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Growth + Development

Policy GD-1.1: Focus higher intensity 
mixed-use development and supporting 
public infrastructure around rail stations.

Policy GD-1.2: Create mixed-use TOD 
neighborhoods with meaningful character 
and a sense of place.

Policy GD-1.3: Facilitate the evolution of 
shopping malls and big box retail near rail  
stations from isolated single-use centers 
into true gathering places.

Policy GD-1.4: Refine the discretionary 
TOD permitting process to balance higher-
density entitlements with commensurate 
community benefits.

GOAL GD-1:  
Direct Higher Density Growth 
to Mixed-Use Transit Oriented 
Development (TOD) Areas.  

Policy GD-2.1: Support mixed-use infill 
redevelopment and increased bus service 
along key underutilized commercial 
corridors.

Policy GD-2.2: Promote moderate-
scaled residential infill while preserving 
affordability in mixed-density 
neighborhoods.

Policy GD-2.3: Invest in long-term growth 
in commercial corridors and mixed-density 
neighborhoods outside of the Sea Level 
Rise Exposure Area (SLR-XA).

Policy GD-2.4: Provide green space/
landscaping improvements in mixed-
density in-town neighborhoods, especially 
those lacking parks.

GOAL GD-2:  
Invest in Bus Transit-Supportive 
Corridors and adjacent Mixed-
Density neighborhoods.  

Policy GD-3.1: Allow gradual addition of 
house-form multiunit dwellings and small 
apartment buildings near lower-intensity 
commercial corridors.

Policy GD-3.2: Continue to improve 
multimodal access and connectivity in 
lower-density neighborhoods.

Policy GD-3.3: Maintain the lower 
intensity character of valley/ridge and 
near-town neighborhoods.

Policy GD-3.4: Improve infrastructure 
capacity planning for areas of low to 
moderate growth to meet demand for 
ADUs and modest infill development.

GOAL GD-3:  
Plan for Context-Appropriate 
Infill and Redevelopment in 
Lower-Density Places. 
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Chapter 1. Growth + Development

Policy GD-4.1: Continue to discourage 
new development beyond the Urban 
Growth Boundary and on very steep 
slopes.

Policy GD-4.2: Decrease building and 
structure encroachments on streams and 
wetlands (except for those essential to 
flooding control).

GOAL GD-4:  
Avoid Development in Sensitive 
or Protected Areas and on Steep 
Slopes. 

Key Outcomes
The PUC DP establishes a direction for future 
growth that builds upon Honolulu’s unique 
character, culture, climate, and setting. The vision 
for the PUC has the majority of new growth 
focused in active, transit-rich areas, while the 
character and scale of other neighborhoods is 
maintained through smaller improvements and 
lower-density infill. The majority of growth in 
the PUC will be guided to align with rail transit 
service and new investments that improve 
transportation choices for residents. Transit-
oriented development in rail station areas will 
be a key contributor in delivering new affordable 
housing units through the City’s affordable 
housing requirements, allowing more residents to 
live and work in town.
Planned growth in desired locations will be 
made possible through key public infrastructure 
projects and greater agency coordination. DP 
policies guide growth in order to avoid adverse 
environmental impacts, increase compactness 
in the core of the PUC around retail, jobs, and 
services, and support this growth with multi-
modal transportation options. Oʻahu’s General 
Plan calls for the full build-out of the PUC in order 
to reduce the effects of sprawl into rural areas; 
to achieve this aim, it is important that urban 
environments be developed so that they are 
livable, attractive, affordable, and offer a high 
quality of life for residents. 

Policy GD-5.1: Make equitable public 
investment a priority in all functional 
planning through ongoing evaluation 
of corridors and neighborhoods with 
deficiencies in basic services and 
amenities.

Policy GD-5.2: Manage the broader, 
indirect impacts of high-density 
development and growth on adjacent 
communities through focused effort and 
sustained attention.

Policy GD-5.3: Support and maximize 
high-quality affordable housing in 
redevelopments on public lands.

Policy GD-5.4: Align infrastructure 
upgrades and expansions with growth 
areas.

GOAL GD-5:  
Manage Growth and Public 
Investment for the Benefit of all  
PUC Residents.   
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Setting the Stage
The PUC experienced considerable growth with the addition of almost 30,000 people in 5,000 households 
between 2000 and 2015, yet in the past several years, the PUC has mirrored the island-wide trend of a net 
outflow of population. However, in the longer term, a variety of factors are expected to contribute to continued 
growth in the PUC, including a current housing shortfall and high housing demand for new residential units, 
economic growth across a variety of sectors including professional and business services and healthcare, and 
new opportunities for growth and mixed-uses along the rail corridor, and new attention to other mixed-use/
commercial corridors within the PUC. Currently, there are many ongoing and planned development projects 
in the PUC, including:

• Mixed-use and residential projects located in the Ala Moana Neighborhood TOD Plan area;

• Redevelopment of Mayor Wright public housing into a mixed-income, mixed-use neighborhood, and other
major HPHA projects;

• A series of plans and proposals on publicly owned lands, most notably the redevelopment of Aloha Stadium
into the New Aloha Stadium Entertainment District (NASED);

• The proposed relocation of the O‘ahu Community Correctional Center (OCCC) to Hālawa and potential
redevelopment of its current Kalihi site;

• The completion of redevelopment in Kaka‘ako, including mixed-use and residential highrises, commercial
spaces, and additional public open space.

