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NOTICE TO INTERESTED PARTIES
REQUEST FOR PROPOSALS ("RFP") FOR
DEVELOPMENT OF THE ALA WAI SMALL BOAT HARBOR
The State of Hawaii (“State”) Department of Land and Natural Resources,
Division of Boating and Ocean Recreation (“DOBOR”) is issuing a Request for
Proposals (“RFP”) inviting qualified developers and development teams to submit
proposals for the redevelopment of four (4) non-contiguous parcels (approximately 5.65
acres or 246,188 total square feet) and two (2) moles (approximately 5.51 acres or
240,015 total square feet) consisting of state-owned fast or filled lands within the Ala
Wai Small Boat Harbor (“AWSBH”) situated at Kalia, Waikiki, Honolulu, Oahu, Hawaii.
These parcels, along with the two moles are collectively referenced as the “Subject
Property” for purposes of this RFP consisting of Parcels A, B, C, D and Moles 1 and 2.
Because of space limitations on Moles 1 and 2 required for harbor parking and access,
development of these parcels is optional; however, proposals that incorporate upgrades
or improvements to these areas will be given additional weighting as part of the
selection scoring. Certain submerged lands adjacent to the Subject Property may also
be available for lease for such improvements/equipment that may extend into or over
submerged lands, and for use as moorings, subject to conditions and approvals.
Applicants should refer to the submerged lands section for further information regarding
leasing of adjacent submerged lands.
The Ala Wai Small Boat Harbor is located at the entrance to Waikiki on the south
shore of Oahu, between Waikiki beach and Ala Moana beach. This RFP is intended to
maximize the revenue potential of this underused property while promoting and
complementing ocean-recreation and maritime activities of this state boating facility.
DOBOR intends to select the applicant and development proposal that best
satisfies DOBOR’s development objectives and selection criteria. The selected
applicant will enter into exclusive negotiations with DOBOR of a development
agreement that would allow the selected applicant to lease and subsequently redevelop
the Subject Property upon satisfaction of the terms and conditions of the development
agreement. The lease term will be up to fifty-five (55) years and will allow the lessee to
redevelop the Subject Property according to uses permitted within the Ala Wai Small
Boat Harbor and the Waikiki Special District, Public Precinct zoning district, and Act
197, 2011 Session Laws of Hawaii.1 The redevelopment must include the Ala Wai
Harbor office and associated harbor operation. Developers should also take into
consideration input received in the DTL, LLC Final Report, dated December 2017,
entitled “Ala Wai Small Boat Harbor Community Engagement Findings & Conceptual
Plan.” The selected applicant will be responsible for obtaining all required land use
entitlements and government approvals/permits under the development agreement, and
approval by the Board of Land and Natural Resources before a lease may be issued.

1

Permissible uses identified in Act 197, 2011 Session Laws of Hawaii, will generally remain subject to
zoning guidelines set by the Waikiki Special District, Public Precinct.
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DOBOR will hold a briefing for interested parties at 10:00 a.m. on April 12,
2019, to explain DOBOR’s development objectives and the RFP process, and answer
questions. The meeting will be held in the DOBOR Conference Room, 4 Sand Island
Access Road, Honolulu, Hawaii 96819.
Attendance by potential applicants is
encouraged, but is not required.
To be eligible for consideration in the RFP process, interested parties must first
complete and submit a Notice of Intent form to any of the DOBOR offices listed below
by no later than 4:00 p.m., April 22, 2019. Anyone who fails to complete and submit a
Notice of Intent form by this deadline will not be eligible to submit their qualifications and
proposal and therefore cannot be considered for this project. The Notice of Intent form
is included in this RFP.
The initial step of the RFP process requests the submission of statements of
qualifications from applicants, which must be submitted by no later than 4:00 p.m.,
May 9, 2019, to any of the DOBOR offices listed below. DOBOR will determine which
applicants meet the qualification criteria (and may form a short list of the most qualified
applicants), and those applicants will be invited to participate in the next phase of the
RFP process. This portion of the process will invite applicants that are deemed to be
qualified to submit a detailed development proposal for the Subject Property. DOBOR
will evaluate the submitted proposals and select the applicant whose proposal best
satisfies DOBOR’s development objectives and selection criteria as provided in this
RFP. Upon the Board of Land and Natural Resources’ approval of the selected
applicant and development proposal, the selected applicant and DOBOR will
commence negotiations of the development agreement and lease.
Additional deadlines and significant dates are set forth in this RFP.
Copies of this RFP may be obtained at the following DOBOR offices or
downloaded from the DLNR website at: http://dlnr.hawaii.gov/dobor/ala-wai-rfp/.
Administrative Office
4 Sand Island Access Road
Honolulu, Hawaii 96819
Telephone: (808) 587-1966
Oahu District Office
Keehi Small Boat Harbor
4 Sand Island Access Road
Honolulu, Hawaii 96819-2274
Telephone: (808) 832-3520

Maui District Office
Maalaea Small Boat Harbor
101 Maalaea Boat Harbor Road
Wailuku, Hawaii 96793-5900
Telephone: (808) 243-5824

Hawaii District Office
Honokohau Small Boat Harbor
74-380 Kealakehe Parkway
Kailua-Kona, Hawaii 96740-2704
Telephone: (808) 327-3690

Kauai District Office
Nawiliwili Small Boat Harbor
2494 Niumalu Road
Lihue, Hawaii 96766-8628
Telephone: (808) 241-3111
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DOBOR reserves the right to cancel the RFP and reject any and all submissions
when it is in the best interest of DOBOR, DLNR, or the State of Hawaii. If there are any
inquiries regarding this RFP, or if any person requires a special accommodation (e.g.,
large print materials, sign language interpreters), please contact Richard Howard,
Planning and Development Manager, at (808) 587-1964.

/s/Suzanne D. Case, Chairperson
Board of Land and Natural Resources
Honolulu Star-Advertiser
April 5, 2019
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NOTICE OF INTENT
REQUEST FOR PROPOSALS ("RFP") FOR THE
DEVELOPMENT OF THE ALA WAI BOAT SMALL BOAT HARBOR
Parties interested in submitting qualifications and proposals in response to the RFP for development of
the Subject Property situated at Kalia, Waikiki, Honolulu, Oahu, Hawaii, must first complete and submit
this Notice of Intent form to any of the DLNR Division of Boating and Ocean Recreation offices (see
Section I of the RFP for addresses), by no later than 4:00 p.m., April 22, 2019. Any party that fails to
submit a completed Notice of Intent form by this deadline will not be eligible to participate in the ensuing
RFP process and cannot be considered for this project.

Name of Applicant:
Mailing Address:
Contact Person and Title:
Phone Number:

Fax Number:

Email Address:
Type of Organization:
State or Country of Formation; and Date of Formation:
Registered to do business in Hawaii? If Yes, as of what date?
List the names, addresses and ownership interests of individuals or organizations with at least a
10% ownership interest in the Applicant: (attach separate page if necessary)
Name

Address

% Interest

List all State of Hawaii leases, permits, licenses, easements, sales, etc. which the Applicant is
or has been a party to, including as a partner, director, officer, shareholder, or LLC member:
(attach separate page if necessary)
Doc. No.

Type of Agreement

Term of Agreement

Signature of Authorized Representative
Name/Title:
Date:

.

I. INTRODUCTION
BACKGROUND
The State of Hawaii Department of Land and Natural Resources (“DLNR”) is the
owner of the Subject Property located within the Ala Wai Small Boat Harbor, situated at
Kalia, Waikiki, Honolulu, Oahu, Hawaii (see Attachment 1). The parcels are the
current sites of the harbor office, previous harbor fuel dock facility parcel, previous haulout/repair facility, triangle parking area, and two moles.
DLNR’s Division of Boating and Ocean Recreation (“DOBOR”) manages the Ala
Wai Small Boat Harbor (“AWSBH”) and has been implementing a comprehensive
improvement plan for the harbor, including but not limited to replacing and rebuilding the
fixed and floating docks and upgrading the water and sewer systems.
DOBOR has determined that the harbor is in need of additional upgrades and
desires to redevelop the subject parcels to improve the marina support facilities and
services, provide additional maritime-related facilities, and improve the aesthetics of the
harbor. DOBOR, however, does not possess the funding, expertise, or staffing to plan
and redevelop these parcels on its own, and operate the facilities. In addition, DOBOR
is seeking to improve its return on these lands and is seeking increased lease rent
revenues from the redevelopment of the Subject Property. Accordingly, DOBOR is
seeking a private entity with the necessary development expertise and financial capacity
to redevelop and manage the Subject Property under a ground lease arrangement.
PURPOSE
The purpose of this Request for Proposals (“RFP”) is to solicit and select a
qualified private entity to lease and redevelop the Subject Property (described below) to
their highest and best uses consistent with harbor uses, to increase the lease rent
revenues to the State and improve/upgrade the harbor facilities. The lease revenues
generated from the redevelopment will be used to support DOBOR’s operations and
ocean recreation programs statewide.
Qualified applicants will be invited to submit development proposals that may
provide for any improvements and compatible uses that are permitted under applicable
laws, ordinances, rules and regulations.2 The selected applicant shall be responsible
for obtaining all required land use entitlements and government approvals/permits.
DOBOR will select the applicant whose proposal best meets DOBOR’s
development objectives and RFP selection criteria (see RFP Sections II and IV).
2

Applicable laws include, but are not limited to Hawaii Revised Statutes (HRS) Chapter 200, Act 197 of
2011 Session Laws of Hawaii, DOBOR’s administrative rules, and City and County of Honolulu Land Use
Ordinances (including regulations for the Waikiki Special District zoning precinct and Public Precinct
zoning map designation). In the event any applicable law, ordinance, rule or regulation is amended in the
future to permit additional uses on or within the Subject Property, DOBOR may, but shall not be required
to, negotiate amendments to any development agreement or lease to allow such additional permitted
uses (including amendments to the lease rent to reflect the additional permitted uses).
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SUBJECT PROPERTY
The Subject Property consists of four non-contiguous parcels and two moles,
each located within the Ala Wai Small Boat Harbor, Kalia, Honolulu, Island of Oahu,
Hawaii.3

