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Maui Research & Technology Park-Today...

22 companies
— 4 new in the last year
— A good number are hiring

Apx 400 people work in Park

An estimated $150 Million/yr flows
through park projects

5 buildings, 180K SF
~S3 Million in construction this year

Sustainability
— 2 solar projects deployed

— New county recycled water connection, 35-
40 MGY

New website-MauiTechPark.com
— News and master plan progress
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Maui R&T Park-Today...

e 10% build-out in past 20 years
— 40 out of 400 acres

e Large minimum lot size

— 2 Acre minimum lots
 Narrow acceptable uses-MCC 19.33

e Most all employees must drive to
work

e No on-site amenities

 Very limited demand for this type of
development on Maui

* Construction is very expensive

— Passed through to buyers and tenants
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National Research Park and Employment Center Trends

e The recognized trend and future of
employment centers and
research/technology parks is moving
towards mixing of uses in complete
communities including R&D/Tech use

e The Association of University Research
Parks—the industry group for these types
of developments has called it the “the
power of place”

“A strategy to cluster research and
incubator facilities (along with
housing and amenities) in innovation
zones is an important aspect of our
future U.S. technological and
ecological competitiveness.”

W77 ASSOCIATION OF
e  MRTP master plan update aligns well with R\ 24 uNIvERSITY
draft Maui island plan, Community Plan, o RESEARCH
Kihei Community Association planning m PARKS
gUIdEllneS, and current plannmg trends Crearing Comrririties of Inmovarion

nation-wide
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Stated Maui County Planning Goals

e Current county planning doctrine
calls for: County ol Mac

050 Cremeral Plan Lpslate
Draft C wide Policy Pl:
— Dense development— rale Countywide Paliey Flan
walkable, on transit, less ==
automobile use --E“

— A mix of commercial and
residential uses

— Sustainable development—
energy, water, waste water, @ i e
building practices

— Mixing housing types within
neighborhoods—rental,
owner occupied, multi-family,
single family, market and
affordable, life-cycle/disabled
accessible

— Integrated open space/parks

DRAFT PRODUCT




Directed Growth Map

Project Location
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State Land Use Districts
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Community Plan Designations

Project Site
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County Zoning Districts

Lewend

- Agriculture
Kihei Research and
Technology Park
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Piilani Highway at Lipoa Parkway










Piilani Highway Commercial
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Lipoa Parkway Intersection in MRTP




Lipoa Parkway
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East / Mauka Parcel
(Option Land)
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Connectivity

Region District Neighborhood
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Employment Areas
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Option Land
700,000 Square Feet of Buildings
1,600 Employees

Additional Core Employment
700,000 Square Feet of Buildings
1,600 Employees

/7
/ /
Current Employment in the Park Expansion / Campus
180,000 Square Feet of Buildings 1,000,000 Square Feet of Buildings

400 Employees 2,100 Employees



Research Park Expansion
Area A




New Office Campus Center
Area B
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Village Center - Option A
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Village Center - Option B
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Village Green
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Village Center — Shops and Green




Village Center Shops and Restaurants




Community Center




Private and Charter Schools




Farmers Market




Kai Ani Village
Mixed-use Development




Live/Work Studios

Santa Fe, NM
















Chapter 6 - Form Based Code - Building Scale

Flex Space

& simpha. IPsapensive
structurs forms the

The fina bailt form rcludas
an attractive facade treatmiend

taking cuas from local
archibacoors

Fimlon) Comdihai

Progosed Height (max.} 2 stones
Tl FAR (net) 05-08
Parking Access Reear drive

Tymai Covwiitan



Diverse Housing Opportunities
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Option Land
500 Dwelling Units
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\ / oy Village Center

\4‘/ 400 Dwelling Units

Makai Residential
300 Dwelling Units



Neighborhood Parks




Pocket Parks




Hillside Green Court Housing




Green Court Housing
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1 = Summer Properly sized shading

