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1.0   INTRODUCTION 
 
1.1 PROJECT INFORMATION SUMMARY 
 
Type of Application: Environmental Assessment (EA) 
 
Applicant/Land Owner:  First Round Pacific, LLC 

Agent: Beall Corporation 
4901 Kalaniÿanaÿole Highway 
Honolulu, Hawaiÿi 96821 

     Contact: Cory A. Beall 
 Telephone: (808) 542-9846 
 
Accepting Authority: City and County of Honolulu 

Department of Planning and Permitting,  
Urban Design Branch 
650 South King Street 
Honolulu, Hawaiÿi 96813 
Telephone: (808) 527-5369 

 
Name of Action: 280 Beach Walk Retail Development 
 
Agent: Group 70 International, Inc. 

925 Bethel Street, 5th Floor 
Honolulu, Hawaiÿi 96813 
Contact:  Käwika McKeague 
Telephone: (808) 523-5866 

 
Project Location: Waikïkï, Oÿahu, Hawaiÿi (Figures 1-1 and 1-2) 
 
Tax Map Key:    TMK (1) 2-6-003: 026 (Vacant Lot) (Figure 1-3) 

TMK (1) 2-6-003: 027 (Vacant Lot) 
TMK (1) 2-6-003: 048 (Existing Parking Structure) 
TMK (1) 2-6-003: 049 (Parking/Loading Access Easement) 
TMK (1) 2-6-003: 058 (Utility Easement) 

     
Land Area: TMK (1) 2-6-003: 026/027 21,394 square feet (SF) 
 TMK (1) 2-6-003:026  13,664 SF 
 TMK (1) 2-6-003:027    7,730 SF 
 TMK (1) 2-6-003:048    6,272 SF 
 TMK (1) 2-6-003:049    4,888 SF  

TMK (1) 2-6-003:058    2,710 SF 
 TOTAL Land Area  35,264 SF (0.81 acres) 
 
State Land Use District: Urban District (U) 
  
County Zoning: Waikïkï Special District, 
  TMK (1) 2-6-003:026   Resort Commercial Precinct (RCP) 
 TMK (1) 2-6-003:027   Resort Mixed Use Precinct (RMUP) 
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 TMK (1) 2-6-003:048   RCP 
 TMK (1) 2-6-003:049   RCP 
 TMK (1) 2-6-003:058   RCP, RMUP 
 
City / County Development Plan: Primary Urban Center - Resort Mixed Use  
    District Commercial 
 
SMA:    Location outside of the SMA, no action required 
 
Flood Zone:  FIRM Zone AO (+2 feet) 
 
Anticipated Determination: Finding of No Significant Impact (FONSI) 
 
1.2 OVERVIEW OF PROPOSED PROJECT 
 
First Round Pacific, LLC is proposing a retail development which will be known as 280 Beach 
Walk. The project is situated on approximately 0.81 acres on the island of Oÿahu, in the moku 
(district) of Kona, within the ahupuaÿa of Waikïkï (Figure 1-1).  The project site area is an 
approximately 35,256 square foot (SF) property located near the north end of the elongated block 
bounded by Kälia Road to the south, Kaläkaua Avenue to the north, Beach Walk to the east and 
Saratoga Road to the west (Figure 1-2). The project area is presently a largely empty lot that 
includes a two-level parking garage, a permanent access easement and, until recent demolition, 
low-rise buildings, including the Hula Hut Restaurant.   
 
Envisioned as a subtle yet important piece to the ongoing revitalization effort within the Waikïkï 
corridor, the proposed project will contribute to an emerging trend of redevelopment that defines a 
key gateway experience to the State’s largest investment in the tourism industry. The design of the 
new building depicts a series of two-story storefronts; each of the project’s retail units oriented 
directly to Kaläkaua Avenue.  Storefront units with direct access from the street will coexist with a 
second floor restaurant and outdoor dining experience designed to reflect the diversity that makes 
Waikïkï special and unique.  The building design and appurtenant landscaping will comply with 
the requirements of the Waikïkï Special District Design Guidelines in a manner that creates strong 
visual ties to the activity along Kaläkaua Avenue and the Beach Walk corridor. 
 
The project area includes the following Tax Key Map (TMK) parcels:  TMK 2-6-003: 026, 027, 048, 
049 (which is owned by RGM Trust) and 058 (Figure 1-3). While all the parcels are defined within 
a Joint Development Agreement (JDA), parcels 026 and 027 are the primary properties subject to 
major redevelopment and are thus the primary focus of this environmental review.  However, 
other planned improvements including those to the existing parking facility and access on parcels 
048 and 049 have been fully considered in the environmental study. Based upon preliminary 
review of historical photographs, maps, and land use records, the proposed development site had 
been used for a mixture of commercial, residential, and hospitality properties since prior to 1914.  
Most recently, the parcels of the JDA were occupied by a residential apartment-hotel building on 
parcel 027 and the Hula Hut restaurant on parcel 026.  In 2000, the residential building on parcel 
027 was demolished.  Similarly, the restaurant building located on parcel 026 was demolished in 
2004.  Both parcels have remained vacant since that time.  Currently, parcels 026 and 027 are 
gravel-covered vacant lots, used for parking and surrounded by a chain link fence (Figure 1-4). 
 
The project area proposed for development consists of a 34,199 SF retail building on parcels 026 
and 027. The proposed development includes a series of two-story storefronts, accentuated with a 
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glazed-tile roof form that captures the street-oriented building expressions and traditions 
reminiscent of Honolulu’s earliest places of commerce.  The proposed height of the building’s roof 
ridge is 50 feet, a dimension that closely references the existing conditions of the adjacent Burberry 
and Hawaiiana Hotel buildings (Figure 1-5).  An existing two-level parking structure occupies 
Parcel 048. Portions of the parking structure, its entrance and exit, are located on Parcel 049, 
which is not owned by First Round, LLC.  Access via a perpetual access easement is secured 
through a Conditional Use Permit (Conditional Use Permits 2000/CUP-84) between the two 
landowners.  The easement will continue to be utilized as a means for parking access as well as for 
access to a new loading dock for the proposed development.  A portion of the northeast corner of 
the parking structure will be demolished and an existing ramp to the lower level of the structure 
will be relocated in order to allow vehicle access to the new loading area for 280 Beach Walk.  
Parcel 058 is a utility easement.  Additional minor site and surface improvements will occur in 
support of the parking, loading, and circulation requirements.  
 
The surrounding area is heavily developed with commercial properties including extensive street-
front retail, residential condominium high-rise structures, hotels, and public parking areas.  
Specifically, the proposed development is located between the Burberry Store and the Hawaiiana 
Hotel.  The Beach Walk Triangle Park and the ANA Office building are located directly across 
Beach Walk to the east of the project site.  Within one block of the site area are newer 
developments such as the Outrigger Waikïkï Beach Walk, Trump Tower, the Royal Hawaiian 
Shopping Center, and retailer’s such as Tiffany’s, Coach, Chanel, and Tod’s. 
 
1.3 HRS, CHAPTER 343 ENVIRONMENTAL REVIEW PROCESS AND COUNTY REVIEW PROCESS 
 
In accordance with the requirements of Chapter 343, Hawaiÿi Revised Statutes, a Draft EA is being 
prepared as the proposed project is located within the City and County of Honolulu Waikïkï 
Special District. Upon completion, the Draft EA will be submitted to the State Office of 
Environmental Quality and Control (OEQC).  A notice of the Draft EA will then be published in the 
Environmental Notice, which will also commence a 30-day public review period.  The Draft EA 
will be presented in eight sections and will include the following content: a detailed summary and 
project description; a description of the environmental setting; a section that identifies potential 
impacts and prescribed mitigative measures on identified natural, cultural, and socioeconomic 
resources as well as project demands on existing infrastructure; a description and analysis of 
alternatives; a discussion of the project’s relationship to State and County land use designations 
and regulations; the anticipated determination and reasons for its believed outcome; a list of 
necessary permits and approvals; an updated list of agencies, organizations, and individuals that 
participated in the pre-consultation phase of the Draft EA and that received copies of the Draft EA; 
and a list of references cited or used in developing the Draft EA.  After the 30-day review period of 
the Draft EA has been completed, public comment received will be considered and addressed, as 
appropriate.  A Final EA will then be prepared, highlighting key areas of the document that were 
revised, updated, or modified based upon information received during the public comment period.   
 
Upon acceptance of the Final EA, a Finding of No Significant Impact (FONSI) is anticipated. A 
Special District Permit (Major) application would then be filed with the City and County of 
Honolulu, Department of Planning and Permitting, Urban Design Branch for review and approval, 
as per the requirements of the Revised Ordinances of Honolulu, Chapter 21 (Land Use Ordinance), 
Article 9 (Special District Regulations). Construction would begin immediately after the issuance of 
the Special District Permit (Major) and other ministerial permits.   



280 BEACH WALK RETAIL DEVELOPMENT 
Final Environmental Assessment  

 

1-4 

 

 
 
Figure 1-1  280 Beach Walk Project Location Map  
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Figure 1-2   Aerial Map of Waikïkï Area with outlined Project Boundary for 280 Beach Walk 

Burberry 
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Figure 1-3   Tax Map Key and Special Management Area for 280 Beach Walk 
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Figure 1-4   Existing Site Conditions of 280 Beach Walk, Parcel 026 and 027 
 

 
Figure 1-5   Concept Rendering of Proposed 280 Beach Walk Retail Development 
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1.4 AGENCIES AND PUBLIC CONTACTED DURING THE PRE-CONSULTATION AND DRAFT EA 
REVIEW PERIODS 

 
A Pre-consultation Memo and Participant Letter were sent in January 2007 to initiate the 
environmental review process.  These Copies of these documents along with the comment and 
response letters received and issued are included as Appendix A. 
 
A list of agencies and other parties that were presented notice of the proposed development or 
were contacted for input and comment regarding the proposed project during the pre-consultation 
period of the Draft EA is provided below.  A listing of those agencies, organizations, and 
individuals that will be provided an opportunity to review the Draft EA is provided in Section 7.0 
of this document. 
 
State Agencies 
Department of Business, Economic Development & Tourism, Office of Planning 
Department of Land and Natural Resources (DLNR), Director’s Office 
DLNR, Office of Conservation and Coastal Lands 
DLNR, State Historic Preservation Division 
Office of Environmental Quality Control 
Office of Hawaiian Affairs 
 
City and County of Honolulu 
Department of Planning & Permitting 
Department of Design & Construction 
Department of Environmental Services 
 
Elected Officials 
State Senator Gordon Trimble 
State House Representative Tom Brower 
State House Representative Scott Y. Nishimoto 
Council District Representative Charles Djou 
 
Citizen Groups, Individuals & Consulted Parties  
Waikïkï Neighborhood Board Association No. 9, Robert Finley (Chair) 
Waikïkï Improvement Association, Patricia Tam (Chair) 
RGM Trust 
Ronald Petty 
Jay Shidler 
Saratoga Partners, LLC 
Dyer Beach Walk Holdings, LLC 
Sorensen Family 
Florence T. Cooper 
Nomura Financial, LTD 
Nancy Walker 
Saratoga Apt-Hotel, Inc. 
Marie Lee Trust 
Urasenke International, Inc. 
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1.5 NECESSARY PERMITS AND APPROVALS 
 
Project development and implementation is scheduled to begin immediately following approvals 
of necessary permits and approvals, and available funding.  A summary of possible required 
approvals is provided below: 
 
• Issuance of FONSI for the HRS 343 Final EA 
• Application and Acceptance of City and County of Honolulu Special District Permit (Major) 

application 
• Ministerial Permits including grading and building permits, sewer and water connection 

permits, sidewalk permits, and possible subdivision approval to transfer right-of-way to 
proposed on-site easement 

 
All permits and approvals, including ministerial permits, will be obtained prior to construction. 
 
 



SECTION 2.0 
Description of Proposed Project 
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2.0   DESCRIPTION OF THE PROPOSED ACTION 
 
2.1 PURPOSE AND NEED OF PROPOSED ACTION 
 
Located in the heart of Waikïkï, the proposed retail development of 280 Beach Walk will bring a 
sense of enhanced vitality to the heart of Hawaiÿi’s main economic market.  In the immediate 
proximity of the Fort DeRussy Reservation, the prominent retail storefronts of 2100 Kaläkaua 
Avenue, Outrigger’s Waikïkï Beach Walk, and the new Trump Tower, the proposed 280 Beach 
Walk will contribute to an emerging trend of redevelopment that defines a key gateway experience 
for Honolulu’s most active pedestrian district.  The proposed development is specific to enhancing 
the physical character and ambiance of the immediate vicinity but will also be an integral but 
small extension of the overall urban revitalization effort along the main street front of Kaläkaua 
Avenue into the heart of Waikïkï. 
 
Currently, the gateway into Waikïkï introduces visitors and residents to a mix of urban and open-
space landscaped experiences that begin to blend one into the other in a manner that is reflective 
of the rich heritage and cultural diversity of Hawaiÿi yet contemporary in the urban form and 
design.  It is anticipated that the specific experience of the 280 Beach Walk project from Kaläkaua 
will be enriched by its frontal relationship to a small public open space that places the project site 
in a unique position off of the street.  From this point of view, 280 Beach Walk will be perceived 
both as a special destination within the district, as well as an important visual connection to the 
area’s revitalized ocean-side developments.  
 
Inspired by Waikïkï’s special sense of place, the design of 280 Beach Walk will transform 
approximately 0.81 acres (35,256 35,264 SF); including 21,394 SF of currently vacant yet 
previously developed land into a modest but foremost destination of signature shops and dining. 
The project design will emphasize this district’s sensibility to pedestrian scale through a carefully 
crafted architecture that celebrates a strong connection between its use, context, and climate.  
 
2.2 PROJECT AREA DESCRIPTION AND CURRENT LAND USES OF THE SURROUNDING AREA 
 
The project site for the proposed 280 Beach Walk Retail Development consists of five properties 
totaling 0.81 acres, which are defined by a Joint Development Agreement (JDA).  
 
Tax Map Key (TMK) parcels 1-2-6-03: 026 and 1-2-6-03: 027 are both unimproved and consist of 
vacant land covered with gravel.  A residential apartment-building and restaurant formerly 
occupied the two parcels but were demolished in 2000 and 2004, respectively.  Approximately 
21,394 SF, the two parcels currently appear to be one lot and are surrounded by a chain link 
fence.  
 
The development property also consists of TMK parcel 1-2-6-03:058 (2,710 SF), which serves as a 
utilities easement, and TMK parcel 1-2-6-03: 048 (6,272 SF), a 2-story parking structure with a 
basement level.  The property owners have obtained a perpetual access easement from the owner 
of TMK parcel 1-2-6-03:049 (4,880 SF) to allow access to the parking structure on parcel 048 as 
well as to the loading dock of the proposed new development.   
 
The project area (Figure 1-1) is bordered to the east by Beach Walk beyond which is the Wyland 
Plaza, a multi-tenant commercial high rise.  The tenants of the Wyland Plaza include the Wyland 
Gallery, Planet Hollywood, Marie’s Health Food, and a parking garage. To the west, the project 
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area is bordered by Saratoga Road, beyond which is the U.S. Post Office building.  A tennis court 
is situated northwest of the project area and public parking lot is located southwest of the project 
area beyond Saratoga.  To the immediate north of the project area is the Burberry Plaza, which 
fronts Kaläkaua Avenue.  The Hawaiiana Hotel is located just south of the project area.  
 
2.3 PROPOSED PROJECT DESIGN OF RETAIL BUILDING 
 
The focused area for redevelopment is to occur on approximately 21,394 SF that comprise parcels 
026 and 027.  This portion of the 280 Beach Walk project will entail the development of retail and 
dining fronting the vibrant pedestrian experience of Waikïkï’s Kaläkaua Avenue.  Pedestrians will 
be greeted by a building expression composed of a series of two-story storefronts each accentuated 
by a dramatic glazed-tile roof form in a way that recalls the street-oriented building traditions of 
Hawaiÿi’s earliest places of commerce. Under the City and County of Honolulu Land Use 
Ordinance (LUO), the allowable building area for the project area is 68,329 SF, the proposed 
development would include approximately 34,199 SF of restaurant, retail, egress, and support 
space (Table 2-1).  
 