The largest parcel within AWSBH, Parcel A, TMK Nos. (1) 2-3-037:012(por.), 024, -033, -034, is a paved land area of about 3.47 acres. It includes the Ala Wai Harbor
office, a single-story structure with utilities and staff of five, and most of the paid public
parking stalls.
Parcel B, TMK Nos. (1) 2-6-010:003, -005, -016, is an aggregate area of about
1.34 acres of land (see Attachment 3). It is subject to Executive Order (“EO”) No. 2575
which set lands aside to DOBOR’s predecessor in interest, the Department of
Transportation (Harbors Division) as an “Addition to the Ala Wai Boat Harbor.” All of
TMK no. (1) 2-6-010:003, including the portion near the Ala Wai Canal, is intended for
redevelopment.4 State Boating Lease No. BO-13120 was issued to Honey Bee USA,
Inc. for Parcel B on Dec. 6, 2013 and terminated on November 15, 2015. Prior to the
3

If the required approvals are obtained to lease adjacent submerged lands, the term “Subject Property”
shall be deemed to include those submerged lands.
4
April 13, 2018 Item J-4 land board submittal Exhibit A depicts all of parcel 003 as part of Parcel B, but
the submittal refers to TMK No. “2-6-010:003(por.)”. All of parcel 003 is intended as available for
redevelopment. Certain parcel area calculations have been rounded to promote uniformity, as they are
approximate values.
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boating lease, License No. 74 was issued to Ala Wai Boat Works, Ltd. on April 27, 1953
for a term beginning on May 1, 1953 and expired on April 30, 2004. Ala Wai Marine,
Ltd. was a holdover tenant to License No. 74, and had been cited by the State
Department of Health Clean Water Branch for discharge and permit violations. Ala Wai
Marine, Ltd. held a revocable permit (RP No. B-93-39) effective August 14, 1993, for
boat storage and parking purposes.
Parcel C, TMK Nos. (1) 2-3-037:020, is a land parcel of about 0.35 acre, set
aside under EO No. 1795 to the Board of Harbor Commissioners for the Ala Wai Boat
Harbor. (see Attachment 2). It is currently being used for catamaran storage by HBM,
LLC under a revocable permit. The parcel, along with certain submerged lands, was
part of State Boating Lease BO-13120 issued to Honey Bee USA, Inc. on Dec. 6, 2013
and later terminated on November 15, 2015. Prior to the boating lease, this parcel was
the subject of revocable permits, including RP No. B-03-06 to Magic Island Petroleum,
Inc. (MIP) to operate a fuel facility and convenience store on December 1, 2002. The
facility was in poor condition and required substantial upgrades and repairs. MIP
indicated it would be uneconomical to invest substantial sums of money for repairs
without a long-term lease.
Parcel D, TMK No. (1) 2-3-037:012 (por.) is a roughly triangular area of about
0.49 acre adjacent to and makai (or seaward) of Parcel A. It is paved and currently used
for permitted parking. Hawaiian Parasail, Inc., has been issued a revocable permit for a
ticketing kiosk to support their commercial parasail operations.
Mole 1 (TMK No. (1) 2-3-037:012 (por.)) is an approximately 2.53 acre long
rectangular area makai of Parcel A and adjacent at one end to Parcel D and connected
at the other end to Parcel C. The mole is paved and contains free parking and paid
permit parking. It does not include any buildings.
Mole 2 (TMK no. (1) 2-3-037:012 (por.)) is about 2.98 acre roughly rectangular
area connecting Parcel A to the Hawaii Yacht Club. It contains paid parking, a two-story
structure that serves as Honolulu Transpac, Ltd.’s office space and public restrooms.
The mole is paved. Hawaii Yacht Club’s lease (State Boating Lease No. BO-99-2)
expires on July 29, 2034. Access will need to be maintained for the lessee.
All parcels and moles are subject to Executive Order (EO) No. 1795, originally
issued to the Board of Harbor Commissioners for the Ala Wai Boat Harbor. Parcel B
and both moles are also subject to EO No. 1261. Of the parcels under consideration,
only Parcel B is also subject to EO No. 569.
SUBMERGED LANDS
Pursuant to Section 171-53(c), Hawaii Revised Statutes (HRS), a lease of
submerged lands is subject to the prior approval of the Board of Land and Natural
Resources (“Board”) and the Governor, and the prior authorization of the State
Legislature.5 Any improvements, structures, or equipment that extend into or over
5

But see Act 197, 2011 Session Laws of Hawaii.
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submerged lands (including but not limited to any crane or lift used to haul-out vessels
from the water) require such approvals/authorization, and prior to issuance of any lease,
the selected applicant shall, at its sole expense, be responsible for obtaining the
required approvals/authorization to lease the submerged lands necessary for any such
improvements/equipment that extends into or over submerged lands.
Applicants may also submit proposals that request the leasing of all or portions of
the submerged lands identified in Attachment 4 for use as moorings. Prior to issuance
of any lease that includes submerged lands for moorings, the selected applicant shall,
at its sole expense, be responsible for obtaining the required approval from the Board to
lease such submerged lands. Approval from the Governor and authorization from the
Legislature are generally not required for submerged lands to be leased for moorings.
REQUIRED IMPROVEMENTS AND FACILITIES
The redevelopment of the Subject Property must include setting aside a
comparable harbor office space and parking spaces (including compliance with
disability access under federal and state law) within the redevelopment facility for
DLNR/DOBOR to accomplish the functions of DOBOR’s currently existing harbor office,
which is open to the public.
PERMITTED USES
The redevelopment of the Subject Property may include any improvements,
uses, and facilities that are permitted under applicable laws, ordinances, rules and
regulations, including but not limited to the restrictions set forth in HRS Chapter 200, (in
particular, see HRS Section 200-2.5) and Act 197 of 2011 Session Laws of Hawaii,
regarding the Ala Wai Small Boat Harbor, DOBOR’s administrative rules, and the City
and County of Honolulu zoning ordinance for the Waikiki Special District, Public
Precinct. Any such improvements and facilities shall be made available to the public.
SPECIAL MANAGEMENT AREA (“SMA”)
The Subject Property is located within the Special Management Area. The
selected applicant shall be responsible for obtaining any required SMA approvals.6
WAIKIKI SPECIAL DISTRICT, PUBLIC PRECINCT
The Subject Property is located and zoned within the Waikiki Special District,
Public Precinct map designation. Any proposed uses must comply with the City and
County of Honolulu’s regulations and requirements for this zoning district.7
CONDITION OF SUBJECT PROPERTY
The Subject Property shall be leased in an “as is” condition, and DOBOR makes
no representations regarding the condition of the Subject Property or the suitability of
6

See Chapter 25, Revised Ordinances of Honolulu, but see Act 153, 2011 Session Laws of Hawaii as
codified.
7
See generally Chapter 21, Revised Ordinances of Honolulu.
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the site for any development proposed by any applicant. Applicants shall, at their sole
expense, be responsible for conducting their own investigations and due diligence
regarding the Subject Property.
DOBOR has compiled various documents and information regarding the Subject
Property, which are available for review at the DOBOR Administrative Office. Interested
parties wishing to review the documents and information should contact the DOBOR
Administrative Office in advance at (808) 587-1966. By request, neighbor island and
out-of-state interested parties may make arrangements to view the documents and
information by contacting the DOBOR Administrative Office. DOBOR makes no
representations or warranties regarding the accuracy of any information contained in
such documents.
The selected applicant shall be responsible for any and all site work, repairs,
improvements, and required remediation of hazardous materials necessary for the
redevelopment of the Subject Property.
AUTHORITY
Sections 200-2.5 and 200-2.6, HRS, authorize the leasing of fast lands and
submerged lands within an existing state boating facility, including the Ala Wai Small
Boat Harbor, through private development, management, and operation. The Board of
Land and Natural Resources ("Board"), at its meeting on April 13, 2018, approved
agenda Item J-4 authorizing the issuance of this Request for Proposals pursuant to
HRS Section 171-59, as amended. A copy of the Board’s approval is provided as
Attachment 5, and applicants are responsible for reading and understanding the
information and conditions contained therein.
NOTICE OF INTENT
To participate in this RFP, interested parties must first submit a completed
Notice of Intent application form by or before the stated deadline (April 22, 2019, 4:00
p.m.). Any party that fails to submit a completed Notice of Intent form by this deadline
will not be eligible to submit their qualifications and proposal and therefore cannot be
considered for this project.
RFP SOLICITATION AND SELECTION PROCESS
After submission of a Notice of Intent, participants in the RFP process will first be
requested to submit a statement of their qualifications for this redevelopment project.
Detailed explanations of the RFP processes are provided in Sections III (Statement of
Qualifications) and IV (Request for Proposals). All submissions should be signed by a
person with the authority to represent and make legally binding commitments for the
developer.
Step 1: Submission of Qualifications. The RFP requires the submission of
Statements of Qualifications (“SOQs”) from interested parties detailing their
relevant real estate development experience, financial capabilities, and
management expertise. DOBOR will review the SOQs and determine which
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applicants meet DOBOR’s qualification criteria. DOBOR may, at its sole
discretion, form a short list of the most qualified applicants. The qualified
applicants (or short list of the most qualified applicants, if applicable) will then be
invited to participate in the proposal process.
Step 2: Submission of Proposals. The RFP solicits detailed development
proposals for the Subject Property from the invited qualified applicants. DOBOR
will review the proposals and will recommend to the Board of Land and Natural
Resources ("Board") the applicant whose proposal best satisfies DOBOR’s
development objectives and selection criteria. The Board at a meeting open to
the public must approve the recommended applicant and its development
proposal. If approved by the Board, the selected applicant and DOBOR will
commence exclusive negotiations of a development agreement and lease. Any
amendments or extensions to the development agreement terms or predevelopment approvals (e.g., rights-of-entry for site testing or site preparation)
not previously anticipated, may require further Board approval.
DEVELOPMENT AGREEMENT
The development agreement will set forth the terms and conditions under which
the selected applicant shall perform, all at its sole expense, all predevelopment duties in
pursuit of its proposed development of the Subject Property. The development
agreement will also set forth specific terms and conditions that must be satisfied by the
selected applicant prior to DOBOR issuing a lease for the Subject Property and the
applicant commencing any development of the Subject Property.
SIGNIFICANT DATES AND TIMES*
Advertisement of RFP

April 5, 2019

Applicant Briefing in Honolulu

April 12, 2019; 10:00 a.m.

Deadline to Submit Notice of Intent

April 22, 2019; 4:00 p.m.

Deadline to Submit Statement of Qualifications
Notify Qualified Applicants of RFP*

May 9, 2019; 4:00 p.m.
May 28, 2019

Deadline to Submit Proposals*

July 8, 2019; 4:00 p.m.

