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Kapolei Tower Centre  
1020 Wakea St.  

City of Kapolei, Oahu, Hawaii 
 
An Investment Opportunity presented by Kapolei Tower Partners LLC to Provide Equity for Development of 20,500 

square feet of ground floor retail  
in the heart of the City Center of Kapolei, Hawaii. 

 

 
 

Confidential 
Accredited Investors Only 

$25,000 Minimum Investment 
 
 
 
 
 
 
For Investment inquiries, please contact: 
 
Kapolei Tower Partners LLC 
Giovanni Mola, President 
808-388-3000 
giovanni@investkapolei.com 
www. investkapolei.com 
1960 Kapiolani Blvd. 
Suite 203 
Honolulu, Hawaii 96826 
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Project Description 
 

Kapolei Tower Partners LLC (the 
“Manager”), is pleased to present a 
unique investment opportunity to 
facilitate the acquisition of .8 acres of 
land (the “Property” or “Site”) and the 
proposed development of 20,500 net 
leasable square feet of ground floor 
retail and 58 structured parking stalls 
(“Kapolei Tower Centre” or the 
“Project”).  Kapolei Tower Centre 
retail tenants will have the option to 
lease up to an additional 125 parking 
stalls.  Kapolei Tower Centre is the 
third of three phases of the Kapolei 
Mixed-Use Development (“KMUD”) 
being developed by Coastal Rim 
Properties Inc. in partnership with 
Highridge Costa Development 

Company, Citibank, Royal Bank of Canada, and Hawaiian Dredging Construction Company.  KMUD occupies a 3.03 
acre city block in the Kapolei Central Business District, bounded by Haumea Street on the north, Alohikea Street on 
the west, Wakea Street on the east, and Ala Kahawai Street on the south.  The Site is at the very heart of the City 
Center of Kapolei.  The Property has been divided by a Condominium Property Regime so that each of the three 
phases can be financed, owned, and operated independently.   
 
Phase 1 is a 13 story residential tower including 154 
studio, 1-bedroom, and 2-bedroom units of affordable 
rental housing for seniors and 173 structured parking 
stalls.  Phase 2 is a 13 story residential tower including 
143 studio, 1-bedroom, 2-bedroom, and 3-bedroom 
units of affordable rental housing and 158 structured 
parking stalls.  Phase 3 - Kapolei Tower Centre -  
includes 20,500 net leasable square feet of single-story 
retail and 58 structured parking stalls.  KMUD has 
significant recreational space, including an indoor 
recreation center, a community room, and large 
adjoining outdoor recreation decks atop the parking 
structure.  Currently under construction, the high-rises 
will consist of a steel and concrete frame with steel 
and glass exterior, and the single-story retail will be constructed in Type VB (concrete block bearing walls and 
columns, metal stud non-bearing walls, and rigid insulation on metal deck with steel truss roof).  Phases 1 and 2 will 
complete construction in January of 2020 and March of 2021, respectively.  With the first two phases under 
construction, the Project is a compelling investment opportunity given the institutional quality of the pending 
improvements, strong returns, strong demand for the proposed product, and the prominent location in the heart of the 
City of Kapolei, which is rapidly becoming the “Second City” of Oahu. 
 
Program Summary 

 
 

Residential 
Units

Retail (sf)
Outdoor 

Recreation (sf)
Site Area 

(sf)
Parking 

Stalls

Phase 1 154             7,314        9,292                     65,296       173            

Phase 2 143             2,295        7,800                     31,912       158            

Phase 3 20,503      35,041       58              

Total 297             30,112      17,092                   132,249     389            

Phase 1 Under Construction 

Kapolei Tower Centre Retail in the Foreground; Phase 1-2 Towers in the 
Background 

Community Amenities include: 
 Electronically controlled access to lobby 

and common areas 
 Recreation rooms and lounges 
 Large podium-level outdoor recreation area 
 Wi-Fi in the lobbies and common areas 
 On-site management and maintenance 

offices 
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Sustainable Development 

