
Notice of Request for Information 
for a 

HOTEL AT HILO INTERNATIONAL AIRPORT 
State of Hawaii, Department of Transportation 

The State of Hawaii, Department of Transportation ("ST ATE") issues this Notice of 
Request for Information ("RFI") from all interested individuals and legally-registered business 
entities in the State of Hawaii (hereinafter referred to as "Business Entity" or "Business 
Entities") for the development of a hotel at Hilo International Airport ("ITO"), Island of Hawaii, 
State of Hawaii. 

ITO is a commercial service airport, owned and operated by the ST ATE. ITO has been 
selected as the first airport for the potential development of a hotel by the ST ATE. The RFI will 
be used to evaluate the desirability and feasibility of development of hotels for the traveling 
public at ITO and other airports in the State of Hawaii. 

The ST ATE is seeking information about the type of hotel needed or desired by the 
market, which information may include optimal number of rooms, appropriate level of hotel star 
rating system (including service, amenities, and price), and other amenities and services which 
may be desirable and expected by travelers. 

The ST ATE is interested in responses from developers with established experience in 
hotel development, and information from developers who have specific experience in 
airport-situated hotels. Additionally, responses from developers who have experience in projects 
in the State of Hawaii (including islands other than Oahu) are welcome. 

The RFI documents shall include the following items: (1) the Request for Information for 
an Airport Hotel, (2) the Narrative for Request for Information for an Airport Hotel, and (3) Site A 
and B Maps and related attachments. The RFI documents may be examined and/or obtained from 
the Property and Business Development office, located at the Daniel K. Inouye International 
Airport, 400 Rodgers Boulevard, Suite 700, Honolulu, Hawaii, or downloaded at 
www .hawaii.gov/dot/airports/doing-business/concession-notices under "Other Offerings" without 
charge. 

An RFI Site Viewing will be conducted by the ST A TE on Friday, April 17, 2026, 
commencing at 10:00 a.m. Hawaii Standard Time ("HST"), to familiarize developers with the 
two proposed hotel site locations at ITO. Please contact the Airport District Manager, 
Tiffinie Smith at (808) 961-9302, or email her at tiffinie.c.smith@hawaii.gov, or Property 
Manager Ululani Stephenson at (808) 961-9303, or email her at ululani.p.stephenson@hawaii.gov 
to confirm your attendance. 

The deadline to submit all written questions for the RFI is 4:30 p.m. HST on Thursday, 
April 30, 2026. The ST ATE will post the final written responses to all written questions by 
Friday, May 15, 2026, at www.hawaii.gov/dot/airports/doing-business/concession-notices under 
"Other Offerings". 
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Please submit your responses to the RFI via email to Abby Lareau of the Property and 
Business Development office at lillian.a.lareau@hawaii .gov by 4:30 p.m. HST on Friday, 
May 29, 2026. If you have any questions, you may contact her at (808) 838-8676. 

The RFI is for informational purposes only, and no contract will be awarded as a result. 
In the second half of 2026, based upon the information provided by the RFI as well as other 
information, the ST A TE intends to issue a request for proposal, or other appropriate solicitation, 
from developers for the development of such a hotel. 

EDWIN H. SNIFFEN 
Director of Transportation 

To be advertised: Honolulu Star-Advertiser 
Hawaii Tribune-Herald 
March 31 , 2026 
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NARRATIVE FOR REQUEST FOR INFORMATION (RFI) FOR AN AIRPORT HOTEL 

AT HILO INTERNATIONAL AIRPORT (ITO) 

General Information on Proposed Hotel Sites at ITO 

For this RFI, the proposed hotel site alternatives (Site A and Site B) are located southeast of the 
ITO terminal building as shown on the attached Figure 1 - Vicinity Map. 

ITO is zoned Urban under the State Land Use Classification and zoned Limited Industrial (ML-
20) under County of Hawaii (County) zoning. The maximum building height per county zoning 
is 45 feet. While a discussion of a zoning variance with the County needs to occur, HDOT 
would support a zoning height variance up to 120 feet. The proposed hotel sites are on TMK (3) 
2-1-012:009 and are within the 55-65 Day Night Level Contours of the Future (2018) ITO Noise 
Exposure Map. Attached as Figure 4 is a copy of the Noise Exposure Map and accompanying 
State of Hawaii, Land Use Compatibility Guidelines. Developers will be required to incorporate 
noise level reduction measures into the design and construction of the proposed facility. 
Additionally, the ITO Airport Layout Plan update is in process, with anticipated Federal Aviation 
Administration conditional approval in 3rd quarter CY 2026. 

