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ITEMS AVAILABLE FOR REVIEW:

The following documents will be available for review during the informational meeting
on June 3, 2011. In addition, these documents will also be available Monday through
Friday by appointment only at PBR HAWAII’s Kapolei Office. Contact Malia Cox or
Scott Abrigo at 521-5631. Copies of these documents will not be available at DHHL.

Appraisal Report — dated December 3, 2010

Kapolei Regional Plan

General Lease No. 290

Kapolei Community Development Corporation, Stakeholder Input Session
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Final Environmental Assessment, DHHL East Kapolei Development, Parcel B
Final Environmental Impact Statement, East Kapolei Master Plan

East Kapolei Development Master Plan Water System Study

Abutilon menziesii Habitat Conservation Plan

Current Restrictions AICUZ (Air Installations Compatible Use Zone Plan)

TrEamm

NOTES:

While the data in the Information Packet, the appraisal report, and all other reports or
information provided to prospective applicants have been obtained by KCDC from
reputable and professional sources, it is not guaranteed. KCDC bears no responsibility for
Applicant’s actual reliance on the data provided. Applicant should make his/her own
independent study to verify the accuracy of the information and determine its usefulness
to Applicant’s project. KCDC reserves the right to cancel or modify this disposition of
its lands at its sole discretion.

TERMS:
KCDC refers to Kapolei Community Development Corporation.

DHHL refers to the Department of Hawaiian Home Lands.

Subject property refers to tax map key parcel (1)9-1-151:002, a 4.992 acre lot proposed
for commercial development. The subject property is also referred to as Lot 408 in the
subdivision approval letter from the Department of Planning and Permitting

East Kapolei Master Plan Development refers to an approximately 1,300 acre site within
Honouliuli Ahupua‘a. The subject property is located within the boundaries of this
development. DHHL considers all of its landholdings within the East Kapolei Master
Plan Development to be located within the developing town of Kapolei.

East Kapolei I refers to an approximately 92 acre DHHL development. The subject
property is located within the boundaries of East Kapolei I. East Kapolei I is located
within the boundaries of East Kapolei Master Plan Development, in the town of Kapolei.

Parcel B refers to DHHL’s East Kapolei I development. Parcel B is utilized within the
environmental entitlement documents.

Kanehili refers to the name of the residential community developed within Parcel B. All
of parcel B is now referred to as Kanehili.

Relationship of subject property to master planned communities:

The subject property is located within the boundaries of DHHL’s master planned
community, East Kapolei I. East Kapolei I is located within the boundaries of East
Kapolei Master Plan Development in the town of Kapolei. While references to both
larger developments are made within this document, this request is specifically related to
the subject property only.



I. INTRODUCTION, OBJECTIVES AND GENERAL INFORMATION

Kapolei Community Development Corporation (KCDC)

KCDC is a Federal 501(c3) nonprofit organization, representing the Kapolei Hawaiian
Homestead community. It was formed with the intent to develop projects and programs
supporting family and cultural preservation. KCDC is a grassroots organization
representing the will of the people to help build their community and restore their culture.
Their President is Shirley Swinney. In addition to being a nonprofit organization, KCDC
holds two 65-year general leases of DHHL land located in Kapolei.

KCDC’s first lease is for 22,650 SF in Parcel (1) 9-1-016:108 (por.). DHHL designated
this parcel for community use and the Hawaiian Homes Commission granted KCDC
approval to construct, manage and operate a community center on this parcel. KCDC’s
goal is to develop its Heritage Center on this lease holding. The Heritage Center is
envisioned as a place to perpetuate traditional values and practices, a community center
that will serve the Kapolei homestead residents and surrounding communities.
Additionally, it will be a venue for workshops, events and family and community
gatherings. This place weaves together the shared ideas of Community, Culture,
Education, Partnership and it also ties Hawaiians to the past while preparing for the
future. It is anticipated that the Heritage Center will be developed based on availability of
funds.

KCDC’s second lease is for 4.992 acres in Parcel (1)9-1-151:002. DHHL designated this
parcel for commercial and community use. KCDC has issued this RFQ to develop the
parcel for commercial retail use. Revenue generated through the development of a
commercial retail project will be utilized by KCDC to develop, maintain and sustain the
Heritage Center.

These two leases grant KCDC the rights and privileges in addition to the responsibility
for the management of these lands.

Site Attributes

Location: Kapolei, Island of O‘ahu, Hawai‘i

Tax Map Key: (1)9-1-151:002 (Exhibit 1)

Landowner: Department of Hawaiian Home Lands

Project Area: 4.992 acres located on Kekahili Street and Kapolei
Parkway

Current Uses: General Lease No. 290; Vacant

Land Use Designations: State Land Use: Urban
DHHL Land Use Designation: Commercial;
Community



City and County of Honolulu Zoning: B-2,
Community Business District

Project Objectives

KCDC wishes to develop a 4.992-acre subject property as a commercial development.
The planned development would provide retail and commercial services to the
surrounding community, and should be designed for multi-modal accessibility including
both pedestrian and vehicular traffic in an environmentally sustainable, culturally
relevant manner. The overall objective is to generate revenue from this project to fund
auxiliary community services including the Heritage Center and other KCDC programs
for the benefit of Native Hawaiians in Kapolei, and the greater area.

Process

A two stage process has been developed to find a developer with the best fit to meet
revenue, community benefit, and community fit expectations. A selection committee has
been designated by KCDC to oversee this two stage process. The first stage of the
process is a Request For Qualifications (RFQ) by interested parties. The second stage is a
Request for Proposals (RFP) that will be extended only to qualified applicants. The
qualified applicant submitting the “best” development proposal that meets or exceeds
KCDC’s objectives, criteria and minimum upset rent (base rent) shall be selected to
negotiate a Project Development Agreement and general (ground) lease for the subject

property.

