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City Council mulls measure to enhance TOD communities

Private developers aiming to 
secure city-offered incentives like 
monetary grants or increased 
height and density allowances to 
build transit-oriented develop-
ment projects near Skyline sta-
tions will first be required to 
provide greater benefits to sur-
rounding communities, new 
city-initiated legislation dictates.

If adopted, Bill 21 would amend 

Honolulu’s Land Use Ordinance 
related to TOD development and 
for so-called “community bene-
fits” offered to such developers in 
TOD neighborhood plan and spe-
cial district zones.

Those benefits include more af-
fordable housing, more walkable 
neighborhoods, more open space 
and parks, more mixed-use hous-
ing, more streetscape improve-
ments and more transportation 
options.

Greater heights and density 

bonuses — such as adding more 
floors to building projects or 
more units within them — would 
be granted to developers who of-
fer those amenities within the 
TOD areas. Such projects would 
be built within approximately a 
half-mile of rail stations.

In addition, Bill 21 focuses on 
projects that add a hotel compo-
nent — in this case, the commu-
nity benefits proposed must offer 
more affordable housing options 
in connection to paid, short-term 

lodgings provided by hotels, the 
measure indicates.

Developers also will need to 
meet other minimum require-
ments including:

>> For-sale affordable dwelling 
units must be sold to households 
earning 120% or below of the area 
median income, or AMI. At least 
one-half of those units must be 
sold to households earning 100% 
or below of the AMI.

>> For-rent affordable dwelling 
units must be rented to 

households earning 80% or below 
of the AMI.

>> The affordable dwelling units 
must remain affordable for a mini-
mum period of 30 years.

Based on state data for 2025, 
120% AMI means an annual in-
come of $108,600 for one person, 
or $155,150 a year for a family of 
four. Those earning 80% AMI 
equates to $85,150 annually for 
one person, while a four-person 

Construction bill advances amid support, labor concerns

A proposal to overhaul 
how Hawaii builds public 
schools is advancing at the 
state Capitol, as lawmakers 
seek faster, more cost-
effective solutions to over-
crowding and rapid growth 
in areas like Kapolei and 
Ewa, with a key decision 
scheduled for Tuesday 
morning.

Senate Bill 2024 would 
authorize the Hawaii School 
Facilities Authority to part-
ner with private developers 
to design, finance and build 
public school facilities — 
including on privately 
owned land — and launch 
a pilot program to develop 
three new schools across 

the state.
The measure comes as 

stakeholders acknowledge 
that Hawaii has some of the 
highest public school con-
struction costs in the nation, 
making it difficult to keep 
pace with demand for 
classrooms.

“The thought is, we can-
not build schools the old 
way,” said Riki Fujitani, exec-
utive director of the School 
Facilities Authority. “They’re 
too expensive, and it’s too 
slow.”

Under the bill, the author-
ity would solicit proposals 
from developers through a 
competitive process, evalu-
ating projects based on cost 
savings, community need, 
design quality and speed of 
delivery. The pilot would 

run through 2028, with in-
terim and final reports to 
the Legislature assessing 
whether the approach 
should be expanded.

The partnerships — often 
referred to as public-private 
partnerships, or P3s — 
could include long-term 
leases, land swaps or mixed-
use developments where 
schools share space with 
commercial or residential 
tenants.

Fujitani said such models 
could significantly reduce 
costs compared with tradi-
tional state Department of 
Education projects, which 
he described as “big dino-
saur” campuses that can 
cost upward of $200 million.

In some cases, he said, a 
P3 project could deliver a 

school for a fraction of that 
price, particularly in 
fast-growing areas where 
large developers can incor-
porate schools into broader 
mixed-use projects.

“You’re not going to get 
schools the other way in 
some of these districts,” Fu-
jitani said, pointing to areas 
like Kapolei and Koa Ridge, 
where enrollment growth is 
outpacing available class-
room space.

Public charter schools, 
which are responsible for se-
curing their own facilities, 
say the bill could help ad-
dress one of their biggest 
challenges.

