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PREFACE

This Draft Environmental Assessment (EA) / Anticipated Finding of No Significant Impact
(FONSI) has been prepared pursuant to Chapter 343, Hawaii Revised Statues (HRS), and Title
11, Chapter 200, Administrative Rules, Department of Health, State of Hawaii. The applicant,
American Commercial Equities Three, LLC, proposes to construct a new commercial building
on the corner of Kalakaua Avenue and Niu Street in Waikiki on the island of Oahu, Hawaii.
Compliance with the provisions of Chapter 343, HRS is required because the project’s location is
within the Waikiki Special District. The accepting agency for this EA is the City and County of
Honolulu, Department of Planning and Permitting (DPP), in conjunction with the processing of a
Waikiki Special District Permit which is required for the proposed action.
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1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

1. INTRODUCTION
1.1 Projéct Summary
Type of Application: Environmental Assessment (EA)

Name of Action/Project: 1944 Kalakaua Avenue

Applicant/Developer: American Commercial Equities Three, LLC
23805 Stuart Ranch Road, #200
Malibu, CA 90265
Contact/Phone: Mr. Marvin Lotz 310-317-1443 ext 440

Architect: James Park, Architect
91-1011 Pololia Place
Ewa Beach, HI 96706
Phone: 808-368-4618

Approving Agency: City and County of Honolulu
: Department of Planning and Permitting
650 South King Street
Honolulu, Hawaii 96813

Agent: Patrick Seguirant, Architect
91-1030 Kaihi Street
Ewa Beach, HI 96706
Phone: 808-683-4477

Tax Map Key and: TMK (1) 2-6-014: 001 Commercial, Local Motion
Existing Use TMK (1) 2-6-014: 004 Commercial, car rental
TMK (1) 2-6-014: 006 Vacant
TMK (1) 2-6-014: 007 Vacant
TMK (1) 2-6-014: 008 Vacant
TMK (1) 2-6-014: 019 Vacant
TMK (1) 2-6-014: 058 Vacant
Land Area: TMK (1) 2-6-014: 001 18,274 SF
TMK (1) 2-6-014: 004 7,510 SF
TMK (1) 2-6-014: 006 4,356 SF
TMK (1) 2-6-014: 007 2,394 SF
TMK (1) 2-6-014: 008 3,375 SF
TMK (1) 2-6-014: 019 5,000 SF
TMK (1) 2-6-014: 058 3,375 SF
TOTAL Land Area: 44,284 SF (1.01 acres)
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Landowner:

Location:

Proposed Use:

State Land Use District:

Development Plan:

Zoning:

TMK (1) 2-6-014: 001 1958 Kalakaua Avenue, LLC

TMK (1) 2-6-014: 004 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 006 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 007 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 008 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 019 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 058 Nihonkai Lease Company, Ltd
TMK (1) 2-6-014: 001 1950, 1958 Kalakaua Avenue
TMK (1) 2-6-014: 004 1944 Kalakaua Avenue
TMK (1) 2-6-014: 006 413 Niu Street

- TMK (1) 2-6-014: 007 N/A
TMK (1) 2-6-014: 008 425 Niu Street
TMK (1) 2-6-014: 019 420 Pau Street
TMK (1) 2-6-014: 058 421 Niu Street

 Construct a new two-story 14,300 square foot commercial building

on TMK 2-6-014: 004 and 001. A Conditional Use Permit for a
Joint Development Agreement between the applicant and 1958
Kalakaua Avenue, LLC for the seven subject parcels was approved
by the Department of Planning and Permitting on November 15,
2007. The Joint Development Agreement is to be executed
pending the applicant’s purchase of six of the seven parcels. The
seventh parcel, the existing Local Motion building, is owned by
1958 Kalakaua Avenue, LLC. An off-site parking request will be
made to allow the parking to be located on TMK 2-6-014: 006,
007, 008, 019, and 058 for the new and existing commerc1a1 uses
on TMK 2-6-014: 004 and 001.

Urban

Primary Urban Center — District Commercial, and Medium and
Higher Density Residential Mixed Use

TMK (1) 2-6-014: 001 Resort  Commercial  Precinct
(RCP)

TMK (1) 2-6-014: 004 Resort  Commercial  Precinct
(RCP)

TMK (1) 2-6-014: 006 Apartment Precinct (AP)

TMK (1) 2-6-014: 007 Apartment Precinct (AP)

TMK (1) 2-6-014: 008 Apartment Precinct (AP)

TMK (1) 2-6-014: 019 Apartment Precinct (AP)

TMK (1) 2-6-014: 058 Apartment Precinct (AP)
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1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

SMA: The subject property is not located within the Special Management
Area.

Flood Zone: FIRM AO, 2 foot depth.

Special District: The subject property is located within the Waikiki Special District.

