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Incremental Development Plan 
Koa Ridge Makai and Castle & Cooke Waiawa 

 
This Incremental Development Plan for Koa Ridge Makai and Castle & Cooke Waiawa is 
prepared pursuant to Sections 15-15-50(c)(19) and 15-15-78, Hawaii Administrative Rules 
of the Land Use Commission (LUC) regarding incremental districting since it is anticipated 
that full project development will extend beyond 10 years.  
 
Castle & Cooke Homes Hawaii seeks reclassification of the 768-acre Petition Area into the 
Urban District.  This Incremental Plan is being provided to satisfy the petition requirements 
of HAR Section 15-15-50(c)(1).  Petitioner's Incremental Plan proposes that Koa Ridge 
Makai be developed as Increment I and that Castle & Cooke Waiawa be developed as 
Increment II.  The development timetable for the two projects is presented in Table 1 and on 
Figures 1 - 5 and is discussed below. 
 
Koa Ridge Makai - Increment I 
Development of Koa Ridge Makai is expected to begin in 2013 and be fully built out by 
2022.   Infrastructure construction for Koa Ridge Makai is expected to proceed as follows: 

• Sewer System - sewer line extending to the Waipahu Wastewater Pump Station.  
The 3.5-mile gravity sewer line is expected to start construction in 2013 and be 
completed in 2014.  Without available capacity in the existing sewer 
infrastructure, the entire line is required to be in place at the delivery of the first 
residential unit or commercial use. 

• Electrical Line - undergrounding the 46kV and 12kV lines on Ka Uka Boulevard 
(2014) and relocating the 138kV line to and along the H-2 freeway (2016 to 
2018). 

• Water System - the 595-foot elevation source, storage and transmission facilities 
to service the initial two to three years of residential and commercial 
development (2014 to 2016).  The 825-foot elevation source would service the 
balance of the development (by 2017). 

• Drainage System - the off-site drainage system in Kipapa Gulch is phased to 
correlate with the residential-commercial construction – Drainline, Storm water 
quality and Detention Basin 1 (2014 to 2016), and Storm water quality and 
Detention Basin 2 and Drainline 2 (2017 to 2019). 

• Roadway System:  A separate traffic study was undertaken to assess the 
scenario of Koa Ridge Makai being fully developed in advance of both the Castle 
& Cooke Waiawa and the Waiawa Ridge Development.  This traffic impact 
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assessment for Koa Ridge Makai only is contained in the consolidated Traffic 
Impact Analysis Report, Koa Ridge Makai and Waiawa Developments (Revised 
May 2010).  The major roadway improvements needed for Koa Ridge Makai 
include the following (see Figure 3): 
1. Additional left turn lane from Ka Uka to Moaniani; widen Moaniani Street and 

add one lane on the northbound approach (2014) 
2. At the northbound on-ramp to H-2, provide for two left turn lanes from 

eastbound Ka Uka Boulevard and widen the on-ramp to allow for the 
additional merge lane (2014). 

3. Construct Koa Ridge Parkway and secondary entry roadways at their 
intersection with Ka Uka Boulevard (2014). 

4. Widen Ka Uka Boulevard to add one lane in each direction between the 
Parkway and the Southbound On and Off-Ramps (2014 to 2018). 

5. Construct the Pineapple Interchange (2019 to 2022). 
• On-site roadways, sewer, water and drainlines within project sites will be 

constructed concurrently with the phasing of residential and commercial 
construction. 

 
Residential construction of approximately 200 to 425 units per year is projected from 2014 to 
2022, with the phasing of development starting from the southern end of the project site 
near Kamehameha Highway and proceeding northward.  The actual pace of Koa Ridge 
Makai residential development will be dependent on real estate market conditions and the 
general economy. 
 
Commercial development is planned to begin with a big box retail facility at Koa Ridge 
Makai’s Gateway, projected to be constructed by 2014.  Village Center mixed uses including 
office, additional retail and light industrial development are projected to be developed and 
absorbed gradually through 2022.  The hotel/lodging facility is projected to be operational by 
2019.  The healthcare facilities are expected to be developed by the Wahiawa Hospital 
Association (WHA) in several phases from 2017 through 2025. 
 
The elementary school is planned for construction by 2018 but, as noted in the agreement 
executed with the Department of Education (DOE), this is dependent on the pace of 
residential construction and the students generated.  The DOE will ultimately determine the 
timing of new school construction.  In the interim, Koa Ridge elementary school-age 
students will be accommodated at neighboring schools in the area based on the enrollments 
and facility capacities of these schools.  Should the Waiawa Ridge Development be held up, 
delaying the opening of a middle school and high school planned at Waiawa Ridge, existing 
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schools would need to accommodate students from the area.  The DOE does not anticipate 
that the development of Koa Ridge alone would trigger the need for a new middle or high 
school facility (DOE Letter dated October 1, 2009).   
 
The community park to be dedicated to the City is expected to be fully improved by 2019.  A 
community center (for the master association) is planned to be constructed by 2019. 
 
The LUC rules reference the need for full development of the property to “substantially be 
completed” within 10 years from the approval date.  The Incremental Plan schedule shows 
that the significant infrastructure systems and residential construction for Koa Ridge Makai 
are expected to be 100% complete by 2022.  
 
Castle & Cooke Waiawa – Increment II 
The Incremental Plan shows the proposed 1,500-unit Castle & Cooke Waiawa being 
developed as Increment II, with the delivery of the first residential units in 2023.  
Implementation of Castle & Cooke’s Waiawa is dependent on the progress of infrastructure 
construction by the neighboring Waiawa Ridge Development.  In order for  Castle & Cooke 
Waiawa to proceed, several major off-site infrastructure improvements are required to be 
constructed by the Waiawa Ridge Development, including:  

• Roadway extension of Ka Uka Boulevard to the east across Panakauahi Gulch.  
The development of this roadway crossing is to be funded entirely by the Waiawa 
Ridge Development. 

• Sewer line extending from Waiawa Ridge to the Pearl City Wastewater Pump 
Station.  The sewer line is similarly to be developed and funded entirely by the 
Waiawa Ridge Development. 

• Water system source, storage and transmission improvements (785-foot 
elevation) which could be undertaken either by the Waiawa Ridge Development 
or by Castle & Cooke with cost-sharing with the Waiawa Ridge Development. 

 
Based on the traffic impact studies prepared by the Petitioner, substantial improvements are 
also needed to the Waipio Interchange to accommodate the additional Waiawa 
developments, including (see Figure 4): 

• New Southbound Loop On-Ramp 
• New Northbound Loop Off-Ramp 
• Widening of Ka Uka Bridge from 4 lanes to 7 lanes 
• Northbound Off-Ramp Widening and Modification 
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To fund and implement these improvements to the Waipio Interchange, discussions have 
been initiated between Castle & Cooke and the Waiawa Ridge Development to enter into a 
cost-sharing agreement.  Although public and other sources of funding will still be pursued 
should they become available, the interchange improvements are expected to be privately 
funded.  It is also anticipated that the interchange improvements would not be undertaken 
until the Waiawa Ridge Development is ready to proceed.   
 
In the event the Commission orders incremental districting, Castle & Cooke would propose  
conditions that would allow reclassification of  Castle & Cooke Waiawa prior to 2022  if the 
above infrastructure improvements which are prerequisite to the Waiawa development are 
undertaken sooner than depicted in the schedule.  The Petitioner would be amenable to 
conditions based on the initiation of specific off-site infrastructure to redistrict Increment II 
and enable the earlier commencement of the Waiawa development.  A Supplemental Traffic 
Study can be undertaken at that time to determine the timing and improvements needed for 
the Waipio Interchange. 
 
 
Attachments 

1. Table 1 – Incremental Development Plan Schedule 
2. Figure 1 – Infrastructure Phasing Plan Map  
3. Figure 2 – Waipio Interchange Improvements Aerial (at build-out)  
4. Figure 3 – Waipio Interchange Improvements w/Koa Ridge Makai 
5. Figure 4 – Waipio Interchange Improvements Schematic (at build-out) 
6. Figure 5 – Koa Ridge/Waiawa Commmunity Amenities 
 



KOA RIDGE MAKAI/WAIAWA INCREMENTAL DEVELOPMENT PLAN
08‐18‐11

KOA RIDGE MAKAI (Increment I)201220132014201520162017201820192020202120222023202420252026
Infrastructure
Sewer System
Electrical Relocation
Water System
595 Water System
825 Water System

Drainage System
DLine, WQ & Detention Basin 1

* Assumes WRD construction of improvements
** Assumes agreement and WRD proceeding with its Waiawa development

DLine, WQ & Detention Basin 1
DLine, WQ & Detention Basin 2

Off‐Site Roads
Ka Uka Blvd Improvements
Waipio Interchange Improvements
Pineapple Interchange

Infrastructure % Complete 100%
ResidentialUnits
Single and Multi‐Family Units3,500200375400400425425425425425
Residential units (cumulative)2005759751,3751,8002,2252,6503,0753,500
1st Increment % units completed6%16%28%39%51%64%76%88%100%

CommercialSq. Ft.
Big Box Retail150,000150,000
Retail200,00030,00020,00075,00025,00050,000
Office30,00010,00020,000
ihdil Light Industrial83,00043,00040,000
Hotel150 rooms

OtherAcres
Healthcare2810810
Elementary School1212
Community Park1919
Community Center21
Church422

WAIAWA (Increment II)
Infrastructure
Panakauahi Gulch Crossing*
Off‐site Sewer*
Water System ‐ 795 System**
Waipio Interchange Improvements**

Residential Residential
Single and Multi‐Family Units1,500300400400400

OtherArea
Commercial30,000 sf30,000
Elementary School12 acres12

* Assumes WRD construction of improvements
** Assumes agreement and WRD proceeding with its Waiawa development



KOA RIDGE MAKAI/WAIAWA INCREMENTAL DEVELOPMENT PLAN
08‐18‐11

KOA RIDGE MAKAI (Increment I) 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Infrastructure
Sewer System
Electrical Relocation
Water System
595 Water System
825 Water System

Drainage System
DLine, WQ & Detention Basin 1

* Assumes WRD construction of improvements
** Assumes agreement and WRD proceeding with its Waiawa development

DLine, WQ & Detention Basin 1
DLine, WQ & Detention Basin 2

Off‐Site Roads
Ka Uka Blvd Improvements
Waipio Interchange Improvements
Pineapple Interchange

Infrastructure % Complete  100%
Residential Units
Single and Multi‐Family Units 3,500 200 375 400 400 425 425 425 425 425
Residential units (cumulative) 200 575 975 1,375 1,800 2,225 2,650 3,075 3,500
1st Increment % units completed 6% 16% 28% 39% 51% 64% 76% 88% 100%

Commercial Sq. Ft.
Big Box Retail 150,000 150,000
Retail 200,000 30,000 20,000 75,000 25,000 50,000
Office 30,000 10,000 20,000
i h d i lLight Industrial 83,000 43,000 40,000
Hotel 150 rooms

Other Acres
Healthcare 28 10 8 10
Elementary School 12 12
Community Park 19 19
Community Center 2 1
Church 4 2 2

WAIAWA (Increment II)
Infrastructure
Panakauahi Gulch Crossing*
Off‐site Sewer*
Water System ‐ 795 System**
Waipio Interchange Improvements**

ResidentialResidential
Single and Multi‐Family Units 1,500 300 400 400 400

Other Area
Commercial 30,000 sf 30,000
Elementary School 12 acres 12

* Assumes WRD construction of improvements
** Assumes agreement and WRD proceeding with its Waiawa development
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Project Overview 
The Koa Ridge Medical Center is being proposed to provide comprehensive 
primary and secondary care medical services to residents of central and northern 
Oahu.  The conceptual idea is to incorporate and build upon the acute care 
services at Wahiawa General Hospital at a site that is more central to major 
traffic arteries, population and employment centers.  The planning for Koa Ridge 
health care services have been based on industry tested population-based 
planning principles, incorporating Hawaii-specific and national/industry trends 
and standards.  Methodologies and assumptions are summarized below.   

The service area for the Koa Ridge health services is projected to reach from the 
North Shore through central Oahu.  Current resident civilian population of the 
defined primary service area (PSA) is approximately 147,761 in 2008, growing to 
an estimated 170,744 by 2025, an estimated 15% increase. Koa Ridge health 
care services are designed to support the primary and secondary needs for an 
estimated 20-30% of the area’s population, with other services provided in large 
Honolulu medical centers, the military health system and Kaiser facilities. 
 
The planning horizon for the health services forecast is 2015 for initial opening, 
with growth forecast through 2025.  Long range growth forecasts indicated a 
continuing growth in the North Shore/Central Oahu planning zones, hence it is 
important that the new medical center maintain capacity for future growth as the 
health services mature and the population continues to grow and age. 

The forecast estimates a need for the following services:  
 100 bed acute care hospital, with site capacity to expand to 120+ beds to 

accommodate future growth through 2025 
 Outpatient hospital and ambulatory care services to include: 

- Emergency services 
- Diagnostic imaging 
- Ambulatory surgery 
- Endoscopy and minor procedures 
- Other diagnostic and treatment services required for a full service hospital, 

including lab, rehabilitation, pulmonary function, cardiac testing, etc. 
 Medical office building to house 40-60 physicians, with the site capacity to 

expand as demand grows 
 Skilled nursing facility with 100 to 150 beds. 
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Koa Ridge Primary Service Area  
 
The primary service area (PSA) for the proposed Koa Ridge Medical Center is 
expected to consist primarily of residents of central and the North Shore of Oahu 
in the following zip codes: 
 

Current & Forecast Primary Service Area Population by Zip Code 
 

 
See Appendix A for sources & details 

Area Zip Code 2008 2010 2015 2020 2025 %+/-
Kahuku 96731 2,715 2,732 2,769 2,813 2,889 6%
Kunia 96759 340 388 609 889 1,096 222%

Waipahu 96797 65,062 65,639 67,394 67,721 68,619 5%
Wahiawa 96786 24,739 24,757 24,297 23,922 23,710 -4%
Mililani 96789 43,395 43,690 48,505 55,058 61,052 41%
Haleiwa 96712 5,119 5,200 5,558 5,877 6,150 20%
Waialua 96791 7,383 7,364 7,326 7,276 7,229 -2%

148,753 149,769 156,458 163,555 170,744 15%

 
The region is based on patient origin for Wahiawa General and other Oahu 
hospitals.  The central location of Koa Ridge should facilitate access to health 
services for area residents, reducing transport time and cost compared to current 
dependence on facilities in Honolulu or Wahiawa General Hospital.  The site is 
adjacent to the H2 Freeway near the junction of State Highway 99. 
 

