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About the Virtual Meeting

Design Responses

In January 2020, the School St. Redevelopment Project launched 
Phase II Public Engagement for planning and design of the new 
affordable senior housing development. Due to COVID-19 and the 
State’s orders to limit gatherings to less than 10 people, the second 
community meeting had to be held virtually. The design team put 
together an online presentation showing an overview of the current 
design drawings, project updates, project design progression, 
project timeline, and potential sustainability strategies. Each 
sustainability strategy had a scoring system and explanation to help 
inform participants. An example strategy is to the right. 

Meeting participants were able to access an online survey 
to respond to the current design and prioritize the potential 
sustainability strategies for the site. The presentation was accessible 
for over two weeks, between May 21st and June 4th, with 24 people 
participating. 

Most participants responded positively to the proposed layout and design. Multiple responses 
highlighted the modern feel and need for more housing. Some participants said that the 
buildings are too tall and that a lower density would be preferable. 

The main concerns focused on safety, parking, and access to the Senior Center. Multiple people 
mentioned that the nearby School Street intersection is dangerous already, and that added 
safety features would be necessary, particularly for seniors. Participants liked the amount of 
parking but they were concerned about security in the parking tower and the distance seniors 
would need to walk to access the Senior Center. One suggestion included reserving some 
parking for visitors who are going to the Senior Center so that non-resident seniors could still 
have easy, safe access. 

LOW VOC PAINTS & 
MATERIALS

Initial 
Investment

Savings Environmental
Value

33 22 44

VOC (volatile organic compound) 
paint can negatively impact air 
quality. Low VOC paints, while better 
for air quality, tend to be more 
expensive and at times require more 
to achieve the same coverage. 



Questions & Team Answers

Meeting participants submitted multiple questions in their responses to the design of the 
building. The submitted questions and the design team’s responses are below. 

1. Are the solar panels reflecting the heat or glare onto other buildings? 
 
Photovoltaic (PV) and solar thermal panels are planned for the rooftops of the 7-story 
and 17-story portions of the buildings. All planned locations are sufficiently distant from 
surrounding existing buildings to avoid heat and glare problems. 

2. Are maintenance plans included in the long-term plan for the building?  
 
Yes. The buildings will be managed long-term by Foundation Property Management (FPM), 
the non-profit subsidiary of Retirement Housing Foundation (RHF, the master developer).  It 
is part of RHF’s mission to own and manage its properties long-term, and therefore, great 
pride is taken in maintaining the properties in top condition. Furthermore, as a requirement 
of the lenders, substantial reserves are maintained for repairs. Also, every 15 years, the 
properties are typically refinanced and rehabilitated. 

3. In regards to LED lights: What are the long-term maintenance issues, including 
possibility of these systems becoming obsolete in a few years? 
 
Currently, LED lighting technology is the most cost- and energy-efficient lighting system 
commercially available. It is not known at this time what new technologies may be 
developed that might be viable replacements to LED lighting. 

4. If there are any outdoor LED lights, how does this affect the birds? It’s close enough 
to the coast that it affects the seafaring young birds, what’s the plan for putting 
shields to block the lighting from shining outward? 
 
All outdoor lighting will be fully-shielded and downward-facing to minimize impacts to 
endangered native birds such as the Hawaiian petrel and Newell’s shearwater. Exterior site 
lighting will use International Dark Sky Association (IDA) guidelines to limit night sky light 
pollution 

5. Will windows be tinted and sunblock curtain be available to cut heat and 
uncomfortable light? Will air conditioners be available for School Street facing 
apartments to cut heat and noise and road dust. How can ventilation be increased 
for these units on the upper floor with apartments mauka of them? What more can be 
done to minimize the pollution of parked cars in the covered parking lot on the lower 
floors? 
 