280 Beach Walk 
Project Components 

1ST Floor 
(SF) 

2ND Floor 
(SF) 

TOTAL 
(SF) 

RETAIL 10,545 2,550 13,095 
RESTAURANT 5,050 12,385 17,435 
LÄNAI 1,714 1,714 
EGRESS 571 571 
SUPPORT 1,384 1,384 

 
TOTAL 17,550 16,649 34,199 

 
Table 2-1   Proposed Space Program for 280 Beach Walk Retail Development 
 
The ground floor retail space will entail the construction of six units utilizing a total of 
approximately 10,545 SF.  The retail bays will vary in size from 1,100 to 5,200 SF.  An additional 
2,550 SF of retail space would be provided on the second floor, yielding a total of 13,095 SF for 
the project. Approximately 5,050 SF of ground floor space will be utilized as part of the entry and 
retail program for the proposed second floor restaurant.  The dining area of the restaurant itself will 
entail the use of 12,385 SF on the second floor with an additional 1,714 SF reserved for an outdoor 
länai dining area.  An additional 1,955 SF will be used for egress and back of house support 
(Figures 2-1 to 2-9).  
 
A focus of the design is to orient each of the project’s six retail units to directly address Kaläkaua 
Avenue.  Overall, the effect of the storefront offsets will be to blend with the curvilinear geometry 
of Beach Walk as it creates a rhythm of repetition consistent with the buildings of the surrounding 
area.  Planned variation in the width of the storefronts will further emphasize a new development 
which is naturally connected to the diversity of retail and restaurant programs that characterize 
Waikïkï’s streetscape.  Additionally, the material, proportion, and use of the proposed storefronts 
are designed to be appropriate to the pedestrian-level experience. The experiences of strolling 
through the project’s beautifully appointed landscape design or dining on the second floor dining 
lanai with strong visual ties to the activity of Kaläkaua will tie 280 Beach Walk to the distinctive 
sense of place qualities in Waikïkï.   
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The architectural character of 280 Beach Walk is intended to articulate thoughtful attention to 
hierarchy, detail, material, and color in a manner that allows the project to derive its identity from 
project site’s location, shape, and surrounding context.  Although the project is located in an area 
of Waikïkï that allows for building heights up to 300 feet, the new two-story building would have a 
height of approximately 50 46 feet at the highest ridge line.  
 
Experienced from the street, the large pitched roof forms of clay-tile will articulate a highly 
textured and carefully crafted expression that is consistent with the hand-built construction 
methods of Hawaiian architecture.  These roof forms are supported by a legible framework of 
column and beam components that describe the structural principles of a shed-roof typology that 
has long been a tradition in the built-form of the Pacific Rim. The resulting spatial quality of the 
architectural design underlines this development as a potential to be a special place of public use 
within Waikïkï characterized by a real sense of connection to its adjacent built and open spaces. 
 
The design proposes a use of materials appropriate to blending the unique quality of the 
development into the continuity of the Waikïkï experience.  Material colors have been selected to 
emphasize a concentration of natural earth tones with accent hues of varying colors that celebrate 
the area’s rich cultural heritage. The design of the building will include a blend of materials to be 
used throughout the project, including the use of natural woods, metal, and plaster combined with 
glass.  Additionally, modest signage panels designed within the guidelines of the Waikïkï Special 
District will be located within a three-foot high horizontal transom above the recessed doorways 
leading to each unit.  Together, the qualitative use of materials and compositional elements found 
in 280 Beach Walk will give the development a tactile and approachable quality. At night, the 
qualities of the overall design will continue to be legible through a lighting design that places 
subtle emphasis on the key features of the landscape and building form. 
 
2.4 PROPOSED FRONT-YARD, OPEN SPACE, GREEN LANDSCAPED SPACE, AND PEDESTRIAN 

ACCESS 
 
The proposed architecture design of 280 Beach Walk will also be complimented by a landscape 
design that allows the public to experience the calming outdoor ambiance of Waikïkï’s ideal 
climate.  In accordance with the standard requirements of the City and County of Honolulu LUO 
and Waikïkï Special District Design Guidelines, the building is to be placed fifteen feet back from 
the Beach Walk property line and maintain a 5-foot right of way (ROW) easement for public 
access and use (Figure 2-9). 
 
The area of required front-yard space under the LUO is 2,949 SF. The proposed building footprint 
provides 2,992 SF of front-yard space (Figure 2-10). Further, the LUO requirement for open space 
is satisfied by the provision of  area for front yard and the area of easements, which totals 3,654 SF.   
 
The proposed design of the front-yard includes a gentle rolling curb-side berm placed to elevate 
the project’s ground plane in accordance with the flood-protection guidelines of the area.  Dotted 
with tropical vegetation, the berm will establish a natural transition from the adjacent street and 
walkways to the proposal’s distinct linear plaza.  Stair and ramp access at both the mauka and 
makai sides of the plaza will lead pedestrians to the plaza built of natural stone and cut to a pattern 
that blends into the experience of Waikïkï. To accommodate for the proposed design, transferring 
the public right-of-way to an on-site easement would be required.   
 
As a result, 2,349 SF of the 2,992 SF of front-yard space would be transferred into green 
landscaped space (Figure 2-11). The required landscaped area is the required front-yard less 
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necessary access ways and drives, which ranges from 1,000 SF to 1,975 SF. The preferred 
landscape scheme meets the requirement by providing a continuous ribbon of landscape that 
provides an elegant streetscape transition to the store fronts.  Coconut palms arching over fragrant 
Plumeria trees that provide shade along the walkway is planned to create an effective landscape 
buffer between the street and the pedestrian areas.  The canopies of trees will be maintained to 
allow pedestrians and viewers from vehicles to see the store fronts clearly under the canopies.  
  
The landscaped area is to be accented with low growing dwarf Lauae fern, with colorful shrubs 
near the walkway of Hibiscus and Spider Lilies.  The landscaped area will maintain sight lines 
along the street and from the street to the storefronts.  Maintenance and upkeep of the landscaped 
areas will be the responsibility of the property owner.  
 
Most of the pedestrian foot traffic emanates from ongoing retail and restaurant activities along 
Kaläkaua Avenue.  The propose front-yard area is wide enough to help create a comfortable 
pedestrian space near the storefronts that does not conflict or feel imposed upon from the street. 
Further, the preferred front-yard design scheme with the use of the landscaped berm along the 
front edge will deter pedestrians from illegally crossing Beach Walk from the adjacent Beach Walk 
Triangle Park. The resulting front-yard draws qualities of design standards from Kaläkaua Avenue 
as the main street into Waikïkï’s auxiliary roadways such as Beach Walk, and promotes a public 
sense of place appropriate to the pedestrian use of the area within the immediate vicinity. 
 
2.5 PROPOSED MODIFICATION OF PARKING AND LOADING AREAS 
 
Most parking within the area is currently accommodated with limited on street metered parking 
and nearby parking garages.  As per the requirements of the LUO, the ground floor level retail is 
exempt from any provisions for parking. With the proposed second floor dining establishment, 
there will be a need to provide one parking space per 800 SF, or the equivalent of 16 20 spaces.  
This requirement will be satisfied by the existing parking facility on parcel 048, which will undergo 
some renovation.  The existing JDA requires that 26 additional spaces are dedicated for RGM 
Trust, as the owner of parcel 049.  Total required parking under the LUO is 46 spaces.  
 
The existing parking structure and adjacent surface parking lot, which are both accessed from 
Saratoga Road, can accommodate a maximum of 47 standard size vehicles and does not provide 
any designated loading spaces.  Existing parking is managed via a paid-for self-parking system with 
an attendant on to collect parking fees and direct vehicle movements.  The current parking layout 
is not consistent nor compliant with LUO standards and definitions.   
 
Loading and delivery spaces are limited along Beach Walk.  Most deliveries to be conducted for 
the 280 Beach Walk project will be conducted via Single-Unit Trucks and other small vehicles and 
are short-term with drivers taking no more than a few minutes to complete their deliveries.  
However, some vendors, notably beverage and food vendors, will take a longer time to service the 
on-site dining establishment. To accommodate for the anticipated delivery loading demand, a new 
loading area with three delivery bays to be accessed via Saratoga Road will be developed to 
provide back-of-house service to the retail and dining establishment (refer to Figure 3-1).   
 
To provide for access and construction of the new on-grade loading dock, approximately 2,200 SF 
of the existing 1-story basement parking structure will be demolished along its east end.  The ramp 
leading down to the existing below-grade parking level would be relocated.  During this phase of 
selective demolition and construction of a new basement wall, some limited dewatering is 
anticipated.  
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Landscaping along the new parking area will include the use of Plumeria or Stemmadenia trees.  
These types of trees are medium canopy trees that provide fragrant flowers, canopies for shade and 
are consistent with the Waikiki Special District Guidelines as it pertains to the use of plant 
materials.  The parking lot will be screened from Saratoga Road by a hedge of Hula Girl Hibiscus, 
maintained at a height of 30".  This accent shrub treatment will extend along the planting areas 
that border adjacent properties or lots.  A low groundcover, like Dwarf Lauaÿe will be added 
throughout any planting area within the parking lot.  The landscaped areas along the parking area 
will be automatically irrigated. 
 
Additional but minor site and surface improvements in support of the parking, loading, and 
circulation aspects of the 280 Beach Walk development will occur on Parcels 048, 049, 058. 
  
2.6 CONSTRUCTION SCHEDULE AND PROJECTED COSTS 
 
Project construction would start immediately after issuance of necessary permits and approvals.  
Scheduled duration for construction is anticipated to be 12 months.  Estimated costs for the 
proposed development are approximately $12.5 million.  An order of magnitude estimate is 
provided as Appendix B. 
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   Figure 2-1   280 Beach Walk Site Plan (REVISED) 
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   Figure 2-2   280 Beach Walk Ground Floor Plan (REVISED) 
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Figure 2-3   280 Beach Walk 2nd Floor Plan (REVISED) 
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Figure 2-4   280 Beach Walk Roof Diagram (REVISED) 
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Figure 2-5   280 Beach Walk Elevation Study- East Elevation View (REFORMATTED) 
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Figure 2-6   280 Beach Walk Elevation Study- West Elevation View (REFORMATTED) 
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Figure 2-7   280 Beach Walk Elevation Study- North Elevation View (REFORMATTED) 
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Figure 2-8   280 Beach Walk Elevation Study- South Elevation View (REFORMATTED) 
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Figure 2-9   Required Front Yard and ROW Easement with Allowed Footprint (REVISED) 
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Figure 2-10   Proposed Building Footprint with Front Yard and ROW Requirement (REVISED) 
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Figure 2-11   280 Beach Walk Proposed Green Landscaped Space & Transferred Public ROW (REVISED) 
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3.0 DESCRIPTION OF THE ENVIRONMENTAL SETTING, 
POTENTIAL IMPACTS, AND MITIGATION MEASURES 

 
This section describes the existing environmental setting and identifies possible impacts of the 
proposed project.  Strategies to mitigate those potential impacts are also identified.   
 
3.1 CLIMATE 
 
Existing Conditions 
With an annual average temperature ranging from the high-60s to the mid-80s degrees Fahrenheit 
(F), Waikïkï has a relatively dry climate.  The average monthly low temperature is 64 degrees F in 
January and the average monthly high temperature is 88 degrees F in August and September.  
Nestled in the leeward rain shadow of the Koÿolau Mountains, Waikïkï has an average annual 
rainfall of 25 inches with most of it occurring between the months of November through January.   
 
Winds from the northeast, known as tradewinds, are the most predominant over the Hawaiian 
Islands.  In the winter, there is a shift in the wind patterns characterized by the arrival of the 
westerlies and frontal influences from the North Temperate Zone becoming more prevalent. 
Westerly winds typically are characterized by the presence of strong winds and high wave activity 
from the southwestern sector of the Pacific.  Overall, the annual average wind speed in Waikïkï 
ranges from 9-11 miles per hour.  
 
Anticipated Impacts and Mitigation Measures 
The proposed action will have no effect on climatic conditions, and therefore no mitigation 
measures are required.   
 
3.2 GEOLOGY AND TOPOGRAPHY  
 
Existing Conditions 
The island of Oÿahu was created through several stages of activity emanating from two volcanic 
domes.  Through various stages of eruptions, erosion and land movement, the volcanic forms 
became the Waiÿanae and Koÿolau mountain ranges.  The development of these large land mass 
forms emerged together, forming the island and causing submergence to occur.  The project area is 
located approximately 0.25 miles north of the coastline.  The regional topography is relatively flat 
but does slope gently toward the ocean.  Ground surface elevation at the property is less than 10 
feet above mean sea level.   
 
Anticipated Impacts and Mitigation Measures 
No adverse impacts to the geological conditions, topography, or drainage capability are 
anticipated as a result of this project.  
 
There will be some minor landscaping activity done to the area fronting the new building, which 
will have no substantial alteration to the overall existing topography of the project site.  It is not 
anticipated that significant grading will be required.  No substantial fill or excavation is being 
proposed for the project.  Therefore, the geology and topography of the area will not be 
significantly impacted.  Mitigation measures related to soils and grading are described in the next 
section. 
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3.3 SOILS 
 
Existing Conditions 
Waikïkï is situated upon a reef formation that extends from Kakaÿako to the base of Lëÿahi.  Due to 
its location at the base of a once vast tributary system and in close proximity to Lëÿahi crater, an 
alluvial mantle on its coral foundation covered the area.  As early as 1909, drilling data showed 
that there is a regular deposition of terrigeneous clay and limestone overlying a substrate layer of 
coral, coralline algae, and shells.  Additionally, the soil contains volcanic ash, olivine, and other 
lava residue. 
 
The project site sits on a thick coastal caprock formation, approximately 700 to 800 feet thick, 
comprised of marine (calcareous) sediments, some of which have been imported to fill marshes 
and other local depressions.  According to the Oÿahu soil survey (Figure 3-1), the project area and 
most of the Waikïkï coastline is underlain by Jaucus Sands (JaC), 0 to 15% slope.  Soils within 
Jaucus Sands are characterized as well-drained calcareous soils developed from coral and 
seashells found on coastal plains near the ocean.  The soil is single grain, pale brown to very pale 
brown, sandy, and more than 60 inches deep.  Permeability is rapid and runoff is very slow.  
Additionally, most of the soil areas in the remaining makai portions of Waikïkï are indicated as Fill 
(FL).   
 
