WHEREAS clause to provide that when the
Downtown Neighborhood TOD Plan area is added to the TOD
special district, the TOD general requirements and development
standards in ROH § 21-9.100-8 will be amended to incorporate
provisions specific to the Downtown Neighborhood TOD Plan area,
including development standards for the BMX-4 District.

5. Adds a new 13th WHEREAS clause to provide that the
provisions in ROH § 21-9.100-5, relating to interim planned
development-transit (“IPD-T”) projects, apply to TOD projects prior
to the addition of the applicable TOD plan area to the TOD special
district.

6. Amends the 14th WHEREAS clause to read:

WHEREAS, the City Council (“Council”) finds that amending the
development standards of the LUO to increase the maximum
density in the underlying BMX-4 zoning district and increase the
maximum density for IPD-T projects would facilitate the
development of needed housing units and further the goals and
vision of the General Plan, the PUC DP, and the Downtown
Neighborhood TOD Plan; and
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B. In the Exhibit A Bill:

1. In SECTION 1 of the bill, broadens the purpose of the ordinance to
amend the LUO development standards relating to maximum
density (floor area ratio), instead of providing increased density in
the BMX-4 zoning district.

2. In SECTION 2 of the bill, reformats Table 21-3.4, and amends the
maximum floor area ratio (“FAR”) with an open space bonus in the
BMX-4 District from an FAR of 12 to an FAR of 10.

3. Replaces SECTION 3 of the bill with a new SECTION 3 that
amends ROH § 21-9.100-5(e), relating to IPD-T projects, to provide
that the maximum FAR may be up to twice that allowed by the
underlying zoning district or 12 (instead of 7.5), whichever is lower;
provided that where a draft or approved neighborhood TOD plan
identifies greater density for the site, a project on that site may seek
the specified density contained in the plan.

C. Makes miscellaneous technical and nonsubstantive amendments.

Your Committee finds that the LUO amendment proposed in this Resolution, as
amended herein, appears to be consistent with the General Plan and Development
Plans of the City and it appears that, if enacted, it would be in the best interests of the
people of the City and County of Honolulu.
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Your Committee on Zoning & Planning is in accord with the intent and purpose of
Resolution 26-39, as amended herein, and recommends its adoption in the form
attached hereto as Resolution 26-39, CD1. (Ayes: Cordero, Kia’ãina, Okimoto, Tupola,
Waters — 5; Noes: None.)

Respectfully submitted,

Wx1t
Committee Chair
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RESOLUTION

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

WHEREAS, the zoning maps and the Land Use Ordinance (“LUO”) of the City
and County of Honolulu (“City”) establish zoning districts and zoning district regulations
for the utilization of land in the City pursuant to Section 6-1 514, Revised Charter of the
City and County of Honolulu 1973 (Amended 2017 Edition), as amended (“Charter”);
and

WHEREAS, each zoning district is designated for certain uses and restricted for
other uses to encourage orderly development in accordance with adopted land use
policies, including the O’ahu general plan (“General Plan”), and the applicable
development plans or sustainable community plans, and to promote and protect the
public health, safety, and welfare; and

WHEREAS, the lack of affordable housing units is a serious and ongoing
concern for the City, and additional housing units need to be developed to meet the
projected housing demand; and

WHEREAS, the O’ahu general plan (“General Plan”), Section I (Population),
Objective B, Policy 1, calls for facilitating the full development of the primary urban
center through higher-density redevelopment and the provision of adequate
infrastructure; and

WHEREAS, the General Plan, Section IV (Housing and Communities),
Objective A, Policy 12, calls for promoting higher-density, mixed-use development
where appropriate, including rail transit-oriented development, to increase the supply of
affordable and market housing in convenient proximity to jobs, schools, shops, and
public transit; and

WHEREAS, Primary Urban Center Development Plan (“PUC DP”) policies
stipulate facilitating office-to-residential conversions in downtown Honolulu to increase
the residential population and for encouraging new mixed-use infill development; and

WHEREAS, Section 21-3.120(a), Revised Ordinances of Honolulu 2021 (“ROH”),
provides, in part, that the business mixed-use districts are intended to provide
residences in very close proximity to employment and retail opportunities; and