Evaluation Committee's Selection of Developer*
Land Board Approval of Selected Developer*
and Negotiation of Development Agreement

July 22, 2019
August 2019

*These dates are estimated dates and are subject to change by DOBOR in its
sole discretion.
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ISSUING OFFICE AND CONTACT PERSON
This RFP is issued by DLNR, Division of Boating and Ocean Recreation
(“DOBOR”). All communications with DOBOR pertaining to this RFP shall be directed
to the DOBOR Contact Person named below. Any information provided to, or received
from, anyone other than the Contact Person shall not be relied upon in connection with
this RFP.
Property Manager
c/o Division of Boating and Ocean Recreation
Department of Land and Natural Resources
4 Sand Island Access Road
Honolulu, Hawaii 96819
Phone: (808) 587-1964
Facsimile: (808) 587-1977
REQUEST FOR CLARIFICATION
A prospective applicant may submit a written request for clarification of any
aspect of this RFP by mail or facsimile transmission to the DOBOR Contact Person
above prior to the date of the Applicant Briefing (see Significant Dates and Times
above). DOBOR’s written response to written requests for clarification will be made
available for review at the DOBOR offices and posted on DOBOR’s website at:
http://dlnr.hawaii.gov/dobor/ala-wai-rfp/.
Requests for clarification may be verbally requested and verbal answers
provided at the discretion of DOBOR. However, any such verbal answers shall only be
intended as general directions and will not represent the official position of DOBOR. To
generate an official answer, questions must be submitted in writing pursuant to the
directions provided in the prior paragraph.
CONFIDENTIAL INFORMATION
If an applicant believes that any portion of a submission or proposal contains
information that should be withheld as confidential, the applicant shall request in writing
nondisclosure of designated trade secrets or other proprietary data to be held as
confidential business information.
Such data shall accompany the applicant’s
submission or proposal, be clearly marked, and shall be readily separable from the
submisssion or proposal in order to facilitate eventual public inspection of the
nonconfidential portion of the submission or proposal. The amount of any proposed
fees or lease rents to be paid by the applicant to DOBOR shall not be considered
confidential and shall not be withheld.
DOBOR shall consult with the Department of the Attorney General and may also
consult with the Office of Information Practices (“OIP”) to make any necessary
determinations of confidentiality in accordance with HRS Chapter 92F. If the applicant’s
request for confidentiality is denied, such information shall be subject to disclosure as a
public record unless the applicant appeals the denial.
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DOBOR OFFICES
DOBOR office addresses are as follows:
Administrative Office
4 Sand Island Access Road
Honolulu, Hawaii 96819
Telephone: (808) 587-1966
Oahu District Office
Keehi Small Boat Harbor
4 Sand Island Access Road
Honolulu, Hawaii 96819-2274
Telephone: (808) 832-3520

Maui District Office
Maalaea Small Boat Harbor
101 Maalaea Boat Harbor Road
Wailuku, Hawaii 96793-5900
Telephone: (808) 243-5824

Hawaii District Office
Honokohau Small Boat Harbor
74-380 Kealakehe Parkway
Kailua-Kona, Hawaii 96740-2704
Telephone: (808) 327-3690

Kauai District Office
Nawiliwili Small Boat Harbor
2494 Niumalu Road
Lihue, Hawaii 96766-8628
Telephone: (808) 241-3111

Ala Wai Small Boat Harbor RFP
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II. DEVELOPMENT OBJECTIVES

DOBOR’s development objectives for the Subject Property call for a development
project that promotes and complements ocean-recreation and maritime activities:


Will be undertaken by a qualified private sector lessee who will bear all of the
costs of the redevelopment and will not be subsidized by the State or
DOBOR.



Will be developed under a leasehold arrangement between DOBOR and the
selected applicant.



Will redevelop the Subject Property to its highest and best use to the extent
permitted under applicable laws, including but not limited to HRS Chapters
171 and 200, and the City and County of Honolulu Land Use Ordinance
(Waikiki Special District, Public Precinct zoning district), and allows for all
improvements and facilities to be open to the public.



Maximizes the financial returns to the State from the Subject Property in a
timely manner.



Complies with all laws, ordinances, rules, regulations and restrictions
applicable to the Subject Property (and submerged lands, if applicable).



Is economically feasible to the developer/lessee.



Promotes maritime activities within the facility.

Ala Wai Small Boat Harbor RFP
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Creatively addresses aspects of ocean-based recreation, geographical,
educational, environmental, historical, cultural, or coastal related activities



Facilitates beach, boater, and pedestrian access.



Promotes green growth.



Provides for green space within the facility.



Takes into consideration potential sea level rise.

RETENTION OF HARBOR FUNCTIONS
Current small boat harbor functions associated with the Subject Property should be
preserved during and after project construction. Changes in number or scope generally
require approval of the Board of Land and Natural Resources.
Harbor Office – office space and associated amenities to include





harbor office space equal to or greater than 1500 square feet
men’s and women’s restrooms
at least ten vehicle staff parking stalls
storage space approx. equal to two twenty foot shipping containers.

Public access - should be maintained for the public to boat slips and other harbor
facilities including the leased premises at the end Mole 2 (Hawaii Yacht Club):
Harbor Parking.

Must maintain a minimum of:

Mole 1: 134 permit parking stalls and 94 paid parking stalls
Mole 2: 71 permit parking stalls and 100 free recreational parking stalls
Boat Launch Ramp.

Should include a minimum of:

five (5) boat trailer stalls approximately 45’ x 10’
one (1) boat trailer stall designated for emergency services.
Public Comfort Stations. Maintain current or comparable number in the
approximate locations, including same number of fixtures and shower
facilities.
Access for periodic inspection of the area below the Ala Wai bridge near Parcel B must
also be allowed.

Ala Wai Small Boat Harbor RFP
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III. STATEMENT OF QUALIFICATIONS (“SOQ”)

INTRODUCTION
The purpose of this section is to solicit Statements of Qualifications (“SOQs”)
from potential developers/lessees interested in redeveloping the Subject Property.
DOBOR’s review and evaluation of the potential developers’ or lessees’ SOQ will help
in ensuring that the selected applicant has the experience, expertise and financial
capacity to successfully undertake its proposed redevelopment of the Subject Property.
Applicants will be responsible for all risks and for the payment of all costs and
expenses in connection with the preparation of their respective SOQs, as well as any
and all pre-development and planning costs incurred by the applicant. DOBOR
assumes no risks or costs associated with any applicant’s participation in this portion of
the selection process.
APPLICANT BRIEFING
There will be a briefing at 10:00 a.m. on April 12, 2019, to explain DOBOR’s
development objectives and the RFP process, and answer questions from potential
applicants. The meeting will be held in the DOBOR Conference Room, 4 Sand Island
Access Road, Honolulu, Hawaii 96819. Attendance by any prospective applicant is
encouraged, but is not required.
NOTICE OF INTENT
Any party interested in participating in this RFP must submit a completed Notice
of Intent form (see above page of this RFP) to any DOBOR office listed in Section I
(Introduction) above by no later than 4:00 p.m. on April 22, 2019. Any party that fails
to submit a completed Notice of Intent by the required deadline will not be eligible to
submit their qualifications and proposal as required, to participate in this RFP
development project.
SUBMISSION REQUIREMENTS
Each Applicant shall submit a Statement of Qualifications (“SOQ”), which shall
include the information and materials described below. The SOQ shall be organized in
a manner that is consistent with the headings and sequence presented below.
Applicants shall submit five (5) hard copies and one electronic copy on a CD of the
SOQ.
1.

Cover Letter.
Submit a cover letter on the applicant’s letterhead
addressed to DOBOR and signed by an authorized representative of the
applicant.

2.

Proposed Use of Subject Property. Generally describe the applicant’s
proposed development plan and use(s) for the Subject Property (and
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adjacent submerged lands, if applicable), including a general description
of any anticipated infrastructure, improvements and facilities that may be
constructed on the Subject Property. Also discuss whether the applicant
intends to issue subleases for any portions of the Subject Property (and if
so, for what purposes or uses).
The purpose of this requirement is to allow DOBOR to evaluate and
determine whether the applicant possesses the necessary qualifications
(experience, expertise, and financial capacity) to successfully develop and
operate the applicant’s proposed project/use.
The proposed use(s) of the Subject Property must be permitted within the
City and County of Honolulu Land Use Ordinance for the Waikiki Special
District, Public Precinct, and all other applicable land use laws,
ordinances, rules and regulations (e.g., the Land Use Commission Urban
District, the Special Management Area, etc.).
Applicants should also be aware that there are certain laws and
restrictions governing the use of public lands and State small boat harbors
that may apply to development of the Subject Property, including but not
limited to HRS Chapters 171 and 200, and the administrative rules
promulgated thereunder. This RFP will therefore require the applicant to
indicate that its proposed project and use(s) comport with all relevant laws
governing public lands and State small boat harbors.
3.

Applicant – Type of Entity and Ownership Interests. Provide the following
information about the applicant:
a.

Name. The legal name of the applicant.

b.

Type of Entity. Identify the type of entity (e.g., corporation, limited
liability company, etc.), and the state or country of organization.

c.

Owners. Identify all individuals or entities holding a 10% or more
ownership interest in the applicant and their respective ownership
interests. Provide any additional background information about any
of the owners that may support the qualifications of the applicant
with respect to this SOQ, including descriptions of any key roles
that any of these individuals or entities will play in the applicant’s
development/use of the Subject Property. Any foreign corporation
or business entity must obtain the appropriate certificate of
authority to do business in the State of Hawaii.

d.

Directors/Officers.
Identify the directors and officers of the
applicant, including names and titles. Provide any additional
background information about any of the directors and officers that
may support the qualifications of the applicant with respect to this
SOQ, including descriptions of key roles that any of these
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indivduals will play in the applicant’s development/use of the
Subject Property.
IMPORTANT: The applicant shall be the entity with whom DOBOR
would enter into a development agreement and potential lease. If
any of the above is different from the information provided in the
Notice of Intent, please explain.
If the entity or the ownership interests of the entity that will enter the
development agreement and potential lease is or will be different
from that of the applicant as disclosed in the response to this phase
of the RFP, DOBOR may deem it to be an assignment of the rights
acquired by the applicant pursuant to this RFP requiring the
approval of the Board of Land and Natural Resources.
4.

Development Team. Describe the organization of the applicant and
development team, and the role and responsibilities of each member of
the development team, including major consultants (e.g., architect,
planners, etc.), joint venture or limited partners, and legal counsel.
Include members that may be added to the development team in the
future to fund, develop or manage the project, and describe the
arrangement or commitment, if any, between the applicant and the
projected future development team members. Provide an organizational
chart and the names, titles, and contact information of the principals of
each member of the development team.
Describe any previous experiences of the development team and/or
development team members working together on other/previous projects.

