
HONOLULU CITY COUNCIL
KEKANIHELA OKEKALANA 0 HONOLULU No. 26-171, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

APPROVING A CONCEPTUAL PLAN FOR AN INTERIM PLANNED DEVELOPMENT-
TRANSIT PROJECT FOR THE 1588 ALA MOANA MIXED-USE DEVELOPMENT.

WHEREAS, on April 8, 2026, the Department of Planning and Permitting (“DPP”)
accepted the application (DPP Reference Number 2026-PDP-1) of BSC Acquisitions II,
LLC (the “Applicant”), for Interim Planned Development-Transit (“IPD-T”) approvals to
redevelop a 187,174 square-foot portion of 2,713,046 square feet of land consisting of
11 jointly developed zoning lots that comprise Ala Moana Center and its associated
private roads, zoned BMX-3 Community Business Mixed Use District, within the
Ala Moana Neighborhood Transit-Oriented Development (“TOD”) Plan area, with a
mixed-use development, located at 1450 Ala Moana Boulevard, and identified as a
portion of Tax Map Key 2-3-038:0 14 (the “Project”); and

WHEREAS, as proposed, the Project involves the demolition of the existing
Ala Moana Center parking structure, and the development of a 38-story (400 feet in
height) hotel tower with 294 hotel units, 17 story (200 feet in height) residential tower
with 136 market-rate for-sale dwelling units, and a five-story podium that includes 69
affordable rental units built as liner units around the podium structure, ground floor
commercial uses, porte-cochère, residential and hotel lobbies, and 1,229 parking
spaces (439 residential spaces, 192 hotel parking spaces, and 598 parking spaces for
Ala Moana Center); the Project also includes two amenity decks with pools and outdoor
recreational areas (one deck for Project residents on the rooftop of the residential tower
and one deck for hotel guests above the parking podium); and

WHEREAS, as proposed, the Project will provide 69 affordable rental units, with
31 affordable rental units provided pursuant to the affordable housing requirements of
Chapter 29, Revised Ordinances of Honolulu 2021 (“ROH”), and 38 affordable rental
units provided as a community benefit to justify the Project’s height and density bonuses
and other development standard flexibility; the 69 affordable rental units are proposed to
be rented to households earning 80 percent or below of the area median income (“AMI”)
based on the U.S. Department of Housing and Urban Development (“HUD”) annual
income limits for the Honolulu metropolitan statistical area as adjusted for household
size, for a minimum period of 30 years; and

WHEREAS, on May 8, 2026, the Department of Planning and Permitting (“DPP”)
held a public hearing, which was attended by the Applicant’s agent, DPP staff members,
Department of Information Technology staff members, and approximately 82 members
of the public; 29 members of the public testified at the public hearing; and
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HONOLULU CITY COUNCIL
KEKANIHELAOKEKALANAOHONOLULU No. 26-171, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

WHEREAS, on July 24, 2026, the DPP, having duly Considered all evidence and
reports of the public hearing, and the review guidelines established in § 21-2.110-2
and 21-9.100-5, Revised Ordinances of Honolulu 2021 (“ROH”), completed its report
and transmitted its report and recommendation of approval to the City Council
(“Council”) by Departmental Communication 504 (2026); and

WHEREAS, the conceptual plan for the Project is set forth in the exhibits
attached hereto as Exhibits A, B, C-i through C-i2, and D, and is further described in
Departmental Communication 504 (2026), all of which are incorporated by reference
herein; and

WHEREAS, the Council, having received the report and recommendation of the
DPP on July 27, 2026, and having duly considered the matter, desires to approve the
conceptual plan for the Project, subject to the conditions enumerated below; now,
therefore,

BE IT RESOLVED by the Council of the City and County of Honolulu that the
conceptual plan for the Project is approved, subject to the following conditions:

A. After City Council approval of the Project’s conceptual plan, the Applicant shall
submit to the DPP for review and approval an application for a Major Special
District (“SD”) Permit, including detailed Project plans and drawings.

B. The following height and density bonuses, and flexibility from development
standards and requirements, are allowed for the Project.

