
Liliuokalani Building 
Honolulu, Hawaii 

STATE OF HAWAII 
LAND USE COMMISSION 

January 12, 1973 
1:30 p.m. 

STAFF REPORT 

A71-283 . -.TRUSTEES OF B. P. BISHOP ESTATE 

A public hearing was held on May 8, 1971 on this petition to 

reclassify approximately 620 acres of land, described as Tax Map 

Key 9-6-04: portion of parcel 1, situated at Waiawa, Ewa, Oahu, 

from an Agricultural to an Urban designation. The 620-acre area 

comprises the first increment of an 1,800 acre development 

involving primarily multiple family dwelling units. The 1,800- . 

acre area comprises that portion of Bishop Estate's total Waiawa 

holding of 4,500 acres which is less than 20 percent in slope and 

considered developable by the petitioner. 

On September 20, 1972, the Land Use Commission voted to 

re-open the public hearing on this petition by the Trustees of 

the B. P. Bishop Estate in order that new evidence may be received 

from the petitioner, the general public, end all interested parties. 

Following is a brief chronology of events preceding this 

action: 

1. February 17, 1971 - petition submitted to land Use 
Commission by Bishop Estate 

2. May 8, 1971 - Land Use Commission public hearing 
held at Highlands Intermediate 
School, Pearl City 



3 . August 6, 1971 Petitioner's request for deferral 
of a decision "to a date not later 
than September 30, 1971 11 was granted 
by Land Use commission, Legislative 
Auditorium, State Capitol 

4 . September 17, 1971 - Action on the subject petition by 
the Land Use Commission "deferred 
indefinitely, subject to 20 days' 
notice by the petitioner or the 
Land Use Commission° - Legislative 
Auditorium, State Capitol 

5. July 14, 1972 - Letter request by the petitioner 
to activate the petition received 
by the Land Use Commission 

6. September 20, 1972 - Land Use Commission voted to re
open the public hearing on this 
petition - Kona Hilton, Kona, Hawaii 

7. December 28, 1972 - Notice of public hearing published 

8. January 12, 1973 - Public hearing re-opened by Land 
Use Commission 

Following is a review of the evidence submitted by the 

petitioner in support of the above request: 

1. Despite increasing pressures for urbanization, Oahu 
Sugar co. has managed to increase its sugar cultivation 
from approximately 10.900 acres in 1960 to 11,600 acres 
in 1969. Consolidation with EWa Sugar Co. in 1970 
increased Oahu Sugar Co. holdings to 19,954 acres. 

2. In accordance with the development program planned by 
Bishop Estate and Arnfac in 1960, urban development has 
taken place on all lands withdrawn from cane production 
except for Waiau and portion of Kalauao. 

3. Housing priced below $30,000 is virtually unavailable 
on Oahu. However, t he factory homes produced by Alcan 
LSI "has the capability" of meeting this price level. 
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4. Based on conservative estimates, the projected increases 
in population will result in the demand for approxi
mately 7,000 new units per year from 1971-1975 to 
approximately 7,500 units per year from 1981-1985. 

The projected demand for low cost units is expected to 
be approximately 4,500 units per year in 1971-1975 to 
4,000 units per year from 1981-1985. 

5. If the second campus is located in Waiawa, the projected 
enrollment of 13,000 students would create a demand for 
approximately 5,500 new units. 

6. Two alternate proposals have been submitted for the 
development of the total 4,544 acres of Bishop Estate 
lands at Waiawa as follows: 

TOTAL MASTER PLAN 

Use 

Residential 
Townhouse 
Apartment 
University Complex 
Research-Development 
Commercial/Town Center 
School-Park complexes 

Total Urban Use 

Open Space, Flood Plain, 
Areas of 300/4+ Slope 

Total Master Plan Area 
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Alt. l 

320 
662 
633 

47 
100 

1,762 

2,782 

4,544 

Acres 
Alt. 2 

120 
374 
620 
400 

77 
71 

100 

1,762 

2,782 

4,544 



• 

Increment 1 shown on both plans are identical in location, 
size and proposed land use pattern: 

INCREMENT I 

Use Acres 

Townhouse (2 to 3 bedroom units@ 13 
to 15 units/acre) 

374 

Price Range 

Mid to upper 20's 

(1,000 to 1,200 square 
feet in siz e ) 

Apartment (1 to 4 bedroom units @ 200 $16,000-upper 20's 
or rental from 
$160 to $250 

25 units/acre - 450 to 
1,200 square f eet in size} 

School-Park Complex 50 

624 

that: 

Total First Increment 

7 . The petitioner emphasized that the prices quoted above 
are based on current costs and existing building and 
subdivision regulations. He also stated that the area 
beyond the first increment will be planned for other 
urban uses, "encompassing the full price spectrum". 

At the May 8, 1971 public hearing, the petitioner elaborated 

1. The Alcan Hawaiian Homes, Inc. factory housing system 
has the capacity to produce 2,600 to 3,000 units per 
year to meet the demand for low-cost housing on Oahu. 

2. The offer of a second University of Hawaii campus 
encompasses a total of 900 acres, of which 400 acres 
are developable. 

