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Preface
What is the role of the PUC DP?

The role of the Primary Urban Center Development Plan
(PUC DP) is to implement the comprehensive vision of the O'ahu
General Plan through policies and guidelines that reflect the
unique conditions, geography, and concerns of the Primary
Urban Center PUC. The General Plan calls for the PUC (along with
‘Ewa-Kapolei, and to a lesser extent Central O‘ahu) to absorb
the majority of population growth and new development on the
island. The PUC DP is updated through a detailed public process
that ultimately informs zoning, infrastructure investments, and
other City codes and standards.

Purpose and Authority
The General Plan and Development Plans

The General Plan is the island’s primary policy document
that describes key long-term objectives of the community. It
addresses a broad range of important topics such as land use,
transportation, economic development, infrastructure, and
natural resource management. While the General Plan puts
forward Policy direction for the whole island of O‘ahu, the island
is further divided into eight primary planning regions, including
the Primary Urban Center. Each of these planning regions has
its own long-range document, either a Development Plan (DP)
or Sustainable Communities Plan (SCP), so termed depending on
whether a region is actively planned for growth (DP), or is a rural
or mature community expecting little expansion (SCP). The eight
planning regions on O‘ahu include: The Primary Urban Center,
Central O‘ahu, ‘Ewa, Wai‘anae, North Shore, Ko‘olau Loa, Ko‘olau
Poko, and East Honolulu. Of the eight planning regions, only the
PUC and ‘Ewa have DPs, with the remainder of the areas covered
by SCPs. A Revised General Plan was adopted by the City Council
in April 2022.
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Authority of the Development Plan

Development Plan authority, like that of the General Plan, derives
from the Honolulu City Charter, which requires their preparation
to guide “the improvement and development of the city.” While
these plans are not themselves regulatory documents, they
establish the broad policy context for the land use and budgetary
actions that determine how the urban environment evolves. All
public improvement projects, parcel subdivisions and zoning
changes are required to be consistent with both the General Plan
and the DP or SCP of the region in which they are located.
All DPs and SCPs are developed through a process of community
outreach, interviews, research, and engagement over a sustained
period, and are adopted by City Council Ordinance. The DPs and
SCPs have a planning horizon of approximately 25 years.

Land Use Planning and Management

The City and County of Honolulu (the City) has a three-tier
planning system that guides the island’s growth and development.
In addition to the two tiers described above of (1) the General
Plan and (2) the eight DPs and SCPs, a third tier (3), is composed of
implementing regulations including the City’s Land Use Ordinance
that details the specific uses and development standards that
are allowed on each property; the Capital Improvement Program
that funds projects and infrastructure; and certain functional
plans required by the City Charter. All three tiers work together to
coordinate land use management on O‘ahu, within the purview of
the City.
Other supporting plans include adopted policy guidance
documents like Honolulu’s Age-Friendly City Action Plan and
the O‘ahu Resilience Strategy, and other functional and facilities
planning not required by Charter. The City also partners with the
semi-autonomous Board of Water Supply (BWS) to align policies
with the BWS Watershed Management Plans that correspond to
the island’s eight planning regions and collectively comprise the
Hawai‘i Water Plan.

How is the PUC DP Used in Decision
Making?

Just as the General Plan sets the broad development
strategy for the island as a whole, the PUC DP
details this vision further for future development in
the PUC. The City Council will refers to its policies
for guidance when making important decisions
regarding land use and development, such as rezoning or discretionary project approvals. Moreover,
any projects or infrastructure needs identified in
the PUC DP may be added to the City’s Capital
Improvements Project list or merit further evaluation
through City-initiated specific planning. City agencies
and the Planning Commission also use the Plan in
making recommendations regarding discretionary
land use approvals.
The PUC DP contains a broad range of policies,
each describing a desirable outcome. However, it is
unlikely that all policies will be relevant to any one
decision. City Council and City agencies must weigh
and balance applicable policies and input from
the community and other City and State agencies.
In cases where there are competing directions
embodied by different policies, or subset Area Plans,
City Council may choose the direction it believes best
embodies the PUC DP as a whole, and is in keeping
with the General Plan.
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Update Process
Why Update this Plan?