Matt Zitello, executive di-
rector of Hawaii Technology 
Academy, said his statewide 
charter school has grown by 

about 60% in recent years — 
from roughly 1,375 students 
in 2021-22 to more than 
2,200 this school year — 
but continues to face long 
waitlists.

“Facilities are the primary 
barrier to expansion,” Zitello 
said.

Unlike traditional public 
schools, charter schools of-
ten lease commercial spaces 
and must invest heavily in 
renovations to convert them 
into classrooms — some-
times spending millions of 
dollars on buildings they do 
not own.

Zitello pointed to a recent 
$2.5 million tenant improve-
ment project at the school’s 
Kona campus.

He said one of the biggest 
challenges is simply finding 

suitable space, then ensur-
ing it can be legally used for 
education before investing 
heavily to retrofit it — often 
in buildings that don’t fully 
align with the school’s 
needs.

Zitello said charter 
schools can end up spend-
ing millions improving 
leased properties they don’t 
own, only to risk losing that 
investment if a lease ends or 
the property is sold. Given 
that reality, he said the pilot 
program makes sense be-
cause schools are already 
spending significant funds 
on facilities and would pre-
fer to invest those dollars 
into state-supported proj-
ects with a more stable, 
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Spring Hana Fest
At right, 6-year-old Aria Scott, left, and 5-year-old Savannah 
Lao joined others Sunday in hunting for Easter eggs at the 
Spring Hana Fest at Buho Cantina in Waikiki. The festival 
was Easter themed, and provided a hands-on learning expe-
rience that helped keiki explore real-world careers. Center, 
6-year-old Leonie Halvorson, middle, spoke with a customer 
about her dice game as she joined other keiki in peddling 
their wares as they took part in a keiki fl ea market. Bottom, 
10-year-old Aina Furumaki, left, spoke with a customer.
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long-term partner.
Through a partnership 

with the state, Zitello said, 
schools could instead invest 
in facilities that remain pub-
lic assets.

“We’re already spending 
the money,” Zitello said. 
“We’d rather be putting it 
back into the state and have 
a partner that knows how to 
do this.”

Seeking alternatives
State Rep. Trish La Chica 

(D, Waipio-Mililani), the vice 
chair of the House Educa-
tion Committee who intro-
duced a companion 
measure in the House that 
has stalled, said the goal is 
to test whether a different 
approach can deliver 
schools more quickly and 
efficiently.

“We’ve done things a cer-
tain way for many, many 
years, and it hasn’t worked,” 
La Chica said.

She pointed to longstand-
ing issues with project de-
lays and unspent funds 
within the DOE, as well as 
mounting demand in grow-
ing communities.

In master-planned devel-
opments, she said, residents 
often expect schools to be 
built alongside new housing 
— but those projects have 
lagged.

“When I buy a home, I 
want to make sure I’m mov-
ing into a good school dis-
trict,” she said, adding that 
some communities are still 
waiting on schools that were 
promised.

Supporters say the pilot 
program is designed as a 
limited test, with built-in 
oversight to evaluate costs, 
timelines and long-term out-
comes before expanding the 
model.

In written testimony, DOE 
Superintendent Keith Ha-
yashi said the department 
supports exploring more ef-
ficient ways to build school 
facilities, including the use 
of public-private partner-
ships in limited cases.

He noted that the struc-
ture proposed in the bill 
may be better suited for 
startup charter schools — 
which operate with greater 
autonomy and are not tied 
to DOE land or attendance 
boundaries — rather than 
traditional public schools.

Hayashi also emphasized 
the need to clearly define 
the authority of SFA as its 
responsibilities expand, 
and supported a provision 
requiring DOE approval be-
fore any projects are built 
on department-controlled 
land.

Labor groups, however, 
raised concerns about the 
proposal’s potential impacts 
on public workers and  
oversight.