KOA RIDGE SITE & PRIMARY SERVICE AREA (in yellow) 

 
 

Cattaneo & Stroud, Inc. 
 Health Care Services Forecast 

 
3 



 
 
__________________Koa Ridge Medical Center 
 
 
Population Forecast 
 
Moderate growth is forecast for the seven zip codes comprising the primary 
service area through 2025, the planning horizon for full development of pending 
residential developments in the region.   Population forecasts for the area are 
based on the official State of Hawaii demographic forecasts, with zip code-
specific demographic characteristics and growth derived from the State’s 
planning zones that are contained in the identified zip codes. (See Appendix A 
for a more detailed description of the planning zone to zip code translation and 
forecast methodology).   
 
The total Oahu and PSA forecast population was refined to exclude military 
population and dependents who use the military health system, based on 
estimates by region from Hawaii State Department of Business, Economic 
Development and Tourism.  Approximately 11,000 military personnel are 
stationed in the PSA.  This number was held constant in the forecast.   
 
The age profile of the targeted service area was estimated based on State of 
Hawaii estimates of Oahu growth by age group and the most recent (2007) age 
profiles of the Oahu planning zones that comprise the targeted zip codes.  The 
65+ age segment is forecast to grow the most in the forecast period from 12% in 
2010 to 16% in 2025 of the primary service area population. 
 

TOTAL PRIMARY SERVICE AREA POPULATION BY AGE GROUP 
 

 

Age Cohort 2008 2010 2015 2020 2025 %+/-
0-14 32,347 32,514 33,778 35,176 36,343 12%
15-64 97,464 98,807 101,855 104,148 106,641 9%
15-44F 30,998 31,186 31,634 32,463 33,485 8%
65+ 17,956 18,448 20,826 24,231 27,761 55%
Total 147,767 149,769 156,458 163,555 170,744 15%
Pct 65+ 12% 12% 13% 15% 16% 34%

 

Hospital Forecast 
 
The primary service area population of the Koa Ridge Medical Center will support 
a hospital with approximately 100 beds when it opens in approximately 2015.  
Population growth results in an estimated need for 120 acute care beds by the 
year 2025.  The potential hospital component of the Koa Ridge Medical Center 
would include acute hospital beds to meet primary and secondary hospital 
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demand for an estimated 20-30% of the population.  Other potential services 
include diagnostic and treatment services typical of a small, full service general 
acute care hospital, such as imaging, outpatient surgery, laboratory, outpatient 
rehabilitation, etc.   
 
Wahiawa General Hospital would continue to provide acute psychiatric services 
with a senior care focus, as well as long term care services to serve the growing 
number of elderly in the central and North Shore regions.  The potential hospital 
size and scope of services is based on forecast population and market share of 
hospital discharges, as summarized below. 
 
Forecast Methodology 
The bed and service forecast is based on an analysis of historical age-specific 
use rates for services in Hawaii.  The analysis incorporated the following 
assumptions and methodologies: 
 
Service Area 
The proposed Koa Ridge Medical Center site is located in Waiawa, Central Oahu 
at the junction of the H2 Freeway and State Highway 99.  The site is central to 
both commercial and residential developments and should reduce traffic into 
Oahu for health services and provide easier access to residents of Central Oahu 
and North Shore.  
 
Historical and forecast civilian population by zip code and age groups were used 
to derive use rates for the new hospital.  State forecasts by planning zone were 
converted into zip code population to provide population for the zip code-based 
hospital discharge data. The PSA was defined following analysis of market share 
by hospital and patient migration patterns throughout Oahu.  It is comprised of 
Haleiwa and Waialua in North Shore, Kahuku in Koolauloa, Wahiawa, Mililani, 
Waialua, Waipahu, Kunia and Schofield. The corresponding zip codes are 
96712, 96731, 96786, 96789, 96791, 96797, 96759, and 96857.  
 
From the population forecast, the 65 and over population will increase from an 
estimated 18,000 in 2008 to almost 28,000 in 2025, i.e. more than 50%, with the 
percent elderly increasing from 12% to 16% of the population.  The need for local 
and more accessible health services will be critical to maintaining health in the 
region’s population.   
 
Use Rates 
Age-adjusted use rates were developed based on zip code of residence and 
hospital discharge data from the Hawaii Health Information Corporation (HHIC) 
from 2000 to 2007.  A forecast for overall Oahu hospital demand was calculated 
based on trends from 2000 to 2007.   Modest increases in population combined 
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with significant aging result in a forecast 29% increase in acute hospital cases in 
Oahu between 2007 and 2025. 
 
Scope of Services 
Koa Ridge Medical Center is planned to provide a range of medical and surgical 
services typical of a community hospital.  Tertiary services such as 
cardiovascular surgery and neurosurgery will continue to be provided by larger 
medical centers in Honolulu.   
 
Market Share 
Utilization for the Koa Ridge Medical Center is based on market share 
assumptions for the forecast utilization by zip code, with variation by medical 
diagnostic category.  Market share assumptions were estimated based on 
historical use of Wahiawa General Hospital, the location of the new hospital, and 
current and historical utilization, market share and patient migration patterns to 
Oahu hospitals.   

The forecast results in the following estimated utilization and market share for the 
new hospital and other providers on Oahu: 
 

2007 & FORECAST POPULATION, CASES & HOSPITAL MARKET SHARE 
BY AREA 

 

 

2007 
Civilian 

Pop
2007 All 
Cases

2007 
Wahiawa 

Cases

2007 
Wahiawa 
Market 
Share

C entral Oahu Kunia 96759 272 274 6 2% 8%
Wahiawa 96786 24,703 3,921 762 19% 24%
Mililani 96789 42,812 3,670 298 8% 18%
Waipahu 96797 63,926 6,303 66 1% 15%

N orth Shore Kahuku 96731 2,681 247 13 5% 13%
H aleiwa 96712 4,963 541 124 23% 27%
Waialua 96791 7,420 635 201 32% 36%

Other Oahu Aiea 96701 39,390 3,420 18 1% 5%
Ewa Beach 96706 56,791 4,649 32 1% 4%
Kapolei 96707 34,401 2,473 6 0% 1%
H auula 96717 4,964 564 5 1% 1%
Kailua 96734 40,134 4,752 2 0% 0%
Kaneohe 96744 51,907 5,071 26 1% 0%
Laie 96762 4,958 451 3 1% 1%
Pearl  Ci ty 96782 32,573 3,443 31 1% 3%
Waianae 96792 44,208 5,138 27 1% 4%
Waim analo 96795 10,007 1,222 1 0% 0%

H onolulu H onolulu Honolulu 395,346 33,907 102 0% 0%
Other Other 10,093 56 1% 0%

Zo ne Area Zip Co de

2015-25 
Est. Koa 

Ridge 
M arket 
Share

 
Cattaneo & Stroud, Inc. 

 Health Care Services Forecast 
 

6 



 
 
__________________Koa Ridge Medical Center 
 

 
 

HISTORICAL & FORECAST CASES BY HOSPITAL 2000-2025 
 

 

HOSPITAL 2000 2001 2002 2003 2004 2005 2006 2007 2015 2020 2025 %-/-
HOSPITAL DISCHARGES
New Hospital 3,893 4,292 4,695 100%
Wahiawa General 2,454 2,568 2,414 1,794 2,288 2,484 2,216 1,778 334 370 406 -77%
Castle MC 5,673 6,025 5,995 6,345 6,491 6,410 6,697 6,507 7,217 7,806 8,345 28%
Hawaii MC - East 5,418 5,104 4,868 4,206 4,973 4,857 4,482 4,032 4,383 4,797 5,234 30%
Hawaii MC- West 3,893 3,660 3,863 4,069 4,352 4,137 3,769 3,709 3,672 4,038 4,393 18%
Kahuku 365 505 514 422 422 358 169 40 41 44 47 18%
Kaiser Moanalua 10,478 10,969 12,049 12,249 11,814 11,257 11,015 10,786 12,048 13,073 14,093 31%
Kapiolani (all) 17,782 18,266 19,602 19,895 19,663 19,166 18,782 18,965 19,728 20,742 21,673 14%
Kuakini MC 5,800 5,843 5,810 5,870 5,757 5,338 5,433 5,784 6,512 7,319 8,174 41%
Straub 5,932 5,788 6,370 6,066 5,989 6,246 6,254 6,142 6,914 7,685 8,494 38%
The Queens MC 18,901 18,577 19,130 19,342 20,400 21,051 20,617 21,471 23,396 25,143 26,965 26%
All Oahu 76,696 77,305 80,615 80,258 82,149 81,304 79,434 79,214 88,138 95,309 102,518 29%

 
These forecasts result in the following average daily census (ADC) and bed need 
estimates for Koa Ridge: 
 

HISTORICAL & FORECAST AVERAGE DAILY CENSUS & BED NEED 
WAHIAWA GENERAL & NEW KOA RIDGE HOSPITALS 

 

 

Data 2000 2001 2002 2003 2004 2005 2006 2007 2015 2020 2025

ADC 37 39 35 24 37 35 37 32 71 78 85
Beds Needed 53 56 50 34 52 50 52 46 101 111 122

Wahiawa General New Hospital

 
Note:  Bed need based on target occupancy of 70% 
 
 
Emergency Department 
The Koa Ridge Medical Center could include a full service emergency 
department that would receive an estimated 28,000 visits by 2025.  In 2007, 
Wahiawa Hospital saw just over 15,000 emergency visits.  The new hospital is 
forecasted to attract a larger market share due to its more central location, the 
broader scope of services and a larger local medical staff.    
 
Hospital emergency visits are a function of service area population growth, 
proximity to other hospital emergency departments, incidence rates of accidents 
and emergent medical conditions, availability of and access to primary care 
physicians and ambulance protocols.  Forecast population growth and aging of 
the population is expected to increase demand for services at the Koa Ridge 
Medical Center.  In addition, proximity to the freeway and a broader scope of 
services will yield higher emergency visit volume. 
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Across Hawaii, emergency visit rates have increased in recent years, though 
data quality issues prevent analysis of long term trends.  The forecast model 
assumes growth based on population and a slower rate of increase than previous 
years.  An additional factor that could drive growth at the new facility is gas prices 
and traffic congestion, which could encourage greater use of local facilities and 
less intra-island commuting. 
 
Regional Emergency Medical Service patient transport guidelines and policies 
also impact emergency department usage.  The new facility will be central to a 
major freeway intersection and in close proximity to residential areas.  In general, 
ambulance destinations are selected based on three criteria:  1) the facility 
closest to the accident site, patient origin and medical need; 2) patient 
preference, weighed against medical need if there is a conflict; and 3) interaction 
between ambulance drivers, their dispatcher and the hospital physician on duty.   
The Koa Ridge Medical Center will be in closer proximity to major transportation 
arteries, residential areas and businesses than the current Wahiawa General 
Hospital (WGH) Emergency Department.  In addition, the scope of services and 
affiliated physicians are anticipated to be greater than at WGH, hence an 
increase in the percentage of regional ambulance patients directed to the new 
facility is anticipated.   
 
The forecast demand for emergency visits at the new hospital is as follows: 
 

HISTORICAL & FORECAST EMERGENCY VISITS BY HOSPITAL 
 

 

Hospital 2004 2005 2006 2007 2015 2020 2025
New Hospital 25,500     26,946     28,348     
Wahiawa General 13,553  13,913  14,376  14,059     -           -           -           
Castle MC 22,150  20,430  20,803  21,676     23,595     24,900     25,933     
Hawaii MC - East 5,746    6,063    7,184    6,194       6,565       6,916       7,308       
Hawaii MC - West 22,978  24,278  25,647  25,766     25,672     27,057     28,259     
Kahuku Did Not Report
Kaiser Moanalua 15,181  29,639  29,994  26,918     27,793     29,466     31,075     
Kapiolani MC 6,256    5,930    5,792    6,027       6,233       6,767       7,283       
Kapiolani Pali Momi 22,107  23,110  25,953  28,239     28,003     29,432     30,680     
Kapiolani WomChil 24,333  24,791  26,274  25,580     25,995     26,619     27,192     
Kuakini MC 11,393  11,485  11,944  12,757     13,950     15,237     16,624     
Straub 2,436    20,895  20,883  21,017     22,640     24,048     25,572     
The Queens MC 44,861  46,144 44,021 45,825   48,206   50,145     52,292   
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Ambulatory Services Profile 
 
A forecast of major outpatient services was undertaken in order to develop site 
plans for the Koa Ridge Medical Center.  Forecasts were based on population 
growth, hospital size and census and standardized ratios of acute care services 
to outpatient services from other hospitals of similar size.  The services forecast 
are as follows: 
 

ESTIMATED MAJOR HOSPITAL ANCILLARY SERVICES 
 

 

Ancillary Service 2015 2020 2025
Surgeries

Inpatient 1,132 1,248 1,365
Outpatient 1,436 1,583 1,732
TOTAL 2,568 2,831 3,097

ED Visits 25,500 26,946 28,348
Other-Inpatient1

Echo Exams 1,194 1,318 1,442
EKG Procedures 9,583 10,575 11,575
Endoscopy 364 402 440
EEG Procedures 247 273 299
Radiology 5,453 6,017 6,587

Other-Outpatient
Echo Exams 609 672 736
EKG Procedures 6,167 6,805 7,449
Endoscopy 793 875 958
EEG Procedures 149 164 179
Radiology 4,222 4,659 5,100

Total Outpatient+Ancillary 56,850 61,538 66,211
               1. Ancillary service forecast is an approximation based on a standard mix of hospital    
               services, including both inpatient and outpatient; a final projection should reflect the service  
               mix of the specific facility and arrangements with any outpatient facilities. 

 

Physician Offices 
 

 

Hawaii is experiencing a crisis in physician workforce due to a number of factors:  
high cost of living, uncontrolled and high malpractice costs, high labor costs and 
low reimbursement rates.  In 2007, the Hawaii Medical Association held a series 
of forums about the issue across the state that drew more than 175 participants.  
Also in 2007, the Hawaii Health Workforce Collaborative undertook an initial 
assessment aimed at “improving access to and quality of healthcare in Hawaii by 
identifying unmet health workforces needs and developing solutions.”   The group 
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began with a study of the Island of Hawaii, defining a serious shortage of 
physicians with numerous recommendations to increase supply.  In 2008, the 
House of Representatives of the State of Hawaii enacted H.B. No. 2291 that 
began: 
 

Hawaii has a shortage of physicians, and patients are unable to obtain the 
medical care that they need.  This crisis is most acute on our neighbor islands, 
which are more rural and have a smaller physician workforce.  However, 
symptoms of the crisis are beginning to emerge on Oahu.  The Queen’s Trauma 
Center on Oahu has an alarming shortage of doctors willing to volunteer for 
emergency and trauma call... 
 
Immediate action is necessary to reverse this trend.  Hawaii’s high malpractice 
insurance premiums, coupled with its high cost of living and low reimbursement 
rates have made it difficult to effectively recruit and retain physicians. 
 