Honolulu’s City Charter provides that the regional plans (DPs and
SCPs) are to be updated to respond to changes in community
priorities and conditions on the ground on a schedule to be
determined by the Planning Director of the Department of
Planning and Permitting (DPP). The adopting Ordinances for the
regional plans have typically stipulated the interval between the
start of each new review cycle as five years, however, this and
other more recent plans recommend a ten-year interval. The last
PUC DP was adopted in 2004.
Today’s PUC faces a set of challenges that have evolved since
then. A few crucial changes among many others:

•
•

•

1
2

Rents in Honolulu increased by over 20 percent between
2009 and 2019, placing the city among the top ten most
expensive rental markets in the United States 1.
Potential sea level rise impacts in the PUC are projected to
be disproportionately higher than elsewhere in the State
due to the high density and high value of development on
the region’s low-lying coastal lands.
Highways are anticipated to become more congested, as
the number of daily trips made by residents island-wide is
expected to increase by 27% from 2007 levels to the year
20352.

These issues and others make this a timely update for the
PUC DP. The goal of this Plan update is to help ensure that the
PUC has the policies in place to fulfill the vision of the O'ahu
Genreal Plan in the face of changing conditions, and to ensure
that the PUC remains a thriving community for its residents,
workers, and visitors. This Plan, as previously stated, has a
planning horizon of roughly twenty-five years. A notable
exception is the policy discussion on planning for climate
change and sea level rise, which necessitates a further look
ahead.

Engagement Summary

The sustained participation of the PUC community has proven
crucial to the Plan’s development. The primary objectives of
the engagement process are to:

•
•

Craft a plan based on community priorities and input

•
•
•

Invite a diversity of community voices to be heard

Encourage broad demographic and geographic
representation
Provide a range of opportunities for input

To facilitate community participation, the City hosted a series
of pop-up events, community workshops, and other meetings,
and regularly updated its project site to notify the community
of upcoming activities and events. The engagement process
was far-reaching and consisted of:

•
•
•

Dozens of stakeholder and agency interviews

•

Multiple online surveys including topics on
neighborhood character, sea level rise planning, and
COVID-19 recovery

•

A “Vision Forum” and the development of Plan “Guiding
Principles” through community input

•
•
•

Several rounds of land use workshops

30+ “Pop-up” workshop booth events around the PUC
A statistically valid community survey with over 1,000
responses

Plan review workshops
A Public comment and revision period (Public Review
Draft, We Are Here)

Ensure community support for, and ownership of, the
Plan

Hawai‘i Housing Planning Study (DBEDT, 2019)
CMP Study of Congestion Levels on O‘ahu (OMPO, 2011)

DRAFT

Primary Urban Center Development Plan | 3

Vision + Context
Honolulu’s Primary Urban
Center
The (PUC) is home to about 440,000 people and is the most
populous of O‘ahu’s eight regional plan areas. The PUC stretches
from Wai‘alae-Kāhala to Pearl City extending along a portion
of O‘ahu’s southern coast, mauka to makai, from the top of the
mountain watersheds to the shoreline.
The PUC includes major economic activity hubs, from the
Downtown and Civic Centers, to the island’s primary resort
area, Waikīkī. It is also home to neighborhoods old and new,
reflecting O‘ahu’s diverse community and rich culture. The PUC
has a beautiful natural setting including geographic landmarks
such as Diamond Head and Punchbowl, as well as many well-used
parks and beaches, and cultural, educational, and governmental
institutions.
This updated iteration of the PUC DP provides a proactive
approach to growth that incorporates guidance through specific
land use policies, transit-oriented planning, and directed
infrastructure investment. Land use policies prize communityfocused design and character, elevate considerations of equitable
development, remain responsive to market conditions and
preferences, and respond to environmental conditions such as
climate change and sea level rise, resource management and
protection of sensitive ecological areas.
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How to Use this Plan
The Plan plays a critical role with regards to the location and
nature of growth in the PUC. Specifically, this is accomplished
through four primary Plan “tools:” 1) the Plan presents specific
goals and policies around growth, infrastructure, mobility, and
many other critical topics; 2) in-depth visioning and character
guidance for key 'focus' neighborhoods; 3) a map of "place types"
and corresponding description of the desired development form
and intensity in these various designations; and 4) a series of
topic-specific performance indicators to track progress on key
objectives. Together, these four elements sketch a framework for
the continued maturation and growth of the PUC.

Place Types. The Plan establishes a palette of place types

that describe the desired character and form for the built
environment, and retention of stable areas and is depicted on
the Plan's illustrative land use maps. These types identify the
pattern of land use and development intensity through the
PUC and define the overarching strategies to shape and direct
future development. The place types on the PUC DP maps are
not zoning; however they effectively communicate the general
density, intensity, and character of different use types to guide
future infill and growth.

Metrics.