1. The maximum floor area ratio (“FAR”) for the Project is 6.2 for the
187,174-square-foot Project site (“Project site”). Additional floor area, up
to a maximum FAR of 7.0 for the Project site is allowed, but only to
accommodate additional affordable rental units (i.e., in addition to the
affordable rental units required under ROH Chapter 29 and Condition
C.3), or larger affordable rental units.

2. The maximum FAR dedicated to Project hotel uses is an FAR of 2.2 for
the Project site.
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HONOLULU CITY COUNCIL
KEKANIHELA OKEKALANA OHONOLULU No. 26-171, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

3. The maximum height of the Project is 400 feet for the hotel tower on the
eastern portion of the Project site, and 200 feet for the residential tower on
the western portion of the Project site. Rooftop structures must conform to
ROH § 21-4.60(c).

4. The hotel tower may encroach up to 33 feet into the Atkinson Drive height
setback, as shown in the attached Exhibits.

5. Project buildings are not required to be placed in a mauka-makai
orientation.

6. The maximum Project tower width is 955.5 feet (instead of the required
100-foot maximum tower width);

7. No tower separation is required (instead of the required 100-foot minimum
tower separation).

8. Active ground floor uses are not required along Atkinson Drive, but
appropriate and enhanced landscape screening and pedestrian-oriented
design and improvements are required to address the Project hotel’s
back-of-house activities and equipment rooms that will be located along
Atkinson Drive.

9. The Project’s loading space requirements may be reduced to 10 shared
loading spaces (instead of the required seven hotel loading spaces, three
commercial loading spaces, and two residential loading spaces).

C. Prior to the issuance of any certificate of occupancy for the Project, or otherwise
as specified below, the Applicant shall provide the following community benefits:

1. A monetary contribution to the City of $5 million to be used for Complete
Streets improvements within the Ala Moana Neighborhood TOD Plan
area. The timing may be phased into approximately equal annual
contributions beginning with the first payment being made concurrently
with the issuance of the Project’s first certificate of occupancy, and over a
five year period thereafter (i.e., $1 million annually).
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HONOLULU CITY COUNCIL
KEKANIHELAOKEKALANAOHONOLULU No. 26-171, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

2. A monetary Contribution to the City of $1 .5 million to be used for additional
street tree implementation and urban forestry within the Ala Moana
Neighborhood TOD Plan area. The timing of the monetary Contribution
may be phased to approximately equal annual Contributions commencing
with the first payment being made concurrently with the issuance of the
Project’s first certificate of occupancy, and over a five-year period
thereafter (i.e., $300,000 annually).

3. In addition to the affordable rental units required under ROH Chapter 29, a
minimum of 38 affordable rental units provided as a community benefit,
and rented to households earning 80 percent or below of the AMI for a
minimum period of 30 years. Alternatively, the Applicant may provide a
minimum of 38 affordable rental units rented to households earning 120
percent or below of the AMI for a minimum period of 60 years. All
affordable rental units must comply with the DPP’s Affordable Housing
Rules.

4. A new City bus stop located along the Project’s street frontage (either
along Ala Moana Boulevard or along Atkinson Drive). If a location is
identified by the Department of Transportation Services (“DTS”), the
Applicant shall be responsible for establishing, and maintaining the bus
stop at no cost to the City, including any future bus stop improvements.
Maintenance responsibilities include continuing litter removal, and
cleaning and maintenance of the bus shelter, benches, and floor area. If a
location is not identified by the DTS, the Applicant shall adopt an existing
City bus stop in the vicinity of the Project site, and shall be responsible for
implementing bus stop improvements, such as seating, shelters, and
lighting, and maintaining the bus stop (as previously described), all at no
cost to the City.

5. A Biki bikeshare station (or similar City-approved bikeshare station)
located near the Project site or near a City bus stop in the vicinity of the
Project site. If a location is identified by the DTS, the Applicant shall be
responsible for establishing the bikeshare station at the identified location.
If a location is not identified by the DTS, the Applicant shall provide a Biki
bikeshare station (or similar City-approved bikeshare station) that is
publicly accessible and conveniently located on the Project site. The
Applicant shall submit to the DPP evidence of the execution of a bikeshare
agreement with a City-approved bikeshare program.
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HONOLULU CITY COUNCIL
KEKANIHELA OKEKALANA 0 HONOLULU No. 26-171, CDI
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RESOLUTION

D. Prior to the issuance of a Major SD Permit for the Project, the Applicant shall
submit to the DPP for review and approval the following updated Project plans
and documents.

