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A MESSAGE FROM THE PRESIDENT 

Central Honolulu/Kakaako is ripe for change. 
Wi th change comes opportuni ty . . . the opportunity 
to create a better place to l i ve . The visit 
of the Regional/Urban Design Assistance Team 
(R/UDAT) was requested by the architects of 
the Hawaii Chapter of the American Institute 
of Architects and members of the community to 
provide senstive, humane and creative urban 
design leadership.. .so that the changes that 
result w i l l produce a place we can grow to love. 

We wish to emphasize the need for design to 
preceed development, .and the need for concern 
wi th sea, sun, shore, breeze, shade, work, space, 
trees and people. A c i ty responsible to nature 
does honor to its people. 

Sincerely, 

Sidney E. Snyder, A IA 
President, Hawaii Chapter, A IA 

Apr i l 9 , 1974 
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Although there have been several major 
planning efforts devoted to the Central 
Honolulu/Kakaako Area, there is st i l l 
no def ini t ive public policy for the area's 
future. 

The task for ly UDAT is to suggest appropriate 
public policy and implementation methods. 
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SUMMARY OF RECOMMENDATIONS 

1 . The Kakaako/Central Honolulu area should 
be redeveloped to provide 22,000 new dwel l ing 
units on 1200 acres between Punchbowl and the 
water. 

2 . Because of adverse effects on the qual i ty of 
l i f e , Central Honolulu can not be redeveloped 
at a density which would accommodate a l l future 
growth. We recommend that addit ional growth 
be provided by the "Stockholm solut ion", compact 
new communities towards Barbers' Point, served by 
a new transit system. 

3 . Kakaako should provide high density, low rise 
family housing appropriate for the special l i f e ­
styles of Hawaiian fami l ies.wi th highrise, 
l i t t le income housing on the periphery which 
w i l l offset some of the public cost. 

4 . Light industrial and commercial uses should 
remain as sources of employment and opportunities 
for the creation of new businesses. 

5 . Innovative housing designs taking advantage 
of Honolulu's natural features and climate should 
be developed for family housing. 

6 . The container ship, warehousing and food 
distribution uses in West Kewalo should be 
relocated to provide land for public uses. 



7. West Kewalo should become a major new 
100-acre waterfront park to serve the increased 
population of the C i t y . 

8. The State should continue its leadership in 
providing for necessary relocations. 

9. The major land owners in Kakaako should be 
provided with all public assistance necessary to 
make possible good housing for families of low, 
moderate and middle incomes. 

10. Control of bui lding heights and street layouts 
in Central Honolulu to maintain mauka-makai 
views should be the first principle of urban design. 

11. The ci ty-county and State planning processes 
should be the subject of a State sponsored ci t izen 
review in order to bring planning into the mainstrea 

12. An urban design plan including three-
dimensional development guidelines should 
be a regular part of the c i ty planning process. 

13. We believe that the scope of the needed 
redevelopment of Central Honolulu requires 
the formation of a Central Honolulu Development 
Corporation with a bonding authority of $500 
mill ion. 

14. A special cit izen's committee should be 
created immediately with private funds of 
$250,000 for the purpose of studying this 
matter in detail and making appropriate 
recommendations for program and legislation 
to the 1975 session of the State legislature. 



Ill 

« THIRUDAT PROGRAM 

II 



• 
i 
i 
•i 
d 
d 
d 

THE R/UDAT PROGRAM 

The Urban Planning and Design Committee 
of the American Institute of Architects has 
been sending Urban Design Assistance Teams 
to various American cities since 1967. 

The Honolulu Team is the 19th such team to 
be invi ted into a specific area to deal wi th 
environmental and urban problems which range 
in scale from a region to a small town, and in 
type from recreational areas to model cit ies 
programs. 

The teams respond to the problems as described 
by the local A IA Chapters and their sponsors 
from the community leadership. 

Each regional/Urban Design Assistance Team 
is specially selected to include professionals 
experienced in the particular problems of the 
area under study. Members are not compensated 
for their service and agree not to accept commissions 
for work resulting from their recommendations. 

The team acquaints i tself w i th the community and 
its peop le . . .presents its analysis from a fresh 
perspect ive. . .offers its recommendations.. .perhaps 
a new approach for planning or for ac t ion . 



OBJECTIVES 

The objectives of the R/UDAT Program are: to 
improve the physical environment throughout the 
nation; to i l lustrate the importance of design in 
urban planning; to dramatize problems of urban 
design, stimulating public act ion; and to give 
national support to local A IA Chapters in their 
efforts to improve their own communities; requiring 
evidence of cooperation wi th local leadership. 
The aim is not to offer a complete nor f inal p lan; 
but , with a new look by experienced outsiders, 
to give new impetus and perhaps new directions 
for community act ion; to make clear and compre­
hensive recommendations which are professionally 
responsible as wel l as po l i t i ca l ly and economically 
feasible and publ ic ly understandable. 

SPONSORSHIP 

The request to the AIA has been accompanied by 
letters of interest and support from Act ing Governor 
of Hawaii George R. Ariyoshi; Mayor of the City 
and County of Honolulu Frank F. Fasi; Speaker of 
the House of Representatives Tadao Beppu; the 
Dill ingham Land Corporation; the Bern ice Pauahi 
Bishop Estate; the Victoria Ward Estate; The Oahu 
Development Conference; the State Of f ice of 
Environmental Qual i ty Contro; the Downtown 
Improvement Association; and the Chamber of Com­
merce of Hawai i . 

Financial support for the expenses of the R/UDAT 
has been enlisted by the Hawaii Chapter A IA 
'from the community. 

THE VISIT 

The Hawaii Chapter's request was 

" fast- t racked" by the A I A , and 
Robert Sturgis made a reconnaissance 
visi t on 1-5 March . 

The team was sent extensive background 
material on Honolulu for study in advance 
of the v is i t . This included material 
from the three major planning studies done 
for the area wi th in the past f ive years. 