Each Chapter includes measurable indicators that can
communicate progress towards the Plan Goals. While not every
Goals + Policies. The Plan includes and establishes clear
policy is quantifiable, the short set of chosen metrics address big
policies and actions to guide growth to appropriate locations,
themes in the Plan and can help us check in year over year how
communicate community preferences to owners/developers, and
well the plan is being implemented and identify where course
also provide guidance for infrastructure planning, transportation
corrections may be needed.
investments, outdoor amenities, and environmental planning for
resources and resiliency. The Plan uses the framework of “Goals”
or desirable big-picture outcomes, along with “Policies” and
selected "Priority Implementation Actions" that can help fulfill
the broad Goals.

Focus Areas Vision + Guidance. The Plan articulates

neighborhood-specific vision and priorities that can be used by
communities to seek the benefits, amenities, and services they
need. The plan includes “focus areas” where growth is expected
to occur/will continue to occur, and highlights areas where
investment is encouraged to meet the community’s vision for
vibrancy, housing choice, transportation choice, open space, and
livability.
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Key Principles
PUC DP Guiding Principles: The Vision for the PUC to 2040 and beyond
When creating this Plan the project team put forward a set of “guiding principles” to shape the Plan goals and policies with the intent of reflecting back important values of the community. To that end this set of principles was refined
in an iterative process through feedback at workshops and via outreach activities. The following is a summary of the key principles that inform this Plan. While not policies in and of themselves, these principles are the broad themes
woven throughout and provide a vision for how to grow in the PUC.

1

2

3

Enhance Complete Neighborhoods.

Focus on Sound Infrastructure.

Grow Sustainability Practices.

Support the PUC’s vibrant and distinct neighborhoods.
Create new, and enhance existing neighborhoods with
an appropriate mix of housing, well-maintained parks,
and community meeting places. Create greater access
to the retail, services, schools, and employment that
support the daily life of residents. Encourage compatible
architecture in historic areas and enhance neighborhood
character throughout the PUC.

Plan for and invest in functional, resilient, and wellmaintained infrastructure. Coordinate infrastructure
investments and new growth. Look for opportunities
to “dig once” when replacing aging infrastructure and
upgrading streets.

As development in the PUC becomes more dense,
make decisions and take measurable actions to reduce
carbon emissions, retain stormwater onsite, promote
green building and landscaping practices, increase
the urban tree canopy, reduce the urban heat island
effect, and increase natural areas. Focus higherdensity development in appropriate areas including:
Transit-oriented districts near rail or high-frequency
bus service, along walkable mixed-use corridors, and in
other centers of activity and commerce.

4
Provide High-Quality Parks
+ Outdoor Spaces.

Maintain and create quality parks, open spaces and
natural areas. In highly urban areas, provide trees,
public gathering spaces, linear parks, and community
gardens. Encourage community involvement and
creative design for public and recreation space in new
development. Recognize and advance the ecological
value of parks as serving multiple functions such
as migratory habitat for wildlife, and stormwater
sequestration.
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5

6

7

Increase Agency Coordination.

Create Housing Solutions.

Expand Economic Diversity.

Bolster inter-governmental collaboration and
partnerships between City agencies and State agencies
to solve cross-cutting challenges such as housing
affordability, transportation safety, sea level rise and
climate change adaptation, and economic development.
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Champion policies that result in safe, healthy, and
affordable housing options. Actively seek to expand
the diversity of housing choices in the PUC to relieve
housing shortfalls and meet the needs of residents.
Continue to expand efforts and programs to address
the causes of homelessness.

Retain sufficient industrial land and office uses to
support and expand economic activity in the PUC,
especially near the airport, harbor, and downtown
business districts. Encourage and attract emerging
industries through allowing for increased mixeduses, co-working environments, and flexible spaces.
Promote the PUC’s vital role in commercial, industrial,
transportation, and government functions, and as the
Pacific’s leading business and travel destination.

8
Create a Healthy, 'Age-Friendly' PUC
for Kūpuna to Keiki.

Support strategies from the City’s Age Friendly
Honolulu Action Plan to provide abundant services and
safe gathering places that serve all ages. Encourage
new development to pursue ‘universal design’
principles for all age groups and users. Create policies
and guidelines to support public health and to invest in
neighborhoods equitably. Foster a sense of community
and care for our neighbors.
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9
Enhance Multi-Modal Transportation.

Improve the quality and safety of the pedestrian
environment and continue to expand safe facilities for
bicyclists. Acknowledge and plan for evolving mobility
choices, including shared mobility, electric vehicles,
and autonomous vehicles. Continue to provide world
class transit service through TheBus, TheHandi-Van,
and planned rail service. Maintain a balanced freight
network.

