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The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, HawaiI 96813

Dear Chair Waters and Councilmembers:

SUBJECT: East Kapolei Neighborhood Transit-Oriented Development (TOO)
Land Use Ordinance (LUO) Amendment to TOD Special District

The Planning Commission (PC) held a public hearing on April 29, 2026 on the
above subject matter. One public and two written testimonies were received, all in
support. The public hearing was closed on April 29, 2026.

Commissioners questioned how the infrastructure, particularly power lines,
roads, and crosswalks; real property applications; and height setbacks that were raised
at the community meeting affected the proposal. Additional questions were raised
about water infrastructure and how infrastructure affects the TOD implementation
process.

The PC voted unanimously 7:0 to approve the recommendations of the Director
of the Department of Planning and Permitting (DPP) regarding the amendments to LUO
Article 9 (Revised Ordinances of Honolulu Chapter 21) TOD Special District that
incorporate the Kualaka’i (East Kapolei), Keone’ae (University of Hawai’i-West O’ahu),
and Honouliuli (Ho’opili) Skyline station areas and certain updates.

Attached are the PC written testimonies and the report of the Director of the DPP
pertaining to LUO amendment to the TOD Special District.
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Should you have any questions, please contact me at (808) 768-8007.

Sincerely,

Pane Meatoga Ill
Chair

Attachments
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EXHIBIT 1 - Ho'opili Gateway Site 
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Pro ram Transmitted via email

Mr. Pane Meatoga, III, Chair
Honolulu Planning Commission
City and County of Honolulu
650 South King Street, 7th Floor
Honolulu, Hawai’i 96813

Dear Chair Meatoga:

Subject: Written Testimony in Support of Agenda Items IV.1 through 3,
Honolulu Planning Commission Agenda dated April 29, 2026—
related to Transit-Oriented Development (TOD) Zone Changes,
TOD Special District, and State Land Use District Boundary
Amendments to Implement the East Kapolei Neighborhood TOD
Plan

The Office of Planning and Sustainable Development (OPSD), as co-chair
and administrator of the Hawai’i Interagency Council for Transit-Oriented
Development (TOD Council), strongly supports these City proposals that advance
the implementation of the East Kapolei Neighborhood TOD Plan (TOD Plan)
adopted by the Honolulu City Council in December 2020. The proposed zoning and
TOD Special District standards are needed to implement the TOD Plan vision of
pedestrian-friendly and compact, mixed-use development in areas surrounding the
three East Kapolei rail stations the Honouliuli (Ho’opili), Keone’ae (University of
Hawai’i-West O’ahu), and Kualaka’i (East Kapolei) stations.

The East Kapolei area is one of three State TOD Priority Areas prioritized for
State investment in the State ofHatt ai ‘i Strategic Plan for Transit-Oriented
Development (TOD Strategic Plan) prepared for and issued by the TOD Council in
2017. East Kapolei was identified as such due to the presence of approximately
1,000 acres of State-owned land situated near the three East Kapolei transit stations.
The realization of TOD on the State’s East Kapolei lands aligns with State policy to
support Kapolei’s development as O’ahu’s second city. More importantly, TOD
enables the State to achieve multiple objectives: expanding and enhancing programs
and facilities at the University of Hawai’i-West O’ahu (UH-WO); providing needed
housing; promoting economic development and business opportunities~ generating
revenue for State programs; promoting transit ridership and alternative travel modes
to automobiles; increasing sustainability and resilience by contributing to the
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creation of walkable, mixed-use neighborhoods and directing growth away from O’ahu’s limited
productive agricultural lands.

Additional Comments on Agenda Items

Agenda Item IV.1, Proposed State Land Use District Boundary Amendment
(SLUDBA). OPSD supports the concurrent processing of the City and County of Honolulu
Department of Planning and Permitting’s (DPP) proposed State land use district boundary
amendments pursuant to Hawai’i Revised Statutes §205-3.1. We support the reclassification of
the affected parcel areas contained in the proposed SLUDBA, and concur with the City’s
rationale that this action would allow the larger parcel to be redeveloped in its entirety without
additional regulatory impediments due to an Agricultural District land use designation. This
action would provide project developers the flexibility to provide more vibrant urban places and
incorporate pedestrian, bike and other amenities on the edges of many of the affected parcels.

Agenda Item IV.2, Proposed Zone Changes. OPSD strongly supports the City
proposal to proactively rezone lands on an area-wide basis to align with the City TOD Plan land
use designations. This action is absolutely essential to the successful implementation of TOD as
it eliminates entitlement delays for both public and private landowners and developers, thereby
compressing the timeframe and reducing the cost of development for individual developers.