Request for Qualifications (RFQ)

Interested applicants shall be requested to submit qualification packet for review by the
selection committee. The RFQ should include information regarding qualifications,
proposed development team, financial capabilities, and preliminary program concepts.
Detailed description of submittal requirements and selection criteria are described in
Section II of this informational packet.

Request for Proposal (RFP)

Based upon recommendations of the Selection Committee, up to, but not more than five
qualified applicants will be invited to submit proposals for the development of the subject
property. Qualified applicants will be provided details of submission for the RFP which
will include preliminary design, feasibility, marketing, financing, lease terms and
schedule. To ensure that applicants are dealing in good faith, an “earnest money deposit”
in the form of a certified or cashier’s check made payable to KCDC in the amount of
$43,500 is required. The required Earnest Money Deposit is an amount, equal to 10% of
the annual upset rent for the first year. All earnest money deposit checks shall remain
uncashed and in the possession of KCDC until an applicant is selected as project
developer. The project developer’s earnest money deposit shall then be deposited and
become non-refundable once negotiations for a Project Development Agreement and
lease commence. If negotiations are successfully completed, the deposit shall be applied
to future lease rents. All earnest money deposit checks from qualified applicants not
selected as project developer shall be returned uncashed.



Development Agreement

Based on the recommendations of the Selection Committee, negotiation of a Project
Development Agreement shall commence and a sublease executed between KCDC and
selected applicant. If an agreement cannot be met between KCDC and the selected
applicant, KCDC reserves the right to begin negotiations with another qualified applicant
that meets or exceeds KCDC'’s objectives, criteria and minimum upset rent.

Site Description

Subject Property

The subject property proposed for commercial development is located in Kapolei within
Honouliuli Ahupua‘a within the ‘Ewa Moku on O‘ahu. It is located in the East Kapolei
Master Plan Development project, within DHHL’s development East Kapolei I, also
referred to as Parcel B and Kanehili. The subject property is located on a generally flat
parcel with vehicular access along Kekahili Street. The subject property has excellent
frontage along Kiialaka‘i Parkway and Kapolei Parkway'. This is a prime location.
Immediately surrounding the commercial development project site and within walking
distance are the Kanehili residential community, DHHL headquarters, various Native
Hawaiian service organizations. In addition, the proposed Honolulu City and County
regional fire training facility, and DeBartolo’s proposed Ka Makana Ali‘l, an urban
mixed-use project are also anticipated to be located within walking distance of the subject

property.

East Kapolei Master Plan Development Project

The subject property is located within the planned community, East Kapolei Master Plan
Development project. Spanning over 1,300 acres, this master-planned community is
expected to ultimately include a mix of single-family, multi-family, commercial, schools,
parcels, open space, recreational, and community land uses. East Kapolei Master Plan
Development project will include 2,800 single-family and multi-family residential units
within the Department of Hawaiian Home Lands (DHHL) parcels. In addition, the new
University of Hawai‘i West O‘ahu (UHWO) facilities, Salvation Army’s Kroc Center,
the DHHL headquarters, and a Native Hawaiian service organization Kipuka, are
proposed for the East Kapolei Master Plan Development project. The area is rapidly
growing and new home construction is already underway. The DHHL headquarters and
Kanehili, a 255 single-family home community have already been completed and are
occupied. Infrastructure construction for UHWO facilities in Phase I and the Kroc Center
has been completed and building construction is ongoing. It is anticipated that the
development of the UHWO lands within the East Kapolei Master Plan Development
project is expected to include multi-family and student housing.The number of units has
not yet been determined. The subject property is expected to be within walking, biking,
and short driving distance from all development proposed within the East Kapolei Master
Plan Development project.

! While there is excellent visual frontage along Kiialaka‘i Parkway, vehicular access is not available.
Frontage along Kapolei Parkway allows for right-turn access only.



Ho ‘opili Master Plan

The proposed D.R. Horton Ho‘opili community is anticipated to be situated to the north
and east of the subject property. The proposed land uses include approximately 11,750
residential units, as well as areas for business, commercial, light industrial, recreational
and public service (public schools) uses. The subject property is expected to be within
biking, and short driving distance from the proposed Ho‘opili Master Plan community.

Transit Oriented Development (TOD)

The subject property is located within an area designated by the City and County of
Honolulu as an urban growth/expansion area and is often referred to as “the Second
City.” As a result of this growth, several State and Federally funded transportation
projects are underway or have just been completed in the region. These include the
construction of Kualaka‘i Parkway, the expansion of Fort Weaver Road and the proposed
development of two to three transit stops along the proposed fixed rail project as it
traverses across the ‘Ewa Moku within Honouliuli Ahupua‘a. These projects are expected
to improve circulation and connectivity. Construction associated with Kualaka‘i Parkway
and Fort Weaver Road has been completed. The proposed fixed rail project is in the
design phase.

Access

The primary entrance and egress to the subject property from the H-1 Freeway is along
Kualaka‘i Parkway, a new arterial roadway that opened 2010. Kapolei Parkway provides
access to the subject property from the neighboring areas of Kalaeloa, Campbell and
‘Ewa as well as the Villages of Kapolei. Both of these roadways provide regional
connectivity for the communities of Honouliuli Ahupua‘a within the ‘Ewa Moku. The
subject property at TMK (1) 9-1-151:002, is on the corner of Kialaka‘i Parkway and
Kapolei Parkway. In this rapidly growing area, frontage along both of these roadways is
highly desirable for visibility of the project. Direct access to the subject parcel is off of
Kekahili Street. A raised median along Kapolei Parkway will allow for right turns on to
and off Kekahili Street from Kapolei Parkway. There is no left turn access from Kapolei
Parkway directly onto Kekahili Street. Left turn access from/to the subject property
from/to Kapolei Parkway will be via Kinoiki Street. By limiting the left turns onto and
off of Kapolei Parkway, safety is increased, directly benefitting the subject property.
There is no direct access off of Kialaka‘i Parkway. Approval, permitting and
coordination with the City and surrounding developments will be at the discretion of the
selected developer.