5.

Experience. For each member of the development team (including the
applicant), describe previous experience with projects similar in type,
uses, size, and scope to the applicant’s proposed project/use for the
Subject Property. For each such project, provide the following:
a.

Project Description.
Describe the project, including location,
address, photographs, project size, land uses, facilities,
commencement and completion dates, etc.

b.

Roles/Responsibilities. Describe the role(s) of the development
team member(s) with respect to the project. For example, describe
any predevelopment roles (e.g., conducting due diligence,
community outreach, planning, processing environmental
assessments and environmental impact statements, obtaining land
use entitlements/ approvals, etc.); development roles (financing,
design,
permitting,
subdivision,
construction);
and
management/operational roles (e.g., sales, leasing, project
management/maintenance, etc.)
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c.

Cost/Financing. Provide total construction costs for the project, and
describe the financing/funding, including the source, amount, and
current status.

d.

Current Status. Describe the current status of the project, including
(if applicable) the development team’s involvement with the project;
current ownership and management of the project; and current
uses, occupancy rates, tenants, operating revenues, profits/losses,
etc.

6.

Other Applicable Experience. Describe any other experience that may be
appropriate to establish the applicant’s qualifications. Describe any past
or current lease(s) of State lands awarded to the applicant’s owners,
directors and/or officers, including any delinquencies or prior defaults on
any such lease(s). Applicants should register with Hawaii Compliance
Express (HCE) and have updated state tax clearances. See also HRS
Section 171-13.

7.

Financial Capacity and Credit History. Provide satisfactory evidence to
support the financial ability of the applicant to redevelop the Subject
Property. Such evidence should include evidence of applicant’s past or
current debt or equity financing (such as letters from past or current
lenders or financing sources confirming the amounts financed, repayment
terms, and repayment status), applicant’s financial statements for the past
three fiscal years, current credit report(s), and evidence of capital
resources or financing commitments. Describe any loan or lease defaults,
bankruptcies, judgments, or any litigation or other disputes that may
potentially have an adverse effect on the applicant’s current financial
capability. A personal guarantee (or personal guarantees) will be required
upon issuance of a lease.

8.

Other Information. Provide any other information regarding the applicant,
the development team, or its members that may be pertinent to
establishing the applicant’s qualifications.

9.

References. Provide references (including name, title, address, email
address phone number) whom DOBOR may contact to confirm the
applicant’s and development team members’ qualifications and any of the
information provided in the SOQ.

SOQ SUBMISSION DEADLINE
Statements of Qualifications must be delivered to any of the DOBOR offices
listed in Section I (Introduction) above by no later than 4:00 p.m. on May 9, 2019.
Except for additional information requested by DOBOR, any information submitted after
this deadline, including any changes or modifications to the SOQ, will not be
considered.

Ala Wai Small Boat Harbor RFP

14

EVALUATION OF QUALIFICATIONS
1.

Preliminary Review. DOBOR staff will conduct a preliminary review of the
SOQs for adequacy and completeness. If any SOQ is incomplete,
DOBOR staff may, in its sole discretion, disqualify the applicant and its
SOQ from further review and consideration.
Notwithstanding the
foregoing, DOBOR reserves the right to waive any defects in any SOQ
and may permit the timely correction of errors contained in it. DOBOR
may also ask an applicant for clarification of the information submitted or
for additional information/materials to assist DOBOR or the evaluation
committee in its review/evaluation of the applicant’s SOQ.

2.

Substantive Review. The SOQs that are determined to be adequate and
complete in the preliminary review shall thereafter undergo a substantive
review by an evaluation committee selected by DOBOR.
DOBOR may ask any applicant for clarification of the information
submitted or for additional information/materials to assist DOBOR or the
evaluation committee in its review/evaluation of the applicant’s SOQ.
DOBOR or the evaluation committee may also conduct interviews of any
of the applicants and/or members of the applicant’s development team.
DOBOR will review the SOQs and determine which applicants meet the
qualification criteria below. DOBOR may, at its sole discretion, form a
short list of the most qualified applicants. The qualified applicants (or
short list of the most qualified applicants, if applicable), will then be invited
to participate in the RFP process by submitting their development
proposals in accordance with Section IV (Request for Proposals) of this
RFP.8
a.

Qualification Criteria. DOBOR or the evaluation committee shall
evaluate the applicant’s qualifications based on the following
criteria:


Successful real estate development experience relevant to the
applicant’s proposed project or use(s) for the Subject Property,
including experience in community outreach and in obtaining
land use entitlements and government approvals/permits.



Real estate management experience (including real estate
leasing, if applicable) relevant to the applicant’s proposed use(s)
for the Subject Property.

8

If there is only one qualified applicant, DOBOR may, in its sole discretion, waive certain RFP submission
requirements.
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Financial capacity to fund the redevelopment of the Subject
Property (including any necessary offsite improvements) and
the applicant’s proposed operations.



Creditworthiness and past experience in leasing private and
public lands.

b.

Notification of Qualification. All applicants will be notified of the
qualification determination.

c.

Review and Appeal Rights. Pursuant to HRS Section 171-59(a)(3),
within twenty (20) days of an applicant’s receipt of notification of the
determination, any applicant may notify the Board in writing
requesting the applicant be allowed to examine the basis for the
determination to ascertain whether or not the conditions and criteria
established by the Board were followed. If written notice is not
provided by the applicant within 20 days of the receipt of notice, the
applicant shall be barred from proceeding to seek legal remedy for
any alleged failure of the Board to follow the conditions and criteria.
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IV. REQUEST FOR PROPOSALS (“RFP”)
INTRODUCTION
If more than one applicant is determined by DOBOR to be qualified, DOBOR will
invite the qualified applicants (or the short list of the most qualified applicants), to submit
their respective development proposals in accordance with this Section IV (Request for
Proposals).
DOBOR, via the recommendation of the evaluation committee shall evaluate the
development proposals and select the applicant whose proposal best satisfies
DOBOR's development objectives and selection criteria. DOBOR staff shall request the
Board’s approval of the selected applicant and the selected applicant’s proposal. Upon
the Board’s approval, DOBOR shall commence exclusive negotiations with the selected
applicant of the development agreement and potential lease (see Section V – Exclusive
Negotiations/Development Agreement for additional details regarding the development
agreement).
Applicants will be responsible for all risks and for the payment of all costs and
expenses in connection with the preparation of their respective submissions/responses
to this RFP, as well as any and all pre-development and planning costs incurred by the
applicant, including environmental compliance. DOBOR assumes no risks or costs
associated with any applicant’s participation in this RFP.
APPLICANT BRIEFING
DOBOR may, but shall not be required to, hold a briefing to explain this portion of
the RFP and to answer questions from the applicants. DOBOR will notify all qualified
applicants of any such briefing.
SOQ & RFP SUBMISSION REQUIREMENTS
Each qualified applicant shall submit a development proposal, which proposal
shall include: (1) a development plan; (2) an economic proposal; and (3) a business
plan. The development proposal shall include the information and materials requested
below and shall be organized in a manner that is consistent with the headings and
sequence presented below. Applicants shall each submit five (5) hard copies and one
electronic copy on a CD of their development proposals.
1.

Cover Letter.
Submit a cover letter on the applicant's letterhead
addressed to DOBOR and signed by an authorized representative of the
applicant.

2.

Executive Summary. Provide an executive summary of the critical
aspects of the applicant’s development proposal.

3.

Development Plan. Provide the applicant’s development plan for the
Subject Property. The development plan must include the Ala Wai Harbor
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office and parking to access the office. The development plan may
include any uses that are permitted within the Ala Wai Small Boat Harbor
(see HRS Chapter 200) and under the City and County of Honolulu’s
(“City”) zoning ordinance for the Waikiki Special District, Public Precinct.
The development plan shall also include the following plans, information,
and details:
a.

Site Plan. Provide a conceptual site plan showing the location,
configuration, and approximate sizing of the proposed
improvements, and the uses provided for (provide three full size
copies, 1"= 400' scale; and 5 half-size copies).
Submerged Lands. Only submerged lands which were approved
by Act 197 of the 2011 Session Laws of Hawaii are anticipated for
lease. If any other submerged lands in Ala Wai SBH are proposed
for development, particularly where improvements or equipment are
expected to extend over submerged lands, the site plan must
identify the location, boundaries, and area (i.e., square footage) of
any submerged lands adjacent to the Subject Property the
applicant proposes to lease.
Access. Whereas the Parcel C (former “Fuel-Dock Parcel”) does
not directly abut a public roadway, the site plan must also show the
proposed legal access over the adjacent State lands to Ala Moana
Boulevard.

b.
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Narrative Description. Provide a narrative description of the
development proposal, including but not limited to the following:
i.
Descriptions of the proposed project and proposed uses,
including any proposed uses of adjacent submerged lands;
ii.
Any proposed subdivision of the Subject Property;
iii.
The proposed roadway access to Parcel B (at former Haulout Facility parcel) and Parcel C (former Fuel Dock Parcel)
from Ala Moana Boulevard;
iv.
An outline of the development program and phases;
v.
Statements indicating how the development plan satisfies
DOBOR’s development objectives;
vi.
Statements indicating how the proposed development
comports with the laws govering the use of public lands and
State small boat harbors (including but not limited to HRS
Chapters 171 and 200);
vii.
Descriptions of the benefits to be realized by the State as a
result of the proposed project;
viii.
Any other pertinent information regarding the development
plan.
18

c.

Waikiki Special District, Public Precinct. Explain how the proposed
project and each of the proposed uses are permitted within the City
and County of Honolulu’s (“City”) Waikiki Special District, Public
Precinct. Submit evidence, including but not limited to details of
any oral correspondence or copies of written correspondence with
the City (particularly the City Department of Planning and
Permitting) that indicate the proposed project and uses are
permitted within the Waikiki Special District, Public Precinct.
Provide the names and contact information of any City personnel
that DOBOR may contact regarding this matter.

d.

Special Management Area. Explain how the proposed project and
uses are consistent with the City and County of Honolulu’s (“City”)
requirements and restrictions for the Special Management Area.

e.

Proposed Design Standards.
Provide the proposed design
standards for the project, which describe the character of the
project, and other design features such as heights, setbacks,
lighting, landscaping, signage, etc. If applicable, describe how the
project will incorporate smart growth and green development
principles.

f.