3. The housing units will include single-family units, 
apartments and townhouses ranqing from 1,000 square 
feet and above, with an average of 1,200 square feet. 
The minimum price for a bachelor unit of 450 square 
feet is $17,000 and the upper price of the larger units 
is estimated at $25,000. The single-family dwelling 
units will be in the "upper reaches" of $30,000. 
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Twelve days after the public hearing was held on this matter, 

the petitioner submitted the following : 

1. An 8-page transmittal letter dated May 21, 1971, 
summarizing th e petitioner's comments on the findings 
contained in th e Land Use Commission staff report ' 
presented at the public hearing. 

2. A land use classification map marked Exhibit 1 showing 
the highway network and the "urbanized II areas abuttii1g 
the proposed Waiawa development. 

3. A memo dated May 19, 1971, from George Houghtailing, 
petitioner's planning and enqineering consultant, to 
Charles Harnane of Arnfac Trousdale, relating to the 
problems of access, sanitary sewer system, water, and 
drainage for the proposed development and marked 
Exhibit A. Mr. Houghtailing concludes that: "Based 
upon the total development of approximately 2,315 acres 
of t he Waiawa project, the 1985 anticipated 24-hour 
veh i cular traffic volume through the proposed Waiawa 
int e rchange is calculated to be 38,480, exclusive of the 
through traffic on the Interstate Highway H-2. In the 
consultant's considered judgment, the detailed planning 
factors and projected traffic development in this 
report reinforce and confirm our previous conclusions 
that the recommended Waiawa interchange described in 
detail in the previous report is essential to the 
reasonable and orderly development of the Waiawa lands 
of the Bishop Estate." 

It is significant to note that the projected traffic 
volume is based on the development of a total of 2,315 
acres instead of the total 1,800 acres represented in 
this petition. The overa~e is 515 acres or 28% qreater 
than th e 1,800 acres represented by the petitioner to 
be "developable" in the instant petition. 

4 . An 18-paqe Access Study for Waiawa Property dated 
Jun e , 1968 marked Attachment #1. 

5. A ~3-page supplemental report to the above Access Study 
dated March, 1969 marked Attachment #2. 

6. An 11-page report entitled "Operational Evaluation of 
W,eavinq Section Proposed Waiawa Interchange 'A' on 
Interstate Highway H-2" dated September 1969 and 
marked Attachment #3. 
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7. A 9-page report havinq the same title as (6) above but 
relatinq to Phase II, dated December, 1969 and marked 
Attachment #4. 

8. A 17-paqe report titled Street Network Design for 
Waiawa Property, dated May, 1970 marked Attachment #5. 

9. Letter dated November 3, 1969 from Mr. Houghtailing to 
Mr. Francis Aona, Chief of the City's Sewer Division, 
summarizing a discussion between the two parties on 
sanitary sewer system requirements. various alternatives, 
such as expansion oc present sewaqe treatment facilities, 
construction o f a temporary f acility in the Waiawa 
watercress area, and construction of: a new facility at 
Ewa were discussed. It was concluded that, pending 
completion of the Water Polluti o n Study, the City is 
reluctant to improv e or expand existinq facilities~ and 
that the developers o : Waiawa must be prepared to finance 
the e ntire cost of constructing the sewag e disposal 
facilities i f development is contemplated within the 
next 5 to 10 years. Marked Attachment #6 . 

10. Letter dated May 7, 1971 from the Board o ~ Water Supply 
to Mr. Houahtailinq statinq that water will be available 
for the initial needs o f the pro j ect but that additional 
sources of water should be studied to accommodate the 
entire proiect. Marked Attachment #7. 

11. Letters cram s~nator Daniel K. Inouye, Senator Hiram L. 
~onq and Mr. Samuel C. Jackson, Secretary for Community 
Planninq and Management, HUD, marked Attachments #8 , #9, 
#10, expressinq interest in the Waiawa project. 

12. Letter dated May 19, 1970 from T. Harano, Chief, High
ways Division, Department of Transportation, to Mr. 
Charles Hamane, recoqnizinq th ~ concept of the need for 
a new interchanqe with H- 2. However, Mr. Harano felt 
that it was premature to comment further on the desiqn 
aspects o f the proposed i n terchanqe and on the connec
tions with Kam Hiqhway and t he Cane Haul Road proposed 
by the petition e r, due to the very preliminary status 
of the proposed Waiawa development. Marked Exhibit B. 

13. Letter dated May 12, 1971 ~rom Philip Stukin , Vice 
Presirlent o f Economics Res e a r ch A-ssociates, to Charles 
Hamane in which he takes issue with the City Planning 
Director's estimates of the number of persons per 
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household in derivinq basic housinq demand, estimates 
of the rate of demolitions, and the question of including 
the pro~ected demand for seasonal dwellinq units as part 
of the estimated housinq demand. He concludes that 
"Despite the fact that considerable amount of land on 
Oahu- • approximately 12,000 acres--is classified as 
available and suitable r.or urban development, the 
constraints associated with locational factors, specu
lative holdinqs, limited ownership distribution, and 
qovernmental controls act to make the effective inventory 
inadequate." Marked Exhibit c. 

14. An inter-office memo dated May 6, 1971 from Lowell Funk 
to Ron Waranch list inq only the number of applicants 
from various areas who have requested notification when 
sales beqin. Marked Exhibit D. 