Anticipated Impacts and Mitigation Measures 
Based on geotechnical information derived from the investigated conditions on both the project 
site and adjacent properties, it is anticipated that a deep foundation system will be required for the 
proposed two-story building.  The most viable option for this foundation system in Waikïkï would 
be the use of driven pre-cast piles 7 1/2 in diameter micropiles.  The design team anticipates that 
the number of piles required for the massing of the project will be less than 90 piles 93 piles up to 
a depth of 80 feet and should result in an installation period of only 4 weeks.  Because of the short 
duration time of pile installation, the use of this foundation system would not have prolonged 
noise or vibration impact on the surrounding neighborhood.  Moreover, the new generation of 
quieter hydraulic impact hammer equipment would be used, instead of the traditional diesel 
hammer driver.  The hydraulic hammer frame and the drive cap are designed for the 
environmental advantages of low impact noise, no exhaust gas, and less vibration. Buildings on the 
immediately adjacent properties would be physically surveyed for their pre-existing condition 
before the onset of pile operations, in order to expedite the resolution of any vibration-related 
concerns during construction.  The subsurface geology of this site does not have an upper coral 
ledge, and so vibrations would not be generated by driving through such a shallow hard stratum, 
but the energy of driving would be transmitted deeper where vibration would be attenuated at 
depth. These piles will be placed in holes drilled into the soil and grouted.  Despite some cost 
premium for this type of system, the relatively small diameter of the piles will produce minimal 
displacement of materials to the surface, and there will be minimal noise and no impact induced 
vibrations.  Due to the minimal associated environmental impact, this type of system has been 
most commonly used for low rise projects in the area in recent times.  The micropiles would be 
interconnected by a series of pilecaps and grade beams.  Fill is to be added to the site to increase 
the elevation of the building; therefore the pilecaps and grade beams would have minimal 
penetration into the existing grade.  The slab-on-grade would be above grade.  The grade beams 
will generally penetrate no more than 6" into the existing grade with the exception of small entry 
areas at the rear of the units and the loading dock area which would have foundations 1'-0" to 2'-
9" below existing grade.  In addition, perimeter grade beams would be up to 1'-3" below grade and 
there would be three elevator pits with foundations up to 5'-0" below grade. 
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Figure 3-1   Soil Classifications   
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Other construction-related activities will conform to the “Rules Relating to Soil Erosion Standards 
and Guidelines,” including strict erosion control and dust control measures.  Primary fugitive dust 
control methods that will be implemented include regular watering of exposed soil areas, good 
housekeeping on the job site, and prompt landscaping, covering or paving of bare soils in areas 
where construction is completed.  Siltation will be limited during construction through the use of 
silt fencing and sediment-absorbing devices.  Once construction is complete, ground cover 
plantings, hardscape and other landscaping will be in place, effectively minimizing the soil loss.  
Any exposed on-site soils, whose permeability is high with slow runoff and slight erosion hazard, 
will absorb normal runoff events.   
 
3.4 SURFACE AND GROUNDWATER RESOURCES & DRAINAGE 
 
Existing Conditions 
An assessment of existing surface and groundwater resources in the Lewers-Kälia-Beach Walk area 
was prepared in September 2001 by Tom Nance Water Resource Engineering for the Outrigger 
Waikïkï Beach Walk project.  According to the study, basal groundwater does exist in the 
underlying calcareous sedimentary formation, which is on the order of 700 to 800 feet thick.  Well 
tests conducted during the study indicated that the groundwater in the area is very saline, ranging 
from 70 to 95% seawater.   
 
The Ala Wai Canal effectively intercepts all surface runoff from the watersheds inland of Waikïkï, 
so surface water is limited to locally generated rainfall runoff and is handled by the existing 
drainage system.  Surface runoff from areas located mauka of the Outrigger property, including the 
280 Beach Walk project site, will discharge into catch basins or manholes of the area’s surface 
drainage system.  There is an existing 24 inch drain line along Beach Walk.  The single ocean 
outlet next to the Outrigger Reef on the Beach Hotel is the sole discharge point for both surface 
and groundwater in the area.  Ocean waters off the makai outlet from the project site are 
designated as Class A waters.  Beneficial uses of Class A waters are fishing, swimming, surfing, 
recreational water activities, aesthetic enjoyment, and beach going, which are all very popular in 
the area.  
 
Anticipated Impacts and Mitigation Measures 
The type of retail land use proposed by the project development will be comparable to previous 
land use development on the project site, other existing boutique-style retail outlets, and 
significantly smaller than the ongoing redevelopment efforts of adjacent projects.  A proposed 12” 
drain line will connect to the existing catch basin fronting the project site.  
 
Groundcover, which is expressed as impervious surfaces versus landscaped areas, will be 
modified.  It is assumed that surface runoff would be equivalent to approximately 20 inches per 
year over the impervious surfaces of the project area based upon 80% of the annual rainfall 
experienced in the general Waikïkï area.  The remaining 20% is presumed to be lost to direct 
evaporation generally and percolation in the landscaped areas of the project.  The quantity of 
surface runoff would not be significant and as stated, all of the percolate will eventually be 
discharged into the surface drainage system.  Best Management Practices such as silt fencing and 
siltation-reducing devices will be utilized, as necessary, to mitigate impacts during construction.  
The impact to shallow groundwater will occur in the landscaped area of the project.  The quantity 
of percolate to groundwater is not significant and all of the percolate will eventually be discharged 
into the surface drainage system. No change in the quality of the general area’s percolate is 
expected since landscaping activities will adhere to existing standards of practice. 
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3.5 HAZARDOUS, TOXIC, AND RADIOACTIVE WASTE HAZARDS 
 
A Phase 1 Environmental Site Assessment and subsequent field investigation conducted in June 
2006 and are included as Appendix C.  
 
Existing Conditions 
In June 2006, a Phase I Environmental Site Assessment (ESA) was conducted for the project to 
identify any possible recognized environmental conditions (RECs) in connection with the property.  
The term “REC” as defined by the American Society for Testing and Materials (ASTM) is the 
“presence or likely presence of any hazardous substances or petroleum products on a property 
under conditions that indicate an existing release, past release, or the material threat of a release of 
any hazardous substances or petroleum products into structures on the property or into the ground, 
groundwater, or surface water of the property.”  The study was prepared in conformance with 
procedural guidelines provided in ASTM E 1527-00, Standard Practice for Environmental Site 
Assessments: Phase I Environmental Site Assessment.  
 
Anticipated Impacts and Mitigation Measures 
The assessment revealed no evidence of current or historic RECs in connection with the property.  
However, there is potential that soil located on the project site has been impacted from suspect 
asbestos containing material (ACM) and suspect lead-based paint (LBP), based upon a Phase 1 ESA 
prepared in 2003 for the demolition of the Hula Hut restaurant.  Suspect ACM in the form of 
remnants of spray-on fireproofing, remnants of black mastic behind wall coverings, remnants of 
gypsum wall boards and associated joint compound, remnants of cementations panels with wire 
mesh backing, stucco plastering on the exterior, and remnants of plaster on the interior and 
exterior walls were observed in the Hula Hut restaurant.  The recommendation at that time was to 
test suspect ACM and LBP areas.  According to the study, it was unclear whether such tests were 
performed.  A subsequent field investigation was conducted on June 23, 2006.  Five surface soil 
samples were collected from random spots within parcels 026 and 027.  The samples were then 
sent to two different laboratories to test for lead and asbestos content.  Laboratory results indicated 
that lead was not detected in any of the five soil samples.  However, the results revealed that 
asbestos was detected in one of the five soil samples.  However, the concentration of asbestos from 
this one sample was less than 1 percent.  According to EPA asbestos regulations, ACM are defined 
as materials or products which contain more than 1 percent.  Therefore, this sample is not defined 
as a ACM.  As a result of this additional testing, there is no recommendation for additional 
investigation or remediation related to lead or ACM in the soil.  
 
3.6 NATURAL HAZARDS 
 
Existing Conditions 
The project site lies within the 100-year flood zone designated AO on the National Flood 
Insurance Rate Map (#15003C0370, revised September 30, 2004), as shown in Figure 3-2.  
Flooding in the AO designated zone is usually shallow and consists of sheet flow on sloping terrain 
with a base flood average of 1 to 3 feet.  Within the project site, the AO flood zone has an average 
flood depth of 2 feet. 
 
Hurricanes are tropical storms that attain a minimum speed of 74 mph.  The general season for 
hurricanes is between the months of June to December.  The movement pattern of these systems 
can be erratic and unpredictable.  The major hazards posed by a hurricane include violent winds, 
torrential rainfall, flooding, storm surge, and high surf.   
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Figure 3-2   FIRM Classification and Tsunami Inundation Zone Map 
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The majority of earthquakes in Hawaiÿi are directly related to volcanic activity on the Island of 
Hawaiÿi.  The entire City and County of Honolulu lies in a seismic zone designated as 2A.  Under 
the United Building Code (UBC) seismic provisions, a Zone 2A area could experience seismic 
activity between .075 and .10 of the earth’s gravitational acceleration (g-force).  
 
In addition, the project site is located outside of the Tsunami Inundation Zone as demarcated on 
the maps for Oÿahu (Figure 3-2).  Although having no bearing on the future potential of tsunami 
events and their impacts, historically, the south shore of Oÿahu, including Waikïkï, has been 
affected only minimally by past tsunami events. 
 
Anticipated Impacts and Mitigation Measures 
In general, flood, tsunami and earthquake conditions impose no major constraints on the project.  
All development at the site will be required to meet applicable building code standards for 
habitable structures and will be in compliance with the UBC and the City & County of Honolulu 
standard earthquake design provisions. The proposed project area will be developed at a +2 foot 
elevation. The project will comply with flood hazard requirements in accordance with current 
State and City & County of Honolulu standards, including the flood hazard development standards 
iterated in ROH, 21-9.10 (parts 4-6). 
 
Potential mitigative measures include ensuring that retail employees and restaurant management 
are properly trained in assisting guests with appropriate procedures at the issuance of a natural 
disaster emergency.  The identified Oÿahu Emergency Response Shelters closest to the project area 
are ÿÄnuenue, Kähala Elementary, Jefferson Elementary, McKinley High and Waikïkï Elementary 
Schools. 
 
3.7 FLORA 
 
Existing Conditions 
The property currently includes a vacant gravel lot. The majority of the landscaping in the near 
vicinity is located at the Beach Walk Triangle Park to the east and the nearby Fort DeRussy area to 
the west.  Within the general vicinity, numerous species of introduced, Native Hawaiian and 
Polynesian-introduced shrubs, groundcovers, trees and palms are present.  None of these are rare 
or endangered.   
 
Anticipated Impacts and Mitigation Measures 
The majority of the current vegetation species adjacent to the project area are exotic to Hawaiÿi. 
The development of the proposed project will not result in any adverse impacts to native plant 
species that are endangered, rare, or threatened.    
 
Planned landscaping includes a blend of native and introduced species including the possible use 
of coconut and plumeria trees, dwarf lauaÿe fern, and spider lilies. The specific selection of plants 
is constrained by known utility ducts under this portion of the property and will require additional 
discussion with the City and County of Honolulu Department of Planning and Permitting and the 
respective utility companies.  
 
3.8 FAUNA 
 
Existing Conditions 
Terrestrial fauna on the site and within the near vicinity is limited to rats, mice, and feral cats.  The 
identification of avifauna that flock or reside within the project area include the common mynah, 
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cardinals, pigeons, doves, house finches, rice birds, and mockingbirds.  These are common birds 
found throughout the urban areas of Honolulu.  There are no rare, threatened, or endangered 
species on the site.  
 
However, it should be noted that the manuokü, or white terns (Gygis alba) are common in the 
Northwestern Hawaiian Islands, but in the main Hawaiian Islands they are found only on Oÿahu, 
where they are listed as threatened by the State of Hawai’i.  According to a 2003 study, the 
manuokü currently are found only along the southeastern coast of Oÿahu, where they breed and 
roost exclusively in large trees.  Some areas used by the manuokü on Oÿahu include Kaläkaua 
Avenue and Waikïkï.  This urban area experiences heavy pedestrian and vehicular traffic virtually 
24 hours a day, but according to the study this does not inhibit reproduction of the manuokü, and 
it is possible that vehicular traffic actually protects tern nests by preventing predators from reaching 
nest trees.  
 
Anticipated Impacts and Mitigation Measures 
There are no anticipated impacts to the area’s vegetation and wildlife habitat.  Although the 
manuokü are tolerant of people and noise, efforts should be made to minimize potential 
disturbances. Before conducting any work adjacent to any trees, the trees should be checked for 
nests or habitation to prevent any disruption.  For instance, during the a nearby project, the 
demolition of the trees on the property was delayed until fledglings discovered during demolition 
preparation were able to fly away.  During construction of the 280 Beach Walk project, similar 
actions of precaution will be implemented to ensure protection of known or discovered tern 
habitats in the project area. 
 
3.9 COASTAL WATERS AND MARINE ECOLOGY 
 
Existing Conditions 
A study of ocean water quality and marine communities fronting the coastal region closest to the 
project area was conducted by Marine Research Consultants in September 2001 for the Outrigger 
Waikïkï Beach Walk Final EIS.  According to this study, runoff from the mauka area of Waikïkï that 
encompasses the project site drains to the ocean through a box culvert with an outlet offshore of 
the beach (hereafter termed the “Outrigger Drain”).  According to the study, the marine area off 
Waikïkï consists of a poorly defined embayment within Mämala Bay that extends from the Ala Wai 
Channel to the Kapahulu Groin area.  The entire area has been altered substantially over the past 
decades, and was created from infilling of wetlands following the construction of the Ala Wai 
Canal.  
 
Ocean Water Quality 
Water quality parameters evaluated in the study included the nine specific criteria designated for 
open coastal waters in Chapter 11-54, Section 06 (Open Coastal Waters) of the Water Quality 
Standards, Department of Health, State of Hawaiÿi, as well as additional constituents.  In 2001, 
sampling was conducted within a corridor, which was bounded at the west by Fort DeRussy 
Beach, to the east by the Halekülani Sand Channel, and centered on the drainage culvert.   
 
Results of the 2001 water chemistry assessment revealed that water quality throughout the area off 
Waikïkï is surprisingly good with respect to State of Hawaiÿi Water Quality Standards.  Only a few 
samples had concentrations above the most stringent (i.e. dry) set of criteria.  When the more 
lenient (wet) conditions (greater than 3 million gallons a day of freshwater are discharged) were 
applied, only one sample of NO3 at the shoreline next to the box drain exceeded the water quality 
standards. 
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In March 2006, heavy rainfall caused an oversaturation of the ground, which resulted in a rupture 
of a 42-inch sewer main leading to a sewage spill into the Ala Wai Canal. Over 48 million gallons 
of sewage was deposited in the canal.  The State Department of Health monitored the canal and 
outlying beach areas of Waikïkï.  After 10 days, the beaches were reopened for public use.      
 
Marine Biotic Community 
The biotic community structure of the Waikïkï area is divided into two major zones.  The inner 
zone, consisting of the region from the shoreline over the reef platform to the reef crest is primarily 
a sand and rubble-covered flat inhabited primarily by various species of algae.  Reef corals, and 
most other epibenthic organisms, are sparse in the inner zone, primarily as a result of the 
continuous shifting of sand that is kept in motion by wave surge.  The inner zone is the area that 
would be subjected to changes in water quality resulting from inputs from land.  
 
The second major zone, which originates just seaward of the reef crest and extends seaward, is 
composed of a relatively flat “hardpan” limestone bottom.  Because this zone is at depths below 
most of the destructive force of waves, and beyond the limits of sand scour, reef corals occur 
abundantly.  As is typical on most coral reefs in Hawaiÿi, the most dominant corals are Porites 
lobata and Pocillopora meandrina. 
 
Anticipated Impacts and Mitigation Measures 
The project is not anticipated to cause adverse effects to the nearshore waters and marine life 
during construction and operation.  The proposed redevelopment of the property has little 
potential to alter the marine environment situated 0.25 miles from the project site.  Reasonable 
steps will be taken in construction practices and operational procedures to ensure that the project 
does not involve unforeseen delivery of chemical materials to the nearshore ocean waters.  As 
such, there should be no adverse impacts to the marine environment.  Best Management Practices 
will be implemented in the project’s design, operation and maintenance. 
 
3.10 AIR QUALITY 
 
Existing Conditions 
In Hawaiÿi, both Federal and State environmental health standards pertaining to outdoor air quality 
are generally met due to prevalent trade winds and the absence of major stationary sources of 
pollutant emissions.  The State Department of Health, Clean Air Branch has been monitoring 
ambient air quality in the State of Hawaiÿi since 1957.  In Waikïkï, the National Air Monitoring 
Station is located at 2131 Kaläkaua Avenue.  This station was established for the monitoring of 
carbon monoxide.  Other monitors on the island of Oÿahu are used to measure ambient air 
concentrations of the six criteria pollutants that the United States Environmental Protection Agency 
has promulgated National Ambient Air Quality Standards.  The six criteria pollutants include: 
carbon monoxide, nitrogen dioxide, sulfur dioxide, lead, ozone, and particulate matter less than or 
equal to 10 micrometers (PM10).   
 