1
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HONOLULU CITY COUNCIL
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RESOLUTION

WHEREAS, the BMX-4 Central Business Mixed Use (“BMX-4) zoning district
encompasses downtown Honolulu and provides the highest land use intensity for
commerce, business, and housing out of all the business mixed-use zoning districts in
the City; and

WHEREAS, the development standards for the City’s BMX-4 zoning district are
contained in Table 21-3.4, within the LUO (ROH Chapter 21); and

WHEREAS, the BMX-4 zoning district is also located within the Downtown
Neighborhood Transit-Oriented Development (“TOD”) Plan area, which allows for
certain height and density bonuses if projects provide commensurate community
benefits; and

WHEREAS, the Downtown Neighborhood Transit-Oriented Development Plan
area has not yet been included in the TOD special district, and therefore the TOD
general requirements and development standards in ROH Section 21-9.100-8 do not
yet apply to the Downtown Neighborhood TOD Plan area; and

WHEREAS, when the Downtown Neighborhood TOD Plan area is added to the
TOD special district, the TOD general requirements and development standards in
ROH Section 21-9100-8 will be amended to incorporate provisions specific to the
Downtown Neighborhood TOD Plan area, including development standards for the
BMX-4 District; and

WHEREAS, the provisions in ROH Section 21-9.100-5, relating to interim
planned development-transit (“IPD-T”) projects, apply to TOD projects prior to the
addition of the applicable TOD plan area to the TOD special district; and

WHEREAS, the City Council (“Council”) finds that amending the development
standards of the LUO to increase the maximum density in the underlying BMX-4 zoning
district and increase the maximum density for IPD-T projects would facilitate the
development of needed housing units and further the goals and vision of the General
Plan, the PUC DP, and the Downtown Neighborhood TOD Plan; and

WHEREAS, Charter Section 6-1513 provides that “[a]ny revision of or
amendment to the zoning ordinances may be proposed by the council and shall be
processed in the same manner as if proposed by the director [of planning and
permitting]”; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU No. 26-39. CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

WHEREAS, the term “zoning ordinances,” as used in Charter Section 6-151 3,
includes both amendments to the 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, a
development plan, a zoning ordinance, 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 Section 6-1513, Revised Charter of the City and County of Honolulu 1973
(Amended 2017 Edition), as amended, and Chapter 2, Article 24, Part A, Revised
Ordinances of Honolulu 2021 (“ROH”), to process the proposed amendment to ROH
Chapter 21 (the “Land Use Ordinance”), attached hereto as Exhibit A, in the same
manner as if the proposal had been proposed by the Director of Planning and
Permitting; and

BE IT FURTHER RESOLVED that the Director of Planning and Permitting is
directed to inform the Council upon the transmittal of the Director of Planning and
Permitting’s report and the proposed Land Use Ordinance amendment to the Planning
Commission; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

RESOLUTION

No. 26-39. CD

BE IT FINALLY RESOLVED that, pursuant to ROH Chapter 2, Article 24, Part A,
the City Clerk shall transmit copies of this resolution and the exhibit attached hereto to
the Director of Planning and Permitting and the Planning Commission of the City and
County of Honolulu, and shall advise them in writing of the date by which the Director of
Planning and Permitting’s report and accompanying proposed ordinance are required to
be submitted to the Planning Commission.

DATE OF INTRODUCTION:

INTRODUCED BY:

Matt Weyer

Tyler Dos Santos-Tam

February 19, 2026
Honolulu, Hawaii
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

ORDINANCE

BILL

A BILL FOR AN ORDINANCE

RELATING TO DEVELOPMENT STANDARDS.

BE IT ORDAINED by the People of the City and County of Honolulu:

SECTION 1. The purpose of this ordinance is to amend the development
standards of Chapter 21, Revised Ordinances of Honolulu 2021 (“Land Use
Ordinance”), relating to maximum density (floor area ratio).