15. The 1970 Annual Reports for Amfac, Lear S i eqler, Inc. 
and ~lean Aluminum, Ltd. marked Exhibit E , showinq the 
financial capacility of these corporationn which will 
enable them to deliver houses "at prices below $30,000 11

• 

16. Article in Builders Report concerninq the Alcan/LSI 
production method which has the capabilit ~• of producing 
2,600 to 3,000 residential units annually. Marked 
Exhib~t F. 

17. A press kit qivinq a background of other information on 
the Alcan/LSI Hawaiian Homes. Marked Exhibit G. 

The petitioner concludes that the lead time required from 

rezoninq to actual construction is dramatized by the delay in 

urban development o: the 1,568 acres represented below: 

Robinson Estate 
Bishop Estate 
Austin Estate 
Oceanic Properties 

(Hoaeae) 
(Waiau) 
(Waimalu) 
(Mililani) 

316 
340 
572 
340 

acres 
II 

II 

II 

1,568 acres 

With reference to the Bishop Esta~ ~aiau property, the 

petitioner states that a substantial number of the 630 single

family dwellinq units is presently under construction and that 
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the entire Waiawa development will be substantially completed by 

1973. The petitioner feels that the Austin and Oceanic lands 

will be developed for a higher priced market than the one 

proposed in this request. 

The petitioner has applied with HUD to have the proposed 

Waiawa development designated a "New Community Development" which 

would provide federal aid in t he construction of utilities and 

facilities. The petitioner has also declared their intention 

to jointly aevelop gap aroup housino on 200 acres of the first 

62A acres with the Hawaii Housing Authority under Act 105. 

At the hearinq of May 8, 1971 , Mr. Bill Cook, the Governor's 

Special Assistant on Housinq, in a letter, expressed his belief 

that there is a critical need for available urban zoned land on 

Oahu to be used for qap group housinq in a memo addressed to the 

Commission. He telt that the petitioner has the required 

capability to alleviate the pressinq need for housing dt prices 

people can afford. 

However, the l:ollowinq individuals voiced concern over the 

impact of urbanization and generally opposed the re2oning request : 

l. Mr. Fred Murakami, past President of the Pe arl City 
Community ~ssociation. 

2. Mr. Bob Kubo for Mr. Stanley Sumida, Director of th e 
Board of the Pearl City communi t y Association. 

3. Mr. Robert McBroom, PresidenCof the Pea r l City 
Community A,sociation. 
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4. Mrs. Betty Snowden, Executive Secretary of Pearl City 
Community Association. 

5. Mr. Georqe Nobunaqa, President, Waipahu Community 
Association. 

6 . Mrs. Virqinia Brooks, President, Oahu Chapter of the 
Conservation Council. 

7. Mr. Allen Terrell, Ewa Beach Community Association. 

8. ~r. Robert R. Way, Planning Director, City and county 
o l: Honolulu. 

Opposition to the rezoning proposal was generally based on 

the adverse impact such an extensive development would have on 

orderly growth, agriculture, public tacilities and other concerns. 

COUNTY RECOMMENDATION 

It was reported at the hearing that the City Planninq Commis

sion recommended approval of the reclassification of 620 acres 

from Agricultural to Urban. However, the Planning Commission 

emphasized that their favorable recommendation "should in no way 

be interpreted as indicating its approval of the site for the 

University of Hawaii's second campus". 

In his report to the Planninq Commission, the City Planning 

Director recommended denial of the petition for the reasons 

summarized below: 

l. The petitioner's supportinq arqument focuses on the need 
for "qap qroup" housing which is only a relatively 
small segment of the total project. 

2. The applicant claims his project will have an island
wide impact on the housinq market but completely fails 
to address the island-wide availability of urban lands. 

\ 
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3. Available data indicates that approximately 10% of 
existinq urban lands are vacant and available for 
housinq development, suqgesting that some urban expan
sion may be warranted by the end of the present decade. 

4. Major commitments for urbanization of open space and 
aqricultural lands should not be made until the City 
and County can re-evaluate policies relatinq to the 
densit y and e~f ectiv e use of existing land in the 
Urban District. 

5. Approval of this and the Campbell petition would 
double the existing res er ve of urban land and violat e 
the standards f or land use districting and sound 
planninq. 

6 . Available data indicates that there is no urgency to 
make major commitments at this time as there is a 
potential inventory of land to accommodate housing 
needs for the next 5 years at least~ 

7. The selection of a University campus site should not be 
made in Central Oahu at this time until all alternatives 
have been considered. 

Since th~ May 8, 1971 public hearinq, the following evi-

dence was received: 

1. Letter from KeNam Kim, State Comptroller {DAGS) dated 
May 7, 1971, recommendinq that the State be allowed to 
select and set aside future sites for qovernment faci
lities and that the final area, configuration and 
location be approved by his department. 

2. Letter from W. J. Atkinson, Jr., dated May 10, 1971, 
opposinq the petitioner's request. 

3. Letter from Ruby L. Harqrave, President, Aiea District 
Council, dated May 19, 1971, voicing support of the 
proposed rezoning in order that moderate priced housing 
may be provided. 