Site Master Plan

A preliminary site master plan has been developed, providing potential developers with a
conceptual configuration of a commercial retail development of the parcel. This
conceptual site master plan is for planning purposes only and the final planning and
design of the project would be within the purview of the applicant selected with approval
from KCDC and DHHL. The conceptual site master plan is identified in Exhibit 4.



Lot and Acreage

The subject property is located on a 4.992-acre parcel identified as TMK (1) 9-1-151:002.
It is located at Kekahili Street on the corner of Kualaka‘i and Kapolei Parkways. It is
located to the east of the proposed regional fire training center. The subject property is
identified in Exhibits 1, 2, and 3.

Permitted Uses and Zoning

Development of the subject property should be guided by the permitted uses as described
in the DHHL General Lease No. 290, State Land Use Commission Designations, City
and County of Honolulu General Plan, ‘Ewa Development Plan and City and County of
Honolulu Land Use Ordinance requirements. Additionally, the DHHL O‘ahu Island Plan
should also serve as a guide if it is completed and approved prior to design and
construction of the subject property. Any associated permitting and approval
requirements must be met by the selected developer.

General Lease No. 290

The subject property is located on land owned by DHHL. It is under the provisions of a
long term lease between DHHL and KCDC. This is a 65 year lease that was executed on
May 17, 2011 and ends midnight on May 16, 2076. The subject property is bound to the
permitted uses and conditions of General Lease No. 290 between KCDC and State of
Hawai‘i. The general lease was written to be reflective of both the DHHL and City and
County of Honolulu land designations, planning and zoning. KCDC is authorized to
sublet the subject property as per the terms of the General Lease No. 290. Per General
Lease No. 290, the subject property may be developed assuming the Lessee shall be
permitted to use the premises for the development of projects based upon the Commercial
Mixed Use (BMX-3) zoning and in compliance with all applicable Governmental
Requirements. No residential use shall be permitted upon the subject property.
Development should be consistent with_General Lease No. 290 requirements, conditions,
and permitted uses. A copy of the General Lease No. 290 is available for review.

State Land Use Designation

The subject property is located in an area designated as “Urban” by the State Land Use
Commission. A Commercial Development should be developed in a manner consistent
with the State Land Use designation.

City and County of Honolulu General Plan

The City and County of Honolulu General Plan is the policy document for the long range
development of the island. Development should be consistent with relevant goals and
policies identified in the island plan.

‘Ewa Development Plan

The ‘Ewa Development Plan (‘Ewa DP) is utilized in conjunction with the City and
County of Honolulu General Plan to guide population and land use growth over a 20 year
planning horizon. Generally, the plan protects prime agricultural lands while supporting
the development of a secondary urban center, promotion of master planned communities
with provisions to required adequate infrastructure, regional open space network and the
protection of cultural, natural and historic resources. The ‘Ewa DP was adopted in 1997
and is currently under review. A public review draft of the proposed revisions to the




1997 plan was released for public comment in October 2008. The final revisions to the
‘Ewa DP are under review at the Department of Planning and Permitting (DPP). Once
approved by the Director of DPP it will be released to City Council for
review/approval/adoption. A Commercial Development at this site is expected to
correlate well with both the existing 1997 plan and the proposed update. Development
should be consistent with relevant goals and policies identified in the ‘Ewa DP.

Zoning

Based upon the provisions of the Hawaiian Homes Commission Act, DHHL lands uses
are designated by the Hawaiian Homes Commission rather than through zoning. DHHL
has developed Land Use Designations that are utilized throughout the State on DHHL
land holdings. For consistency between DHHL Land Use Designations and City Land
Use Ordinance, DHHL coordinated with the City and declared the zoning of the subject
property as B-2. The revised subdivision request, approved by the Department of
Planning and Permitting on November 14, 2008, stated the following,

“the subdivision was declared exempt from the following City regulations
by the Department of Hawaiian Home Lands (DHHL) in their letter dated
September 21, 2005, and subsequently supplemented by their letters dated
March 23, 2006, and January 25, 2008:

1. The zoning requirements of the Land Use Ordinance to subdivide and
develop the land, which is zoned AG-1 Restricted Agricultural District to
R-5 Residential District Standards (Lots 1 to 406), including
infrastructure, P-2 General Preservation District standards (Lot 407)
and B-2 Community Business District standards (Lots 408 and 409).”

DHHL intends to declare the subject property BMX-3.

The City and County of Honolulu has developed Land Use Ordinance (LUO) to regulate
and encourage orderly development by minimizing adverse effects caused by
inappropriate location, use, design, or structures, while conserving natural historic and
scenic resources. A copy of the subdivision approval documentation is included as
Exhibit 7.

Environmental Impact Statement Process, Chapter 343

Two environmental documents covering the subject property have been prepared by PBR
HAWAIIL. The first, a Final Environmental Impact Statement, approved in 1998 by
Governor Cayetano discussed the impacts and existing environmental conditions for the
East Kapolei Master Plan project. A more focused environmental disclosure document
was prepared in 2005, a Final Environmental Assessment (FEA) for “DHHL East
Kapolei Development Parcel B,” a portion of DHHL’s lands within the East Kapolei
Master Plan Development project. The subject property is located within Parcel B and
was designated for Community use for the development of the Kroc Center in the FEA.
Subsequent to the release of the FEA, the Kroc Center was relocated to another DHHL
parcel within Kapolei. This freed the subject property for an alternate community use.