Action Requested: The proposed project is located within the Waikiki Special District,

which triggers the requirement for this environmental assessment.
Request that this environmental assessment be processed in
compliance with Chapter 343, Hawaii Revised Statutes and
Chapter 200 of Title 11, Hawaii Administrative Rules -
Environmental Impact Statement Rules.

Anticipated Determination Finding of No Significant Impact (FONSI)

1.2 Parties Consulted During the Pre-Consultation Period

State of Hawaii

Department of Land and Natural Resources
Department of Transportation

Office of Hawaiian Affairs

City and County of Honolulu

Department of Design and Construction

Department of Environmental Services

Department of Planning and Permitting
Land Use Permits Division
Traffic Review Branch
Wastewater Branch

Department of Transportation Services

1.3 Permits and Approvals

The following is a preliminary list and is not an exhaustive summary: issuance of a FONSI for
the HRS Chapter 343 Final EA; City and County of Honolulu Waikiki Special District Permit
(Major); City and County of Honolulu Conditional Use Permits (minor) for Joint Development
and Off-Site Parking; and ministerial permits including grading and building permits, sewer and
water connection permits, and sidewalk permits.
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2. SETTING AND DESCRIPTION OF PROPOSED ACTION
2.1 Description of the Property

American Commercial Equities Three, LLC, the applicant, proposes to construct a new
commercial building on the corner of Kalakaua Avenue and Niu Street, near the existing Local
Motion commercial building (Figure 1).

The applicant, American Commercial Equities Three, LLC, intends to acquire six parcels
currently owned by the Nihonkai Lease Company, Ltd. and has entered into a contract to
purchase the six parcels. The seventh parcel, the Local Motion building site, is owned by 1958
Kalakaua Avenue, LLC. See Table 1 for details. The project site, which consists of the seven
contiguous parcels, totals 44,284 square feet (1.01 acres). Figure 2 identifies the project area’s
Tax Map Keys. The applicant acknowledges that TMK 2-6-14: 61 is owned by the City and
County of Honolulu. Parcel 61 is currently paved. An Alta Survey for Parcel 1, which also
shows Parcel 61, is in Appendix B. The pedestrian easement “Easement A” for pedestrian
walkway purposes per Land Court Order No. 136580 is shown on the Alta Survey for Parcel 1 in
Appendix B. The proposed public sidewalk will be a minimum of nine (9) feet wide in order to
match the existing sidewalk that fronts the Local Motion building.

The project, called “1944 Kalakaua Avenue”, consists of the construction of a new two-story
14,300 square foot commercial building on TMK 2-6-014: 004 and 001 next to the existing
Local Motion building, which is located on TMK 2-6-014: 001. No changes are proposed to the
Local Motion building. The project will expand and reconfigure Local Motion’s existing at-
grade parking lot to provide a minimum total of 30 stalls and 3 loading spaces. The expanded at-
grade parking lot will service both the new and existing commercial buildings. The parking lot
will be located on TMKSs 2-6-014: 006, 007, 008, 019, and 058.

In anticipation of acquiring the six parcels, American Commercial Equities Three, LLC applied
for a Conditional Use Permit for joint development of the six parcels, plus TMK 2-6-014: 001
owned by 1958 Kalakaua Avenue, LLC. On November, 15, 2007 the Department of Planning
and Permitfing approved the Conditional Use Permit for joint development of the seven parcels
(2007/CUP-106) (see Appendix A). The Joint Development Agreement is to be executed
pending the applicant’s purchase of six of the parcels.

Once American Commercial Equities Three, LLC acquires title to the six parcels, the Joint
Development Agreement document between American Commercial Equities Three, LLC and
1958 Kalakaua Avenue, LLC can be executed. The seven parcels will then be linked together,
which means that the seven parcels will be treated as one zoning lot (see Condition #2 of
2007/CUP-106 in Appendix A).
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232 Existing and Surrounding Uses

The existing uses on the seven parcels are identified in Table 1 and illustrated in the aerial view
in Figure 3 and photos of the existing site in Figure 4. An ALTA Survey for the project area is in
Appendix B. Parcel 1 contains the Local Motion commercial building and parking lot, which
has driveway access from Pau Street. The two-story Local Motion building has approximately
9,570 square feet of floor area containing retail and restaurant use. Local Motion’s frontage
along Kalakaua Avenue has a landscaped meandering sidewalk with canopy form trees, coco
palms, shrubs, and ground cover between the street and the sidewalk with pedestrian access to
street crossings. A car rental company, VIP Car Rentals, leases space on Parcel 4 on the corner
of Kalakaua Avenue and Niu Street. The remaining parcels are vacant and have a chain link
fence along the perimeter.

