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SUMMARY

Project Description. Helumoa Land Company, Inc. proposes to
construct a multi~level shopping complex within a 6.25 acre parcel
on the makal side of Kalakaua Avenue bounded by Lewers Street and
the Outrigger Hotel. The proposal provides for a total of approxi-
mately 275,000 square feet of gross leasable area, of which
approximately 163,000 square feet will be provided in the first
phase and 110,000 square feet in the second phase. The development
will consist of 3 low-rise buildings, two of 4 storles and one of
3 stories. There will alsc be a 10-story parking structure
providing parking for approximately 600 caxs at the lewers Streer
end of the project just maukas of the Sheraton garage. The makai-
Iiamond Head corner is within the Special Management Area (Ordinance
No. 4529), and the entire site is within the Waikiki Special Design
District (Ordinance No. 4573), Resort Hotel Precinct.

Exdisting Site Conditionz. The site is presently occupied by
several one~ and two-story commercial structures with appurtenant
walkways and planted areas, some of which contain a number of trees.
Portions of the site are paved and are being utilized as parking aveas.
Numerous utility lines traverse the site. The site is relatively level.

Physical Envirvommentsl Impacts. Construction of the project will
create disruptions in traffic and produce noize and fugitive dust.
Long-term effects will include an increase in surface water runoff and
alr emissions. However, impact on both the receiving waters and ambient
air, respectively, are not anticipated to be significant. Although the
vigual appearance of the subject site will alter this pertion of the
Waikiki district, the developers feel that the proposed landscape master
plan and the project’s low-rise atmosphere will be an improvement over
the current configuration of shops and storefronts on the site., Minimal
impact on the ground level view planes by pedestrians is expected, since
the present structures on the gite already obstruct the makai view,

Impact on Goveromental Services and Facilities. There will be an
increase in demand on public services and subsegquently, an increase in
government expendifures necessarv to suppoit them. These specifically
include additional sewage loads, additional water runsff into the
present drainage system, and possibly mass transit (due fo increased
bus ridership). However, existing services and facilities are available
to the site and these additional demands can be primarily absorbed by
alveadv built facilities,

Sociceconomic Impact. There will be a temporary loss of sales and
income by present tenants who would be displaced by the project. Approxi-
mately 140 emplovees are expected to lose their jobs temporarily.

However, the long-term impact of the project would be to generate
additional sales, clerlecal and office jobs due to the increass

of commercial space and more activitiss., Property tax revenues would
also Increase.

ot
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The proposed shopping complex willl enrich property values. Presently,
3 acres of the project site are occupied by a total of 45 (Table 3) shops,
offices, food service, etc. The proposed project calls for the removal
of these existing commercial structures. The total annual sales could
not be fully determined due to the confidential nature of data; however,
the amount would exceed $7,490,000. The gross leasable area is about
78,000 square feet. The proposed shopping complewx is expected to imcrease
the total amount of leasable area to 275,000 square feet for an increase
of {more than 3% times) the present GLA. Annual sales are expected to
increase based on the increase in the leasable area. The proposed shopping

complex is expected to provide nearly 4 times as wmany jobs over the present
level.

Technical Repeorts. During the course of evaluating impacts of the
proposed project, several rechnical reports were prepared. These included:

"Interim Report of Seotechnical Investigation FPropesed Kalakaua
Commercial Development, Kalakaua Avenue and Lewers Streer, Honolulnp,
Hawail for Helumoa Land Co., Inc.", prepared by LeRov Crandall and
Associates, July 31, 1975.

"Helumea Traffic Report,” prepared by Henry Tuck Au, March, 1976.

"Sociceconomic Impact of the Proposed Kalakspa Commercial Complexn,”
prepared by Evaluation Research Consultants.

YAir Quality Impact Studv, Kalakaua Commercial Complex, prepared by
Environmental Communications, Inc., June 19746,

"Noise Impact Study for the Proposed Kalakaua Commercial Complex,
Homolulu, Oahu, preparved by Dr. Iwac Mivake, June 29, 1976,
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I. PROJECT DESCRIPTION

The site for the proposed Kalakaua Commercial Complex is
located in Waikiki, Honolulu District, Island of Cahu. The site
lies approximately 2.8 miles southeast of downtown Honolulu. More
specifically, the project fromts Kalakaua Avenue {(on the makal
side), between Lewers Road and the OQutrigger Hotel. Figures 1
and 2 shows the location of the project site as it relates to the
island and region, respectively,

The project site is identified by Tax Key: 2-6-0Z: 18, 19,

Due to its central location, the site for the proposed Kalakaua
Commercial Complex is among the most desirable sites in Waikiki fox
commercial use., The property is located in the heart of Waikiki's
commercial area and is entirely surrounded by high-vise hotels, and
office structures. It will be within walking distance of virtually
all the 22,0004 hotel units in Waikiki.

in economic feasibility study conducted by Real Estate Research

Corporation (RERC)L indicated that commercial space Im Waikiki

was "acutely' needed. A more recent study prepared in April, 1976
by Evaluation Research Consultants? analvzed the latest data on
commercial projects in Waikiki (since 1973 seversl commercisl pro-
jects have been constructed or are underway). This latest study
concluded that the Kalakaua Commercial Complex along with the other
projects are not expected to create adverse economic effects,?

The development objective is to build a high quality, proficable

Helumcoa Land Co., Inc. proposes to construct a multi-level
shopping complex within a 6.25 acre parcel on the makal side of
Halskaua Avenue bounded by Lewers Street and the Outrigger Hotel.
The proposal provides for a total of approximately 275,000 square
faet of gross leasable area, of which approximately 165,000 square
feet will be provided im the first phase and 116,000 square feet
in the second phase. The development will consist of 3 low-rise
buildings, two of 4 stovies and one of 3 steries. There will also
be a lU-story parking structure providing parking for approximately
600 cars at the Lewers Street end of the project just mauvka of the
Sheraton garage. (8ee Figure 3, Site Plan.)

"fechnical Memorandum #3", prepared in Februarv, 1973.