KMUD is exceptionally Green, with Phase 1 designed to the LEED 
Platinum standard and Phases 2 and 3 designed to be LEED 
Certifiable.  KMUD features superior energy efficiency, including 
onsite power generation through photovoltaic (“PV”) arrays and 
high-performance envelope treatments to help reduce energy 
consumption and enhance thermal comfort.  High efficiency Energy 
Star appliances are specified for all residential units, and high 
efficiency interior and exterior lighting systems with associated 

controls will be used throughout.  
Water efficiency is also a key focus.  Efficient plumbing fixtures have been selected, 
and water saving appliances have been specified. A climate-appropriate plant palette 
has been chosen along with high efficiency irrigation and controls, and recycled water 
will be used to meet all irrigation needs in order to reduce potable water usage.  These 
high-performance specifications will create a more attractive and comfortable 
environment for tenants and in the end will save money for retail tenants, residents, 
the condo association, and principal owners alike through lower operating and 
maintenance costs, which will in turn boosts asset values.  

  

Schedule 
 

 
 

Financing Project-level profit is conservatively 

projected at $6.9 million with an Equity Multiple 
of 1.4X and 18% IRR 
 
The ownership and financing for Kapolei Tower 
Centre will be treated as discreet from the other 
phases.  Kapolei Tower Partners is seeking 
approximately $13.8 million in Equity to fund 
construction, lease up, and stabilization of Phase 3 
with an anticipated resale after full lease-up and 
stabilization.  The approximate investment 
timeframe will be two years from entry to exit.  
Kapolei Tower Centre is anticipated to be financed 
100% with equity, without the use of debt. With no 
debt service, the risk of default or bankruptcy is 
mitigated, and there can never be a foreclosure.  
This isolates the project from risk due to 
unforeseeable delays in construction, lease-up, or 
build out of retail space, or ‘acts of god’, like 
natural disasters.  Kapolei Tower Partners is 
offering equity investors a 7% preferred return plus 
70% of profits. 100% of cash flow goes to pay 
investors the preferred return until a 7% internal 

Kapolei Tower Centre Close on Equity Oct-19

Phase 1 Complete, start lease-up Jan-20

Phase 3 Building Permits/Start of Construction/Start Preleasing Apr-20

Phase 2 Complete, start lease-up Mar-21

Kapolei Tower Centre Construction Complete Oct-20

Kapolei Tower Centre Fully Leased/Stabilized Oct-21

Kapolei Tower Centre Resale Oct-21

Summary Pro Forma 

Total Development Cost $13,800,000
Net Leaseable Area 20,500 sf
Market Rent PSF $60 NNN*

Gross Income $1,230,000
Vacancy @ 10% -$123,000
Effective Gross Income $1,107,000
Commissions -$33,210.00
Asset Management -$33,210.00
Net Operating Income $1,040,580

Annual Cash on Cash Return 7.5%
Net Asset Value @ 5% Capitalization $20,811,600
Preferred Return @ 7% $1,999,620 2 year investment
Additional Profit $5,011,980
70% to Equity Partners $3,508,386
30% to Manager $1,503,594
Equity Investment Multiple 1.40X
IRR 18%

Assumptions/Facts

Revenues

Returns

*NNN lease means tenant(s) cover property expenses, which include property tax, insurance, 
and maintenance. 
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rate of return is reached, and thereafter, all additional revenues 
are considered profit, which is split 70% to equity investors and 
30% to the Manger.   
 
 
 
 

Oahu Economy 

The State of Hawaii, and Oahu in 
particular, is a consistently strong 
performer economically.  Local 
economics in Kapolei are of 
course heavily influenced by the 
economics of Honolulu, by far the 
largest city in Hawaii with a 
population of approximately 
350,000.  The County of 
Honolulu comprises the entire 
island of Oahu and is also known 
as the Honolulu Metropolitan 
Statistical Area (“MSA’).   
 
Total employment has increased 
each year since 2012 in the MSA, 
with annual employment growth 
consistently higher than that of 
the nation.  The October 2016 
year-over-year employment 
increased at a rate of 2.9 percent, 
well above the national rate of 
increase.   