Anticipated Impacts and Mitigation Measures 
Construction activities are expected to generate short-term impacts to air quality, primarily from 
fugitive dust emissions.  Site preparation of the project area will include the use of construction 
equipment that may create particulate matter (PM) emissions.  The impact of construction activities 
on air quality will be mitigated by conforming to strict dust control measures, particularly those 
specified in the Hawaiÿi Administrative Rules, Section 11-60.1-33 as related to fugitive dust; State 
Department of Health's (DOH) Water Quality Standards, Chapter 37-A, Public Health Regulations, 
1968; and the U.S. Soil Conservation Service's Erosion and Sediment Control Guide for Hawaiÿi, 
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1968.  These measures include soil wetting during grading activities, providing an adequate water 
source at the construction site prior to start up of activity, and use of dust fences adjacent to 
existing properties as appropriate to control fugitive dust emissions. 

Short-term increases in vehicular emissions due to disruption of traffic by construction equipment 
mobilization will be alleviated by moving equipment and personnel to the site during off-peak 
traffic hours and coordinating with local police, as needed, for necessary traffic control and 
management around the immediate construction area.  

3.11 NOISE 
 
Existing Conditions 
The primary noise sources in the project area are traffic noise levels associated with Kaläkaua 
Avenue, Kälia Road, and Saratoga Road due to the large volumes of traffic and heavy vehicles such 
as trucks and buses on those major thoroughfares.  Adding to the traffic noise from the roadways 
are the relatively high noise levels of tour buses idling at curbside, sirens on police and emergency 
vehicles, outdoor mechanical equipment such as fans and air conditioning equipment at 
commercial and resort buildings, maintenance activities, and garbage and delivery truck 
operations.  
 
In Hawaiÿi, the State Department of Health (DOH) regulates noise from fixed mechanical 
equipment and construction activities.  State DOH noise regulations are expressed in maximum 
allowable noise limits.  Construction activities, which are typically noisier than the State DOH 
noise limits, are regulated through the issuance of permits allowing excessive construction noise 
during limited time periods. 
 
Anticipated Impacts and Mitigation Measures 
Unavoidable, but temporary, noise impacts may occur during the construction activities within the 
project area.  Because construction activities are predicted to be audible within the project site and 
at adjoining properties, the quality of the acoustic environment may be degraded to unacceptable 
levels during periods of construction.  Adverse public health and welfare impacts from 
construction noise are not anticipated due to the temporary nature of the work, the availability of 
closure and air conditioning for noise mitigation at the majority of the apartment, resort, and 
commercial units in the project area, and due to applicable administrative regulatory controls of 
construction noise.  
 
Construction vehicles and activities must comply with State DOH Hawaiÿi Administrative Rules, 
Chapter 11-46, Community Noise Control.  State DOH noise control regulations require a permit 
for construction activities that emit noise in excess of 95 decibels.  Mitigation measures to 
minimize construction noise will include the use of mufflers to suppress loud equipment and 
limitations on the hours of heavy equipment operation as well as periodic monitoring of sound 
levels.  
 
The proposed retail space and restaurant do not represent totally new activity centers for the 
project area.  Risks of long-term adverse noise impacts from the proposed project are considered to 
be low and compliance with local noise regulations should be possible at these new 
establishments.  
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3.12 LAND USE 
 
Existing Conditions 
The urban core of Waikïkï is comprised of approximately 507 acres.  The proposed 280 Beach 
Walk project site is located on a parcel adjacent to Kaläkaua Avenue and along Beach Walk in the 
Waikïkï area.  The surrounding area consists of resort hotels, timeshares, residences, and 
temporary visitor units with supporting commercial uses such as shops, restaurants, and 
entertainment venues.  The project area, comprised of 0.81 acres, is located in the middle of the 
urban core, a former self-sufficient agricultural community that has been transformed into a global 
resort destination. 
 
Development patterns on Oÿahu are set by State Land Use District designations, the City and 
County of Honolulu General Plan, City and County of Honolulu Primary Urban Center 
Development Plan and zoning district designations.  The principal function of these plans and 
regulations is to specify where land uses such as commercial, residential, industrial, agricultural, 
open and public areas are permitted.  The existing land use designations are briefly summarized 
below. 
 
• State Land Use Designation - The proposed site is situated within the State Land Use Urban 

District (Figure 3-3).  According to the Land Study Bureau Detailed Land Classifications, the 
area has been classified for “Urban” type uses.   

 
• City and County of Honolulu Zoning - The subject property is located within the Resort Mixed 

Use Precinct and Resort Commercial Precinct of the Waikïkï Special District (WSD) as defined 
by the City and County of Honolulu’s Land Use Ordinance (Figure 3-3). The project area is 
within the 300’ height restriction zone of the WSD (Figure 3-4).  

 
• City and County of Honolulu’s Primary Urban Center Development Plan - The City and County 

of Honolulu’s Primary Urban Center Development Plan (PUCDP) approved by the community 
and City Council in 2004, designates the project area as Resort District Commercial (Figure 3-
5).  District Commercial areas, refer to a wide variety of commercial uses and related activities 
intended to serve district, regional, or islandwide populations.  Uses typically include major 
office buildings, shopping centers, professional and business services, municipal services, and 
commercial activities located along major streets.   
 

Anticipated Impacts and Mitigation Measures 
The project site is situated in the middle of the urban core, a former self-sufficient agricultural and 
aquacultural community that has been transformed into a global resort destination.  Given 
previous and existing uses at the project site, the proposed improvements are not considered to be 
significant.    
 
• State Land Use Designation – The proposed project is situated within the urban district and the 

proposed project is classified as an “Urban” type use. 
 
• City and County of Honolulu Zoning – This action is consistent with the Resort Mixed Use and 

Resort Commercial Precincts of the Waikïkï Special District.   
 
• City and County of Honolulu’s Primary Urban Center Development Plan –This action is 

consistent with the County and community’s long range plan for the area.  
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Figure 3-3   State Land Use Designation and County Zoning 
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Figure 3-4   Waikïkï Special District Building Height Restrictions 
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Figure 3-5  City and County of Honolulu Primary Urban Center Development Plan 

Project Area 
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3.13 ROADWAYS AND TRAFFIC 
 
A Traffic Impact Report (February 2007) was prepared by Wilson Okamoto Corporation and is 
included as Appendix D.  
 
Existing Conditions 
The existing roadways in the vicinity of the project area are owned by the City and County of 
Honolulu and maintained by its Department of Facilities Maintenance. Regional access to the 
project site is provided by the Lunalilo Freeway (H-1) via Kapiÿolani Boulevard, McCully Street, 
and Kapahulu Avenue.  Additional regional access is provided by several major arterial streets 
including Ala Moana Boulevard and Kaläkaua Avenue.  Direct access to the project site is 
provided via Beach Walk and Saratoga Avenue.  Parking is currently available from the Saratoga 
entrance. 
 
Brief descriptions of the principal and adjacent streets serving access to or near vicinity of the 
project site are included below. 
 
• Kaläkaua Avenue – Kaläkaua Avenue is a east-west major arterial.  Between Ena Road and 

McCully Street, it provides four travel lanes eastbound and two travel lanes westbound. 
Between McCully Street and Royal Hawaiian, it operates as a one-way eastbound street with 
four travel lanes, except for one transit lane going west from Kuamoÿo Street to McCully Street. 

• Beach Walk – Beach Walk is a one-lane, one-way collector street that runs south from 
Kaläkaua Avenue to Kälia Road.  No parking is allowed on the west side, but metered parking 
is allowed on the east side between Kaläkaua Avenue and Waikïkï Royal.  

• Saratoga Road – Saratoga Road is generally a two-lane, two-way roadway.  At Kaläkaua 
Avenue, Saratoga become Kalaimoku Street, a two-lane, one-way roadway that serves as the 
northbound couplet system between Kaläkaua Avenue and Ala Wai Boulevard.  

• Lewers Street- Lewers Street is a north-south local street from Ala Wai Boulevard to Kälia Road.  
North of Kaläkaua Avenue, it provides one travel lane that runs one-way northbound with 
parking allowed on the west side, and a freight loading zone only on the east side.  Between 
Kaläkaua Avenue and Don Ho Lane, there is one travel lane northbound and 2 travel lanes 
southbound with no parking anytime on either side.  South of Don Ho Lane, it provides one 
travel lane that runs one-way southbound with tour buses only on the west side and no parking 
on the east side.  

• Kälia Road – Kälia Road is a two-lane, two-way roadway east of Lewers Street and converts to 
a two-lane, one-way (westbound) roadway between Lewers and Saratoga Road.  Just west of 
Saratoga Road, Kälia Road becomes a predominantly two-lane, two-way roadway until its 
terminus at Ala Moana Boulevard.  

 
Operational conditions at an intersection are expressed as a qualitative measure known as level of 
service (LOS).  The LOS is determined by factors of speed, travel time, freedom to maneuver, traffic 
interruptions, driver comfort, and convenience.  Letter designations ranging from ‘A’ to ‘F’ are used 
as a rating system with LOS A-C considered as satisfactory levels.  LOS D is considered to be the 
minimum satisfactory level.  LOS E is an undesirable condition with LOS F being an unacceptable 
level.  The City and County of Honolulu has established LOS D as the minimum acceptable level 
of service for its intersections.  
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Anticipated Impacts and Mitigation Measures 
The study evaluated a projection of year 2010 with and without the proposed 280 Beach Walk. 
The traffic study based its calculations for a restaurant area of up to 22,000 SF, as compared to the 
proposed use of 12,810 SF as described in Section 2.0 of this document.   
 
Under Year 2010 conditions without the project, traffic operations in the project vicinity were 
expected to deteriorate from existing conditions during the weekday afternoon and Saturday 
evening peak periods due to the development of other projects in the vicinity. To assess potential 
traffic conditions in year 2010 with the proposed 280 Beach Walk, it was assumed based upon 
limitation of parking, high volumes of pedestrian traffic, and a high density of attractive 
destinations, that 40% of all generated trips by the proposed development are conservatively 
assumed to represent pedestrian activity.  
 
Under 2010 conditions with the 280 Beach Walk development, traffic operations in the vicinity 
are generally expected to remain similar to without project conditions during the weekday 
afternoon and Saturday evening peak periods with two exceptions. The first exception is the 
northbound right-turn traffic movement during Saturday evenings at the intersection of Kaläkaua 
Avenue and Saratoga Avenue.  The LOS is anticipated to drop from a “B’-level condition without 
the project to a “C’ condition with the project.  Similarly, the eastbound left-turn and through 
traffic movement at the intersection of Kälia Road and Saratoga Road is anticipated to operate at 
slightly lower levels of service during both peak periods.  
 
Based upon the analysis of traffic data, the following are recommendations with project 
implementation: 
 
• Maintain sufficient driveway width to accommodate safe vehicle ingress and egress. 
• Maintain adequate turning radii at all project driveways to avoid or minimize vehicle 

encroachments to oncoming traffic lanes.   
• Maintain adequate sight distances for motorists to safely enter and exit all project driveways. 
• Maintain adequate on-site loading and off-loading service areas and prohibit off-site loading 

operations.  
 
3.14 UTILITIES 
 
3.14.1 Electrical and Communications 
Electrical service for the project area is provided by Hawaiian Electric Company (HECO) which 
operates an integrated system of power generators and transmission facilities.  Power for Waikïkï is 
distributed primarily from HECO’s Pükele Substation in Pälolo Valley.  In the vicinity of the project 
area, HECO maintains a grid of underground transmission lines consisting of 3-inch conduits.  
Telephone service in the project area is provided by Hawaiian Telcom.  Oceanic Cable, Inc. 
provides cable TV to the project area by underground coaxial cables along Beach Walk and 
Saratoga Road.   
 
Anticipated Impacts and Mitigation Measures 
The proposed improvements will slightly increase the electrical power demand above existing 
levels. As a public utility, HECO has a regulatory obligation as well as an economic interest in 
providing reliable electrical power to its customers.  By initiating early consultation with HECO, 
any necessary accommodations in the vicinity of the project area can be made to service the 
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proposed project.  Such consultation is ongoing and will continue through the Waikïkï Special 
District (Major) Use permit application process.  
 
Any necessary off-site improvements required to provide communication services without 
compromising the quality and reliability of service to their existing customers would be the 
responsibility of Hawaiian Telcom, and Oceanic Cable, respectively.  Required project 
connections to the communication service systems will be coordinated with the respective service 
providers to minimize any potential disruption of service in adjacent areas and to ensure that the 
placement of conduits and pullboxes are sited appropriately within the project area. 
 
3.14.2 Water 
Water service for the project area is provided by the City and County of Honolulu Board of Water 
Supply (BWS).  Existing waterlines in the vicinity of the project area are interconnected, thereby 
increasing service reliability by providing alternate routes for flows to reach users and to stabilize 
water pressure during periods of heavy usage.  Major service lines in the vicinity of the project area 
include a 12-inch water main along Kälia Road with connections to the 12-inch main along 
Lewers Street, an 8-inch waterline along Beach Walk and a 6-inch waterline along Saratoga Road.  
Fire protection is provided by fire hydrants located within the sidewalk area of the roads adjacent 
to the project site.   
 
Anticipated Impacts and Mitigation Measures 
The primary project generator of water demand for domestic consumption will be the restaurant.  
Water conservation practices will be applied to the project site for landscaping irrigation.  The 
proposed domestic waterline will be 2-½   inches. The proposed waterline connection for fire 
protection will be a 6-inch waterline. 
 
Hydrant spacing adjacent to the project site currently also meets the minimum spacing standard of 
250 feet, and no relocations or new fire hydrants will be required.  The project architect will 
coordinate with the Fire Prevention Bureau of the Honolulu Fire Department during the project’s 
design development phase in order to ensure that all necessary improvements to meet on-site fire 
protection requirements will be included in the project. 
 
Based upon the projection of a 400-seat restaurant and 19,000 SF of retail space, the estimated 
water demand from the 280 Beach Walk project is 260 fixture units at 102 gallons per minute.    In 
consultation with the Board of Water Supply (BWS), the existing water system is adequate to 
accommodate the proposed development.  However, the final decision on water availability will 
be confirmed by BWS when the building permit application is submitted for approval.   
 
3.14.3 Wastewater Disposal 
The sanitary sewer system serving Waikïkï is owned by the City and County of Honolulu and 
maintained by its Department of Environmental Services.  Wastewater collected by the sanitary 
sewer system is conveyed to the City’s Sand Island Wastewater Treatment Plant (WWTP) which 
serves the Honolulu area from Kuliÿouÿou to Moanalua and is designed to treat an average flow of 
82 million gallons per day (mgd).  The major sanitary sewer-lines collecting wastewater generated 
in the project area convey flows in the mauka direction to the Beach Walk Wastewater Pump 
Station (WWPS) which is located on Kühiö Avenue in a lot south of Kai‘olu Street and Kühiö 
Avenue.  The Beach Walk WWPS is designed to handle an average daily flow of 15.7 mgd. 
 
In March 2006, a significant break occurred with one of the main sewer lines under Kaiÿolu Street 
and resulted in 48 million gallons of raw sewage being dumped into the Ala Wai Canal.  The City’s 
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response to this break was the implementation of the Beach Walk Wastewater Emergency Bypass 
Project.  The bypass generally parallels the existing 42-inch force main and is designed to serve as 
a temporary line to prevent future diversions of wastewater into the Waikïkï area until the 
permanent force main is constructed.  The existing sewer line for the property is located along the 
rear of the project site in the utility corridor.  The proposed 4”  6” sewer line lateral will connect to 
the existing manhole.  
 
Anticipated Impacts and Mitigation Measures 
Wastewater volumes generated by the proposed project will be comparable to the volume of 
domestic water consumed, with relatively minor losses to landscape irrigation and evaporation.   
The projected sewer demand is 472 Drainage Fixture Units.  Design of sewer connections and 
mitigation of surcharged conditions of existing sewer lines require detailed field investigation and 
survey. An Application of Sewer Connection for the project was filed with the Department of 
Planning and Permitting and was approved with conditions. 
 