DHHL Kapolei Regional Plan

DHHL engages its beneficiaries in a community consultation process designed to discuss
issues and develop priority projects that the community will support and champion. In
November 2010, Group 70 guided the Kapolei beneficiaries through this process. One of
the five priority projects that were selected by consensus was support of the Heritage
Center and Community Commercial Development. Development of a commercial facility
is consistent with the Kapolei Regional Plan, proposed use for the subject property, and
will further the revenue generation goals resulting in the Heritage Center Development.

DHHL O ‘ahu Island Plan

The DHHL O‘ahu Island Plan is currently under development and implements the goals
and objectives of the DHHL General Plan. It is anticipated that subject property will be
designated under a single land use category within the O‘ahu Island Plan, Commercial.
Development of the subject property may also be guided by the requirements as
described in the DHHL O‘ahu Island Plan as well as the zoning agreements reached
between DHHL and the City and County of Honolulu dependent upon the approval and
release date of such documents.

Utilities

The subject property is currently vacant. No utilities have been developed at the site
providing maximum opportunity to design utilities to meet development requirements.
The subject property will be able to connect to existing distribution and transmission
structures located along Kuialaka‘i and Kapolei Parkways.

Water

DHHL lands in East Kapolei I receive water via 30-inch, 24-inch, 20-inch, 16-inch, and
12-inch distribution lines. The 12-inch distribution line located along Kapolei Parkway
will provide a connection point that can be accessed from the subject property. The East
Kapolei Development Master Plan Water System Study has been completed, and is
available for review. The master plan includes master layout, along with hydraulic
calculations, and information regarding required source transmission and storage
facilities. The existing source, storage and transmission infrastructure is expected to meet
the water demands of a commercial development at the subject property. However, the
selected applicant should confirm that the project requirements can be met by the
infrastructure already in place. The selected developer would be responsible for any
improvements to the water system needed to serve the proposed commercial mixed use
development.

Sewer

The region’s wastewater is treated at the Honouliuli wastewater treatment plant (WWTP)
located makai of Kapolei Parkway in ‘Ewa. The WWTP currently treats water to primary
treatment standards. An upgrade to secondary treatment per a consent decree reached by
the U.S. Environmental Protection Agency, State of Hawai‘i Clean Water Branch, and
the City and County of Honolulu is required. The treatment plant has adequate capacity
to treat wastewater generated within DHHL’s Parcel B (Kanehili), including the subject
property. The Kapolei Interceptor Sewer Main was constructed as part of the off-site
improvements necessary to provide wastewater transmission from DHHL’s Parcel B
(Kanehili), to the WWTP. The subject property is located within DHHL’s Parcel B
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(Kanehili) and may connect to the Kapolei Interceptor Sewer Main. The selected
developer would be responsible for permitting and design and construction costs
associated with connection to the Kapolei Interceptor Sewer Main.

Communications

Sandwich Isle Communications (SIC) is the service provider for communication services
for the subject property. Currently, there is existing SIC infrastructure along Kekahili
Street. The selected applicant will need to work with SIC to determine if infrastructure
currently installed is adequate for the needs of the development or if additional
infrastructure is required.

Electrical

Hawaiian Electric Co. (HECO) currently provides electricity to Kapolei. Connection to
HECO’s network is available via an existing electrical distribution system along Kapolei
Parkway. During the environmental assessment pre-consultation process for DHHL’s
Parcel B (Kanehili), State Department of Business, Economic Development & Tourism
(DBEDT), Strategic Industries Division (SIC), made several recommendations to reduce
energy consumption. These recommendations are described in Exhibit 6 and should be
incorporated as appropriate. The selected applicant will need to work with HECO to
determine if infrastructure currently installed is adequate for the needs of the
development or if additional infrastructure is required. Additionally, selected applicant
should work with DBEDT, SIC to ensure development meets energy conservation goals,
and adequately incorporates energy saving design practices and technologies as well as
establishes an appropriate job site recycling plan.

Easements and Restrictions

There are three known easement, all for utility purposes that encumber the site. They are
as follows, Easements #10141 for traffic signal purposes, #10097 for street light
purposes, and #10139 for electrical purposes. These easements are shown on Exhibit 3.
An Air Installation Compatibility Use Zone (AICUZ) Plan has been developed for
Kalaeloa Airport (JRF) that includes easements affecting the subject property. The
AICUZ describes the allowable uses and restrictions placed upon the property for
perpetuity. An excerpt from the land court documents describing uses and restrictions of
the AICUZ plan are included in Exhibit 8. Additional information included in the land
court document is available for review. The selected applicant should confer with the
Bureau of Conveyances to determine if any other encumbrances exist within the subject

property.

Fair Market Value

Appraisal Hawaii Inc. completed an appraisal of the entire 4.992 acres of TMK (3) 9-1-
151:002 in December 2010. The appraised fee-simple value of the parcel at $6,700,000
was calculated based on existing unimproved condition. The annual market valuation for
the lease of the subject property was estimated at $435,500 annually for the first 10-years
of a 25 year term. The appraisal report is available for review.
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Existing and Historical Use

Currently, the subject property is vacant and undeveloped. An archaeological
reconnaissance and assessment was conducted along with a review of historic records,
maps and other archaeological studies of East Kapolei Master Plan Development project
(including the subject property) by Scientific Consultant Services in 1996. No sites of
archaeological significance were identified within the subject property. The selected
developer will be responsible for coordination with the State Historic Preservation
Division if historic property or iwi are discovered. Additionally, the selected developer
will contact both DHHL and KCDC if any cultural resources are discovered.