"Socioceconomic - Impact of the Proposed Kalakaua Commercial Complex”.

A, Project Location
22, 23, & 24,

5. Statement of Obiectives
shopping complex.

G. Project Description

1

2

3

Ihid. FPage 1Z. 3



PROJECT
SITE

Begle 1 inc

P
i
!
L
i
e
]
by,
o
1t
pars

FIGURE 2 Projfect Bite Loscation
¥alkiki District ana
the Surrounding Communities

FIGURE | Proisct Locst
i a

SBcale 1 inch = 3 miles

PROJECT
LOCATION

PROPOSED KALAEAUA
COMMERCIAL COMPLEX



¢

EERC N RSt
BRld BYF§
€ JuNoid

TEAY RCEREE

W itoisivE i

e

1
N
IR IR

TR AN s el

ﬂ,
|

B e




el

e

o aAn S

Fte
k.
[
&

i
58

5
¥
H

The preiect comprises 3 buildings having approximately
275,000 sg. f£t. of Gross Leasable Area {GLA). TEach building
will be a multi~level shopping complex organized around a court
that is open to the sky. A tier of terraced balconies rings each
court providing a maximum of visual and physical accessibility teo
the shops at all levels.

The average building height will be restricted to tree top
level. This height will be approximately 407-0" for buildings
on Kalakaua Avenue and about 53'-0" for structures containing
shops and offices makal of the mall. There will be a 10-story
structure providing parking for approximately 680 cars at the
Lewers Street end of the project just mauka of the Sheraton
garage. The low-rise character mandates that the highly visible
roof plane be considered a finished arvea, properly landscaped and
maintained, and with proper screening for rooftop mechanical
appurtenances.

Landscaping is intended to provide a major visual impact.
The project will be extensively planted, with medium height
canopy trees supplementing the coconut trees now lining the side-
walk at the Kalakaua Avenue boundary of the property.

The Ealakaua sidewalk will be transformed into a broad
promenade with a minimum depth of 30'-0". This increases a
various entry areas to depths in excess of 90'-0". Numerous
entryways link the internal mall with the Kalakaua sidewalk to
create a generous and varied pedestrian promenade.

A high proportion of the ground floor area is planned to be
devoted teo public spaces such as malls, promenades or landscaping.
The scale and proportion of all elements will be consciously sized
to the pedestrian. Overvhelming massiveness will be aveided.

Between Buildings B and ¢ and opposite Seaside Avenue, a 170'0Y
wide open area will be reserved for pregrammed activities. The
area of this landscaped open space will be approximately 21,000 sq. ft.
Scme mature tree planting is anticipated to achieve a shaded gathering
place in the eavly phases of the project.

A central spine will ldnk all buildings in the complex. The
principal mall occurs at ground level. The pedestrian will enter
the open central mall from the Kalakaus and Lewers sidewalk promenades
through a series of primary and secondary openings that are related to
vertical transpertation points.

Design of tenant spaces will recognize that many shops will he
of modest size. Spaces must be easily divisible and mechanicals will
Le designed accordingly. The complex may be finished as several
tenant groupings, sach grouping having a distinct theme or design
motif. Spatial quality will vary between groupings to aveid the
appearance and feel of a monotonous strip mall.
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Tenant locations will be dictated by objectives of a leasing
master plan prepared by the project leasing consultants. A balanced
mix of retailers offering a broad range of merchandise and services
at various levels 1s in the best interests of all.

1. Height and setback requirements. The project will take into

consideration the following setback and height restrictions
which apply to the property:

(a)
(b)
(c)
(d)

(e)
(£)

A minimum 30'-0" sethack along Kalakaua Avenue.
A minimum 20'-0" setback from the Lewers Street frontage.

No side and rear yard setback requirements.

Location of Property: Kalakaua Avenue, Waikiki
Tax Map Key: 2-6-02: 18, 19, 22, 23, 24
Approximate Acreage: 6.25 acres

Existing and Requested Uses:
" Present Use: Commercial and Resort

Existing Plans Governing  General Plan, Detalled Land
the use of the Property: Use Map and Development Plan

Detailed Land Use Map
Designation: Resort

City & County Zoning: H~2

Waikiki Specisl
Design District: Resort Hotel

2. Vehicular access. The design program establishes a vehicular

access connection from the Sheraton Walkiki ro Kalakaua

apposite Royal Hawaiian Avenue. First phase construction will
start from Lewers Street and progress in a Diamond Head direction.
4z soon as the Royal Hawaiian Avenue roadway connection can be
opened to traffic and the existing Sheraton driveway deactivated,
the balance of Phase One, which comprises Buildings A and B, will
proceed {(see Figure 4). OGross Leasable Area developed during

the first phase would be approximately 165,000 sq. fr.

3. Land clearing activigies will include:

(a)
(b)

(e}

(d)

Demoiition and removal of existing buildings and structures;

Other areas on the site will be cleared prior to structural,
roadway or utility excavations;

Only minor grading will be undertaken to construct the
driveways, utilities, and adequately drain the site. Other-
wise, new improvements will be built on the existing ground;

Land clearing will be done in three increments similar to the
construction phasing; and
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(e}

Mature trees will be retained wherever feasible. The nursery-
ment working on the project have made a detailed examination of
the trees on the site (August, 1976). This examination indicates
that less than one dozen coconut palms need to be removed. The
trees were found to be unhealthy due to moisture rot, and if
allowed to remain or be relocated, these trees would, within a
few years, constitute a safety hazard to pedestrians. The other
coconut palms will remain or be relocated. The Chinese Banyan
tree will not be removed. Other trees located within the project
site in the specific site of the structures will be cleared.
These trees include the more common type of trees (e.g. octopus
tree) which can be more economically replaced than relocated.

Off-site work includes:

(a)

(b}

{c)

(d)

(e)

Storm drainage system: A npew 24-inch reinforced concrete
drainage pipe will be extended across Kalakaua Avenue to
connect with the existing 2' 2 6' concrete box culvert in
the Seaside Avenue intersection.