1. Details showing 10-foot wide sidewalks along Ala Moana Boulevard and
Atkinson Drive.

2. Details showing vehicular access on Atkinson Drive limited to right-in and
right-out only, and vehicular access on Ala Moana Boulevard limited to
right-in only driveways.

3. A zoning data table indicating compliance with development standards
and requirements (incorporating the flexibility allowed under this
resolution) for the Project site and for the 2,713,046-square-foot joint
development area.

4. Details of pedestrian-oriented improvements and street trees within the
setback area between Project buildings and the build-to line along
Ala Moana Boulevard and Atkinson Drive.

5. Design details for the internal pedestrian corridor connecting Ala Moana
Shopping Center to the Ala Moana Boulevard and Atkinson Drive
intersection, including pedestrian safety measures, and showing
consistency in design language and safety with City Complete Streets
concepts and the existing or proposed pedestrian design scheme across
Ala Moana Shopping Center.

6. Plans showing building heights measured from existing grade or finished
grade, whichever is lower.

7. Details of right-of-way improvements, and details of the materials, finish,
and color of the sidewalk areas.

8. Updated floor plans with preliminary dwelling unit calculations pursuant to
the DPP’s Affordable Housing Rules, indicating how the number and type
of affordable rental units provided pursuant to ROH Chapter 29 and as a
community benefit pursuant to Condition C.3 were calculated to comply
with the room factor and unit mix requirements.
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HONOLULU CITY COUNCIL
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RESOLUTION

E. Prior to the issuance of a certificate of occupancy, the Applicant shall coordinate
with the DPP, Hawaii Department of Transportation (“HDOT”), DTS, and
Department of Parks and Recreation to:

1. Provide all required community benefits;

2. Ensure that all access driveways are designed with pedestrian and bicycle
safety measures in place;

3. Confirm with the DTS regarding compliance with Complete Streets
policies, including review of Project access driveways, sidewalks,
crossings, and internal pedestrian paths;

4. Confirm approval of Project plans by HDOT; and

5. Obtain approval of street tree plans incorporating suspended paver
system or other advanced planting systems that provide sufficient
un-compacted soil volumes for root growth to support street trees.

F. Prior to submitting an application for a foundation permit, the Applicant shall
submit to the DPP an updated wind study and wind tunnel test to quantify the
wind conditions and evaluate the effectiveness of any wind mitigation strategies
for public areas.

G. Prior to the issuance of any building permit for the Project, the Applicant shall
submit to the DPP Traffic Review Branch for review and approval:

1. A timeline with anticipated dates for obtaining major building permits for
demolition and construction work, including the anticipated date of
occupancy, in a format acceptable to the DPP.

a. The timeline must identify when a construction management plan
(“CMP”), traffic management plan (“TMP”), and updates to or
validation of the findings of the most recent traffic impact report
(“TIR”) dated October 2025, prepared by Wilson Okamoto
Corporation (“TIR”), will be submitted to the DPP for review and
approval; and
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b. The CMP and updated TIR must be submitted for review and
approval prior to the issuance of any Project construction permits or
building permits for major construction work.

2. ACMPthat:

a. Identifies the type, frequency, and routing of heavy trucks and
construction-related vehicles, and provide remedial measures to
minimize impacts from construction vehicles and construction-
related activities;

b. Identifies and limits construction-related vehicular activity to periods
outside of the peak traffic hours using alternate routes for heavy
trucks, provides for onsite or offsite staging areas for construction
workers and vehicles to limit the use of on-street parking around
the Project site, and includes other traffic mitigation measures to
address potential impacts on the surrounding neighborhood during
Project construction;

c. Includes plans for all work within or affecting public streets, and
preliminary or conceptual traffic control plans to be implemented
during Project construction; and

d. Includes documentation of the condition of roadways prior to the
start of construction activities and provides remedial measures, as
necessary, such as restriping, road resurfacing, or roadway
reconstruction so that the roadway may be restored to its
pre-existing condition if its condition deteriorates as a result of the
construction-related activities.