SECTION 2. Table 21-3.4, Revised Ordinances of Honolulu 2021 (“Resort,
Business, and Business Mixed-Use District Development Standards”), is amended to
read as follows:

1
OC52026-024714/2412026 11:25 AM



HONOLULU CITY COUNCIL
KE KAN1HELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

ORDINANCE

BILL

A BILL FOR AN ORDINANCE

Table 21-3.4

Resort, Business, and Business Mixed-Use Zoning District Development Standards

Development Standard District

Resort B-I B-2 BMX-3 BMX-4

Minimum lot area (square 15,0001 5,000 5,000 5,000 5,000
feet)

Minimum lot width and 701 50 50 50 50
depth (feet)

Yards (feet) Front 25 10 10 for dwellings, 10 for dwellings, 545

5 for other uses4 5 for other uses4

Side and 202 10 for [mu#i- 10 for [mu1ti- 52 for dwellings,
Rear family] multi-unit fan4Iy] multi-unit 10 for multi-unit

dwellings, for dwellings, for dwellings, for
other uses other uses other use

Maximum building area 50 not regulated
(percent of zoning lot)

Maximum density (FAR) Lot area (sq. ft.) FAR calculation
resort district only

Less than 10,000 FAR (.00006 x lot area) + 0.4

10,000— 30,000 FAR = (.00002 x lot area) + 0.8

Over3O,000 FAR= 1.4

Maximum density (FAR) see above [ 1.0 2.5 2.5 [4-Q] 7.0
for other districts

Open space Available No Yes, see Yes, see § 21-3.120-2(c)
bonus § 21-3.110-1(c)

MaxFAR n/a n/a 3.5 3.5 (7.]10

Maximum height (feet) per zoning map 40 per zoning map per zoning map per zoning
map, see

§ 21-3.120-1
for additional

height

Height setbacks per
§ 21-3.100-1(c)

per § 21-3.110-1(c) per 21-3.120-2(c)

2
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

ORDINANCE

BILL

A BILL FOR AN ORDINANCE

SECTION 3. Section 21-9.100-5, Revised Ordinances of Honolulu 2021 (Interim
planned development-transit (IPD-T) projects), is amended by amending subsection (e)
to read as follows:

“(e) Site development and design standards. The standards set forth in this
subsection are general requirements for IPD-T projects. When, in the
subdivisions below, the standards are stated to be subject to modification or
reduction, the modification or reduction must be for the purpose of accomplishing
a project design consistent with the goals and objectives of § 21-9.100-4 and this
subsection. In addition, pursuant to subsection (b), the modification or reduction
in the following standards must be commensurate with the contributions and
community benefits provided in the project plan, and the project must be
generally consistent with the draft or approved neighborhood TOD plan for the
area, unless otherwise specified in this subsection.

(1) Density.

(A) The maximum floor area ratio (FAR) may be up to twice that
allowed by the underlying zoning district or [-&.] j whichever is
lower; provided that where a draft or approved neighborhood TOD

3

II

There is no minimum lot area, width, or depth for remote parking facilities.

2 For duplex-unit dwelling zoning lots, 5 feet for any portion of any structure not located on the common property line; the
required side yard is zero feet for that portion of the lot containing the common wall.

Where the side or rear property line of a zoning lot adjoins the side or rear yard of a zoning lot in the residential,
apartment, or apartment mixed-use zoning district, the side or rear yard must conform to the yard requirements for
dwelling use of the adjoining district. In addition, see § 21-4.70-1 for landscaping and buffering requirements.

Where a zoning lot adjoins a residential, apartment, or apartment mixed-use zoning district, and forms a continuous
front yard, the lot or the first 100 feet of the lot (whichever is less) must conform to the front yard requirements for the
dwelling use of the adjoining zoning district (see Figure 21-3.6).

Five feet for structures up to 12 feet in height; provided that where the adjacent street is greater than 50 feet in width, an
area of open space or an arcade equivalent to the required yard area may be provided elsewhere on the zoning lot (see
Figure 21-3.8).

n/a = Not applicable
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HONOLULU CITY COUNCIL ORDINANCE

KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU BILL

_____

A BILL FOR AN ORDINANCE

plan identifies greater density for the site, a project on that site may
seek the specified density contained in the plan,

(B) For public housing projects as defined in subsection (a), the FAR
may not exceed 7.5; provided that if the maximum FAR under the
draft or approved neighborhood TOD plan is greater than 7.5, then
the FAR specified in the plan will prevail; and

(C) For lots in the B-2, BMX-3, BMX-4, and IMX-1 districts, the
maximum increase will apply in addition to any eligible density
bonuses for the underlying zoning district; that is, the FAR may be
doubled after any FAR bonuses for public open space or arcade
space are added to the base FAR.