Sanitary sewer system: A new 6=inch vitrified clay sewer
line will be extended about 30 feet into Kalakaua Avenue
with manhole conmection to an existing 12-inch sewer maln
near the Diamond Head boundary of the project site.

Water system: Two connections will be made to the existing
8-inch water main located under the makai sidewalk area of
Kalakaua Avenue near the Seaside Avenue intersection. The
service connections for 6-inch domestic water system and
8~inch fire protection line will be extended under the side-
walk to the property line. Because of the congestion of
existing utilities in the sidewalk area, the meters for
both water service lipes will be installed in the ten~foot
sethack area immediately in back of the existing sidewalk.

Roadway system improvements include the following: Lewers
Street will be widened by 20 feet along the boundary of the
project site extending from Kalakaua Avenue to the existing
driveway serving the Sheraton buildings. The work will
include demolition and removal of the existing sidewalk, curb
and gutter onm the Sheraton side of Lewers Street, widening

of the existing asphaltic concrete pavement by 20 feet (total
of width to be approximately 44 feet wide), and reconstruction
of concrete curh, gutter and sidewalk. Existing manhole,
handholes, and utilities will be adjusted to the new finish
grades,

The existing driveway off Kalakaua Avenue at the Diamond Head
end of the property will be relocated to clear the proposed
15~foot wide public beach right-of-way. This will entail
extending the existing rvamp-type driveway by about ten feect
in the Ewa direction. The proposed work in the ten~foot

wide area includes recomstruction of the existing curd

and sidewalk to a ramp driveway apron with adjustment of
existing manholes, handholes and utilities.

Flectric and telephone system: Existing electric and
telephone facilities which are affected bythe proposed
widening of Lewers Road and reconstruction of driveways on
Kalakaua Avenue will be relocated and adjusted to the new
conditions., These include pullboxes and manhole frames
and covers.
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(£) Street light, traffic signal contrel and fire alarm
gystem: Again, existing facilities which are affected
by the proposed widening of Lewers Street and reconstruction
of driveways on Kalakauaz Avenue will be relocated and
adjusted. In addition, street lighting will be increased
on Lewers Street and at the new driveway on Kalakaua Avenue.
Also, traffic signal equipment and controls will be relocated
and reconsiructed on Kalakaua Avenue to accommcdate the new
driveways. In addition to manholes, pullboxes and handholes,
a fire alarm pull station will be relocated and adjusted to
the new conditions on Kalakaua Avenue.

s,

5. On-gite work includes:

(a) Storm drainage system: A new drainage system comsisting of
concrete drainpipes from 6-inch to 24-inch diameter, catch
basins and manholes will be constructed on-site. The new
system will collect storm runcff from the roof of the new
buildings and the new Kalakaua Avenue driveway as well as
intercept existing drains which service the Roval Hawaiian
Hotel. The new system will bhe connected to the new off-
site 24~inch drain in Kalakaua Avenue which is described
above.

(b} Sanitary sewer system: A new sewer system consisting of
8~inch and 10-inch vitrified clay pipes and manholes will
be constructed on-site, The new system will collect
sewage from Building “B": and portions of Buildings "A"
and "C"” as well as intercept existing sewer lines which
presently service the Sheraton and Royval Hawaiian BHotels.
The new sewer system will connect to an existing 10-inch
sewer within the property. That existing sewer is
connected to the City's 12-inch main in Kalakaua Avenue.

An existing 6-inch sewer main near the Diamond Head end
of the project will be realigned to coincide with the
driveway. The total length of the realigned sewer is
160 lineal feet of which 30 feet extends into Kalakaua
Avenue and is described in the off-site work.

sy
fesha

o (c) Water system: The existing private water system {(from

3 wells on the Princess Kajulani Hotel property) which

- presently cross the project area to service the Roval
Hawaiian Hotgl will be relocated. The existing 2-inch

and 4-inch water lines will be intercepted on the Sheraton
property between the Roval Hawaiilan Hotel and Building "C"
to a connection with the existing incoming water lines.
411 work will be done on-site with connections being made
within the ten-foot setback area immediately in back of
the sidewalk on Kalakaua Avenue.

On-site extensions of the domestic water and fire lines for
the proposed development are the responsibility of the
mechanical engineer, Giovanni Chung. For service to the
new comnercial development, Community Planning, Inc. is

10
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responsible only for commection and metering in Kalakaua
Avenue as described in the off-site work.

(d}) The on-site roadway system plans include: A new driveway
to be constructed between proposed Buildings A" and VR"
from the intersection of Kalakaua and Royal Hawaiian
Avenues to a connection with the existing circular drive-
way located in front of the Sheraton Hotel. The new
driveway will also have connection to the existing drive—
way which is located between Building "A" and the Sheraton
parking structure and which has access to and from Lewers
Road. This existing driveway will also be reconstructed.
The new and reconstructed driveways will have an asphaltic
concrete pavement of about 50-feet width and concrete curbs
and sidewalks.

The proposed 15-foot wide beach right-of-way along the
Diamond Head boundary of the project site will consume a
portion of the existing driveway at that end. Consequently,
that driveway will be reconstructed with concrete curbs,
sidewalk and asphaltic concrete pavement of approximate
24-foot width.

The existing Kalakaua Avenue driveway located between
Seaside and Royal Hawalian Avenues will be demolished.

(e} Electric and telephone system: Electric and telephone
connections to existing off-site sources as well as all
other on-site utility work are the responsibility of the
architect's electrical engineer, Mr. Kawabata of Nskamura
and Kawabata. Community Planning, Inc. is responsible only
for relocation work required by construction of driveways
on Kalakaua Avenue or widening of Lewers Road. Details are
explained in the above-mentioned off-site work.

(f) CGas system: Gasco will be responsible for extending their
system to serve this new development. However, Giovanni

Chung will be coordinating this work.

Use of Public Lands and Funds

No public lands and/or funds will be utilized for the proposed
subdivision. Governmental role will be limited to the review of
applications for various land use approvals, permits and certification
of plans prior to site work.