Windows will be integral tinted (not applied film) and dual pane insulated glass to comply 
with current State Energy Code requirements. Also, window coverings, such as vertical 
blinds, will be provided in all units. Also, individual AC systems are planned for each unit, 
allowing residents to control interior environments. Finally, limited operable window area 
will still be provided for outside air. None of the units have exposure to the parking floors. 
At parking levels, the buildings are “single loaded” with units only facing the exterior of the 
building; these units will not be facing into the parking floors. Semi-subterranean parking 
levels will require mechanical ventilation to eliminate exhaust fumes.  
 
 
 



6. Having lived in a concrete building unshaded from morning, all day overhead, and 
afternoon sun, what consideration is taken for greenery to help block the concrete 
retention of heat, which lasts all day and into the night? 
 
Landscaping areas will be maximized around buildings to avoid “heat island effects” from 
the thermal mass of concrete buildings. Also, the building exterior envelope will include 
insulation to comply with the State’s Energy Code. 

7. Will tinting or curtains be available to handle times of uncomfortable light and heat? 
 
Windows will include integral tinting (not applied film) and be dual pane insulated glass to 
comply with the State’s Energy Code.  Also, window coverings, such as vertical blinds, will 
be provided in all units. 

8. What can be done to further decrease the pollution from the cars from entering the 
apartments next to the parking lot? 
 
There are no units facing directly into parking floors. At parking floors the units are “single-
loaded” with units only facing outwards. Where possible, the parking garage floors will be 
designed with 50% of the exterior perimeter being open (except for building code required 
guardrails) to meet the requirements of a naturally ventilated parking structure. Where the 
natural ventilation cannot be met, the parking areas will include a mechanical ventilation 
system that will exhaust internal air from the parking area and bring in fresh air from the 
exterior. 

9. Nice if it’s low-water landscaping. Will residents also have access to plots like 
community gardens, if they so choose to plant their own things? 
 
Landscaping will incorporate native and hardy climate-adapted plants that do not require 
significant amounts of water wherever possible. The conceptual landscape plan incorporates 
community gardens on recreational decks, providing opportunities for future residents to 
enjoy the outdoors and grow their own food for better health and wellness.  

10. Can plants or vines or community gardens also be put in planter boxes along the 
edge of each parking lot?   
 
Landscape buffers or screening hedges along edges of parking lots may be incorporated 
where feasible. Community gardens are envisioned on recreational decks to provide 
opportunities for residents to grow their own food for better health and wellness. 

11. Will you be able to deliver all these items? Will they be cost effective for everyone. 
Seniors should have emergency call button. Will there be security for our seniors? 
Will these 800 units be tall and impede view for its neighbors. Traffic, traffic, traffic 
and safety of foot traffic seniors. 
 
The buildings will incorporate as many sustainable, green and energy efficient items as 
feasibly possible, with the goal of achieving a LEED silver certification.  Emergency pull 
chords will be installed for the seniors in all units.  All entry points into the building and 
parking areas will be secured and accessed only by key fobs, which will be assigned to 
the residents.  Also, buildings will contain security cameras throughout.  On-site property 
management and maintenance personnel will watch over the buildings during daily business 
hours and a nighttime security guard will secure the buildings during the evening hours. As 
currently planned, most of the senior affordable residential units will be contained in three (3) 



main residential buildings with a maximum height of 17 stories, or 153 feet. The Proposed 
Project site is at an elevation of approximately 45 feet above mean sea level (AMSL), and 
the land slopes steeply immediately mauka of the Proposed Project site to an elevation of 
approximately 160 feet AMSL at Hala Drive and approximately 200 feet AMSL at Skyline 
Drive. Therefore, these buildings should not significantly impact distant panoramic views of 
the horizon or natural landmarks. 
 
A transportation impact analysis report was recently completed, and it found the following: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[Level of Service (LOS) is a qualitative description of traffic flow based on such factors as 
speed, travel time, delay, and freedom to maneuver. Six (6) levels are defined: from LOS A, 
with the least congested operating conditions, to LOS F, with the most congested operating 
conditions. LOS E represents “at-capacity” operations. Operations are designated as LOS F 
when volumes exceed capacity, resulting in stop-and-go conditions.]  
 