Phasing Plan. If the proposed project will be constructed in
phases, provide a map showing the proposed development phases
and estimated time periods for each phase.

g.

Protection of Shoreline Areas and Coastal Waters. Describe how
the development proposal will preserve and protect the shoreline
areas (including protecting public access to the shoreline) and
coastal waters.

h.

Illustrations & Other Information. Provide any other information,
plans, illustrations, and/or renderings that would assist DOBOR in
visualizing the proposed project.

i.

Changes/differences from SOQ Response. If the development plan
provides for a project that differs from the proposed
development/use of the Subject Property as described in response
to the SOQ portion of this RFP, the applicant must explain the
reason for the differences. The applicant shall also provide
additional information to evidence the applicant’s qualifications
(e.g., experience and expertise) regarding the proposed
development plan, if different from the information provided in the
SOQ response. The information to be provided shall be similar to
the type and level of detail provided in the SOQ response.
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If the evaluation committee, in its sole discretion, determines that
the applicant does not possess the necessary experience with
respect to such revised/modified project, DOBOR may deem the
applicant unqualified to participate in the RFP process or may take
such factors into consideration in evaluating the applicant’s
proposal.
4.

Economic Proposal. Provide applicant’s economic proposal, which shall
detail the fees and lease rents the applicant proposes to pay to DOBOR,
and shall include, at a minimum, the following:
a.

Development Agreement Fees. Describe proposed payments or
fees to be paid to DOBOR during the term of the development
agreement (i.e., the period after execution of the development
agreement but prior to commencement of the lease).

b.

Annual Minimum Lease Rent. Provide the annual minimum lease
rents the applicant proposes to pay for the Subject Property for the
first thirty (30) years of the lease (see step-up format below),
including any proposed percentage lease rents. Lease rents shall
be no less than as determined under HRS section 171-17 as
applicable. DOBOR may reject any proposal that proposes lease
rents below such amounts as may be determined by appraisal.
Annual Minimum Rents
Period
$___ per Annum
Years 1-10
$___ per Annum
Years 11-15
$___ per Annum
Years 16-20
$___ per Annum
Years 21-25
$___ per Annum
Years 26-30
The annual minimum lease rents will be reopened after the first 30
years and every ten (10) years thereafter.

c.

Annual Minimum Lease Rent – Submerged Lands. Provide the
total dollar amount of annual minimum lease rents the applicant
proposes to pay for all of the submerged lands the applicant
proposes to lease (if applicable) for the first thirty (30) years of the
lease (see step-up format below), including any proposed
percentage lease rents. DOBOR may reject any proposal that
proposes lease rents below such amounts as may be determined
by appraisal.
Annual Minimum Rents/Sq Ft
$___ per sq ft per Annum
$___ per sq ft per Annum
$___ per sq ft per Annum
$___ per sq ft per Annum
$___ per sq ft per Annum
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Period
Years 1-10
Years 11-15
Years 16-20
Years 21-25
Years 26-30

d.

Lease Terms and Conditions.
Describe the proposed
commencement of the lease in relation to the applicant’s proposed
development schedule. Identify which predevelopment events
must occur prior to commencement of the lease and which events
must be preceded by the execution of the lease. Describe any
other critical lease terms and conditions, and the applicant’s
rationale for such terms and conditions.

e.

Lease Rent Discounts, Credits and Offsets.
Describe any
proposed lease rent discounts, offsets, or other terms or conditions
that the applicant believes are necessary or reasonable in
consideration for the applicant’s implementing its development
proposal, including the applicant providing, maintaining, and/or
managing any proposed public uses, improvements or facilities.

f.

Other. If the applicant is proposing a lease rent structure that
differs from the structure set forth above, explain and provide
evidence that applicant’s proposed lease rent is equal to or greater
than the estimated appraised total minimum annual rents above. If
an alternative rent structure is proposed, successive rent reopenings should reflect an amount that is no less than the prior
lease rental amount.
Provide any other proposed lease terms that the applicant believes
are both feasible and appropriate for the applicant’s proposal.

5.

Business Plan. Provide the applicant’s business plan for the proposed
project. The business plan shall specify all of the major elements
necessary to implement the applicant’s development plan and should be
described to a level of detail appropriate for preliminary funding
commitments.
The business plan should include, at a minimum, the following:
a.

Development Schedule. Provide an outline of the proposed
development schedule and project phasing (including a
development timeline with realistic start and completion dates), and
highlight any events (including government land use
entitlements/approvals/permits) that are critical to the timely
completion of the project.
The development schedule should include a separate timetable for
the predevelopment activities (i.e., the activities that must occur
prior to issuance of the lease, such as due diligence,
preparation/processing of an EIS, obtaining land use entitlements,
etc.), and a timetable for the construction and lease-up activities. If
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the project is to be constructed in phases, provide estimated
timetables for each phase.
b.

Land Use Entitlements and Approvals/Permits.
Provide a
comprehensive list of all land use entitlements and government
approvals and permits required to complete the proposed project
and a projected timeline for obtaining all such entitlements/
approvals/permits. Indicate which entitlements/approvals/permits
must be obtained prior to the applicant commencing any site work
of the Subject Property.

c.

Project Cost Estimates. Provide cost estimates for the entire
project and also broken down for each phase of the project.
Construction cost estimates should include all hard and soft costs,
and account for cost escalations. The cost estimates should be
itemized by categories such as but not limited to, land or site
preparation, building construction, consultant fees, design fees,
EIS/environmental compliance costs, entitlement and permitting
fees, landscaping, financing costs, marketing and sales costs,
operating costs, profits, insurance, bonds, etc.

d.

Financial Pro Forma. Provide pro forma financial projections for the
entire project and also broken down for each phase of the project
components, including cash flow and operating income/expense
projections for the predevelopment stage and for the construction
stage (until full build-out). The pro forma projections should also
clearly show gross revenues, operating expenses, vacancies,
reserves, debt service, net operating income, profits, and total
projected lease payments (base and percentage) to DOBOR.
Clearly indicate estimated gross revenues from the major revenue
producing facilities. Where project elements are to be operated by
the master lessee, provide estimates of operating expenses.
Where sub-lessees are anticipated, provide estimates of sub-tenant
rentals and master lessee operating expenses. The projections
should also show projected lease rent payments to DOBOR and
any proposed rental credits, offsets, or incentives.

e.

Market and Financial Feasibility Analysis. Provide a market and
financial feasibility analysis for the proposed project. Analyses of
market support for the development concept, projected tenant or
proposed handling of sublessee lease rents, absorption/
development timetable, and key assumptions used in financial
projections and pro formas should be included.
Although the use of professional real estate and financial
consultants to perform this portion of your business plan is not
required, DOBOR suggests inclusion of, at a minimum,
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independent third-party research on market issues, land values,
rents, etc.
f.

Financing Strategy and Preliminary Commitments. Describe the
applicant's proposed financing plan for the project. Describe, to the
extent possible, the applicant’s estimates of equity requirements
and construction and takeout financing, and the applicant’s
proposed source of funds.
Provide examples of financial approaches and lenders used for
other projects developed by the applicant.
Provide letters from previous or current lenders and/or equity
partners describing their prior or existing financing arrangements
with the applicant.
Applicant will be required to provide a personal guarantee for the
project.

g.

Marketing and Leasing Plan. Provide a marketing and leasing plan
that shows how the applicant intends to implement the proposed
project. Provide evidence of other projects developed by the
applicant that successfully utilized a similar marketing and leasing
plan.

h.

Method of Operation. Describe the proposed method of operation
for the project. Explain the applicant’s role in management of the
project.

RFP SUBMISSION DEADLINE
Development proposals must be delivered to any of the DOBOR offices listed in
Section I (Introduction) above by no later than 4:00 p.m. on July 8, 2019; provided,
however that this deadline is subject to change in DOBOR’s sole discretion. Except for
information requested by DOBOR, information submitted after the submission deadline,
including modifications to the applicant’s proposal, will not be considered.
Proposals from the applicants not selected by DOBOR for exclusive negotiations
shall automatically expire upon the execution of the development agreement (unless
withdrawn in writing earlier by the applicant) and returned to the applicants or be made
available for pickup by the applicants.
EVALUATION PROCEDURES
1.

Preliminary Review. Upon receipt of a development proposal, DOBOR
staff will conduct a preliminary review of the submitted information for
adequacy and completeness. If the submitted information is incomplete,
DOBOR staff may, in its sole discretion, disqualify the applicant from
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consideration. However, DOBOR reserves the right to waive any defects,
irregularities or informalities in any of the responses and may permit the
timely correction of errors contained in them. DOBOR may also ask an
applicant for clarification of the information submitted or for additional
information/materials to assist DOBOR or the evaluation committee in its
review/evaluation of the applicant’s proposal.
2.

Substantive Review.
The development proposals that have been
determined to be adequate and complete shall undergo a substantive
review and evaluation by DOBOR or an evaluation committee selected by
DOBOR. DOBOR reserves the right to select an RFP evaluation
committee that consists of members different from those of the evaluation
committee for the SOQ portion of this RFP.
DOBOR or the evaluation committee may ask any applicant for
clarification of the information submitted, or for additional
information/materials to assist DOBOR or the evaluation committee in its
review/evaluation of the applicant’s proposal. DOBOR or the evaluation
committee may also conduct interviews of any of the applicants and/or
members of the applicant’s development team.
The evaluation committee shall select the applicant whose development
proposal best satisfies DOBOR’s development objectives and the
selection criteria below.

3.

Board Approval. DOBOR staff will request the Board’s approval of the
evaluation committee’s selection of the applicant.

4.

Exclusive Negotiations. Upon the Board’s approval of the selected
applicant, DOBOR shall commence exclusive negotiations of the
development agreement with the selected applicant (see Section V). The
development agreement shall be subject to approval by the Board.