The bill provided tort reform that should help to resolve the crisis by reducing the 
economic costs of practice in Hawaii.  It did not address the low number of 
medical school graduates (only 56 in 2005; equivalent to 4.4 per 100,000 
residents compared to 6.4 nationally), or the low number of physician assistants 
practicing in the state (4.6 per 100,000 compared to 14.4 nationally). 
 
The proposed medical office building will provide an attractive incentive for 
attracting and retaining physicians on the island through development of a 
regional, state-of-the-art practice setting on an integrated health care site that is 
close to desirable housing communities for physicians and their families. 
 
Forecast need for physicians in the Koa Ridge Medical Center planning is based 
on the civilian population of the service area in the targeted service area 
described earlier, the estimated number of persons who may need physician 
services in the area and the current and future supply of physicians.  A 
preliminary inventory of physicians currently practicing in the primary service area 
identified a total estimate of 138.2 full time equivalent physicians, of which 13.7 
are hospital-based and 12.8 are either psychiatrists or ophthalmologists.  
Additional observations include: 
 
 A large number of specialists only practice part-time in the primary service 

area, with primary practice locations in Honolulu. 
 Many subspecialties, such as anesthesia, general surgery, orthopedics, ENT 

and dermatology have a disproportionate percentage of physicians who are 
currently over the age of 60. 

 Over the next ten years, the elderly population is forecast to increase 
significantly, which will drive the need for physicians higher.  Access will be 
enhanced by a more even distribution of physicians to population centers 
outside of Honolulu, such as the proposed Koa Ridge Medical Center.  
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Calculations project a significant shortage of physicians in the targeted area in all 
forecast years, particularly in the medical and surgical subspecialties.  These 
types of physicians are often reluctant to locate in less developed medical 
markets with less sophisticated hospitals.  The potential hospital and medical 
facilities would provide attractive facilities with easy access and commutes for 
newly recruited physicians. 
 
The need for physicians at the new medical center was calculated as a range 
since it is assumed that many of the individuals in the service area will continue to 
commute to Honolulu for medical care.  Standardized physician to population 
ratios for the United States and Hawaii were used to estimate the demand for 
medical office space.  Current supply of licensed physicians in Hawaii is close to 
the median for the U.S. 
 

RANGE OF SUPPLY OF U.S. PHYSICIANS 
 

TYPE OF MD LOW MID HIGH 
Primary Care 
Medical Specialties 
Surgeons 
Hospital-Based 

61.5 
34.1 
37.4 
23.8 

72.7 
44.3 
43.2 
26.1 

95.7 
64.3 
53.4 
28.7 

ALL 169.4 204.8 271.8 
Source:  NEJM - Physician Workforce Crisis? 358:1658-1661, 4-172008 
 
As noted above, population of the primary service area is estimated to be 149,769 
in 2010, rising to 170,744 by 2025.  Estimated physician need to serve this 
population ranges from a low of 265 to a high of 464, compared to the existing 
138 physicians identified as practicing in the area.  Based on the current 
physician ages, expected supply and demand is forecast to be as follows, 
assuming no influx of new physicians: 
 

ESTIMATED SUPPLY & FORECAST DEMAND 
FOR PHYSICIANS IN PRIMARY SERVICE AREA 

 

 

TYPE OF MD 2015 2020 2025 LOW MID HIGH LOW MID HIGH
PRIMARY CARE 98 82.8 64.1 96 114 150 105 124 163
MEDICAL SPEC. 8.9 6.2 1.8 53 69 101 58 76 110
SURGICAL SPEC. 8.4 7.4 6 59 68 84 64 74 91
HOSPITAL-BASED 22.9 16.8 11.6 37 41 45 41 45 49
TOTAL 138.2 113.2 83.5 265 320 425 289 350 464

SUPPLY ESTIMATED DEMAND - 2015 ESTIMATED DEMAND - 2025

 
This forecast need applies to the total population residing in the primary service 
area, not all of which will seek care for all services at the new Koa Ridge Medical 
Center, and not all of whom would require office space on the new medical 
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center.  For example, Kaiser serves approximately 15% of the population in the 
region and has 24 mostly primary care physicians located in its Waipio office 
building.  As a hospital-affiliated office building, the Koa Ridge building would 
house a broader range of specialists, which should enhance access to residents 
of central and north Oahu. 
 
Based on the hospital size and scope of services, the forecast physician need 
and shortages in Hawaii and the primary service area, it is proposed that a 
medical office building with space to accommodate 35 to 50 physicians is 
appropriate for the area initially, with potential space to expand in future years 
based on growth of the area and the hospital. 
 
It is anticipated that many of the tertiary service physicians will not practice at the 
Koa Ridge Medical Center since the hospital would likely focus on primary and 
secondary level services.  Tertiary services such as cardiac surgery, 
neurosurgery and high risk neonatal services will continue to be provided at major 
hospitals in Honolulu.  Certain other specialties with more limited demand may 
have part-time offices in the new facility to facilitate access for residents of the 
region. 

 

Skilled Nursing Services 
 
“Long term care capacity in Hawaii is insufficient to meet current and future 
demand.  The waitlist situation will worsen unless action to build long term care 
capacity is taken.”  This statement from the January 2008 Report to the Twenty-
Fourth Hawaii State Legislature summarizes the critical need for additional 
skilled nursing bed capacity in Hawaii that will be addressed by the proposed 
project.  The shortage exacerbates access to hospitals and prevents the growing 
elderly population from receiving appropriate medical care. 

 
 On average, there are 200, and as many as 275 complex patients waitlisted daily 

for long term care in acute care hospital settings across our State…Discharge 
timeframes for waitlisted patients range from days to over a year.  This represents 
a poor quality of life option for the patient, presents an often insurmountable 
dilemma for providers and patients, and creates a serious financial drain on acute 
care hospitals with ripple effects felt throughout other heath care service sectors. 

 
The waitlist dilemma as described above is unique to Hawaii.  Hawaii has one of 
the lowest ratios of long term care beds for its population in the United States.  
Based on the 2006 AARP Public Policy Institute “Across the States” report, Hawaii 
ranks 48th.  Where the US average is 47 beds per 1000 over age 65, Hawaii 
averages 23 (half of the US average). 
Source:  Report to the Twenty-Fourth Hawaii State Legislature. January 2008 
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A review of historical utilization and forecast demand further illustrates the 
shortage of beds in Oahu.  Most existing skilled and intermediate care beds are 
located in Honolulu; however the barriers to access are evident across the island.  
2008 Hospital Waitlist Surveys conducted by the Healthcare Association of 
Hawaii indicate that Wahiawa Hospital had six patients waiting for a skilled 
nursing bed and one waiting for an intermediate care bed on May 31, 2008, 
double the number waiting at the end of February 2008.  Also, Oahu has the 
lowest number of long term care beds per resident of any Hawaiian island.  At 21 
beds per 1,000 65+ population, it is 43% lower than Kauai’s 37 beds per 1,000 
65+ and 55% lower than the national average of 47 beds per 1,000 65+ 
population. 
 
Admissions and patient days have risen significantly over the past five years. 
 

Oahu Long Term Care Admissions

3,500

4,000

4,500

5,000

5,500

6,000

2000 2001 2002 2003 2004 2005
 

 

Oahu Long Term Care Occupancy Rates

88%

89%
90%

91%
92%

93%
94%

95%
96%

2000 2001 2002 2003 2004 2005
 

 

 
Cattaneo & Stroud, Inc. 

 Health Care Services Forecast 
 

13 



 
 
__________________Koa Ridge Medical Center 
 

Oahu Long Term Care Days & 65+ Population
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The need for additional skilled nursing beds in Hawaii is well documented: 
 The January 2008 report to the legislature on waitlisted patients recommends 

construction of additional beds. 
 The 2003 SHPDA report on “Forecast Acute Care and Long-Term Care Bed 

Days in Hawaii:  Projections to 2025” indicate increasing demand and high 
occupancy rates. 

 The Hawaii Healthcare Association’s Trends for Action 2002 forecast 
growing demand and inadequate capacity. 

 
The increasing demand is fueled by the current shortage in beds and the forecast 
increase in the elderly population, which significantly outpaces growth in all other 
segments of the population in Hawaii.  A 94% increase in the number of 65+ 
residents masks the impact of the even faster-growing 85+ population that are 
even more likely to require long term care.   
 
Historical trends and forecast growth were incorporated into a bed need formula 
to estimate the need for beds in the Koa Ridge service area.  The forecast is 
conservative since historical data do not include patients in acute care hospitals 
waiting for placement, and do not take into account the greater increase in the 
very elderly 85+ population.  Of the 32 facilities with long term care beds on 
Oahu, only three are in the proposed service area.  These facilities contain only 
271, 9.5% of all LTC beds on Oahu, whereas the elderly population in the area 
comprises an estimated 10.9% of the 65+ Oahu population. 
 
The unmet need for long term care beds in Hawaii is larger than the capacity of 
the Koa Ridge Medical Center site, which will support a facility of 50 to 250 beds, 
depending on the size and configuration of other facilities on the site.  The 
community will benefit from the proposed addition of a 100-bed skilled nursing 
facility on the Koa Ridge Medical Center site, providing residents with a local 
option for care as they and their families age.  The proposed sizing is based on 
the available land and financial feasibility estimates. 
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HISTORICAL & FORECAST LONG TERM CARE NEED 
KOA RIDGE SERVICE AREA 

 

 

Statistics 2005 2010 2015 2020 2025
% Chg 

2005-2025
POPULATION 65+ 17,241 18,448 22,387 27,704 31,582 83%
Estimated Patient Days 122,061 133,199 157,966 200,356 228,420 87%
ADC 334 365 433 549 626 87%
Beds Req'd @ 95% Occ. 352 384 456 578 659 87%
Lic. LTC Beds in PSA 183 183 183 183 183
Estimated Excess/Need (169) (201) (273) (395) (476) 181%
 
 

Medical Center Employee & Visitor Estimates 
 
Employee and visitor estimates are based on a combination of local, regional and 
national benchmarks applied to the forecast medical center services.  2007 data 
for Hawaii hospitals from the American Hospital Association indicate the following 
estimates of employees (staff) and outpatient visits per patient: 
 

HAWAII ACUTE CARE HOSPITAL STAFFING RATIOS 
 

Name Location Type Beds Census OP Visits Births Staff 
Staff/  

Patient 

OP 
Visits/ 
Patient 

Kapiolani Pali Momi Acute 116 103 76,624 0 598 5.8 744 
St. Francis West Ewa Beach Acute 102 80 36,052 0 429 5.4 451 
Kaiser Honolulu Acute 275 196 60,935 1,875 1,541 7.9 311 
Kapiolani Honolulu Acute 225 No Information Reported        
Kuakini Honolulu Acute 105 117 65,028 0 965 8.2 556 
Queen's Honolulu Acute 450 373 239,853 2,035 2,919 7.8 643 
St Francis Honolulu Acute 240 140 199,230 0 789 5.6 1,423 
Straub Clinic* Honolulu Acute 143 101 575,094 0 1,282 12.7 5,694 
Castle Kailua Acute 157 93 152,068 0 NA  1,635 
Kona Community Kona Acute 88 67 23,172 441 405 6.0 346 
Wilcox Lihue Acute 71 52 66,215 617 455 8.8 1,273 
Maui Medical Wailuku Acute 183 146 41,112 1,673 988 6.8 282 
Average               7.5 1,214 
Average excluding 
Outliers*               6.9 766 

Source:  2007 AHA Guide 
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The skilled nursing facility will have fewer employees per bed.  This ratio was 
estimated based on data reported by two facilities in Hawaii, noted below (these 
are the only reporting facilities in the AHA data): 
 

HAWAII LONG TERM CARE HOSPITAL STAFFING RATIOS 
 

Name Location Type Beds Census Staff 
Staff/ 

Patient 

Leahi Honolulu LTC 190 178 277 1.6 

Maluhia Hospital Honolulu LTC 158 148 257 1.7 
Source:  2007 AHA Guide 
 
 
Based on these ratios, the Koa Ridge Medical Center could expect an employee 
base as follows:   
 

NEW KOA RIDGE MEDICAL OCCUPANTS & EMPLOYEE ESTIMATES 
 

 

TYPE OF FACILITY ON CAMPUS 2015 2020 2025
ESTIMATED AVERAGE DAILY CENSUS OF PATIENTS
Hospital - Inpatients per Day 71 78 85
Skilled Nursing - Inpatients per Day 90 110 135
Medical Offices - # MDs in Offices 40 50 60
ESTIMATED EMPLOYEES
Hospital Employees (All Types) 489 540 591
Skilled Nursing Employees (All Types) 156 191 234
Medical Office Employees (All Types) 200 250 300
ESTIMATED EMPLOYEES 846 981 1,125
 
Application of current 2008 employee salary plus benefit costs at Wahiawa 
General results in the following estimated payroll and benefits for the Koa Ridge 
Medical Center: 
 

FORECAST AVERAGE & TOTAL COST FOR KOA RIDGE 
MEDICAL CENTER EMPLOYEES 

 

 

VARIABLE 2015 2020 2025
Salary+Benefits/FTE 84,501$               102,809$         125,082$         
Total Staff Costs 71,456,856$       100,853,903$ 140,776,618$  

Note:  Costs are based on 2008 actual employee costs at Wahiawa General Hospital inflated at the rate of 
4% per year (less than historical rate of inflation for salaries & benefits) 
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It is anticipated that some of the current Wahiawa General Hospital staff 
associated with the general acute care hospital services will relocate to the new 
center.  However, because health care services will remain at the current site, 
not all staff will relocate.  Some of the physicians currently located in Wahiawa 
may also relocate to the new center.  However, the increased scope of services 
and square footage will result in a need for additional staff that will likely reside in 
the residential areas proximate to the new medical center site. 
 
 
 
SUMMARY 
 
The Koa Ridge Medical Center will address the future health care needs of many 
Central Oahu and North Shore residents in a modern, primary and secondary 
comprehensive hospital.  The medical center complex should benefit the region 
through employment opportunities, improved access to health care services and 
development of an integrated model of health care that should be attractive to 
physicians and residents.  This facilities forecast employs standard 
methodologies and realistic market share assumptions that result in an estimated 
market need for: 
 
 100-120 Bed General Acute Care Hospital 
 Outpatient Diagnostic and Treatment Services 
 30-50 Physician Medical Office Building 
 100-150 Bed Skilled Nursing Facility 

 
The 28-acre site will allow development of a comprehensive array of health care 
services that will address the growing health care needs of Oahu. 



 
 
__________________Koa Ridge Medical Center 
 

 
Cattaneo & Stroud, Inc. 