After an aerial survey of the island and 
a ground survey of Central Honolulu, 
the team met wi th the principal off icials 
and planners for the Ci ty , State and major 
landowners, in addit ion to other interested 
community organizations among others. 
With this information, the team engaged 
in intensive work sessions which 
culminated in a press conference and a 
dinner for a publ ic presentation on 
9 A p r | ( | | 

This report was presented at that t ime. 
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R/UDAT Program Chairman: 

Ronald A . Straka, A IA 
Denver, Colorado 

THE HONOLULU TEAM 

CHARLES A . BLESSING FAIA, AIP 

Director of Planning - Detroi t , Michigan 

Philosopher and il lustrator of urban form, 
ancient and modern; a founder of the A IA 
Urban Design Committee 

CARL FEISS FAIA, AIP 

Director of the Urban and Regional 
Development Center, University of 
Florida at Gainesvi l le. 

Planning consultant, teacher and author 
wi th a special interest in the e f fec t of 
human settlements on the total regional 
environment; another founder of the AIA 
Urban Design Committee. 

EDWARD J . LOGUE 

President and Chief Executive Of f icer , 
New York State Urban Development 
Corporation, New York C i t y . 

Sparkplug of redevelopment in New Haven, 
Connecticut; Boston, Massachusetts; and 
New York State, who has insisted on high 
standards of urban design and archi tecture. 
A lawyer by t ra in ing. 

DAVID O . MEEKER, JR. FAIA 

Assistant Secretary for Community Planning 
and Development, U.S.Department of Housing 
and Urban Development, Washington, D . C . 

A former pract icing architect who became Deputy 
Mayor o f Indianapolis, Indiana, before taking 
on his present position in August 1973. 

RAI Y . O K A M O T O , FAIA, AIP 

President of The Okamoto Associates, I n c . , 
planners and architects, San Francisco, Ca l i fo rn ia . 

Archi tect and teacher; urban designs for San 
Francisco, Kansas C i ty , New York and Washington; 
public transportation planning for Seattle; member 
of U . S. Aviat ion Advisory Commission 1971-72. 



DAVID L. PETERSON ROBERT S. STURGIS FAIA (Team Chairman) 

Economic, planning and development consultant, 
Claremont, Cal i fornia. 

Lecturer at the University of Southern Cal i fornia. 
Economic studies for St. Paul, Minnesota, and 
Washington, D. C. and numerous California 
municipalit ies and private corporations. A lawyer 

Architect and urban designer, Feloney and Sturgis 
Architects, Cambridge, Massachusetts. 

Practicing archi tect. Former President of the 
Boston Society of Architects and chairman of the 
AIA Urban Planning Design Committee. Originator 
of the Urban Design Assistance Team Program. 

Members of the American Institute of Architects, Regional/Urban Development Assistance Team 
• Honolulu, Hawai i , Apr i l 6 - 9 , 1974 

Left to r ight, standing: Sturgis, Okamoto, Feiss, Peterson, Blessing seated: Meeker, Logue 
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The area to be the focus of the Honolulu 
R/UDAT 7 4 is Central Honolu lu / 
Kakaako. Bounded by Downtown and the 
Hawaii Capital District on one side, Ala 
Moana Shopping Center and Waik ik i on a 
second, the H- l Freeway on the third side 
and the Pacific Ocean on the fourth, the 
area is characteristic of Hawaii's leeward 
coastal plains. 

The ground elevation runs from 0 at the 
water to 50 feet at the freeway, in a 
distance of 1 mi le . 

Winds blow steadily from the north-east— 
the tradewinds~at 5 to 15 mph with 
occasional storm winds from the south. 

The tradewinds keep the average daytime 
temperature in the range of 75-80° 
inspite of Hawaii's subtropical locat ion. 

Rainfall for the area is between 10-20 inches 
per year mostly fa l l ing in a few very heavy 
rainy periods. Relative humidity stays around 
60% most of the t ime. 



The soil structure is a thin layer of f i l l , over 
10 to 20 feet of soft lagoonal so i l , with a 
localized layer of coral under that. For 
large buildings, piles to a depth of 100 feet 
or so would be required. 

While l i t t le plant l i fe is presently growing 
in the area, much of Hawaii's vegetation 
w i l l thrive in there, given additional 
water. Monkey pod, Banyan, Poinciana, 
Plumeria, Mango, several varieties of 
palms and many more trees w i l l do w e l l , 
and are thriving in adjacent Ala Moana 
Park. 

The harbor at West Kewalo Fishing Harbor, 
Ala Moana Park and Fort Armstrong, both 
of which were land f i l l projects, have 
modified the onshore waters so that there 
is l i t t le fish l i fe of interest there. 

Ala Moana Park is a recreation center 
for a wide assortment and large number 
of Honolulu's residents. Family (including 
aunts, uncles, chi ldren, grandchildren, 
e tc . ) picnics are popular, as is the 
breakwater protected reef. 

The state of municipal improvements is 
currently very low. Except for the main 
thoroughfare's few of the streets have 
good surfaces. Many are only semi-paved. 
Streetlights are v i r tual ly non-existent. The area 
lacks a storm drainage system. Electr icity 
and water supply to the area, however, are 
excel lent . 
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THE HUMAN CONTEXT 



Honolulu, capital c i ty of the Hawaiian Island 
chain, is one of the most interesting and 
exci t ing cities in the nat ion. Blessed wi th 
the world's finest weather, a unique geographic 
location in the mid-Pacif ic and a proud 
population of diverse origin and cul ture, 
Honolulu is experiencing a remarkably rapid 
rate of growth. Through the formulation of 
public development pol ic ies, this growth 
must be quickly reconciled with the local 
environmental values i f the natural beauty 
and tradit ional qualit ies of Hawaii are to 
be retained. 

The Island of Oahu is almost synonymous wi th 
the State of Hawaii in that i t contains 81.9% 
of the populat ion, 81.2% of the employment, 
3 6 . 1 % of the prime agricultural land and the 
center of State Government — al l on 9 .3% 
of entire State land. Oahu is where the 
problem is and where the immediate 
solutions of increased urbanization must be 
focused. 