4. Letter from Jennifer Parijs of Life of the Land dated 
May 20, 1971, opposinq the petition because of the 
adverse impact urbanization of the area will have on 
the social and economic life of the people. 
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5. Letter from Charles Hamane of Amfac Trousdale, dated 
November 5, 1971, transmittinq supplemental report 
indicatinq that: 

a. The housinq study by Marshall, Kaplan, Gans, Kahn 
& Yamamoto "reinforce convincingly" the housing 
problem facinq the State, particularly Oahu. It 
considers the land situation as perhaps the largest 
obstacle facinq those tryinq to meet the housing 
problem and that the State government, as allocator 
land uses, has inadvertently added to the cost of 
urban lands. 

b. With reference to the subject property, it was noted 
that it lies in the path of urbanization; is located 
at the hub of a transportation network; and is 
suitable for the proposed use. 

c. With reference to the consortium of the three m~jor 
corporations involved (Amfac, Inc., L~ar Sieqler, 
an~ Alcan Aluminum), it has the financial capabi
lity and the technical experience necessary for 
volume development and factory home production 
which would result in substantial savinqs to the 
consumer and thus accommodate the housing needs of 
lower income families. 

d. Market response to the petitioner's development ~t 
Waiau and Kaonohi Ridge has led to the projection 
that these developments will be completed by 1973. 
A 2-year lead time is essential for continuity in 
their total development program. 

e. With respect to the loss of revenue resulting from 
the removal of agricultural uses from the property, 
it is estimated that the loss of an estimated 
$620,000 would be offset by the ultimate production 
of 1,500-2,000 units per year and the employment of 
700 to 1,000 people with an estimated weekly payroll 
of $100,000 to $125,000 and a direct dollar expendi
ture of about $50 million per year. 

f. Also submitted as attachments were letters from: 

l}. Evan Wong, Plant Manager of the Alcan, LSI 
Hawaiian Hornes plant, indicating that the u. 
S. Department of Housinq and Urban Development 

-11-



may consider the 'factory as an "Operation 
Breakthrouqh" plant, thus making it eliqible 
for considerable federal aid. 

2). Lowell D. Funk of Lear Sieqler, Inc., dated 
November 4, 1971, indicating that all of the 
255 townhouse units in Ridgeway Units A, C, 
and D were sold within a period of two days to 
two weeks, and that there is a waitinq list 
of some 800 interested purchasers for 133 
sinqle-family units in Unit 1 of their Waiau 
development. 

6. Letter from R. D. Wiemer, Chairman of the West Oahu 
Soil an~ Water Conservation District, dated January 3, 
1973, indicating that th e Directors of that organization 
feel that the subject petition should not be approved 
as other areas which are less productive can be utilized 
for housinq. 

7. Letter from Koichi Tokushiqe, Assistant Superintendent, 
Office of Business Services, DOE, dated January 5, 
1973, advising that in view of the State's financial 
plight and the backlog in the school construction 
program, the followinq conditions should be imposed: 

"a. The land owner be required to dedicate in fee 
simple to the State of Hawaii all lands needed for 
public schools as determined by the D~partment of 
Education. 

11b. The land developers be required to pay a) the full 
cost of relocating temporary school facilities or 
b) one-half th~ cost of constructing new temporary 
school facilities to serve the students generated 
by the new housing development." 

8. Letter from the Ha\•1aii Farm Bureau Federation, dated 
January 12, 1973, expressing deep concern over the 
preservation of prime agricultural land and urging 
that the rezoninq of Waia1•1a be disapproved. Attached 
was a copy of the Federation's Land Policy #1 adopted 
at the 25th Annual Convention last November. In 
qeneral, this policy advocates legislation and 
administrative methods to insure the best use of our 
land for all the people of Hawaii. 
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9. A 13-paqe supplemental report with severaJ attachments, 
dat:ed January 5, 1973, was submitted by Amfac-Trousdale. 
Copies were made by th e sta ff and distribt .ted to the 
Commission members on January 8, 1973. It indicated the 
following: 

a. The vacant land study prepared by the OPED in its 
Central Oahu Planning Study is inaccurate due to the 
"insufficiency ~f the study in analyzing in more 
detail the physical limitation of the vacant lands 
for housing due to its inaccessibility, location and 
physical conditions", as well as the landowner's 
intention to develop such lands. 

b. Recent ne wspaper articles on "runaway inflation" and 
risinq housin q costs provide the best examples of 
the Oahu r ea l estate market today . and reflects t: he 
need f or more lands to be made available for housing . 
Various businessmen and realtors are quoted as sayi ng 
that the inflationary increase in the price of homes 
is primarily due to the unavailability of land _ 

c. A recent survey by th e ir sales staff showed that 
there are no single-family homes below $70,000 in 
new subdivisions of over 25 units~ and, with two 
exceptions, no completed iownhouse units below 
$50,000. However, there is a surplus of hiqhrise 
apartment units. 

d. 20% of the total units to be constructed on the 
subject property will be devoted to low and moderate 
income housinq. 10% of the housing units will be 
constructed under the FHA 235, 236 or 221 (d) (2) 
proqram. These relate to assistance programs for 
home ownership for low income families, rental for 
low income families and home ownership for low and 
moderate income families, respectively. A minimum 
of lCJ°/o will be devoted to moderate income housing. 
However, the major obstacle to such a commitment are 
the unknown factors relatinq to inflationary costs 
in the future. It is proposed that the following 
schedule be accepted as the base period selling 
price and then allow movement of the sales price t o 
reflect inflationary influences: 

