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AH Committee

From: lawrence@alaula.org
Sent: Monday, June 13, 2022 7:23 AM
To: AH Committee; Gabe Johnson; Mike J. Molina
Subject: RE: Hale Waipuilani - 6.13.22 Presentation
Attachments: HALE WAIPUILANI - AH Committee 6.13.2022.pdf

Good Morning Paige, 
 
Attached is the Hale Waipuilani June 13, 2022 review for this morning’s meeting.  I have cc’d Vice‐Chair Molina on this 
thread in case Chair Johnson is unable to make the meeting.  I should be able to get through this in 5‐10 mins as I 
practice.   
 
I am available to do a test run with you this morning if needed. 
Mahalo, 
 
Lawrence Carnicelli, B 
VP of Development, Alaula Builders  
Broker, Hale Anuenue Realty 
(808) 283‐6090 
Lawrence@Alaula.org 
RB‐18787 
 

From: AH Committee <AH.Committee@mauicounty.us>  
Sent: Saturday, June 11, 2022 7:31 PM 
To: lawrence@alaula.org; Gabe Johnson <Gabe.Johnson@mauicounty.us> 
Subject: RE: Hale Waipuilani ‐ 6.13.22 Presentation 
 

Hi, Lawrence, 
 
Yes, please send the presentation to ah.committee@mauicounty.us. 
 
Thank you, 
 
Paige 
 
From: lawrence@alaula.org <lawrence@alaula.org>  
Sent: Friday, June 10, 2022 2:57 PM 
To: AH Committee <AH.Committee@mauicounty.us>; Gabe Johnson <Gabe.Johnson@mauicounty.us> 
Subject: Hale Waipuilani ‐ 6.13.22 Presentation 
 
Aloha Paige, 
 
Councilmember Johnson is allowing us to do an summary overview at the beginning of  Monday’s meeting.  Do I need to 
get that to you? 
Thanks, 
 



2

Lawrence Carnicelli, B 
VP of Development, Alaula Builders  
Broker, Hale Anuenue Realty 
(808) 283‐6090 
Lawrence@Alaula.org 
RB‐18787 
 



HALE WAIPU’ILANI 
100% WORKFORCE HOUSING 

Affordable Housing Committee 
June 13, 2022









HALE WAIPU’ILANI - OVERVIEW
• 100% Workforce Housing 
• 100% For-Sale Homes
• 100% Maui Resident Buyers
• 100% Owner Occupied
• Mixed Use
• Infill
• 28 Homes
• Common Area & Pavilion
• Dual Access - Kauha’a and E. Waipuilani
• Environmentally Sensitive Design
• Medium Density (Missing Middle Housing)
• 6th Revision Due to Community Input



STUDIES AND DUE DILIGENCE
• Traffic Impact Analysis Report
• Preliminary Engineering Report
• Flora and Fauna Survey Report
• Archeological Inventory Study
• Cultural Impact Assessment
• State Historic Preservation Division HRS 6E
• Wetland Survey Report
• Army Corps of Engineers Jurisdictional Determination
• Tsunami Inundation Locator
• FEMA Flood Hazard Zone Analysis
• Zoning and Flood Confirmation Form
• Sea Level Rise 3.2ft Vulnerability and Adaptation Assessment
• Real Estate Comprehensive Market Analysis



TIMELINE AND APPROVALS

Approvals Needed Estimated Time
• Maui County Council – 2.97 Application Q2 2022
• Maui Planning Commission – SMA Permit Q3 2022
• Building Permits Q1 2023
• Site Work Starting Q1 2023
• Workforce Families move in Q4 2023

“Fast-Track” will be approximately 3 ½ years concept to completion.



NEW PROPOSED HALE WAIPU’ILANI 



MISSING MIDDLE HOUSING

















HOME BREAKDOWN

MODEL BEDROOMS BATHROOMS SQUARE FEET COUNT

C1 1 1 450 2

A, H 2 1 731 8

B, C2, F, G 3 2 900 14

D, E 3 2.5 1360 4



CURRENT BUYER POOL AND DEMAND
• Hale Kaiola Lottery Waitlist - 77 qualified families
• Active Buyers List - 1270 residents

• HCA Financial Opportunity Center – 60 qualified families 
“We could sellout Hale Waipu’ilani ourselves today.”  ~Jeff Gilbreath

•OVER 400 Petition Signatures 
….in less than one week!



CONCERNS

“Although I support affordable housing…”

“We support workforce housing, but…”

“Good project, wrong place.”



REGIONAL FLOODING



FEMA DESIGNATION 
FLOOD HAZARD ZONE (AH)

• AH – Flood Fringe Area 
(Other 3: Floodway, Floodplain, Coastal High Hazard) 

• No Watercourse Alteration

• Base Flood Elevation – 6 feet



BASE FLOOD ELEVATION (AH) 6’

• MCC Chapter 19.62

• Flood Zone Standards for
Development, Permitting

• STRUCTURES MUST BE 
ELEVATED TO 7’ ABOVE
MEAN SEA LEVEL



SITE SPECIFIC ‘FLOODING’

We cannot solve the regional flooding issues.                                            
However, we aim to improve the situation.