Phasing and Timing

The developer expects to initiate construction shortly after
cbtaining all the necessary permits and approvals required. Con-
struction is anticipated to take Z1 te 24 months including demolition,
off-gite, and on-site work.

11
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Project Background

The chronoclogy of the project since January, 1973, is as

follows:

Wong. and Wong application for General Plan Amendment dated
March 16, 1973,

Various governmental agency reviews in connection wirh General
Plan change during 1973,

Public hearing by Plamning Commission regarding General Plan
change on July 10, 1974. Unanimous approval,

Znactment of a moratorium on development in Waikiki beginning
April, 1974,

Helumoa Land Company was incerporated on July 29, 1975.
Processing by City Council of Special Design District legislation.

Enactment of Wailkiki Special Design District and end of moratorium
on April 1, 1976.

Various governmental and private agencies contacted by Environmental
Communications, Inc. (retained Environmmental Impact Statement con-
sultants) requesting comments on the Envirommental Impact Statement
Preparation Notice on May 21, 1976,

June 23, 1976 - end of 30-day review pericd for comments requested
on May 21, 1976.

Environmental Impact Statement for Kalakaua Commercial Complex
submitted to the Environmental Quality Commission for processing
on July 6, 1976,

Deadline for comments on the Kalakaus Commercial Complex Environ—
mental Impact Statement set by Envirommental Quality Commission:
August 7, 1976,

Submittal of revised Envirommental Impact Statement for Kalazkaua
Commercizl Complex, August 23, 1976,
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IT. DESCRIPTIGN OF THE ENVIRONMENTAL SETTING

e A,  Physical Geography

1. Site Conditions. See Figure 3. The site is occupled by
one- and two-story commercial structures with appurtenant
walkways and planted areas, some of which contain a number of
trees {see list of trees, Table 1). Portions of the site are
paved and are being utilized as parking areas. Numerouz utility
lines traverse the site. The site is relatively level.

2. Soils., The report entitled, "Interim Report of Geotechnical
Investigation, Proposed Kalakaua Commercial Development, Kalakaua
Avenue and Lewers Street, Honolulu, Bawaili, for Helumoa Land Co.,
Inc."” provides the following description of the soil conditions:5

"Existing fill soils, up to five feet in thickness,
were encountered in the exploration borings. The
natural soils beneath the site consist of sand,
gilty sand, silt, clay, coral, and varying amounts
of gravel. Water was encountered in the borings at
depths ranging from five to seven feet below the
existing ground surface.”

SHAEEEL

3. Microclimate. The microclimate in the Waikiki area is con-—
sidered to be dry, mild and uniform. The annual average
rainfall for Waikiki is approximately 20 inches. The
temperature, much like the rest of the island, is mild and
uniform, ranging from 60°F (January - mean low temperature)
ro B50F {(mean high temperature)} in the summer months.

s

The observed surface winds® show that the predominant wind
direction and higher wind speeds are from a north, north-east,
and east direction (66.7% of the time}, and averages 11.2 knots
per hour. Although 13% of the time winds blow from the north

to west quadrant, these winds have lower wind speeds, 5.75 knots.
The vearly mean wind speed is 9.7 miles per hour.

4  LeRoy Crandall and Associates, "Interim Report of Geotechnical
Investigation, Proposed Kalakaua Commercial Development, Kalakaua
B Avenue & Lewers Street, Honolulu, Hawaii for Helumoa Land Co., Inc.,
: July, 1975.

5 1bid.

6 It should be noted that surface wind data is recorded at a limited
number of stations on Oahu. In relation to other stations, the
Honolulu Internmational Airport is the nearest to the site. 1t was
determined that wind conditions at the project site would most likely
he represented by the data recorded at the Honolulu International Airport
due to the similarly observed wind directions of the site.
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TABLE 1

TREES PRESENTLY WITHIN THE PROJECT SITE=*

e

Pabnanse]

Common Name Scientific Name
S Norfolk Pine Araucaria Excelsa
African Tulip Spathodea Campanulata
Akee Blighia, Sapida
Banyan Ficus Benghalensis
Octupus Plant Brassaia Octinophyllia
Breadfruit Artocarpus Incisus
Bamboo Actinophlocus
Yokewood (Catapal
bDate Palm Phoenix Dactylifera
Coconut Cocos Nucifera
Indian Rubber Tree : Ficus Elastica
Hala Pandanus Odoratissimus
Hau Hibiscus Tiliaceus
Jacaranda Jacaranda Mimosaefolia
Kukui Aleurites Moluccana
False Kamani Terminalia Catappa
Kiawe Prosopis Chilensis
e Monkey Pod Samanea Saman
Mahogany Swietenia Mahogoni
Mango Mangiferindica
Opiuma Pithecellobium Dulce
Falm Loulu Eupritchardia Martii
o Plumeria Plumeria Obtusa
i Plum Cordia Dichotonia
& Paper Bark Tree Melaleuca Leucadendra
Peinciana Delonix Regia
Shower Tree Cassia Javanica or (assia Fistula
Spap Berry Mencle Sapindus Saponaria
Sea Grape Coccolobis Uvifera
Wiliwili Erythrina Sandwicensis E. Monosperma

*Appendix I provides an inventory of trees on the proposed project site.
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Flora and Fauna. Based on site observations and review of
literature relating to location and identification of flora

and fauna, it was determined that the subject parcel does not

serve as a habitat or feeding area for any rare or endangered
birdlife. Common species of birdlife such as the mynah, cardinal,
sparrow, and dove geen throughout the island, are found in the area.

The flora presently existing within the site consists of various
trees and ornamental plants in the landscaped area directly
makai of the existing buildings. Table 1 identifies these trees.

No rare or endangered species of flora and fauna are known to
inhabit the project site,

B. Infrastructures and Support Services

1.

Water system. An existing public 8-inch main is Jocated in both
Lewers Road and Kalakaua Avenue which are adequate for the pro-
posed development.