RFP SELECTION CRITERIA
The evaluation committee shall evaluate the qualified applicants’ development
proposals submitted to this RFP and shall select the applicant whose proposal, in the
sole judgment of the evaluation committee, best meets the following criteria:
Development Plan


Degree to which the development plan meets DOBOR’s development
objectives



Additional scoring will be given to proposals that include upgrades or
improvements to Moles 1 and 2.
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Economic Proposal


Maximizes the financial returns to the State from the Subject Property in a
timely manner. In evaluating applicants’ proposed lease rents, preference
will be given to the proposed annual minimum base rents over the
proposed percentage rents

Business Plan


Organization of the business plan, reasonableness of the development
schedule, and demonstrated understanding of the requirements necessary
to implement the development proposal in a timely manner



Demonstrated understanding of the required land use entitlements and
government approvals and evidence of the ability to obtain said
entitlements/approvals in a timely manner



Demonstrated market and financial feasibility of the development proposal



Demonstrated ability to finance the development proposal

While development proposals need not include redevelopment of Moles 1 and 2 due to
space constraints and necessity of maintaining parking availability and public access for
current harbor users of those areas, additional consideration will be given to plans
which incorporate uses of Moles 1 and 2.
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V. EXCLUSIVE NEGOTIATIONS / DEVELOPMENT AGREEMENT

EXCLUSIVE NEGOTIATIONS
DOBOR will enter into exclusive negotiations with the selected applicant. During
exclusive negotiations, DOBOR and the selected applicant will negotiate in good faith a
development agreement setting forth the terms and conditions under which DOBOR will
make the Subject Property available for the selected applicant to pursue implementation
of its development proposal.
The exclusive negotiation period will be six (6) months and will be based upon
the development proposal submitted by the selected applicant. If the development
agreement is not executed by the expiration of the exclusive negotiation period, all
rights of the selected applicant to negotiate the development agreement shall terminate,
provided, however, that the Chairperson of the Board of Land and Natural Resources
may, in his/her sole discretion, extend the negotiation period by written notice to the
selected applicant for up to an additional six (6) months.
Upon the expiration of the exclusive negotiation period (including any extension),
this RFP process shall terminate and no rights to negotiate any development agreement
shall accrue to the selected applicant or to any other applicant.
DOBOR reserves the right to negotiate with the selected applicant any additional
terms, conditions or modifications to the terms set forth in this RFP or to the selected
applicant’s proposal if it is in DOBOR’s best interest to do so.
DEVELOPMENT AGREEMENT
In general, the development agreement will require the selected applicant to
perform, all at its sole expense, all predevelopment duties necessary and/or desirable to
successfully implement its development proposal, including site investigations and other
due diligence activities, planning and designing the project, preparing and processing
the necessary environmental assessments and environmental impact statements, and
obtaining all necessary land use entitlements and government approvals/permits.
The terms and conditions of the development agreement shall be subject to
negotiation between DOBOR and the Developer and approval by the Board, but shall
include, at a minimum, the following obligations:
Development Agreement Fees. The selected applicant shall pay DOBOR a
development agreement fee in consideration for DOBOR providing the selected
applicant with the exclusive right to conduct its predevelopment activities for its
proposed project during the term of the development agreement. The selected
applicant’s proposal shall include a proposed development agreement fee, but the
actual fee and the payment terms may be subject to further negotiation.
Due Diligence. The Subject Property shall be leased in an “as is” condition, and
DOBOR makes no representations regarding the condition of the Subject Property or
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the suitability of the site for any development proposed by any applicant. Applicants
shall, at their sole expense, be responsible for conducting their own investigations and
due diligence regarding the Subject Property.
The selected applicant shall be responsible for any and all environmental studies,
site work, repairs, improvements, and required remediation of hazardous materials
necessary for the redevelopment of the Subject Property.
DOBOR has compiled various documents and information regarding the Subject
Property, which are available for review at the DOBOR Administrative Office.
Applicants wishing to review the documents and information should contact the DOBOR
Administrative Office in advance at (808) 587-1966. By request, neighbor island and
out-of-state applicants may make arrangements to view the documents and information
by contacting the DOBOR Administrative Office. DOBOR makes no representations or
warranties regarding the accuracy of any information contained in such documents.
Submerged Lands. Pursuant to HRS Section 171-53(c), a lease of submerged
lands is subject to the prior approval of the Board of Land and Natural Resources
(“Board”) and the Governor, and the prior authorization by concurrent resolution of the
State Legislature. Any improvements, structures, or equipment that extend into or over
submerged lands (including but not limited to any crane or lift used to haul-out vessels
from the water) require such approvals/authorization, and prior to issuance of any lease,
the selected applicant shall, at its sole expense, obtain the required
approvals/authorization to lease the submerged lands necessary for any such
improvements/equipment that extends into or over submerged lands. If the selected
applicant’s proposal includes the leasing of submerged lands for use as moorings, the
selected applicant shall, at its sole expense and prior to issuance of any lease, obtain
the required approval from the Board to lease such submerged lands.9
Environmental Assessments and Environmental Impact Statements. Prior to
issuance of any lease for the Subject Property, the selected applicant shall, at its sole
expense, prepare and process any environmental assessments and environmental
impact statements required by HRS Chapter 343 and HAR Chapter 11-200 (as
amended), regarding the proposed use of the Subject Property. The issuance of a
lease shall be subject to the issuance of a Finding of No Significant Impact (“FONSI”) if
upon an environmental assessment. If a FONSI is not issued and an Environmental
Impact Statement (“EIS”) is required, the issuance of a lease shall be subject to
approval by the Board after the Board’s review of an accepted EIS.
Land Use Entitlements and Government Approvals/Permits. Prior to issuance of
any lease for the Subject Property, the selected applicant shall, at its sole expense,
obtain all land use entitlements and government permits/approvals necessary to
construct its proposed project, including but not limited to, special area management
(SMA) approval, approvals to lease submerged lands (see below), and subdivision
approval (see below). DOBOR makes no representations or warranties regarding any
required entitlements/approvals or the likelihood of the selected applicant to
9

Approval/authorization from the Governor and legislature is generally not required for moorings.
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successfully obtain the required entitlements/approvals/permits. It shall be the selected
applicant’s sole responsibility to apply and pay for, process, and obtain all required
entitlements/approvals/permits.
Subdivision. Prior to issuance of any lease for the Subject Property, subdivision
of the property (or consolidation/resubdivision of the Subject Property and adjacent lots)
may be required to create legally subdivided lots for the Subject Property, roadway
lot(s), utility easement(s), or for boundary adjustments. If any such subdivision,
consolidation/resubdivision, permits or orders are required, the selected applicant shall,
at its sole expense, obtain any such subdivision approval from both the City and County
of Honolulu and the Land Court of the State of Hawaii (if applicable).
Access. Public access to the Subject Property is provided from Ala Moana
Boulevard (a public right-of-way) over state fast and reclaimed (filled) lands within the
Ala Wai Small Boat Harbor. DOBOR’s research of City and County of Honolulu
records, however, did not reveal any easements or other legal access from Ala Moana
Boulevard to the Subject Property. It shall be the selected applicant’s responsibility to
determine if legal access exists and if not, to obtain any required access.
Compliance with Applicable Laws. The Subject Property parcels are collectively
“public lands” as defined in HRS Chapter 171 and are located within a State small boat
harbor as described in HRS Chapter 200. The Subject Property lands are therefore
subject to the requirements, limitations, and restrictions set forth in HRS Chapters 171,
200, and 343, and the applicable administrative rules promulgated thereunder.
Without limiting the foregoing, the selected applicant shall comply with all
applicable federal, State, and county laws, statutes, ordinances, rules and regulations.
Proposed Lease.
This RFP contemplates that the negotiation of the
development agreement will also include negotiations of a ground lease for the Subject
Property with a term up to a maximum of fifty-five (55) years. The development
agreement will provide for the lease to be issued only upon the selected applicant’s
satisfaction of all terms and conditions of the development agreement. The selected
applicant shall, at its sole expense, design and construct all roadways and utility
infrastructure for the project in accordance with City and County of Honolulu subdivision
standards and State of Hawaii Department of Transportation requirements (if
applicable). The roadways and utility infrastructure may be dedicated to the City and
County of Honolulu and/or State upon completion.
The selected applicant shall also be responsible for the operations and
management of the project, including performing all management, leasing, and
maintenance functions.
The lease rent payable under the lease, including any percentage rent
provisions, fixed rent stepups, and rent reopening periods, shall be in accordance with
the selected applicant’s proposal but may be subject to further negotiation.
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A sample of DLNR’s standard lease form is available for review at DOBOR’s
Administrative Office.
VI. OTHER TERMS AND CONDITIONS
FEES/COSTS
The selected applicant shall pay all charges required by law and all costs
incurred by DOBOR in connection with the preparation and processing of this RFP,
including but not limited to the cost of preparing the development agreement, lease,
survey maps and descriptions, publication fees for this RFP, appraisal fees, conveyance
taxes, recordation fees, and fees for consultants retained by DOBOR in connection with
preparing any of the above and/or reviewing qualifications, proposals, plans or other
relevant materials submitted pursuant to this RFP and any development agreement
resulting from this RFP.
DOBOR NON-LIABILITY AND WAIVERS
The applicants, by submitting a response to this RFP, waive all rights to protest
or seek legal remedies whatsoever regarding any aspect of this RFP.
TITLE TO SUBJECT PROPERTY
The lands comprising the Subject Property are Sections 5(a) and 5(b) lands
under the Hawaii Admissions Act. DOBOR makes no warranty or representation to any
applicant with respect to the status of title to the Subject Property.
DOBOR DISCRETION AND RESERVATION OF RIGHTS; CANCELLATION OF RFP
DOBOR reserves the right to: (1) request from any applicant a clarification of any
information submitted or additional information/materials to assist DOBOR or DOBOR’s
evaluation committee in the review/evaluation of the applicant’s qualifications or
proposal; (2) reject any and all submissions in whole or in part; (3) require amendments
or modifications to the submissions; (4) waive any of the submission requirements; (5)
cancel this RFP; and/or (6) re-advertise for new qualifications and/or proposals, all with
no liability whatsoever, whether or not it is in DOBOR’s best interest to do so. DOBOR
also reserves the right to amend this RFP, including but not limited to, the deadlines and
submission requirements, at any time prior to the applicable submission deadline. The
information contained in this RFP is believed to be reliable, but cannot be guaranteed.
Any and all information submitted in response to this RFP by applicants not
selected for exclusive negotiations of the development agreement shall be returned to
the respective applicants once the development agreement is executed, unless DOBOR
determines, in its sole discretion, that it is in DOBOR’s best interest to retain any or all
such information.
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Exhibits below will be updated
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STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES
Division of Boating and Ocean Recreation
Honolulu, Hawaii 96819
April 13, 2018
Chairperson and Members
Board of Land and Natural Resources
State of Hawaii
Honolulu, Hawaii
Land Board Members:

SUBJECT:
AUTHORIZE THE DIVISION OF BOATING AND OCEAN
RECREATION TO ISSUE A REQUEST FOR PROPOSALS FOR
DEVELOPMENT OF PUBLIC LANDS AT THE ALA WAI SMALL
BOAT HARBOR, KALIA, HONOLULU, OAHU, HAWAII
REGARDING CERTAIN PARCELS OF TAX MAP KEY PLAT NOS.:
(1) 2-3-037 and (1) 2-6-010

APPLICANT:
Department of Land and Natural Resources, Division of Boating and Ocean Recreation (Division).
LEGAL REFERENCES:
Sections 171-6, 171-11, 171-13, 171-16, 171-17, 171-18, 171-19, 171-35, 171-36, 171-41, 17153, 171-59, and other applicable sections of Chapter 171; sections 200-2.5, 200-2.6 and other
applicable sections of Chapter 200; Hawaii Revised Statutes (HRS), as amended.
LOCATION:
Government lands situated at Ala Wai Small Boat Harbor (AWSBH), Kalia, Honolulu, Island of
Oahu; identified mainly by four parcels (Parcels A, B, C and D), Tax Map Key Nos.: (1) 2-3037:012 (por.), -020, -024, -026, -033, -034; and (1) 2-6-010:003 (por.), -005, -016, and two moles
(Moles 1 and 2) adjoining Parcels A, D and C. These parcels, along with the two moles shall
collectively be referenced as the "Subject Property." Basic property information is summarized in
the table below and shown in Exhibit A. The total area for development is approximately 11 acres
and includes certain fast and submerged or reclaimed (filled) lands.