General Information on Infrastructure Anticipated for Hotel 

The following general information on electrical, water, wastewater, telecommunication, and gas 
infrastructure at the vicinity of the proposed hotel sites is provided. For reference, existing 
utilities in addition to storm drainage features are shown on Figures 1, 2, and 3. As-built 
drawings and ongoing projects under design are attached as Figure 5. 

The proposed hotel will require new infrastructure for its operations. This narrative covers only 
basic information such as electric, water, wastewater, telecommunication, and gas infrastructure 
that is anticipated for this project. Please note that no fuel lines (neither underground nor above­
ground) were found in the vicinity of the proposed hotel sites. 

HDOT expects that the electrical, telecommunication, and infrastructure for this project shall be 
separate from the current ITO airport infrastructure. In general, use of the water, wastewater, and 
drainage systems may be available for use for the developer, under the stipulation that the 
infrastructure still maintains capacity for future growth of airport terminal facilities, beyond the 
opening of the hotel. The developer shall be responsible for requesting, obtaining, and verifying 
available utility as-built information from utility service providers. Also, coordination with 
different agencies, design, construction, and funding of such infrastructure required for the hotel 
project shall be performed by the developer. 
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The following provides prospective developers with initial contact information of agencies in 
Hilo, Hawaii, from which developers might require services. 

A. Electrical 

The Hawaii Electric Light Company (HELCO) is the electric utility provider for Hawaii 
Island, and it generates over a billion kilowatt-hours annually. At the beginning stage of 
the project, it is best to go through HELCO's Customer Interconnection Tool (CIT) and 
send a General Inquiry Request which will include simple interconnection questions to 
facilitate the start of the design process. The website is 
https :/ /www.hawaiianelectric.com/electrical-services/upgrade-modify-or-install-service 

B. Water 

The County of Hawaii Department of Water Supply (DWS) is the primary provider of 
municipal water for Hilo. As a semi-autonomous agency, the DWS manages water 
service infrastructure for businesses in the area. For this project, developers should be 
initially communicating with Mr. Keith Okamoto, Chief Engineer, County of Hawaii, 
Department of Water at 345 Kekuanaoa Street, Hilo, HI 96720. 

C. Wastewater 

The Hawaii County (County) Department of Environmental Services (DEM) handles 
municipal wastewater operations, maintenance, and wastewater treatment in Hilo. For 
new projects such as this project, developers shall initially communicate with the Hawaii 
County Department of Environmental Services, 345 Kekuanaoa Street, Suite 41, Hilo, HI 
96720 to request services. Currently ITO has its own wastewater treatment plant 
servicing the airport. HDOT has been contemplating installing a 12-inch force main 
connecting to the County system. The design of a County force main line is still in the 
preliminary design stages, but a proposed design is reflected on Figures 1 and 3. 

D. Telecommunications 

Hawaiian Telcom and Spectrum are both servicing Hilo. Both companies could provide 
telephone services, internet data and video, and other services. Initial inquiries to 
Hawaiian Telcom can be directed to Mr. Gordon Hsia, Enterprise & Government Account 
Manager, Hawaiian Telcom Tel 808 4975954 and email Gordon.hsia@hawaiiantel.com. 

For Spectrum, request for services can be directed to Ms. Shirley Cheung at 
Shirley.cheung@charter.com. 
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E. Hawaii Gas 

Hawaii Gas Operates in Hilo and provides propane and synthetic natural gas services that 
include utility, tank, and bottle gas for commercial customers. They are a major provider 
on the island and maintain service options. Assistance for future projects that may 
require gas service may be directed to the Key Account Executive, Sharon Shigemoto, 
515 Kamakee Street, Honolulu, Hawaii 96814, Mobile 808 351-7522, 
sshigemo@hawaiigas.com. 