Endangered Species

A biological assessment was conducted for the East Kapolei Master Plan Development,
environmental impact statement process. All of the 99 plants identified, with the
exception of the endangered endemic Ko‘oloa‘ula (Abutilon menziesii) are common
lowland species. A. menziesii individuals were found within Parcel B within two clusters.
Based upon the information provided, it appears that no individual A. menziesii were
recorded on the subject property (see Exhibit 5-Abutilon menziesii Plant Clusters Map). A
habitat conservation plan for A. menziesii has been developed, and DHHL has been
included in an incidental take license No. ITL-05, valid through July 31, 2021 issued by
the State of Hawai‘i Department of Land and Natural Resources. Compliance with the
incidental take license and “Habitat Conservation Plan for Abutilon menziesii at Kapolei”
is required if individual A. mencziesii are discovered on the subject property. A copy of the
Habitat Conservation Plan for Abutilon menziesii at Kapolei, and license No. ITL-05 are
available for review upon request.

Development Requirements
All Proposals are subject to the following requirements:

Community Benefits:

Applicants agree to cooperate with and support programs such as, but not limited to
DHHL’S Home Ownership Assistance Program (HOAP) to provide training and job
opportunities to native Hawaiians in a manner consistent with applicable federal and state
labor law. KCDC, working with key stakeholders and community members identified the
top three priorities for commercial development of the subject property. A description of
these priorities, taken from the Stakeholder Input Session are provided below. Notes
from the Stakeholder Input Session are available for review.

Priority 1: Sustainability & Competitive
e Competitive and lucrative
e Business that will last in the community and to be for our future generations
e Based on competitive business in the area, what project will be able to sustain
forever! (stretch goal)
e Be competitive
e Highest revenue generator
e Sustainability
e Identify competing businesses, and find a niche [sic] that will create sustainability
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Priority 2: Local Economy
e Supportive of local economy
Generate $, jobs
Hire within our community
Employ Hawaiian Homestead; Family-oriented
Employees need to be hired within Homestead
Businesses to generate funds while helping local farmers and crafters

Priority 3: Culturally Appropriate
e Cultural activities for tourists
e The “unity” in community
e Cultural education recognizing our Hawaiian culture

Opportunities to reduce development costs of the proposed Heritage Center will be
considered during the qualification and development proposal selection process.

Annual Rent:

Based on an appraised land value, and estimated market rent, a minimum upset rent of
435,500 for the first annual lease period has been identified. = Applicants are
recommended to include the most competitive rent compensation package with submittal.

Compliance with Environmental Review Requirements

Prior to commencement of any demolition or construction on the site, the Project
Developer shall comply with Chapter 343 of the Hawai‘i Revised Statutes, as amended,
which requires that an assessment be made to determine the impacts the proposed
development may have on the surrounding community and environment. Such
compliance shall be considered completed upon the issuance of a letter from OEQC
indicating previous Chapter 343 documentation adequately addresses the impacts
associated with the proposed development of the subject property and no additional
documentation is required, a Finding of No Significant Impact (FONSI) or final approval
and acceptance of an Environmental Impact Statement (EIS), whichever is applicable.

Telecommunication Utility
All telecommunications for the site shall be provided by Sandwich Isles
Communications, Inc. (SIC).

Wahi Pana

The subject property is located in Kapolei within Honouliuli Ahupua‘a. While the oral
tradition of the area is incomplete, archaeological findings associated with pre-contact
culture have been made. Applicants should incorporate the wahi pana of Honouliuli
Ahupua‘a, the ‘Ewa Moku and the cultural values of the kanaka maoli into project
design, construction and implementation whenever possible.
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Sustainable Design and Management

Serious consideration will be given to applicants that integrate Hawaiian-based,
native/Polynesian-introduced landscaping, and/or sustainable features that reduce
pollution, energy consumption and waste into the design.

General Lease
Standard DHHL terms and conditions shall apply.

The issuance of the General Lease by DHHL to KCDC includes terms and conditions that
would also apply to the selected developer. KCDC may further limit the terms and
conditions during sub-lease negotiations. Some of these terms and conditions are shown
below. The General Lease No. 290 and the Issuance of General Lease recommended
motion/action documents are available for review. For a complete description of the
terms and conditions, selected applicant should review General Lease No. 290.

The lease shall be for up to 65 years, expiring no later than midnight on May 16, 2076.
The parcel will be accepted “as is.” Infrastructure and construction costs associated with
the development, including utility connections, and services as well as any required
mitigation measures shall be borne by the selected developer. Selected developer shall
commit to complete the development without any financial participation by DHHL.

DHHL shall review and approve all design and construction plans prior to construction.
Construction will be completed, within three years of the issuance of the general lease.

Selected developer at its own expense will obtain a general comprehensive liability
insurance policy, with respect to any one occurrence, of not less than two (2) million
dollars and an annual aggregate limit of five (5) million dollars. Selected developer shall
be required to obtain, fire, flood, and hurricane insurance for structures and
improvements.

The selected developer will comply with all applicable local, State, and Federal laws and
regulations, including compliance with governmental permitting processes and State
environmental review process.

The selected developer will be responsible for the payment of assessed property taxes.

Reservation and Right of Withdrawal to DHHL, the lessor, as described in General Lease
No 290 including: Reserving to the lessor, minerals and waters, prehistoric and historic
remains; Right of Withdrawal; Reservation of Easements in favor of DHHL; and
Compensation for Takings, Withdrawal and other Entry or Actions Reserved in Favor of
DHHL.

The selected developer shall abide by all other terms and conditions deemed prudent and
necessary by the Hawaiian Homes Commission.
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II. Selection Process

Key Dates

Following are the critical dates associated with request for qualification submission
process. Several dates associated with the request to submit proposals stage of this
process have been included for planning and scheduling purposes, but only apply to
qualified applicants that have been invited to continue in the selection process.