Looking Ahead
Modern-day urban challenges such as worsening automobile traffic and housing shortfalls, have renewed 
interest in walkable places and compact lifestyles. Mixed-use places where daily destinations are within walking 
distance to one another make it possible to live, work, learn, and recreate in the PUC while minimizing reliance 
on private automobiles. Ongoing transportation investment in rail and connecting public transportation modes 
will spur the development of mixed-use places and infill along the rail line and contribute to a network of 
vibrant PUC corridors. The Plan's policies address this anticipated growth so that it contributes to complete 
communities with a balance of uses, amenities, outdoor spaces, and good connectivity. Additional policies 
concerning placemaking, the environment, building form and character, historic and cultural preservation, and 
the overall look and feel of places around the PUC are also outlined to support and maintain the unique sense 
of place in communities across the PUC. 
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Chapter 1. Growth + Development

Urban pattern shifts over time in the PUC
Early urban development patterns in Honolulu mostly remained compact and focused around the areas 
that now comprise Chinatown, Downtown, and the Civic Center. In the early 20th century, the PUC 
expanded outward following a series of now-defunct streetcar lines, which reinforced a fine-grained, 
mixed-use pattern of transit and services. 

Beginning in the 1950s, development patterns in the PUC became increasingly sprawling and characterized 
by rapid growth. In 1953, Honolulu’s first limited access highway opened, the Mauka Arterial, which 
extended along a portion of what is now the H-1. The widespread adoption of the private automobile 
made it possible to expand residential neighborhoods in less connected areas and increase development 
on steeper terrain and further away from other uses. These new subdivisions were far more homogenous 
in their land use mix compared to older neighborhoods. Streetcar lines that existed near Downtown and 
near-town locations at this time were not extended to the new development areas. 

Freeway construction continued with the creation of Interstate H-1 and extensions to Pearl City and 
Wai‘alae in the early 1960s. As a result, development in the 1970s through the early 2000s continued by 
and large to separate uses, with residential neighborhoods and commercial shopping centers growing 
in geographically separated, auto-oriented patterns with little emphasis on mixed-uses and walkability.  
The 1970s and 1980s saw the development of large public housing projects, an intensified Waikīkī, and 
more new subdivisions to the west.

A counterpoint and partial response to the tendency toward sprawl in the past half-century or more, 
has been the long-standing, since the 1970’s, General Plan strategy to “keep the country, country” by 
focusing growth in the primary and secondary (Kapolei) urban centers of the island. The directive to 
maintain the rural areas and build out a compact urban core is a policy that is maintained to the present 
day. This Plan’s policies strongly support minimal growth in rural, agricultural, and preservation areas on 
O‘ahu by continuing to direct growth in population, and growing and retaining jobs, to the PUC.
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Relationship between the City's Development Plans and Future 
Growth
The City's Development Plans play a critical role with regards to the location and 
nature of growth on O‘ahu. Specifically, the PUC DP presents "place types" (land uses 
and intensities), neighborhood character vision, and growth policies that together 
sketch a framework for the continued maturation and growth of the PUC:

1. Growth Approach. The Plan establishes clear policies and actions to guide growth
to appropriate locations, communicate community preferences to landowners
and developers, and lead the way for well-ordered infrastructure planning.

2. Place Types. The Plan establishes a palette of place types that describe the
desired character and form for the built environment, and the retention of stable
areas. These types identify the pattern of land use and development intensity
throughout the PUC and define the overarching strategies to shape and direct future
development.

3. Focus Areas Visioning. The Plan articulates neighborhood-specific vision
and priorities, which can be used in guiding communities to obtain the benefits,
amenities, and services they prioritize. These visions point to areas where growth
can occur to meet the community's desire for vibrancy and livability.

Taking a Proactive Approach to Growth
This Plan seeks to provide a proactive approach to growth that:

• Incorporates stronger guidance through transit-oriented planning, geographically
specific land use policy, and directed infrastructure investment;

• Prizes community-focused design and character and elevates considerations of
equity;

• Remains responsive to market conditions and preferences; and

• Responds to environmental conditions such as climate change and sea level rise
through integrated planning, proactive resource management, and conservation.
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How Does the Development Plan Get Us There? Related Policies
Policy PL-3.5: Conduct focused corridor 
planning and improvements.

Policy H-1.1: Incentivize residential infill 
development in transit-accessible planned growth 
areas.

Policy H-1.2: Encourage a greater variety of 
housing types, including middle-density housing.

Policy PPOS-1.3: Seek opportunities to create 
new parks in high-density and growing areas. 

Policy MC-1.2: Continually improve public 
transit service in PUC neighborhoods and corridors.

Policy SLR 2.1: Plan for priority growth areas 
outside of the 3.2’ SLR-XA and 6’ SLR.

Policy SLR 3.4: Monitor ongoing impacts within 
the SLR-XA for ongoing updates to development 
regulations that implement adaptation.

Policy ED-1.1: Accommodate commercial job 
growth in dense, transit-rich locations.

Catalyzing intense growth around key rail stations. 
By supporting on-going TOD and transit-focused planning with detailed implementation actions, the Plan focuses 
the highest intensities and majority of new growth around frequent transit, daily services, and activity centers. Bus 
and rail-oriented development is critical as the PUC intensifies, while simultaneously adapting to sea level rise and 
other climate related constraints. Concentrating higher-intensity growth in this manner takes advantage of mobility 
access and supports mixed-use neighborhood development with meaningful character and a sense of place. 

Enabling affordable housing and mixed-use redevelopment along existing transit-served corridors.
The PUC DP supports stimulating infill redevelopment along underutilized corridors such as King and 
Beretania Streets, highlighting moderate-density mixed-use corridors outside of the TOD areas. The Plan 
calls for expanded infrastructure capacity in most Focus Areas (See Chapter 3) to support this growth. As 
redevelopment creates opportunities for improved housing quality and affordability, compatibility with 
surrounding uses is maintained through density transitions and context-sensitive design. Neighborhood-scale 
mixed-use development is envisioned along vibrant “main streets” such as Kapahulu and Wai'alae Avenues, as 
well as through infrastructure investments in underdeveloped commercial corridors. 