Randy Perreira, executive 
director of the Hawaii Gov-
ernment Employees Associ-
ation, said the measure 
lacks clear definitions of au-
thority among state agen-
cies, warning it could create 
confusion and strain coordi-
nation as the School Facili-
ties Authority takes on 
additional responsibilities. 
He also questioned whether 
the agency has the capacity 
to manage more projects, 
pointing to ongoing chal-
lenges with other initiatives.

Similarly, United Public 
Workers Hawaii opposed 
the bill, citing concerns that 
public-private partnerships 
could lead to the privatiza-
tion of work traditionally 
performed by state employ-
ees. The union specifically 
flagged language allowing 
private partners to handle 
maintenance, warning that 
such duties could be con-
tracted out instead of being 
performed by public  
workers.

The bill requires the SFA 
to report to lawmakers on 
each project’s applicants, 
design and financial struc-
ture, as well as any state 
funding commitments.

Fujitani emphasized that 
public-private partnerships 
are not a replacement for 
public funding, but a tool to 
stretch limited resources.

“It’s not free,” he said. 
“There will still need to be a 
large state contribution.”

Still, he said, the potential 
benefits — including faster 
construction, predictable 
costs and long-term mainte-
nance agreements — make 
the approach worth  
exploring.

For charter school lead-
ers like Zitello, the stakes 
are immediate.

“We do a lot with very  
little,” he said. “That’s our 
whole mantra, but it’s not 
optimal. If we’re going to get 
state dollars … why not be 
smarter with the way we 
spend it as a collaborative 
unit?”

family earns $121,600 a 
year.

Bill 21 adds “gray water 
reuse systems” to the mix 
as well.

The state Department of 
Health states gray water 
from sinks, tub and shower 
drains, and clothes wash-
ers — that has not come 
into contact with toilet 
waste — are estimated to 
be 50% to 80% of the total 
residential wastewater gen-
erated. This wastewater 
stream also may be reused 
to meet part of the fresh 
water demand for  
landscaping.

During the Council’s  
Zoning and Planning Com-
mittee meeting Thursday, 
the panel favored Bill 21, 
but still had questions for 
the city Department of 
Planning and Permitting 
over aspects of the new 
measure.

Council Chair Tommy 
Waters said he was in 
“strong support” of the leg-
islation that utilizes gray 
water reuse. “I think this is 
a great idea, and we want 
to encourage more devel-
opers to do this type of 
technology,” he said. “In ex-
change for doing gray wa-
ter though typically you’d 
get increased height and 
density, correct?”

Elizabeth Krueger, DPP’s 
chief of the land use per-
mits division, replied that 
gray water “could be one 
community benefit in a 
package of community ben-
efits,” and it’s often related 
to additional height and 
density for projects.

Although he supported 
the new legislation, Waters 
still questioned why Bill 21 
linked affordable housing 
units to hotels. “So what’s 
(DPP’s) view on that?” he 
asked. “Is that rational; to 
put affordable units in a ho-
tel? I mean they’re two 
completely different uses.”

Tim Streitz, DPP’s acting 
administrator for its TOD 

division, stated that idea 
was “contemplated” by a 
previous Council “under 
prior interim planned de-
velopment transit permits.”

Streitz noted the idea’s 
“genesis” related to condo-
minium hotels — also 
known as condotels — of-
fering paid, short-term 
rentals that “looked and 
acted like a hotel.”

“So you think it’s a good 
idea to attach affordable 
housing to hotels or condo-
tels?” Waters asked, again. 
“… Because I’ve been 
meeting with other people 
regarding this, and I just 
don’t see the rationale 
here.”

Streitz said DPP could 
look into the matter.

Similarly, Waters asked 
Krueger whether the city 
should “put affordable 
housing as a requirement 
for a hotel?”

“I don’t have the author-
ity to set up a policy posi-
tion right now on this 
particular issue,” Krueger 
replied. But she noted a 
previous Council was con-
cerned “that a planned de-
velopment transit permit 
might choose condo hotel 

units that looked, behaved 
and acted just like regular 
units in order to avoid 
things like park dedication 
requirements or affordable 
housing requirements.