One family unit up to 3 bedrooms 
One family unit of 4 bedrooms 
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To determine inflationary costs, it was found that 
the cost index for single-family residences published 
by the First Hawaiian Bank is "the only partially 
appropriate 11 construction cost index available. 
This index allocates 44.22¾ of construction costs to 
labo~, and 55.78¾ to materials. In the 5 years from 
1967 to 1972, the index has risen 31.4¾ or approxi
mately 6¾ per year. It is proposed by the petitioner 
that sales price increases be allowed semi-annually 
from January, 1973 at a rate of 3o/o per increase. 

e. At Kaonohi Ridge and at Waiau, over 250 townhouses 
were sold at below $33,000 for 3 bedroom models, and 
$29,000 for 2 bedroom units. Less than a year later, 
price increases of SO¾ have been registered. To 
curb this inflationary trend, the petitioner pro
poses 1) a 30-day sales preference on low and 
moderate income units to be qiven to Hawaii residents 
who do not own residential property on Oahu and who 
will be required to occupy the units, 2} the original 
purchaser will be restricted from resale of the unit 
for a period of 10 years. Should resale occur 
within this period, the petitioner recommends that 
the HHA administer a program to enable buy-back at 
the oriqinal purchase price, plus other pertinent 
costs. 

f. Approximately $1?. million will be expended for the 
offsite improvem~nt of the first increment. This 
will not change substantially if the land is developed 
according to the two increments indicated in the 
petition. The economies derived from large land 
developments and high volume factary production of 
the modular units will be passed on to the consumer . 
However, a smaller increment would be acceptable if 
sutficient guarantees are given to the petitioner to 
cover his investments on the total development. 

g. The petitioner contends that the conversion of agri
cultural lands to urban use would not adversely 
affect the economic operation of Oahu Sugar Company 
since agricultural economics is not tied to the 
amount of land in cane production, per se. It was 
estimated that the loss of 3,000 acres by Oahu Sugar 
Company to urbanization wculd take 10 years, assuming 
that this and other petitions are granted. 
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Since the public hearing of May 8, 1971, two maier planninq 

studies have been completed which would have a bearing on the 

proposed reclassification. These are the central Oahu Planning 

Study and the State's Open Space Plan which are summarized below: 

CENTRAL OAHU PLANNING STUDY 

The COPS was completed by the Department of Planning and 

Economic Development in October, 1972 with the participation of 

consultants, special reviewers and qraduate student assistants. 

In a Forward to the Study, Dr. S. M. Mark, Director of DPED, 

states: 

"The State ~aces immediate decisions on whether to permit 
the rezoning of large tracts of agricultural lands in 
Central Oahu for urban residential developments planned by 
private developers. If completed as planned, these develop
ments will cover some 10,300 acres of aqricultural land, 
enouqh land to absorb all of Oahu's residential growth for 
the next 18 years if current population projections hold 
true. Clearly then, these zoning decisions amount to a 
major choice on where and how future urban growth will 
occur on Oahu." 

Findinqs and Conclusions of the COPS Study 

1. The projected increase in Oahu's population would require 
55,000 additional housing units by 1990. By 2000, the 
requirement will nearly double to 100,000 units. 

2. Within the existinq Urban District, developers have already 
planned 56,000 housinq units on Oahu, thus accommodating 
n ~eds up to 1990. 

3. The present rate of new housi ng production (5,500 units/year) 
exceeds the rate of demand for n ew housing induced by popula
tion qrcwth since a rate of 3,060 units/year would produce 
the 55,000 units needed by 1990. This suggests that added 
lands are not ne eded to avoid shortage-induced inflation of 
existinq housinq prices. 
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4. About 25,000 additional units could be built lJn vacant 
residential parcels in the Urban District based on present 
County zoning-. 

5. Ewa, Kaimuki-Kokohead, and Waianae contain the largest 
inventory of vacant residential urban lands. Av~rage 
density permitted in the Ewa District is 10. 7 units/acre, c:.1. 
average of only 5.3 and 5.9 are permitted in Kaimuk i and 
Waianae respectively. Densities in the latter could be 
increased to accommodate more units. 

6. The qross acreage of vacant urban lands in the windward area 
is substantial but adverse topoqraphy, soils, tloodinq, l ack 
of utilities, etc., would reduce the amount substantially . 
However, alleviatinq some of these problems, particularly 
-flooding, would add to the acreaqe considerably. 

7. Completion of the H-3 Highway will increase its capacity 
beyond the level of growth now planned for Windward Oahu. 

8. Past governmental practices have served to ac-:ommodate urban 
sprawl. Developments in Leeward and Central Oahu have 
seriously burdened transportation and other p ·...1blic facility 
systems in the area. Continued residential e~pansion in the 
Leeward-Central Oahu area would result in hiqher new capital 
costs tor public facilities. 

9. The characteristics which make. land valuab~e Eor intensive 
agriculture also make it desirable for urban development, 
thus contributing to pressures to urbanize agricultural lands. 