Oahu's population consists of approximately 
646,000 of which 28% are Caucasian; 
29% Japanese; 7% Filipino^ 6% Chinese; 
19% Hawaiian and part-Hawaiian — with 
mixed groups and smaller groups of Korean, 
Samoan and others constituting 11% of the 
total Oahu populat ion. 

Population projections prepared for Oahu by 
publ ic and private agencies have varied wide ly . 
The City Planning Department forecast, based 
on future employment opportunities, calls for a 
doubling or even a t r ip l ing of the Island's 
population between 1970 and the Year 2000. 
On the other hand, a State Department of 
Planning and Economic Development project ion, 
developed along the tradit ional statistical 
factors of migrat ion, birth and death rates, 
indicates a modest 50% population increase for 
the same per iod. 



From that broad range of forecasts, i t is 
reasonable to assume: 

that significant population growth 
w i l l continue to occur; 

that the future population w i l l maintain 
the unique characteristics of ethnic 
diversity and youthfulness; 

that population w i l l remain concen­
trated on Oahu for economic reasons; and 

i f government intervention in population 
growth does occur eventual ly, i t w i l l 
have l i t t le effect unt i l after the 
Year 2000. 

Therefore, i t appears that guiding Oahu's 
rapid growth w i l l remain a matter of cr i t ical 
concern well into the next century. 







The Economy 

Hawaii's "vest-pocket" economy consists 
of three principal components: 

Defense expenditures 
Tourism 
Agriculture 

Together, they comprise almost half 
of the personal income of al l the State's 
residents according to a survey by First 
Hawaiian Bank. Tourism and Defense 
expenditures make the largest f inancial 
contr ibut ion, with agriculture furnishing 
signif icantly less. 

The fol lowing assumptions are made about 
the future of the three economic components: 

Defense expenditures w i l l main­
tain their dominant position in the 
Hawaii economy, even expanding 
somewhat as other Pacific and Asian 
mi l i tary bases are reduced in 
importance. Land now held in 
Hawaii by defense agencies appears 
adequate to accommodate considerable 
increase in use because of its current 
under-ut i l i za t ion. 

Tourism w i l l continue to grow, 
part icularly on the Neighbor Islands, 
with increasing attention being 
devoted to the community and 
environmental relationships. 

Agriculture w i l l experience further 
problems as the rising costs of production 
in Hawaii make competition with 
foreign pineapple more d i f f i cu l t . 
Although the world markets for sugar 
assure its continuation in Hawai i , 
it too w i l l be confronted with 
problems. Diversified agriculture, 
now in its early stages, is a worthy 
goal that should gradually expand 
and help rel ieve some of the State's 
imbalance of imported food products. 



Although other economic activit ies may emerge, 
it is assumed that for the foreseeable future 
they are unl ikely to rival those three major 
economic components of the State. Ocean­
ography, air/space science, motion p ic ture / 
television production, advanced communica­
tions and specialized research may grow 
signif icantly when compared to their present 
levels. But it is doubtful that they w i l l soon 
make a contribution to the economy in the 
order of magnitude of the three principal 
components. - defense expenditures, 
tourism and agriculture. 

The ten-mi le corridor along leeward 
Honolulu, from Pearl Harbor to Wa ik i k i , 
is now the site of about 80% of the Island's 
jobs. The size and intensity of that 
highly interrelated employment and market 
concentration make i t unl ikely that i t can 
be redistributed to an extent significant 
enough to carry resident population with i t . 
From a functional point of v iew, there are 
distinct advantages to retention of that 
concentration in close proximity to the 
airport, the port, their related industrial 
areas, the Central Business District and 
Wa i k i k i . It is assumed that governmental 
attempts to disperse jobs and population from 
that employment intensive area to the 
Neighbor Islands w i l l meet with only 
l imited success. 





The Kakaako-Ala Moana District lies 
between two clearly defined areas of 
intensive development - Downtown and 
Waikiki. 

The District is crossed by two major 
arterial streets. On the makai edge there 
is Ala Moana Boulevard which becomes 
Nimi tz Highway in the Downtown 
section. Further in land, Kapiolani 
Boulevard is the parallel major street. 
These arterials carry heavy volumes of 
through t ra f f ic . Most of the remaining 
local street network is inadequate 
to serve the present and projected 
demands. 

Kakaako, the ewa half of this Distr ict, is 
primari ly an industrial, wholesaling and 
warehousing center related to the Con­
tainer Terminal and other Harbor fac i l i t ies . 
This section is occupied by activit ies 
that t radi t ional ly seek inexpensive land. 

The Waik ik i end of the District is more 
intensively developed. It is growing rapidly 
with major apartment structures, off ice 
buildings and the Ala Moana Shopping 
Center wi th in i t . Considered to be the 
largest shopping center in the nat ion, the 
A la Moana Center currently attracts almost 
one mi l l ion automobiles per month during 
peak buying periods. 



The Honolulu International Center, with 
its meeting rooms and concert-theatre 
fac i l i t ies, is located in the center of the 
Distr ict , Adjacent to i t are McKin ley 
High School and a division of the Community 
Col lege. 

Fort Armstrong peninsula was formed by a 
land- f i l l program. The peninsula is ut i l ized 
for the Container Terminal, the U.S. Public 
Health animal quarantine station, and the 
Ci ty storage yards and incinerator. A t 
Kewalo Basin are located fish-packing f a c i l ­
ities and Look Laboratory, the University of 
Hawaii oceanographic fac i l i t y . Kewalo 
Basin is primarily a charter boat center and 
harbor for small cruise vessels and fishing 
boats. It has limited marine service faci l i t ies 
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Ala Moana Park was also created by a land­
f i l l program. Attract ing local residents from 
al l section of Oahu, i t is the most intensively 
used beach recreation fac i l i t y in the entire 
State. Favored by clubs and social groups, 
the popularity of Ala Moana Park persists 
despite its overcrowding on weekends and 
its l imited parking fac i l i t ies . Recently, a 
peninsula was added at the Waik ik i end as 
the first increment of a "Magic Island" 
complex. 