Item J-4

Ala Wai Small Boat Harbor
Request for Proposals

April 13, 2018
Item No. J-4

SUBJECT PROPERTY INFORMATION 1

Parcel

TMK*

A

2-3-037:012
(por.)
2-3-037:024
2-3-037:033
2-3-037:034

Current
Tenant

Subject Property Information, AWSBH
Current Use

Area
State
(acres)* LUC

EO

County Zoning
P-2 General Preservation
District, Public Precinct
(Waikiki Special District),
Resort Mixed Use Precinct
(Waikiki Special District)

Trust
Land

SMA

5(b)*

Exempt

Diamond Parking
Services, LLC

Paid Parking
and Harbor
Office

3.47

Urban 1795

2-6-010:016

Vacant

N/A

0.229

Urban

1261
1795

Public Precinct (Waikiki
Special District)

5(a)

Exempt

2-6-010:003
(por.)

Vacant

N/A

0.462

1261
Urban 1795
569

Public Precinct (Waikiki
Special District)

5(a)

Exempt

2-6-010:005

Vacant

N/A

0.6518

Urban

1261
1795

Public Precinct (Waikiki
Special District)

5(a)

Exempt

C

2-3-037:020

HBM, LLC

0.3489

Urban 1795

5(b)

Exempt

D

2-3-037:012
(por.)

Hawaiian
Parasail, Inc.

0.49

Urban 1795

5(a)

Exempt

Mole 1

2-3-037:012
(Por.)

Diamond Parking Free and Paid
Services, LLC
Parking

2.53

Urban

1261
1795

Public Precinct (Waikiki
Special District)

5(a)

Exempt

Mole 2

2-3-037:012
(Por.)
2-3-037:026

Diamond Parking
Paid Parking, &
Services, LLC, &
Transpac
Honolulu
Office
TransPac

2.98

Urban

1261
1795

Public Precinct (Waikiki
Special District)

5(a)

Exempt

B

Catamaran
Storage
Hawaiian
Parasail Inc. &
Paid Parking

Public Precinct (Waikiki
Special District)
P-2 General Preservation
District, Public Precinct
(Waikiki Special District),

Total
11.1617
Notes: 1. Selected lessee will apply for shoreline setbacks with City and County of Honolulu.
2. * = TMK Nos. omit (1) for Island of Oahu, info (incl. acreage, trust status) is approximate, as obtained from City planning office.
3. Selected applicant is responsible for ascertaining accurate info as part of due diligence.

LEGAL ACCESS:
While public access to the Subject Property is generally provided over state fast and submerged or
reclaimed lands that comprise the AWSBH, Ala Moana Boulevard which is a public right-of-way,
Hobron Lane which is currently under executive order, and Holo Moana Street, are potential areas
which may require obtaining an easement or easements for legal access. Some of the parcels have
been subdivided, while others have not. Consolidation and resubdivision may be necessary and
also may require legal access/easements.
TRUST LAND STATUS:
Section 5(a) and 5(b) lands of the Hawaii Admission Act
DHHL 30% entitlement lands pursuant to the Hawaii State Constitution: No
1