Shading shall be blocks direct light during
//\\ provided to block direct | the cooling season
sunlight on all non-North | resulting in reduced
windows between 9am | cooling energy
and 3pm April to August. | consumption and
Shade length shall equal | equipment size. During
the distance from the heating the sun is low

L: bottom window sill to and will not be blocked.
[ shade top surface

2 - Winter



LIMIT WEST FACING GLASS

Limit West Facing Glass | Late afternoon sun is still
West facing glazing intense and also at a
shall be limited to 20% | lower angle which will

of the total West facing | penetrate West facing
wall area rooms and add to air
(assumes that 10% of conditioning loads.

West facing glass goes | Reducing West facing

to North wall) glazing will reduce energy
consumption and demand




Y L :
N g Goal:

o

Provide roof mounted
PV system equal to
100kW providing power
to apartment building.

| (equal to approximately
9000 sqft)

Offsets of carbon from
centrally produced power
(Saudi Arabia uses both
oil and gas to produce
power). Very visible
statement of sustainability.
Tried and tested
technology with little
maintenance required




Goal:

Each residence to be
provided with a solar
thermal heating system
sized to offset 50% of
the annual domestic hot
water energy
requirements (this is

y equivalent to a 4'x8' flat

"y plate collector)

Well developed
technology. Cost includes
additional storage tank,
collector, fitting and
pipework. Offers carbon
savings vs centrally
produced power. Will
reduce size and cost of
water heater. Will reduce
the size of gas or
electricity infrastructure




Water Efficient
Fixtures

¢ Achieve up to 20% reductions in
water demand through installation
of highly efficient water fixtures
including

* Low flush toilets

* \Naterless and low flush
urinals

* |Low flow showerheads
and faucets

+ Efficient washing machines
and dishwashers

Stormwater
Treatment and
Infiltration

+ Polluted stormwater is captured,
treated, and infiltrated on-site using
Low Impact Development (LID)
approaches including

s Swales

¢ Raingardens

* Sand filters, and

¢ |nfiltration trenches

* Polluted stormwater is never
discharged to the Arabian Canal

* |mproves groundwater
replenishment




TANKLESS WATER HEATER

Tankless Water Heater

- Install tankless water
heater for each residential
unit.

Reduces water
consumption, spatial
requirement for a normal
water heater tank, and
reduces energy
consumption




All homes with exterior irrigation spaces
shall be provided witha a connection to
the recycled wastewater distribution

#| system. -All recycled

wastewater shall be clearly marked in
colored pipes. -Recycled

ARSI \\astewater shall only be used in
2 combination with sub-surface

microirrigation in residential applications

Reduce
irrigation
demands in
residential
applications




6 - FORM BASED CODE

BUILDING SCALE

Building Scale Design Goals X
Building Typologies X
Relationships of Buildings to the Street 4
Relationships of Buildings to Neighbors X
Vehicle Access & Storage X
Architectural Guidelines X
Universal Design X

Green Building Standards 4




BUILDING TYPOLOGIES

Building typologias are used in thiz plan to c=t param-
eters for development on the privace parcels. The typolo-
pi=s which follow show a wide variety of building types,
inchuding many different Iand uses. All of these types
have in common the treatment of the public space az a
valued and important realm. Rather than allowring build-
ings to be hidden behind paridng lots or large garagss,
the intent ic to precent a human facs to the stoeet. Buch
buildings create a more lively and wital common space,
and malcs an area cafer with “eyes on the ctrest™ A1
buildings will have prominent sntrances to the strest,
allowing =asy access from street side paricdng and for pe-
destrians, bicyclists and transit users.

These typologi=s are generalized massing diagrams. Fi-
mal architecture should be cultrally and climatically ap-
propriate to Maui, and should fulfill the intent of these
puidelines to create a high guality public realm.