In the past, the Kakaako District has f u l ­
f i l led a subsidiary function for Downtown 
Honolulu by providing sites for warehouse 
and distribution fac i l i t ies . 
Kakaako is centrally located with respect 
to Oahu's major transportation routes. Ala 
Moana Boulevard which links the airport 
and Waik ik i and services the port, bisects 
Kakaako. The freeway is located wi th in 
approximately five minutes dr ive. It links 
the area with the Leeward Side and Central 
Honolulu and with the Pali Highway and 
Windward Oahu. Final ly, the proposed 
rapid transit route lies wi th in a 10 minute 
walk from most of the area; stops w i l l be 

conveniently located at Punchbowl Street 
and Ward Avenue, and a feeder bus line 
has been proposed to run along Ward Avenue 
to Ala Moana Boulevard. 

Generally the land use patterns in the Central 
Honolulu area indicate a trend toward increased 
densities, which is most dramatically i l lustrated 
by the change from single family to mul t i - fami ly 
housing mauka of Kakaako. Private off ice space 
downtown has increased dramatically in the past 
decade, while government off ice space is expected 
to grow near the ewa-mauka boundary of 
Kakaako in the next few years. Warehousing 
and distribution activit ies are also expanding 
around the port. The growth in retail sales 
is indicated in the Ala Moana Center area. 



Business is the dominant zoning designation 
in the Central Honolulu Area. The two 
major exceptions are the industrial use desig­
nation of Kakaako and the single family and 
mul t i - fami ly residential areas on the Diamond 
Head side of the Honolulu International Center. 

Despite the increase in demand for off ice 
space, there continues to be a demand 
for industrial distribution and service uses 
within the Central Honolulu Area. 

There is also an acute need for housing on 
Oahu. Already there is extensive mu l t i -
family residential development just mauka 
of Kakaako which does provide inadequate 
residential amenities such as parks to meet 
the needs of the large number of famil ies. 

Kakaako is ideal ly situated to take advantage 
of mountain or ocean views, and to create a 
dramatic mauka-makal v iew corridor, It is 
also favorably located in relation to the trade 
winds. As a rule the area is not affected by 
the airlines f l ight path, however during Kona 
weather planes do go direct ly over Kakaako. 

Three owners control the majority of the pro­
perty in Kakaako; they are the Bishop Estate, 
the Victor ia Ward Estate, and the Dil l ingham 
Land Corporation. A l l the properties l ie between 
Punchbowl Street and A la Moana Center below 
Queen Street. State and County governments 
are also major land owners wi th in the region— 
which reflects the location of the Civ ic Center 
District immediately adjacent to Kakaako. Wi th 
the exception of a few large parcels owned by 
Amfac and the Magoon Estate, the remaining 
land is held by owners who control Jess than 
two acres. 

In 1970 the land value of the area ranged 
from $8 to $20 a square foot . In l ight of 
this high value, the present low rise 
structures constitute an underuti l ization 
of the s i te. 
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RECOMMENDATIONS 



ISSUES A N D FINDINGS 

• The continuing growth of Honolulu is threaten­
ing to overrun the irreplaceable agricultural 
lands of Oahu. 

• There is no public pol icy on the manner in 
which growth w i l l be accommodated. 

• Tourism as a proportion of the economic base 
w i l l soon overtake the mi l i tary establishment 
as the leading industry. At the same t ime, 
agriculture is dec l in ing. 

• There is an urgent need for housing which low 
to moderate families can af ford. 

• Living styles from a diversity of cultural t r ad i ­
t ions, high housing costs and limits on avai lable 
urban land suggest new standards for design. 

• An effective enti ty is needed to carry out a 
housing po l icy . 

• Industrial uses in West Kewalo, including con­
tainer loading, warehousing and the food 
distribution center occupy valuable waterfront 
land needed for public services. 

• Light industrial uses in Kakaako, including 
services to Waik ik i and Downtown, space to 
" incubate" new business and which provide 
local employment are a useful part of the c i t y . 

• There is inadequate open space avai lable i f 
Kakaako should be redeveloped at the higher 
residential densities suggested. 

• Except for the l imited objectives of the 1968 
waterfront study, there is no urban design plan 
for Honolulu. 

• Present zoning pol icy does not provide for a 
mixture of land uses which can provide local 
employment, minimize transportation needs and 
contribute to a more v i ta l and exci t ing urban 
l i f e . 

• Planning, capital budgeting and the develop­
ment approval process are not integrated, 
especially at the c i ty leve l . 

• There is no effective cooperation between the 
present state and c i ty administrations. 

• A lack of communication or understanding 
between private and public decision makers 
has stymied efforts toward timely development 
response to present needs. 

• The City and County Planning Department has 
neither a physical development plan nor a 
f inancial plan to accompany its stated publ ic 
policies for the guidance of private develop­
ment. 

• Private interests have been unable to mobil ize 
publ ic support of their object ives. 

• A clearer publ ic understanding is needed of the 
issues, the possibilities and the development 
proposals for Honolulu. 





GROWTH 

The subject of how future growth of urban 
Honolulu is to be accommodated has been a 
widely-discussed public issue. The consensus 
is that the prime agricultural lands of Central 
Oahu should be saved from further encroach­
ment and that future growth should take one 
form of higher densities wi th in the present 
urban zones. 

Such a pol icy strongly implies that the Kakaako 
Central Honolulu area should be redeveloped 
at a high density of residential uses. 

However, we believe that social and urban 
design considerations would be best served 
by high density, low-rise residential develop­
ment in conjunction with l ight industrial and 
business uses. We believe that quantity must 
be sacrificed for qual i ty . 

Therefore, we recommend that future urban 
growth take the form of the "Stockholm 
Solution" — relat ively high density new 
communities at stations of the proposed public 
transportation system. The New Town 
Strategy of the recent study by the Oahu 
Development Conference makes a convincing 
case for this al ternat ive. We do not 
believe that central Honolulu can provide 
a l l of the growth projective of Oahu 
without a serious loss of the human dimension 
for family housing. 

