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Project Overview
Existing

• 13-building Campus

• Under utilized land, sprawling, 
inefficient, outdated facilities

• Built in 1953 – 65 Years Old

• Proximity to PUC

• Convenient public transportation

• Kapalama and Iwilei HART 
stations ¾ of a mile away

• Lanikila Senior Center on site

Proposed

• Consolidate HPHA’s operations

• Free up remaining site for 
development of affordable 
housing

• 800 new age-restricted units

• All units affordable, 30-60% AMI

• No market rate, no public housing

• 10,000 sf retail/commercial space



Development Partner

• Retirement Housing Foundation is a 501(c)(3) 
Non-Profit Corporation (tax ID# 95-2249495)

• Mission driven, affordable housing developer 
based in Long Beach, California

• One of the largest organizations in the US 
devoted to building and preserving affordable 
housing

• Founded in 1961, RHF has developed and now 
manages 197 communities with a work force of 
nearly 2,900 employees located in 29 states,

• RHF facilities are home to more than 22,500 
older adults, low-income families, and persons 
with disabilities.



Facts and 
Timeline

RFQ for Master 
Developer Issued 

January 2015.

RHF Selected, 
Preliminary 

Negotiations 
Authorized by 

HPHA Board June 
2015.

RHF and HPHA 
entered into a 

Predevelopment 
Agreement in 

May 2016.

Master 
Development 

Agreement 
Executed 

November 2019



Facts and Timeline
Project Consulting Team:

 Architecture - Design Partners, Inc.

 Planning - PBR of Honolulu

 Civil Engineering – Hida, Okamoto & Associates, Inc.

 Community Outreach – Concordia

 Office Development – Avalon Development Corp.



Facts 
and 

Timeline

 Final Environmental 
Impact Statement 
accepted by July 17, 
2018.

 Phase I does not 
anticipate using federal 
funding, not subject to 
NEPA.



Affordable 
Rental 

Housing

• 797 units targeted as long-term 
affordable rentals, age-restricted to 
seniors

• Restricted for those earning between 
30% AMI* and 80% AMI**, with an 
average of no more than 60% AMI

• Three (3) units reserved for on-site 
property managers

• No public housing



Affordability  
***

• * These maximum rents are based on 2020 
data and are subject to change.

• ** 80% AMI is only included as an example 
should HHFDC adopt income averaging.

Unit Type Affordability Set Aside Gross Rent Utility Allowance Net Rent

1 Bedroom 30% $708 $63 $645

1 Bedroom 50% $1,181 $63 $1,118

1 Bedroom 60% $1,417 $63 $1,354

1 Bedroom 80%** $1,890 $63 $1,827

2 Bedrooms 30% $850 $88 $762

2 Bedrooms 50% $1,417 $88 $1,329

2 Bedrooms 60% $1,701 $88 $1,613

2 Bedrooms 80%** $2,268 $88 $2,180



Aerial View



Zoning: R-5 Residential



Project 
Phasing

Phase Components Anticipated 
Groundbreaking

1A 250 units Dec. 2021
1B New Office Building Dec. 2021
2 250 units;

retail
Nov. 2023

3 300 units; 
retail/community

Nov. 2025



Landscape Site Plan
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NORTH SCHOOL STREET
(E) ELEC. POLE
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(E)COURT YARD & TREE

(E) BUS STOP

PHASE 1B
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Project Phasing



Community Engagement



Community Engagement
Date Meeting Meeting Location Number of 

Flyers/Postcards Sent 
Out

Mailout Extent Number of 
Mailouts

1 Oct. 12, 2016 Community Meeting #1, Kick-off Meeting HPHA Offices 200 (approx.) 300 ft. radius
+ Community Stakeholders 

