
1400 Kapiolani

HAWAII’S HOUSING NEEDS
BY CHRISTINE CAMP



Avalon Development
• Founded in 1999; Hawaii Only
• Owner/DM/CM/PM/Sales/Leasing
• $350 million in developments
• Residential 

– 900+ Units managed
– 800+ Units being planned

• Commercial 
– 1,000,000 sf + Managed
– 180 acres under development

• Active Developments
– 5 active/ 3 residential



AVALON RECENT RESIDENTIAL PROJECTS
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Consistent Themes

• Develop relationships

• Build trust

• Have “skin in the game”

• Know your market

• Minimize risks

• Find win-win



7000 Hawaii Kai Experience

7000 Hawaii Kai

Cost per unit 582,000 

Cost before land 452,000 

Cost before parking 382,000 

Cost of Time & Process

Entitlement Processing 19,000 

Interest Costs 86,000 

Total 105,000 

CAPITAL STACK

Development Capital Stack Interest Rate

Loan 45% 3.75%

Mezzanine 23% 15.00%

Equity 32%

Take out capital stack

Loan 58% 4.13%

Mezzanine 7% 15.00%

Equity 32%

**Nore equity generally requires 15-25% Internal Rate of Return (Time value)



ACTUAL vs PROFORMA

269 units Profoma Actual Op Cost Mortgage
Residual for 
Ownership Status Monthly

Annualized 
Return on 

equity PROFORMA

9 4/2 market $    3,800 $3,450 $          620 $     2,185 
$            

645 available $          5,805.18 69,662 $                8,955 

134 3/2 market $    3,650 $3,450 $          620 $     2,185 
$            

645 available $        86,432.67 1,037,192 $            113,233 

72 2/2 market $    2,950 $2,500 $          620 $     2,185 
$         

(305) wait list $      (21,958.56) (263,503) $              10,441 

28 3/2 affordable $    2,603 $2,300 $          620 $     2,185 
$         

(505) available $      (14,139.44) (169,673) $              (5,655)

26 2/2  affordable $    1,703 $1,703 $          620 $     2,185 
$      

(1,102) wait list $      (28,651.48) (343,818) $            (28,651)

62% annual net 329,860 $        1,179,868 

579 parking stalls equity 51,000,000 51,000,000 

Net return  0.647% 2%

50% INT 36,500,000 

3.23%



KENROCK REDEVELOPMENT (ORIGINAL VISION)



Real Life Impact of Changing Policies

Original Concept 
(Iconic Design)

Current View

Total Unit Count 800 660 - 700

Condo Hotel 300 “0”?? - 200

Market Units 
(rental/sale)

300 300 - 561

Affordable Rentals 200 140 +/-



Real Life Impact of Changing Policies

Requirement Impact

Park Fees $551 psf x 110sf x 700 $42.43 MM

School Fee $5,900 x 700 $  4.13MM

Other Impact Fees $6,800 x 700 $  4.76MM

Energy Codes/etc $5,000 x 700 $  3.5MM

Potential “Exactions” $54.82MM+ 
$78,300/unit

Affordable “In-lieu fee” 70,000 sf x 10 FAR =
700,000 x $45 psf=

$31.5MM
($45,000 per unit)



Current Housing Bills
• HCDA

– 30 year requirement (currently 10 years)

– 100% of AMI (currently 140%)

• City Bill 58 - NO

– 30 year buy back, 30 year rental (current 10 years)

– TOD 20% affordable housing/25% offsite/15% rental -30 years

– Non-TOD10% /15% offsite/5% rental – 30 years 

– No unilateral agreements (90% of developable land)

• City Bill 59 – Yes – Rental Housing only

– Follows new state law

– PLA Agrements = 15% union rate reduction (30 yrs rental)

– Waiver of fees 



GAP SUBSIDY 

LIHTEC

MORTGAGE



Mahalo Nui!  A Hui Hou.

AVALON 
DEVELOPMENT 