3.14.4 Gas 
The Gas Company (GASCO INC) owns existing gas lines in the project vicinity.  
 
Anticipated Impacts and Mitigation Measures 
Gas service for the proposed project will be provided by GASCO.  Any necessary off-site 
improvements required to provide this service without compromising the quality and reliability of 
service to its existing customers would be the responsibility of GASCO.  Required project 
connections to service lines will be coordinated with GASCO to minimize any potential disruption 
of service in adjacent areas. 
 
3.14.5 Solid Waste Disposal 
The proposed development is expected to generate primarily light, dry waste in items such as 
cardboard, papers, packaging, and other materials associated with the shipping and storage of 
retail and restaurant goods.  Wet waste will result from restaurant activity and employee 
consumption of beverages and general hygiene practices. Building common trash containers will 
be located adjacent to the loading dock bay. Collection of this refuse will occur according to the 
standard operating procedures and schedule of the Department of Environmental Services Refuse 
Division.  Refuse employees will have access to the site and trash room by means of the easement 
granted on parcel 049.  A responsible recycling program will be encouraged by the provision of 
separate containers designated for specific types of waste. 
 
3.15 PUBLIC SAFETY SERVICES  
 
3.15.1 Police 
The Waikïkï region comprises District 6, as designated by the City and County of Honolulu Police 
Department.  District 6 extends from the eastward slopes of Diamond Head through the Waikiki 
Peninsula, ending at Atkinson Drive and includes 12 beats, from Beat 650 to 662.  However, this 
district is not managed by sectors but by internal organizations, each designed to assist a specific 
group or community within Waikïkï and include the following: Residential, Business, Beaches and 
Parks, Special Events, Hotels, and Outside Agencies.  There is a police substation located at 2405 
Kaläkaua Avenue.   
 
3.15.2 Fire 
The Waikïkï region is in the 2nd Battalion area designated by the Honolulu Fire Department.  The 
region is served by three fire stations as follows: 
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• Station 2: The Päwaÿa Fire Station is located at Makaloa Street near Don Quijote (formerly 
known as Daiei Holiday Mart).  It has a ladder and engine company, as well as a rescue 
company. 

• Station 7: The Waikïkï Fire Station is located at the corner of Kapahulu Avenue and Paki Street.  
It has a ladder and engine company. 

• Station 29: The Möÿiliÿili Fire Station is located on Date Street, between University Avenue and 
Kapiÿolani Boulevard.  It has a ladder and engine company. 

 
First response for medical and fire emergencies at the project site and the surrounding area is 
provided by Station 2, the Päwaÿa Fire Station.  In the event of a first response or alarm fire, Station 
2 would send a ladder and engine company.  Stations 7 and 29 would both send engine 
companies.  If the fire is on the sixth or a higher story, this would constitute a second alarm fire, 
and an additional ladder company and two engine companies would respond. 
 
At Station 2, there are 15 firefighters present in each of the three shifts.  The medical responses at 
this station outnumber those at other stations.  When available, ladder companies are the first to 
respond to medical calls.  HFD works with the Emergency Medical Services, or EMS, who 
dispatches the closest available unit.  This may be either an EMS ambulance or a fire company and 
depends on the type of emergency and location.  Since there are only 16 EMS stations on Oÿahu, 
fire companies are frequently the first responder.  It is estimated that Station 2 averages one 
response per shift.  Depending on the traffic, it takes about five to eight minutes to reach the 
project area.   
 
3.15.3 Emergency Medical Services 
The Honolulu Emergency Services Department (EMS) is responsible for providing the following an 
efficient, effective and economical operation of the pre-hospital emergency medical care and 
emergency ambulance service; a comprehensive aquatic safety program at City beach parks, 
including lifeguard services; injury prevention, public education and public health programs; and 
coordination with other agencies and jurisdictions. 
 
The EMS has 18 Advanced Life Support Ambulance vehicles and two Rapid Response Paramedic 
vehicles in Honolulu and maintains a staff of over 200 trained personnel.  In an emergency 
response, either EMS personnel or the nearest fire station is notified as part of a co-response 
agreement with other emergency responders.  Average response time depending on the nature of 
the call is 4-15 minutes. Waikïkï is covered primarily by an EMS unit at Fire Station 7 at the corner 
of Kapahulu Avenue and Paki Street and, secondarily, by an EMS unit located at Young Street and 
Kaläkaua Avenue.   
 
Anticipated Impacts and Mitigation Measures 
The proposed project would increase the on-site population of employees and visitors by adding 
more retail and dining options in the area.  The slight increase in population will require additional 
security and police protection services.  As needed, private security could be utilized to lessen the 
need for public police protection.  Design measures will ensure that public spaces are well-lit and 
visible as to deter the potential for crime-related opportunities. Similarly, the project would impact 
fire protection and medical emergency services with a slight increase in the de facto population of 
the immediate vicinity through the provision of additional retail and dining services. Design 
measures for the building will meet supply standards for hydrant spacing, fire flow, and other 
relevant building code requirements.  Staff training initiated by retail and dining vendors will also 
provide an additional measure of safety and emergency response preparation.   
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3.16 SOCIO-ECONOMIC CHARACTERISTICS  
 
Existing Conditions 
The project site is located in the middle of the urban core of a global resort destination consisting 
of resort hotels, timeshares, and temporary visitor units with supporting commercial uses such as 
shops, restaurants, and entertainment venues.  In 2000, an estimated 19,720 persons resided in 
Waikïkï.  According to the State Department of Business, Economic Development, and Tourism 
2005 Data Book, an average of 71,756 visitors are present in Waikïkï on a daily basis, resulting in 
a  de facto population of 91,476 persons.   
 
Waikïkï has been and continues to be a major economic force for the City and County of 
Honolulu and the State as a whole.  According to the State Department of Business, Economic 
Development, and Tourism Visitor Plant Inventory (2005)), there were 111 visitor-destination 
properties within Waikïkï consisting of 29,267 visitor units, representing 86% of the total island’s 
visitor unit count and 45% of the entire State inventory.  Waikïkï’s hotels, visitor attractions, and 
natural resources draw the bulk of tourists expenditures in the State, with approximately $5 billion 
of $11 billion spent annually in Waikïkï.  In addition to generating revenues that benefit the entire 
State, Waikïkï also provides employment opportunities to local residents.   
 
Anticipated Impacts and Mitigation Measures 
The anticipated socio-economic impacts for the local community are not significant.  The project 
will create short-term benefits as a result of design and construction employment.  Long-term 
benefits of the proposed project will possibly include a slight increase in jobs created as a result of 
the expansion of retail and dining services.  No specific socio-economic mitigation actions are 
recommended. 
 
3.17 CULTURAL RESOURCES, PRACTICES, AND LANDSCAPES 
 
A Cultural Impact Assessment (February 2007) was completed by Cultural Surveys Hawaiÿi and its  
is included as Appendix E. 
 
The project requires compliance with the State of Hawai‘i environmental review process under 
Chapter 343, HRS, which requires consideration of a proposed project’s effect on traditional 
cultural practices. Through document research and cultural consultation efforts, a cultural impact 
assessment was conducted, providing analysis of the proposed project’s impacts to cultural 
practices per the OEQC Guidelines for Assessing Cultural Impacts. The scope of the assessment 
included an examination of historical documents, including Land Commission Awards, native and 
foreign journal accounts, and historic maps to identify traditional Hawaiian activities; a review of 
existing archaeological information pertaining to sites on the property or near vicinity that would 
identify traditional land use activities or patters; and interviews with persons knowledgeable about 
the historic and traditional practices in the project area and region.  
 
Historical documentation indicates that, at the mid-nineteenth century, within the present project 
area were two fishponds, Loko Kapu‘uiki and Loko Ka‘ohai, that were part of the royal fishpond 
complex of the Kälia area. Some high ground existed in the project area, primarily under the 
existing parking structure in parcel 048. A small berm or causeway shown on an 1881 map by S.E. 
Bishop (Figure 3-6) also divided part of Loko Ka‘ohai along the northern boundary of the project 
area.  
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Figure 3-6  280 Beach Walk Project Area Boundary Overlaid on 1881 S.E. Bishop Map 

Source: CSH, February 2007 
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Evidence from nineteenth-century documents (the writings of John Papa ÿĪÿï, Māhele records, and 
an 1881 map) indicates that a trail from Honolulu to Waikïkï and beyond ran makai of the project 
area. It is likely that this trail was the traditional Hawaiian route through Waikïkï.  
 
During the second half of the nineteenth century the Kälia fishponds, including Loko Ka‘ohai, were 
leased to and operated by Chinese immigrants. An early indication of Waikïkï’s future, makai of 
the project area the Saratoga Baths opened on the site of the present Outrigger Reef on the Beach. 
Despite these changes, the Hawaiians of the Kälia area apparently were not completely displaced 
in the latter 1800s since several Hawaiian fishermen were recorded as living in Kälia during the 
1890s. 
  
During the first decades of the twentieth century, the current project area would be among the first 
developed lands of Waikïkï. Loko Kapu‘uiki would be filled for the creation of Ft. DeRussy and the 
two Loko Ka‘ohai were filled to create the Beach Walk tract in 1911. In subsequent decades, the 
project area was among an enclave of individual residences – typically cottages – and apartment 
complexes. In the 1950s construction began on the first large hotel structures that today surround 
the project area.  
 
Although the research of historical documentation is complete, necessary interviews with 
kamaÿäina and küpuna and other community contacts are still being were conducted.  The findings 
from these interviews and “talk-story sessions” will be are included in this Final EA.  Preliminary 
discussions and subsequent ethnographic interviews with community contacts have centered on 
knowledge regarding natural and cultural resources and known traditional cultural practices 
specific to the project area. Specific questions were raised for the following broad categories: 
burials, trails, native gathering practices of plants, marine and fresh water resources, and historic 
properties.  
 
Anticipated Impacts and Mitigation Measures 
Traditional native Hawaiian cultural practices declined with the extensive land modification and 
urbanization of the greater Waikïkï area. As the wetlands were drained and ponds were filled to 
accommodate the continuing expansion of urban Honolulu, the traditional way of life for native 
Hawaiians was no longer as possible as once was in Waikïkï. As such, there no known or on-going 
traditional cultural practices in the vicinity of the current proposed project area.  
 
Although the area has been graded and filled to accommodate previous development, the natural 
soil deposit is Jaucus sand and there may be intact sand strata below one or more fill layers. 
Cultural descendants of Waikïkï who had participated in the assessment indicated that there could 
be iwi küpuna (ancestral human remains) within the project area.  Native Hawaiian burial 
practices were such that the potential for encountering human burials in sandy deposits within the 
current proposed project area does exist. Additionally, the present project area is located in the 
previous location of two fishponds, Loko Kapu‘uiki and Loko Ka‘ohai. Thus, remnant subsurface 
fishpond sediments could be encountered.  
 
It is anticipated, based on historical research and previous archaeological projects, that evidence 
of pre-contact and early post-contact aquaculture, habitation, agriculture, and possibly burial 
practices may be found in the project area if intact Jaucus sand deposits remain below nineteenth 
and twentieth century fill layers.  
 
Based on the above preliminary findings, no further formal cultural impact mitigation measures are 
warranted. It is recommended that as a precautionary measure, personnel involved in future 
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development activities in the area should be informed of the possibility of inadvertent cultural 
finds and should be made aware of the appropriate notification measures to follow. 
  
3.18 ARCHAEOLOGICAL & HISTORIC RESOURCES 
 
An archaeological assessment (January 2007) was completed by Cultural Surveys Hawaiÿi and is 
included as Appendix F.  
 
As a privately funded project on privately owned land, the proposed 280 Beach Walk Retail 
Development requires compliance with and review under state of Hawai‘i historic preservation 
review legislation (Hawai‘i Revised Statutes (HRS) Chapter 6E-42 and Hawaiÿi Administrative Rules 
(HAR) 13-284). At the request of the First Round Pacific, LLC, CSH completed an archaeological 
inventory survey investigation, per the requirements of HAR Chapter 13-13-276, of the subject 0.7-
acre parcel. Under Hawai‘i State historic preservation legislation, archaeological inventory surveys 
are designed to identify, document, and provide significance and mitigation recommendations for 
historic properties. Under this legislation, historic properties are defined as any “building, 
structure, object, district, area, or site, including heiau and underwater site, which is over fifty 
years old” (HAR Chapter 13-284-2).  
 
A project’s effect and potential mitigation measures are evaluated based on the project’s potential 
impact to “significant” historic properties (those historic properties determined eligible, based on 
established significance criteria, for inclusion in the Hawai‘i Register of Historic Places [Hawaiÿi 
Register]). Determinations of eligibility to the Hawai‘i Register result when a state agency official’s 
historic property “significance assessment” is approved by the State Department of Land and 
Natural Resources, State Historic Preservation Division (SHPD), or when SHPD itself makes an 
eligibility determination for an historic property (HAR Chapter 13-284). 
 
Existing Conditions 
A brief and full pedestrian inspection of the project area confirmed that all standing architecture 
was less than 50 years old and that there were no surface historic properties. Accordingly, the 
archaeological assessment focused on a program of subsurface testing to locate any buried cultural 
deposits, which, based on the results of background research, CSH expected to find beneath layers 
of historic and modern fill.  
 
For this report, historic is defined as anything older than 50 years and modern is defined as 
anything younger than 50 years. The sub-surface testing program consisted of the excavation of 11 
backhoe trenches (Figure 3-7). Trenches were distributed throughout the project area to provide 
representative coverage and to assess the stratigraphy and potential for subsurface cultural 
resources for the project area. Trench locations were also selected to test specific portions of the 
project area where, based on background research, subsurface cultural deposits were thought 
more likely. These trenches provided additional documentation of specific cultural remains and/or 
stratigraphic layers and better established their geographic distribution.  
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Figure 3-7  Archaeological Trench Areas for 280 Beach Walk Project Source: CSH, January 2007 
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The testing program also focused on characterizing the project area’s buried land surface that 
predated the historic and modern fill layers. High areas of this older land surface, found in only the 
northern boundary of the project area, were more likely to be associated with significant cultural 
deposits. 
 
For this survey, eleven backhoe trenches were randomly spaced and dug to a depth of 1.5 to 2.0 
meters.  Because of the high potential for human burials in Waikïkï, hand excavation in sand 
deposits was specifically undertaken to identify potential burial deposits. When sandy deposits 
were noted during excavation of the backhoe trench and were believed to be of sufficient depth to 
be natural, mechanical excavation stopped and an archaeologist entered the trench. Excavation 
continued by hand when jaucas sand deposits were identified. Because of the thick layers of fill 
and thin layers of pond sediment that were nearly ubiquitous throughout the project area, this 
hand excavation was not extensively utilized. 
 
Anticipated Impacts and Mitigation Measures 
In evaluating other previously conducted archaeological work in Waikïkï, Cultural Surveys 
Hawaiÿi, the contract archeological firm hired for this project, had determined that .10 to 1.5 
percent of an area’s acreage was the range surveyed.   For the proposed 280 Beach Walk project, 
the subsurface testing program involved a sampling of 2.44% of the entire project area, which is 
considered to be one of the most thorough testing programs completed in the Waikïkï area.  Based 
upon the test conducted, no subsurface historic properties were identified within the project area. 
In total, three artifact deposits were found in the project area: a basalt lithic, a green glass bottle, 
and a diffuse trash deposit.  
 
None of these artifact deposits constitute a substantial deposit that is an excellent example of a site 
type, has the potential to yield information about the past, or was found to meet any other criteria 
for the Hawaiÿi State Register of Historic Places.  However, given the known potential for human 
burials within the surrounding area, it is recommended that archaeological monitoring be 
employed as a contingency measure during construction.   
 