Additional Project Requirements (Without Limitation) 

• Compliance with Hawaii Revised Statutes (HRS) Chapter 343 Hawaii Environmental 
Policy Act (HEPA) Environmental Review. This includes any supporting studies such as 
traffic, biological, or others that would support a Finding of No Significant Impact 
(FONS!) of an Environmental Assessment or Acceptance of a Final Environmental 
Impact Statement 

• Compliance with HRS Chapter 6E (Historic Preservation) 

• Implementing any mitigation measures identified in the environmental review process 

Attachments: Figures 1-5 
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Request for Information For 

AN AIRPORT HOTEL 
AT HILO INTERNATIONAL AIRPORT 

State of Hawaii, Department of Transportation 
March 31, 2026 



1. RFI OVERVIEW 

The State of Hawaii, Department of Transportation (HOOT), issues this 
Request for Information (RFI) for development of a hotel to be located at Hilo 
International Airport (ITO) located in Hilo, Island of Hawaii , State of Hawaii. HOOT is 
anticipating development of the hotel through a private developer who will design, 
construct, and manage the hotel, as further described below. 

- ~ ----wundoJHawar, 
~ . - _ {J/1-9 l~fld} 

--=r 

Island of Hawaii 

HOOT is seeking information about the type of hotel needed or desired by the 
market which information may include optimal number of rooms, appropriate level of 
hotel star-rating system (including service, amenities, and price), other amenities 
and services which might be desirable, and expected duration of stay. In the second 
half of 2026, based upon the information provided by the RFI as well as other 
information, HOOT intends to issue a request for proposal (RFP), or other 
appropriate solicitation, from developers for development of such a hotel. The 
development may be through a lease arrangement whereby the developer will be 
charged with all aspects of the development, including the design, construction, 
operation, maintenance of the hotel and financing the development. 

Please note that this RFI is for informational purposes only, and no contract will be 
awarded as a result. A response to the RFl-or lack thereof-will have no impact on 
the evaluation of responses to any subsequent RFP, or other appropriate 
solicitation. Responses to this RFI will be used solely for information and planning 
purposes. Respondents should be aware of or make themselves aware of state and 
federal legal requirements including those of the Federal Aviation Administration 
regarding the ownership and operation of airports, including limitations on land use, 
development, procurements, and contracting including required and prohibited terms 
and conditions. 

Please note that all responses will be public record . Do not submit confidential 
information in your response. All materials submitted in response to this RFI shall 
become the property of HOOT and will not be returned. HOOT has the right to use 
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any or all of the ideas presented in any response to this RFI regardless of whether or 
not the respondent participates in a future solicitation or becomes the developer of 
any hotel at any airport owned or operated by HOOT. 

1.1. RFI Contact 

HOOT has designated the following individual to serve as the official point of 
contact for this RFI. This individual is the only authorized contact permitted to 
communicate on behalf of HOOT about this RFI. 

Contact information for RFI point of contact at HOOT: 

Lillian Lareau, Property Manager Supervisor 
State of Hawaii, Department of Transportation, Airports 
400 Rodgers Boulevard, Suite 700 
Honolulu, Hawaii 96919 
Email: lillian.a.lareau@hawaii.gov 
Phone: (808) 838-8678 

1.2. Submission Details 

Please submit your responses to this RFI via email to the RFI point of contact 
before the due date identified below in Section 1.3. When submitting your 
response, please have the email subject line read '7your name] Response to 
2026 RF/ for /TO Airport Hotel'. 

Physical (paper) copies of RFI responses are optional. Physical copies must be 
delivered to the address identified for the RFI contact before the due date 
identified below in Section 1.3. 

If you have any questions about this RFI, please direct them to the RFI contact 
during the appropriate period identified below in Section 1.3. 

1.3 RFI Timeline 

Please review the RFI timeline below. Dates may be modified or amended by 
HOOT, which will post an amendment to this RFI on the HDOT's website under 
"Other Offerings" (www.hawaii.gov/dot/airports/doing-business/concession­
notices) notifying prospective respondents of any change. 