It appears to us that some of the existing 
uses have only a short-term economic 
v i ab i l i t y . Especially the containership, 
warehousing and food distribution operations 
w i l l f ind themselves strangled i f Kakaako is 
developed to high intensity. Businesses such 
as the iron works, which have grown successful 
in Kakaako w i l l move to locations which have 
more room to expand. However, many small 
industries and businesses serving Waik ik i and 
downtown are both useful in themselves and 
valuable as a source of employment for 
residents of Central Honolulu/Kakaako. 

This extension beyond the Honolulu urban 
limits should not be taken as an invi tat ion 

for suburban sprawl. The new communities 
should be designed to be sympathetic wi th 
the landscape, economical of land and based 
on pedestrian movements. 

VIABILITY OF EXISTING USES 

The existing uses in the Central Honolulu-
Kakaako area are survivals from a ci ty of 
much smaller scale which grew first makai 
and Diamond Head and now is proceeding 
ewa. 

The uses are of very low density although 
perform important functions. In the mid and 
long term, the uses w i l l be phased out by 
simple economic pressures. 



It is important that this displacement process 
take place on an organized basis so that 
effective relocation w i l l take place and so 
that priori ty public policies w i l l be served 
by what appears to us to be an inevitable 
change in use. Some relocation may take 
place within the new multi-purpose, pre­
dominantly residential areas, other in new 
l ight industry industrial parks on new land 
f i l l areas, as suggested in the Harbor and 
Waterfront section of this report, and 
elsewhere west of the c i t y . 

It appears to us that the existing uses have 
only a short term economic v i a b i l i t y . 

We believe it is important that one of 
the major new uses be housing for low and 
moderate income famil ies. In our judg­
ment this can only be assured by publ ic 
intervent ion. 

NEW LAND USES 

The Team has studied the Kakaako Central 
District and has concluded that the area should 
be renewed to serve some of the needs which 
have been identif ied to us. The basic need is 
for housing for low and moderate income families 
Estimates made by responsible public agencies 
indicate a need for housing for 50,000 such 
famil ies. 

We propose that one-third of this housing need 
should be provided for in the study distr ic t , 
close to major existing sources of employment. 

We are f irmly of the view that this family housr-
ing should be of the kind that is called low 
rise-high density. By that we mean a maximum 
of four stories in height, rather than elevator-
high rise bui ldings. Low rise is much more 
l i ke ly to provide family housing. 

The proposed 17,000 units of housing for the 
low and moderate income families should 
al low for special housing preferences for the 
Island's varied ethnic groups and l iv ing styles. 
In addi t ion, schools, parks, playgrounds, shops 
and small scale employment opportunities would 
also be provided for. 

The area is in the most important visual corridor 
remaining in Honolulu and in addit ion to low 
rise character should also have ample open 
space. 

Finally in order to help meet the land subsidy 
unavoidably required for lower income families 
i t w i l l be necessary to provide on the visual 
edge of the redevelopment area for high values 
in high rise uses which can provide some of 
the required subsidy. Such uses w i l l include 
housing for 5,000 middle income famil ies, 
off ice space and other commercial uses. 

PEDESTRIANS, TRANSIT A N D MOTOR VEHICLES 

Wi th in the Kakaako area, the ewa-Diamond 
Head walking distances is somewhat less than the 
Kalakaua walk through W a i k i k i . Thus a resident 
Qr worker could easily reach the transit station, 



the water edge, or peripheral parking areas as 
wel l as the business and shopping destinations 
near by. 

The transit station could be linked to the neighbor 
hood by walkways in the manner of an "access 
t ree" . 

MOTOR VEHICLES 

Access from ewa-Diamond Head arterials should 
be l imited to selected mauka-makai routes. 

Vehicle storage should be concentrated at the 
edges between the CBD and Kakaako and Waik ik i 
(include Ala Moana Shopping Center). Walk ing 
distances into the area would be no more than 
1/2 to 3/4 of a mile or a 10-15 minute wa lk . 

RELOCATION 

Any major program such as that suggested 
herein would require that attention and 
signif icant funding be directed toward 
assistance to relocation of existing owners 
and tenants. Hawaii has demonstrated 
its recognition of the importance of 
relocation assistance, having been one 
of the first to adopt procedures similar 
to those of the Federal Uniform Relocation 
Assistance Ac t . 

For the numerous industrial and service 
tenants in the area, relocation assistance 
w i l l be costly, even to meet the minimum 
requirements of current legislat ion. For 
example, costs of movement and 
re- instal lat ion of machinery and fixtures 
w i l l be signif icant in the case of many 
manufacturing firms. These costs could 
total $50,000 - 100,000 per acre or more 
for firms in the Kakaako area. 

Over and above the costs of movement 
of individual firms, i t w i l l be important 
to insure that the more subtle locational 
and linkage requirements of firms be 
adequately met. Some, though not a l l , 
firms have need for proximity to the 
establishments they serve ( e . g . , in down­
town and Wa ik i k i ) . Removal to distant 
locations could create ineff iciencies 
that make continued operations at best, 
more costly—at worst, impossible. 
Furthermore, many of the smaller firms 
now in the area operate as part of 
informal ly- l inked mul t i - f i rm complexes. 
Relocation of some, but not a l l , firms 
or their separation from one another 
could create costly ineff iciencies which 
would affect the v iab i l i t y of a l l com­
ponents of the complex. 

The problems involved in assisting 
relocation are further complicated by 
the fact that many firms in the area are 
now ar t i f i ca l ly "subsidized"—through 
low rental rates established in leases 



written 5-10 years or more ago. Rentals 
for Kakaako space have at least doubled 
in the past 5-7 years. Thus, firms which 
must renegotiate their leases, or seek 
alternate locations in 1974, are often 
faced with the prospect of signif icant 
rental increases, which w i l l affect the 
v iab i l i ty of their continued operation, 
irrespective of any contemplated programs 
of public action leading to land use 
change in the area. 

Thus, public assistance may be required 
i f preservation of this complex of firms 
is desired either in Kakaako or elsewhere. 
Subsidies designed to retain these firms 
in Kakaako should be selective in a p p l i ­
cat ion, geared to assist those firms 
requiring central locat ion, but unable to 
bear the ful l cost of current rentals. 