This monitoring program will focus on identification and proper treatment if any isolated burials or 
disturbed remains predicted by background research are found and will gather additional 
information regarding the project’s non-burial archaeological deposits, should any be discovered. 
This archaeological monitoring program may consist of a combination of onsite and on-call 
monitoring of project construction.   
 
Final verification and acceptance of the findings of the Archaeological Assessment is the 
responsibility of SHPD. Consultation and necessary mitigative coordination between project 
developers and SHPD will be ongoing and will continue through the Waikïkï Special District 
(Major) Use permit application process, as well as through project construction. 
 
3.19 VISUAL RESOURCES 
 
Existing Conditions 
Within the objectives of the City and County of Honolulu’s Land Use Ordinance (LUO), there is an 
emphasis placed upon maintaining and improving the mauka views from public viewing areas in 
Waikïkï, especially from public streets.  Additional emphasis is placed upon preserving a visual 
relationship with the ocean from Kaläkaua Avenue, Kälia Road, and Ala Moana Boulevard.  
Further, views of Diamond Head are to also be protected and maintained from the Punchbowl 
Lookout.  
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A conglomeration of hotel buildings of varied heights dominates the visual landscape of the 
Lewers-Kälia area.  Interspersed along the perimeters of existing structures are a series of trees and 
other natural vegetation.  Currently, no shoreline or ocean views exist from Beach Walk due to 
frontal blockage of the coastline from existing buildings.  Views toward the ocean along Saratoga 
Road are also restrictive due to the presence of existing structures within the project area and along 
the shoreline. Existing visual conditions are shown in Figures 3-8 and 3-9. 
 
Anticipated Impacts and Mitigation Measures 
There will be short-term effects to the visual quality within and near the project area during the 
construction of the new retail and restaurant center.  Anticipated effects on the visual landscape 
will primarily be from construction equipment within the project area and temporary fencing that 
will block access to portions of the project area undergoing construction.  Upon completion of the 
renovation and construction phases, the quality of the visual landscape will be improved. 
 
The siting and elevation of the new two-story building will not significantly affect the view 
corridors. View planes from the mountains to the sea will not be significantly impacted.  The 
application of Waikïkï Special District urban design guidelines, specifically building orientation 
and ground level design considerations, should also help ameliorate any potential additional visual 
concerns. The use of shading trees and shrubs in the landscape plan throughout the project area 
along with the use of design screens near the parking area will also help to maintain the visual 
quality along the streetscape of Saratoga and Beach Walk.  
  
3.20 POTENTIAL CUMULATIVE AND SECONDARY IMPACTS  
 
The proposed project is occurring at a time when multiple public and private entities are investing 
in the improvement of Waikïkï.  As public and private amenities continue to revitalize Waikïkï, 
visitors and local residents alike will rediscover the area as a major visitor destination.  Individual 
land owners, visitor industry operators, community and business organizations such as the Waikïkï 
Business Improvement District (BID), and government agencies will all play a role in shaping a 
Waikïkï that is unique, attractive, and safe.  Improvement of this area of Waikïkï will help improve 
the image of Waikïkï as a whole for visitors and residents.  The creation of additional restaurant 
and retail opportunities at a relatively small-scale may encourage nearby businesses to take similar 
measures to continue to improve the conditions within this area. Construction activity during the 
proposed project will generate direct employment as well as indirect and induced employment in 
construction-related industries.  In the long term, the improved restaurant and retail space may 
require additional employees as well as additional goods and services from visitor industry 
businesses. 
 



280 BEACH WALK RETAIL DEVELOPMENT 
Final Environmental Assessment  

 

3-27 

 
 
           
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
          Figure 3-8   View of Project Area from Mauka Side of Kaläkaua Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
          Figure 3-9   View of Project Area from Beach Walk Triangle Park 
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4.0   ALTERNATIVES TO THE PROPOSED PROJECT 
 
This Draft Environmental Assessment evaluates alternatives to the proposed project described in 
Section 2.0.  The following provides a discussion of the alternatives to the proposed project. 
 
4.1 NO ACTION ALTERNATIVE 
 
The no-action alternative is the baseline against which all other alternatives are measured. This 
analysis essentially presents the details of the future site and program conditions that will most 
likely result should the proposed renovations not proceed. 
 
The no-action alternative will result in no improvements for these parcels within the urban core of 
Waikïkï. The result will be the potential for this area to be viewed as an area of urban blight, 
contributing to a feeling that this area would be a less desirable section of Waikïkï for residents and 
visitors to enjoy.  “Patch and paint” improvements not requiring environmental studies or other 
permits will continue for the existing parking lot structure and fenced-in gravel lot.  
 
The no-action alternative will prevent 280 Beach Walk Retail Development from becoming a part 
of the revitalization effort occurring in the immediate vicinity, including the efforts of the Waikïkï 
Beach Walk, the new Trump Tower, and the improvements to the Royal Hawaiian Shopping 
Center.  The no-action alternative will also forego the opportunity to create an improved public 
gathering place with new retail and dining spaces and allow a pedestrian experience that has 
somewhat deteriorated to persist.  
 
4.2 ALTERNATIVE LOCATIONS FOR PROPOSED PROJECT 
 
It is the desire of First Round, LLC to revitalize its existing holdings.  The proposed action is a long-
term purposeful redevelopment of the property area under review.  Given this objective, 
redevelopment of alternative sites was not considered.   
 
4.3 ALTERNATIVE LAND USE CONSIDERATIONS FOR PROPOSED PROJECT 
 
The project area is situated within the portion of the City and County of Honolulu Waikïkï Special 
District that allows for the development of structures up to 300 feet.  One alternative land use 
configuration initially considered was the development of a twelve-story residential tower 
(approximately 160 feet) with an adjoining three-story structure (40 feet) that would have provided 
ground floor retail and two floors of parking above (Figures 4-1 and 4-2).  A car bridge would have 
traversed across Parcel 058 to connect the existing two-story parking structure on Parcel 048 and 
049 with the new three-story retail and parking structure.   
 
Although this alternative would have resulted in a major redevelopment effort that could have 
potentially yielded significant financial potential, its scale was viewed by the landowner as not 
appropriate to the character and feel for this area.  Further, a project of this scale would have the 
potential for greater impact to traffic conditions, infrastructure demands, possible subsurface 
historic resources, view planes, and socioeconomic conditions. Reconsideration of this land use 
alternative led to development of the preferred design, as outlined in Section 2.0 of this document.  
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Figure 4-1   Multi-Story Residential & Retail Tower Alternative Site Plan 
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Figure 4-2  Multi-Story Residential and Retail Tower Alternative  
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4.4 ALTERNATIVE DESIGN SCHEMES 
 
Public Right-of-Way Easement and Landscaping Scheme 
An alternative to the proposed transfer of the public right-of-way (ROW) is to maintain the required 
5 foot wide public ROW easement along Beach Walk (Figure 4-3).  Pedestrian circulation would 
also be provided along the front of the building to allow for access to each of the retail units.  The 
result of this alternative is a significant decrease in the amount of green landscaped space that 
would be provided from the preferred design scheme outlined in Section 2.0.  This alternative, 
which would meet LUO requirements, would result in the provision of approximately 1,232 SF of 
green landscaped space as compared to 2,207 SF in the preferred alternative.  A final 
determination of an approved front yard design scheme will be necessary for the acceptance of a 
Special District Permit (Major) application. 
 
The alternative landscape scheme would be have to integrate landscaping into areas that do not 
infringe upon existing right-of-way sidewalk.  Thus, landscaping in this scenario is limited to two 
smaller pockets of planting areas.  The result is less space and opportunity to install larger palm 
and other smaller trees.  Due to root damage to paved surfaces, palm and tree root balls need to be 
setback from the paved edges.  By adding more paved edges around a smaller planting area, there 
is less opportunity to use more trees and palms and their alignment within the planting area 
becomes more linear and less playful and aesthetic.  Groundcover and shrub areas in this 
approach are also reduced. 
 
Demolition of Existing Parking Structure 
An alternative to the preferred design option was the consideration to demolish the entire parking 
structure.  In this scenario, 7,400 SF of the existing parking structure would be affected.  If the 
parking structure were to be demolished, one parking management option would be to provide a 
single paved lot with attended tandem spaces would be provided to yield the same quantity of 
parking spaces as would the partial demolition.  Another viable alternative that could be evaluated 
during the design phase of the project is the use of a two-level parking stacker system, which 
creates the efficient use of a small area.   
 
In either scenario, the above grade portion of the existing 1-story basement parking structure 
would be demolished to create space for the on-grade parking.  The basement of the existing 
parking structure would remain in place and be infilled, therefore no new excavation of the 
parking area is necessary except for small shallow foundations for the proposed car stacking 
system.  Any consideration will utilize landscaping and screening to minimize visual impact of 
parking area from the streetscape and pedestrian experience.  
 
Demolition of the structure would generate more short-term related impact including affects 
related to noise, traffic, air quality, and the generation of solid waste that could not be retained or 
reused on site.  Although the recommended mitigative measures outlined in Section 3.0 related to 
short-term construction-related impacts could be utilized, some additional measures would need 
to be employed to minimize these impacts.  One of the more prominent impacts of this alternative 
is the generation of solid waste materials. The yield of solid waste would require additional 
measures to deliver, transfer, and dispose the material to an appropriate crushing or recycling 
facility or to the construction and demolition landfill in Nänäkuli.    
 
 
 



280 BEACH WALK RETAIL DEVELOPMENT 
Final Environmental Assessment  

 

4-5 

4.5 MATERIALS USED FOR PROPOSED PROJECT 
 
Several alternatives for materials used were proposed for the project.  Factors considered in the 
evaluation and selection of preferred designs and materials were are based on compliance with 
building code and design guidelines, visual compatibility, cultural suitability, construction and 
maintenance costs, safety and feasibility.  The detailed selection of materials to be used throughout 
the project, including the use of natural woods, metal, and plaster combined with glass will be 
finalized during the of the Special District Permit (Major) process. 
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Figure 4-3  Alternative Design Configuration- ROW Not Transferred to On-Site Easement (REVISED) 
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5.0  APPLICABLE LAND USE PLANS AND POLICIES 
 

An important consideration in evaluating the potential impacts of a proposed action on the 
environment is how it may conform or conflict with approved or proposed land use plans, 
policies, and controls for the affected area.  The project’s consistency with applicable land use 
policies set forth in Hawaiÿi State Land Use Law, the Hawaiÿi State Plan, the Coastal Zone 
Management Program, the City and County of Honolulu’s General Plan, the Primary Urban Center 
Development Plan, the applicable provisions of the Land Use Ordinance, the Waikïkï Special 
District Design Guidelines, and Special Management Area guidelines are discussed. 
 
5.1 HAWAI’I STATE LAND USE DISTRICT BOUNDARIES 
 
Under the Chapter 205, HRS, all lands of the State are to be classified in one of four categories: 
urban, rural, agricultural, and conservation lands. The State Land Use Commission (LUC), an 
agency of the State Department of Business, Economic Development, and Tourism (DBEDT) is 
responsible for the standards and determining the boundaries of each district (Chapter 205-2(a), 
HRS).  The LUC is also responsible to administer all requests for district reclassifications and/or 
amendments to district boundaries, pursuant to Chapter 205-4, HRS, and the Hawaiÿi 
Administrative Rules, Title 15, Chapter 15 as amended. 
 
Discussion  
The 280 Beach Walk property is situated within the State-designated Urban district.  The proposed 
uses within the property are consistent with urban design guidelines and permitted activities and 
require no district reclassification or boundary amendment. 
 
5.2 HAWAI’I STATE PLAN 
 
The Hawaiÿi State Plan establishes a statewide planning system that provides goals, objectives, and 
policies which detail property directions and concerns of the State of Hawaiÿi.  Priority guidelines 
relating to the economy, housing, population growth, facility systems, and the physical 
environment will be discussed as they relate to the 280 Beach Walk project.  It is the goal of the 
State, under the Hawaiÿi State Planning Act (Chapter 226, HRS), to achieve the following: 
 
• A strong, viable economy, characterized by stability, diversity, and growth, that enables the 

fulfillment of the needs and expectations of Hawaiÿi present and future generations. 
• A desired physical environment, characterized by beauty, cleanliness, quiet, stable natural 

systems, and uniqueness, that enhances the mental and physical well-being of the people. 
• Physical, social, and economic well-being, for individuals and families in Hawaiÿi, that 

nourishes a sense of community responsibility, of caring, and of participation in community 
life (Chapter 226-4, HRS). 

 
The objectives and policies of the State Plan that are pertinent to 280 Beach Walk project are 
discussed below. 
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Economy  
The objectives for planning the State’s economy include increasing and diversifying employment 
opportunities to provide a better economic quality of life for Hawaiÿi’s people.  It is also the 
objective of the State to create a diversified economic base that is not overly dependent on a few 
industries, and includes the development and expansion of industries on the neighbor islands. It is 
the policy of the State to: 
 
• Expand existing markets and penetrate new markets for Hawai’i’s products and services 

(Chapter 226-6, HRS). 
 
Visitor Industry Economy 
It is the objective of the State to create and maintain a visitor industry that constitutes a major 
component of steady growth for Hawaiÿi's economy. It is the policy of the State to: 
  
• Ensure that visitor industry activities are in keeping with the social, economic, and physical 

needs and aspirations of Hawaiÿi's people. 
• Improve the quality of existing visitor destination areas (HRS, Chapter 226-8). 
 
Discussion 
The 280 Beach Walk project is a modest investment into the future viability of this portion of 
Waikïkï.  The project will be a small piece of a larger district effort of redevelopment in an area 
that has been identified as in need of improvements.  The proposed development is consistent with 
the objectives and policies of the State Plan.  The project will also promote the goals of the State of 
Hawaiÿi by enhancing and maintaining the visitor industry as a major component of steady growth 
for its economy by improving the quality of existing visitor destination areas.   
 
5.3 HAWAI’I COASTAL ZONE MANAGEMENT PROGRAM  
 
The Coastal Management Program (CMP) is a comprehensive state plan that establishes and 
enforces standards and policies to guide the development of public and private lands within the 
coastal areas.  In the State of Hawaiÿi, the CMP is articulated in the State Coastal Zone 
Management (CZM) Law (Hawaiÿi Revised Statutes, Chapter 205A). The Hawaiÿi CZM Law charges 
the counties with designating and administering Special Management Areas (SMA) within the 
State’s coastal areas.  Any “development“, as defined by the CZM Law, that is located within the 
SMA requires a SMA Use Permit.   
 
Discussion 
The property is situated outside of the SMA (refer to Figure 1-3) and as such does not require an 
additional review under State CZM and County SMA rules.  
 
5.4 CITY AND COUNTY OF HONOLULU GENERAL PLAN 
 
Adopted by resolution in 1977, the General Plan for the City and County of Honolulu sets forth the 
long-range objectives for the general welfare and prosperity of the people of Oÿahu and broad 
policies to attain those objectives.  The General Plan provides objectives and policies intended to 
guide and coordinate City land use planning and regulation, and budgeting for operations and 
capital improvements.  Provided below are the applicable objectives and policies of the City and 
County of Honolulu General Plan. 
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Economic Activity 
 
Objective B:  To maintain the viability of Oÿahu’s visitor industry. 

Policy 2:  Provide for a high quality and safe environment for visitors and residents 
in Waikïkï. 

Policy 3:  Encourage private participation in improvements to facilities in Waikïkï. 
 
Discussion 
The project will create short-term employment opportunities related to project construction and 
will enhance the quality of the visitor experience in Waikïkï.  The redevelopment efforts of the 
project reflect a commitment to and participation in the overall improvement of Waikïkï. 
 
Physical Development and Urban Design 
 
Objective E:  To create and maintain attractive, meaningful, and stimulating environments 

throughout Oÿahu. 
Policy 3:  Encourage distinctive community identities for both new and existing 

districts and neighborhoods. 
Policy 4: Require the consideration of urban-design principles in all development 

projects. 
Discussion 
The proposed project occurs in an area that is already designated for urban resort and commercial 
use within the primary urban center.  The project is consistent with the Waikïkï Special District 
Guidelines and will contribute to the distinctive community of a revitalized commercial area 
within Waikïkï.   
 