Surrounding uses in the area include various commercial and apartment properties: existing
apartment buildings mauka of the project site, the old Jack In the Box and the Hawaiian Monarch
across Niu Street; the Kioniana Apartments and Tony Romas across Pau Street; Fort DeRussy
across Kalakaua Avenue to the southeast; and the Cheeseburger in Paradise across Kalakaua
Avenue to the southwest.

The Primary Urban Center Development Plan designation for the project parcels is District
Commercial, and Medium and Higher Density Residential Mixed Use. The zoning, as illustrated
in Figure 5, is Resort Commercial Precinct and Apartment Precinct of the Waikiki Special
District. The subject property is within the Waikiki Special District and within an area
designated as “Waikiki Gateways” per the Waikiki Special District Urban Design Controls,
Exhibit 21-9.15 of the LUO (Figure 6). The subject property is not within the Special
Management Area.

2.3 Project Background and Project Description
2.3.1. Background

The proposed project, to be located next to the Local Motion building, will be an architectural
gateway feature of Waikiki. As visitors and residents travel along Kalakaua Avenue and Ala
Moana Boulevard, they are introduced to a mix of developed urban properties and landscaped
open-spaces. A significant revitalization of the built environment has been taking place along
Kalakaua Avenue over the last 10 years. The proposed 1944 Kalakaua Avenue project’s
architectural character, scale and landscaping will be designed to compliment and blend with the
Local Motion building and existing landscaped site. As stated earlier, no changes are proposed
for the Local Motion building.
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Figure 3. Aerial Photograph, showing the location of the project area (source: USGS
Orthoimagery 2005) (Cultural Surveys Hawaii)

June 2008 — page 13



1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

Project Site

Existing palms on Kalakaua A
A

Existing Local
Motion building
to remain

Fig 4. Project site from Fort DeRussy at corner of Ala Moana Boulevard and Kalakaua Ave.
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The seven project parcels, as outlined on Figure 2, will be jointly developed. The joint
development provides greater flexibility to the applicant. The size and shape of Parcel 4 by itself
poses inherent constraints. However, the developable area of the seven parcels together can be
utilized so that key elements of a gateway experience can be provided along Kalakaua Avenue’s
frontage, including the continuation of Local Motion’s meandering heavily landscaped
pedestrian walkway and the provision of parking behind the commercial buildings so that a
surface parking lot is not within gateway views along Kalakaua Avenue.

Another consideration is that Waikiki lacks sewer capacity for new development. The proposed
project will use the existing sewer capacity associated with the undeveloped parcels. The joint
development of the parcels was pursued so that the existing sewer capacity of the Apartment
Precinct parcels, which will be used for parking, could be used towards the new building. The
project does not pose any increase in demand for sewer capacity. As such, a sewer connection
application was approved by the DPP on October 1, 2007. A copy is in Appendix C.

2.3.2. Project Description

The proposed new two-story 1944 Kalakaua Avenue commercial building will be developed on
the corner of Kalakaua Avenue and Niu Street on Parcel 4. The new building will have a
footprint of approximately 7,300 square feet and a total floor area of 14,300 square feet. The
ground will be approximately 7,300 of retail space while the second floor will be approximately
7,000 square feet of restaurant space. Access to the project site will be provided by new two-
way driveways on Niu Street and on Pau Street. The existing driveways on Kalakaua Avenue
and Pau Street will be demolished and those areas will be restored.

A set of drawings for the project are in Appendix D.

The proposed project includes various improvements. All improvements will comply with the
Waikiki Special Design District standards for building height and building setback, floor area
ratio density and open space, as well as Land Use Ordinance (LUO) standards for parking and
off-street loading areas. Improvements include:

1. New Commercial Building. The two-story 14,300 square foot building will be
constructed on the corner of Kalakaua Avenue and Niu Street. The building will be
constructed of steel, concrete and plaster similar to the existing Local Motion Building.
The ground floor of the building will be predominantly clear glazed storefronts with the
obvious structural building support system. The second floor will also have a large
amount of clear glazing. However, eaves will be used to break up the two-story wall and
offer shade and protection to the building and pedestrians. A double-hipped second floor
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roof will also be part of the building design to offer a human scale to the project and
emphasize the clay roofing tiles to be used. Plaster will be used on the exterior wall
surfaces to convey a sense of permanence.

The floor plate of the building is set back as far as possible towards the interior of the
property to allow for the open space to be situated along the streets. This allows for a
small plaza at the intersection of Kalakaua Avenue and Niu Street that leads to the main
building entrance which serves as the architectural focal point. This additional setback,
landscaping, and architectural focal element will enhance the project’s contribution to
this Waikiki Gateway.

. Expanded Parking Lot. The existing Local Motion at-grade asphalt parking lot will be
reconfigured and expanded. A minimum total of 30 parking stalls and 3 off-street
loading stalls will be provided for the seven joint development parcels. Ingress and
egress to the parking lot is proposed from both Niu Street and Pau Street. The parking lot
will be landscaped with coco palms, canopy form trees, shrubs and groundcover, and will
meet LUO standards for parking lot landscaping. A setback buffer area of 10 feet will be
provided between the parking lot and the adjacent apartment buildings. Screening hedges
and canopy form trees will be used to provide a visual buffer from the new parking area.