Sewer system. Three separate public sewer systems serve the
existing project site:

{a) An 8-inch sewer main located in Lewers Road and extending
to the Fort DeRussy pump stati on:

(b} A 12-inch sewer main located in Kalakaua Avenue between
Seaside and Royal Hawaiian Avenues extends to the Beach
Walk pump station: and

(¢} A 12-inch sewer main located in Kalakaua Avenue at the
Diamond Head end of the project site extends also to the
Beach Walk pump station.

Both existing sewer mains located at the extreme mauka end of the
project site and described sbove as (a) and (c), are presently
flowing at capacity. The City will allow continued use of these
lines provided the sewage flow from the new development does not
exceed the amount discharged under present conditions. The other
main In Kalakaua Avenue and described above as (b) has sufficient
capacity for the proposed increase in sewage from the new develop=
ment,

During the comsultation period, the County's Department of Public
Works was contacted;’/ their regponse (see page 68) indicated:
"Flows entering the existing 8-inch Lewers Road sewer should be
diverted to the Seaside sewer on Kalakaua since the former is
experiencing some capacity problems.”

Drainage system. DPresently the storm runoff of the project site

is conveyed from the area in the following manner: Areas on the

Requesting comments on the Envirommental Impact Statement Preparation

Notice.
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Ewa side of the property including the access driveway runoff
inte Lewers Road gutters and flows makal to catch basins and
a new box culvert drain system located about 300 feet away.

Areas on the Diamond Head side of the property run off onte
Kalakaua Avenue and then into an existing catch basin in front

of the adjoining property. The majority of the project site
presently runs off inte Kalakaua Avenue to an existing cateh

basin near Seaside Avenue. Runoff to this catch basin is conveyed
by box culwvert to the Ala Wail Canal.

£
5
:
ol
[
N

4. Police services. The Honolulu Police Department has regular
police "beats" in Waikiki. It is anticipated that this will
continue. Additionmally, the shopping complex will employ or

2] retain security officers in order to provide routine protection

8 and security functions for the shopping complex.

5. Fire protection. The Waikiki Fire Station is located less than
.4 mile away from the site. 8Should there be an outbreak of fire,
it is anticipated that this fire station would be the first to
answer the emergency call and would arrive in approximately
3 minutes. Fire alarms, hydrant, and fire fighting devices and/or
equipment will be installed and inspected by the Fire Department
in accordance with the existing regulations and procedures.

Pane

6. Solid waste. Because of the commercial nature of the shopping
complex, a private refuse collection and disposal firm will be
retained.

Transportation Considerations.g

\-\
(@]
.

1. The existing highway system., The existing highway system serving
the Waikikil District is shown on Figure 6. The streets in light
lines are local streets primarily for access to abutting properties
and are intended for local traffic., The local streets have been
included to relate its effect on the major highway system and its
impact at the local level. However, with the conversion of the
street system to a one-way operation, the traffic load is spread
over more streets, and these local streets assume the role of
major collector streets, helr impact on the transportation system
caused some adverse envirvonmental effects.

Except for Ala Moana Boulevard, a Federal-aid highway, the exist~-
ing highway system Is administered by the City and County of
Honolulu. As shown on the plan, the major highway system consists
of Ala Moana Boulevard, McCully Street, Kalakaua Avenue, Kuhio
Avenue, Ala Wai Boulevard and Kapahulu Avenue.

o
i
;; .
¢

8  Quoted from the "Iraffic Impact Statement for Kalakawa Commercial Complex,
Kalakaua Avenue, Waikiki," prepared by Henry Tuck Au, Consulting Fngineer,
Mareh, 1976,
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2. Future highway system. The future highway system proposed
the widening of several streets and the exteasion or con-
struction of additional new faciliities. GStreets proposed
for widening include Kaliaz Road, Kalakaua Avenue, Ala Wai
Boulevard and Kapahulu Avenue. Kuhio Avenue from Kaiulani
Avenue is proposed to be widened and extended to connect
with Kapahulu Avenue. A major Waikiki by-pass voute® along
the mavka side of the Ala Wal Canal 1is proposed to connect
Als Moana Boulevard and the H-1 Freeway to reduce the
through traffic. Thus, the maior highway svstem to serve
the Waikiki District has already been planned, providing
the DMstrict with a workable and well integrated system.

e
e
€
[
¢
{508

e 3. Traffic volumes. Trafiic volume information and data were
g obtained from the report "Traffic Summary, Island of Gahu
1973" of the State Department of Transperta;ian and from
traffic volume counts collected by the Department of
Transportation Services of the City and County of Honolulu.

The "Traffic Summary” is a digest of current and historical
data relative te vehicular traffic and travel, and 1nc1u af
a tabulation of the average daily traffic counts at selected

staticns., Traffic volumes are collescted annually maki%; ﬁﬁ
possible to comparve and anzlvze the growth trends of graftfic
on the various sections of the highway systen.

o4
=5

Table 2 zhows the past and present traffic volumes on fhe
major streets of Waikiki at the Lewers Street Screenline
for the vears 1963 to 1973, Very few traffic counts were
taken prior o 1967. In 1967, the average daily traffie
on Kelakaua Avenue, then operating as a two-way street,
was 37,729, Upon conversion of Kslakaua Avenue and the
styeet sygtem of ¥ afalkl into ﬁne~u?y c“eratzoﬁ in ?Q;W,
Ty
4

the
veduction from the 196? volume of 3?$?43 o 3& 061 iﬁ 1
a decrease of 7,668 vehicles or 2.3 percent. Une vear
prior te the conversion, the traffic volume on Kalskaus Avenue in
1970 was only slightiv lower than the 1967 traffic volume. In

. the one-way operation distributed the traffic los
more streets and diverted the Ewa bound traffic of Kalakasua

avenuz to Kuhio Avenue and Ala Wal Boulevard, primariiy Ala Wail
Boulevard. Whereas, in 1967, the traffic volume on Alz Wai
Boulevard was only 09 percent of the traffic volume on Kalakaua
Avenus, in 1975 the rvaffic volume on Ala ¥al Boulevard represented
83.2 percent of the traffic volume on Kalakaua Avenue. This
redistribution of traffic illustrates the fact that there are
aiternatives to the solution of the traffic problems without

ma jor physical improvements of the highway system.