• RFI Released: March 31, 2026 
• RFI Site Viewing: April 17, 2026, 10 a.m. Hawaiian Standard Time (HST) 
• Deadline for Questions to HOOT: April 30, 2026, 4:30 p.m. HST 
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• HOOT Answers to Questions Posted: May 15, 2026 
• RFI Responses Due to HOOT: May 29, 2026, 4:30 p.m. HST 

1.4. RFI Site Viewing 

An optional Site Viewing for this RFI at ITO is scheduled at the date set forth in 
Section 1.3 above to view the two proposed hotel site locations. The Site 
Viewing is intended to provide prospective respondents an opportunity to view 
the proposed sites. Please note that HOOT staff will NOT take questions from 
prospective respondents during the Site Viewing. Any questions from prospective 
respondents regarding this RFI may be submitted and answers will be posted as 
provided in the RFI timeline in Section 1.3 above. The check-in location for the 
Site Viewing can be confirmed at the time your attendance is confirmed as 
specified in the Notice of RFI published on March 31 , 2026. 

2. BACKGROUND INFORMATION 

2.1 Goals and Outcomes 

HOOT desires to develop a hotel at ITO in order to provide a lodging alternative 
available for business travelers (including airline crews and state and other 
employees traveling for work) and leisure travelers that has easy access to the 
passenger terminal at ITO and also is convenient for general aviation users. 
HOOT believes the presence of a hotel at ITO will enhance the attractiveness of 
ITO for further air service development. 

2.2 Background 

ITO is a commercial service airport owned and operated by HOOT. It served 
approximately 1,400,000 commercial passengers in 2025, a 3% increase over 
2024. ITO has been selected as the first airport for the potential development of 
hotels by HOOT at HOOT airports. 

Hilo, Hawaii , is largest city on the island of Hawaii and is home to active 
volcanoes, orchid farms, waterfalls, and a rugged coastline. Please see Section 5 
below for Hilo "Tourism" Features which describes Hilo's appeal as a visitor 
destination. 

3. INFORMATION REQUESTED 

3.1 Who We're Looking For: 
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HOOT is interested in responses from developers with established 
experience in hotel development. HOOT is especially interested in 
information from developers having specific experience in airport-sited hotels. 
Additionally, responses from developers who have experience in projects in the 
State of Hawaii (including on islands other than Oahu) are welcome. 

3.2 What We're Looking For: 

Respondents may include additional attachments with their response document. 

Among other items, HOOT hopes to receive the following information from this 
RFI for each proposed hotel site described in the attached Narrative Sheet: 

(a) It one site is preferable over the other, which site is preferable and why? 
(b) It another site at ITO is preferable over the two described in the Narrative 

Sheet, what site is that and why? 
(c) What is the current number of hotel rooms that can be developed? 
(d) What is the optimal number of hotel rooms that could be developed? 
(e) What is the optimal level of hotel star-rating for a hotel? 
(t) What other services or amenities besides those required by the optimal 

hotel star-rating would you consider appropriate or feasible for a hotel at 
ITO? 

(g) What range of development costs is projected? 
(h) What timeline for development and completion is projected? 
(i) What information would be useful for potential developers to assess as 

part of an RFP or RFQ/RFP process, or other appropriate solicitation, that 
is not attached to or referenced in this RFI, or is not otherwise publicly 
available? 

(j) What sustainability and resiliency initiatives are feasible, including 
alternative power sources? 

Respondents are invited to provide additional information on the following subjects 
of interest to HOOT: 

- Current market conditions for development of a hotel in the Hilo area; 
- It a hotel is not feasible at this time, what conditions would need to change for 

a hotel to be feasible; 
- Discussion of risks or barriers to success that you have experienced in other 

hotel projects in Hawaii or at other airports and how were or could they be 
mitigated for this project; 

- Proposed contract structure (lease, predevelopment agreement with a long­
term lease, predevelopment agreement with another type of long-term 
agreement, or another structure or type of contract) assuming that the site will 
be leased to the developer for no more than 35 years; and/or 
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- Proposed structure for compensation to HOOT that complies with HDOT's 
legal obligations to, at a minimum, to obtain fair market value for the property 
and maximize its revenue. 