. Vehicular Access: The site plan depicts two new driveways to access the site. The
existing driveways on Pau Street, Niu Street and Kalakaua Avenue will be demolished,
and the sidewalks and planter strip restored. Along Pau Street, a new two-way driveway
would be provided and setback approximately 140 feet from the intersection of Kalakaua
Avenue. Along Niu Street, a two-way driveway would also be provided and setback
approximately 200 feet from the intersection of Kalakaua Avenue.

. Utility Connections: Figure 7 depicts existing utilities within the project area. Appendix
E contains existing utility plans. The seven lots that comprise the project area are
currently served by water lines within Pau Street, Niu Street and Kalakaua Avenue. The
new building will be served by existing water lines. Water meters not used for the
project will be removed. A new reduced pressure principal backflow preventer will be
installed for cross contamination prevention of the municipal water system. Preliminary
estimated daily water demand is approximately 6,500 gallons per day (gpd): 4,000 gpd
for the restaurant, 1,000 gpd for retail, and 1,500 gpd for landscape irrigation.
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The lots are currently serviced by an existing 6-inch sewer line that runs down the utility
easement that is centrally located in the properties and by a 10-inch sewer line located in
Niu Street. (Existing utility easement B is labeled on Figure 2.) Each lot has its own
individual sewer lateral. One or more of these existing laterals will be utilized for the
proposed development. The remaining unused sewer laterals will be cut and plugged at

the main and abandoned in place.

On-site storm water runoff generated by the development of this site will not negatively
impact the surrounding properties or street. Storm water management will include but
not necessarily be limited to percolation into landscaped areas and the use of drywells
and/or French drains to ensure that there will be no net increase in runoff from the
previous land usage. A detailed drainage study will be provided at the time of

construction plan development.

An existing 6-inch gas line is located within Kalakaua Avenue. If gas service is desired

for the development, work will be coordinated with the Gas Company.

5. Kalakaua Avenue Landscaping. The landscaping theme in front of the Local Motion
building along Kalakaua Avenue is proposed to be extended and continued in front of the
new building. The new frontage will be landscaped with canopy form trees, coconut
palms, shrubs and grassy mounds along a meandering sidewalk that provides for
pedestrian crossings at the intersections. A 10-foot road widening designation exists
along Kalakaua Avenue fronting these properties. Therefore, the applicant will seek a

deferral of road widening improvements from the City.

6. Niu Street and Pau Street Landscaping. The existing landscaping pattern of these streets
will be maintained. The sidewalk will be restored where existing driveways are proposed
to be removed to improve pedestrian movement. Landscaping of the planter strip within
the City rights-of-way will be grass. Mounding within the landscaped area of the City
right-of-way is not allowed. Trees and shrubs will be planted in the required front yards

due to the lack of sufficient planter space adjacent to the roadway.

7. Gateway and View Corridor: The project is located in one of the designated “gateways”
to Waikiki (Figure 6). Also, it is located in the Fort DeRussy mauka-makai view
corridor. As such, the height of the building will be limited to the maximum 65 foot
height limit imposed for this corridor. The applicant does not anticipate utilizing the full
height limit. The proposed structure will be primarily two-stories with a height of
approximately 45 feet. Additional height will be utilized for an architectural element
used to emphasize the projects prominent location. Also, an articulated building facade
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will be provided along Niu Street and Kalakaua Avenue through the use of yard
averaging. The use of yard averaging will provide building variation and pockets of
landscaping to support the gateway concept.

8. Sidewalks: Existing sidewalks along Pau and Niu Streets will be utilized. Where
existing driveways are to be abandoned, new sidewalks, curbs, gutters, and planter strips
will be provided to match the existing roadway improvements. Along Kalakaua Avenue
in front of the new building, a new meandering sidewalk and planter strip is proposed. It
will match the character and link with the existing sidewalk and planter strip that front
the Local Motion Building. New concrete sidewalk paving will match that of the Local
Motion Building and adjoining sidewalks. Accessible sidewalks will be provided, as
federally mandated within the City roadway, to street intersections and to building
entrances. An easement for public access will be established for portions of the public
sidewalk that extend into private property. Grade adjustment elevating the sidewalk
above the two-percent (2%) projected rise from the curb may not be allowed.

Authorization from the Department of Planning and permitting is required prior to the
installation of all surface encroachments, including landscaping, irrigation systems, lighting,
hardscape, and decorative features.