Constraining growth to sustainable, minimal-hazard locations.
The Plan's policies focus on growth that it is environmentally sound, equitable, and well suited to Honolulu’s 
climate. The Plan’s land use designations guide development away from hazards and sensitive natural 
environments, and DPP’s long-standing Urban Growth Boundary policy discourages building beyond currently 
designated residential areas, protecting upper forest areas and avoiding excessive development on steep 
slopes. The Plan also calls for establishing buffers to control flooding and improve maintenance and habitat 
along stream edges. Projected sea level rise impacts are incorporated into the planning framework, and gradual 
changes to land use regulations are expected to control growth in areas heavily impacted by rising sea levels 
and chronic flooding.

Managing growth for the benefit of all residents. 
Through ongoing implementation of TOD plans, this Plan seeks to generate improvements for communities, 
prioritize equitable public investments, and coordinate infrastructure closely with new development. This 
Plan further identifies Focus Areas for future planning efforts that are scaled appropriately to the degree of 
change anticipated in a given neighborhood, corridor, or center. The Plan also calls for developing targeted 
improvements such as to parks access, sidewalks, drainage, and safety enhancements, and by pursuing 
increased funding for neighborhood-scale projects such as public art, gateways, and facade improvements.

DRAFT



18 | Primary Urban Center Development Plan

Vision Map: Growth 
and Development

Associated Metrics & Indicators
GD #1: % of residents within ¼ mile of rail or bus-priority 
service
Goal: Increase to 75%
2020 baseline: XX,XXX residents (X%)

GD #2: Number of households in the PUC
Goal:  Increase # 
2020 baseline: 90,000

rail
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Chapter 1. Growth + DevelopmentPART 1: Complete + Diverse Communities
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Partners:
• DPP
• State Agencies
• Major land 

owners

The completion of rail will give a significant boost to the mobility and housing choices available 
in the Primary Urban Center. The significant public investment in rail attracts urban development 
that can benefit from the proximity to rapid transit and its ridership, revitalizing neighborhoods. 
Increases in redevelopment in these areas also provides an opportunity to create benefit for both 
new and existing area residents in the form of greater amenities, uses, and designs that best serve 
the community.  Since densification is projected in both the near and midterm for TOD rail areas, 
continued investment and planning holistically for phased infrastructure is essential.
 

Priority Actions:
Long-Range Land Use/Master Planning within Station 
Areas. Continue working with public and private property 
owners to develop long-range plans for the location and 
scale of growth within TOD Special District areas. 

Advanced Infrastructure Planning. Continue to 
identify & prioritize catalytic investments necessary to 
stimulate growth in these areas through comprehensive 
infrastructure master planning. 

Other Actions:
• Develop guidance in partnership with HART for integrating transit stations into planned adjacent 

developments.

Goal GD-1. Direct Higher Density Growth to Mixed-Use Transit-Oriented Development (TOD) Areas

Timeline

Policy GD-1.1: Focus higher intensity mixed-use development and supporting public infrastructure 
around rail stations.

Midrise housing built near a planned rail station

TRANSIT-ORIENTED DEVELOPMENT POLICY FRAMEWORK:TRANSIT-ORIENTED DEVELOPMENT POLICY FRAMEWORK:
1. 1. Enable a mix of land uses;Enable a mix of land uses;
2. 2. Enable higher densities;Enable higher densities;
3. 3. Eliminate or reduce minimum off-street parking requirementst;Eliminate or reduce minimum off-street parking requirementst;
4. 4. Encourage travel by non-automobile transport;Encourage travel by non-automobile transport;
5. 5. Encourage a mixture of market-rate and affordable housing;Encourage a mixture of market-rate and affordable housing;
6. 6. Encourage public-private partnerships in such development;Encourage public-private partnerships in such development;
7. 7. Utilize form-based zoning, exemptions, or other alternatives from existing Utilize form-based zoning, exemptions, or other alternatives from existing 

development regulations, and develop other incentives;development regulations, and develop other incentives;
8. 8. Encourage activity at defined community corridors, nodes, and centers; Encourage activity at defined community corridors, nodes, and centers; 
9. 9. Encourage public input in the design of each transit station so each station Encourage public input in the design of each transit station so each station 

reflects unique community design themes, history or landmarks.reflects unique community design themes, history or landmarks.

Partners:
• DPP
• ENV
• DFM
• DDC
• DTS
• BWS
• State 

partners
• HECO
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Goal GD-1. Direct Higher Density Growth to Mixed-Use Transit Oriented Development (TOD) Areas

Other Actions:
• Encourage large developments to include outdoor public areas and amenities such as meeting rooms,

classrooms/studios, and room for arts institutions.
• Ensure that the TOD zoning allows for co-working spaces, live/work dwellings, and other flexibility in land uses.
• Permit creative and temporary uses, including interim uses, pop-up restaurants & food trucks, and public art (as

compliant with any Special District guidelines).
• Incorporate TOD density bonuses into future infrastructure capacity planning and modeling for adjacent

areas.

A livable urban community is one with abundant variety and choices – choice of convenient transportation 
modes, a variety of shopping and dining options, choice in housing types and designs, and a variety of public 
gathering places. As the City’s TOD Neighborhood Plans demonstrate, implementing TOD is not “one size 
fits all.” Transit-oriented places should be unique and sensitive to the existing neighborhood character. A 
successful transit-oriented district provides opportunities for improved mobility, accessibility, and more 
active public spaces. Neighborhoods should include informal opportunities for gathering and socializing, 
recreation, and participating in community life.

Priority Actions:
Requiring Complementary and Active Uses. 
Encourage and attract complementary retail uses 
and amenities on sites adjacent to or integrated with 
the rail stations, particularly day care centers, food 
markets, pharmacies, and other daily services. 