10. There is an increasi~g demand for diversified agricultural 
products. However, the need to retain agricultural lands 
for this purpose cannot withstand urbanization pressures 
without changes in land use reaulating systems _ 

11. Translatinq the above findinqs into a plannirrg and public 
policy strateqy would require chanqes in Hawaii 1 s planning 
products and processes. 

Recommen~atioE._~f the COPS Study 

1. Additions to the Urban District in Central Oalm 

It is recommended that no additions be made t~ the Urban 
District in Central Oahu, pendinq completion of the 1974 
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boundary review. 

The housing units planned for lands presently in the U!'ban 
District are sufficient for an 18-year period of projected 
population qrowth on Oahu. Increasing the carrying capacity 
of vacant · urban lands would further add to t'.1e inventory. 
Thus, an urban re s erv e sufficient for (or exceeding) a 
10 - year proiection of growth needs has been provided and 
presently exists in the Oahu Urban District. 

2. H-2 

It is r~commended that no access points or interchanges be 
allowed for the H- 2 other than those al~eady planned at 
Naiawa and Milila n i . 

3. Second campus 

It is recommended that the site be located within the 
existing Urban District, since its location on prime agri
cultural lands would ge n erate furtl'Er urbanization and urban 
sprawl. 

~. General Aviation Airport 

It is recommended that the proposed location be further 
studied for its environmental effects on agriculture and 
nearby communities, in particular, noise, traffic, and 
stimulations of liq,t industrial uses nearby. 

5. Downzoninq of Urban Lands 

Under special circumstances, it is recommended that the Lanr:.t 
Use Commission continue to consider downzoning, in particu·1 .u L" 

where: 

a. land is vacant and has not been developed as represen~ed 
before the Land use Commission, 

b. where land is developed but not according to representa
tions, and 

c. where development is no lonqer appropriate or detrimental 
to the public welfare. 
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6. Five-Year Boundary Review 

It is recommended that the DPED vacant land inventory be 
expanded and updated with respect to landowner's plans, 
adequacy of public services, potential for governmental 
housinq pro;ects and appropriateness of State and County 
zoninq. 

7. Alternatives _for Aqriculture 

It is recommended that alternative uses for aqricultural 
lands be developed as per "The Future of Hawaiian Agriculture". 

8. Action Prnqram for Guid ed Growth 

It is recommended that a planninq strateqy be designed to 
contain urban orowth within prese n t lJrban Districts and to 
include recommendations for statutory chanqes which should 
include the followinq: 

a. A rede f inition of the division of authority and respon
sibility for land use policy planning and implementation 
between the State and County. 

b. A restatement and expansion of the statutory purpose of 
the State Land Use Law beyond the preservation of agri 
cultural lands and the prevention of urban sprawl tc 
include new perspectives and concerns regarding urban 
qroti.rth. 

c. A redefinition o : the statutory criteria to be used by 
the Land Use Commission in zoninq decisions to provide 
for a more consistent evaluation of land use and broader 
public policy perspectives and a greater considerat i on 
of environmental factors and impacts on public facility 
requirements and costs. 

d. A close coordination of the State Land Use Law with 
relP.vant concerns of the impendinq National Land Use 
Policy and Coastal Zone Acts and the State's compre
hensive planninq process. 

e. The establishment of a linkaqe between Hawaii's land use 
control system and the State 1 s existing powers to tax, 
condemn, acquire, compensate, subsidize, and develop 
in the public interest. 
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OPEN SPACE PLAN 

The State of Hawaii Ooen Space Plan was prepared for the 

State and completed in Auqust, 1972 by the Overview Corporation 

under the direction of Mr. Stewart L. Udall. It reflects the 

concern of the State for preservinq open space as expressed in 

Act 182 of the 1969 Legislature: ttTo provide a planned, 

coordinated proaram for the acquisition and preservation of open 

space and recreational areas in Hawaii as an integral part of 

the State plan for developing the economic potential of the 

State". 

To illustrate the possible consequences for the future, the 

consultants hypothesized two alternative futures for the year 

2000--Hawaii One and Hawaii Two. 

Hawaii One 

This alternative assumes that growth will continue in the 

future in the same way as in the past. Under this hypothesis, 

acreage in the Urban Districts throuqhout the State will more 

than doubl~- The island of Oahu will account for about 30% or 

46,000 acres o~ the projected increase. It includes all of the 

land within presently proposed developments (includinq the pro

posal by Bishop Estate) which totals 21,000 acres. The remaining 

25,000 acres would be deteLmined by factors such as proximity 

to existinq and proposed urban areas, transportation network, 

areas of less than 20% slope, etc. 
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The Hawaii One alternative, if allowed to continue on Oahu 

to the year 2000, will result in extensive urban sprawl, severe 

transportation bottlenecks, loss of much aqricultural and natural 

shoreline areas to urban development and highrise developments 

throuqhout Honolulu. 

Hawaii Two 

Th~ Hawaii Two alternative assumes that the Open Space Plan 

developed by the Overvie,., Corporation is implemented in its 

entirety. On Oahu, it would result in a much more compact 

urbanization pattern since only 11,000 additional acres will be 

consumed by urbanization instead of the 46,000 acres projected 

under Hawaii On~. It will be characterized by the preservation 

and conservation of agricultural, natural and shoreline lands. 

Urban qrowth will be "consciously channeled" into vacant urban

zoned areas and into other areas wtth no open space significance. 