5.5 CITY AND COUNTY OF HONOLULU PRIMARY URBAN CENTER DEVELOPMENT PLAN 
 
The City and County of Honolulu Primary Urban Center (PUC) includes the communities from 
Waiÿalae-Kahala to Pearl City. It is the most populated part of the State of Hawaiÿi and is Oÿahu's 
largest employment center. In keeping with the policies of the general plan, the PUC is planned to 
efficiently accommodate more intensive commercial, governmental, residential and recreational 
functions in a manner that safeguards and adds to the existing amenities of the city's urban 
environment.  
 
The Development Plan for the PUC describes the desired urban character and the significant 
natural, scenic and cultural resources. It includes general guiding principles for the PUC and area 
specific guiding principles for Waikïkï that detail appropriate land uses. The 280 Beach Walk 
project is located in the PUC. The applicable guiding principles are listed below. 
 
1) Waikïkï should continue to be maintained as Hawaiÿi's primary visitor destination area, with 

an emphasis on improving the quality of the environment and discouraging further high-
density development in the area. 

 
2) In order to promote a more pleasing and attractive urban setting and to maintain a strong sense 

of the nearness of open space and nature, a strong mauka-makai orientation needs to be 
promoted through the establishment and preservation of mauka-makai view corridors and 
open space belts along streams. Panoramic views, views of major landmarks, and view planes 
from Waikïkï to the mountains shall also be protected. 

 



280 BEACH WALK RETAIL DEVELOPMENT 
Final Environmental Assessment  

 

5-4 

Using these guiding principles, specific control measures are provided which detail appropriate 
types of activity to occur within Waikïkï. These controls are designed to enhance the attractiveness 
and quality of Hawaiÿi's primary tourist destination area and its nearby residential areas. The 
relevant controls applicable to the project are discussed below. 
 

• Resort and related commercial activities shall be concentrated in the area makai of Kühiö 
Avenue and Ala Moana Boulevard.  

• Existing views of the mountains, ocean and Diamond Head from streets, pedestrian 
corridors and major public places shall be preserved through more stringent development 
controls in terms of height, bulk, siting and setback. Such views shall be enhanced by 
appropriate landscaping requirements for private developments along view corridors and 
the appropriate landscaping of related streets. 

• Landscaping along mauka-makai roadways that provide visual access to the mountains and 
the sea from Waikïkï shall be selected and situated to minimize the visual dominance of 
the paved surfaces and to maintain existing mauka and makai views along these roadways. 

 
Discussion   
The project area is located makai of Kühiö Avenue and is within the District Commercial 
designated area of the PUC. As a retail-restaurant project, the proposed 280 Beach Walk is 
anticipated to support the policy of the PUC as it relates to visitor facilities by contributing to a 
plan for a vibrant and livable Waikïkï.  The new two-story building will not affect view corridors. 
Overall, the physical design, programmatic spacing of retail and dining activities, and landscaping 
of the area will enhance the character and feel of adjoining land use activities at a scale that is low 
density.  The proposed character of 280 Beach Walk meets the policies of the PUC regarding 
building design and the streetscape environment as it is designed to reflect a human scale, provide 
an attractive series of front entrances for the storefronts, and stimulates a pleasant pedestrian 
experience.     
 
The PUC pedestrian network is aligned along Kaläkaua Avenue, which designates this street as a 
high priority for pedestrian improvement.  The preferred front-yard design of 280 Beach Walk will 
adhere to the PUC policy of making streets “pedestrian-friendly” by providing shade and buffering 
pedestrians from vehicular traffic entering Beach Walk via Kaläkaua Avenue.  
 
5.6 CITY AND COUNTY OF HONOLULU LAND USE ORDINANCE & WSD GUIDELINES 
 
The purpose of the County Land Use Ordinance (LUO) is to regulate land use in a manner that will 
encourage orderly development in accordance with adopted land use policies, including the 
Oÿahu general plan and development plans. The LUO is intended to provide reasonable 
development and design standards.  These standards are applicable to the location, height, bulk 
and size of structures, yard areas, off-street parking facilities, and open spaces, and the use of 
structures and land for agriculture, industry, business, residences or other purposes (Revised 
Ordinance for the City and County of Honolulu, Chapter 21).   
 
Within the LUO, there are special design standards outlined for the development of Waikïkï. As a 
recognized symbol of Hawaiÿi, Waikïkï possesses allure as a tropical resort destination.  Waikïkï 
continues to attract visitors from all parts of the world, serving as the cornerstones for the state's 
tourist industry.  Additionally, Waikïkï continues to serve as a vital employment center and as a 
home for thousands of full-time residents.  Due to the City’s commitment to the socio-economic 
well being of Waikïkï, the area became designated as a Special District, with guidelines 
established to direct Waikïkï’s future and protect its unique Hawaiian identity (LUO, Sec. 21-9.80).  
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The 280 Beach Walk project is located partially within two zones of the Waikïkï Special District: 
the Resort Mixed Use Precinct and the Resort Commercial Precinct (Figure 3-3). 
 
The establishment of the Waikïkï Special District was largely a response to the rapid development 
of the 1960s and 1970s, and the physical and social changes attributed to that development.  As a 
sophisticated urban resort, diversity, and contrast characterize Waikïkï.  The LUO’s Special District 
Guidelines are a planning tool aimed at restoring the basic appeal of Waikïkï as a pedestrian 
friendly environment. To complement the strong urban image that Waikïkï possesses, there is an 
emphasis on developing creative and functional uses of the ground-level open space.  The focus of 
open space helps to define a “Hawaiian sense of place” as stated in the objectives of the Waikïkï 
Special District Guidelines that are enumerated in Section 9.80-1 of the LUO.  The applicable 
objectives of the Waikïkï Special District addressed by the 280 Beach Walk project are discussed 
below.  
 
• Provide for a variety of compatible land uses which promote the unique character of Waikïkï, 

emphasizing mixed uses.   
• Provide opportunities for creative development capable of substantially contributing to 

rejuvenation and revitalization in the special district and able to facilitate the desired character 
of Waikïkï for areas susceptible to change. 

• Encourage architectural features in building design which complement Hawaiÿi's tropical 
climate and ambience, while respecting Waikïkï's urbanized setting. The provision of building 
elements such as open lobbies, lanais, and sunshade devices is encouraged. 

• Maintain, and improve where possible: mauka views from public viewing areas in Waikïkï, 
especially from public streets; and a visual relationship with the ocean, as experienced from 
Kaläkaua Avenue, Kälia Road and Ala Moana Boulevard. In addition, improve pedestrian 
access, both perpendicular and lateral, to the beach and the Ala Wai Canal. 

• Emphasize a pedestrian-orientation in Waikïkï. Acknowledge, enhance and promote the 
pedestrian experience to benefit both commercial establishments and the community as a 
whole. Walkway systems shall be complemented by adjacent landscaping, open spaces, 
entryways, inviting uses at the ground level, street furniture, and human-scaled architectural 
details. Where appropriate, open spaces should be actively utilized to promote the pedestrian 
experience. (LUO, 9.80-1). 

 
The Waikïkï Special District Design Guidelines provide the vision for the redevelopment, 
renovation, and renewal of Waikïkï.  The guidelines are intended to promote building design that 
responds to Hawaiÿi’s climate, relates to human scale and preserves significant public views. The 
design guidelines offer solutions to reduce perceptions of overcrowding while enhancing the 
overall aesthetic nature of Waikïkï. 
 
According to these design guidelines, the physical features of developments in Waikïkï need to be 
improved and enhanced.  The ideal of a Hawaiian sense of place reflects both an architectural 
style as well as implementing a sense of core values and perceptions in selected landscaped 
elements.  The future design of Waikïkï needs to embrace the significance of its rich history and 
incorporate it into contemporary design and context that allows people to be fully engaged with 
the natural and built environment.   
 
Building Design 
In developing the District Design Guidelines, the key elements incorporated into building design 
are: orientation and form, maintaining a link with the natural environment, developing areas to 
human scale, and preserving significant vistas. With these elements in mind, the results should 
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promote a sense of increased open space, enhance the allure and beauty of Waikïkï, and reflect 
the values and spirit of these islands in the built environment (WSDG: 4; LUO, 21-9.80-4). 
 
Ground Level Features 
Within a development, attention should be given to pedestrian-oriented ground level features. A 
close indoor-outdoor relationship should be promoted. Design priority should include the visual 
links through a development connecting the sidewalk and other public areas with on-site open 
spaces, mountains and the ocean. In addition, other designs of the ground level built environment 
such as outdoor dining, vending carts, porte cocheres, walls and fences, shading, roof design and 
equipment screen, should always incorporate the elemental styles and textures that exist in the 
natural environment (WSDG:  8-16; LUO, 21-9.80-4 (c)(8)).   
 
Landscaping/ Exterior Features 
The physical development of Waikïkï is dependent upon integrating the natural and built 
environment together.  Key elements in this integration are the appropriate design, context, and 
materials used in developing the overall landscaping and exterior features of the area.  Exterior 
features include but are not limited to garden landscaping, water features, sidewalks, lighting, and 
signage.  Appropriate landscaping and exterior features should incorporate measures to have a 
minimal aesthetic and visual impact.  In addition, the features should incorporate elements that are 
representative of the natural and cultural landscape (WSDG: 17-23; LUO, 21-9.80-4(c) (8)-(f)). 
 
Urban Design Controls 
All structures, open spaces, landscape elements and other improvements within the Waikïkï 
Special District must meet the design standards of the LUO.  In regards to the 280 Beach Walk 
project, the applicable elements are: 
 
1) Major Streets:  Kaläkaua Avenue is identified as a major street that provides vehicular and 

pedestrian access through Waikïkï.  This street also functions as a view corridor with open 
space and public access.  Development within and adjacent to this street needs to comply to a 
high degree with the District guidelines to realize the objectives relative to the streetscape. 

2) Mini Parks:  Beach Walk Triangle Park is one of several identified mini parks that allow for 
pockets of open space and provides a public focus for motorists and pedestrians.  Visual and 
public access to these parks should be maintained and supported by surrounding uses.  

 
Discussion  
The continuity of the project design with the surrounding area will enhance existing retail and 
commercial space that maintains a sense of balance between the built and natural forms. The 
project unifies the property with the ongoing redevelopment of the area by incorporating a 
common design vocabulary and seamlessly tying the various project components together through 
strong physical and visual linkages at the ground level.  The 280 Beach Walk project is aimed at 
enhancing the pedestrian experience through the open corridor of Beach Walk and Kaläkaua 
Avenue, including the Beach Walk Triangle Park.  
 
Site development criteria were developed based upon calculations derived from LUO standards 
and guidelines.  These criteria are presented in Appendix G.   



SECTION 6.0 
Findings Supporting Anticipated Determination 
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6.0  FINDINGS SUPPORTING ANTICIPATED DETERMINATION 
  
  
6.1 ANTICIPATED DETERMINATION 
 
After reviewing the significance criteria outlined in Chapter 343, Hawaiÿi Revised Statutes (HRS), 
and Section 11-200-12, State Administrative Rules, Contents of Environmental Assessment, the 
proposed action has been determined to not result in significant adverse effects on the natural or 
human environment.  A Finding of No Significant Impact (FONSI) is anticipated for this project. 
 
6.2 REASONS SUPPORTING THE ANTICIPATED DETERMINATION 
 
The potential impacts of the planned development of 280 Beach Walk have been fully examined 
and discussed in this Draft Environmental Assessment.  As stated earlier, there are no significant 
environmental impacts expected to result from the proposed action.  This determination is based 
on the assessments as presented below for criterion (1) to (13): 
 
(1) Involve an irrevocable loss or destruction of any natural or cultural resources. 

As detailed in Section 3.0 of this report, the project does not involve any known loss or 
destruction of existing natural or cultural resources.  The only specific area of concern is 
the unknown potential for the inadvertent discovery of subsurface historical or cultural 
resources, including the unknown possibility of an inadvertent discovery of iwi küpuna 
(ancestral remains).  The archaeological and cultural landscapes have been documented in 
studies conducted specifically for the project area, as well as other adjacent properties 
whose activities have required their own environmental review.  Extensive sampling was 
conducted to test for the possibility of subsurface resources with only three artifacts found.   
 
Given the possible potential for discovery of an inadvertent find, it is recommended that 
archaeological monitoring be conducted during construction.  Consultation with families 
and individuals that have been recognized as lineal and cultural descendants for other 
projects in Waikïkï are ongoing. Part of this process is to ascertain as to what would be 
culturally-appropriate procedures or protocols are to be implemented in the event that 
ancestral burials are discovered. In general, if any cultural, historic, or archaeological 
resources are unearthed or ancestral remains are inadvertently discovered, the State 
Department of Land and Natural Resources, Historic Preservation Division, the Oÿahu 
Island Burial Council representative, and participating interests from these families and 
individuals will be notified.  The treatment of these resources will be conducted in strict 
compliance with the applicable historic preservation and burial laws. 

 
(2) Curtail the range of beneficial uses of the environment. 

The 280 Beach Walk project is part of an overall revitalization effort within the Beach 
Walk corridor of Waikïkï.  Existing uses conform to existing zoning and current land use 
designations, as the scale of the proposed project is significantly less than what is allowed 
under the LUO.  The enhancements to the visitor experience that is anticipated upon 
completion of this project will continue to be compatible with the improvements to the 
environment and character within the immediate area and in Waikïkï, in general.   
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(3) Conflict with the State’s long-term environmental policies or goals and guidelines as 
expressed in Chapter 344, HRS, and any revisions thereof and amendments thereto, court 
decisions, or executive orders. 
The proposed project does not conflict with the State’s long-term environmental policies or 
goals and guidelines as expressed in Chapter 344, HRS, and any revisions thereof and 
amendments thereto, court decisions, or executive orders.   
 

(4) Substantially affects the economic or social welfare of the community or State. 
Short-term economic benefits anticipated during construction and landscaping will include 
direct, indirect, and induced employment opportunities and multiplier effects but not at a 
level that would generate significant economic expansion.  Long-term economic benefits 
anticipated during future operations includes an expansion of dining services currently 
available to both kamaÿäina and island visitors. 

 
(5) Substantially affects public health. 

The project is consistent with existing land uses and is not expected to affect public health. 
However, there will be temporary short-term impacts to air quality emanating from 
possible dust emissions and temporary degradation of the acoustic environment in the 
immediate vicinity resulting from construction equipment.  Construction-related impacts of 
noise, dust, and emissions will be mitigated by compliance with the State Department of 
Health Administrative Rules.  Anticipated duration of construction is 12 months.  

 
(6) Involves substantial secondary impacts, such as population changes or effects on public 

facilities. 
The new renovations would create only a very small potential increase of visitors to the 
area with an increased capacity to host a maximum of 400 guests at the restaurant with 
sufficient management and staff personnel.  Additionally, the retail vendors will also attract 
visitors and require adequate staffing for each respective operation. The majority of these 
visitors to the project area are expected to be already staying somewhere in Waikïkï. The 
overall impact to the project area and the effects on public facilities would be considerably 
minor.  

 
(7) Involves a substantial degradation of environmental quality. 

The proposed development will not involve a substantial degradation of environmental 
quality.  To the contrary, improvements to the project area serve to transform a fenced 
vacant lot into a modest visitor destination in Waikïkï. These improvements would not 
create impacts to known natural, cultural environmental resources. 

 
(8) Is individually limited but cumulatively has considerable effect upon the environment or 

involves a commitment for larger actions. 
The 280 Beach Walk project is a small part of the overall improvement to the character of 
the immediate Beach Walk area but is not a precursor for other future actions.  
  