3. ATMPthat:

a. Includes traffic demand management (“TDM”) strategies to
minimize the number of vehicular trips by Project residents, guests,
and employees for daily activities and large events; TDM strategies
may include carpooling and ride sharing programs; transit, bicycle
and pedestrian incentives; and other similar TDM strategies.
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HONOLULU CITY COUNCIL
KEKANIHELAOKEKALANAOHONOLULU No. 26-171. CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

b. Includes a parking management plan that demonstrates how onsite
high-use parking and loading areas will be managed, indicates how
loading areas will be accessed and coordinated with Ala Moana
Center, and shows turning templates that demonstrate the
maneuvering of parking and loading vehicles and any possible
impacts to driveway operations; all loading, trash pickup, and
parking areas must be located on the Project site, and designed so
that vehicles enter and exit front first, with adequate turn-around
areas for large vehicles.

4. Plans that show the Applicant’s implementation of recommendations and
strategies included in the Project’s traffic impact report (“TIR”) dated
October 2025. The Applicant shall update the initial TIR prior to the
issuance of any Project construction permits or building permits for major
construction work. Updates to the initial TIR must include a focus on
multi-modal transportation. If the updated TIR recommends additional
traffic mitigation measures or modifications to address traffic impacts
directly attributed to the Project, the Applicant shall implement the updated
TIR recommendations.

H. Approximately one year after the issuance of a certificate of occupancy for the
Project, the Applicant shall submit to the DPP for its review and approval:

A post TMP to validate the relative effectiveness of the various TDM
strategies identified in the initial TMP; and

2. A post TIR that updates and validates the Project’s updated TIR, to
validate traffic projections, trip reduction rates, distribution, and
assignment of vehicles, bicycles, and pedestrians contained in the
updated TIR. If the post TIR recommends additional traffic mitigation
measures or modifications to address traffic impacts directly attributed to
the Project, the Applicant shall implement the post TIR recommendations.
If the post TIR is inconclusive, a second post TIR may be required one
year after the date of the inconclusive post TIR, as the DPP Director
determines is necessary.

All residential and hotel parking spaces must be unbundled.
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CITY AND COUNTY OF HONOLULU

RESOLUTION

J. The Applicant shall be responsible for coordinating construction of the Project
with applicable governmental agencies, and ensuring that development of the
Project complies with all applicable laws and regulations.

K. Approval of the Project’s conceptual plan does not constitute compliance with
other City ordinances, including but not limited to the Land Use Ordinance
(“LUO”) and building and construction codes, or other governmental
requirements, including but not limited to LUO-related approvals and building,
grading, and grubbing permit approvals, which are subject to separate review
and approval. The Applicant is responsible for ensuring that the final plans for
the Project approved by this resolution comply with all applicable City ordinances
and other governmental provisions and requirements.

L. The Applicant shall obtain a building permit for the Project within 60 months after
the date of issuance of a Major SD Permit for the Project. Failure to obtain a
building permit within this period will render null and void this resolution and all
approvals issued hereunder; provided that this period may be extended as
follows.

1. The DPP Director may extend this period if the Applicant demonstrates
good cause, but the period may not be extended beyond one year from
the initial deadline without the approval of the City Council, which may
grant or deny the approval in its complete discretion.

2. If the Applicant requests an extension beyond one year from the initial
deadline and the DPP Director finds that the Applicant has demonstrated
good cause for the extension, the Director shall prepare and submit to the
Council a report on the proposed extension, which must include the
Director’s report and recommendation thereon, and a proposed resolution
approving the extension. The Council may approve the proposed
extension, or an extension for a shorter or longer period, or deny the
proposed extension, by adoption of a committee report or resolution.

3. If the Council fails to take final action on the proposed extension within the
first to occur of:

a. Sixty days after receipt of the DPP Director’s report, or

9



HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU No. 26-171, CDI
CITY AND COUNTY OF HONOLULU

RESOLUTION

b. The Applicant’s then-existing deadline for obtaining a building
permit;

the extension will be deemed denied.