2.3.3. Proposed Front Yard, Open Space, Landscaped Space and Pedestrian Access

In accordance with the City and County of Honolulu’s LUO and Waikiki Special District Design
Guidelines, the building is to be setback an average of 20 feet from the Kalakaua Avenue road
widening line. As allowed by the zoning code, portions of the building are proposed to encroach
into the 20 foot required front yard, while other areas will set further back an equivalent amount
of area.

The front yards will also comprise a meandering sidewalk. Because portions of this sidewalk are
proposed to be both in the City right-of-way and in a private yard, a 9 foot wide easement
establishing a public pedestrian access way will be needed. A similar easement exists fronting
the Local Motion Building.

The required front yard for Niu Street and Pau Street is 15 feet. The front yard along Niu Street
will be averaged also, similar to that used for Pau Street. There will be no reduction in the
required yard area.

The LUO requirement for open space is 50 percent of the Apartment zoned lot area, which is
18,500 square feet. Thus, the 50 percent open space requirement equals 9,250 square feet. A

June 2008 — page 22



FINAL ENVIRONMENTAL ASSESSMENT
1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

majority of the open space area will be met on the Apartment zoned lots. However, some of this
open space is proposed to be met on the Resort Commercial zoned lots. Since the project site is
within a designated gateway to Waikiki, the promotion of additional open space in the gateway
area on the Resort Commercial zoned lots is supported by the Waikiki Special District
regulations. The required yards will be landscaped, except for necessary access ways and drives,
as required by the zoning code.

234, Proposed Parking and Loading Areas

Parking Areas
In accordance with the City and County of Honolulu’s LUO, the ground floor level retail is

exempt from any provisions for parking. Therefore, the required parking is determined by the
total floor area above the ground floor.

The proposed second floor restaurant use parking requirements is one parking space per 800
square feet (SF), or the equivalent of 7,000 SF / 800 SF = 9.12 parking spaces. Further, the
existing upper level floor of the Local Motion Building is 5,057 square feet or the equivalent of
5,057 SF/ 800 = 6.32 parking spaces. The total parking required for both buildings is 15 parking
spaces. Approximately, 30 to 34 parking spaces will be proposed.

Local Motion Building second floor 5,057 SF/800 SF = 6.32 parking spaces

New building second floor 7.000 SF /800 SE = 8.75 parking spaces

Total Parking Requirement =15.07
= 15 parking spaces required
30 — 34 spaces to be provided

The total proposed floor area for the project site is approximately 23,866 square feet; which
includes both the proposed new building and existing Local Motion building. As such, a total of
3 loading spaces are required. Two large spaces are required to be 12 feet x 35 feet in size and a
third small loading space is required to be 8.5 feet x 19 feet in size.

The Local Motion Building is required to provide six (6) parking spaces and one (1) 10 foot x 20
foot loading space. During construction, temporary parking and loading spaces will be provided
within the project site to accommodate this requirement. Construction of the parking area and
will be phased to allow for this parking and loading requirements to be met.

Loading Areas
The actual number of loading spaces required is dependent upon the floor area of the individual

uses ultimately proposed. It is possible for one or more tenants to be office type uses. If this
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occurs, the required loading may change from three (3) to two (2) loading spaces. Therefore, it
is somewhat premature to finalize the actual loading, but the applicant wishes to plan for the
scenario which demands the greatest number of loading spaces.

Nonetheless, if all uses fall within Category A, as described in the LUO, three (3) loading spaces
may be required. As part of the Local Motion Building’s permit approval, a 10 foot by 20 foot
loading space was allowed. The applicant wishes to maintain this approval for one of the
required loading spaces. Of the two remaining loading spaces required, one large and one small
space would normally be required. This is what the project intends to provide in this scenario.
Two large loading spaces would not be necessary for a small project of this size as loading times
can be either schedule to minimize conflicts and/or loading deliveries from the same vendor
would be shared.

Alternative locations for the required loading spaces will be considered that will place the spaces
in a more central location to both buildings. It is believed that this will address both the concerns
of the City Department of Planning and Permitting and the City Department of Transportation
Services. There is also sufficient space within the site to maneuver all loading vehicles and to
accommodate all loading activity.

Landscaping of the parking areas will include the use of hedges, ground cover and trees. The
types of trees will be rainbow shower, monkeypod, and/or Hong Kong orchid along with coco
palms. The canopy trees will provide shade and are consistent with the Waikiki Special District
Guidelines for plant materials. The parking lot will be screened from Niu Street and Pau Street
by a hedge of the required height. Taller screening plant material will be used in the yards
adjacent to the existing apartment buildings to mitigate visual impacts of the parking lot. This
taller plant material will consist of areca or Macarthur palms which can grow to a height of at
least 15 feet. The use of native vegetation will be incorporated into the landscape theme, and all
landscaped areas will have an automatic irrigation system.