 
  

$100K Sample Investment
Milestone Date Cash Flow

Initial Investment 10/1/2019 (100,000)      
Resale of Asset - Return of Principal 10/1/2021 100,000       

Preferred Return @ 7% 10/1/2021 14,490         
Profit Share @ 70% 10/1/2021 25,423         
Total Return 139,913       
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Unemployment in the MSA has 
remained below the national 
unemployment rate in each year 
of the last decade. The 
unemployment rate in the MSA 
reached its peak in 2009 and 
2010, yet was below the national 
rate during the same time 
period.  Since 2010, the 
unemployment rate in the MSA 
has steadily declined and  at 
approximately 3%, remains 
approximately 1.8% below the 
national rate.  
 
 

The largest employer in the MSA is the federal, state, and local 
government.  Hickam Air Force Base and Pearl Harbor are 
located approximately four miles and one mile east of the Site, 
respectively. Together, they account for approximately 40,000 
jobs.  The largest non-governmental employers in the area are 
concentrated in the healthcare and accommodations industries.  
Overall, for more than 50 years Hawaii has enjoyed special 
status as a premier international destination for vacationing, 
shopping, and soaking up the Aloha Spirit.  Visitors and visitor 
spending trend upward significantly in the long-run, and this 
in large part drives the competitive Hawaiian economy and 
real estate market.  The upward trend is expected to continue 
for the foreseeable future.  The rise of China and Hawaii’s 
growing popularity with the Chinese is likely to play an 
increasing role in this growth.  The significant percentage of 
the workforce employed in the healthcare and public 

administration (i.e. military) sectors is a source of strength for the local economy, as these industries tend to be more 
resilient in periods of economic recession. 

The MSA economy has entered into an expansionary phase, as evidenced by increasing total employment levels and 
a decreasing unemployment rate.  Additionally, Honolulu County is working towards a diversified economic base 
with technology-intensive and knowledge-based enterprises including alternative energy, diversified agriculture, 
ocean and earth sciences, film and digital media, and satellite tracking.  The MSA is an attractive location for new 
businesses due to its strategic mid-pacific location, time zone advantage, and well-developed infrastructure. 

 
The Primary Market Area – Southwestern Oahu 

 
 
The Primary Market Area (“PMA”) is defined as the 
area of Southwestern Oahu shown to right.  As can be 
seen in the table on the following page, population 
growth in the PMA is outpacing the MSA and the 
nation, in large part due to the growth of the Kapolei 
region.     
 

 20,000,000

 25,000,000

 30,000,000

 35,000,000

 40,000,000

1980 1990 2000 2010 2020

Oahu Visitor Days Per Year

Source:  Hawaii Department of Business, Economic 
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Kapolei – Oahu’s Second City 
The Project is located in Kapolei, 
Hawaii in southern Honolulu County, 
on the island of Oahu.  Honolulu is the 
county seat and the county’s most 
populous city.  Planned as the second 
"urban center" on the island of Oahu, 
Kapolei is a master planned community 
that was conceived in the 1950’s, 
though residential construction in 
earnest did not begin until the late 
1980s with commercial developments 
springing up shortly thereafter. Since, 
the Kapolei area has seen massive 
growth, and has become the center of 
business in the West Oahu region of the 
island, but the greatest growth is yet to 
come.  The entire 650-acre City of 
Kapolei is zoned to reflect commercial, 
mixed use, and residential uses in 
accordance with the master plan.  
Within the larger master plan, the 6 
city-block City Center, shown in purple below, is the high-density commercial core of the City and is where the Project 
is located.   
 
 As of 2006, more than 800 
companies, agencies, and 
organizations accounted for nearly 
25,000 jobs in the region of the ‘Ewa 
Plain.  Recent studies indicate that 
an additional 40,000 jobs will have 
been created by 2025.  As of 2006, 
the number of homes in the region 
was estimated at 26,000.  Expansion 
and infill of communities and the 
construction of new residential 
projects will have added an 
additional 25,000 residential units to 
the area by 2025.  Population within 
the Kapolei region is expected to 
grow from 67,000 in 2000 to 
approximately 125,000 currently to 
between 170,000 and 185,000 by 2035.  The Hawaii state Department of Business, Economic Development and 
Tourism, projects that Oahu's population will grow 9 percent over the next 20 years. Kapolei's population, on the other 
hand, is expected to boom by 53 percent, according to City and County of Honolulu projections put out by The City 
of Kapolei. As of 2005, the City of Kapolei provided 25% of the region's jobs, and by 2025 this figure is projected to 
be 34% of the regional total.  This bodes extremely well for Kapolei as a whole and particularly well for the downtown 

  Site 

 -
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 60,000.00

 80,000.00

 100,000.00
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 140,000.00
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core where the Project is located.  It is an opportune time to invest in this transformative project at the heart of the 
new city.   
 