 Health Care Services Forecast 
 

18 

 
Appendix A: Population Forecast 

 
Appendix A describes the quantitative approach Cattaneo & Stroud, Inc.  
employed to forecast population growth in Oahu, Hawaii and the Koa Ridge 
Medical Center Primary Service Area. The following factors were taken into 
consideration:  
 Estimated Koa Ridge Medical Center primary service area defined by zip 

code 
 State of Hawaii estimates of current and forecast population from 2000 to 

2025 
 Hawaii State Department of Business, Economic Development , and Tourism 

estimates of military population and their dependents  
 

Base Population (See Tables A-1 and A-2) 
The foundation of the population forecasts used in this analysis is population 
data and forecasts published by the City and County of Honolulu Department of 
Planning and Permitting in November 2007.  These forecasts incorporate 
historical population data from the 2000 U.S. Census Bureau. Population from 
the regional planning zones were translated into zip code estimates based on 
alignment of census tracts so that hospital discharge data could be translated 
into use rates and market share by geographic region.  This translation was 
accomplished by matching U.S. census tract with U.S. postal service maps. Age 
distribution by zip code is based on the 2000 Census by the U.S. Census 
Bureau.  
 
Military Population  (See Table A-3) 
Estimates of the military population and their dependents stationed on Oahu 
were obtained from the Hawaii State Department of Business, Economic 
Development and Tourism.  This population was excluded from the state 
population used in the bed need forecast since the military population primarily 
uses military hospitals and physicians for health services.  Military and 
dependents’ use of local hospitals, physicians and related facilities are limited to 
emergency and selected tertiary services.  No growth was applied to the military 
population using services in the civilian health sector.  Age distribution of the 
military population is based on military population estimates were based on 2000 
U.S. Census Bureau special tabulation calculated in 2003, which was later 
compiled by the Hawaii State Department of Business, Economic Development 
and Tourism. The military population was subtracted from the appropriate age 
groups in the state population forecasts to obtain civilian population by age 
group.   
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Incremental Housing (See Table A-4) 
Cattaneo & Stroud, Inc. obtained information housing developments that are both 
approved and unapproved in the defined primary service area by local planning 
agencies.  These data are based on an August 2007 report by Mikiko 
Corporation and new housing components of the Koa Ridge and Waiawa 
proposed developments. The developer assumes that residents of the new 
housing will be derived from migration within Oahu rather than from outside the 
island. Based on discussions with the state and the developer, it is assumed that 
the population to be accommodated in the new projects is incorporated in the 
official state forecasts.   
 
 
Age Distribution & Summary (See Table A-5) 
Population by zip code was distributed into age categories based on data from 
the 2000 Census by the U.S. Census Bureau.  Age groupings used in the 
forecast for health care services include: 
 0-14 
 15-44 Female 
 15-64 
 65 and over 

 
In sum, state population forecasts served as the basis for geographic, age and 
population growth in Oahu, with subtractions of the military and their dependents. 
The resulting estimates of population by zip code were used to develop health 
care services use rates as the basis for the proposed Koa Ridge Medical Center.    
Military population was used to forecast use of health care facilities by military 
personnel and their dependents. 
 
The following pages contain the population data used in these analyses.  
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Development Plan Area Development Plan Subarea 2000 2005 2010 2015 2020 2025
Primary Urban Center Honolulu Core 419,333 423,621 440,981 452,048 463,335 475,700
East Honolulu Subtotal 46,735 49,748 52,387 53,436 52,642 51,952
Ewa Ewa Villages 4,741 5,192 6,106 6,319 6629 6,983

Ewa Gentry/West Loch 19,058 23,093 24,859 26,055 26,723 27,408
Ewa Beach/Iroquois Pt 18,424 18,600 18,412 18,294 18,141 18,004
Ocean Pointe 810 4,237 5,973 7,977 8,755 9,630
Kalaeloa/Campbell Ind. Park 1,311 1,324 1,712 1,946 3,853 6,542
Ko Olina/West Kapolei 1,680 2,920 4,505 7,273 10,784 12,624
City of Kapolei 0 0 1,877 4,635 6,698 8,398
Villages of Kapolei 8,638 12,276 13,729 14,174 14,442 14,759
East Kapolei 712 717 2,215 8,325 15,517 24,085
Makakilo/MakaiwaHills/Kunia 13,322 15,710 17,723 21,185 25,583 27,869

Subtotal Ewa 68,696 84,015 97,111 116,183 137,125 156,302
Central Oahu Village Park/ Kunia 12,178 14,482 15,687 17,073 17,403 17,932

Waipahu 33,665 35,250 36,098 35,985 35,892 36,014
Waikele 6,895 7,557 7,449 7,353 7,248 7,158
Waipio 12013 12164 12252 12138 12057 12021
Waiawa 0 31 627 6,243 13,401 21,207
Mililani 33,906 34,187 33,766 35,298 37,628 38,348
Mililani Mauka/Launani 11,181 16,652 18,562 18,458 18,455 18,562
Wahiawa/Whitmore 20,814 21,043 21,088 20,858 20,670 20,564
Schofield/Wheeler 17556 17652 17444 17264 17079 16913

Subtotal Central Oahu 148,208 159,018 163,153 170,643 179,833 188,719
Koolaupoko Kahaluu 14,391 14,446 15,017 15,374 15,146 14,947

Kaneohe 40,013 40,363 40,422 40,361 39,763 39,244
Kailua 41,607 41,622 41,970 42,291 41,670 41,126
Waimanalo 10,161 10,506 10,769 11,702 11,531 11,382
Mokapu 11,827 11,826 11,678 11,564 11,457 11,363

Subtotal Koolaupoko 117,999 118,763 119,856 121,292 119,567 118,062
Koolauloa Kahuku/Kawela 3,134 3,264 3,362 3,404 3,455 3,543

Laie 6,100 6,111 6,217 6,620 6,945 7,148
Hauula/Punaluu 3,857 3,864 3,971 3,952 3,985 4,052
Kaaawa 1,455 1,458 1,464 1,446 1,439 1,445

Subtotal Koolauloa 14,546 14,697 15,014 15,422 15,824 16,188
North Shore Mokuleia 2,345 2,364 2,336 2,335 2,327 2,322

Waialua 3,386 3,389 3,350 3,323 3,295 3,266
Haleiwa 4,366 4,369 4,434 4,496 4,544 4,590
Kawailoa 3,930 3,934 3,910 3,901 3,887 3,874
Sunset Beach/Pupukea 4,353 4,357 4,957 5,492 5,982 6,398

Subtotal North Shore 18,380 18,395 18,987 19,547 20,035 20,450
Waianae Subtotal 42,259 44,656 45,172 46,991 48,891 50,685
Oahu Total 876,156 912,913 952,661 995,562 1,037,252 1,078,058
Source: Socioeconomic projections, November 2007 from Department of Planning and Permitting, City and County of Honolulu. 

Table A-1: State of Hawaii Official Oahu Population by Planning Zones
Including Civilian and Military
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Development Plan Area Zip Code 2000 2005 2010 2015 2020 2025
Honolulu Core Multiple 419,333 423,621 440,981 452,048 463,335 475,700
East Honolulu Total Multiple 46,735 49,748 52,387 53,436 52,642 51,952
Central Oahu 96786 20,814 21,043 21,088 20,858 20,670 20,564

96789 63,995 70,591 72,656 79,490 88,789 97,296
96797 45,843 49,732 51,785 53,058 53,295 53,946
96857 17,556 17,652 17,444 17,264 17,079 16,913

Central Oahu Subtotal 148,208 159,018 162,973 170,670 179,833 188,719
Ewa 96706 39,004 46,647 51,459 60,651 69,136 79,127

96707 29,692 37,422 45,652 55,532 67,989 77,175
Subtotal Ewa 68,696 84,069 97,111 116,183 137,125 156,302
Koolauloa 96717 3,857 3,864 3,971 3,952 3,985 4,052

96730 1,455 1,458 1,464 1,446 1,439 1,445
96731 3,134 3,264 3,362 3,404 3,455 3,543
96762 6,100 6,111 6,217 6,620 6,945 7,148

Subtotal Koolauloa 14,546 14,697 15,014 15,422 15,824 16,188
Koolaupoko 96477 14,391 14,446 15,017 15,374 15,146 14,947

96734 41,607 41,622 41,970 42,291 41,670 41,126
96744 40,013 40,363 40,422 40,361 39,763 39,244
96795 10,161 10,506 10,769 11,702 11,531 11,382
96863 11,827 11,826 11,678 11,564 11,457 11,363

Subtotal Koolaupoko 117,999 118,763 119,856 121,292 119,567 118,062
North Shore 96712 12,649 12,660 13,301 13,889 14,413 14,862

96791 5,731 5,753 5,686 5,658 5,622 5,588
Subtotal North Shore 18,380 18,413 18,987 19,547 20,035 20,450
Waianae Subtotal 96792 42,259 44,656 45,172 46,991 48,891 50,685
Grand Total 876,156 912,985 952,481 995,589 1,037,252 1,078,058
Source: Socioeconomic projections, November 2007 from Department of Planning and Permitting, City and County of Honolulu. 

Table A-2: Total Oahu Population by Zip Code Based on Official Forecast 
Including Civilian and Military

 
 

 

Region Area Zip Code 2000 2005 2010 2015 2020 2025
Koolauloa Kahuku 96731 145 181 181 181 181 181
Central Oahu Kunia 96759 510 638 638 638 638 638
Central Oahu Waipahu 96797 4,624 5,785 5,785 5,785 5,785 5,785
North Shore Haleiwa 96712 2,315 2,896 2,896 2,896 2,896 2,896
Central Oahu Wahiawa 96786 13,905 17,395 17,395 17,395 17,395 17,395
Central Oahu Mililani 96789 6,000 7,506 7,506 7,506 7,506 7,506
North Shore Waialua 96791 385 482 482 482 482 482
Total 27,884 34,884 34,884 34,884 34,884 34,884
Source: Department of Business, Economic Development, and Tourism, 2003

Table A-3: Estimated Military Population and Dependents by Zip Code 

 

 

Region Zip Codes 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Koa Ridge 96789 350      350     350     350     350     350     350      350       350      350     
 Cumulative Units 350      700     1,050  1,400  1,750  2,100  2,450  2,800    3,150    3,500  
Waiawa 96789 150      150     150     150     150     150     150      150       150      150     
 Cumulative Units 150      300     450     600     750     900     1,050  1,200    1,350    1,500  
Other Waiawa Development 96789 500      500     500     500     500     500     500      500       500      500     
 Cumulative Units 500      1,000  1,500  2,000  2,500  3,000  3,500  4,000    4,500    5,000  
Total 1,000   2,000  3,000  4,000  5,000  6,000  7,000  8,000    9,000    10,000
Source: Architect Hawaii Memorandum, May 1st , 2008.

Table A-4: Unapproved Housing Units by Zip Code in Koa Ridge Service Area 
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Region Area Zip Code Age Cohort 2000 2005 2010 2015 2020 2025
Koolauloa Kahuku 96731 0-14 618 624 633 638 645 656

96731 15-64 1,632 1,666 1,717 1,709 1,686 1,685
96731 15-44F 515 504 512 506 505 513
96731 65+ 321 357 382 422 482 548

Kahuku 96731 Total 2,571 2,647 2,732 2,769 2,813 2,889
Central Oahu Kunia 96759 0-14 25 30 70 122 187 232

96759 15-64 79 101 221 355 514 622
96759 15-44F 39 41 78 119 173 212
96759 65+ 53 72 96 133 189 241

Kunia 96759 Total 157 203 388 609 889 1,096
Waipahu 96797 0-14 12,996 13,632 14,001 14,299 14,299 14,339

96797 15-64 38,839 41,337 43,157 43,615 42,697 42,239
96797 15-44F 13,099 13,351 13,726 13,721 13,544 13,560
96797 65+ 6,770 7,838 8,481 9,480 10,725 12,041
96797 Total 58,604 62,807 65,639 67,394 67,721 68,619

Wahiawa 96786 0-14 7,132 6,113 5,957 5,784 5,642 5,489
Wahiawa 96786 15-64 17,213 14,991 15,076 14,468 13,721 13,152

96786 15-44F 6,371 5,262 5,143 4,827 4,608 4,471
96786 65+ 3,355 3,563 3,724 4,046 4,558 5,068

Wahiawa 96786 Total 27,700 24,667 24,757 24,297 23,922 23,710
Mililani 96789 0-14 9,027 9,520 9,664 10,698 12,127 13,337

96789 15-64 27,032 29,149 30,205 33,217 37,117 40,618
96789 15-44F 9,007 9,225 9,375 10,121 11,289 12,375
96789 65+ 3,034 3,565 3,822 4,590 5,814 7,097

Mililani 96789 Total 39,093 42,235 43,690 48,505 55,058 61,052
North Shore Haleiwa 96712 0-14 953 769 821 884 939 976

96712 15-64 3,802 3,379 3,650 3,835 3,946 4,031
96712 15-44F 1,159 955 1,011 1,042 1,078 1,112
96712 65+ 629 662 729 839 991 1,143

Haleiwa 96712 Total 5,384 4,810 5,200 5,558 5,877 6,150
Waialua 96791 0-14 1,457 1,411 1,368 1,353 1,337 1,314

96791 15-64 4,961 4,862 4,782 4,656 4,467 4,293
96791 15-44F 1,465 1,379 1,340 1,297 1,266 1,243
96791 65+ 1,105 1,184 1,214 1,317 1,473 1,622

Waialua 96791 Total 7,523 7,457 7,364 7,326 7,276 7,229
Total Primary Service Area 0-14 32,209 32,099 32,514 33,778 35,176 36,343

15-64 93,557 95,484 98,807 101,855 104,148 106,641
15-44F 31,655 30,718 31,186 31,634 32,463 33,485

65+ 15,266 17,242 18,448 20,826 24,231 27,761
Total Primary Service Area 141,032 144,825 149,769 156,458 163,555 170,744
Other Oahu Other Oahu 0-14 50,066 47,834 48,022 51,546 54,324 56,076

15-64 188,556 188,183 192,790 204,637 209,874 212,149
15-44F 66,559 62,599 62,947 65,748 68,178 70,155

65+ 45,883 49,271 52,258 60,720 71,981 83,070
Other Oahu Total 284,505 285,289 293,069 316,903 336,180 351,295

Honolulu Honolulu 0-14 70,462 67,789 69,486 70,698 71,961 73,413
15-64 243,705 243,551 254,609 257,324 255,874 256,526

15-44F 85,010 80,183 82,208 81,735 82,003 83,439
65+ 53,921 58,614 63,219 70,359 80,833 92,094

Honolulu Total 368,089 369,954 387,314 398,381 408,668 422,033
Oahu Total 793,626 800,068 830,153 871,743 908,403 944,073
Other Hawaii Islands 0-14 71,485 71,214 76,849 83,699 91,719 97,649

15-64 222,075 247,551 270,139 288,159 298,769 309,669
15-44F 52,650 57,324 64,001 68,215 72,438 75,894

65+ 42,890 46,779 53,779 65,109 81,529 98,679
Other Hawaii Islands 336,450 365,543 400,767 436,967 472,017 505,997

Hawaii Total 1,271,108 1,310,436 1,380,689 1,465,168 1,543,975 1,620,814
Source: Cattaneo & Stroud, Inc. derived from prior tables. 