M. Any request to extend the deadline for an approved building permit for the
Project must be transmitted to the DPP Land Use Permits Division for review and
approval. This is to ensure that the Project remains a catalytic project within the
rail corridor; the community benefits remain commensurate with the Project’s
height and density bonuses and modifications to other development standards
and requirements; and the Project continues to meet the standards of review
pursuant to ROH § 21-9.100-5(k).

N. Except as modified herein, the Project must conform to the conceptual plan
approved hereby and all conditions established herein. Any changes to the
conceptual plan (except as modified herein) will require a new application and
approval by the Council. The DPP Director may approve changes to the Project
that do not significantly alter the size or nature of the Project, if the changes
remain in conformance with the conceptual plan and conditions set forth herein.
Any increase in the height or density of the Project will be considered a
significant alteration and change to the conceptual plan.

BE IT FURTHER RESOLVED that the Council finds as follows with respect to
this conceptual plan for the Project, as conditioned herein:

1. The Project concept, as a unified plan, is in the general interest of the public;

2. The requested Project boundaries and requested flexibility with respect to
development standards relating to maximum building height, maximum density,
height setbacks, front yards, mauka-makai building orientation, tower separation,
maximum tower width, and active ground floor uses are generally consistent with
the objectives of transit-oriented development and the provisions enumerated in
ROH § 21-9.1 00-8(a)(1 )(E), 21-9.1 00-8(a)(1 )(F), and 21-9.100-9(b);

3. The requested flexibility with respect to development standards relating to
maximum building height, maximum density, height setbacks, front yards,
mauka-makai building orientation, tower separation, maximum tower width, and
active ground floor uses are commensurate with the public amenities and
community benefits proposed;

10



HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
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No. 26-171, CDI

4. Based on the conditions imposed, the Project’s additional density and height will
not be detrimental to the quality of the neighborhood character or urban design,
and will not considerably impact adopted public views; and

5. The public amenities and community benefits proposed will produce timely,
demonstrable benefits to the community, support a neighborhood transportation
network, and implement the vision established in ROH § 21-9.100-4 and
21-9.100-6; and
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HONOLULU CITY COUNCIL
KE KANIHELA 0 KE KALANA 0 HONOLULU
CITY AND COUNTY OF HONOLULU

RESOLUTION

No. 26-1 71. CDI

BE IT FINALLY RESOLVED by the Council of the City and County of Honolulu
that copies of this resolution be transmitted to Dawn Takeuchi Apuna, Director of
Planning and Permitting, 650 South King Street, 7th Floor, Honolulu, Hawai’i 96813;
BSC Acquisitions II, LLC, 2270 Kalakua Avenue, Suite 1788, Honolulu, Hawaii 96815;
and Isaiah Sato, R.M. Towill Corporation, 2024 North King Street, Suite 200, Honolulu,
Hawai’i, 96819

DATE OF INTRODUCTION:

INTRODUCED BY:

Tommy Waters (br)

July 28, 2026
Honolulu, Hawai’i Councilmembers
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU

HONOLULU, HAWAII

CERTIFICATE

RESOLUTION 26-171, CD1

Introduced: 07/28/26 By: TOMMY WATERS - BY REQUEST Committee: ZONING & PLANNING (ZON)

T I
APPROVING A CONCEPTUAL PLAN FOR AN INTERIM PLANNED DEVELOPMENT-TRANSIT PROJECT FOR THE 1588

it e.
ALA MOANA MIXED-USE DEVELOPMENT.

Voting Legend: * = Aye w/Reservations

07/28/26 INTRO Introduced.

08/27/26 ZON Extension of time reported out for adoption.

CR-254(26)

5 AYES: CORDERO, KIA’AINA, OKIMOTO, TUPOLA, WATERS

Committee report adopted.

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

Reported out for adoption as amended in CD1 form.

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.

TOMMY WATERS, CHAIR AND PRESIDING OFFICER

09/09/26 CCL

09/24/26 ZON

CR-267(26)

4 AYES: CORDERO, KIA’AINA, TUPOLA, WATERS

1 ABSENT: OKIMOTO

10/07/26 CCL Committee report and Resolution as amended were adopted.

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

CHADD KADOTA, ACTING CITY CLERK