The median household income of approximately $75,000 for the Kapolei region is higher than in the MSA and the 
nation.  Kapolei Mixed Use Development will be the first residential development in the market to offer a high-rise 
design.  The high-rise design will create a sought-after product, as the density and scale of the Project’s overall mixed-
use community will foster a synergy with the surrounding retail, office, and recreational uses that is unique in the 
market. 
 

Superior Infill Location 

The Site is located within 
the newly developing 
Kapolei Central Business 
District and will offer 
convenient pedestrian 
access to numerous 
amenities including 
shopping, schools, library, 
employment, civil services, 
and the Kapolei Regional 
Park.  According to County 
Planning Documents and 
zoning, office towers, with 
shopping and restaurants at 
ground level, are ultimately 
to be the predominant form 
of development in the City 
Center.  The Site is .3 miles 
off of Interstate H-1, which 

is notably the busiest highway in Hawaii and leads to the southernmost point of Honolulu.  .5 miles to the south is 
Kapolei Parkway which connects to the other major urban developments throughout the ‘Ewa Plain region.  The Site 
therefore has exceptional access to all areas of Oahu and immediate access to local major business centers.  

The 3.03 acre city block on which the Site is located is bounded by Haumea Street on the north, Alohikea Street on 
the west, Wakea Street on the east, and Ala Kahawai Street (formerly known as Wai Anani Way) on the south.  
According to the Kapolei Long Range Master Plan, Ala Kahawai will serve as the spine and the "main street" of the 
City, and Wakea Street is designated as a major commercial artery.  The ground floor retail is therefore optimally 
placed at what will be the most vibrant and active part of the city.  On Haumea Street directly in front of the Project 
is the current Kapolei Transit Center, serviced by several bus lines that provide regular connectivity throughout the 
island.  The Site is also within .25 mile of the future transit center which will house a light rail station connecting to 
Honolulu.  Bikeways also are planned for all major roadways to link up with the regional bikeway system. 
 

Nearby Development Activity 
 
Millions of square feet of commercial space has recently been 
developed or is in the pipeline in Kapolei.  Less than 2 miles 
away, the first regional shopping mall to be developed in 
Hawaii for over 30 years – the Ka Makana Ali‘i - opened in 
2016.  The new, state of the art 1.4 million square foot mall 
features 150 exciting shopping, dining and entertainment 
offerings, two hotels and LEED-certified office space.  Kapolei 
is also home to University of Hawai’i’s West Oahu campus 
with approximately 3,200 students today (7,600 at full 
enrollment), the new $133M Kroc Center, and the first phase 
of Honolulu’s $5.2B rail transit project.  Abutting Kapolei to 
the east is DR Horton’s $4.6 billion Ho’opili 

Kapolei Tower Centre Proposed Retail – Corner of Ala Kahawai and Wakea Streets 
 

Ka Makana Ali‘I Regional Mall 
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master planned community, which is 3 years in to a 20 
year build-out, encompassing 1,600 acres and 
including 11,750 new residential units, 3 million square 
feet of commercial space, 70 acres of open space, 200 
acres of farms and gardens, 5 public schools, and 3 light 
rail stations.  Ho’opili is anticipated to create about 
27,000 jobs.  Abutting Kapolei to the west is the 
massive Ko Olina resort development.  Approximately 
50% of the 642 acre site has been developed with four 
man-made lagoons; a full service marina; golf course; 
Four Seasons Resort (which received a $500 million 
facelift in 2016); Marriott's Ko Olina Beach Club; Disney’s Aulani Spa and Resort; multiple resort condominiums; 
two commercial centers with retail and dining; four wedding chapels; an activity center, and a beach and sports 
club…and development of the remaining 50% is picking up speed.  In 2016, China Oceanwide purchased 26 acres for 