Li s t

1

2 Nov. 29, 2016 Community Meeting #2 HPHA Offices

200 (approx.)
300 ft. radius

+ Community Stakeholders 
Li s t

13 Nov. 30, 2016 Community Meeting #2/Workshop LMPSC1

4 Jan. 26, 2017 Community Meeting #3/
Two-day Charrette #1

HPHA Offices

1,368
¼-mi le radius + Community 

Stakeholders List 1

5 Jan. 27, 2017 Community Meeting #3/
Two-day Charrette #1

LMPSC

6 Jan. 30, 2017 Community Meeting #4/
Two-day Charrette #2

HPHA Offices

7 Jan. 31, 2017 Community Meeting #4/
Two-day Charrette #2

LMPSC

8 Oct. 18, 2017 Community Meeting #5 HPHA Offices

1,400 (approx.)
¼-mi le radius + Community 

Stakeholders List
1

(9/19/17)9 Oct. 19, 2017 Community Meeting #5 LMPSC

10 Jan. 14, 2020 Community Meeting #6 LMPSC

3,989 (approx.)
¼-mi le radius + Alewa Heights 

+ Community Stakeholders 
Li s t

1
(12/27/19)11 Jan. 14, 2020 Community Meeting #6 HPHA Offices

(12) Mar. 19, 2020 Community Meeting #7
CANCELLED DUE TO COVID-192

HPHA Offices

3,970
¼-mile radius + Alewa Heights 

+ Community Stakeholders 
List

1
(2/19/20)(13) Mar. 20, 2020 Community Meeting #7

CANCELLED DUE TO COVID-19
LMPSC

14 Apr. 30-May 6, 2020 Virtua l Community Meeting #1 Onl ine 3,917 ¼-mi le radius + Alewa Heights 
+ Community Stakeholders 

Li s t

1
(4/27/20)

15 Oct. 23-Nov. 5, 2020 Virtua l Community Meeting #2 Onl ine 3,920 ¼-mi le radius + Alewa Heights 
+ Community Stakeholders 

Li s t

1
(10/19/20)



Community Engagement



Views from Hala Drive and Keola Street
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2 41
Low Interest

3 5
High Interest

Smoke Free Campus

Energy StarAppliances

Daylighting  

LED Lights  

Solar Panels

Native Landscaping  

Passive Design  

Environment Monitoring  

Low-VOC Materials

Biophilic Design

Preferred Parking for 
Low Emission Vehicles

Sustainability



--2233--

Preliminary Schematic Design Only; Subject to Change
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Elevations : Phase 1A South Facade (Makai)



--2244--

Elevations: Phase 1A East Façade -Diamond Head

Preliminary Schematic Design Only; Subject to Change

20



--2266--

Elevations : Phase 1A West Facade (‘Ewa)

Preliminary Schematic Design Only; Subject to Change
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--2255--

Elevations : Phase 1A North Facade (Mauka)

Preliminary Schematic Design Only; Subject to Change
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--2299--

Perspective View: Makai/Diamond Head

Preliminary Schematic Design Only; Subject to Change
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--2288--

Perspective View: Makai/‘Ewa

Preliminary Schematic Design Only; Subject to Change
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12.17.19 - Submitted 201H Eligibility Package

01.10.20 - Received 201H Eligibility Approval

01.14.20 - Held Community Engagement Meeting 1 to review  
design progress

04.29.20 - Community Engagement Meeting 2 via website to 
review design progress

05.22.20 - Submit 201H application

10.23.20 - Community Engagement Meeting 3 via website to 
review design progress

11.05.20 - Achieve 201H approval

05.31.20 - Submit Construction Drawings to Honolulu City and  
County DPP

04.05.21 - Complete application for tax-exempt bonds and low 
income housing tax credits

09.03.21 - Receive allocation of tax-exempt bonds and low income 
housing tax credits

10.01.21 - Prepare and distribute bid package to General 
Contractor for bidding

12.31.21 - Complete first financial closing and PhaseOne
ground breaking

Apr. 2021

Jan.2020

Jan.2021

Aug. 2020

Aug. 2021

Nov.2021

June 2021

Mar. 2020

Mar. 2021

Oct. 2021

Apr. 2020

May 2020

June 2020

May 2021

Feb. 2020

Feb. 2021

Sept. 2020

Sept. 2021

Dec.2021

Dec.2019

Oct. 2020

Nov.2020

Dec.2020

July 2020

July 2021

Project 
Timeline
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Preliminary Floor Plans



1st Floor Lobby and Office
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Draft Only; Subject to Change



Amenity Space
28

Draft Only; Subject to Change



One Bedroom A Floor Plan (1st thru 17thfloor)
29

Draft Only; Subject to Change



One Bedroom B Floor Plan (1st thru 17th floor)
30

Draft Only; Subject to Change



ADA One Bedroom Floor Plan (2nd thru 12th floor) Draft Only; Subject to Change

31



Two Bedroom A Floor Plan (1st thru 17th floor)
32

Draft Only; Subject to Change



Two Bedroom Floor Plan (3rd thru 17th floor)
33

Draft Only; Subject to Change



Two Bedroom B Floor Plan (3rd & 4th floor)
34

Draft Only; Subject to Change



ADA Two Bedroom Floor Plan (5th thru 7th floor) Draft Only; Subject to Change
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Two Bedroom C Floor Plan (Alternative) Draft Only; Subject to Change

36



Mahalo Nui!!
Hawaii Public Housing 

Authority
AN EQUAL OPPORTUNITY AGENCY

Providing Housing Assistance and Programs Free 
from Discrimination
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