Request for Qualification (RFQ)

Request for Qualifications Released: May 27, 2011

Submission of Written Questions and

Inquiries: May 31, 2011

Informational Meeting: June 3, 2011
10:00 a.m.
Hale Pono‘1

91-5420 Kapolei Parkway, Kapolei
Submission of RFQ Deadline: July 7, 2011 (3:30 p.m.)
End of Review of RFQ by Selection Committee: July 15, 2011
Notification of Five most Qualified RFQ Applicants:  July 19, 2011

Request for Proposals (RFP) by invitation only

Request for Proposals Released: July 21, 2011
Submission of Written Questions and Inquiries: July 28, 2011
RFP Informational Meeting: August 4, 2011
10:00 a.m.
Hale Pono‘1
91-5420 Kapolei Parkway, Kapolei
Submission of RFP Deadline: October 6, 2011 (3:30 p.m.)

End of Review of RFP by Selection Committee: October 25, 2011

Notification of Selected Applicant: October 27, 2011
Contact Information
Phone Number: (808) 277-6639
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Facsimile Number: (808) 535-3163

Project Contact: Shirley Swinney

Submittal Requirements

At a minimum, the Proposal shall include:

Project Approach and Development Plans: Explain your philosophy/approach to
developing the design concept for this project.

Development Team: Identify the sub-consultants (if any), key personnel who
would be assigned to this project, and respective roles.

Qualifications and Experience: Describe the qualifications and experience of the
firm and key personnel relative to their respective roles. Provide a list and
descriptive examples of similar projects you have done, and your role in the
projects.

Community Benefits: Describe any community benefits willing to incorporate if
selected as Developer. A community benefits package could include development
of the Heritage Center, programs such as job training, job placement, education
and/or cultural classes/events for residents of Hawaiian Home Lands in the
region, and support of programs such as, but not limited to DHHL’S Home
Ownership Assistance Program (HOAP), etc.

Financial Capacity: Provide information that demonstrates applicant’s financial
capacity for completing the development plan as envisioned and budgeted,
including, but not limited to applicant’s current financial statement, funding
commitments, letters of credit and development costs for other projects completed
by the applicant. Financial information submitted shall be kept confidential and
shall not be considered as a public record as defined in Chapter 92, Hawai‘i
Revised Statutes. Financial information shall not be released without the express
written consent of the applicant. Financial information shall include, as
applicable, a copy of the applicant’s Articles of Incorporation, By-Laws,
Corporation Resolution, Partnership Certificate, Joint Venture Agreement.
References: Include at least three (3) references whom we may contact if we
choose.

Tax Clearance: To meet this requirement, all offerors shall submit valid tax
clearances with their proposals. Tax clearances may be obtained by completing
the Tax Clearance Application (Form A-6) and submitting it to the Hawai‘i State
Department of Taxation (DOTAX) or the Internal Revenue Service (IRS). The
application may be obtained from the DOTAX or the IRS. The application may be
mailed in or hand delivered to either the DOTAX or the IRS. Both tax agencies
encourage the use of their mail in process, which should be completed within
twenty one (21) calendar days. Tax clearance certificates will be issued to the
applicant upon determination that the applicant has filed all tax returns due, and
has paid all amounts owing on such returns, including any penalty and interest.
Only original tax clearance certificates or certified copies will be accepted for this

purpose.
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Sets: Applicant should submit a minimum of eight (8) sets of the original application
packet and an electronic copy on compact disk.

Applicant should submit all sets to KCDC, care of Department of Hawaiian Home Lands-
Land Management Division 91-5420 Kapolei Parkway, Kapolei, HI, 96707. Only
application packets verified as received on or before July 7, 2011 shall be considered.

Timeline for Selection of Most Qualified Applicants
Submittal Deadline: Applications must be postmarked by 3:30 p.m., July 7, 2011.

Questions, Information Conference and Addenda: An informational conference will be
held on Friday June 3, 2011 at the Hale Pono‘1 in the Department of Hawaiian Home
Lands located in Kapolei. The meeting will be held at 10:00 a.m. Applicants may submit
written inquiries to be answered at the informational conference. These inquiries as well
as new questions, as time permits, will be answered at the informational conference.
Questions and answers that change, clarify, or resolve any ambiguity in the RFQ will be
published as addenda to the RFQ after the informational conference. Nothing stated at the
informational conference or by any person at any other time in this solicitation period
shall be binding unless a change is made by a written addendum duly issued. All inquiries
concerning this RFQ shall be sent in writing to the Contact Person. Inquiries must state
the page, paragraph, and line or sentence to which the question relates. Inquiries must be
transmitted via facsimile to the Contact Person, care of PBR HAWAII at (808) 535-3163.
All inquiries must be received by May 31, 2011. Applicants shall be deemed to have
received all addenda upon deposit in the U.S. mail. Receipt of the addendum is the
responsibility of the Applicant. All addenda will be mailed at least fourteen (14) days
before the due date for proposals.

Selection Decision: Within fifteen (15) days of the submittal deadline, but not later than
July 27, 2011, a review of qualification applications shall be completed.

Up to five qualified applicants that submit the “best” qualifications packets that meet or
exceed KCDC'’s objectives and criteria, and the minimum upset rent (base rent) for the
first year of the lease, as determined by independent appraisal, shall be invited to submit
proposals for the commercial development of the subject property. A separate
informational packet will be provided to qualified applicants invited to participate by July
18, 2011.