Chapter 6 - Form Based Code - Building Scale

DRAFT 73



Chapter 6 - Form Based Code - Building Scale

Building Typologies Summary Matrix

BUILDING TYPE

OVERALL
Lt Sizn (typhcal]

FAR (mat]
o ]

Unit Size

o s S §

Shorias (max.)
MI_E:HJJ'--LI
Parkimg Accass

SETBACKS

Fromt Sethack
[

74 DRAFT

DFFICE
OFFICE BESIDERTIAL
RESERRCH mnel v RETAIL RETRIL FLEX SPACE avvar RETAIL MALILTT- R MILY
FNE—— iy Freraag ’ ’ ' o
Y 3 @ o403
| -+ afe v o L 4
< TELES B . .
: | f s
: ‘ooo
TO 000 o 23400 of 1200000 = 434000 f 30 250 =
05-085 LIRS as-af ek i
MR AR 106080 = - 2000 sF 2000 sF- 1000 A00 - 1,000 =F
3 shoriss -2 mories 2 shories 3 shones 3 stanes
A WA 5. - -
Bliey, side cf frontdnive  Alley, side offrontdrie | Rear deve. Alsgsdeoffantdve | Alley ade of front dive
15 10 o-10 10 515 f




Chapter 6 - Form Based Code - Building Scale

Proposed Height (max.) 3 stories
Tow! FAR (neth 05 -085
Parking Access Alley, side and front drive

Tipden! Congdinios

Tpkcol Coneon

DRAFT 77



Chapter 6 - Form Based Code - Building Scale

Commercial

Proposed Height {max.) 3 stories
Total FAR (net) 03 -065
Parking Access Alley, side and front drive

Mppdoal Condifios




Chapter 6 - Form Based Code - Building Scale

SINGLE FAMILY FIMNGLEFAMILY SIMGLE FAMILY
GREEM COURT SAUALL LOT LARGE LOT

—arr

-- | B

Lot Sime [typical) 3000 2 250 =f 2,160 <f 1800 sf 40RO G000

|I|: (mat] LG Mk M N A W/

] BT

Linit Size ! 500 5F- 1,100 =F 5000 o - 1,100 5F | 0 - 1,400 oF B0 =f - 1 400 =f 1 20000 - 1, B0 5 1A of - 2000 cf
e o,

Stories (e E] 2 2 -2 El

Digmsity [nat]
dta) (i mma)

55 -60 56 -60 18-42 22-26 T-12 5-10

Parking Accsss By By By Blley ;Eq ar side drive Ay or sidedrive

et Sethadk Sfe- 12Ft Sft-15Ff SH-11F Sf-104H G- 10 ShR- 154
i PTHRCHL |

DRAFT 73



Chapter 6 - Form Based Code - Building Scale

8 DRAFT

Proposad Height 1 storees.
15 du'ac

The green court i5 an arrangement of housing around 2 central green space.
Individual home lots are relztively compact, with most open area in the shared
area. Parking access iz through alleys. leaving a3 large, quiet and protected pe-
dastrizn zone. This typology has proven popular in many places and appeals
to a wide range of people. from families with children to older people and
professionals looking to minimize tme spent on yard maintenance.



Chapter 6 - Form Based Code - Building Scale

Residential

Proposed Height (max.} 3 stories
Crensity (rmin.-max_} 18 duw'ac - 40 dulac
Parking Access Alley, side and front drive

o Condmon

Tymoai Covisan




Chapter 6 - Form Based Code - Building Scale

Proposed Height [max.) 3 stories
Diensity {min-mae.) 4 dufac - 60 dufac
Parlang Access Alley

[ Ty Comdian Allay




ARCHITECTURAL GUIDELINES

Commercial, mooed-use and recidential buildings within
the Maui Rezsearch and Technology Parlc wall have archi-
tectural characteristics which are culturally and environ-
mentally appropriate to Maui's tradidonal buildings and
the project’s climate. Incpiration should be talcen from
pedestrian-scaled areas in the izland’s historical towns
cuch ac Weilukua, Laheina, and Pain. The intention for
the archizecture at the Park iz to reflect but not duplicat=
thiz architectural tradition. Each project should bmiog
architectural creativity that honors local architecture yet
is unique m this wrban s=tting,