2.3.5. Flood Hazard District Considerations

The subject property is in the flood hazard district AO with a base flood elevation of 2 feet above
the adjoining grade. Therefore, the ground floor of the new building will be raised on a 24-inch
podium above the existing grade. The applicant acknowledges that documentation of
compliance with Section 9.10 of the Land Use Ordinance (LUO) will be required at the time the
Special District Major permit application is submitted. A Flood Hazard District Certification
will be submitted as part of that application. The flood hazard designation is discussed further in
Section 3.5 of this EA
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2.3.6. Demolition Work

Demolition work is anticipated to include the following:

e Demolition of car rental building,

e Demolition of concrete pad and asphalt parking lot associated with car rental building,
e Demolition of a portion of the existing parking lot at Local Motion, and

e Demolition of existing driveways that will no longer be used.

Since no physical changes are proposed for the Local Motion building, retail uses would
continue to operate. However, existing establishments and tenants may change in the existing
Local Motion building. Portions of the existing parking for Local Motion may need to be
temporarily reconfigured and/or relocated to allow for the construction of the new building.
These allowances, however, will be accommodated within the project site.

2.3.7. Construction Work

Current plans for the proposed new structure call for steel frame construction. Based on
information derived from the investigation of soil conditions on the project site, a deep
foundation system will be required that bears onto the existing dense coral formation found
below grade. The deep foundation system may consist of either: (1) driven, pre-stressed, pre-
cast concrete piles; (2) cast-in-place piles (caissons); or (3) micropiles. :

Ties, beams and concrete piers would be poured on to support the walls and columns of the
building. Due to the flood district requirements, compacted structural fill will be used to raise
the lower level concrete floor slab to the required height. Upper floors will be constructed of a
concrete filled metal decking. The exterior walls of the building would be steel framed with
plaster and/or precast concrete finishes. Roof framing will also be of steel frame construction.

Construction of the building will be accomplished using a pile driver to set the piles, a backhoe
for trenching foundations, utilities, and parking areas, and a small crane or lifts for setting steel
framing and other upper level elements in place.

2.3.8. Project Schedule and Costs

Construction of the facility would follow the environmental review and permitting processes. It
is anticipated that site preparation could begin in late 2008 or early 2009. The duration of
construction is anticipated to take approximately 18 months. Timeframes are preliminary and
are subject to change. The estimated cost of construction is approximately $4 million. Funding
will come from private sources and no state or county funds will be used.
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3. DESCRIPTION OF THE ENVIRONMENT SETTING, POTENTIAL
IMPACTS AND MITIGATION MEASURES

The following is a description of the existing environment, assessment of potential project
impacts and proposed mitigation measures.

3.1 Climate

The climate of Oahu is relatively mild. It is characterized by consistent tradewinds, relatively
constant temperatures, moderate humidity and infrequent severe storms. Northeasterly
tradewinds prevail throughout the year with an average wind velocity of about 10-15 miles per
hour. The mean temperature at the Honolulu International Airport ranges from 70 degrees
Fahrenheit in the winter months to 85 degrees and above in the summer months.

Potential Impacts and Mitigative Measures
The proposed project will have no impacts on regional climate conditions.

3.2 Topography and Soils

Topography: The subject property and regional topography is relatively flat. All seven of the
project site parcels have been previously developed.

Soils: Waikiki is generally underlain by calcareous sand and submerged coral ledges that formed
during the various stands of the ocean. In certain areas, there are ancient lagoonal deposits
characterized by gray, soft silts and clays. In certain areas of Waikiki, alluvial streams have cut
through the underlying coral ledges. The project site is underlain by dense / very dense coral and
coralline sediment.

According to the U.S. Department of Agriculture Soils Conservation Service study titled “Soil
Survey of the Island of Kauai, Oahu, Maui, Molokai and Lanai, State of Hawaii”, the project site
is located in an area designated as Fill Land, mixed (FL). Fill land “consists of areas filled with
material from dredging, excavation from adjacent uplands, garbage, and bagasse and slurry from
the sugar mill”. The Fill Land portion on Oahu “occurs mostly near Pearl Harbor and in
Honolulu, adjacent to the ocean. It consists of areas filled with material dredged from the ocean
or hauled from nearby areas, garbage, and general material from other sources.” (USDA, 1972,
Plate 63, page 31).
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Potential Impacts and Mitigative Measures

Development plans for the project have attempted to minimize ground disturbance. However,
some components of the proposed project will involve excavation, filling and grading. Proposed
activities will not significantly alter the topography of the project site. The ground floor of the
new two-story building will be raised on a 24-inch podium and compacted fill above the existing
grade. No expansive type soils were observed on the site or encountered during soils analysis
efforts. Conventional slab-on-grade construction may be utilized.

Other minor excavation on-site will be limited to the superficial removal and replacement of
existing pavement, sidewalks, landscaping and accommodating utility hookups. The new surface
parking lot area will involve minor excavation, fill and grading. These areas will not generally
require excavation to deeper levels. The topography of the area will not be significantly altered
or impacted.