“So the concern of the 
Council at that time was 
that if they labeled it a ho-
tel unit then they didn’t 
need to provide affordable 
housing,” Krueger said. 
“And in certain projects 
the hotel units were larger 
than the affordable housing 
units, so there was a big 
discussion of equity at the 
time.”

Krueger said she also be-
lieved a city Department of 
Housing and Land Manage-
ment review of Honolulu’s 
“global affordable housing 
policies within the city” 
could examine this issue in 
more depth. “This is one af-
fordable housing policy 
that can be revisited,” she 
added.

Waters also queried on 
whether condo hotels were 
taxed in the city at the “re-
sort” rate.

“I don’t know,” Krueger 
replied, “but I believe so.”

“What if an individual 
apartment owner  

dedicated their condotel 
unit to ‘residential’?” Wa-
ters asked further. “I mean 
maybe it’s simple, we just 
say ‘If you’re going to build 
a condotel you’re in the ‘re-
sort’ category, right?”

Krueger said she was not 
sure how the taxation ap-
plied to those units either. 
But on Waters’ later ques-
tion regarding whether or 
not a condotel could be 
turned into a transient va-
cation unit, or TVU, she as-
serted: “By definition, a 
hotel unit is for short-term 
rentals.”

Waters eventually stated 
he did not want to “hold 
up” Bill 21, however, he in-
dicated further city exam-
ination of hotels connected 
to affordable housing units 
should be conducted. “This 
is a good bill, but it’s some-
thing we might want to 
look at,” Waters said.

The Council’s Zoning 
Committee later recom-
mended that Bill 21 should 
advance to the full Council 
for its second of three  
readings.

The next full Council 
meeting is scheduled for 
April 15.
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KATHLEEN
TERAGAWA

(TSEU) OSHIRO

Kathleen Teragawa (Tseu) Oshiro,
91, of Honolulu, passed away
March 3, 2025. She was born
on January 13, 1935, in Waimea,
Kaua’i. A retired teacher, she
graduated from BYU, Provo, Utah.

Kathy was an avid hula dancer,
ballet dancer, tap dancer, modern
dancer, and Japanese classical
dancer. She was also a member
of the Alpha Delta Kappa Teachers’
Sorority.

Kathy is survived by her loving
husband, Robert Oshiro; her
four children, Darryl (Debbie)
Tseu, Clayton Tseu, Jade (Kenny)
Crown, and Li Anne (Philip) Tseu
Duffy; numerous grandchildren
and great-grandchildren.

Visitation will be held at Diamond
Head Mortuary on Monday, April 13,
2026, at 10:00 am, followed by
services at 11:00 am. Lunch
will be served at 12:00 pm.
Burial services will take place
at Diamond Head Memorial Park
at 2:00 pm.

Arrangements Provided By:
Diamond Head Mortuary

Chapel

 ROBERT SATOSHI
TAKEMOTO

86, of Honolulu, passed away on
March 17, 2026. He was born
on May 10, 1939. He was the
co-founder of Side Street Inn.

A private service for family will
be held.

Arrangements Provided By:
Nuuanu Memorial Park &

Mortuary LLC

Richard Biddle Baker, Jr.
79, of Pepeekeo, died in
Pepeekeo on February 27,

2026. He was born in Hilo. Visitation:
5 p.m. on Thursday, April 16, 2026
at Dodo Mortuary Chapel, Hilo.
Services: 8:30 a.m. on Friday, April 17
at St. Joseph Catholic Church,
Hilo. Burial: 11:30 a.m. at Hawaii
Veterans Cemetery #2 Pavilion.

Cemetery
Plots

Hawaiian  Memorial Park
Rare 3 Lakeview plots, $8K
/ea. or 3 for $21K. Vws of
China Mans Hat 282-1922
Hwn Mem - Meditation II
3 plots $6,800 ea/obo
1 double plot $8,500/obo  
Text 808-371-8322
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DENOTES U.S. MILITARY VETERAN

VITALS STATISTICS

Marriage licenses  
and birth certificates
Each week, the Honolulu 
Star- Advertiser publishes Oahu 
statistics for marriage licenses 
and birth certificates filed with the 
state Department of Health.