“Key Streets” Policy Implementation. Continue 
implementing the Key Streets requirements for 
active ground floor uses on key transit-adjacent 
streets. Extend Key Streets requirements to require 
active uses at additional intersections over time. 

Timeline

Policy GD-1.2. Create mixed-use TOD neighborhoods with meaningful character and a sense of place.

Pickleball courts provide opportunities for neighborhood gathering and recreation 

Partners:
• DPP
• DTS
• DDC

Partners:
• DPP
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Goal GD-1. Direct Higher Density Growth to Mixed-Use Transit Oriented Development (TOD) Areas 

Other Actions:
• Work with developers to effectuate redevelopment of big-box retail within new, higher-density developments such

as multistory retail or mixed-use retail with office or residential above.
• Allow a broad range of high-density residential and commercial uses in TOD zones above existing regional malls.
• Integrate employment and service uses beyond retail in older commercial centers, such as tech, health care, arts

and culture, or other active commercial space uses.
• Consider allowing flexible uses for commercial retail centers outside of TOD Plan areas.

As brick-and-mortar retail demand and commercial uses continue to shift, provide older retail centers in TOD 
Plan areas with additional land use flexibility and a framework for enhancing their character to ensure that they 
are positioned for success over the next 20 years and beyond. Introducing new residential, civic, and office uses 
into commercial and warehouse districts adjacent to rail will enliven TOD Plan areas and create mixed live/work/
play environments.

Priority Actions:
Active Frontage Requirements.  Fulfill active frontage 
and Pedestrian-Oriented Design requirements for 
redevelopment of commercial uses in TOD Plan areas, 
to eliminate expansive blank walls and to maintain an 
active streetscape.

RETHINKING THE POTENTIAL OF MALLSRETHINKING THE POTENTIAL OF MALLS

Many of the major shopping malls and commercial centers in the PUC were built in an era of 
more abundant and less expensive land, and less traffic congestion. However, the concept of 
retrofitting single-use (retail) malls  has been gaining traction in recent years.  Larger malls and 
aging commercial centers at different point in their lifespans will likely continue to diversify 
their uses to include more full service dining, grocery and other daily retail, entertainment 
uses, or residential towers.  Smaller malls and centers could adapt their auto-oriented 
environments into more active neighborhood centers over time through design retrofits that 
prioritize pedestrian friendliness, compact buildings, and attractive public spaces.  

Timeline

Policy GD-1.3: Facilitate the evolution of shopping malls and big box retail near rail stations from 
isolated single-use centers into true gathering places. 

Construction near the Ala Moana Center

Partners:
• DPP

DRAFT



Primary Urban Center Development Plan | 23

Chapter 1. Growth + Development

Other Actions:
• Include a community benefits prioritization list in future Special Area Plans to guide the benefits desired from new development in these areas and corridors.

In anticipation of completion of the rail line, the City has been conducting community-scale planning for 
development and improvements along the transit route for the past decade or more. A key component of this 
planning work has been to establish a program whereby taller and denser development than the baseline allows 
would be permitted under TOD zoning in exchange for tangible improvements to the project site and surrounding 
areas (known as "height/density bonuses" for commensurate "community benefits"). During the TOD Neighborhood 
Planning process, communities identified items such as affordable housing, improved parks and public spaces, street 
and roadway investments, and multimodal transportation facilities as some of their highest priorities. The City may 
negotiate those or other similar infrastructure improvements as community benefits, if a project is seeking height 
and/or density bonuses. These projects are realized through project reviews, community vetting, and are subject to 
City Council approval. 

Priority Actions:
Enhanced Community Benefits Processes. Seek to continually improve 
outcomes by: 
• Conducting a periodic assessment of community benefits generated

by IPD-T and other TOD projects.
• Consider establishing a minimum valuation per square foot

of community benefits that is expected from new residential,
commercial, and hotel development, and adjust as needed.

Equitable Development Scorecard. Adopt or develop a community-
based equitable development scorecard to quickly and efficiently 
advise community members of potential impacts of proposed 
developments. Develop clear expectations for community benefits 
levels and establish a more standard framework for granting bonuses.

Timeline

High density tower in Kaka'ako with grocery and other commercial space

Partners:
• DPP
• Community

groups/
partners

Partners:
• DPP
• State

agencies
• Community

groups/
partners

Goal GD-1. Direct Higher Density Growth to Mixed-Use Transit Oriented Development (TOD) Areas 

Policy GD-1.4: Refine the discretionary TOD permitting process to balance higher-density entitlements 
with commensurate community benefits.
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Mixed-use corridors with housing, offices, and retail, support multi-modal transportation, can 
minimize commute times, and provide flexibility for changing economic landscapes and space-type 
needs. Honolulu has historically included many scales of mixed-use environments, and many parts 
of the city already include mixed-use areas. As the PUC grows, mixed-use corridor development 
offers opportunities to accommodate growth without expanding into natural and rural areas, and 
while delivering new housing and business opportunities and nearby services and amenities in 
established communities.  Mixed-use places typically occur along important corridors or at the edges 
of residential-use neighborhoods. Updates to the zoning code can help revitalize existing mixed-use 
places while encouraging the development of new mixed-use areas.

Priority Actions:
Bus Priority Planning. Continue to plan for bus-priority 
and enhanced transit in the mid to long term along 
mixed corridors such North/South King Street, Beretania 
Street, University Avenue, and the full length of Kapi'olani 
Boulevard. Work to increase bus frequency and upgrade 
transit shelters along Town and Near-Town Corridor place 
types. 

Catalytic Improvements. Identify and implement catalytic 
investments along and adjacent to mixed corridors including 
streetscape improvements, pedestrian/bicycle improvement, 
new park/green infrastructure, sewer upgrade, and signage. 
Use catalytic transit, roadway, and mobility improvements to 
propel mixed-use development, and identify both quick-build 
and long-term projects.