Based on information derived from the investigation of soil conditions on the project site, a deep
foundation system will be required that bears onto the existing dense coral formation found
below grade. The deep foundation system may consist of either: (1) driven, pre-stressed, pre-
cast concrete piles; (2) cast-in-place piles (caissons); or (3) micropiles. Construction of the
building will be accomplished using a pile driver to set the piles, a backhoe for trenching
foundations, utilities, and parking areas, and a small crane or lifts for setting steel framing and
other upper level elements in place.

The area of soil disturbance within the project site will not be greater than one acre. Thus a
National Pollutant Discharge Elimination System permit is not required.

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 large plywood barriers around the perimeter of
the site, regular water of exposed soil areas, good housekeeping practices on the job site, and
prompt landscaping or paving of bare soils in areas where construction is completed. Ground
cover plantings, landscaping and hardscape will be in place when construction is done thereby
minimizing potential soil loss.

33 Surface Hydrology, Drainage, Storm Water Quality and Encroachments

Rainfall in the Waikiki area is generally absorbed by the porous coral substrate, except for areas
having a large amount of impervious surfaces. The general drainage pattern of the project site is
toward the adjacent street frontages of Kalakaua Avenue, Pau Street and Niu Street and into the
municipal storm drain system. There is no natural surface water or natural drainage ways within
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the project site. The majority of the site is undeveloped. Therefore, surface water that does not
percolate into the ground flows into the adjoining rights-of-way. The nearest storm drain
connection is in the Kalakaua Avenue and Niu Street intersection. There have been no reports or
observance of surface runoff issues onto adjacent properties.

Injection wells are not proposed nor are they necessary to mitigate the possible increase in the
surface runoff. While a detailed drainage study has not yet been performed, effective storm
water management could be achieved through the use of percolation areas, drywells, and the
municipal storm drain system.

Increase in surface water runoff onto adjoining properties is not allowed. To manage this in the
parking area, water will be directed to planting areas, French drains and drywells. Similarly,
water from building roof tops will be directed via a gutter system into adjoining planting areas. .
Where there are no planting areas to direct water to, the water will be piped below grade into a
drain system. Drywells will be used as much as possible to minimize use of the municipal storm
drain system.

The applicant acknowledges that permanent post-construction BMPs are required upstream of
the drain connection into the City system. This will be incorporated into the construction plans of
the project.

The project will maintain a low slope grade in the planting area between the curb and sidewalk.
We will work with the DPP Urban Design Branch and Site Development Division to develop a
satisfactory solution that will not create a steep grade within this planting area but will allow for
the project to comply with the flood hazard district requirements.

Mounding of the grade within the City right-of-way will not be proposed.

A Surface Encroachment Variance will be sought to allow the privately owned and maintained
project elements within the City right-of-way. These elements could include, but are not limited
to, landscaping, irrigation, lighting, seating, hardscape and other decorative features.

Grading and drainage plans are being prepared. As stated previously, only minor grading and
excavation are anticipated. Compacted materials and a concrete podium will be used to elevate
the ground floor of the new building approximately 24 inches above grade.

Potential Impacts and Mitigative Measures
No short-term adverse impacts to surface waters are anticipated in relation to construction
activities. Storm water runoff from the project site during site preparation and construction will
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be controlled in compliance with the City’s “Rules Relating to Storm Drainage Standards”.
During construction, Best Management Practices will be employed such as silt fences,
appropriately stockpiling materials on-site to prevent runoff, and building over or establishing
landscaping as early as possible on disturbed soils to minimize the length of exposure.

No long-term adverse impacts to surface waters are anticipated as a result of the proposed
project. Areas disturbed during construction will be built over, paved and landscaped to
minimize erosion and sedimentation.

34 ‘Waste Hazards

At the request of American Commercial Equities, a Phase 1 Environmental Site Assessment
(ESA) was conducted in 2006 by Muranaka Environmental Consultants, Inc. for the Local
Motion site at 1958 Kalakaua Avenue, Island of Oahu, Honolulu, Hawaii, which is TMK 2-6-14:
001. The reason for conducting the Phase 1 Environmental Site Assessment was because the
property was being purchased by 1958 Kalakaua Avenue LLC.

The Phase 1 ESA was conducted to determine the potential presence of environmental impacts,
petroleum products and other environmentally hazardous substances / wastes, and to identify
potential sources of suspected contaminants at the Local Motion site property by a qualified
environmental professional.

The Phase 1 ESA was conducted in accordance with the American Society of Testing and
Materials (ASTM) Standard practice E1527-05 entitled, “Standard Practice for Environmental
Site Assessments: Phase 1 Environmental Site Assessment Process”.

Muranaka Environmental Consultants, Inc. concludes in their Phase 1 ESA report that there are
no current recognized environmental conditions identified for the Local Motion site.