(9) Substantially affects a rare, threatened or endangered species, or its habitat. 
The current vacant gravel-filled parcels and the adjacent parcels contain no identified rare, 
threatened, or endangered species of terrestrial fauna or avifauna. 
 

(10) Detrimentally affects air or water quality or ambient noise levels. 
General short-term impacts associated with construction have been identified in this EA.  
Mitigation measures which are outlined in this EA will be applied during the on-going 
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construction activity of the 280 Beach Walk.  No detrimental long-term impacts to air, 
water, or acoustic quality are anticipated with the proposed renovations. 

 
(11) Affects or is likely to suffer damage by being located in an environmentally sensitive area 

such as flood plain, tsunami zone, beach, erosion-prone area, geologically hazardous land, 
estuary, fresh water, or coastal waters. 
The 280 Beach Walk property lies within the AO flood zone and lies outside of the 
designated tsunami zone.  The proposed renovations will comply with the necessary design 
requirements and building codes within the flood district.  

 
(12) Substantially affects scenic vistas and view-planes identified in county or state plans or 

studies. 
The proposed project entails the construction of a two-story structure. Visual access to the 
mountains and the sea from mauka-makai roadways or from identified visual corridors will 
not be impacted by the project.   

 
(13) Require substantial energy consumption. 

The 34,500  34,199 SF retail building would increase power consumption in the Waikïkï 
area.  However, the selection of energy-efficient systems for air-conditioning, lighting, 
water hearting, and motorized equipment will help to reduce consumption needs and 
lower overall operational costs.   

 
 



SECTION 7.0 
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7.0  CONSULTED PARITIES, AGENCIES,  
ORGANIZATIONS AND INDIVIDUALS  

 

Respondents and Distribution 

Pre-
consultation 
or Notice of 
Presentation 

Pre-
consultation 
Comments 
Received 

Draft 
EA 

Draft EA 
Comments 
Received 

Final 
EA 

State Agencies 

Department of Land and Natural Resources (DLNR) X  X (5) X X 

DLNR – Office of Conservation and Coastal Lands X  X  X 

DLNR- State Historic Preservation Division X  X  X 

Department of Health   X (3) X X 

Department of Transportation   X X X 

Office of Environmental Quality Control X  X  X(4) 

Office of Hawaiian Affairs  X  X X X 

State Department of Business, Economic 
Development & Tourism, Office of Planning  

X  X  X 

City and County of Honolulu  

Board of Water Supply   X X X 

Department of Design and Construction X X X X X 

Department of Planning and Permitting X X X (5) X X 

Department of Environmental Services X  X  X 

Department of Facility Maintenance   X X X 

Department of Transportation Services   X X X 

Department of Parks and Recreation   X X X 

Honolulu Police Department   X X X 

Honolulu Fire Department   X X X 

Elected Officials 

State Senator Gordon Trimble X X X  X 

State House Representative Tom Brower X  X  X 

State House Representative Scott Y. Nishimoto X X X  X 

Council District Representative Charles Djou X X X  X 

Libraries 

Waikïkï-Kapahulu Public Library   X  X 

      



280 BEACH WALK RETAIL DEVELOPMENT 
Final Environmental Assessment  

 

7-2 

Respondents and Distribution 

Pre-
consultation 
or Notice of 
Presentation 

Pre-
consultation 
Comments 
Received 

Draft 
EA 

Draft EA 
Comments 
Received 

Final 
EA 

Citizen Groups, Individuals & Consulted Parties 

Hawaiian Electric Company   X X X 

Hawaiian Telecom   X X X 

Waikïkï Neighborhood Board (NSNB) No. 9,  
Robert Finley (Chair) 

X  X X X 

Waikïkï Improvement Association,  Patricia Tam 
(Chair) 

X  X  X 

RGM Trust X  X  X 

Ronald Petty X  X  X 

Jay Shidler X  X  X 

Saratoga Partners, LLC X  X  X 

Dyer Beach Walk Holdings, LLC X  X  X 

Sorensen Family X  X  X 

Florence T. Cooper X  X  X 

Nomura Financial, LTD X  X  X 

Nancy Walker X  X  X 

Saratoga Apt-Hotel, Inc. X  X  X 

Marie Lee Trust X  X  X 

Urasenke International, Inc. X  X  X 

Hale Koa Hotel   X  X 
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APPENDIX B 
Order of Magnitude Estimate  

for 280 Beach Walk Construction 





APPENDIX C 
Phase 1 Environmental Site  

Assessment and Subsequent Surface Soil Sampling 
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WAIKIKI1008919559ROSENBLUM RESIDENCE AT WAIKIKI RANCHTMK: (3) 6-7-004:03596815FINDS
MOKULEIA, OAHU1003879503HAWAII BITUMULS & PAVING CO.TMK: 6-6-1: 2, 33 & 36/FARRINGTON HWY.96826CERC-NFRAP

COMPANY, MOKULE
MOKULEIAS106817395HAWAIIAN BITUMULS PAVING & PRECASTFARRINGTON HWY96826SHWS
HONOLULU COUNTYS103763651KMCAS LANDFILLKANEOHE BAYSWF/LF
HONOLULU99609416WAIKIKI YACHT CLUBWAIKIKI YACHT CLUBERNS

BLVD
HONOLULU99616720WAIKIKI YATCH BASIN ILIKAI HOTEL ALAMOANAWAIKIKI YATCH BASIN ILIKAI HOTEL ALAMOANA BLVDERNS
HONOLULUS106817349HAWAII HALLVARNEY CIR96822SHWS
HONOLULU1008169453WAIKIKI WATER SYSTEMROYAL HAWAIIAN AVE96815FINDS
HONOLULU1008192309WAIKIKI MARINA HOTEL1956 AL MOANA BLVD96815FTTS
HONOLULU1006819930STAN SHERIFF SPECIAL EVENTS ARENALOWER CAMPUS RD96822SHWS, FINDS, SPILLS
HONOLULU1006820767KAKAAKO BROWNFIELD PROJECT-UNIT 1KOULA ST96814SHWS, FINDS
HONOLULU1006820765KAKAAKO BROWNFIELD PROJECT-UNIT 2KOULA ST96814SHWS, FINDS
HONOLULU1006820763KAKAAKO BROWNFIELD PROJECT-UNIT 4KOULA ST96814SHWS, FINDS
HONOLULUS106818337KEEAUMOKU SUPERBLOCK PROJECTKEEAUMOKU STSHWS, SPILLS, INST CONTROL
HONOLULUS106818064KAKAAKO IMPROVEMENT DISTRICT 7KAMAKEE STSHWS, BROWNFIELDS
HONOLULU1000823325USARMY FORT DERUSSY MILITARY RESERVEKALIA ROAD96815RCRA-SQG, FINDS
HONOLULU1004464917WAIKIKI BEACHCOMBER HOTEL2300 KALAKAWA96815RCRA-SQG, FINDS
HONOLULU1008192308WAIKIKI BEACHCOMBER HOTEL2300 KALAKAWA96815FTTS
HONOLULUS106820272S/V KULU MANU, WAIKIKI BEACHKALAKAUA AVE96815SPILLS
HONOLULUS107024027KALAKAUA AVENUE & RYCROFT ST, WAIKIKI AREAKALAKAUA AVE  /  RYCROFT ST96815SPILLS
HONOLULU1006820766KAKAAKO BROWNFIELD PROJECT-UNIT 10KAKAAKO DISTRICT96814SHWS, FINDS, BROWNFIELDS
HONOLULU1009269210HAWAIIAN PRINCE HOTEL WAIKIKI100 HOLOMOANA ST96815ICIS

CONTAMINATION
HONOLULUS106817262HALAWA STREAM CHANNEL PETROLEUMH-3SHWS

BETWWEEN DERUSSY BEECH ININ
HONOLULU91239845EWA AND WAIKIKI BEACHES NEAR JETTYEWA AND WAIKIKI BEACHES NEAR JETTY BETWWEEN DERUSSY BEECHERNS
HONOLULUS106708609CANNON CLUBDIAMOND HEAD RDSHWS, BROWNFIELDS, INST CONTR
HONOLULUS106817122FORT RUGER FORMER FIRING RANGESDIAMOND HEAD RD96816SHWS
HONOLULU1006820232FORT RUGERDIAMOND HEAD RD96816SHWS, FINDS, SPILLS
HONOLULUS106821024WAIKIKI YACHT BASIN, OIL SHEENALA MOANA BLVD96815SPILLS
HONOLULU99629090ALA WAI STATE BOAT HARBOR WAIKIKIALA WAI STATE BOAT HARBOR WAIKIKIERNS
HONOLULU1006820762KAKAAKO BROWNFIELD PROJECT-UNIT 5AHUI ST96814SHWS, FINDS

CONTROL
HONOLULU1006820749KAKAAKO BROWNFIELD PROJECT-UNIT 7AHUI ST96814SHWS, FINDS, BROWNFIELDS, INST
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Table 1
Lead Analytical Results

Soil Sampling Letter Report
286 Beach Walk, Honolulu, Hawaii

Eight Inc.

June 23, 2006

LocationMaterialSample IDCollection DateLead
 (1) 

(mg/kg)
(2)

DOH EAL 
(3)

Sample location B-1SoilBW-B1-1.5
(4)

6/23/200623.1
Sample location B-2SoilBW-B2-1.56/23/200679.0
Sample location B-3SoilBW-B3-2.06/23/2006104.0
Sample location B-4SoilBW-B4-2.06/23/200613.3
Sample location B-5SoilBW-B5-2.06/23/200641.0

Notes:
(1) Total lead analyzed using EPA Method 6010B

(2) mg/kg = miligrams per kilogram

(3) DOH Environmental Action Levels (EALs) for sites where groundwater is not a current or potential 

     drinking water source and located greater than 150 meters from a surface water body.

(4) BW-B1-1.5 = Beach Walk, collected at location B1 at a depth of 1.5 feet below ground surface

Prepared by: TAKDate:6/27/2006

Checked by: JMMDate:6/27/2006

200 mg/kg
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APPENDIX D 
Traffic Impact Report for the  

280 Beach Walk Waikïkï Development 
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APPENDIX E 
Interim Report: Final Cultural Impact Assessment  

for the Proposed 280 Beach Walk Retail Development 
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APPENDIX F 
Archaeological Assessment Report  

for the 280 Beach Walk Retail Development 
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Figure 2.  Tax map showing the project area 
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Archaeological Assessment Report for the 280 Beach Walk Retail Development 54
TMK [1] 2-6-003: 026, 027, 048, 049, and 058 

Table 2. Summary of Subsurface Testing Sample Sizes from Recent Archaeological Inventory Survey Investigations in the Vicinity of
the Current Project Area 

Reference Inventory 
Survey Project 

Location Project 
Area

Acreage

# of 
Trenches 
Per Acre 

Area Tested 

(m
2
 and 

acreage)

Inventory Survey 
Testing Sample 

Size

O’Hare et al. 2005 Kaio‘o Drive 
Condominium 

Block bounded by Kaio‘o Drive on the 
north, east, and west sides and Hobron 

Lane on the west side. 

1.67 11.9 100.40 m
2

0.025 acres 

1.50 percent 

Freeman et al. 
2005 

Ala Wai Gateway 
Project

Bounded by Ala Wai and Ala Moana 
boulevards, Hobron Lane, and Lpe‘epe‘e 

Street

4 5.5 156.45 m
2

0.039 acres 

0.97 percent 

Borthwick et al. 
2002 

A property of 
Kuhio Ave. makai 

of the “Twin 
Towers”

Bounded by Olohana Street, Kuhio 
Avenue, Kalaimoku Street, and Ala Wai 

Boulevard. 

1.63 6.1 42 m
2

0.010 acres 

0.61 percent 

Corbin 2001 Hilton Waikikian Expansion of Hilton Hawaiian Village 
west to Ala Moana Boulevard 

1.90 11.05 30.72 m
2

0.008 acres 

0.42 percent 

LeSuer 2000 King Kalkaua 
Plaza Phase II 

Bounded by Kalaimoku, Kalkaua, Kuhio 
and Lewers 

2.52 5.2 66.61 m
2

0.016 acres 

0.63 percent 

Cleghorn 1996 King Kalkaua 
Plaza

Bounded by Kalaimoku, Kalkaua, Kuhio 
and Lewers 

1.05 6.67 29.2 m
2

0.007 acres 

0.67 percent 

Hammatt and 
Shideler 1995 

Hawai‘i 
Convention 

Center 

Southwest of the intersection of Kapi‘olani 
and Kalkaua

9.67 1.03 54.48 m
2

0.013 acres 

0.13 percent 

Current
Investigation 

(Only parcel 26, 27) 

280 Beach Walk 
Retail 

Development 

North end of the block bounded by 
Kalia Road to the south, Kalkaua

Avenue to the north, Beach Walk to the 
east and Saratoga Road to the west. 

0.7 

(0.49)  

15.7 

(22.39) 

49.38 m
2

0.012 acres 

1.71 percent 

(2.44 percent) 
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prepared by Eight Honolulu LLC        1 

 
SITE DEVELOPMENT CRITERIA 

 
280 BEACHWALK 

 
SITE DEVELOPMENT CRITERIA 
 
1.0 Project Location:   Waikiki, O’ahu, Hawai’i 
 
2.0 Tax Map Keys:   1-2-6-003  :026 
      1-2-6-003  :027 
      1-2-6-003  :048 
      1-2-6-003  :049 (owned by RGM Trust) 
      1-2-6-003  :058 
 
3.0 State Land Use District:  Urban District (U) 
 
4.0 City / County Zoning:  Wakiki Special District (WSD) 
   -Resort Commercial Precinct (RC) 
   -Resort Mixed-Use Precinct  (RMU) 
 
5.0 City/County Development Plan: Primary Urban Center (PUC) 
 
6.0 Flood Zone:   FIRM Zone A0 (Finish Floor at +2’-0”  above existing grades) 
 
6.0 Site Area: 1-2-6-003  :026 13,664 SF 
  1-2-6-003  :027 7,730 SF 
  1-2-6-003  :048 6,272 SF 
  1-2-6-003  :049 4,888 SF 
  1-2-6-003  :058 2,710 SF 
 
  Total: 35,264 SF 
 
7.0 FAR:    Resort Mixed Use Parcels (:027 + :058 = 10,440 SF) 
 
  1.36 
 
  Resort Commercial Parcels (:026 + :048 + :049 = 24,824 SF) 
 
  1.75 
 
  Joint Development (All Parcels) 
 
  1.63 
       
 
8.0 FAR Site Area:   41,920 SF (includes 1/2 area of ROW at RC parcels) 
 
9.0 Allowable Building Area:  68,329 SF 
 
10.0 Setbacks;   Front: 15’ 
      Side:   0’ 
      Rear:   0’ 



280 Beachwalk  June 13, 2007 
 

prepared by Eight Honolulu LLC        2 

 
11.0 Required Open Space:  35% of Resort Mixed Use (RMU) Parcels =  3,654 SF 
 
12.0 Required Landscape Area: Required front-yard area minus necessary access ways and drives 
 
      1,975 SF – Non ADA-compliant interpretation 
   
  1,000 SF – ADA-compliant interpretation 
 
 
13.0 Proposed Use:   Retail/Restaurant 
 
14.0 Proposed Building Area:  Level 01 = 17,550 SF  
      Level 02 = 16,649 SF  
       
 
      Total =  34,199 SF  
 
 
15.0 Height Limit:   300 FT 
 
16.0 Proposed Height:  46’ – 0”  Maximum to Top of Ridge 
 
17.0 Parking Requirements:  Level 01 Program (Exempt) =      0 Spaces 
      Level 02 Program (1 Space/800SF) =  20 Spaces 
      Dedicated to Parcel 49 through JDA =  26 Spaces 
 
      Total Required Parking Spaces =  46 Spaces 
 
      Total Provided Parking Spaces =  47 Spaces 
 
18.0 Loading Requirements:  3 Loading Bays 
 
      2 – 12’ X 35’ Spaces 
      1 --   9’ X 19’ Space 
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