Selection Criteria
Pre-Qualifications (applications not meeting the following criteria automatically
rejected)

e Not in arrears in the payment of taxes, rents or other obligations owing to the
State of Hawaii or to any of its political subdivisions;

e Has had during the five years preceding [date of invitation], a previous sale,
lease, license, permit or easement covering public lands cancelled for failure
to satisfy the terms, conditions and covenants thereof;

e Has previously declared bankruptcy;
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Meets or exceeds minimum upset lease rent.

Personnel Qualifications (25 Points)

All team members be professionally licensed in their respective specialties
under the laws of the State of Hawaii.

Key team members experience and knowledge pertaining to implementation
of the development plan as proposed and budgeted.

Key team members experience and knowledge pertaining to implementation
of Native Hawaiian culture and practices into development plan

Past Performance and Experience on Projects of Similar Scope (25 Points)

Experience designing structures compatible with Hawaii’s unique
architectural genre.

Experience in architectural design with strong cultural themes.

Experience in designing commercial projects and structures in compliance
with all pertinent State of Hawai‘i and County of Hawai‘i construction
development regulations.

Experience in designing projects that capture the wahi pana and Native
Hawaiian cultural values of the place being developed.

Examples of vibrant and financially successful projects.

Responsiveness of Proposed Approach to Project Objectives (25 Points)

Creative, exciting, compatible, and feasible development plan.
Minimum base rent.

Timely and orderly project delivery.

Culturally relevant and environmentally sustainable, green design
Project longevity and sustainability

Extent of community benefits package.

Financial Capacity (25 Points)

Applicant’s financial strength and capacity to implement development plan as
proposed.
Soundness of proposed project financing.
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Tax Map Key
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Exhibit 2
Aerial Location Map
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Exhibit 3

Subdivision Map with Metes and Bounds, and Easements
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Exhibit 4
Draft Conceptual Plan
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Exhibit 5

Abutilon menziesii Plant Clusters Map
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Exhibit 6
DBEDT, SIC Response to Draft EA

Regarding Energy Conservation Recommendations



Exhibit 6: DBEDT, SIC Response
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Exhibit 7
Subdivision Approval

Department of Planning and Permitting
(File Number 2005/SUB-317)



MUFI HANNEMANN

4 i Exhibit 7: DPP Subdivision

Approval 'n"1

DEPARTMENT OF PLANNING AND PERMITTING o- ."
CITY AND COUNTY OF HONOLuULU

650 SOUTH KING STREET, 7TH FLOOR » HONOLULU, HAWAIl 96813
TELEPHONE: (808) 768-8000 » FAX: (B0B) 527-6743
INTERNET: www.honolulu.gov « DEPT. WEB SITE: www.honaluludpp.org

HENRY ENG, FAIC

AYOR
& DIRECTOR

DAVID K. TANOUE
DEPUTY DIRECTOR

'SUBDIVISION
File Number :2005/SUB-317
Project : SUB / Kapolei—East Kapolei | Subd. (State DHHL) / TMK: 9-1-016: 108
Location
Tax Map Key :9-1-016: 108
Owner . State of Hawaii, Department of Hawaiian Home Lands
Surveyor : ACE Land Surveying LLC
Agent : Community Planning and Engineering

Description of the Proposal: Revised subdivision of Lot 2 of Land Court Application 1069 as
shown on DPP File No. 2006/SUB-298 into 403 residential lots (Lots 1 to 403) with areas
ranging from 5,000 to 9,388 sq. ft.; three pedestrian access lots (Lots 404 to 406) of 368 square
feet, 122 square feet and 45 square feet, respectively, a park site (Lot 407) of 4.563 acres: a
commercial/retail site (Lots 408 and 409) of 4.992 acres and 4.378 acres, respectively; together
with 44-, 50- and 80-foot wide roadway (Lots A, B and C), and designation of Easements AU-1,
E-1 to E-46, D-1, TS8-1, and SL-1; and cancellation and designation of restriction of access

rights affecting various lots.

The subdivision was declared exempt from the following City regulations by the Department of
Hawaiian Home Lands (DHHL) in their letter dated September 21, 2005, and subsequently
supplemented by their letters dated March 23, 2006 and January 25, 2008:

1. The zoning requirements of the Land Use Ordinance to subdivide and develop the land,
which is zoned AG-1 Restricted Agricultural District, to R-5 Residential District standards
(Lots 1 to 406), including infrastructure, P-2 General Preservation District standards (Lot
407) and B-2 Community Business District standards (Lots 408 and 409).

2. The requirements of the Park Dedication Ordinance, Article 7, Chapter 22, Revised
Ordinances of Honolulu. A nearby 4.594-acre park site is shown on the proposed
subdivision map

S Dedication of roadways and improvements solely for maintenance purposes.

ﬁE@EWE D

NOV 2 0 2003
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Exhibit 7: (continued)

2005/SUB-317

Page 2

4. Obtaining final map approval without posting a subdivision bond and prior to completing
site work improvements. DHHL will certify funds for the construction of site work
improvements.

5. Submission of an agreement and surety bond for repair and replacement of subdivision
improvements.

6. Submission of an agreement and surety bond for energizing and maintenance of street
lights.

7. Storm drainage standards in regards to the eight-foot limit on the gutter flow width.

Construction of improvements for mass grading and infrastructure for the subdivision is assured
by the July 14, 2008 letter from DHHL confirming that funds in the amount of $23,647,996.25
have been encumbered for this project.

Deferral of payment of $2,104,869.00 for the Wastewater System Facility Charge was approved
by the Department of Environmental Services and our Department on October 24, 2008. If

payment is made after July 1, 2009, the new charge will be $2,168,140.00. Please be advised
that no sewer connection permits will be issued until payment is made.

Approval was granted to the proposal.

Copies of the final map with the stamp of approval are attached.

THIS COPY IS NO AfION OF THE ACTION TAKEN AND THE DATE IT WAS SIGNED.