-]

Chapter 6 - Form Based Code - Building Scale

Owverall, buildings in the park should accommodate & mix
of builldmg types and architectural styles while creating
a cohecive sence of place through building design that
expresses the unigues character and identity of the Park
s a ctate of the art facility located im the ISland's unique
setting. Buildings should be in scale and character with
padectrian-oriented actvities. Kimterialc, ecpecially for
portions of buildings near the pedestrian realm, should
use materials of quality, durability, and scals appropri-
ate to pedestrian activity and contact. Bulldings shoulid
serve as models of sustrinabdlity

Shores in Hodoashoa Town

DRAFT 113



Chapter 6 - Form Based Code - Building Scale

Mluitrfamily bofaing ryoes

"* DRAFT

Building Mass & Proportion

Emampie af som'e for seredr e fenmi

Projects within the Paric chall be characterized by a pe-
destrian emphasis in their scale, l=vel of detadl, and va-
riety of materialz. Mconclithic forms chould be avcided
and the addition of scale-giving elements chould be used
to reduce the apparent ccales of larger bulldings Build-
ing masses, espedally larger commercial, mixed-use and
multifammily tuildings, zshould be artculated and orga-
nired with a variety of composite forms. While the phy=i-
cal scale of buildings will vary with building size, uzer
ccala” chould be consictently intimmats.

While individual butldings are encouraged o differ sigrif-
icantly in form, color, and material, all buildings should
emphacizes common slements, cuch as consictent haori-
zomtal trim lines, roof forms, and awning heights. The
decign of elements such as smwning locations and roof

Exumpee Of SO fov SEree T ey renml

heightz will be determined based upon the usage and
requirements of sach building type. Mived-uce buildings,
mizlti-farmily and single-family buildings will be differen-
tiated through the varation of thece slaments,

For lerger multi-level buildings, emphasiz chould be
placed on distinguizhing thres-part maszing with dis-
tinctive base, body, and roof forms. The care of the build-
ing base design chould be apparent, including the wuze of
awningsz, arcades, canopiad entry ways, courtyards, and
transparent panes of glacs at the building base Covered
pedactrian walkweays should be providad whenever pos-
cible to create an inviting placs for people.



Facade Articulation

Exomiple of oppronnate arfuinton [or g mioned-uee Baeing

Facades should meld the architectural characteristics of
Mani's historic buildings with modem woods and sus-
tainable desipgn strategies. Facades should also reflect
the life of the users and recidents. BElanl, expresston-
less facades are discouraged. Lively, animated facades
mre encouraed.

Project designers are sncouragsd to uce & wide array of
details, patterns, textires, and decorations to enhance
the facades of their butldingsz, but must always keep in
mind that buildings chould not alisnare themzehves from
the development as a whols.

Architectural details, such as balconiss, pop-outs and
window planters are encouraged. Integration of decorative
bands will help to break down scale of larger buildings,
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Esomrple of wsing ondry nas oo Beiconkes for dringing sooke fo Avge
buiildivags

as monolithic forms chould e asvoided. Detadls cuch as
wood rafter ends, supporting members, columns, hand
rails, ventilation grills, capitals and cormices provide a
textural quality and charm

Parking structures must have wvisually inter=cting fa-
cades, preferably cimilar to retadl or office buildings, The
parking structurs facades cshould be of comparakle de-
tail and quality to adjoiming buildings.