Table A-5: Civilian Oahu Population by Age & Zip Code
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Wilson Okamoto Corporation and Castle & Cooke Homes Hawaii, Inc. 

Introduction 
 
 
Located in Central O‘ahu, the Koa Ridge Master Plan is a 763-acre project owned by Castle 
& Cooke Homes, Inc. (“Castle & Cooke”).  Currently, Castle & Cooke is undertaking plans 
to develop a master plan community project featuring new residential homes, retail, offices, 
medical facilities, recreational centers, community parks, and school sites.  As part of the 
Master Plan concept, Castle & Cooke is considering the prospect of a hotel component as 
part of the project. 

Background and Objectives 
 
Wilson Okamoto Corporation (“Wilson Okamoto”) and Castle & Cooke have engaged 
Hospitality Advisors LLC (“Hospitality Advisors”) to provide an overview analysis of hotel 
demand in the Central O‘ahu region for the Koa Ridge project.  A market study was 
conducted during Phase I of the engagement with a final report provided to Wilson 
Okamoto and Castle & Cooke on July 24, 2007 (see Appendix).  As Phase II of the market 
analysis, Wilson Okamoto and Castle & Cooke have asked Hospitality Advisors to develop a 
preliminary hotel concept and market performance estimates, including hotel occupancy, 
average daily rate (“ADR”), and revenue per available room (“RevPAR”).  Phase II of this 
study was also to provide an executive-level overview briefing in PowerPoint format of a 
potential hotel concept with market range estimates for occupancy, average daily rate 
(“ADR”) and revenue per available room (“RevPAR”).  However, as a courtesy to Wilson 
Okamoto and Castle & Cooke, we have expanded Phase II to provide a brief narrative 
report rather than PowerPoint format. 
 
 
The proposed development concept and performance estimates presented in this report are 
based on the findings and conclusions presented in Phase I report (see Appendix), our 
knowledge of current hotel market trends and conditions, and analysis of secondary research 
compiled from sources such as the State of Hawaii Department of Business, Economic 
Development, and Tourism (“DBEDT”) and Smith Travel Research (“STR”).  The 
objective is to provide Wilson Okamoto and Castle & Cooke recommendations for a hotel 
concept, including class of property, property size, branding and affiliation, and amenities, 
along with the corresponding market performance estimates for the recommended concept.   

Phase I Analysis Findings & Conclusions 
 
Based on the overview market demand analysis prepared during the first phase of this 
engagement, it was found that the outlook for hotel demand in the Central O‘ahu region 
appears marginal in the short term, but potentially improving over the medium to long term 
with the maturation of the Central O‘ahu Regional Park (“CORP”) and Waipio Soccer 
Complex (“WSC”).  The primary demand sources for Central O‘ahu include the military 
market, sporting teams, friends and family, and business travelers. The immediate to short 
term outlook for Central O‘ahu hotel demand appears limited due to the following: 
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• Demand from the military sector appears to be seasonal and subject to the lease 

agreement between the Inn at Schofield and the Department of Defense, and 
limitations regarding per diem rates on military travel. Improved accommodations at 
Schofield Barracks also appear to be relieving pressure on the extent and term of 
temporary lodging accommodation (“TLA”).  

• Sports demand appears to be highly seasonal and event specific. Additionally, this 
segment appears to be highly price sensitive, particularly for local and inter-island 
events. The potential for dorm facilities to be added to CORP may also impact 
demand in the future. 

• The prospects for expanded commercial demand appears limited at least for the short 
and medium term given the anticipated type of business expansion for Central Oahu, 
which appears more community based rather than corporate based. 

• Planned renovations at the airport hotels and new hotels at Kapolei will likely provide 
substantial competitive pressure on hotel demand in Central Oahu, and will likely be 
absorbed first. 

 
Although the immediate outlook for hotel demand in Central O‘ahu appears minimal, it may 
be advantageous for Castle & Cooke to preserve its hotel use, but physically develop the 
hotel as a second or later phase should demand develop sufficiently in the future. It should 
also be noted that considering the economic expansion at Kapolei and planned pipeline 
hotel development of 300+ rooms, demand for hotel supply will likely be absorbed first in 
West O‘ahu prior to any such expansion into Central O‘ahu.  The primary consideration of 
any hotel development should also be based on the cost of construction and the continuing 
annual operating and financing costs, which have made new hotel development in the mid-
market generally cost prohibitive. This is particularly relevant for new market development.    
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Executive Summary 
 
The relevant market for the proposed hotel is likely to be comprised of primarily military, 
sports, friends and family travel, and, to a lesser extent, business travelers.  Unlike leisure 
visitors, the relevant market tends to be more price sensitive and show a longer length of 
stay.  Based on such demand characteristics, a midprice or economy extended stay hotel 
product may be best suited for the relevant market.  The proposed property can likely 
support 125 to 150 studios and/or one bedroom suites.  Castle & Cooke may wish to 
determine whether sufficient demand exists for a potential 125 to 150-unit first phase, with 
additional units of up to, say 200 units for a complete hotel project build out as part of a 
Phase II expansion. Given the site and market specific nature of the hotel, brand and/or 
franchise management may have less impact than for hotels located in higher demand areas, 
such as Waikīkī.  Therefore, the hotel concept could potentially be operated as an 
independent hotel with access to major global distribution systems (“GDS”) and other travel 
booking engines. 
 
In addition to accommodating market demand, the extended stay concept can also provide 
conversion potential to rentals and/or sell the units for residential use as downstream exit 
strategy.  
 
Based on the Phase I demand analysis and mid-market performance trends, the estimated 
market performance for the proposed hotel concept is as follows:  

Stabilized Year Range Estimates 

 High Low 
Occupancy: 75.0% 72.0%
ADR: $150.00 $125.00
RevPAR: $112.50 $90.00

Note: estimates in 2008 dollars 

Five Year Estimates – High Range 

 Year 1 Year 2 Year 3 Year 4 Year 5 
Occupancy: 65.0% 69.0% 72.0% 75.0% 75.0% 
ADR: $127.50 $135.00 $142.50 $150.00 $150.00 
RevPAR: $82.88 $93.15 $102.60 $112.50 $112.50 

Note: estimates in 2008 dollars 

Five Year Estimates – Low Range 

 Year 1 Year 2 Year 3 Year 4 Year 5 
Occupancy: 62.0% 67.0% 70.0% 72.0% 72.0% 
ADR: $106.25 $112.50 $118.75 $125.00 $125.00 
RevPAR: $65.88 $75.38 $83.13 $90.00 $90.00 

Note: estimates in 2008 dollars 
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Section I: Product Concept Overview 

 
 
One of the most important factors in developing a product concept is the anticipated 
demand composition for the proposed property.  Based on the findings of our Phase I  
market analysis, the demand source for the proposed hotel primarily consist of military and 
family on TLA, sports teams, friends and family, and limited business travelers.  There does 
not appear to be a significant leisure demand for the proposed property.  In order to develop 
a product concept best suited for the relevant market, we have identified the following 
components for analysis: 
 

1. Type of property 
2. Property size  
3. Class of property 
4. Branding and affiliation 
5. Amenities 

 
Below outlines our analysis for each of the product components: 

Type of property 
 
There are various aspects to consider when evaluating a property type.  Some of the 
distinguishing elements include service level (full service vs. limited service), room type, and 
ancillary services.  Full service hotels generally offer on-site restaurants, meeting space, bell 
service, and room service, whereas limited service hotels primarily are rooms-only operations 
with very few services or amenities.  Based on interviews conducted during our Phase I 
market report, the relevant market tends to show a longer length of stay, especially with the 
military market staying for as long as 90 days on military per diem. In addition, industry 
trends show that the sports and business markets are more likely to prefer in-room kitchen 
facilities over full-service on-site restaurants that may be typical for leisure resort properties.  
As such, a limited service extended stay or all-suite product may be best suited for the 
proposed hotel.  
 
It is also noted that that there are plans to develop two hotels in Kapolei with one property 
expected to be similar to an extended-stay product. The pending Kapolei development 
further illustrates the potential demand for such a product, although it may also present 
additional competition for the proposed Central O‘ahu hotel. 

Property Size 
 
As indicated in our previous report, the Inn at Schofield Barracks has estimated an average 
“turn-away” demand of 10,000 nights per year, or 27 room nights per day not accounting for 
seasonality.  With the recent announcement of military realignment and potential for 1,000 
additional military officers at Schofield, the proposed hotel may be able to absorb some of 
the demand generated from the expansion. However, the additional demand is not expected 
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to be significant as the military is currently undergoing plans to improve temporary and 
single family housing units at Schofield Barracks, which will likely absorb any temporary 
accommodation needs first before using off-base accommodations. 
 
In addition to the military/government market, other potential demand segments include the 
other business market (excluding meetings, convention, and incentive travelers), the friends 
and family market, and the sports market. Room demand for these markets is currently 
satisfied by existing West O‘ahu, Airport, and Waikīkī supply. Furthermore, demand for 
rooms outside of Waikīkī has consistently under-penetrated the market.  While there is 
potential demand growth with the maturation of nearby sporting facilities and commercial 
activities, it is unlikely that there will be sufficient demand to support a large scale hotel.  
Given the existing supply and anticipated demand trends, the proposed hotel will likely be 
able to support 125 to 150 rooms. 
 
With respect to physical configuration, a two-to-three story property with a mix of studios 
and one-bedroom suites may be advantageous for the owner/developer as an alternative exit 
strategy to rent or sell as residential units.  

Class of Property 
 
Based on our research and industry knowledge, full service properties in Hawaii are generally 
luxury and upscale hotels, while limited service hotels range between the midprice and 
budget categories.  Furthermore, the military/government, friends and family, and other 
business travelers tend to be more price sensitive than leisure travelers.  Given the service 
level, property size, and the elasticity of market demand, it is likely that the proposed hotel 
will be a limited service midprice or economy efficiency hotel.   

Branding and Affiliation 
 
The demand for the proposed hotel is likely driven by specific market groups and location 
convenience rather than a dynamic reservation system or brand loyalty. Added value that can 
be generated through branded management or franchise appears minimal when compared to 
the cost of branding.  Therefore, it is recommended for the proposed property to operate 
independently. However, should the owner/developer consider franchising or branding, 
some of the chains that could be considered include Residence Inn by Marriott, Homewood 
Suites by Hilton, and Candlewood Suites.  

Amenities 
 
Standard amenities for an extended stay or efficiency hotel include a full kitchen, in-room 
laundry, swimming pool, and/or fitness center.  A small business center and/or hi-speed 
wireless internet access is also recommended.  Food and beverage outlets are not 
recommended unless operated on lease by a third party.  Retail and meeting space and other 
minor operations are unlikely to be economical for a small limited service property. 
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Product Concept Summary 
 
Based on the analyses presented above, the proposed hotel concept represents a 125 to 150-
room extended stay hotel featuring studios and one bedroom suites.  Convenience amenities 
such as in-room kitchen and laundry facilities are recommended. It may be operated 
independently.  Due to the price-sensitive nature of the relevant market, the proposed 
concept will likely be a low rise midprice or economy property with simple wood frame 
construction.  
 
As stated earlier in the Phase I report, the construction and operating costs associated with 
new hotel development can be prohibitive, especially for a mid-market property.  One of the 
advantages to an extended-stay concept is that it could provide the owner/developer with a 
smoother transition to convert the units for residential use as an alternative exit strategy. 
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Section II: Property Performance 
Estimates 

 
Based on the proposed development concept, this section provides the performance 
estimates and market comparisons for the proposed hotel.  We note that the room rate 
estimates are provided in this section are based on 2008 dollars without consideration for 
inflation or any market fluctuations that may occur after the date of this report. 
 

O‘ahu Mid-Market Overview 
 
The development concept for the proposed hotel is a midprice or economy extended-stay 
hotel. In recent years, O‘ahu’s midprice and economy properties have enjoyed strong 
occupancy and ADR gains due in part to declines in room supply and growth in domestic 
visitor arrivals.  Although the market began to soften in 2007, O‘ahu midprice hotels 
reported an occupancy of 74.0 percent and showed an impressive 12.9 percent ADR 
increase to $118.61.  O‘ahu economy hotels achieved an 84.5 percent occupancy and $89.21 
average room rate for 2007. 
 
Exhibit 1: Hotel Occupancy for Midprice and Economy Segments 
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Source: Smith Travel Research, Hospitality Advisors LLC 
 
After a prolonged period of relatively flat room rates, O‘ahu midprice and economy ADR 
improved substantially since 2003. O‘ahu midprice properties achieved a 48.7 percent ADR 
growth between 2003 and 2007.  O‘ahu economy hotels enjoyed a 41.0 percent increase in 
the same period. 
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Exhibit 2: Hotel ADR for Midprice and Economy Segments 
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Source: Smith Travel Research, Hospitality Advisors LLC 
 
Despite the strong growth in room rates, O‘ahu RevPAR began to soften in 2007 due to 
occupancy declines. O‘ahu midprice hotels showed a modest 2.5 percent RevPAR growth 
to $87.77 in 2007, while O‘ahu economy hotels reported 4.1 RevPAR increase to $75.38.   

 
Exhibit 3: Hotel RevPAR for Midprice, Economy, and Budget Segments 

$0.00

$10.00

$20.00

$30.00

$40.00

$50.00

$60.00

$70.00

$80.00

$90.00

$100.00

R
ev

P
A

R

Midprice $60.40 $57.62 $54.05 $59.87 $55.45 $54.29 $57.20 $64.94 $81.39 $85.65 $87.77
Economy $46.54 $41.75 $42.64 $44.09 $39.53 $38.98 $46.64 $49.77 $67.49 $72.38 $75.38

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007

 
Source: Smith Travel Research, Hospitality Advisors LLC 
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On a property size basis, O‘ahu hotels with 75-149 rooms showed similar trends of room 
rate gains in recent years.  For 2007, properties with 75-149 rooms showed an occupancy 
decline of 3.7 percentage points to 80.9 percent, while room rates grow by 6.7 percent to 
$129.61.  Midprice hotels represent approximately 35.9 percent of the 75-149 rooms 
segment, and more than 69.1 percent of total rooms rank within the midprice to budget 
categories. 