4. APPENDIX (Narrative) 

Attached is a Narrative with certain information regarding the two 
proposed hotel sites, Site A and Site B, at ITO. 
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5. HILO "TOURISM" FEATURES 

___,__ 
Hilo Farmers Market Courtesy of Vecteezy.com 

Merrie Monarch Festival 

Hawai'i Volcanoes National Park 

Hilo ("Hee-low") is located on the eastern side of the island of Hawai'i (aka the 
"Big Island") and offers a unique experience to visitors who can shop at the Hilo 
Farmers Market that features locally grown exotic tropical fruit and flowers, 
locally harvested coffee and unique Hawaiian treats like butter mochi ("moe­
chee"). Hilo is home to the 30-acre lush Lili'uokalani ("Lee-lee-oo-oh-kah-lah­
nee") Gardens and Wailuku ("Why-loo-koo") River State Park that features the 
beautiful Rainbow Falls (Waianuenue ("Why-ah-noo-eh-noo-eh") or "rainbow 
water'') and the Boiling Pots (pools of turbulent water carved into lava rock). The 
nation's only rainforest zoo can be found at the Pana'ewa ("Pah-nah-eh-vah") 
Rainforest Zoo where exotic plants and animals can be seen. Every year the 
week-long Merrie Monarch Festival features premier hula dancers and chanters 
from across the State of Hawaii captivating audiences around the world. 
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The Big Island also features Hawai'i Volcanoes National Park and active volcanic 
eruptions. Hilo is a convenient stop on the way to view active and dormant 
volcanic calderas, lava fields, underground lava tubes and the stark Devastation 
Trail. The Big Island is also home to Parker Ranch, established in 1847, and 
home to the Paniolo ("Pah-nee-oh-low") or Hawaiian cowboy. Waimea ("Why­
may-ah") town, located halfway between Hilo and Kona ("Koh-nah") on the 
island's north coast, sits among rolling pasture lands and Parker Ranch. At the 
southern point of the Big Island is the tiny town of Waiohinu ("Why-oh-hee-noo" 
or sparkling water) and the Mark Twain Monkey Pod Tree where lore has it that 
Twain sheltered from the weather over 150 years ago! 

The Hilo International Airport, nestled in charming and quaint Hilo town with its 
museums, art galleries, shops and restaurants, provides a fascinating gateway to 
all that the Big Island has to offer. 
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HILO INTERNATIONAL AIRPORT 

PART 150 NOISE EXPOSURE MAP UPDATE FINAL 

Table A-3 
STATE OF HAWAII DEPARTMENT OF TRANSPORTATION LAND USE 
COMPATIBILITY WITH YEARLY DAY-NIGHT AVERAGE SOUND LEVELS 

LAND USE 

YEARLY DAY-NIGHT AVERAGE SOUND LEVEL 

<60 60-
65 

65-
70 

70-
75 

75-
80 

80-
85 

Residential 
Low density residential, resorts, and hotels 
with extensive outdoor use 
Low density apartment with moderate outdoor 
use 
High density apartment with limited outdoor 
use 
Transient lodgings with limited outdoor use 

Y(a) 
Y 
Y 
Y 

N(b) 
N(b) 
N(b) 
N(b) 

N 
N 
N(b) 
N(b) 

N 
N 
N 
N 

N 
N 
N 
N 

Public Use 
Schools, day-care centers, libraries, and 
churches 
Hospitals, nursing homes, clinics, and health 
facilities 
Indoor auditoriums and concert halls 
Government service and office buildings 
serving the general public 
Transportation and parking 

Y 
Y 
Y(c) 

Y 
Y 

N(c) 
Y(d) 
Y(c) 

Y 
Y 

N(c) 
Y(d) 
N 

Y(d) 
Y(d) 

N(c) 
Y(d) 
N 

Y(d) 
Y(d) 

N 
N 
N 

N 
Y(d) 

N 
N 
N 

N 
Y(d) 

Commercial and Government Use 
Offices - government, business, and 
professional 
Wholesale and retail - building materials, 
hardware and heavy equip. 
Airport businesses - car rental, tours, lei 
stands, ticket offices, etc. 
Retail trade, restaurants, shopping centers, 
financial institutions, etc. 
Power plants, sewage treatment plants, and 
base yards 
Studios without outdoor sets, broadcasting, 
production facilities, etc. 