Other Actions:
• Advocate for the inclusion of key census tracts along PUC bus-priority corridors in the next round of the ‘Federal Opportunity’ Zones program.
• Consider requiring transit supportive densities in bus-priority areas through minimum performance standards.

Goal GD-2: Invest in Bus Transit-Supportive Corridors and Adjacent Mixed-Density Neighborhoods.

Timeline

Policy GD-2.1: Support mixed-use infill redevelopment and increased bus service along key 
underutilized commercial corridors.

   King and Beretania Streets are major PUC thoroughfares that could support infill housing.

Partners:
• DTS
• DDC
• DPP

Partners:
• DTS
• DPP
• DDC
• ENV
• DFM
• DPR
• BWS
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Existing mixed-density neighborhoods, such as Makiki and Mō‘ili‘ili in the urban core continue to densify over 
time. These neighborhoods generally include moderate to high density apartments along with older lower 
density residential and with little to no mixed uses away from major thoroughfares. In these neighborhoods, 
larger buildings are juxtaposed with walk-up apartments and single-family homes, in a wide range of 
styles and ages, with varying scale, height, and bulk. Although no recent area planning has taken place in 
these neighborhoods, these locations nonetheless possess features that are attractive for redevelopment. 
Opportunities include underutilized parcels, reasonable proximity to commercial centers, educational 
institutions, and medical facilities, above average transit service, minimal hazard exposure from sea level 
rise, and wastewater infrastructure that is adequate for moderate numbers of new units and businesses. Due 
to these assets, these neighborhoods will attract development interest over time, and so it is crucial that this 
growth is guided so as not to decrease quality of life for existing residents, but to add to visual cohension, 
improve sidewalk and public infrastructure conditions, and increase neighborhood amenities.

Priority Actions:
Small lots. Continue to resolve approvals complexity for 
small-lot redevelopment. 

Other Actions:
• Develop incentives for renovation and rehabilitation of

multifamily walkups and small apartment buildings
• Continuously review standards to enable small lot redevelopments in lower-intensity residential place types

and to support infill on small lots.

Goal GD-2: Invest in Bus Transit-Supportive Corridors and Adjacent Mixed-Density Neighborhoods.

Timeline

Policy GD-2.2: Promote moderate-scaled residential infill while preserving affordability in mixed-
density neighborhoods.

Mixed density PUC neighborhoods offer mid-scale housing options

Partners:
• DPP
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Goal GD-2: Invest in Bus Transit-Supportive Corridors and Adjacent Mixed-Density Neighborhoods.

Other Actions:
• Coordinate infill redevelopment projects on City-owned properties.
• Identify and create a geographic catalog of underutilized sites. Share these infill opportunities  

with non-profit developers.

Frequent exposure to flooding degrades buildings and utilities through structural damage and 
corrosion. Any residential or commercial structures or buried utilities that experience frequent or 
sustained flooding, particularly from contaminated floodwaters, face long-term challenges. The 
scale of the risk posed by sea level rise to the PUC is now evident through exposure mapping at 
the state and county level. Retrofitting existing buildings and requiring re-development to meet 
enhanced resiliency standards will be essential, as will strategies to reduce future adaptation needs 
by investing in directed growth areas outside of the SLR-XA. Accordingly, the City should prepare 
to invest in infrastructure in areas that are less impacted by passive flooding, as well as investing in 
adaption actions for areas that are already dealing with these challenges. Larger individual projects 
often serve as a catalyst for nearby projects, and sufficient infrastructure and neighborhood 
planning should be in place to guide new growth areas.

Priority Actions:
Infill Development Incentives. Develop focused 
planning incentives, infrastructure fee waivers, tax 
abatement, or subsidies for infill development and 
building rehab and reuse.

Infill Design Guidelines. Develop design guidelines 
and development standards for Town and Near-Town 
Mixed-Density Areas to ensure that new affordable 
and mid-rise apartments on mixed-use/commercial 
streets have pedestrian-oriented active frontages. 

Timeline

Policy GD-2.3: Invest in long-term growth in active commercial corridors and mixed-density 
neighborhoods outside of the Sea Level Rise Exposure Area (SLR-XA). 

Partners:
• DPP

Partners:
• DPP
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Many mixed-density neighborhoods have substantial numbers of advanced age buildings and have not 
experienced much recent private investment. Therefore, it is crucial that both public and private investments 
be made deliberately to improve the character and quality of life in established neighborhoods by paying 
attention to deficiencies in open space quantity and quality. Coordinated multi-agency facilities planning is 
cruicial to help the City prioritize key improvements such as repaved streets, new sidewalks, or street trees. 
The Complete Streets program, planning for Green Streets, and other planned improvements to the public 
realm should include among their considerations the open space deficiences of existing neighborhoods. The 
City also requires new residential developments to provide improvements such as street trees, landscaping, 
and green space and should discourage in-lieu fees in favor of providing open space improvements, with 
attention to maintenance programs. 

Priority Actions:
Design Guidance. Encourage commercial projects located 
on corners to include courtyards, plazas or other semipublic/
public usable open spaces that can serve as conveniences to 
residents, visitors, or passersby. Projects that do not provide 
usable open space should ‘hold the corner’ by placing the 
building façade near the lot line at corner.

Neighborhood Green Streets. Identify locations for public 
capital improvements, particularly sidewalk widening and 
reconstruction on collectors, coordinated tree planting 
projects, utility undergrounding, curb extensions, and 
swales, and include neighborhood green space access as a 
criteria consideration for placement and design.

Other Actions:
• Establish a threshold at which larger redevelopment projects must 

provide a net increase of green space (roof decks, green roofs, 
balconies, and similar would be counted).