 
Exhibit 4: Market Performance for Hotels with 75-149 Rooms 
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Source: Smith Travel Research, Hospitality Advisors LLC 
 
Below outlines a comparison of market performance by class of property and property size: 
 
Exhibit 5: 2007 Market Performance Comparison 
 

 75-149 Rooms Midprice Economy 
Occupancy 80.9% 74.0% 84.5% 
ADR $129.61 $118.61 $89.21 
RevPAR $104.85 $87.77 $75.38 

 
Source: Smith Travel Research, Hospitality Advisors LLC 
 
In comparison to the midprice and economy segments, properties with 75-149 rooms show 
a higher room rate due in part to a higher composition of condominium and efficiency 
hotels. Condominium hotels tend to generate a higher room rate than traditional hotel 
rooms in the same category due to added convenience amenities, such as kitchen and 
laundry facilities.   
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Estimated Market Performance 
 
Given the limited seasonal demand, the proposed hotel will likely post a slightly lower 
occupancy than other O‘ahu midprice properties. However, the proposed property will likely 
be able to support a premium on the room rates with the extended-stay concept and added 
in-room amenities.  Therefore, the estimated market performance for the proposed hotel is 
shown as follows in 2008 constant dollars: 
 

Stabilized Year Range Estimates 

 High Low 
Occupancy: 75.0% 72.0%
ADR: $150.00 $125.00
RevPAR: $112.50 $90.00

Note: estimates in 2008 dollars 

Five Year Estimates – High Range 

 Year 1 Year 2 Year 3 Year 4 Year 5 
Occupancy: 65.0% 69.0% 72.0% 75.0% 75.0% 
ADR: $127.50 $135.00 $142.50 $150.00 $150.00 
RevPAR: $82.88 $93.15 $102.60 $112.50 $112.50 

Note: estimates in 2008 dollars 
 

Five Year Estimates – Low Range 

 Year 1 Year 2 Year 3 Year 4 Year 5 
Occupancy: 62.0% 67.0% 70.0% 72.0% 72.0% 
ADR: $106.25 $112.50 $118.75 $125.00 $125.00 
RevPAR: $65.88 $75.38 $83.13 $90.00 $90.00 

Note: estimates in 2008 dollars 
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July 24, 2007

Mr. Alan Suwa 
Wilson Okamoto Corporation
1907 S. Beretania Street, Suite 400
Honolulu, HI  96826

Dear Mr. Suwa:

Hospitality Advisors LLC (“Hospitality Advisors”) is pleased to submit this report to provide Wilson Okamoto Corporation and Castle & 
Cooke Homes Hawaii, Inc. consulting services in regards to a potential lodging establishment to be located in Central Oahu (the “Hotel”) as 
part of the Koa Ridge Master Plan.

TERMS AND CONDITIONS

Our work and written product is  based on information provided by secondary research sources, industry interviews, our extensive database 
and knowledge of the Hawaii market as well as other sources as appropriate.  Information provided to us was not audited nor verified by us 
and is assumed to be correct for the purposes of this engagement.  Where appropriate, the source of information provided to us was stated.  
We have no responsibility to update any report, presentation or analyses prepared by us for changes in any economic or market factors or

Suite 2124, Fort Street Tower
745 Fort Street Mall
Honolulu, HI 96813

Telephone: (808) 550-8955
Fax: (808) 550-8655

e-mail: jtoy@hospitalityadvisors.com

HOSPITALITY ADVISORS LLC
HOTEL TOURISM & REAL ESTATE CONSULTING
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3

receipt of new information after the date of our field work completed on July 13, 2007.  Recognizing that the war and ensuing aftermath in 
Iraq will likely not be resolved prior to the completion of this study, and that these events continue to evolve as of the date of this report, 
Hospitality Advisors will not be responsible nor liable for any direct and indirect impacts that the war may have on the results of this 
analysis or assumptions used, whether considered or not in the preparation of this report.   

Information, estimates and opinions furnished to us are assumed obtained from sources considered reliable and is considered to be true and 
correct.  However, no representation, liability or warranty for the accuracy for such items, as well as any information, estimates or 
opinions prepared by Hospitality Advisors, are assumed by or imposed on us, and may be subject to corrections, errors, omissions and 
withdrawals without notice.

All information and analysis provided to Wilson Okamoto and Castle & Cooke in this report is solely for your internal information and 
use.  The information and analyses should not be relied upon for any other purpose or by any other entity. Neither our report nor any 
reference to our firm may be included or quoted in any offering circular or registration statement, prospectus, sales brochure, appraisal, 
loan or other agreement or document. 

Wilson Okamoto and Castle & Cooke agrees to hold harmless Hospitality Advisors from any and all third party claims, liabilities, costs 
and expenses relating to services Hospitality Advisors renders under the Engagement Letter, except to the extent finally determined to 
have resulted from the willful misconduct or fraudulent behavior of Hospitality Advisors relating to such services.

Thank-you again for the opportunity to provide consulting services to Wilson Okamoto and Castle & Cooke.  Should you have any 
questions concerning this report, please do not hesitate to contact me at (808) 550-8955.

Very truly yours,

Joseph M. Toy
President & CEO
Hospitality Advisors LLC
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Executive Summary
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Project Overview

Hospitality Advisors LLC (“Hospitality Advisors”) was 
engaged by Wilson Okamoto Corporation (“WOC”) and Castle 
& Cooke Homes Hawaii, Inc. (Castle & Cooke”) to provide 
assistance in assessing the viability of a hotel development as 
part of the Koa Ridge Master Plan. The analysis included 
preparing overview analyses of:

Oahu’s visitor market
Oahu hotel market supply and demand
Analysis of potential Central Oahu hotel market demand
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Executive Summary

Central Oahu is primarily a residential community with 
approximately 150,000 residents in the region. In addition to the 
residential surroundings it is also the home to the second largest 
military base in the State of Hawaii with approximately 11,600 
Department of Defense military and civilian personnel at 
Schofield Barracks.
Currently, the 192 room Inn at Schofield Barracks is the only 
hotel establishment in Central Oahu serving primarily military 
and government visitors.
However, planning is underway for two new hotel developments 
in Kapolei totaling approximately 300+ rooms as part of a larger
300,000 square foot commercial complex.

8

Executive Summary

Based on the overview analyses prepared for this study, it 
appears that the outlook for hotel demand in Central Oahu is 
likely to be marginal in the short term, but potentially 
improving over the medium to long term with the maturation of 
CORP, WSC, Koa Ridge and Kapolei.
The immediate and short term outlook, however, is less 
favorable due to the following:

Demand from the military sector appears to be seasonal and 
subject to the lease agreement between the Inn at Schofield and 
the Department of Defense, and limitations regarding per diem 
rates on military travel. Improved accommodations at Schofield 
Barracks also appear to be relieving pressure on the extent and 
term of temporary lodging accommodation (“TLA”). 
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Executive Summary 

Sports demand appears to be highly seasonal and event specific. 
Additionally, this segment appears to be highly price sensitive,
particularly for local and interisland events. The potential for
dorm facilities to be added to CORP may also impact demand in 
the future.
The prospects for expanded commercial demand appears limited 
at least for the short and medium term given the anticipated type 
of business expansion for Central Oahu, which appears more 
community based rather than corporate based.
Planned renovations at the airport hotels and new hotels at 
Kapolei will likely provide substantial competitive pressure on 
hotel demand in Central Oahu, and will likely be absorbed first.

10

Executive Summary

It may be advantageous for Castle & Cooke to preserve its hotel 
use, but physically develop the hotel as a second or later phase
should demand develop sufficiently in the future.
The primary concern is the uncertainty and uneven nature of 
Central Oahu hotel demand over the next five years. This is of 
particular concern when considering the economic expansion of 
Kapolei, which likely will need to be absorbed prior to any such
expansion into Central Oahu.
The hotel product at Koa Ridge will likely be in the economy to 
midrange market segment with consideration for an extended 
stay product. 
The primary consideration of any hotel development should 
also be based on the cost of construction and the continuing 
annual operating and financing costs, which have made new 
hotel development in the mid-market generally cost prohibitive. 
This is particularly relevant for new market development.   
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Oahu Visitor Industry Overview

12

Hawaii Visitor Industry Overview

After several years of recovery from the 9/11 attack, Iraq war 
and global economic slowdown, Hawaii’s visitor industry set a 
record 7.4 million in visitor arrivals to the State in 2005, with 
an additional 7.4 million arrivals in 2006.
Strong growth in the U.S. leisure market drove Hawaii’s 
recovery during 2002-2006, with most market demand 
segments experiencing gains.  
Honolulu continues to serve as Hawaii’s gateway city with over 
71.2 percent of total Statewide scheduled air seats designated 
for Honolulu. However, domestic visitors are beginning to 
bypass Honolulu in recent years as a growing number of 
domestic direct flights into Maui and the island of Hawaii 
become available.
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Oahu Visitor Industry Overview

Oahu hosts the majority of inbound visitors to Hawaii at 
approximately 62.1 percent in 2006. 
Oahu has enjoyed a strong domestic market, primarily from the 
U.S. West, but has experienced a sharp 9.4 percent drop in 
Japanese visitor arrivals in 2006.
Oahu primarily serves the leisure market with over 79.2 percent 
of Oahu visitors arrive for wedding, honeymoon, or vacation. 
Partly driving the leisure market growth is the increase in 
friends and family group travel. Hawaii has seen a growing 
trend of family and multi-generational travel since 9/11. 
Growing alongside the increasing multi-generational travel is 
the number of friends and family visitors to Hawaii. Friends 
and family visitors account for approximately 10.0 percent of 
total Oahu visitors in 2006, up from 6.9 percent in 2000.

14

Statewide Visitor Arrivals

Source: State of Hawaii DBEDT

Visitor arrivals to Hawaii in 2006 reached 7.41 million visitors, on par with the record level set in 
2005.
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Statewide Average Daily Census: 12-month 

Moving Average
The average number of visitors in Hawaii on a daily basis has risen significantly since mid-2004, 

but began to retreat in 2006.
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Visitor Arrivals by Island
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Despite strong growth from the U.S. market, Oahu visitor arrivals began to soften in 2006 due 
primarily to the declining Japanese market. The neighbor islands continued to show growth 

that was driven by the strong U.S. West market.

Source: State of Hawaii DBEDT
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Scheduled Air Seats by Island
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2006 Visitor Profile by Major Market Source

U.S. West visitors represent Hawaii’s largest market segment and are typically repeat visitors.

Source: State of Hawaii DBEDT
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Oahu Visitor Arrivals
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Oahu Average Daily Census: 12-month Moving 
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Oahu Visitor Arrivals by MMA
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Canada  161  123  116  133  126  116  130  120  125  136  138  123  107  114  123  143  155 

Japan  1,453  1,405  1,646  1,514  1,732  1,992  2,031  2,170  1,950  1,753  1,720  1,466  1,429  1,276  1,419  1,456  1,311 

US East  1,296  1,213  1,041  912  883  871  921  825  961  972  1,094  1,024  1,025  1,034  1,134  1,202  1,171 

US West  1,460  1,397  1,274  1,186  1,214  1,193  1,199  1,138  1,049  1,141  1,188  1,178  1,212  1,210  1,274  1,378  1,421 

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006

Japanese arrivals to Oahu has declined by nearly 40.0 percent since 1997, while the 
U.S. domestic market gained by 32.0 percent during the same period.

Source: State of Hawaii DBEDT
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2006 Oahu Visitor Profile

4.17 Average # of Trips
47.1%2,169,820Net True Independent

43.0% 1,982,597% First Timers
6.79 Average Length of Stay

57.0% 2,623,841% Repeaters

85,752 Average Daily Census
31,299,398 Visitor Days

38.6%1,779,396 International
61.4%2,827,042 Domestic

4,606,438 Visitor Arrivals
% Share2006

Source: State of Hawaii DBEDT

Oahu attracts a higher share of international and first time visitors in comparison to 
other islands.
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2006 Oahu Visitor Arrivals by Purpose of Trip

2.3%106,556 Sport Events
0.4%16,342 Attend School
1.9%85,373 Government/Military

10.0%462,583 Visit Friends/Rel.
4.4%204,088 Other Business
1.8%82,986 Incentive
1.2%57,345 Corporate Meetings
4.0%186,248 Conventions
6.9%317,017 Meetings/Conventions/Incentive

71.5%3,293,859 Pleasure/Vacation
2.3%107,371 Get Married
7.3%334,079 Honeymoon

79.2%3,648,198 Pleasure
% Share2006Purpose of Trip

Source: State of Hawaii DBEDT
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Oahu Arrivals by Purpose of Trip

Source: State of Hawaii DBEDT
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Visit Friends/Relatives 6.4% 6.5% 6.2% 6.9% 6.5% 6.9% 7.7% 8.9% 9.9% 9.8% 10.0% 10.0%
Government/Military 1.5% 1.5% 1.4% 1.2% 1.8% 1.6% 1.8% 2.1% 2.2% 2.0% 2.2% 1.9%
Sport Events 2.4% 2.1% 2.4% 2.3%

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006P

- - - - - - - -

The percentage of friends/relatives arrivals has grown by 3.5 percentage points in the past 
ten years. Other business and government/military arrivals have also increased slightly, but 

still relatively small in comparison to the rest of the market.
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Oahu Hotel Performance
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ADR  $100.42  $106.95  $111.99 $111.18 $107.93 $117.53 $116.22 $111.46 $116.25 $123.23 $139.11 $155.77 $164.55 

RevPAR  $80.44  $86.84  $86.79  $80.38  $77.39  $89.56  $79.73  $78.36  $84.98  $98.21 $119.08 $129.44 $124.07 

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 YTD 
5/07

Oahu occupancy peaked in 2005 due to record visitor arrivals combined with falling supply due to 
renovations and conversions. However, a softening in the market, combined with reintroduction of 

renovated hotel rooms have led to a decrease in occupancy through May 2007.

Source: Smith Travel Research, Hospitality Advisors LLC
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Oahu Occupancy by Classification

Economy and budget properties have enjoyed higher occupancy in the last several years 
due in part to reduced supply.

Source: Smith Travel Research, Hospitality Advisors LLC
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Oahu ADR by Classification

Oahu luxury ADR grew at a faster pace than the other segments as a number of hotels were 
renovated and/or repositioned upward at a time of increasing demand for higher end product. 

Source: Smith Travel Research, Hospitality Advisors LLC
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Upscale $111.18 $108.76 $115.79 $113.48 $107.63 $107.12 $107.96 $108.69 $114.93 $113.65 $133.24 $148.91 $154.71
Midprice $76.31 $79.38 $80.10 $78.72 $77.66 $79.62 $79.21 $78.68 $79.78 $82.94 $97.24 $109.57 $118.67
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Oahu RevPAR by Classification
Oahu RevPAR began to dip across all property classes in 2007 as the fall in occupancy 

outpaced the increases in room rate

Source: Smith Travel Research, Hospitality Advisors LLC
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Trends in Accommodations Demand

Since the mid-1990s, there have been notable trends in 
accommodation demand for both the Mainland and Hawaii 
markets.
Partly driving this change has been the growing  market demand 
segmentation that reflects the increasingly divergent interests of a 
more experienced travel market.
The result of such market segmentation has been the expansion of
lodging brands and product types, including extended stay, all-
suites properties, timeshares, resort condominium projects and 
cruise products.
As a result of these changes,  there has been a definite shift in 
demand for alternative accommodations away from more 
traditional hotels, with a portion of hotel guests shifting into
timeshares, hotel condos and cruise lines.