$280 million with plans to build an Atlantis-branded resort, 
copying their Dubai resort, including approximately 1,400 
rooms and new residences, an aquarium, restaurants, bars, gyms, 
conference facilities and outdoor pools. With 425,000 square-
feet of curated retail, restaurant and entertainment space, 
Kapolei Commons, .5 miles to the west of the Site, continues to 
be an epicenter for local culture, food, shopping, and innovative 
events.  China Oceanwide owns the land between Kapolei 
Commons and Kapolei City Center, where they are planning a 
community with a golf course, along with an extension of 
Kapolei  Parkway that will connect the developments of Ko 
Olina with 
the City 

Center of Kapolei. The first stretch of that road is complete.  
Kapolei Shopping Center, .25 miles northeast of the Site, is 
anchored by Safeway and Longs Drugs and is a bustling center 
with more than 30 local and national brand businesses offering a 
wide choice of goods and services and plenty of free parking.  
Two blocks down Wakea St. from the Site is the relatively new 
Kapolei Village Center, featuring a Foodland, 11 restaurants, and 
choice retailers.  For residents, this new wave of commercial 
development means jobs and abundant shopping, restaurants, 
entertainment, and recreation opportunities in the neighborhood. 
Please see neighborhood amenity map on the following page.   
 

 

Ko Olina Resort – 50% Developed 

Planned $1.5B Atlantis Resort by China 
Oceanwide 

Kaplolei Commons Regal Cinemas



NEIGHBORHOOD AMENITIES  

Page | 9    
 

 

 

 Kapolei Transit Center 

 Kapolei Police Station  

 Numerous banks 

 Restaurants and local retailers 

 Plentiful off-street parking 

 Two movie theatres 

 Kapolei Hale City Hall 

 State, County, and Federal offices/services 

 Foodland 

 Safeway 

 Multiple gym and fitness centers 

 Wet ‘N Wild theme park 

 Kapolei Public Library 

 Medical and Dental services 

 73 Acre Kapolei Regional Park 

 Home Depot 

 Costco 

 Target 

 Walmart 

 Several pharmacies 

 5 private schools and Universities 

 Future light rail station  

 Healthcare and beauty services 



 

Page | 10    
 

Oahu and Kapolei Retail Markets 

The consistently robust economy on Oahu contributes to a similarly robust real estate market.  There is both consistent 
demand and high barriers to entry, which restrict supply, so existing and new assets tend to perform well.  The graph 
above and right illustrates overall retail vacancy and absorption trends in Oahu, according to the Collier’s Q1 2019 
Oahu Retail Market Report.  Vacancy rates increased in 2015-2018 with a retail shopping center boom that increased 
net leasable area by 1.6 million square feet.  Nearly all that space has been fully absorbed and vacancy has stabilized.  
Colliers predicts that by year end 2019 the average vacancy rate will dip below 4%.  With less available space, rent 
growth should remain steady.  The graph and table below show average Oahu retail rents at around $4.16 per square 
foot (“psf”) per month, triple net (“NNN”), which means tenants pay all operating expenses, including taxes, 
insurance, and common area maintenance.  West Oahu average retail rents are higher even than Honolulu, ranging 
from $4.16 on the low end to $5.17 on the high end.   
 

 
 

Comps and Proposed Rents 
We have identified comparable recent leases and asking rents to determine a reasonable pro forma rent assumption 
for the proposed retail space.  As can be seen in the chart on the following page, the average comparable rent is $5.24 
psf among Class A and Class B properties in the area, NNN.  We have assumed pro forma rents at $5 psf NNN in the 
interest of conservatism.  Considering the Project is Class A new construction in a premium location and will be 
preleasing in 2020, rents of $5.50 or more psf could be achievable.  Similarly, whereas average vacancy is around 4%, 
we have conservatively assumed a 10% vacancy rate for the pro forma.   
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In a 2017 interview with market 
analyst Novogradac and Company 
LLP regarding the proposed retail 
space, Kirk K. Horiuchi, a Senior 
Vice President with JLL, indicated 
that the retail market in Kapolei is 
strong with nearly full occupancy 
among the smaller, newly 
constructed retail inventory. Mr. 
Horiuchi indicated that vacancy 
rates in Kapolei are generally 
trending down. He also expects this 
trend to continue for the foreseeable 
future while capital investments 
continue to increase in the Kapolei 
area, such as the redevelopment of 
the closed Kmart building.  In 2017, 
Mr. Horiuchi believed that a 
reasonable monthly price per square 
foot for new construction ground 
floor retail would range between $5 
and $5.83 psf NNN.   
 