As shown on the table above, most conditions at the Lanakila Avenue and Ahiahi Street 
intersections remain unchanged. There is an impact at the Lanakila intersection in the 
morning hours, but the conditions are still manageable. 
 
Based on the recommendations of the traffic study, the design will include “Leading 
Pedestrian  Intervals” (LPIs) and countdown timers at all crosswalks at adjacent signalized 
intersections to increase pedestrian safety for seniors. LPIs give pedestrians a few 
seconds (typically 3 to 7 seconds) of a head start when entering an intersection with the 
corresponding green signal. According to the National Association of City Transportation 
Officials (NACTO), LPIs could reduce pedestrian-vehicle collision as much as 60 percent at 
treated intersections. This improvement would increase the visibility of pedestrians crossing 
as they would enter the intersection before the vehicle is given the green light to turn left or 
right. LPIs are a relatively low-cost improvement as it would only require adjustments to the 
existing signals.” 

12. Is it really being built for ONLY local seniors or for “out state” people that have the 
money to pay for it? 
 
This project is rent and income restricted.   All units within the project will be available for 
rent to seniors (55 years and older) earning between 30% and 80% of the Area Median 
Income for the City and County of Honolulu.    The maximum qualifying incomes and rent 
levels are provided in Table 1 and Table 2, respectively, below, and are based on 2020 data, 
which are subject to change. 
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13. How much is maintenance going to cost? 
 
This is a rental project and not for sale, so the cost of maintenance is included in the rent.  Residents will 
only be responsible for their own rent and utilities.  A utility allowance will be provided, as shown in Table 2 
above.  

14. How much consideration is taken for the breeze that’s being blocked by the concrete, stealing the 
view of the skies with the towers, and I wonder if another crosswalk/traffic light is going to be put 
up mid-block so that people can access when crossing a non-intersection to get to the bus stop to/
from their shopping during busy school and work traffic hours? 
 
The Proposed Project will be provided in three (3) buildings, breaking up the vertical massing and providing 
more space between the buildings to preserve views and to allow more sunlight and airflow. The distance 
between Phases 1A and 2 has been increased, also improving light and air circulation between the two 
buildings. The height of the Phase 3 tower has been reduced, and the offset tower allows for the larger 
building mass to be broken down into smaller sections, allowing for better pedestrian interface at the street 
and reduced obstruction of the skies. 
 
A full-access driveway is proposed on N. School Street, approximately halfway between Lanakila Avenue 
and Kokea Street (aligned with the Kapuna One Apartments driveway across School Street). This new 
proposed driveway/intersection will be signalized with a traffic light and will require the existing pedestrian 
crosswalk between Kokea Street and Lanakila Avenue to be relocated approximately 30 feet north to the 
new intersection. No additional crosswalk/traffic light is currently proposed for mid-block between the full-
access driveway on N. School Street and the intersection of N. School Street and Lanakila Avenue. 



0 1 2 3 4 5 6

Prefered Parking

Biophilic

Low VOC

Envionrment Monitoring

Passive Design

Native Landscape

Solar Panel

LED Lights

Daylighting

Energy Star

Smoke Free

Sustainability Results
Eleven different sustainability strategies were presented to participants. Each strategy included 
values for initial investment, savings over time, and environmental benefit, as well as a basic 
explanation of the strategy. Participants were asked to review each strategy then, on a scale 
from 1 to 5, rate their interest in each strategy (1 being low, 5 being highly interested). 

The average scores for each strategy are below. Most strategies had significant interest. A 
Smoke-Free Campus was the highest scoring strategy. Preferred Parking for Low Emitting 
Vehicles was the least popular strategy. Results for each strategy are on the following pages. 
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To help inform your discussion, each strategy has value numbers. The numbers indicate the 
predicted cost and performance for each strategy. The three categories are defined below.  