Y 

Y 

Y 

Y 
Y 

Y(c) 

Y 

Y 

Y 

Y 
Y 

Y(c) 

Y(d) 

Y(d) 

Y(d) 

Y(d) 
Y(d) 

N 

Y(d) 

Y(d) 

Y(d) 

Y(d) 
Y(d) 

N 

N 

Y(d) 

N 

N 
Y(d) 

N 

N 

Y(d) 

N 

N 
N 

N 

Manufacturing, Production and Storage 
Manufacturing, general 
Photographic and optical 
Agriculture (except livestock) and forestry 
Livestock farming and breeding 
Mining and fishing, resource production and 
extraction 

Y 
Y 
Y 
Y 
Y 

Y 
Y 
Y(e) 
Y(e) 
Y 

Y(d) 
Y(d) 
Y(e) 
Y(e) 
Y 

Y(d) 
Y(d) 
Y(e) 
N 
Y 

Y(d) 
N 
Y(e) 
N 
Y 

N 
N 
Y(e) 
N 
Y 

N 
N 
N 
N 

Recreational 
Outdoor sports arenas and spectator sports Y Y(f) Y(f) N N N 
Outdoor music shells, amphitheaters Y(f) N N N N N 
Nature exhibits and zoos, neighborhood parks Y Y Y N N N 
Amusements, beach parks, active playground, Y Y Y Y N N 
etc. Y Y N N N N 
Public golf courses, riding stables, cemeteries, Y(f) N N N N N 
gardens, etc. Y(f) N N N N N 
Professional/resort sport facilities, locations of 
media events, etc. 
Extensive natural wildlife and recreation areas 
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HILO INTERNATIONAL AIRPORT 

PART 150 NOISE EXPOSURE MAP UPDATE FINAL 

Key to Table A-3 

Y (Yes) Land Use and related structures compatible without restrictions. 

N (No) Land Use and related structures are not compatible and should be prohibited. 

(a) A noise level of 60 DNL does not eliminate all risks of adverse noise impacts from aircraft 
noise. However, the 60 DNL planning level has been selected by the State Airports Division as 
an appropriate compromise between the minimal risk level of 55 DNL and the significant risk 
level of 65 DNL. 

(b) Where the community determines that these uses must be allowed, Noise Level Reduction 
(NLR) measures to achieve interior levels of 45 DNL or less should be incorporated into 
building codes and be considered in individual approvals. Normal local construction employing 
natural ventilation can be expected to provide an average NLR of approximately 9 dB. Total 
closure plus air conditioning may be required to provide additional outdoor to indoor NLR, and 
will not eliminate outdoor noise problems. 

(c) Because the DNL noise descriptor system represents a 24-hour average of individual aircraft 
noise events, each of which can be unique in respect to amplitude, duration, and tonal 
content, the NLR requirements should be evaluated for the specific land use, interior acoustical 
requirements, and properties of the aircraft noise events. NLR requirements should not be 
based solely upon the exterior DNL exposure level. 

(d) Measures to achieve required NLR must be incorporated into the design and construction of 
portions of these buildings where the public is received, office areas, noise sensitive areas, or 
where the normal noise level is low. 

(e) Residential buildings require NLR. Residential buildings should not be located where noise is 
greater than 65 DNL. 

(f) Impact of amplitude, duration, frequency, and tonal content of aircraft noise events should be 
evaluated. 

This table has been adapted from the Federal Aviation Administration Land Use Compatibility Table, 
Advisory Circular 150/5020-1 (dated August 5, 1983). This table is for land use planning purposes 
only. 

A.3.6 STATE OF HAWAII LAND USE CONTROLS 

Land Use on the island of Hawaii is controlled by the State of Hawaii, through the 
State Land Use Commission, and the County of Hawaii, through its Planning 
Department. 

State Land Use. The State Land Use Commission was established by Hawaii 
Revised Statutes (HRS), Chapter 105. The State Land Use Commission is 
composed of nine members, one appointed from each of the counties and the 
remainder appointed at-large. Pursuant to the authority granted to it by Chapter 
105, HRS, the Land Use Commission has classified all land in the State as within 
one of four land districts. The four land districts are Agricultural, Rural, Urban and 
Conservation. The County of Hawaii has jurisdiction of uses within the Urban 
district, and may permit uses within the Rural and Agricultural districts. Uses 
within the Conservation district are under the jurisdiction of the State of Hawaii, 
Department of Land and Natural Resources. 

Hawaii County Planning. The planning within the County of Hawaii is regulated 

adopted in 1989 and revised in February 2005, and adopted by Ordinance 05-25. 
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