Different binlaing profofypes sholl fowe
approeate ferode arbculotes b aillow
for o vanlety of archiecurnl chomcters
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Roofs

singre-Plcted Hipped ong Gobded Boafl i Holoaioo

Foofs chould be refectve of traditional formz. They
chould generally be articulated rather than monolithic =o
as to provids richer roofscapes. A variety of roof shapes,
forms, and sires are sncouraged in the Park

Roof Forms

Foof forms of large buildings should be brolcen into
smaller forms. Where possible, varations in roof profile
and parapsts shall be used to amphasize entriss and
create interect on building facades. Gable and hip roof
forms on residences chould be uged in combination for
articulation when feazible. Varied roof forms thould alzo
be uced to provids vanation along the ctrestccape when
cimilar units are adjacent.

Miath Famdly esmmple with roof fonns fabove] ond Flat Roof with Monopat
=]

Eooft with falze-front parapet walls have besn hictori-
cally used in commercial building in local towns and are
appropriate for use= oo commercial and mised-use buaild-
ings. Mansard roofs are appropriate especially on large
multi-family, mixed-use and commercial buildings to re-
duce the height of rocfs. The mancard roofc also provide
flar roof areas for solar panels that can be screen=d by
the roof.

The decign of the mof form and other related slements
such as roof material, color, trim and LEghting should be
an integral part of the architecture. Rooftop sguipment
chall be screened from wiew of public streets and op=n
cpace by architecturally integrated ccreening slamants.
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Exterior Finishes

arery rr.‘.:-\.'-l.:-rs..' nd finishes breokdown e seoe of Cinkdengs
Exterior Wall Design

To reduce ccale, exterior wall surfaces chould be brolken
down by the use of diferent materials and treatments
Wall treatrments such as changes in material, colar, tex-
ture, and planes or parapet height shall be wsed to pro-
vide varisty and break up largs uninterrupted curfaces,

The use= of horizontal or vertical wood siding, ship-lap,
vertical board and batten siding or wood chingles 1z ap-
propriate for the ascthetic of the Park. Placter ic aloo al-
lowed. However, it should oot be the dominant finizh but
instead uced in contrast with other materialc.

Fanectration including windows and doors chall be in-
corporated inte facades facing public strestz. Az least
23% of the total building facade length facing a publc
cireet shall be fenestrated. Where spaces which do not

Variety of wall madenals, ewrares ond freeimeets ured Eroathonady

allow fenestration occur at these locations, other forms
of articulation which provide vizual varety shall be in-
corporated at a minimurs interval of $07

Ground-level retail in mived-use building may be pre-
dominately store-front giazc cyctemms. Upper recidencal
floors of mived-use buildings chould be clad with more
traditional residental materials. Wall treatments for
larger single family residences and multifamily buildings
chould te bmoken down where gproumnd level walls might
hawe a stucco-likke character and uppsr levels may be
typically mor= board and batten and wood-like. Within
groupings of homes, a varisty of wall materials, textures
and treatments should be used to provide variety.



Lanais & Stoops

Stoog wwed far froat entoy fa w mos! fome

Lanais sre a unquely Hawaiian architectural form.
Alomg with stoops - coversd sntryways that mre sither
receszed into or protrode from facades - they chould fen-
ture prominently in the residential areas of the Park. ot
only can their design give a sense of individuabity and
variety 1o similar home planc, but they cerve an impozr-
tant function as intermediate spaces between the public
and private realms. Entry lanaic are a place of receiving
Fuests and meeting neighbors

Th= steps and redlings of Ianais and stoops provide a
physical separation amd a psychological sense of protec-
ton, creating a comfortable place from which to view and
interact in the street scene. As bridges between the incide
and gutside, they alzo provide chelter from the slements,
offering & dry place to look for keeys on reioy days, or a
chadad place to cit on warm days, Fesidences chould
have lanai spaces off of the ldichen or family room fromt-
ing private yards when poocible. Lanaiz chould be larpe
encugh for cutdoor sitting and dining.

Standards

All stre=t-facing ground foor units in multfamily buaild-
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ings shall have individual entries to the street. It is en-
cournged that ground foor units that do not face & strest
have individual entries to a wallowsay or court

[ general, all single-famnily homes chall have an sntry
Ianai where possibie.