(2) Height.

(A) For project sites where there is no draft neighborhood TOD plan,
the maximum building height may be up to twice that allowed by the
underlying zoning district, or 450 feet, whichever is lower;

(B) Where there is a draft or approved neighborhood TOD plan, the
maximum height may not exceed the maximum height specified in
the plan; provided that where existing height limits exceed those in
the plan, the existing height limit will prevail; and

(C) For public housing projects as defined in this section, the maximum
building height may be up to 400 feet, unless the maximum height
specified in the draft or approved neighborhood TOD plan is higher,
in which case the maximum height specified in the plan will prevail.

(3) Transitional height or street setbacks. Transitional height or street
setbacks may be modified where adjacent uses and street character will
not be adversely affected.

(4) Buildable area. Yards and the maximum building area must be as
specified by the approved conceptual project plan; provided that building
placement will not cause adverse noise, privacy, or wind effects to
adjacent uses, and street character will not be adversely affected.

4
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HONOLULU CITY COUNCIL ORDINANCE

KE KAN1HELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU BILL

_____

A BILL FOR AN ORDINANCE

(5) Open space.

(A) Project open space must be as specified in the approved
conceptual project plan, with a preference for publicly accessible,
highly usable parks, and gathering spaces rather than buffering or
unusable landscaped areas.

(B) Where appropriate, usable open space may be:

(i) Transferred to another accessible site within the vicinity of
the project that will be used as a public park, plaza, or
gathering place for the affected community; or

(ii) Provided in the form of connections or improvements, or
both, to nearby open spaces, pedestrian ways, or trails,
including but not limited to streetscape and intersection
improvements, pedestrian walkways or bridges, arcades, or
promenades;

or both subparagraphs (i) and (ii).

(C) Where public open space is being offered as a community benefit
to achieve height or density bonuses, required yards may be
included in the calculation and the landscaping requirement will be
reduced to 20 percent of the total area.

(6) Landscapina and screening. Landscaping and screening standards will
be as specified in the approved conceptual project plan and project
landscaping must include adjacent rights-of-way. Streetscape
landscaping, including street trees or planting strips, or both, should be
provided near the edge of the street, rather than adjacent to the building,
unless infeasible.

(7) Parking and loading. Parking and loading standards are as follows:

(A) The number of parking and loading spaces must be provided in
accordance with Article 6;

5
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HONOLULU CITY COUNCIL ORDINANCE

KE KAN1HELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU BILL

_____

A BILL FOR AN ORDINANCE

(B) Service areas and loading spaces must be located at the side or
rear of the site, unless the size and configuration of the lot renders
this infeasible;

(C) Vehicular access must be provided from an existing access or
driveway, or from a secondary street whenever possible and placed
in the location least likely to impede pedestrian circulation; and

(D) The provision of car-sharing programs and electric vehicle charging
stations is encouraged.

(8) Bicycle parking. Bicycle parking must be accommodated on the project
site in accordance with Article 6.

(9) Signs. All projects must include appropriate measures to accommodate
TOD-related way-finding signage that will be considered “public signs” for
purposes of Article 7.”

SECTION 4. Ordinance material to be repealed is bracketed and stricken. New
material is underscored. When revising, compiling, or printing this ordinance for
inclusion in the Revised Ordinances of Honolulu, the Revisor of Ordinances need not
include the brackets, the bracketed and stricken material, or the underscoring.
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

ORDINANCE

BILL

A BILL FOR AN ORDINANCE

SECTION 5. This ordinance takes effect upon its approval.

DATE OF INTRODUCTION:

INTRODUCED BY:

Honolulu, Hawaii

APPROVED AS TO FORM AND LEGALITY:

Council members

Deputy Corporation Counsel

APPROVED this

_____

day of

RICK BLANGIARDI, Mayor
City and County of Honolulu
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