OPSD generally supports the zoning districts proposed for State lands and believes the
proposed rezoning will contribute significantly to defining the anticipated buildout and achieving
the urban form and functions envisioned in the TOD Plan. OPSD also appreciates and supports
the proposed zone changes for State lands that are outside the proposed TOD Special District
boundary, which will facilitate coherent and cohesive development of these parcels as they relate
to the communities being developed on parcels within the TOD Special District.

We understand the TOD Plan’s intent to step down heights in relation to distance from
the rail stations. However, OPSD recommends the Planning Commission consider the
University of Hawai’i West O’ahu’s position stated in comments submitted to DPP in May
2025 and contained in the DPP memo to the Planning Commission dated April 15, 2026—that a
consistent base height of 90 feet for all BMX-3 zoned area is preferred as this would allow more
flexibility and encourage greater opportunity to achieve TOD potential for the area. We also
recommend consideration be given to increasing the base height for all A-2, BMX-, and AMX
zoned State lands to a minimum of 65 feet with allowance for bonus heights to increase the long-
term potential building height envelopes and eliminate the need to rezone again in the future to
accommodate changes in project plans. As a whole, blanket increases in base heights for all
zones in the TOD area provides greater flexibility to public and private landowners in project
development and may be critical to achieving the densities and floor areas for projects to be
financially viable.

We strongly recommend the Department of Land and Natural Resources’ (DLNR) lands
at the Keone’ae Station, identified as Zone Change 12 on “Map 1: Zone Changes of?5 Acres



Chair Pane Meatoga, III
April 29, 2026
Page 3

Indicated,” be zoned as BMX-3 90 (120) due to its proximity to the station and its high TOD
value and potential. We recommend the DLNR parcel at Map 1 Item 4 be given the same
treatment. The higher by right heights would provide DLNR the most flexibility in creating a
transformative TOD center on these lands—that could combine with anticipated TOD on UHWO
University District Lands to create a vibrant mixed-use urban center around the Keone’ae
Station. Similarly, the Department of Hawaiian Home Lands’ parcel adjacent to Kualaka’i
Station and the stormwater detention basin parcel could be BMX-3 90 (120) to capitalize on its
proximity to the station.

In addition, adoption of the area-wide TOD zoning directly supports two projects the
State is undertaking to enhance City efforts to facilitate development in the East Kapolei TOD
area. The TOD zoning provides essential information on the potential buildout of the area,
which is needed for the Hawai’i Community Development Authority’s (HCDA) East Kapolei
Infrastructure Implementation Master Plan (EKIIMP). The EKIIMP will identify the backbone
and regional infrastructure needed to support planned development in much of the East Kapolei
TOD Plan area. See the attached map of the EKIIMP area. The adopted zoning informs this
effort by allowing an assessment of the full buildout potential for the Plan area as to the potential
impact it may have on existing and planned infrastructure capacity. The EKIIMP is slated for
completion in June 2026.

The second project is the preparation of a Programmatic Environmental Impact Statement
for the EKIIMP area, which will be conducted by HCDA with funds appropriated to OPSD.
This project will commence later this year. It will identify the impacts of planned buildout and
associated mitigation recommendations and provide a foundational resource for environmental
disclosure documents, which will help developers in meeting their environmental review
requirements under HRS Chapter 343 for individual projects in this area. This is another
component in the overall strategy of facilitating the development process and reducing the cost
of pre-development work for developers in planned TOD areas.

Agenda Item IV.3, Amendments to Article 9, TOD Special District, Revised
Ordinances of Honolulu Chapter 21. OPSD strongly supports the amendment to Article 9 of
the Land Use Ordinance (LUO) to add the East Kapolei Special District and the additional
design objectives specific to the East Kapolei Neighborhood TOD Plan. We especially support
the amendments to Table 2 1-9.8, TOD Special District Project Classification, that will facilitate
permitting of projects in adopted TOD Districts in particular, the new provision for exempting
Plan Review Uses (PRU) from a TOD Special District Permit if they are subject to an approved
PRU. This new provision will ease the permitting process for facility and mixed-use
development on the UHWO campus and its TOD-focused University District Lands.

Key Street Designations. OPSD notes that Kualaka’i Parkway and Farrington Highway
west of Kualaka’i Parkway are no longer proposed for designation as Key Streets. We suggest
that consideration be given to retaining these roadways as Key Streets. Removing this
designation will diminish and discourage efforts to create an area-wide pedestrian network and
environment along all major roads that enhances the street-level experience and promotes access
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and connectivity for all users. Allowing projects to turn away from these roadways will make it
much more difficult to transform them into great urban boulevards in the future.

Thank you for the opportunity to provide testimony in support of these measures. They
are critical to advancing both the State and City’s vision for development of transit-oriented and
pedestrian-focused communities in East Kapolei, in addition to achieving the potential to
increase housing around rail, increasing rail ridership, and directing future growth to TOD areas
on O’ahu.

Mahalo

Mary Alice Evans
Director

Attachment
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