Strategies involving relocation outside 
the area should include the same sub­
sidy component in accordance wi th the 
same principles. They should also be 
concerned w i th : 

a . Creation of new industrial/service 
areas in close proximity to estab­
lishments served. 

b. Opportunities for simultaneous re lo ­
cation of related firms. 

c. Creation (as thru land f i l l develop­
ment) of low price land on which 
lower market rentals might be 
just i f ied. 

THE NEW COMMUNITY I N TOWN 

A l l evidence relating to the housing shortages 
in the Honolulu metropolitan area indicate 
that the most serious issues pertain to lack 
of residential faci l i t ies for low and middle 
income families at rental and purchase costs 
wi th in their capacities to pay. Good 
housing conveniently located in relation to 
employment centers or providing faci l i t ies 
for home industry is d i f f i cu l t i f not impossible 
to f i nd . Honolulu's urban population 
derives from many ethnic sources, each wi th 
special customs. The I ifestyle of these 
groups is not necessarily wel l met by typical 
mainland housing standards. Low incomes 
often aggravate the si tuat ion. 

We recommend that new combinations of 
residential and l ight industrial uses be con­
ceived to reinforce,the strength of the 
several social groups. We recommend that 
housing standards and codes be adapted to the 
special needs and preferences of Hawaiians, 
so determined by consultants wi th a demon­
strated sensitivity to cultural differences. 
A t the same time the planners and architects 
who w i l l be designing the new housing should 
be planning also for a mixture of residential, 
commercial and home industry uses so that 
the new residents may Jive and work not only 
compatably wi th one another but may find 
creative work in their own homes or within 
a short distance. 
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The lyAJDAT plan therefore suggests that the 
low rise high densities mixed residential areas 
be ranged in groups, clusters and courts to 
provide an intimate scale and an opporunity 
for producing and displaying the results of 
the work done in each neighborhood. The 
tradit ional Mainland street layout single 
family or row house kind of development 
simply does not apply under these c i rcum­
stances. Better models may be found in the 
Far East or in Europe. Also by careful 
orientation to the views, the tradewinds, 
buildings can be designed which have a 
much more meaningful relationship to the 
Hawaiian c l imate. 

What we visualize is an approach to pro­
v id ing again in an urban area the oppor­
tunities for neighboring and for close land­
scape design, with a fine scale of bui lding 
design, and wi th a provision of opportunity 
for people to add their own personality to 
the environment - their own gardens and 
their own color of paint i f they wish, we 
would hope that there can be created here 
in this new community in town a love of 
place and sense of stabi l i ty and satisfaction 
which w i l l benefit a l l the people in the 
area. 



HONOLULU HARBOR 

The Honolulu harbor is today an unattract ive, 
underdeveloped series of bodies of water and 
ragged shoreline incompatible both with the 
requirements of shipping and with the require­
ments of an attractive and modern c i t y . The 
R/UDAT cannot accept as a principle of urban 
design a double standard of environmental 
qual i ty . What i t sees in the waterfront develop 
ments in the v ic in i ty of the mouth of the Ala 
Wai Canal is tota l ly different than what i t 
sees westward from the Kewalo Basin along the 
entire waterfront to the airport and beyond to 
the government properties of Pearl Harbor. 
It is our understanding that there are shallow 
areas st i l l remaining in the Keehi Lagoon 
Areas susceptible to further f i l l for possible 
use for l ight industry relocation purposes. 
Since the relocation of l ight industry in the 
Kakaako Central Area w i l l be an essential part 
of the conversion of this area to residential 
uses and since much of this l ight industry is 
economically and socially an essential part of 
the Island's economy, we recommend that the 
plans for the improvement of the waterfront 
include not only central plans for recreation 
and for the relocation of the container terminal 
and food distribution center, but that they also 
include new areas for planned l ight industrial 
parks which can serve both for relocation 
purposes as well as provide space for new l ight 
industrial development. 

The above recommendations may appear to be 
an unwarranted expansion of the charge given 
to R/UDAT in the first instance; however, i t 
.became obvious from the very beginning of our 
study that the development solutions for the 
Kakaako Area could not be contained in their 
entirety wi th in the area i tself . It was also 
clear that, to date, comprehensive planning 
for the Kakaako area and the waterfront to 
which i t relates is in the most preliminary form. 
Since this is the case, we do not hesitate to 
recommend new alternates to current proposals. 

Our recommendations strongly oppose any 
proposals for the construction of hotels, apart­
ments or any other so called "improvement" on 
any portion of Ala Moana Park as recently 
extended. We also strongly oppose any 
proposals which would include new f i l l in the 
Ala Moana Park Bay which would adversely 
effect surfing sites and otherwise destroy not 
only an exceptional recreational fac i l i ty 
enjoyed dai ly by hundreds of surfers, but would 
also destroy one of the beautiful features of 
the Honolulu waterfront, the sight of the great 
waves rol l ing in from the vast reaches of the 
Paci f ic. 
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P L A N N I N G FOR THE WATERFRONT 
A N D THE HARBOR 

A substantive determination has been made 
relat ive to the adequacy of both the water­
front recreation faci l i t ies and existing port 
faci l i t ies as they relate to the Kakaako Area 
Central District Plans. The Ala Moana Park 
is the only publ ic waterfront park avai lable 
to the citizens of the Ci ty of Honolulu in an 
accessible and attractive locat ion. It is, 
in fact , a true people's park. It is already 
over-crowded and as residential development 
is programmed for the Kakaako Central Area 
of the Ci ty the A la Moana Park w i l l have no 
capacity to absorb the waterfront recreation 
needs of the new residential populat ion. 

Fort Armstrong is substantially owned by the 
State of Hawaii and leased in large part by 
the Matson Line as a container terminal and 
storage yard. A substantial area is used as 
a food distribution center. We recognize 
that the Island's economy and the Ci ty of 
Honolulu are dependent upon the deep water 
shipping of both foodstuffs and material 
essential to the lifestyle and development of 
the State and its several Island Counties. 
Therefore, nothing could be more important 
to the economy of the State than modern, 
f lex ib le , convenient and eff ic ient series of 
port fac i l i t ies, including air fac i l i t ies , to be 
used both for shipment to Honolulu and modal 
trans-shipment and transfer for island-wide 
distribution and inter-island distr ibut ion. 