30

Trends in Oahu Accommodation Supply

No new hotel supply has been added to Oahu’s inventory since 
2001. However, timeshare and condominium hotel inventory on 
Oahu has expanded through new development and property 
conversion. 
Since 2002, Oahu has continued to experience new timeshare 
and resort condominiums developments in Waikiki and Ko 
Olina.
The market is starting to see plans for potential new hotel 
development, including the expansion of the Kuilima/Turtle 
Bay Resort and proposed developments in West Oahu. 
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Oahu Visitor Accommodations Inventory

Oahu’s hotel supply has diminished significantly due to renovations and conversions, while 
condominium hotel and timeshare inventory has generally increased.

Source: State of Hawaii DBEDT

100.0%34,008100.0%34,167100.0%35,987100.0%35,664100.0%36,457Total

4.0%1,3644.1%1,4143.8%1,3573.7%1,3223.3%1,210Other

4.9%1,6554.2%1,4293.2%1,1352.8%9852.7%981Timeshare

13.9%4,72811.1%3,7829.5%3,4079.6%3,4258.5%3,088Condo/Hotel

77.2%26,26180.6%27,54283.6%30,08883.9%29,93285.5%31,178Hotel

20062005200420032002
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2006 Oahu Visitor Accommodation Choice

1.8%81,274 Other
0.9%40,004 Bed & Breakfast

10.3%474,198 Friends/Relatives
6.4%293,021 Cruise Ship
2.6%121,866 Timeshare only
4.5%206,162 Plan to stay in Timeshare
5.6%259,989 Condo only
9.3%427,196 Plan to stay in Condo

65.4%3,014,893 Hotel only
75.4%3,473,792 Plan to stay in Hotel

% Share2006Accommodations

While the majority of Oahu visitors continues to use hotel accommodations, a growing 
number of visitors are starting to explore alternative accommodations such as 

condominium, timeshare, and cruise ship.

Source: State of Hawaii DBEDT



17

33

Oahu Visitor Arrivals by Accommodation

Source: State of Hawaii DBEDT

The majority of Oahu’s visitors continued to select hotel as its accommodation of choice, 
though timeshare use has increased during the past several years.
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Condo 10.6% 9.5% 9.2% 9.4% 9.2% 9.5% 9.4%
Timeshare 2.8% 3.2% 3.2% 3.3% 3.5% 3.8% 4.5%
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Waikiki vs. Other Oahu

Hotels in Waikiki accounts for 86.9 percent of total available 
hotel inventory on Oahu, while Other Oahu area, which is 
defined as all other areas outside of Waikiki, including Ala 
Moana, Downtown, Airport, Windward, West Oahu, Central 
Oahu, and North Shore, comprises of 13.1 percent Oahu’s 
inventory in 2006.
Hotels available in Other Oahu are either luxury properties in 
resort regions such as Ko Olina and Turtle Bay, or midprice 
properties located in Downtown, Airport, or the Ala Moana 
area.
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Oahu Hotel Supply by Classification

*Supply census based on year-end 2006 survey. Actual available supply may fluctuate slightly from month-to-month.

29,407913,8521525,55576Total*
3,334172213,31216Budget
2,0691743051,63912Economy
6,923272,13554,78822Midprice
7,010149016,92013Upscale

10,071161,17538,89613Luxury
RoomsPropertiesRoomsPropertiesRoomsProperties

Oahu totalOther OahuWaikiki

Both Waikiki and Other Oahu hold over 30 percent of luxury rooms. Luxury and midprice 
properties make up for the majority of Other Oahu inventory, while Waikiki offers a more 

diverse range of products across all classifications.

Source: Smith Travel Research, Hospitality Advisors LLC
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“Other Oahu” Hotel Supply

Midprice25KaneoheWindward Country Inn
Luxury345KahalaThe Kahala Hotel & Resort
Upscale90DowntownResortQuest Executive Centre Hotel
Luxury443KahukuTurtle Bay Resort

Midprice360Ala MoanaPagoda Hotel
Economy118AirportPacific Marina Inn
Luxury387KapoleiMarriott JW Ihilani Resort

Economy48LaieLaie Oahu Inn
Economy192Wahiawa Inn @ Schofield Barracks
Midprice307AirportHonolulu Airport Hotel
Economy42AieaHarbor Shores Apartment Hotel
Economy30AieaHarbor Arms Apartment Hotel
Midprice274AirportBest Western The Plaza Hotel
Midprice1,169Ala MoanaAla Moana Hotel

Classification# RoomsLocationProperty

Source: Smith Travel Research, Hospitality Advisors LLC
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Waikiki vs. Other Oahu Hotel Performance
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Waikiki tends to report higher occupancy partly due to its beach location, infrastructure and  
product diversification, while Other Oahu tend to achieve higher room rates due to an over-

representation of Ko Olina in the data set.

Source: Smith Travel Research, Hospitality Advisors LLC
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Waikiki vs. Other Oahu Daily Room Supply and 

Demand
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Other Oahu area accounts for a very small portion of total Oahu room supply and room 
demand. 

Source: Smith Travel Research, Hospitality Advisors LLC
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Waikiki vs. Other Oahu Demand Penetration

92.6%101.1%12.1%87.9%13.0%87.0%YTD 5/07

93.0%101.0%12.0%88.0%12.9%87.1%2006

97.3%100.4%12.0%88.0%12.4%87.6%2005

93.0%100.9%10.7%89.3%11.5%88.5%2004

94.9%100.6%10.5%89.5%11.1%88.9%2003

99.4%100.1%10.4%89.6%10.4%89.6%2002

103.4%99.5%12.3%87.7%11.9%88.1%2001

96.2%100.6%12.5%87.5%12.9%87.1%2000

Other OahuWaikikiOther OahuWaikikiOther OahuWaikiki

PenetrationMarket Share DemandFair Share of Supply

Source: Smith Travel Research, Hospitality Advisors LLC

40

Central Oahu Region Overview
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Central Oahu Region Overview

The Central Oahu area is comprised of primarily residential 
communities and agricultural land.  Based on 2000 census data 
(latest data available), there are approximately 150,000 
residents in Central Oahu, with approximately 85,000 in 
resident population in the Mililani, Waipio, Schofield, and 
Wahiawa area. Based on existing development plans, the City 
and County of Honolulu is expecting the Central Oahu region 
to increase in population by 16.0 percent to over 173,000 in 
2025. 
There are several master planned residential developments in 
Central Oahu. Master planned communities include Mililani 
Mauka, Royal Kunia, Koa Ridge, Wahiawa, and Waikele.  The 
City and County of Honolulu estimates an additional 10,720 
housing units to be added in Central Oahu between 2000 and 
2025. 

42

Proposed Central Oahu Development

Land Area (Gross Acres)

1001,36310,720Total Proposed

5005,000Wahiawa Gentry

1911,500Wahiawa Castle & Cooke

100--Wahiawa Hospital Medical Park

100720Mililani Mauka

5723,500Koa Ridge Makai

Tech/Med ParkResidentialHousing UnitsProject Area

Plans for an additional 10,720 housing units and a medical park have been proposed for 
the Central Oahu area.

Source: City and County of Honolulu Department of Planning and Permitting
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Central Oahu Region Overview

Schofield Barracks and Wheeler Air Force Base are both 
located in central Oahu. Specifically, the 2000 census reported 
14,428 people, 2,965 households, and 2,902 families residing in 
Schofield Barracks. 
State of Hawaii data reported 11,574 Department of Defense 
(“DoD”) military and civilian personnel working at Schofield 
Barracks, representing the second largest DoD operation in 
Hawaii next to Pearl Harbor. The data suggests, however, that 
the military presence in Hawaii has been somewhat declining 
over the past ten years.

44

Statewide Military and Dependents Population
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Over 90% of Statewide military personnel resides on Oahu.  Statewide military personnel and 
dependent population has increased from 2000, but still not as high as it was in the early-

1990s.

Source: State of Hawaii Data Book
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Department of Defense Personnel

15,4611,66445311,5741,7702005

17,1161,73641912,7892,1722004

16,5191,60252012,2862,1112003

15,8471,537n/a12,3102,0002002

n/an/an/an/an/a2001

15,1631,752n/a11,8211,5902000

TotalWheeler 
AFBWahiawaSchofield 

BarracksKunia

Schofield Barracks is the largest army installation in Hawaii, accommodating over11,000 
military and civilian personnel on base.

Source: State of Hawaii Data Book
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Central Oahu Business

Business activities in the Mililani, Waipio, Schofield, and 
Wahiawa area are mostly retail and service establishments 
primarily serving the surrounding residential communities.
Based on the latest data available, total business receipts 
generated in the Mililani, Waipio, Schofield, and Wahiawa area 
reached over $917 million. 
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Central Oahu Business Establishments

256+889573Total

54131427Waipio

113403736Wahiawa

3+n/a3n/aSchofield Barracks

86354110Mililani Town

TotalAccommodation & 
Food ServiceRetailWholesale

Note: Based on latest 2002 data available provided in the 2005 State of Hawaii Data Book.

Business establishments between Waipio and Wahiawa total over 256 outlets. Major retail 
and wholesale outlets include Mililani Wal-Mart, Costco Waipio, and Tony Autoplex.

Source: State of Hawaii Data Book
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Central Oahu Business Receipts

$917,466+$78,189$346,907$492,370Total
$358,574$18,980$29,882$309,712Waipio
$303,994$31,160$94,355$178,479Wahiawa
$1,547+n/a$1,547n/aSchofield Barracks

$253,351$28,049$221,123$4,179Mililani Town

TotalAccommodation 
& Food ServiceRetailWholesale(Sales in $1,000)

Note: Based on latest 2002 data available provided in the 2005 State of Hawaii Data Book.

Business receipts totaled nearly $1 billion in 2002, with a majority of the sales generated 
from wholesale and retail activities.

Source: State of Hawaii Data Book



25

49

Overview of Central Oahu Hotel 
Demand and Supply

50

Overview of Demand
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Central Oahu Demand Overview

The demand analysis primarily focused on the following 
segments as defined by the State of Hawaii Department of 
business, Economic Development & Tourism (“DBEDT”):

Military/Government 
Friends & Relatives 
Other business visitors, excluding meetings, convention or 
incentive trips.

In addition, potential evolving demand segments have also been 
considered, including demand potentially arising from business 
and military expansion in Central Oahu, as well as sports 
demand generated from the Central Oahu Regional Park and 
the Waipio Soccer Complex

52

Oahu Military/Government Market Overview

DBEDT defines military and government visitors to Hawaii as 
military personnel on temporary assignment to Hawaii or 
government contractors and employees working on various 
work assignments in the State.
Based on DBEDT classifications, the military and government 
visitor market includes, but not limited to, military personnel 
and federal contractors visiting on temporary duty/projects, 
medical care, and/or vacation and includes travel with family 
members.
Oahu Military/Government visitor arrivals accounts for 1.9 
percent of total visitor arrivals. Military/Government visitors 
stay primarily in hotels, with an average length of stay of 8.3 
days per visit, although the Inn at Schofield Barracks likely has 
an average stay of 15+ nights



27

53

Oahu Military/Government Market Overview

Almost all hotels on Oahu are approved as military approved 
temporary lodging accommodation (“TLA”) establishments. 
Currently, the military lodging per diem rate is between $125 to
$177 and higher per night depending on rank and staff 
classification. Officers relocated to Oahu have 90 days to find 
housing, during which the military will subsidize the temporary 
housing cost at the per diem rate.
The Inn at Schofield Barracks has a long-term lease with the 
Department of Defense. As part of the lease agreement, military 
TLA personnel are required to use the Inn at Schofield and can 
only choose accommodations other than the Inn if there is no 
vacancy. Industry sources indicate  periods at the Inn during 
summer months, but low vacancy during mid-fall through 
spring. “Turn-away” demand is estimated to be in the 10,000 
nights per year range. 

54

Oahu Military/Government Market Overview

Assuming the turn-away estimate is reasonable,  this would 
indicate an average of 27 room nights per day; however, when 
taking seasonality into account, the turn-away nights are likely 
concentrated in high season months.
Aside from the Inn and the housing units on base at Schofield, 
the military does not have any other temporary lodging 
accommodations in Central Oahu. However, industry and 
military interviews indicate that other TLA military visitors 
often seek accommodations in Pearl Harbor, and at hotels at the 
airport, downtown Honolulu and Waikiki. 
We also note that substantial improvements have and are 
currently underway for the approximate 7,700 single family 
housing units and additional bachelor quarters at Schofield 
Barracks, which we understand has helped shorten the gap in 
TLA periods.
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Military Visitor Arrivals
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Oahu  66,750  57,130  83,808  77,296  74,914  88,793  89,748  91,105 106,338  85,373 
Neighbor Islands  6,280  7,761  10,329  6,468  6,247  8,647  7,423  7,719  11,141  8,221 
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Oahu comprises of over 90.0 percent of military visitor arrivals.

Source: State of Hawaii DBEDT
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Statewide Military/Government Visitors 

Accommodation Use

% Share

4.6%4,435Friends, relatives
1.0%1,001Cruise ship
0.5%525Bed and Breakfast
1.7%1,650Rental house
0.5%469Timeshare Only
0.9%893Timeshare
3.7%3,612Condo Only
5.0%4,901Condo

71.6%69,535Hotel Only
75.8%73,603Hotel

Accommodation Use:
100.0%97,063Total Arrivals

# Arrivals

Source: State of Hawaii DBEDT
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Temporary Military Lodging Supply

Waianae

Bellows

Waikiki

Kaneohe

Kaneohe

Barbers Point

Pear Harbor

Pearl Harbor

Wahiawa

Location

35

102

817

14

74

24

3,168

150

192

# Rooms

Cottages at Kaneohe Bay

Waianae Army Recreation Center

Bellows AFS Cottage

Hale Koa Hotel

The Lodge at Kaneohe Bay

Barbers Point Cottages

Navy Bachelor Housing

Navy Lodge

Inn at Schofield Barracks

Property

Note: The above list excludes military single-family replacement housing units.

The military has a number of temporary lodging establishments both on-base and off-base.