Investment Highlights 

Rapid Growth - The Project is located in the City Center of the rapidly growing City of Kapolei in the ‘Ewa Plain, the 
population of which is anticipated to grow by 53% over the next 20 years, according to City and County of Honolulu 
projections put out by The City of Kapolei.  Massive development is underway within the City and on both sides of 
the City.   
 
Superior Infill Location - The Project is within walking distance to an exceptional array of shopping, services, and 
public amenities such as the 73 acre Kapolei Regional Park.  A prime TOD location, the Kapolei Transit Center is 
immediately adjacent to the Site, and the planned light rail station is within .25 miles.  Located along the City Center’s 
main streets, the Project will be at the very heart of the new city’s downtown.    
 
The Final Phase of KMUD – with the towers of Phases 1 and 2 under construction and scheduled for completion in 
the near future, now is an opportune time to leverage the institutional quality assets being build on the site.   
 
Construction Cost Efficiency - Phases 1 and 2 of KMUD in fact will be building the parking structure, so Kapolei 
Tower Centre will be able to “build” its 58 parking stalls at minimal cost, just by finishing the surface grade.  The 
single story Type 5B construction is very cost efficient yet yields the same rents as more expensive construction types, 
allowing for exceptional returns.   
 
Strong Market Fundamentals - Oahu’s economy is strong.  Ever-increasing tourism dollars help to fuel wage growth 
and job growth, which keeps unemployment low.  Strong local economics combined with burgeoning demand from 
international investors keeps demand for high quality real estate assets at a premium; at the same time high barriers to 
entry keep supply relatively low.  This equates to consistently increasing prices.      
 
Retail Market – The retail market in the Kapolei area is extremely strong, with average lease rates higher even than 
Honolulu and vacancy as low as 4%.  Strong interest from potential tenants has been expressed already, especially in 
the medical office arena.   
 
Advantageous Financing Structure – with a 100% equity financing structure, risk of foreclosure is eliminated and any 
risk associated with unforeseen delays is mitigated.  This is the lowest risk financing structure available yet will 
provide strong returns to equity investors at approximately a 18% IRR and 1.4X equity multiple with an approximately 
2-year investment.  Key assumptions in the pro forma are conservative and reasonable.   
 
 
 

Location Lease Type Net Area (sf) Rent psf

Kapolei Shopping Center 590 Farrington Hwy NNN 1,000            4.92       
Kapolei Village Center 4850 Kapolei Parkway NNN 2,164            6.00       
Corner of Farrington Hwy & Kealanani Ave. NNN 8,981            5.00       
597 Farrington Highway NNN 875               4.92*
Kealanani Plaza 710 Farrington Highway NNN 1,296            5.00       
Halekuai Center 563-565 Farrington Hwy NNN 997               6.09       
Halekuai Center 563-565 Farrington Hwy NNN 1,444            4.50       
Ka Makana Ali'i NNN 3,078            4.58       
Ka Makana Ali'i NNN 1,318            6.25       
Ka Makana Ali'i NNN 1,138            6.67       
Ka Makana Ali'i NNN 6,624            4.79       
Ka Makana Ali'i NNN 6,480            5.00       
Ka Makana Ali'i NNN 992               6.50       
Kapolei Parkway Shops NNN 1,309            4.75       
Kapolei Village Center 4850 Kapolei Parkway NNN 1,025            5.69       
Kapolei Village Center 4850 Kapolei Parkway NNN 1,130            4.85       
Kapolei Village Center 4850 Kapolei Parkway NNN 675               5.00       
Kealanani Plaza 710 Farrington Highway NNN 1,014            4.75       
Kealanani Plaza 710 Farrington Highway NNN 1,035            4.50       
Kealanani Plaza 710 Farrington Highway NNN 950               4.75       
Average 2,176            5.24       
*adjusted by market analyst


