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Project Background

Project Intent

The County evaluated the 

feasibility of residential 

development on the existing 

surface parking surrounding 

the County Civic Center 

building to see if this might be 

a suitable location for new 

housing to help address the 

housing shortage.

Līhu’e Civic Center Feasibility Study | TOD Division | November 15, 2024 4



The Civic Center Site Today
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The site is occupied 

by a 1966 shopping 

center adaptively 

reused for County 

offices surrounded 

by surface parking. 

Eiwa Street, on the 

east, serves as a 

transit hub for 

Līhu’e.



Testing Feasibility of Redevelopment Alternatives

Based on County 

housing goals, this 

project explored 

redevelopment 

alternatives that 

imagine a different 

future for the Civic 

Center than what 

was envisioned in 

2010. 
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Planning Context
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Market Potential Analysis

Studied market potential for middle-income 

housing on the Civic Center site

Identified optimum unit types, sizes, and target 

rents or sale prices for three affordability levels: 

• 60-80% AMI (“affordable”)

• 80-120% AMI (“workforce”)

• 120% and above (”market rate”)

5-year forecast absorption on the Civic Center 

site: 370-485 new units
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Overview

Building types compatible with the vision for adjacent areas 

of the Līhu’e Town Core were tested for feasibility and “test 

fit” on the Civic Center site

• 6 types were initially studied
• 4 of the six types effective at delivering workforce housing
• 95-204 units can be accommodated
• 385-420 parking spaces would need to be relocated
• Focus on scale and compatibility with previous Lihu’e Town 

Core planning efforts

Initial feedback led to testing a more intense alternative on a 
portion of the site
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Building Prototypes

Līhu’e Civic Center Feasibility Study | TOD Division | November 15, 2024 11

Mansion Apartment
Multi-family

6 units

Townhouses
Single-family

4 attached units

• Market-rate for-sale product

• Feasibility requires sale price near 

$1 million

• Due to price, does not provide 

workforce housing

 

• Least feasible of multi-family 

building types 

• Not shown in site scenarios as a 

result 

Single-Loaded Courtyard
Multi-family

21 units

• Fourth smallest financing gap for 

120% AMI units



Single-Loaded Corridor
Multi-family

12 – 21 units

Double-Loaded Corridor
Multi-family
21 - 28 units

Building Prototypes
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• Second smallest financing gap for 

120% AMI units

• Micro-units returned a profit at 

120% AMI

• Third smallest financing gap for 

120% AMI units

• Micro-units returned a profit at 

120% AMI

Multiplex
Multi-family

12 – 18 units

• Smallest financing gap for 120% 

AMI units

• Micro-units returned a profit at 

120% AMI



Sitewide: Low Residential Yield (95 units)

Līhu’e Civic Center Feasibility Study | TOD Division | November 15, 2024 13

Parking Spaces Relocated 386



Sitewide: Medium Residential Yield (150 units)
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Parking Spaces Relocated 396



Sitewide: High Residential Yield (204 units)
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Parking Spaces Relocated 422



Section across Eiwa Street: 3-4 Story Scenarios
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Parking Strategies

• Move employee parking 
offsite

• Consider shared parking

• Lean into alternative mobility 
choices

• If needed in the long term, 
explore a parking structure

• Utilize recommendations and 
policies from the Līhu’e Civic 
Center Mobility Plan
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Parking Phasing Plan 
Potential Locations

Old Police Station

Convention Center 
Parking Lot
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Scenario Overview

This scenario is a theoretical test of a much taller, larger 

building type

Pros: 

• May improve financial feasibility
• More intense development would remove less surface 

parking than the 3-4 story scenario in exchange for 
similar unit yields

Cons: 

• Not included as a pre-existing vision for any 
neighborhood in Līhu’e Town Core
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Podium
Multi-family

80 units

Building Prototype: 7-Story Podium
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No significant change in feasibility 

for any categories compared to 3-4 

story scenario



Section across Eiwa Street: 7 Story Scenario
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Town Core Housing Development Opportunities
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Civic Center form and character today 
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Eiwa Street 
Existing 
Conditions
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Eiwa Street 
Conceptual Rendering
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Hardy Street 
Existing 
Conditions
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Hardy Street 
Conceptual Rendering
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What is an Ecodistrict?

• An ecodistrict provides utility-
level coordination and 
infrastructure to support 
sustainable and green 
infrastructure

• Coordination can be in 
administration, financing, 
operations, issuing bonds, 
education and advertising, 
planning, or other areas to 
reduce the barrier to entry of 
sustainable infrastructure
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Ecodistrict Components

1. Transportation

2. Water

• Domestic

• Irrigation

3. Sewer

• Collection

• Treatment

• Graywater Reuse

4. Rainwater Management

Līhu’e Civic Center Feasibility Study | TOD Division | November 15, 2024 31

5. Domestic Energy

• Electricity

• Wind

• Solar

• Battery Banks

• Other Renewables

• Heating/Cooling

• Gas

6. Telecom
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Survey Findings

33
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Implementation & Next Steps
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County updates Lihue 
Town Core Urban 
Design Plan; vision 
includes housing

Pathway 1 
Vision Update + 
Zoning 
Amendment



Q&A
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Thank you!
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