This constraint will create an economic stimulus to use lands in 

the Urban District with greater intensity and efficiency. 

Lowered housinq costs and control of speculative use of land can 

be realized only if firm steps are taken by the State. Reduction 

in the area serviced by public facilities and agencies will 

alleviate much of the financial burden to qovernment. Instead 

of the proliferation of the automobile as the primary means o~ 

transportation, extensive utilization of an integrated mass 

transit network will be possible with the resultinq compact 

urban pattern. 
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In the final section of the report, special areas o_ ~OLL~} 

are considered and certain measures recommended in order that 

quality qrowth ~or the State as postulated in the Open Space 

Plan can be realized. 

Recommendation #1 

A Moratorium on Maier Land Rezoninq be imposed until most of 

the major recommendations o: the report are implemented. A 

moratorium would offer a "creative pause" to evaluate the new 

concepts and values before maior decisions are made on future 

growth. 

Recommendation #2 

New Directions for Aqriculture - Population growth, decline 

of the suqar industry, the grot1th of foreiqn pineapple production, 

and the need for housing have precipitated the conversion of 

aqricultural lands to urban use. However, in the lonq run, it 

is vital that Hawaii strive for agricultural self sufficiency by 

finding alternative uses, experimentation in new crops, adaptirg 

to chanqes in markets and economics, formulation of cooperatives, 

and even acquisition of marginal plantation lands by the State 

in order to keep the maximum amount of cane and pineapple lands 

urrler cultivation. 

Recommendation #3 

Housinq and Ooen Space - To alleviate the housinq needs of 

low and moderate income families, the study referred to the 
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State's omnibus hou~inq bill, ~ct 105, as a siqni-Ficant step in 

aadressinq the problem. Toqether with a well conceived open 

space plan, a land bank authorized to buy and sell larqe tracts 

of land for both op e n space and development purposes, requirement 

that applicants for urban zoninq to show cause why such zoning 

should be granted in terms of meetinq a definite social need and 

fulfillinq a binding statement of intent, utilization of the 

planned community development concept and the establishment of 

a state agency with sufficient funds and pcwer to minimize red 

tape and achieve economies are other ways of addressing the 

housinq problem. 

ANALYSIS 

The petitioner's latest submittal of January 5, 1973, 

attempting to minimize the significance of the loss of 3,000 

acres of agricultural land merely addresses the impac ,t .. to Oahu 

Sugar Co., the current user of the land. However, it is submitted 

that urbanization of the 3,000 acres, including the subject 620 

acres, would effectively eliminate any future alternative agri

cultural uses on that land and would encourage the prolife r ation 

of other urban uses on agricultural lands beyond the 3 ,·ooo acres 

mentioned. 

The demise of the "3 K's"--Kohala, Kilauea and Kahuku Suqa r 

Companies, in the recent past, involving a total of nearly 
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30,000 acres of land previously used for cane cultivation; the 

announcement by Dole to terminate its pineapple operations on 

Molokai; the recently submitted petition by the Lanai company 

to rezone large areas on Lanai for residential, commercial and 

resort uses; and the loss of some 11,000 acres in pineapple 

production in the 10 years from 1960 to 1970: are major indica

tions of the acute situation faced by Hawaii's agricultural 

industry. These occurrences have prompted administrative and 

legislative efforts aimed at reversing these trends. At the 

Oahu Aqricultural D~velopment Conference held on September 6, 

1972 in Honolulu, Mr. Fred Erskine, Chairman of the Board of 

Agriculture, stated the following: 

"So we want to do much more than preserve agriculture. We 
want to develop agriculture into an even greater asset to 
our community than it is now. We have new goals .... short
ranqe qoals •••. designed to make us agriculturally self
sufficient, to a much greater degree than we are now. We 
are committed to expanding diversified aqriculture and farm 
productivity ...• not for the sake of preserving or propping 
up agriculture, but because we see real contributions that 
such qrowth will make to our livinq on Oahu. These advantages 
are in terms of food costs, dependable food supply, and 
environmental health. We have the resources and the 
capabilities. We have the support of our legislature and 
government . In our statewide proqram of agricultural diver
sification on which we have just embarked, Oahu's role is 
important." 

It is clear that in the very near future, the Land Use Com

mission will be faced with makinq truly landmark decisions on 

two of the most crucial petitions in its 10-year history. The 

manner in which the Bishop Estate's Waiawa petition and the 
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Campbell Estate's Honouliuli petition are resolved would 

irreversibly shape the future pattern of land use on the island 

o f Oahu, and vitally affect the social, economic, and cultural 

life of every citizen in the St a te. 

Recoqnizinq the crucial ramifications of its decision, and 

in order to better comprehend and cope • . .,rith the complexities 

involved, the Commission \•1isely def e rred action on these requests 

and awaited the completion o-1: tt-.10 major pla11ning documents, the 

Central Oahu Planninq Study and tre State o l: Hawaii Open Space 

Plan. Copies of these reports were circulated to the Commission 

and a summary of the findings were previously presented. 

It is noteworthy that the findings of both of these studies 

led to essentially the same conclusion and recommendation with 

respect to massive rezoninq actions from the Aqricultural to the 

Urban District. Basic in both reports is the overriding concern 

to maintain Hawaii's agricultural viability and potential by 

protectinq ou~ productive agricultural lands from the unrelenting 

pressures of u~ban encroachment. 