• Adjust pavement coverage standards in apartment zones and treat 
permeable pavement as landscaping for calculation purposes.

Goal GD-2: Invest in Bus Transit-Supportive Corridors and Adjacent Mixed-Density Neighborhoods.

Timeline

Policy GD-2.4. Provide green space/landscaping improvements in mixed-density in-town 
neighborhoods, especially those lacking parks. 

An apartment complex with common open space

Neighborhood Green Streets should be designed with storm water best management practices. 
Green Streets are intended to serve as a primary channel for storm water capture, improving 
ocean water quality, while providing natural areas for community enjoyment. Large rain 
gardens, planters, and permeable paving define this street typology. In addition, bike lanes 
and upgraded street elements throughout the neighborhood may also reduce paved asphalt 
traffic lanes for automobiles. This provides the opportunity to introduce porous surfaces either 
in the form of pavers or landscaping, mitigating storm water runoff to the ocean and cooling 
ambient temperatures.

Partners:
• DPP

Partners:
• DTS
• DFM
• DDC
• ENV
• DPP
• CCSR
• BWS
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While growth is being targeted into major focus areas, there are generally stable and lower-intensity 
neighborhoods where much more moderate and gradual growth is appropriate. These areas are primarily 
low-density mauka residential neighborhoods, and mixed-density residential districts in the urban core 
where the majority of existing development is significantly less intense than the potential maximum 
allowable under zoning.  "Missing middle" development can be a low-impact method of increasing housing 
supply, and also an important economic opportunity for small property owners.

Priority Actions:
Encourage and Enable Missing Middle Housing. Adjust 
maximum allowable densities and provide incentives to 
promote the gradual addition of house-form multiunit 
dwelling types within one or two blocks of mixed-use 
corridors.

Goal GD-3: Plan for Context-Appropriate Infill and Redevelopment in Lower-Density Places.

Timeline

Policy GD-3.1: Allow gradual addition of house-form multi-unit dwellings and small apartment 
buildings near lower-intensity commercial corridors.

Small apartments are appropriate in lower-to-moderate density areas

Partners:
• DPP

MISSING MIDDLE HOUSING
For additional details and examples see Policy H-1.2 in Chapter 4 Housing.

Houseform apartments can gently add density to lower-density areas
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Goal GD-3: Plan for Context-Appropriate Infill and Redevelopment in Lower-Density Places.

Other Actions:
• Pursue Complete Streets improvements and bicycle infrastructure for corridors serving lower-density 

neighborhoods.
• Allow bikesharing expansion into key neighborhood streets that serve lower-density neighborhoods.

Places where walking and biking are safe, efficient, and convenient methods of moving between destinations 
are attractive to residents. Policies and improvements that promote walkability and bikeability can also 
be applied to lower intensity mixed-use  corridors.  A combination of infrastructure improvements and 
amenities can foster an environment where walking is safer and more comfortable, and in doing so, support 
commercial activity.  Additionally, all residential neighborhoods can benefit from well-planned traffic calming 
and safety measures to encourage walking and other forms of micro-mobility. Special priority should be 
given to school crossings and other higher-traffic uses.

Priority Actions:
Micro Mobility Improvements. Implement micro-
mobility support such as marked areas for parking, 
striping on roadways, etc. for scooters and bicycles.

Traffic Calming. Continue to support traffic calming 

Timeline

Policy GD-3.2: Continue to improve multimodal access and connectivity in lower-density 
neighborhoods.

LIVING STREET ZONES CONCEPT ["KE ALA O KE OLA"]LIVING STREET ZONES CONCEPT ["KE ALA O KE OLA"]
Due to the nature of the uses surrounding the Kalihi rail station (industrial, auto repair, commercial, single-family homes), small parcel sizes, abundance of curb 
cuts, narrowness of these streets, and desire to maintain parking and keep down the cost of improvements, “living streets” are identified for this area. Living Street 
Zones are mauka and makai of the station where circulation improvements are needed and desired but standard sidewalks and curbs are less feasible. Private 
streets will continue to be owned and maintained privately. However, some streets and sidewalks will be shared between the City and the private adjoining 
owner. For example, the Fort Street Mall Business Improvement District Association supplements services currently provided by the City.

Partners:
• DTS
• DDC
• DPP

Partners:
• DTS
• DDC

A low-stress protected bicycle path on Pensacola Avenue.
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“Near-town” neighborhoods are located, for example, in older residential parts of 'Aiea and Pearl City, Salt 
Lake, Kaimuki, and Kapahulu. These neighborhoods generally are found between low-density Valley/Ridge 
neighborhoods and more dense urban neighborhoods, often surrounding a suburban scale commercial 
"main street" or center. “Valley/ridge” neighborhoods are generally low-density residential areas that 
consist almost entirely of single-family and townhouse neighborhoods, located on the PUC's slope-and-
valley topography areas farthest from the coastal plain and sometimes directly abutting conservation 
areas. Both of these Place Types are overwhelmingly developed with residential uses and provide much of 
the PUC's reservoir of housing. Unique conditions in some of these neighborhoods include sites with steep 
topography where development may result in hazardous conditions or adverse visual impacts on important 
public views. While some areas of near-town neighborhoods are good candidates for further residential 
infill (see the Focus Areas Chapter), the overall strategy is to preserve the less-intense character of these 
existing residential areas as they evolve over time.

Priority Actions:
Addressing house-form multi-family. Consider allowing up 
to four-plexes that can meet lower-intensity development 
standards and provide on-site parking. Prevent 
overdevelopment of suburban single-family house lots 
through enforcement of bedroom limits, FAR limits, and lot 
coverage maximums.

Support community-led improvements. Engage with 
community-led planning efforts and business association 
improvement efforts whenever possible to improve conditions 
in areas that are expected to see little growth or large-scale 
planning efforts in the near term.