Homes without lanaiz chall have stoops

Homes on corner lots chall haore Ianmc fwrap-arcund Ea-
nais are encouraged).

To differsntiate home plansz, lanais and stoops should
wary in gize, roof pitch, materiale, and ctyle

Whers possible, lanaic chould be slevated from grade to
provide a physical transition betwe=n public, semipub-
bc, and private zonec

iy,

Lismrtve, streelfocieg Amoed

Frowt emtry fomo for sthing with bolcory

[1lr

Trellls endronces for Mived-Use Daldings

Stoop entronce for BAalir-farmiy b
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Doors

Exnmpe af restdanhod eelvy doors

Entry doors should be attractive amd inviting. All =xte-
rior doors should be paneled and glazed to the extent
practicakle, ecpecially for entry doors to residences and
commercial spaces,

Glazing on anmy doars should utilize crmall Light panes.
Screened doors may be uwsed for through ventilation es-

pecially on residences.

Doors chould be painted colors thar contract with ad-
jacent wall surfaces of the homes or buildings Trims
arcund doors chould be broad and painted to contrast
with adjacent wall surface:

AT TSR OGRS wATh ity fearmes o Aot -Lise Dastalng
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Windows

Exnmipie of 1000 STaneinon s g Soahle - ML wand ows

Windows are to be raditional in shape and form. Doukl= cessing windows into thicken=d exterior walls.
hung, casement and awning windows may be woed, but

jalousis windows are discouraged. In retadl buildings, glaring within a facade which adjoins
m pulklic strest, padectrian walk or bikeway chall be claar,
Broad “picture windows" are diccouraged. Multiple win- untinted glass:

dows chould be used instead of large picturs windows in
areacs swch as Hving rooms whers large penetrations are
desirable.

Biirrored glacs ic mot permitted.

Window chutters, syebrows, sunshades and ccreenc are
encouraged. D=tail elements, frames and exterior screens
for windows muct be appropriately color=d.

S nahndes

Windows chall be chaded by come form of architectaral
treatment as appropriate based on their relative colar
crientation. Shading on coutheast to west fnciny facades
is the highest priority. This can be accomplished with
either added chading elements, d=ep overkangs, or re-
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Decorative Elements & Details

e e

Varke foees i Adwing Deson

Decarghee @roces and Window Shaoes

Decorative slsrments and detadls which give projects in-
dividusl character and human scale should be incorpo-
rated into the builldings. Thece details may range from
=xposed timber, trims, rafter tafls, braces, or structural
cystems, to vents, exterior lights and sconces.

Decorative grills, patternc, trims, and other slements
which refiect cultural or naturalistic patterns of the is-
land are encouraged. Fatternad grills in walls and roof
vents are sncouraged. Exterior hand radling that goes be-
yand vertcal picloets 1= encouraged.

Hizh glesy winileaws for hohfng & Cnoe halaing
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Wall Colars

A wariety of color is encouraged within the rangs of earth
tones while more vivid colors can be uzed in the mixed-
use center. Traditionally, the vivid colors used in town
centers ranged from deep brovm, mustard and red to
various greenc and tans. An attractive, strong composi-
don of compatible colors is encouragsd.

Trims and Accent Colors

Typically, color is used to highlight and diffsrentiate the
trim from the building. The combination of several colors
on individual facades iz encouraged with the minimum
requirement being that the exterior wall and trims be
differentiated.
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Forty Manes wibh Vs Lise of Coker cn Sosshinges armd Shadters fabowa)] amd
eiad reals and greens used in kool Towns {oedoen)

Roof Colors

Foofs are often colored i they are made of meml Foof
materials and colors shall complement the colors amd
materials of the structure to wihich they are attached. In
gene=ral, rocf colors should be earth tones in the mediem
range. Accent colors may be uced.

oo ConmamEon of farterkds and' cokors
fov incve ooiracine focodes

Covor paleifes shall provnate vorkedy swen
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