MARRIAGES
Filed on Oahu, March26 to April 1

>>  Carrie Ann Binns and Jona-
than Douglas Rowell

>>  Corinne Mai Brown  
and Richard Alvern Sams

>>  Kevin Michael Burch  
and Jessica Nicole Vasquez

>>  Solomon Kaneaukai Kaeo 
Ching and Kelly Marie Jiminez

>>  Ashley Diane DeBrincat  
and Aaron Darrel McMaster

>>  Ayeesha Quincy Vea Galam 
and Trenton Jacob Kekai 
Olorasa

>>  Peter Geisler and Kathrina 
Huber

>>  Artem Gradusov and Irina 
Konushkina

>>  Jeremiah Mitchell Hamilton 
and Melanie Lynne

>>  Jaycen Hamilton Harris  
and Kelyn Marie Huawaiokau-
la Makekau

>>  Benjamin Joonhyuck Huh  
and Rachel Chiemi Ching Yee 
Wong

>>  StaciaLee Leialoha Jaeger 
and Jefferson Earl Kellett Jr.

>>  Darius Leneer Jordan  
and Carmille Raphael Phillips

>>  Vincent Eliah Anies Liwag  
and Regine Capati Audije

>>  Sage Angel Mabanag  
and Jansen Lee Akito York

>>  Mahmoud Marei and Angelina 
Mercedes Graumann

>>  Cyndi-Lynn Kiinani Lomana 
Moefu and Ryan Kenso 
Fukuhara

>>  Scott Sunao Sakaida  
and Emily Teng

>>  Kyra Lynn Ramos Supnet  

and Justin Bradley Arias
>>  Lavinia Tauelangi and Tommy 

T. Amisone
>>  Aleksandra Patricia Wilson 

and Alexander Neil Parsley 
Lilagan

>>  Michael Austin Winterbottom 
and Ailsa Pirie Cooper

>>  Harrison Gabriel Wright  
and Rizella Bianca Espiritu

BIRTHS
Filed on Oahu, March 26 to April 1

>>  Xaizen Reign Kia‘inalukaila‘i 
Abellanosa

>>  Kaleiwiwo‘ole Ka Lokomaika‘i 
O Nawaiolehua Apilado- 
Kanahele

>>  Liam La‘akea ‘Oe Makana-
maikalani Nahoa Wiwo‘ole 
Dela Cruz

>>  Lotus Rose Filkill Jones
>>  Enzo Carter Pancipanci Floyd
>>  Ku’uhoneakahaikilihuneokau-

kali Edith Gora

>>  Leilla Jane Kilinahe Graziano
>>  Safira Nevaeh Ham
>>  Kalea-Jane Ku‘uipoLeialoha 

Ho‘opai
>>  Pashyn La‘iku Holmes- 

Barnard
>>  Everett Ho‘ike‘anaoka‘io 

Hoshino
>>  Kruzin Makana Lindsey
>>  Kosten Po‘okela Yoshio 

Malama
>>  Kendall Renee Hinalani 

Mamala-Hagmoc
>>  Kade Walker Kahawai Matias
>>  Kaeden Maverick Kailikoa 

Matias
>>  Kaizen John Kaikoa Matias
>>  Kenzo Takeshi Matsumoto
>>  Kaison Thanh Nguyen
>>  Kamakoa Ikela Noa
>>  Paisley Bernadette Monte-

mayor Pimental
>>  Jayce Takashi Kaho‘okeleon-

akaiko‘o Cabanting Tahara
>>  Kaikana Ku‘ikala‘i Kuokoa 

Vierra-Nakahara
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New legislation would have private developers who want city-offered incentives 
for transit-oriented development projects near Skyline stations required to pro-
vide greater benefits to surrounding communities. A westbound train leaves the 
Keehi Lagoon station during the first day of operations for Skyline’s segment two.
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Afternoon cast
A fisherman prepared to cast his line in the late afternoon sun at Kakaako’s Point Panic on Monday  
in Honolulu.