Goal GD-3: Plan for Context-Appropriate Infill and Redevelopment in Lower-Density Places.

Timeline

Policy GD-3.3. Maintain the lower intensity character of valley/ridge and near-town neighborhoods.

Lower-density Valley/ridge neighborhoods are characterized by 1- and 2-story 
residential buildings and occasional centers for shopping and restaurants

Partners:
• DPP

Partners:
• DPP

Other Actions:
• Support local neighborhood organizations that help to maintain neighborhood parks and recreational 

facilities.
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Goal GD-3: Plan for Context-Appropriate Infill and Redevelopment in Lower-Density Places.

Lower-density neighborhoods within the PUC can gently add density and satisfy some of the area's housing 
demand through the addition of accessory dwelling units (ADUs). However, some areas where there has 
been interest in this type of construction, have also been constrained by infrastructure limitations. Assessing 
the utility, street, and other necessary infrastructure capacity to stimulate ADU projects should be done 
on a rolling basis. Supporting regular assessments would provide homeowners with the requisite zoning 
with greater opportunities to develop an ADU, 'Ohana unit, duplex, townhouse, or small apartment on their 
property.

Priority Actions:
Address ADU constraints. Continue to identify and 
develop solutions to areas with higher-than-average ADU 
rejection rates due to infrastructure constraints, including 
in upper Kalihi Valley. Continue to incentivize ADU and 
‘Ohana development through:
• Reduced or waived permitting fees
• ADU Loan program
• Pre-approved ADU designs

Regular Infrastructure Modeling. Work collaboratively 
to run wet infrastructure (water, wastewater, and 
stormwater) modeling/projections on a regular cycle. 

Timeline

Policy GD-3.4: Improve infrastructure capacity planning for areas of low to moderate growth to meet 
demand for ADUs and modest infill development.

Accessory dwelling units gently densify residential areas (Source: Hawaii ADU)

Partners:
• DPP
• ENV

Partners:
• ENV
• DPP
• BWS
• DFM
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Growth should be avoided where it is encroaching upon significant open space, public scenic 
protections, ecological value areas, or where development is likely to be impacted by hazardous 
natural conditions. The PUC’s spectacular environmental setting provides a backdrop to daily 
activities, a home to many residents, a place to engage with nature, and a crucial set of natural 
resources. However, topographical and ecological constraints should be given due consideration 
when determining areas that are suitable for development. 

Priority Actions:

Maintain the Urban Growth Boundary. Avoid 
mauka adjustments to the Urban Growth Boundary. 
Consider makai extents to the boundary where 
warranted in future DP iterations.

Slope Development. Develop additional strategies 
to address previously developed slopes and valley 
walls where deposits of unstable soils are susceptible 
to slow-moving shifts and slides. Develop additional 
standards and best practices to address new 
development in sloped areas.

Timeline

The high mountain reaches of the PUC should remain undeveloped

Partners:
• DPP

Partners:
• DPP
• ENV
• DDC
• DTS

Goal GD-4. Avoid Development in Sensitive or Protected Areas and on Steep Slopes.

Policy GD-4.1: Continue to discourage new development beyond the Community Growth Boundary 
and on very steep slopes.
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Streams of the PUC can provide significant open space, biological, scenic, and ecological value, though many 
would benefit from improvements. In particular, the need to protect stream habitats and enhance their capacity 
to handle stormwaters requires more tailored policies and enforcement than in the past, spurred on by increasing 
storm frequency and severity. Maintaining a careful symbiosis between nature and the urban fabric in the PUC is 
essential to building a sustainable future, and further degradation of streams and stream quality in the PUC should 
be avoided. In addition, increasing stream maintenance, protections, and where appropriate, multi-use pathways, 
can lead to better recreational and scenic enjoyment of the PUC's stream corridors.

Priority Actions:
Re-think Stream Encroachment Practices. Establish riparian zones 
for  perennial streams. Discourage new structures that encroach 
upon streams and wetlands other than those for drainage, flood 
control, recreation facilities, and maintenance purposes.  Establish a 
clear mechanism for maintaining the integrity of these environments, 
potentially through stormwater quality rules or flood zone restrictions.

Timeline

Buildings are close along the edges of Pālolo Stream and others in the PUC

Partners:
• DPP
• DFM
• DDC
• BWS
• State 

partners

Goal GD-4. Avoid Development in Sensitive or Protected Areas and on Steep Slopes.

Policy GD-4.2: Decrease building and structure encroachments on streams and wetlands (except for 
those essential to flooding control).

Other Actions:
• Prohibit excessive pavement and building lot coverage to decrease the volume and rate of stormwater discharge.
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 Some areas of the PUC that have not seen significant investment in years face an uneven quality of the urban 
environment. Many other areas will face increasing challenges related to sea level rise, climate change, or from 
the mixed impacts that new high-density development can have on established communities. The City can move 
toward better outcomes by directing new private investment to contribute to improvements needed or expressed as 
important by PUC communities through finer grained neighborhood planning processes. The City can also use public 
investments to improve infrastructure quality and maintenance in areas with deficiencies in these basic services. 
Comprehensive infrastructure planning underway such as the O'ahu Pedestrian Plan will help to better understand the 
needs of under-resourced urban areas and to broaden the reach of the public investment that serves all residents.

Priority Actions:
Leverage Plans and Funding. Seek federal Community 
Development Block Grants, Home Investment Partnerships, 
and Opportunity Zone funding to fulfill components of 
community-based neighborhood plans wherever feasible.

Regular Infrastructure Assessments. Use comprehensive 
infrastructure planning efforts such as the O'ahu Pedestrian 
Plan, transportation network planning, and storm water 
master planning to identify and act upon needs-based 
improvements to City assets and services.