• MCC 19.62 – FLOOD HAZARD AREAS STANDARDS
“…this chapter establishes flood hazard areas and imposes restrictions upon man-made changes to improved and unimproved real estate 
within the areas.”

• MCC 18.20.130 – DRAINAGE STANDARDS
“Drainage systems in all subdivisions shall be planned, designed, and constructed in accordance with standards of the department or 
consistent with generally accepted engineering practices certified by an engineer ”

• Onsite retention 
• Limit Sheeting from Property
• Less Runoff and Higher Quality 



SITE SPECIFIC DRAINAGE / RUNOFF (CURRENT)
CMU WallCMU Wall

Chain-link
Fence

Rock Wall CMU Wall Chain-link Fence

Retaining 
Wall

Rock Wall



WETLANDS  
U.S ARMY CORPS OF ENGINEERS
Approved Jurisdictional Determination Section 404 of the Clean Water Act

“…the Corps has 
determined the site does 
not contain waters of the 
U.S., including wetlands or 
navigable waters of the 
U.S., as defined by 33 CFR 
Parts 328 and 329 
respectively.”



TRAFFIC 15 Additional Morning Trips
20 Additional Evening Trips
0.1% Overall Increase 



REGIONAL INFRASTRUCTURE
NORTH – SOUTH COLLECTOR ROAD (LILOA)



REGIONAL INFRASTRUCTURE
SOUTH KIHEI ROAD - IMPROVMENTS



AFFORDABLE PRICING

# Units 2 7 1 13 1 4
Sq Footage 450 731 731 900 900 1360
# Beds/# Baths 1/1 2/1 2/1 3/2 3/2 3/2.5
Original AMI % 80-100% 100-120% 100-120% 100-120% 120-140% 120-140%

Original Purchase Price $332,900 $404,345 $485,265 $570,900 $661,100 $661,100

Estimated Original 
Monthly Payment*

$2,160 $2,623 $3,148 $3,704 $4,293 $4,293

Adjusted AMI % 60-80% 60-80% 60-80% 80-100% 80-100% 100-120%

Avg County Expanded DPA 
Grant per Homebuyer

$67,000 $81,000 $162,000 $96,000 $191,000 $95,000

Adjusted Purchase Price* $199,000-
$266,000

$243,000-
$323,000

$243,000-
$323,000

$428,000-
$475,000

$428,000-
$475,000

$523,000-
$571,000

Monthly Payment* $1,291-
$1,725

$1,576-
$2,094

$1,576-
$2,094

$2,776-
$3,081

$2,776-
$3,081

$3,393-
$3,705

CONCEPTUAL INCOME TARGETING AND DEFERRED PAYMENT MORTGAGE PROGRAM

*Conceptual and subject to change



AFFORDABLE PRICING

Monthly HOA Fees Include

Water
Sewer
Trash 
Internet Access
Property Insurance
Landscaping
Reserves for Future Maintenance

*note:  All items would be paid for by SFR individually. 



AFFORDABLE PRICING

*Conceptual and subject to change

Flood Insurance

• Base Flood Elevation 6’, 
• Structure’s Lowest Adjacent Grade 7’
• FEMA Letter of Map Amendment

(LOMA)

• Flood Insurance Requirement 
Dropped



AFFORDABLE PRICING

*Conceptual and subject to change

Private Mortgage Insurance (PMI)

• Underwriting Methods

• Calculating Loan to Value Ratios (LTV)

• Resale Restrictions



NEIGHBOR/KCA PREFERRED ALTERNATIVE 
MARKET RATE SINGLE FAMILY HOMES
STATE LAND USE:  URBAN
MAUI ISLAND PLAN:  URBAN GROWTH BOUNDARY
COMMUNITY PLAN:  RESIDENTIAL
ZONING: R-3

10,000 sqft lots
Main House 
Two Ohanas (720 sq ft)

No residency requirement for purchase

SAME
• Drainage Requirements
• Runoff Requirements
• Regional Issues
• Climate/SLR Concerns and Issues



HALE WAIPU’ILANI WORKFORCE HOUSING
• 100% Workforce Housing 
• 100% For-Sale Homes
• 100% Maui Resident Buyers
• 100% Owner Occupied
• Mixed Use
• Infill
• NO Short-Term Rentals

• 28 Homes
• Common Area & Pavilion
• Dual Access - Kauha’a and E. Waipuilani
• Environmentally Sensitive Design
• Medium Density (Missing Middle Housing)
• 6th Revision Due to Community Input
• NO Investors

MAHALO
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