The TMK parcel numbers issued by the City and County of Honolulu ("City") are for real property tax purposes
only and do not necessarily reflect subdivided lots recognized by the City. EOs, encumbrances, and acreage in the
table are rough approximations as indicated by the City, PLTIS and estimates from maps. The property will need to
be surveyed to ascertain accurate acreage and other information.
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CURRENT USE STATUS:
Within the AWSBH, there are currently 3 Leases, 3 Revocable Permits, and 2 Concession
Contracts, one of which is a Parking Concession. The Subject Property is managed by the Division
as part of the AWSBH. Exhibit B summarizes the AWSBH encumbrances, which may affect or
adjoin the Subject Property.
Parcel A, TMK Nos. (1) 2-3-037:012 (por.), -024, -033, -034, is the largest parcel within AWSBH.
It houses the Harbor Office, and most of the paid parking stalls. The Harbor Office is a singlestory structure with utilities and houses a harbor staff of five. The parcel is paved.
Parcel B, TMK Nos. (1) 2-6-010:003 (por.), -005, -016, is an area of land under EO No. 2575 to
the Department of Transportation (Harbors Division) for “Addition to the Ala Wai Boat Harbor.”
TMK no. (1) 2-6-010:003 has a portion near the Ala Wai Canal which, except for the sidewalk and
roadway which may require acquisition of an easement for legal access, is intended for
redevelopment. State Boating Lease No. BO-13120 was issued to Honey Bee USA, Inc. for Parcel
B on Dec. 6, 2013 and terminated on November 15, 2015. Prior to the boating lease, License No.
74 was issued to Ala Wai Boat Works, Ltd. on April 27, 1953 and expired on April 30, 2004. Ala
Wai Marine, Ltd. was a holdover tenant to License No. 74, and had been cited by the Department
of Health Clean Water Branch for discharge and permit violations. Ala Wai Marine, Ltd. held a
revocable permit (RP No. B-93-39) effective August 14, 1993, for boat storage and parking
purposes.
Parcel C, TMK Nos. (1) 2-3-037:020, is an area of land under EO No. 1795 to the Board of Harbor
Commissioners for the Ala Wai Boat Harbor. The parcel along with certain submerged lands was
part of State Boating Lease BO-13120 issued to Honey Bee USA, Inc. on Dec. 6, 2013 and later
terminated on November 15, 2015. This parcel was the subject of revocable permits, including
RP No. B-03-06 to Magic Island Petroleum, Inc. (MIP) to operate a fuel facility and convenience
store on December 1, 2002. The facility was in poor condition and required substantial upgrades
and repairs. MIP indicated it would be uneconomical to invest substantial sums of money for
repairs without a long-term lease. It is currently being used for catamaran storage by HBM, LLC
under a revocable permit.
Parcel D (TMK No. (1) 2-3-037:012 (por.) is adjacent and makai (or seaward) of Parcel A. It is
currently paved and used for permit parking. One commercial parasail operation, Hawaiian
Parasail, Inc., has been issued a revocable permit for a ticketing kiosk to support their commercial
parasail operations.
Mole 1 (TMK No. (1) 2-3-037:012 (por.)) is makai of Parcel D and connected to Parcel C. It is
paved and contains free parking and paid permit parking. It does not house any buildings.
Mole 2 (TMK no. (1) 2-3-037:012 (por.)) connects Parcel A to the Hawaii Yacht Club. It contains
paid parking, a two-story structure that serves as Honolulu Transpac, Ltd.’s office space and public
restrooms. The mole is paved. Hawaii Yacht Club’s lease (State Boating Lease No. BO-99-2)
expires on July 29, 2034. Access will need to be maintained for the lessee.
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Prior to issuance of a lease, such uses that are inconsistent with the lease of the Subject Property
will need to be terminated. The Division is requesting the Board to authorize the cancellation of
revocable permits and delegate authority to the Chairperson to determine when the cancellations
shall take effect.
STATUTORY AUTHORITY:
HRS Section l71-59(a) provides that a lease of public land may be disposed of through negotiation
upon a finding by the Board that the public interest demands it.
The statute also provides a process under which the Board may select the lessee. The statute
requires DLNR to: (i) provide public notice of its intention to lease public land through negotiation;
(ii) establish reasonable criteria for the selection of the lessee; (iii) determine the applicants who
meet the criteria for selection; and (iv) select the lessee that submits the highest offer.
In the alternative, HRS Section 171-59(b) allows for disposition by negotiation if the use meets
certain categorical criteria (e.g., marine, maritime, and maritime-related operations) provided that
such lease encourages competition within such type of operation.
CHAPTER 343 ENVIRONMENTAL ASSESSMENT:
The selected applicant shall be required to comply with all HRS Chapter 343 and HAR Chapter
11-200 environmental requirements regarding the applicant's proposed use of the Subject Property
during the development agreement phase of the project, and prior to any disposition by lease. The
issuance of a lease shall be subject to compliance with Chapter 343 whether by the issuance of an
Environmental Assessment (EA) with Finding of No Significant Impact ("FONSI") or
Environmental Impact Statement ("EIS"). In the case of a final EA and FONSI, the Board’s
approval of the EA and FONSI is required prior to issuance of a lease. If a FONSI is not issued
and acceptance of an EIS is required, the issuance of a lease shall also in any event, be conditional
on the Board's approval after the Board's review and acceptance of the EIS.
As a pre-condition to the issuance of a lease, the applicant selected through the RFP process will
be required to obtain any required EA/FONSI or EIS, and obtain all required land use entitlements
and governmental permits and requirements.
The prior Lessee to Parcels B and C under State Boating Lease BO-13120, obtained a final
EA/FONSI on October 8, 2010 (dated Sept. 21, 2010 as the “Waikiki Landing” project) and
supplemental Final Environmental Assessment (FEA) also on October 8, 2010 (dated July 30,
2010) to account for traffic impacts. The FEA also cited a Phase I Environmental Site Assessment
prepared on Jan. 12, 2004 for the “fuel dock” site (Parcel C). These documents will be made
available to all prospective applicants.
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BACKGROUND:
Vision: The Subject Property is located within AWSBH, which is the largest recreational harbor
in the State and is situated at the Ewa end of Waikiki. The Division intends to issue a Request for
Proposals to invite responsible applicants to partner with it in achieving its vision for AWSBH in
the public interest. The goal is to transform the harbor into a world-class marina that meets the
needs of residents and visitors who use the ocean for a myriad of activities. This transformation
includes development of the fast lands to improve the aesthetics of the harbor especially since it is
considered a gateway to Waikiki, improvement of the harbor & management services provided to
tenants, and the development of Division-managed fast (and submerged/reclaimed) lands in this
area to support the community and recreational activities of this legendary area. The Division is
eager to optimize the use of AWSBH in keeping with the conservation mission of the Department.
To this end, its vision includes helping mitigate environmental problems in the area, mainly of
trash and water quality issues, and working with local and regional entities such as the Ala Wai
Watershed Coalition, Waikiki Beach Special Improvement District Association and others. The
Division seeks a partner that will help it attain Clean Marina certification or other appropriate
designations. Finally, the Division wishes to partner with the Division of Aquatic Resources on
the Governor’s sustainability goals for Hawaii, as announced at the 2016 IUCN World
Conservation Congress, specifically the 30 by 30 initiative—to effectively manage 30% of
Hawaii’s nearshore waters by 2030—and seeks a marina partner that will help it attain these goals.
Rationale for RFP: The Division believes a Request for Proposals (RFP) method of procurement
should be used to safeguard the public trust. Elements such as experience, past performance,
resources, method of approach, and other criteria will be considered when selecting the successful
applicant. An auction process would simply award the contract to the highest bidder, not
necessarily one that shares in partnering with the Division and its vision for the AWSBH. The
Division does not possess the expertise or funding for this undertaking and believes this facility
should be upgraded under a lease arrangement with a private entity. Such an arrangement has
excellent potential to increase the lease rent revenues generated to support the Division’s
operations. The Division will review submitted proposals in accordance with the evaluation criteria
set forth in the RFP.
Capital Improvements: The Division has been implementing a comprehensive improvement
plan for the AWSBH. As part of this plan, since 2008, floating docks "B", "C", "D" and "F" have
been completely rebuilt and placed into service. The Division has also replaced the concrete piers
and revetment of the 700-row, replaced debris catchment, completed roadway and parking lot
repairs, and partially upgraded electrical and telephone utilities. The Division is also planning to
upgrade the water and sewer systems which may occur within the next 5 years. The 700-row piers
were replaced in 2012 and the 600-row is slated for replacement which may occur within the next
2 years. The Division has achieved key milestones in Capital Improvement Projects (CIP), but it
has been severely underfunded and received only a fraction, about 6% to 10%, of what was
requested at the Legislature.
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To deal with capital shortfalls, in other parts of the country and even in Hawaii, private partnerships
have brought more capital for much needed infrastructure development, optimized revenue to
honor the public interest, and freed up these states to carry out their original mandates more
effectively. For example, one New York State marina plans to bring in $10 million over the 25year rental period. To help it leverage CIP funds appropriated by the Legislature, the Division
requests authorization for an RFP to go to long-term lease so that the successful applicant may
partner with the Division to bring AWSBH the improvements that it desperately needs.
Harbor Management: Harbor management has been expensive for the Division consuming a
disproportionate amount of staff time and financial resources. Currently, the Division’s harbors
and boat ramps have a net loss, yet, most of the Division’s staff time and resources are spent in
maintaining them. In FY 2016, harbors operated at a net loss of roughly $150,000, yet 69% of
staff resources were spent on harbors statewide. A development proposal which incorporates
harbor management functions as part of redevelopment may be favored in order to promote
efficiency of marina operation and allow staff to focus on ocean recreation management which has
become a major priority due to the ever-increasing demands on the use of the near shore waters,
and in keeping with the DLNR’s mission of resource conservation and sustainable use.
Nationwide, States do not generally own recreational harbors and marinas and where they do, they
widely use third parties to manage them. Using third party harbor management, governments in
other states have shown a good track record of efficiency and optimization of revenue. The City
of Chicago has the largest municipal marina system in the U.S. It began using third party
management of its 6,000 slips (three times the number in the entire State of Hawaii) in the early
1990s, and has not looked back. Its revenues went from zero in 1995 to $13 million per year in
2015. Similar trends can be found all over the country. Even Hawaii’s own Kewalo Basin, a few
blocks from AWSBH, has shown a similar trend. Much of this revenue optimization can be
attributed to the undivided attention a third party can give to keeping slip vacancy rates as low as
possible.
ACCOMMODATION REQUIREMENTS:
The Developer shall provide office space and related utilities for the Division of Boating and
Ocean Recreation staff. The square footage of the office space shall be equal to or greater than the
current harbor office unless otherwise agreed to by the Department. The Developer shall provide
storage space for miscellaneous harbor materials that is at least one thousand square feet. The
Developer shall provide a minimum of ten parking stalls to be used by harbor staff and state vehicle
parking at no charge. The Developer shall follow the existing parking plan approved by the Board
of Land and Natural Resources (Board) that provides for three hundred parking stalls to remain
open to the public at no charge, three hundred parking stalls to be dedicated as permit parking
stalls for harbor tenants with valid mooring permits, and all remaining stalls may be used as paid
parking according to approved parking rates. Any changes to this parking plan shall be approved
by the Board. Access for State DOT personnel to inspect the lower footings of Ala Wai Canal
bridge and State personnel to inspect waste catchment areas near the same location also need to be
accommodated.
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REQUEST FOR PROPOSALS (RFP):
DOBOR’s RFP process will begin with an invitation to qualified applicants to submit proposals
for harbor redevelopment at AWSBH for the Subject Property. Request for Qualifications will be
incorporated into the RFP, and will request the requisite information from interested parties. An
evaluation committee selected by the Chair and the Division will review the applications and
determine which applicants meet the eligibility criteria.
The selected Applicant and its proposal must be approved by the Board at a board meeting open
to the public. Should the Board approve the selected Applicant and proposal, the selected
Applicant and DLNR will commence exclusive negotiations of a development agreement and
proposed lease for the Subject Property with the approved Applicant.
PROPOSED DEVELOPMENT AGREEMENT:
The selected Applicant may need to undertake various predevelopment activities before a lease
can be issued and construction can commence i.e., due diligence; comply with HRS Chapter 343
requirements (i.e., EA/EIS), obtain a special management area permit, and obtain subdivision
approval to create legal lots and access, if required. The Applicant will also be required to submit
evidence of the applicant’s financial capacity to complete the proposed development, including
personal guarantees (construction bond); a lease rent proposal, a development agreement rent
proposal, development timetable. The Applicant will be allowed to use only those submerged
lands that have been approved by the Legislature subject to the Applicant acquiring all required
approvals. Thereafter, a Development Agreement will be negotiated with the selected Applicant,
in which the agreement will set forth the predevelopment terms and conditions that the selected
Applicant must perform (including payment of development agreement rental fees) for a lease to
be issued.
PROPOSED NEW LEASE:
The proposed lease shall include a survey map and descriptions of the Subject Property and
easements according to State Department of Accounting and General Services standards.
Character of Use:
The Subject Property may include any use(s) allowed under the Hawaii Revised Statutes, City and
County of Honolulu Zoning, Special Management Area Ordinances for the Subject Property, and
the Waikiki Special Design District.
Lease Term: Anticipated to be up to Sixty-five (65) years (as stated in HRS § 200-2.5, or according
to § 171-59, as applicable).
Minimum Annual Rent: To be determined by the selected Applicant's proposal, but not less than
the fair market rental, as determined by staff or independent appraisal, subject to review and
approval by the Chairperson.
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EXHIBIT A

Lease

RP

RP

RP

Easement

Waikiki Yacht Club

Hawaiian Parasail,
Inc.

Honolulu Transpac,
Ltd.

HBM, LLC
Catamaran storage

M Waikiki, LLC

1795

1795

(1) 2-3-037:012
(por.)

1795

1795

(1) 2-3-037:020

(1) 2-3-037:026

(1) 2-3-037:012
(por.)

Public Precinct (Waikiki Special
District)**
Public Precinct (Waikiki Special
District)**

To conduct pool deck and outdoor
dining activities within the portion of
certain elevated deck abutting property

Public Precinct (Waikiki Special
District)**

P-2 General Preservation District*,
Public Precinct (Waikiki Special
District)**, Resort Mixed Use
Precinct (Waikiki Special District)

Public Precinct (Waikiki Special
District)**
P-2 General Preservation District*,
Public Precinct (Waikiki Special
District)**

Public Precinct (Waikiki Special
District)**

P-2 General Preservation District*,
Public Precinct (Waikiki Special
District)**, Resort Mixed Use
Precinct (Waikiki Special District)

P-2 General Preservation District*,
Public Precinct (Waikiki Special
District)**, Resort Mixed Use
Precinct (Waikiki Special District)

County Zoning Info

Revocable Permit issued to HBM, LLC
for vessel moorage

Office Space

Ticket Booth

Yacht Club Purposes

Yacht Club Purposes

Easement used by the Hawaii Prince for
a Port Cochere

Mobile Concession Food Truck

Parking Concession Contract

Purpose

**Lands zoned under the Waikiki Special District are subject to the standards found in the Waikiki Special District Design Guide.

*Lands zoned under the P-2 general preservation district are intended to preserve major open space, recreation lands, and lands of scenic and other natural resource value.
Areas designated urban by the state but well suited to the functions of providing visual relief and contrast to the city's built environment or serving as outdoor space for the public's use and enjoyment are also
zoned in this district.
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Hawaii Yacht Club

H-87-25

(1) 2-3-037:006,
012

Lease
1795
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(1) 2-6-010:008
(1) 2-3-037:012
(por.)

Hawaii Prince Hotel
Waikiki Corp.
(1) 2-3-037:013

1795

(1) 2-3-037:012

AWSBH201201

Galley Foods, LLC

1795

EO

Concession
near helipad
area

TMK

(1) 2-3-037:012

Lease, RP
No.

Diamond Parking
Services, LLC

Notes

Concession
AWSBHfor parking on
200901
Moles 1 and 2

Tenant

Exhibit B: Current Encumbrances, AWSBH

Amendment:
1.

Before going out publicly, DOBOR to confirm with AGs what the process
is; and how specific does the proposal have to be and bring back to the
Board;

2.

The RFP to be sent to stake holders to keep them informed regarding the
details of the project.

(Approved as Amended – Yuen, Roehrig; opposed – Oi, Downing)