It is understood that consideration is being 
given to the expansion to Honolulu's port 
faci l i t ies for these purposes, not only on Sand 
Island in the main harbor, but also in the ewa 
direct ion of Barber's Point in Campbell Industrial 
Park. 

Whi le there have been several suggestions 
for the improvement of the existing harbor, 
no f inal plans have been adopted. There­
fore i t is recommended that a new site be 
found for the container terminal and food 
distribution center in order that, the State-
owned and a major portion of the pr ivate ly-
owned lands on the Fort Armstrong may be 
converted to waterfront recreational purposes, 
thereby more than doubling the capacity of 
waterfront recreation for the citizens of 
Honolu lu. This provides wi th in a convenient 
distance of the new housing in the Kakaako in 
the Central Area an amount of recreation space 
in l ine wi th the minimum standards established 
by the Nat ional Recreation Association for 
urban areas. A redesign of Fort Armstrong 
should include a continuation of the water­
front area for publ ic recreation purposes 
westward to the Aloha Tower. It is our 
understanding that a portion of Sand Island 
is also to be used for waterfront recreational 
purposes. It should be designed to t ie in 
wi th the new recreational faci l i t ies of Fort 
Armstrong and provide for essential further 
marina faci l i t ies and water sports. 



PUBLIC ASSISTANCE AND PRIVATE OWNERS 

A consensus has been expressed to us that i t 
is important that Kakaako be used in part for 
family housing for low and moderate income 
famil ies. This can only be done i f there is 
public f inancing made available for this pur­
pose - state, local and federal. 

We have considered careful ly the publ ic 
expectation that the major landowners under­
take development of the lands in question. 
They certainly cannot do so i f they are e x ­
pected to provide housing for low and 
moderate income families without assistance. 
However, we think they are to be commended 
for their efforts to date and we would think 
they should be encouraged to part icipate 
act ively in the redevelopment process as 
private investors-developers. 

The private firms wi th major land holdings in 
the area have engaged in major planning 
efforts for their properties - and adjacent 
area - for at least the past four years. Their 
contributions have added signif icant ly to the 
understanding of, and planning process for, 
the area. However, each firm has reached, 
for various reasons, the limits of its ab i l i ty 
to implement a solution that meets both 
corporate requirements and public needs. 
Short-term internal pressures for prof i t 
maximization l imit the breadth of solutions 

proposed. Lack of understanding of the 
mechanisms avai lable for implementation of 
"publ ic need solutions" also limits in i t ia t i ve . 

Whi le some cit ies have used the urban re ­
newal process to achieve urban design 
objectives and a few, most notably New 
York, have moved aggressively to provide 
bonuses of one form or another to developers 
seeking to meet publ ic interest objectives 
(inclusion of theater, re ta i l , housing), 
Honolulu publ ic policies and programs 
appear to have almost to ta l ly overlooked 
this indirect incentive approach. 

Creation of a joint development enti ty 
comprising the three major owners remains 
a theoretical possibi l i ty. However, the 
diversity of objectives - short-term and 
long-term prof i t maximizat ion, responsibilities 
to different shareholders and trustee "audiances" 
- reduces the l ikel ihood of actual implementation 
of this approach. The major owners are not 
l i ke ly to create such a joint vehicle on their 
own in i t i a t i ve . Strong public (city and/or 
State) encouragement for and framing of such 
an approach is required, i f such private coop­
eration is to be ef fect ively in i t ia ted. The 
current absence of public guidelines for total 
development of the area contributes s ign i f i ­
cant ly to the present climate of confusion, 
suboptimizing and inact ion. 



In the present c l imate, no one of the three 
owners wishes to move f i rst , for fear of bearing 
the ful l brunt of public concern for incorporation 
of "publ ic need" development. However, al l 
appear ready to bear an "equitable share" of 
the needed (though unprofitable) development, 
in the interest of moving their holdings more 
rapidly into productive development. Effective 
implementation of development solutions i n ­
corporating low and moderate income housing 
w i l l require public subsidies over and above 
those which can be generated internal ly wi th in 
the Kakaako area. Lit t le in the way of private 
commitment, can be expected unti l the larger 
public commitments are made, and a clear 
publ ic ly defined framework established for the 
progression of development. 

NATURAL A N D MAN-MADE FORMS 

The most v i ta l consideration in the design con­
cept plan for Honolulu is the commitment to 
the idea that the natural setting is, and w i l l 
always be, the most important design factor in 
the design of Honolulu and that this setting -
beautiful forms mauka and the vastly dynamic 
Pacif ic makai . Just how these factors can 
benefical ly influence the design form of the 
man-made c i ty is the central problem in the 
design of Honolulu. 

The dominant presence of the mountain ridge 
on the skyline mauka and the very particular 
importance of the two unique form factors -
Diamond Head and the Punchbowl - require for 
futurist ic - a central role in the cities p lan. 

The sight lines of the Punchbowl from the water's 
edge should be respected. However, a dynamic 
setting in nature allows distant forms to appear, 
disappear below foreground forms and reappear 
again as one walks or drives or rides through 
the area. This is true of mountain scenery 
everywhere, whether i t be the Alps of Switzer­
land or of Mounment Val ley in Ar izona. 

Because of skyscrapers already bui l t at Waik ik i 
Beach, in the downtown area, up the edges of 
Punchbowl and at the base of Diamond Head, 
the integrity of the mountain ridges, Diamond 
Head and Punchbowl has already been 
impaired. 



While.respecting a general goal of defined 
districts of l imited height buildings in studied 
relationship to the major nature features, the 
concept of the brute form of the ci ty need not 
exclude al l towers, point block and mountain 
pointing slabs but should rather encourage a 
few such bui lding masses in uniquely appro­
priate sites relat ing to the paths fol lowed in 
the dai ly l i fe of the people and to publ ic open 
space. Neither edges nor paths should be 
located and designed independently of the 
other. 