Initial Investment - an indicator of the upfront cost of investing in each strategy. The higher the 
number the more expensive the initial investment is. 

Savings - the money saved over the course of the life cycle of each strategy. These savings 
are compared to “business as usual” practices. The higher the number, the more savings it 
produces. 

Environmental Value - the degree to which each strategy makes a positive impact on the 
environment. Some strategies make a small environmental impact on the global scale, while 
others make a large impact on a local scale. The higher the number, the bigger the positive 
impact is on the environment.

Individual votes are also listed. 

SOLAR PANEL SYSTEM

Initial 
Investment

Savings Environmental
Value

55 55 55

Photovoltaic systems harness the 
energy from the sun, reducing or 
even eliminating the need for buying 
energy from the grid.

LED LIGHTS

Initial 
Investment

Savings Environmental
Value

11 33 22

LED lights use about a tenth of 
the energy as their incandescent 
counterparts to generate the same 
amount of light. The also last 20-30 
times longer than regular bulbs.
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PASSIVE DESIGN

Initial 
Investment

Savings Environmental
Value

33 44 33

Passive design responds to climate, the 
sun’s daily and yearly movements, and 
wind patterns, to keep the building 
at optimal comfort with minimal need 
for artificial heating and cooling. 
Window placement, sun shading, 
tree placement, materials, and other 
aspects of design can all work together 
to keep the building warm in winter 
and cool in summer.

DAYLIGHTING

Initial 
Investment

Savings Environmental
Value

2233 33

Daylighting minimizes the need for 
the use of artificial light, which saves 
on energy costs and provides added 
health benefits associated with 
seeing by natural light. By employing 
window design that responds to sun 
movements, reflective surfaces, and 
light shelves, diffuse natural light can 
penetrate deep into the building.

ENERGY STAR
 APPLIANCES

Initial 
Investment

Savings Environmental
Value

33 2233

Energy Star products are certified to 
save energy without compromising 
performance. They improve energy 
efficiency while lowering monthly 
costs.
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PREFERRED PARKING FOR 
LOW EMITTING VEHICLES

Initial 
Investment

Savings Environmental
Value

1111 33

Reserved, preferential parking for cars 
with higher energy efficiency.

LOW VOC PAINTS & 
MATERIALS

Initial 
Investment

Savings Environmental
Value

33 22 44

VOC (volatile organic compound) 
paint can negatively impact air 
quality. Low VOC paints, while better 
for air quality, tend to be more 
expensive and at times require more 
to achieve the same coverage. 

NATIVE LANDSCAPE

Initial 
Investment

Savings Environmental
Value

11 22 33

Native plant species have evolved 
locally, so are best adapted to local 
conditions, requiring no watering and 
low maintenance. They also don’t 
need toxic fertilizer or pesticides, 
because they naturally resist bug 
damage and suppress weeds. 
Planting native species instead of 
grass lawns or flower beds saves 
water, time, and money, and supports 
native animal species.
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SMOKE-FREE CAMPUS

Initial 
Investment

Savings Environmental
Value

11 22 44

The entire site is smoke free, including 
outdoor spaces. 

BIOPHILIC ELEMENTS

Initial 
Investment

Savings Environmental
Value

11 2233

Biophilia is the love for nature 
inherent in human beings. 
Incorporating biophilic elements can 
increase creativity, wellbeing, and 
performance in its inhabitants.

ENVIRONMENT 
MONITORING & CONTROLS

Initial 
Investment

Savings Environmental
Value

33 33 33

Environment monitoring includes 
feedback dashboards that show 
building energy and water 
consumption in real time, empowering 
users to identify and eliminate wasteful 
practices. Environmental controls 
include smart thermostats, occupancy 
sensors, and daylight dimming controls 
that automate energy-saving practices.
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