= F0r DIRECTOR November 14, 2008
SIGNATURE TITLE DATE

This approval does not constitute approval of any other required permits, such as building or sign permits.
Should you have any questions, please call Jeff Lee at 768-8099 or Jane Asaocka at 768-8281.
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Exhibit 7:  (continued)


Exhibit 8
Excerpts from Land Court Documents
Current Restrictions AICUZ

Air Installations Compatible Use Zone Plan
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AREA 3a

The restricticns impcsed upon the use of the easement srea are
as fcllows:

A.

Usea Not Allowed

1. Schools
2. Hespitals and nursing facilities

3. Sports stadiums

Allcwsble Use, With Restrictions

Renidential uses, provided, however, that gross density is
festricted to no greater than two residential units per

$CIs on aversge (i.e., no more than 100 units per 50 scres);
Frecvicded, further, that if raximum residentiasl Censity is
censtructed, no use ra3y bs rade of the renaining acreage
cther than ftor FParking and cpen space ssscclated with such
resicential use. If leszs than mazipum Cenaity is
constructed, the dCcreage available for other allowed uses

shall be the pro rata balance.

Allowabie usas, reflecting individual federal agenciaes:
congideration of genaral cost and feasibility factors '] ]
well as past tomorunity experiences and Program cobjectives,

1, Government services
2. Cultural sctivities, including churches

3. Mattre exhibitg -~~~

4. Outdoor music shells, anphitheaters

S. Recrestional sctivities, including riding stables snd
wster recreaticn (golf course and commercial uses
relating to clubhouse and recrestional facilities ig

allowed)

6. Resorts snd group camps, subject, however, to the
ptovirions of paragraph B, above.

7. Parks :

8. Other cultursl}, entertainment and recreationsl uses

»
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D.

nsm

Height Restricticon

Ho use will be made of the property which establishes
physical structures at s height which intrudes into the
“inner horlzontal surrace® snd *ccnical surfasce® described
t8 follows end am Cepicted on the maps attsched hereto as
Exhibits =1° and *2°:

"Conlcal surfesce® i3 a surface extending
frecm the periphary ¢f the "inner horizontal
surtace® cutward snd upward st a slope of 20
to 1 for a8 herizontsl distance of 7,000 feet
to ¢ height of %00 feet above the
established airfield slevation (233 feet mean
ses level)., “Inner horizontal surfsce® is a
plare cval in shape st a height of 150 feet
above the establizhed airfield elevation (33
feet mean sea level). The plane is
constructed by scriting an asrc with a radius
of 7,300 fest sbout the centsrline at the
sppreoach end of Runways 226 and 22K st NAS
Earbers Point and interconnecting these arcs
with tangents,

This height restriction was bargained and paid for. It

2pplies conly to the epsement srem and to no other lands and
sy not be extended by inplication nor used in any way
s3gainat the owner of the surrcunding land (e.¢g., as an
sdrission, precedent, waiver, etc.).

"

All cother uses

-2-
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EASEMENT AREA 2a

HEIGHT RXSTRICTION
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EASEMENT AREA 3a

HEIGHT RESTRICTION (Vertical Cross Bection)
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: . AREA 3b
- mIBIx .a.

i The restrictions imposed upon the use of the easement <re3 are
! s follows:

A. Uses Not Allowed
1. Schools
2. Hospitals and nursing facilities
3. sports stadiunms

B. Allowable Use, With Restrictions

Residential uses, provided, however, that gross density is

restricted to ne grester then four residentisl units per

acra on average (i.e., nc more than 600 units per

1%0 acres); provided, further, that if maximum residential i
density ias constructed, nc use may be made of the remaining .
acreage cther than tor perking and cpen space sszociated

with such resicdential use. If less than maximum density is
conetructed, the acresge svallable for cother allowed uses

shall be the pro rata balance.

€. Allowsble uses, reflecting individual federal agencies’
contideration of general ccst and feazibility factors as
well az pest community exjperiences and program cbiectives.
1. Government services
2. Culturel activities, includirng churches
3. Nature exhibits
4. Outdoocr music shells, amphithesters
s, kewcrestionsl activities, including riding stables snd

vater tecrestion (¢cif course snd commercial uses

e - relsting to clubhouse and recrestionsl fscilities is
: sllowed)

6. Resorts snd group canmps, subject, however, to the
.. previsions of paragraph B, above.

7. Patks

B. Other cultural, entsrtainment snd recreationsl uses .

EASENMNT 22T, -



Height Restriction

No use will be made of the preperty which establishes
Fhysical structures at a height which intrudes inte the
"inner horizontal surface® and “conicasl surface” described
38 follows and a8 Clepicted on the masps sttached hereto as

Exhibits "1° and *"2-°:

*Cerical surface® is s surface extending
frerw the periphery of the "inner horizontal
surface® outward and upward at a slope of 20
tc 1 for a horizontal distance of 7.000 feet
to a height of %00 feet above the
established airfield elevation (33 feet mean
res level). “Inner horizontsl surface* is »
Flane oval in shape at a height of 150 feet
sbcve the established airfield elevation (33
feet mean sea level)., The Plane is
censtructed by scriting an arc with a radius
cf 7,500 feet sbout the centerline at the
2rprcach end of Rupways 22L and 22R at HAS
Esrbers Point and interconnecting these arcs
with tangents.

This height restriction was bargained and paid for. It
and tc no cotler lands and

kay not be extended by implication nor used in any way
sosinst the owner cf the surrcunding land (e.g., as sn
sCnissien, Precedent, waiver, etc.).

Bo Restriction to Ume

All osther uses

-3
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EASEMENT AREA 3b

BEIGHT RESTRICTION

(Indicates estimated
permitted elevation
mean zea level)




ELEVATION (FT)
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