offer d aver

I
P

\\U

izke

# The State Department of Transportation (letter to Envirommental Communications,

: inc., dated August 3, 1976) stated that, ", . . while the by-pass ig¢ on the

= current, endorsed long-range transportation system plan for Ozhu, it would
rvequire further alternative analvsis especially in light of section 4{f)

reguirements before the segment can be implemented.”

i9



Table 2

S

AT

24 Hour Traffic Volumes
Lewers Street Screenline

o aaaatet

g; Year Ala Wai Blvd. Xuohioc Avenus Kalakaua Ave, Screezigzi Count
& 1975 30,351 22,647 36,473 89,471

1973 30,816 19,725 33,493 84,034

1971 o 15,413 30,061%

1970 15,11 36,648

1967 26,024 17,146 37,729 80,899

1963 w00 o

* Converted to one~way operations

alike mwst urban or rural highways, the travel pattern on the
streets of Waikikl does not depict twe distinct peak travel
periods, usually one in the morning and one in the afternoon.
Instead, the duration of the pesk travel period extends for a
lemger period of time. For Kalakauva Avenue, the pegk fravel
perioed may be said to begin at B:00 a.m. and extend over the
entire period until 6:00 p.m. in the afterncen, In £
morning peak hour does not occur until middsy, between L.
noon and 1:00 p.m.  This longer peried Tepresents not on
travel to and from heme or the hotels but also non-home based
rravel to Waikiki.

oty
i
£

This special characteristic is of greater importance in deter-
mining the ability of the streets to accommodate an Increased
volume of traffic without excesding the capacities of the streets.
The significant difference in peak hour characteristics would
result in an egualization and spacing of the traffic load.
Fesort facilities to accommodate primarily the tourists,

P therefore, will cause only a mild traffic impact on the highway
' during the peak commuting hours. Typically, the peak commuting
hours on a highway are hours of subdued activity at a resortg
facility. The peak hour of activities at a resort facility
oceurs during the daytime between the peak commuting hours of a
highway or during the evening hours, with the daytime peak hour

e
i
1
14
c.
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heing a higher percentage of the evening peak hour.

Parking. Presently there is no parking area available to
customers of the present commerciazl facilities which cccupy
the site. Parking is available, however, in private parking
lots nearby. Hourly rates at these parking lots range from
$.50 to $.75.

The Waikiki District has a high dependency in walking to
activity centers within the neighborhood. There are very
few automobiles owned or driven by the visitors and tourists
for general activities or needs, iIncluding shopping. The
pedestrian dependency factor is of considerable importance
in the distriet and relates to the need and the ability of
the visitors to walking for general activities or needs.

Public transportation. Public transportation, avallable via
the County's ""The Bus' system serves the Waikiki area. The

average headway is approximately two minutes during the peak
and cffi~-peak pariods.

1. Socioeconomic Considevations

1.

Socioeconomic charactevistics. The Waikiki district comsists
of the area bounded by Ala Wai Canal on the north and west,

and Kapahulu Avenue on the east. This .7 square mile area is
renown as a resort area where a majority of the wvisitors on
Oahu stay during thelr visits. It is characterized by many
high rise hotels, shops and restaurants, featured entertainment
areas, and of coursze, Waikiki Beach.

Ir dis difficult to determine the de facto population of Waikiud
since it differs depending upon the time of vear, and time of
day. One of the most recent estimates? indicates that approxi-
mately 42,500 wvisitors temporarily live in the Walikiki district
at ope time, In addirion to this number, 23,000 peopls in the
district are permanent residentslU of the State. In total, there
iz estimated to be approximately 65,500 persons living im the
Waikiki district. (This would exclude businessmen, emplovees,
ate., working in the Waikiki district.)

As indicated by the statistics given above, the Waikiki district
has one of the highest densities in the State. With 65% of its
population visitors, the Waikiki district caters to the needs of
the visitor industry. Because of this unique sociceconomic

9 Establishing a Soupnd Future for Walkiki Through Density and Planning

Controls, Robert H. Freilich and Martin L. Leitner, July 25, 1974.

Permanent residents in the Waikiki district are located primarily

along the periphery of the district, such as the areas north of
sla Mpoana Boulevard, and immediately makai of Ala Wail Boulevard.
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profile of Waikiki (as based on visitor industry), the paragraphs
below limits its review of existing socioceconomic conditions to the
project site, rather than the total community.

Tables 3 and 4, identifies the present tenants on the project
site, and their leasable area, total annual sales, and current
number of employees. In summary, the present site is cccupied

by 45 tenants having a total of 489 emplovees (391 full-time

and 98 pavt-time). A total of 78,000 square feet is being leased
to these shops. The total annual sales for food services, apparel
and other retail is $7,490,000. Other business sales (commercial
affice spaces, services, and outdoor concessions ) verse nob
gquantified.

Presently, a great majority (over 80%) of the patrons are
estimated to be visitors who walked, rode buses or raxis to
the shopping area.

It iz also emphasized that the broad definition of sociceconomic
considerations overlaps into other subsections of this Teport,
especially Section VII. Alternatives to the Propesed Action,
and on discussions involving the feasibility and economic impact
of the project.

3
Assessment and real property t::‘l;s:,’-}1 The records of the State

Department of Taxation indicate that the subject Kalakaua
Commercial Area, area 272,215 square feet, is comprised of
certain tax parcels and portions of others. At present it
includes portioms of the site of the Royal Hawaiian Hotel and
the Sheraton Waikiki Hotel., ‘The first 110-foot width of the
lands along Kalakaua Avenue iz assessed as being in the B-5
Besort Commercial District while that abutting on the makai sids
iz in the B-2 Hotel District.