The p~emier recommendation of the COPS and of Mr. Udall's 

special policy on quality growth is that no major additions be 

made to the Urban District at this time, particularly in Central 

Oahu. It is important to emphasize here that these recommendations 

are based on findings which were formulated under the current 

situation relatinq to housing. In spite of the petitioner's 
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contention and insistence that more Urban zoned lunds are re q uirea 

to alleviate the housing shortaqe, various responsible and 

authoritative agencies such as the OPED, Land Study Bureau am 

the City and county Planning Department have determined,through 

exhaustive studies, that sufficient urban zoned lands already 

exist to accommodate anticipated urban qrowth into the fore

seeable Euture . without jeopardizing th e productive agricultural 

lands. 

As acknowledged in the COPS, a strong but intentional conser-

vative bias quided the conduct of its Vacant Residential Lands 

Study, resulting in und e r-estimates of the carrying capacity of 

v~r.nnr. ]nods. Yet, in spite o f this deliberate conservatism, 

Count 1 of the study (requiring that parcel must contain a 

developable area general planned or zoned for residential develop

ment; outside flood plain; under 30% slopes; few limitations on 

development; no firm plans on development) yielded a total of 

1,820 buildable acres capable of accommodating 17,385 units. It 

should be emphasized that the 1,820 acres do not include consi

derable acreaqes which are in the State Land Use Urban District 

but which reflect an aqricultural or other designation under 

the City's General Plan, which was adopted in 1964 and which will 

underqo a review in the near future. Further, the study did 

not include the Koolauloa and Waialua Tax Zones which are 

relatively remote but which do add to the overall housing needs 

on Oahu. 
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In contrast, the estimates of the carrying capacity o f vacant 

lands general planned for residential use which we re made by -ch.! 

Planninq Departm~nt of the City and County of Honolulu sho wed 

that 190,000 low and hiqh density residential units could b e 

built on vacant lands qeneral plann e d f or such use. 'l'his i nc lud es 

a total of 58,000 low density residential units but does not 

include parcels which are already proqrammed for development up 

to 1985. 

Within the Ewa District alone, Count 1 o : COPS identified a 

total of 734 acres able to accommodate about 8,000 units . 

Again, it is extremely important to stress th u t the criteri a 

for parcel inclusion of Count 1 (the least restrictive of the 

3 Counts established by the COPS) omitted any parcel which had 

firm or announced plans for cevelopment. Thus, e v en this lea£t 

restrictive of the 3 Counts does not include the considerable 

areas rezoned from the Agricultural to the Urban District as 

recently as 1969. The areas referred to are the 340 acres 

rezoned at Mililani Town in December, 1969, and the undeveloped 

mauka portions of the 900 plus acres approved for the petitioner 

and Austin Estate at l•7aiau-Waimalu in April of 19G9 . Nor does 

Count 1 take into account the estimated 1,000 acres of undeveloped 

Urban zoned land at Makakilo. 

The COPS, however, takes these areas into consideration in 

its tabulation of Residential Construction Planned for the State 
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Urban District on Oahu, 1972 (Table 6) which indicates a to~aL 

of 56,061 units which are firmly or less firmly planned on the 

entire island of Oahu. The study states that: 

"The deqree of certainty that these units will be completeo 
varies amonq pro~ects. However, 1,200 units are 'under 
construction' in the sense that they were scheduled for 
completion prior to July 1, 1972 but were not delive:rcd by 
that date. Their delivery is imminent. An additional 
21,500 units are 'committed' r that is, they are almost 
c e rtain to be built. Many of these committed units Zl.1:"e 
planned tor construction in the next two years and are p3rt 
of the first increments o f which are already under construc
tion. These committed units will be placed on parcels w:1::.ch 
now have appropriate State and County zoning and General 
Plan designations. In addition to the above units there 
are approximately 33,900 'less f irmly planned' units which 
are scheduled for placement on parcels within the urban 
land use district, but which require zoning or general 
plan chanqes by the City and County ot Honolulu. 11 

It is evident that the 56,000 units plus the reserves 

identified under Count 1 which are all located within the 

existing Urban District do provide for urban growth in the 

foreseeable future. 

Another siqnificant development is the recent announcement 

by Secretary of Housinq and Urban n~veloprnent Georqe Romney, as 

reported in the Star Bulletin dated January 9, 1973, that the 

Nixon administration has halted virtually all new commitments 

to subsidize low and middle income housinq construction and for 

a variety of other federal programs includinq the community 

development program for which both Bishop and Campbell Estates 

have applied. Secretary Romney did not specify the period of 
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duration for the suspension of new subsidies, but indicated 

that these programs would be evaluated to see if they should be 

improved, replaced, or terminated. Thus, the petitioner 1 s hopes 

for federal assistance in accomplishing his objectives are now 

open to question. 

Stewart Udall's suggestion for a "creative pause" to 

evaluate new concepts and the COPS's recommendation that no new 

additions be made to the Urban District in Central Oahu, pending 

the completion of the 1974 review are consistent with the 

gravity and importance of this matter and deserves the 

Commission's most serious consideration. 
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