58
2006 Military/Government Room Demand 

Estimates

892Estimated Daily Hotel and Condo Room Demand

1.28Double Occupancy Factor (average party size)

65Estimated Oahu Daily Condo Room Demand

1,073Estimated Oahu Daily Hotel Room Demand

3.7%% Stay at Condo Only

60.3%% Stay at Hotel Only

1,781Average Nightly Census (average # visitors per night)

8.3 daysAverage Length of Stay

88,7992006 Annual Oahu Military/Government Visitor Arrivals

Based on Oahu’s military/government visitor market size, there is an existing demand for 
approximately 892 rooms per night. We note that while the data suggests sufficient 

accommodations for the military, the data reflects only arrivals on commercial airlines
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Statewide Friends and Relatives Visitor Profile

Oahu accounted for 70.6 percent of total Statewide friends and 
relatives (“F&R”) visitor arrivals in 2006.  Only 29.9 percent of 
the friends and relatives visitors stay at a hotel as part of their trip, 
while 61.8 percent of the visitors stay with their friends and 
relatives.
F&R visitors tend to stay long than an average visitor. Average 
length of stay for friends and relatives visitors is 10.35 days in 
comparison to the average Oahu visitor length of stay of 6.79 
days.
F&R visitor spending is the lowest among all visitor segments. On 
average, F&R visitors spend $77.40 per person per day.

10.35 daysAverage Length of Stay on Oahu:

1.73 personsAverage Party Size:

70.6%% F&R Visitors to Oahu:

480,947Oahu Friends and Relatives Visitors:

681,274Statewide Friends and Relatives Visitors:

60

Statewide Friends and Relatives Visitor Profile

61.8%421,024Friends, relatives
1.0%7,030Cruise ship
1.3%8,645Bed and Breakfast
4.7%32,012Rental house
1.8%12,401Timeshare Only
3.8%25,659Timeshare
6.8%46,327Condo Only

11.0%75,193Condo
19.2%130,571Hotel Only
29.9%203,595Hotel

Accommodation Use:
100.0%681,274Total Arrivals

% Share# Arrivals

Source: State of Hawaii DBEDT
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2006 Friends & Relatives Visitor Room Demand 

Estimates

1,8442006 Estimated Daily Hotel and Condo Room Demand

1.73Double Occupancy Factor (average party size)

8372006 Estimated Oahu Daily Condo Room Demand

2,3602006 Estimated Oahu Daily Hotel Room Demand

6.8%% Stay at Condo Only

19.2%% Stay at Hotel Only

12,315Average Nightly Census (average # visitors per night)

10.35Average Length of Stay

480,9472006 Annual Oahu Friends & Relatives Visitors Arrivals

Friends and relatives visitors generated approximately 1,844 hotel and condo room nights in 
2006. The per day visitor expenditure suggests that the friends and relative visitor segment is 

more likely to seek lower priced hotel products in Waikiki rather than resort properties in West 
Oahu or North Oahu.

62

Statewide Other Business Visitor Profile

Other business visitors are visitors arriving for business 
purposes, excluding corporate meetings, convention events, or 
incentive trips. Approximately 70.7 percent of Statewide other 
business travelers visit Oahu. Other business travelers are more
likely to use hotels and condominiums than other forms of 
accommodations.

10.61Average Length of Stay:
1.46Average Party Size:

70.7%% Other Business Visitors to Oahu:
200,526Oahu Other Business Visitors:
283,456Statewide Other Business Visitors:
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Statewide Other Business Visitor Profile

9.7%27,543Friends, relatives
2.0%5,550Cruise ship
1.2%3,401Bed and Breakfast
4.6%13,069Rental house
2.0%5,586Timeshare Only
3.2%8,964Timeshare
9.5%26,966Condo Only

12.8%36,292Condo
64.6%183,126Hotel Only
71.4%202,396Hotel

Accommodation Use:
100.0%283,456Total Arrivals

% Share# Arrivals

Source: State of Hawaii DBEDT
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2006 Other Business Visitor Room Demand 

Estimates

2,689Estimated Daily Hotel and Condo Room Demand

1.46Double Occupancy Factor (average party size)

503Estimated Oahu Daily Condo Room Demand

3,413Estimated Oahu Daily Hotel Room Demand

9.5%% Stay at Condo Only

64.6%% Stay at Hotel Only

5,282Average Nightly Census (average # visitors per night)

10.61Average Length of Stay

200,5262006 Annual Oahu Friends & Relatives Visitors Arrivals

Other business visitors generated an estimated 2,689 rooms in 2006. However, demand for 
hotel rooms are likely to remain in Downtown and Waikiki as the majority of corporate 

businesses are located in metro Honolulu.
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2006 Existing Military/Government, Friends & 
Relatives, and Other Business Room Demand

Military/Government, Friends & Relatives, and Other Business 
visitor arrivals comprised of approximately 16.3 percent of total 
Oahu visitor arrivals in 2006. Based on our analyses, the same 
segments accounted for approximately 18.4 percent of total 
Oahu room demand due in part to a longer length of stay. 
Analysis of historical data suggests similar magnitudes of 
demand in prior years, with slight increases during the past 
three to five years.

18.4%Percentage of Hotel Room Demand

÷ 24,7302006 Average Daily Oahu Hotel Room Demand

4,546Total Estimated 2006 Daily Hotel Room Demand

+   2,344Other Business Hotel Room Demand

1,361Friends & Relatives Hotel Room Demand

841Military/Government Hotel Room Demand
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Potential Expansion of Military Demand

In general, unlike the Pearl Harbor Naval Base, which supports 
Pacific-wide command and control centers in addition to fleet 
operations, Schofield Barracks is home to the 25th Infantry 
Division with comparatively less intensive infrastructure and 
support demands. 
Some opportunities for expanded demand include a $31 million 
federal appropriation for a vehicle maintenance facility.  In 
addition, The Schofield Barracks is currently undergoing a 10-
year, $98 million housing renewal project to reconstruct more 
than 7,500 housing units, including 4,300 barrack space for 
single enlisted soldiers. However, it is anticipated that much of 
the contracting will be satisfied from Oahu-based companies 
and labor force.
A major Navy communications center is planned for the 
Whitmore Village area, but public details regarding this facility 
are not known. 
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Potential Expansion of Commercial Demand

The housing expansion in Other Oahu is projected create an 
additional 2,600 jobs by 2025 according to the City and County 
of Honolulu. However, industry interviews suggest that much 
of the business and job creation will be for community and 
regionally based retail and service industries, rather than 
expansion into major corporate and manufacturing sites that 
will generate substantial hotel demand.
Commercial hotel demand is likely to continue to be generated 
from the Central Business District in Honolulu, and 
increasingly from business expansion in Kapolei and the Ewa 
industrial district. More likely, it appears that opportunities for 
expansion in West Oahu will occur first in the shorter term, 
with subsequent acceleration of the current expansion in 
Central Oahu over a much longer time horizon. 

68

Potential Expansion of Sports Center Demand

One of the growing travel sectors in Hawaii is the sports 
market. The Central Oahu Regional Park (“CORP”) and 
Waipio Soccer Complex (“WSC”) have the potential to 
generate sports travel through major tournaments and training 
camps.
Both facilities are increasingly hosting major events with 
participating teams from both the mainland and internationally 
as well and throughout the State. The CORP is host to a 
collegiate baseball winter league, as well as spring training for 
a Korean professional baseball team.
While hotel demand from sports events hold promise, both 
CORP and WSC continue to evolve. In particular, although 
CORP has recently completed an impressive tennis and aquatic 
facility, other infrastructure limitations and incomplete 
implementation of its master plan has restricted further market 
expansion to a certain degree. 
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Potential Expansion of Sports Center Demand

We note that discussions with industry professionals indicate a 
need for accommodations, but at low, affordable cost. Such 
discussions also indicate the need to high double occupancy 
factors to accommodate team and family travel to such events 
and include such amenities as washer/dryer and kitchen 
facilities. 
Our assessment also indicates that, while this segment is 
interesting, it also appears to be seasonal with variable demand. 
More likely, the demand for this segment will become more 
viable as the CORP and WSC evolves, but pricing may be a 
factor in development and positioning of any hotel. 
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Other Potential Demand

Demand from other potential sources appear to be limited. The 
economic base in Wahiawa is expected to remain  fairly stable 
and any major expansion of its economic base is not expected 
in the near to moderate term.
Demand generated from Wahiawa General Hospital is probably 
unlikely. Similar to other hospitals on Oahu, the facility serves 
the community, and patients are likely to come from nearby 
residential areas, which should make an easy commute for most 
friends and relatives of the patient.  The hospital is also not a 
major teaching or research center and unlikely to generate 
meaningful hotel demand in this respect.
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Supply Analysis

72
Competitive Hotel Market/Supply for

Central Oahu
The likely competitive hotel supply to Koa ridge would be 
primarily hotels in the downtown/airport district. We do note 
that some interviewees suggest that based on rank or staff level
of contractors, Waikiki and Ko Olina still would remain a 
preference for a certain part of Koa Ridge’s potential target 
market. 
Although the only hotel in Central Oahu is currently the 192 
room Inn at Schofield, based on the completion timeline for 
Koa Ridge, competition will likely arise from planned 
renovations for at least two of the airport hotels and the 
development of two hotels and 300+ rooms in Kapolei. 
The hotel renovations and new development are intended to be 
mid-upscale in nature and targeted for the military/government 
sector and local business market in West Oahu.
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Competitive Hotel Market/Supply for

Central Oahu
The airport and downtown hotels collectively were estimated to 
achieve room rates in the $110 to $135 range and upper 70 
percent occupancy level during 2006.
Industry interviews expect the two hotels in Kapolei to perform 
in the $135-$150 range for ADRs with similar or higher 
occupancy. 
The renovation of the airport hotels is expected to lift room 
rates and provide stronger appeal for military, government and 
local business from the Pearl Harbor and West Oahu. 
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Hotel Pipeline Outlook

While not competitive with any potential hotel demand at Koa 
Ridge, there are several additional planned hotel developments 
on Oahu over the next ten years: 

Ko Olina Resort – Negotiations are underway for an unspecified 
number of hotel units for the Ko Olina Resort and Marina 
expansion. According to the City and County of Honolulu 
Planning and Permitting Department, over 4,000 hotel, 
timeshare, and resort condominium units are planned for 
completion for the Ko Olina Resort area by 2015.
Kuilima/Turtle Bay Resort – Up to 2,500 hotel units are planned 
for the Kuilima/Turtle Bay Resort expansion. In addition, there 
are also plans to build up to 1,000 condominium units. However, 
the project has encountered many challenges, and the current 
owners are searching for a major capital partner.
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Hotel Pipeline Outlook

Laie Marriott Courtyard – A 220-unit hotel is planned to replace 
the current Laie Inn.
Hoakalei Resort at Ocean Pointe – Up to 950 hotel units are 
planned for Ocean Pointe. Construction is expected to begin 
around 2010 after the completion of the adjacent marina.

76

West and Central Oahu Hotel 
Performance
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West and Central Oahu Hotel Overview

In general, there are six hotels that that currently serve the West 
Oahu market. Other hotels in Waikiki also provide 
accommodations for West Oahu demand, but for the purposes 
of this report, we limit the analysis to the six hotels identified in 
this section.
This analysis is not meant to be a competitive analysis per se; 
rather it is intended to provide some specific market data of 
hotels potentially serving West and Central Oahu. The Inn at 
Schofield was not included due to lack of specific property 
data.
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Other Oahu Competitive Set

118AirportPacific Marina Inn

274AirportBest Western The Plaza Hotel

307AirportOhana Hotels Honolulu Airport

90DowntownResortQuest Hawaii Executive Centre Hotel

443KahukuPreferred Turtle Bay Resort

387Kapolei - Ko OlinaMarriott JW Ihilani Resort

# RoomsLocationProperty
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Competitive Performance
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Occupancy 69.3% 67.6% 68.0% 72.7% 80.8% 77.3% 68.7%
ADR $119.18 $120.13 $134.26 $147.89 $166.30 $188.76 $195.72
RevPAR $82.63 $81.25 $91.26 $107.45 $134.44 $145.99 $134.39

2001 2002 2003 2004 2005 2006 YTD 5/07

The competitive set occupancy generally fell short of hotel occupancy achieved island-wide.

Source: Smith Travel Research, Hospitality Advisors LLC
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Competitive Set Supply and Demand in Annual 
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Demand Penetration Analysis

98.5%41.3%91.3%5.0%YTD 5/07

99.6%42.2%92.6%5.1%2006

97.1%41.7%94.5%5.0%2005

98.1%42.0%91.2%4.5%2004

98.7%46.6%93.7%4.9%2003

97.1%39.9%96.5%4.1%2002

98.0%35.6%101.4%4.4%2001
PenetrationMarket SharePenetrationMarket Share

Comp Set vs. Other Oahu OnlyComp Set vs. Oahu Total 
(including Waikiki)

Based on the competitive set’s percentage share of room supply in comparison to Other Oahu 
supply, demand for lodging is on par with the its fair share of supply, penetrating at nearly 100%. 
However, when taking Waikiki into consideration, demand penetration falls short of its fair share, 

showing a penetration level in the low-90.0 percent.

Source: Hospitality Advisors LLC
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Summary Assessment
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Summary Assessment

Based on the overview analyses prepared for this study, it 
appears that the outlook for hotel demand in Central Oahu is 
likely to be marginal in the short term, but potentially 
improving over the medium to long term with the maturation of 
CORP, WSC, Koa Ridge and Kapolei.
The immediate and short term outlook, however, is less 
favorable due to the following:

Demand from the military sector appears to be seasonal and 
subject to the lease agreement between the Inn at Schofield and 
the Department of Defense, and limitations regarding per diem 
rates on military travel. Improved accommodations at Schofield 
Barracks also appear to be relieving pressure on the extent and 
term of TLAs
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Summary Assessment

Sports demand appears to be highly seasonal and event specific. 
Additionally, this segment appears to be highly price sensitive,
particularly for local and interisland events. The potential for
dorm facilities to be added to CORP may also impact demand in 
the future.
The prospects for expanded commercial demand appears limited 
at least for the short and medium term given the anticipated type 
of business expansion for Central Oahu, which appears more 
community based rather than corporate based.
Planned renovations at the airport hotels and new hotels at 
Kapolei will likely provide substantial competitive pressure on 
hotel demand in Central Oahu, and will likely be absorbed first.
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Summary Assessment

Depending on the strategy of Castle & Cooke, it may be 
advantageous to preserve the hotel use but phase in the hotel as a 
second or later phase should demand develop sufficiently in the 
future.
The primary concern is the uncertainty and uneven nature of 
Central Oahu hotel demand over the next five years. This is of 
particular concern when considering the economic expansion of 
Kapolei, which likely will need to be absorbed prior to any such
expansion into Central Oahu.
The hotel product at Koa ridge will likely be in the economy to 
midrange market segment with consideration to an extended stay 
product. 
The primary consideration of any hotel development should also 
be based on the cost of construction and the continuing annual 
operating and financing costs, which have made new hotel 
development in the mid-market generally cost prohibitive. This is 
particularly relevant for new market development.   
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