For purpeses of this study and appraisal, the subject site was
assumed to be entively in the B-3 Resort Commercial TDistricer.
Based on the valuations for 1975-76 and the tax rates as ser
for the fiscal year 1974-75 the assessed valuation and real
properiy tax were estimated as follows:

Estimated 1874-75% Earimsted Real
Assessed Value Tax Rate Estate Tax

-5
4 “

b

ko Pk
Ly L

S._.
3

1 F
G JF

[ gh

3

202,506 S.F. 2 860 512,150,360  §18.37 $229,275

Improvements @ 507 of Cost _ 13,850,000 13.21 343,465
Total 526,008,360 $372,740
11 Source: Helumoa Land Co., Inc.: "Assessment and Real Property Tax".
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2354
2385
2413
2416

TABLE 3

EXISTING TENANTS AND PRIMARY USE

Tenant

APCOA

Leilani Gift

Pomare Tahiti

Island Fashions

Alocha Airlines
Surfside Camera
Trisha's

American Savings
Elsie Krassas
Spencecliff

Meanani

Pioneer Federal

K. Isoshima

Crater Corporation
Stewart's

Rainbow Plant

Shari's

1. 8. State Department
Photog. Consult.

U. 5. Army Recruiters
T. Kanoelehua

fudget Rent-A-Car
Mike Muller

Western Airlines

Gray Line

Ming's, Inc.

Hawaii Visitors Burean
Raku Leathers

K. Suehiro

MacKenzie
Island Holidays
M. Khemlani

Pana Enterprises, Inc.
Ulsen Rent
E. Noguchi

Pacific Connection, Inc.

L. Kreitzman

5. Mason

MclInerny

Snack Shop

Ron's

Hotel Service Center
Leone's Seeds

L. Sniffen

Mara Mossman
Hawaiian Monarchy

23

Primary lise

Parking Lot
Hawaiian Wear
Hawaiian Wear
Hawaiian Wear
Ticket Gffice
Camera Shop
Hawaiian Wear
Savings § Loan
Hawaiian Wear
Restaurant
Hawaijan Wear
Savings & Loan
Hawaiian Wear
Jewelry

Drug Store
Plant Shop
Fast Foods
Office

Office

Office

Lei Stand

Car Rental
Super Shirts
Ticket Qffice
Transportation
Jewslry
Office
Leather Wear
Jewelry
Travel Agent
Travel Agent
Batik Clothes
Office

Office

Office
Jewslry
Jewelry
Importer
Hetall Store
Restaurant
Tce Cream

Gym

Seeds § Shells
Leis

Jewelry
Office
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Since 1964 the total assessed value of real estate in Hawaii
has been increasing at an average annual rate of 15.3%. For
the future, we may expect a continuing increase but at a more
moderate rate, Greater government services such as police
and fire protection will have to be provided. New schools,
parks and highways will have to be built. The burden of pro-
viding the funds will fall heavily on real estate.

Historical and Archaeclogical Considerations

The only known historical site within the parcel or its
immediate vicinity is the Royal Hawaiian Hotel located on .66 acre
of the project site. The Roval Hawaiian Hotel {address 2259 Kalzkaua
Avenue) was built in 1927 and is described as:

"Probably the most famous landmark in Waikiki. Known as
the "Pink Palace', it serves as a reminder of the gracious
elegant days of the past. Baroque style adapted to
Hawaiian climate."12

On June 21, 1971, the Hawaii Historic Review Board placed the
hotel in the "valuable" category.

The proposed project is not expected to adversely affect the
existing Royal Hawaiian Hotel. As part of the concept of a "garden
setting" shopping center, the landowner, Bishop Estate, through its
trustees, outlined the policies on which this shopping complex would
be ceonstructed and operated. The overriding policy was to maintain,
and whenever possible, enhance the environs of the Boyal Hawaiian
Hotel. 1Its historical importance and world-renown gsetting was recog-
nized and the architect provided for measures which would assure a
continuation of the Royal Hawaiian Hotel's views and grounds. In
this respect, we have incorporated into the project design and plans,
a set of design features, many of which were suggested by the staff
of the Department of Land Utilizarion, in which special treatment of
the Hoval Hawaiian Hetel is insured.

At the present time, the shopping complex permits two view planes
or vistas into the Royal Hawaiian Hotel's interier garden. These
are located at the driveway entry (110' wide) and at the entry o
the Royal Hawaiian {(35' wide). Upon completion of the project, the
following view corridors will be completed:

-~ new realigned driveway into the Sheraton-Waikiki entry (88° wide)
aligned with Roval Hawaiian Avenue.

-~ new view plane aligned with Seaside Avenue (120" wide).

-~ three view openings into the Royal Hawaiian gardens, each
approximately 307 wide.

Department of Land and Natural Resources, State of Hawaii, The Hawaii
Register of Historic Places, 1974.
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Comments from the Outdoor Circle (see page 79) also indicated
that "The Outdoor Circle is very concerned about the trees involved,”

Recreational Considerations

Presently, the recreational use of the project site is primarily
the passive walking through and enjoyment of the landscaped area makai
of the existing buildings by hotel guests (which fronts Kalakaua
Avenue). This landscaped area is relatively small and not located in
the vicinity of Rovazl Hawaiian Hotel.