10
Prepare for Sea Level Rise
+ Climate Change.

Plan for and adapt to sea level rise and the root causes
of climate change in accordance with guidance from
the City’s Climate Commission and the best available
science, and work cooperatively to consider all available
options. Put in place a Climate Adaptation Strategy
that outlines capital improvements, infrastructure
assessments, development regulations, and other
measures needed to address the long term effects of
climate change and sea level rise.

11
Care for our Island Heritage.

Respect Native Hawaiian culture and knowledge and
celebrate the rich cultural diversity of the PUC. Build
upon the unique history, landmarks, and natural
environment of the PUC and preserve it for future
generations.

12
Mālama Honua.

Care for the earth by supporting resource conservation.
Recognize the gifts of the ‘āina as finite and in need
of protection and restoration, including, natural
resource and habitat areas, streams, beaches, and
forest watersheds that lead to the ocean. Protect
important views to provide a respite and connection to
nature. Protect drinking water, ocean resources, and
conservation lands.
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Housing
Provide an adequate supply of housing for residents through:
1. Concentrating new housing growth in complete
neighborhoods near transit, jobs, goods, and services.
2. Enabling and encouraging a greater variety of housing
types in the PUC, including middle density and midrise
residential, mixed-use redevelopment, and co-housing
that supports long-term affordability goals.
3. Strengthening the City’s Affordable Housing Requirement
and seeking additional affordable housing as a community
benefit.

Parks and Public Space
Connect people to their PUC parks by:
1. Prioritizing a connected system of multiuse paths, linear
parks, protected bike lanes, and pedestrian malls or
promenades as an evolution of the 'Lei of Parks' concept.
2. Promoting innovative urban open spaces like parklets,
flexible use plazas, and public/private partnerships in
dense and developing areas.
3. Creating a network of pedestrian-oriented Green Streets.
4. Improving the ecological function of urban parks and
beaches.

Placemaking + Growth

Create complete neighborhoods in the PUC by:
1. Continuing to reﬁne transit-oriented planning to enable
livable, walkable, station area neighborhoods with active
gathering places between home and work.
2. Supporting moderate -density mixed-use inﬁll along
reinvigorated bus transit-served commercial corridors.
3. Transforming single-use commercial districts into walkable
mixed-use destinations as appropriate.
4. Balancing continued change/intensification in Waikīkī and
elsewhere with climate change adaptation planning and
avoidance of hazards/environmentally sensitive areas.

What are the "big ideas?"

Mobility

Economic Development

Develop solutions to trafﬁc congestion and provide greater
mode choice for trips in the PUC by:
1. Implementing high-frequency bus service between
destination hubs, including rail.
2. Right sizing parking policies and minimums and adopting
other traffic management strategies in the PUC’s densest
areas.
3. Completing bicycle networks with a focus on protected/
separated lanes to increase multimodal travel.
4. Increasing availability of electric vehicle charging stations.

Grow a diversified economy in the PUC by:
1. Maintaining key PUC areas as primarily industrial near
the harbor/ airport and other important locations.
2. Supporting Downtown as a key center of innovation,
education, creativity, and a livable neighborhood.
3. Supporting a sustainable tourism economy in the PUC,
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and supporting Waikīkī as a liveable neighborhood.
4. Encouraging flexible work spaces and adequate
commercial space in new mixed-use developments
and increasing accommodation for telework and home
occupations in existing neighborhoods.

Healthy Communities
Support a healthy community by:
1. Implementing Age-Friendly recommendations for the built
environment, especially for safety, accessibility, and to
promote physical activity.
2. Expanding the community gardens program, adjusting
land use standards for community gardening, and
promoting access to local produce.
3. Promoting equitable development, meaningful community
benefits, and supporting green building practices.

Sea Level Rise
Respond to the growing threat of sea level rise to buildings,
homes, and infrastructure across the PUC by:
1. Applying hazard overlays for the 3.2’ sea level rise impact
area (SLR-XA) and 6’ SLR and create tools for increased
adaptation requirements and design standards over time.
2. Developing inter-agency adaptation approaches for
shoreline and nuisance ﬂooding impacts at the coastline
and in backshore areas.
3. Engaging the community in near- and long-term adaptation
choices (i.e. regulatory changes, impact avoidance
measures, and natural or engineered mitigations/
adaptations).

Water Resources
Promote integrated watershed management goals by:
1. Supporting a One Water framework for inter-agency water
management/infrastructure collaboration, especially for
adapting to climate change and sea level rise.
2. Pursuing an integrated approach to stormwater inﬁltration
and flooding management through multiple solutions
including green streets, low impact development, park
retention basins, and stream improvements running from
the mountains down to the ocean.
3. Continuing to improve coordination of wastewater
infrastructure and land use planning.
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