Timeline

Timeline

Some well-established PUC neighborhoods lack sidewalks

Partners:
• BWS
• DTS
• DFM
• DDC
• ENV
• DPP

Partners:
• DPP
• DCS
• BFS

Goal GD-5. Manage Growth and Public Investment for the Benefit of all PUC Residents.  

Policy GD-5.1: Make equitable public investment a priority in all functional planning through ongoing 
evaluation of corridors and neighborhoods with deficiencies in basic services and amenities.

Other Actions:
• Regularly coordinate with HPHA on planned developments and catalytic projects including Kukui Gardens, Mayor 

Wright, Pu‘uwai Momi, Lanakila/School St, Kuhio Park Terrace, Hale Laulima, and Kaiulani in Kalihi Valley.
• Conduct periodic assessments and surveys of displacement and housing quality in Town Medium and Town Low 

areas (primarily A-1 and A-2 zones).

Special Area planning can help to address areas that are deficient in 
drainage facilities
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Demand for growth in the PUC fluctuates in the short-term, but it is expected to remain the island’s 
principal area of density, and therefore growth, change, and renewal, over the long term. The General 
Plan policies describe full growth in the PUC and directed growth to the second urban center of Kapolei in 
order to prevent sprawl into more rural areas of the island. Given this emphasis, it is vital to leverage new 
development or redevelopment for the benefit of all PUC residents, and to continue to invest in the PUC’s 
existing neighborhoods. Key to this aim is preserving areas for long-established uses and providing design 
guidance and standards for more graceful transitions between different development-type areas.

Priority Actions:
Community Planning Funds. Consider a new 
round of neighborhood vision planning or create 
a revolving fund for community led projects. 

Preserve Historic Assets. Use planning tools to 
preserve important historic assets as change 
occurs.

Transition Guidelines. Develop design strategies  
to improve transitions between different 
development areas with divergent uses. 

 Other Actions:
• Reassess major indicators of areas identified as vulnerable during the PUC DP update 

for ongoing policy assessment.
• Bolster engagement and capacity building of residents and businesses impacted by 

redevelopment through continued outreach on planning and development related 
issues.

Goal GD-5. Manage Growth and Public Investment for the Benefit of all PUC Residents.  

Timeline

Policy GD-5.2: Manage the broader, indirect impacts of high-density development and growth on 
adjacent communities through focused effort and sustained attention.

Some existing industrial/flex areas should be preserved in the PUC and not lost to 
mixed-use redevelopment

Appropriate transitions should be made between high and low-rise areas

Partners:
• DPP

Partners:
• State 

Agencies
• DPP

Partners:
• DPP
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Goal GD-5. Manage Growth and Public Investment for the Benefit of all PUC Residents.  

The lack of affordable housing units is a serious and ongoing concern for the local community. Various public 
agencies and departments own sizeable parcels of land within the PUC, including around future rail stations. 
This presents a major opportunity to align interests and create "win-win" affordable housing development. 
Increasing affordable housing inventory along transit lines will enable more residents struggling in the 
housing market to secure stable housing and increase their access to jobs, goods, and vital services.

Priority Actions:
Continued City-State Collaboration. Continue 
collaborative joint planning between agencies to 
ensure the development (such as the Halawa Station 
Area) maximizes affordable housing production.

Acquire Properties for Affordable Housing. Focus 
efforts (including by DLM and HPHA) to acquire and 
redevelop underutilized properties along Near-Town 
and Town corridors for 100% affordable housing. 
projects. 
Other Actions:

Timeline

Policy GD-5.3: Support and maximize high-quality affordable housing in redevelopments on  
public lands. 

Partners:
• DPP
• OPSD
• DAGS
• HCDA
• HPHA

Partners:
• DLM
• DPP
• DAGS
• HPHA

• Support redevelopment of OCCC into a mixed-use block that includes a new park, 
affordable housing, and community services.

• Maximize space for community-serving uses (such as retail, personal services, 
recreational amenities, schools, daycare for children, senior care, and health facilities) 
in affordable developments.

A City-owned affordable rental development for seniors
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It is essential to integrate infrastructure planning with future planned or expected development. City-initiated changes to zoning and large public projects that allow for additional 
growth and intensification should be coordinated with ongoing and planned infrastructure investments. Proactively aligning new investment with future growth and redevelopment 
areas should support new growth while ensuring that the needed improvements affecting existing area residents do not lag behind.

Priority Actions:
Prioritized Infrastructure Upgrades. Prioritize infrastructure improvements in areas identified for growth in the short and 
mid-term (based on growth projections, market projections, plans, and known projects). Assess infrastructure capacity in 
all focus areas relative to anticipated future growth.

Improved CIP review. Improve the long term functional planning and phasing plans for capital improvements by creating 
new standard procedures for conformance.

Short-Term Wastewater Improvements. Complete short-term wastewater system upgrades:
• Prepare adequate capacity in advance for Mayor Wright’s redevelopment and other major affordable housing projects 

along North King Street
• Finish Hono'uli'uli Basin upgrades to address capacity constraints in Pearlridge.

Other Actions:
• Complete medium and long-term waste water upgrades, focusing on:

 » Improving sewer capacity around Halawa Stadium, including distributed systems or a gravity plant to bypass and eliminate the need for the Navy plant
 » Improving service lines around Wai’alae Avenue, especially on the makai side.
 » Conducting capacity assessment for the entire King Street corridor and expand if needed to accommodate future growth.

Goal GD-5. Manage Growth and Public Investment for the Benefit of all PUC Residents.  

Timeline

Policy GD-5.4: Align infrastructure upgrades and expansions with growth areas.

Partners:
• All Agencies

Partners:
• City leadership
• DPP
• All Asset Agencies

Partners:
• ENV

HART rail guideway under construction
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