The shoreline is approximately 850 feet makai of the project
site and is well utilized by beachgoers. Because many of the beach-
goers avre visitors, they walk from their hotels to the beach.
Presently there are two corridors through which beachgoers can go
to the shoreline area makai of the site. The first corridor is a
15 to 20 feet pathway cutting through the present buildings and
passing the Royal Hawailan and Sheraton Waikiki hotels. The other
corridor which ecan be utilized is the existing roadway to the
Sheraton Waikiki Hotel. This roadway is located 500 feet Diamond
Head of Lewers Road.
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I1II., THE RELATTONSHIP GF THE PROPOSED ACTIOR TO
LAND USE PLANS, POLICIES, ARD CONTROLS
FOR THE AFFECTED AREA

The Proposed Land Use is Considered to be A_g:propriatel3

Because of its central location, the proposed site is among the
most desirable sites in Waikiki for the type of development which
is contemplated. The property is located in the heart of Waikiki's
commercial area and is entirely surrounded by high-rise hotels, and
office structures. It will be within walking distance of virtually
all the 22,000 hotel units in Waikiki. The desirability of the pro-
ject 1s compounded by the complementary factors which will be exerted
by the close proximity of the large hotels in its immediate vicinity,
e.g. the Royal Hawaiian, the Sheraton Waikiki, the Outrigger, the

Bishop Estate trustee Richard Lyman has expressed the feeling
that low-rise development of the land near the Royal Hawaiian will
get a quality tone for the area and can be the key for revitalizarion

In conjunction with this sentiment the objectives of the pro-
ject were established. They include:

{1} Creation of a high quality commercial center for the
existing and expected tourist population of Waikiki.

(2} Generation of high-revenue commercial ventures, with
concomitant rentals for the cwner.

{3) Preservation and enhancement of & Hawaiian character
within and around the complex.

(4) Provision of opportunities for inmnovative retailing
practices and for activities which will continue a

high level of interest in the center.

The Need for Commercial Uses in Waikikil®

In 1960 there were 7,151 units in Waikiki and Ala Moama, in
1972 there were about 22,000 existing and planned units in Walkiki
and Ala Moana. This is a 300 percent increase in hotel units, with
a concomitant visitor increase of 367 percent. Meanwhile, the totral
acreage devoted to commercial use in 1960 and 1970 remained zhout the

Quoted from, "Application for an Amendment to the General Plan of
the City and County of Honolulu', May 16, 1973. Appliecant: The
Trustees, HEstate of Bernice Pauahi Bishop; Agent: Wong & Wong/FPalmer

A.
Holiday Isle, etc.
of Waikiki.
B.
game,
i3
& Turner, Architects.
14

Ihid.
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The need for commercial space is irrefutable, especially
since shopping is one of the favorite activities of many tourists.
Over half of the 1,216 respondents to the Real Estate Research
Survey were in the area to shop or to browse; 25 percent were there
for dining and entertainment. Other reasons for being in the area
included work {9 percent); beach (4.2 percent); and returning to
hwotel or home (5 percent). One ocut of every three persons inter-
viewed purchased merchandise on the day of the interview. Over half
spent more than $25, If, as is expected, the recreational patterns
of tourists continue, a significant unsatisfied potential for
additional commercial space will occur.

Experience has shown that no single store cr group of stores
in any shopping complex can expect to obtain all of the unsatisfied
potential of any given area for a significant length of time. Pre-
vious sections of the discussion cutline demonstrated that the
magnitude of the potential market is more than adequate to accommodate
the Kalakaua Commercial Complex, for Waikiki is expected to manifest
an unsatisfied potential of over 35100 million dollays by 1980, This
is more than large enough to zccommodate a project of the proposed
size. Of this total the Kalakaua Commercial Project can be expected
to attract about $9 million in 1975 and $37 million by 1980.

Conversion of the estimated sales volumes to approximate store
gizes indicates that Wailkiki will require an additional 180,000 s.f.
of commercial space by 1978. The demand will have doubled to 380,000
s.f. of retail space by 1980.

In addition to the demand for retail space, 2 substantial
unsatisfied potential for cffice space is anticipated for Waikiki
by 1980. This demand will occur especially in the following Four
categories: 1) Transportation, Communication and Utilities Service
Offices; 2) Finance, Insurvance aznd Real Estate; 3) Other Business
Services, inmcluding Advertising and Emplovment agencies; and
4) Professional and Semi-Professional Services.

Among these four categories it is anticipated that the types
of offices which will primarily be attracted to the Halakszua
Commercial Complex will be those who benefit from the cosmopolitan
atmosphere which it can offer, e.g. travel agencies, tour companies,
and airlines.

The County's General Planl?

The Waikiki Special Design District doesn’t require a General
Plan change. The General Plan designates approximately 3 acres of
the project sire (about 507 of the total site) for rescort. These
3 acres are zoned for hetel {B~2). The remaining acreage 1s zoned
for resort-commercial use.

15

Quoted from "Application for an Amendment to the CGeneral Plan of

the City and County of Honolulu", May 16, 1973, Applicant: The
Trustees, Estate of Bernice Pauahi Bishop; Agent: Wong & Wong/Palmer
& Turner, Architects.
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The Waikiki Special Design District (WSDD)Y - County Ordinance

No. 4573,

The Waikiki Special Design District (WSDHD) was established by
Ordinance No. 4573 in March, 1976. The WSDD sets forth requirements
relating to land uses, design controls, a circulation plan, urban
design guidelines, and height, setback, and density regulations.
(See Figures 7, 8, and %.)

After obtaining the Shoreline Management Permit (required
via Ordinance 45329), the developer must also cohtain a Development
Conformance Certificate indicating conformance (and in some cases
exemption of specific items) to the Waikiki Special Design District.

IV, THE PROBABLZ IMPACT OF THE PROPOSED ACTION
ON THE ENVIRONMENT

Impact on the Site's Physical Geography

Because of the present urbanized nature of the preject site,
it is not felt that the construction of the Kalakaua Commercial
Center will adversely alter the land use and nature of the area.
Ag previously indicated, the height and subsequent number of
stories proposed would increase the floor space, however, the
commercial use of thie area will be retained.

An exception to the urbanized portions of the project site is
the landscaped area in the vicinity of the Royal Hawaiian Hotel.
This "court garden" type atmosphere is plamned to be reserved and
the mature trees (which are found to be healthy) will be retained.
Coconut trees along the perimeters of the site will also be retained.

The project plans also stress the landscaping and "'garden”
atmosphere of the complex. A set of renderings and the proposed
floor plans will be available for review at the 0ffice of Envirommental
Quality Controllb for public review.

The avifauna is not expected to be adversely affected, Con-
seruction and site work activities will normally cause avifauna to
temporarily relocate, however, i