As in the case of the dramatic and large scale 
sanitarium and tourist hotels in the valleys and 
on the slopes of the mountainsides of the Alps 
of France and Switzerland, the three thousand 
foot high ridge of mountains render a 20 to 40 
story high tower into a minor element of the 
large scene. However, every house whose 
view of the mountain features is obscured by 
one of these intervening major structures, is 
penalized permanently. 

Of even greater concern is the obscuring of 
seaward views by high bui ldings. The re la t ion­
ship of parks to bui l t forms is cr i t ica l for the 
urban design of Honolulu-Kakaako. Honolulu 
is among a group of cities of the world where 
the mountains and the sea come into direct 
relationship. Rio de Janeiro, Hong Kong, San 
Francisco, Istanbul, Ama l f i . Each of these 
cities is among the truly beautiful cities of the 
wor ld , attractive for both the visitor and the 
permanent resident. 

GENERAL URBAN DESIGN CONCEPT 

Kakaako would acquire an enhanced window 
on the sea by extension of Ala Moana Park ewa 
to the Aloha Tower. Ala Moana Boulevard 
would be completed along the fu l l length in 
classic boulevard style much in the manner of 
the Rue de Rivoli in Paris or Princess Street in 
Edinburgh, both shopping streets facing major 
publ ic open spaces. 

Arcaded frontage would house a variety 
of uses primari ly serving the residents, 
employees in the Kakaako area. Con­
venience shops and stores, eating and 
dr inking establishments and some visitor 
oriented uses for those who may choose 
to walk the the two mile length from 
the government area at the ewa end or 
the Ala Wai Canal Diamond Head. 

Buildings heights in general would be 
low at the Boulevard edge and increase 
gradually mauka towards the freeway, 
staying below a view plane demarked 
by the vista point on Punchbowl and 
the water's edge. Exceptions would 
occur at Kakaako boundaries and the 
capitol distr ict and the A la Moana 
Shopping Center and surrounding the 
proposed transit station. 
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In addition to the new park and water 
frontage Kakaako would be provided 
new open spaces along pedestrian walks 
through one area. 

Visual variety would be assured by a 
mix of land uses, and by the residences 
and employees themselves whose different 
l i fe styles would be reflected in the 
physical character of the area. In 
addi t ion, buildings of historic s ign i f i ­
cance such as The Brewery at 553 Queen 
Street are proposed to be retained. 

P L A N N I N G PROCESS 

Development opportunities exist in the 
Kakaako area which can not be energized 
or brought to fruit ion without significant 
change in Oahu's current planning process. 
These opportunities hold the potential for 
achievement of both private gain and public 
benefi t . Present planning procedures are 
completely inadequate to bring about a 
productive blending of these object ives. 

Ci ty /County Planning is divided into 
separate departments for long-range planning 
and for approval of c iv ic development 
proposal. The State Department for Planning 
and Economic Development is a coordinating 
agency. Generalized pol icy and 
recommendations do not appear to us to face 
up to the dilemma of Growth vs. Environment. 
The Land Use Commission which determines 
urban boundaries is independent of the DDED. 

Zoning changes, the f inal tests whether or 
not planning is work ing, are eventually 
decided in the C i ty Council or the Board of 
Zoning Appeals which are not necessarily 
sympathetic to the thinking behind the 
original zoning mood. 

It is not unusual in the United States to have 
planning thus detached from real i ty . Lest 
the publ ic who believes in planning be misled, 
however, i t should know that real planning 
is done in the Capitol budget process and in 
appeals boards. 

We recommend a cit izens review of the 
planning process, both Ci ty /County and 
State, to be sponsored by the State, which 
has the f inal responsibility for a l l zoning. 

NUMBERS 

We propose that the redevelopment area be 
approximately 1,200 acres, bounded roughly 
by Kalakaua Avenue, the foot of Punchbowl, 
Bishop Street and the waterfront. 

We propose the acquisition of about 425 acres 
for low-rise high density housing for low and 
moderate income families; 100 acres for high 
rise, high density development for housing for 
middle income housing and commercial uses 
and 100 acres for public open space. The 
remaining acreage would be for preservation 
or rehabil i tat ion of existing uses and for 
circulat ion purposes. 



We estimate land acquisition cost of $625 
mi l l ion and land sale proceeds at $290 
mi l l i on , requiring a federal urban grant 
of $335 m i l l i on . The State and local share 
would be provided by site improvement and 
supporting community fac i l i t ies . 

We assume project execution would begin 
in 1975 and take 10 years for completion. 

IMPLEMENTATION 

If a program as ambitious as the one described 
above is to be implemented, something other 
than the normal operation of private and 
public enterprise w i l l be required. We 
have considered a variety of possible solutions 
and have concluded that for an enterprise 
of this magnitude, complexity and importance 
a special not - for -prof i t , publis corporation 
should be created by the legislature. 

It might be called the Central Honolulu De ­
velopment Corporation and would operate 
wi th in the bounds we have described above. 

Careful ly drafted i t would include declarations 
of publ ic pol icy and legislative findings of 
fact that would make clear that i t conformed 
wi th State planning pol icy and would not be 
subject to the delays which have set back so many 
broader based development act iv i t ies. 

The corporation would have the power of 
eminent domain; the power to make and 
carry out plans, either on its own or wi th 
the cooperation of the private sector; and 
State General Legislation bonding authority 
of $500 m i l l i o n . An emergency appropriation 
of $10 mi l l ion of start-up funds would be 
required to carry i t through unt i l such time as 
bonds could be sold. 

The corporation would be empowered to prepare 
and carry out the project similar to a 10-year 
Federally assisted community development 
program. 

The Corporation would include a board of 
directors to be appointed by the Governor, 
the Mayor, or a combination thereof wi th the 
chief executive off icer appointed in the same 
fashion. 

The Team recommends that a special Cit izens 
Committee be created immediately and funded 
with $250,000 of private funds for the purpose 
of studying this matter in detai l and making 
appropriate recommendations for program and 
legislation to the 1975 session of the State 
Legislature. 
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