In 1997 as part of a due diligence investigation, Dames and Moore was hired by to perform a
limited Phase 2 Environmental Site Assessment to evaluate the potential for the presence of
environmental impacts associated with historic land uses of the property at 1958 Kalakaua
Avenue (the Local Motion site), which was developed as Jimmy’s Chevron Service Station.

During Dames and Moore’s investigation, two 60-gallon underground storage tanks (USTs) were
identified at 1958 Kalakaua Avenue. Upon discovery, the USTs were found to be full of fluid.
Dames and Moore was contracted to supervise the removal of the tanks and all impacts to soil
and groundwater. During the removal of the USTs, one of the USTs ruptured and approximately
10 to 20 gallons of waste oil sludge was released. The released sludge was immediately

June 2008 — page 29



FINAL ENVIRONMENTAL ASSESSMENT
1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

recovered. After the USTs were removed, the excavation was over-excavated and groundwater
. in the excavation was skimmed to remediate the impacted soil and groundwater. The tanks,
residual waste oil, sludge, and all impacted soil and ground water were disposed of properly.
Dames and Moore was contracted to supervise the removal of the tanks and all impacts to soil
and groundwater. Following Dames and Moore’s work, their subsequent laboratory analyses
results and site investigations, Dames and Moore recommend that a site closure status be granted
by the State of Hawaii Department of Health.

Potential Impacts and Mitigative Measures

Muranaka Environmental Consultants, Inc. concludes in their Phase 1 ESA report that there are
no current recognized environmental conditions identified for the Local Motion site. Appendix
B of the Phase 1 ESA indicates that the facility status for the 1958 Kalakaua Avenue property is
“site cleanup completed”. No further mitigation measures or investigation are proposed.

Appendix I contains the following: (a) Executive Summary from the July 22, 1997, Dames &
Moore Underground Storage Tank Closure and Soil Remediation report for 1958 Kalakaua
Avenue, (b) the Executive Summary from the December 18, 2006, Muranaka Environmental
Consultants Inc., Phase 1 Environmental Site Assessment report for 1958 Kalakaua Avenue, and
(c) an October 29, 1997 State Department of Health letter regarding 1958 Kalakaua Avenue
which acknowledges that “no further action is necessary” and that the DOH concurs with the
conclusions of the 1997 Dames & Moore report. "

3.5 Flood Hazard

The project site lies within the 100-year flood zone designated AO on the National Flood
Insurance Rate Map #15003C0370, revised September 30, 2004 prepared by the Federal
Emergency Management Agency (FEMA) Figure 8 depicts the flood hazard designation.
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. For the project site, the AO flood zone has an
average flood depth of 2 feet.

Potential Impacts and Mitigative Measures

The ground floor elevation of the new building will be developed approximately two feet higher
than the existing grade. The surface parking area will be constructed at grade. All new
construction will be required to meet applicable building code standards. The project will
comply with flood hazard requirements in accordance with current State and City and County of
Honolulu standards. The applicant acknowledges that documentation of compliance with
Section 9.10 of the Land Use Ordinance (LUO) will be required at the time the Special District
Major permit application is submitted. A Flood Hazard District Certification will be submitted

as part of that application.
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3.6 Flora and Fauna

The existing project site consists of the Local Motion building and parking lot, while the
remainder of the property 1s mostly vacant and covered with patchy grass. The existing trees are
located generally along the perimeter of the site.

A partial tree survey was conducted by certified arborist Carol Kwan in November 2007 as part
of her monitoring during trenching activity. As part of her work, she assessed the condition of
the trees along Kalakaua Avenue, and recommended their disposition within the proposed
project. None are recognized as “exceptional trees” by the City and County of Honolulu. No
threatened or endangered plant species are known to exist on the subject property.

The proposed landscaping for the project is the drawing labeled “SK-2 Planting Plan” in
Appendix D. The Planting Plan calls for approximately 13 new palm trees, 17 new smaller trees
and 7 new medium to large canopy trees. Six existing palm trees and 8 smaller canopy trees will
be removed. The new plantings will be located along the perimeter of the property and in the
new parking area.

Faunal species likely include typical domestic and feral cats, as well as rats and mice, which are
common to urbanized areas are probably present. Avifaunal species observed in the area include
species also common to urban areas such as doves, mynah, sparrow, cardinal and finches.

Potential Impacts and Mitigative Measures

The development of the project will not have any adverse impacts on the area’s vegetation or
wildlife habitat. The project is not anticipated to result in any adverse impacts to native plant or
animal species that are endangered, rare or threatened. Planned landscaping includes canopy
form trees, coco palms, shrubs, and ground cover.

3.7 Noise

The project site is in an urban, high-density resort area. The existing ambient noise levels along
Kalakaua Avenue in the vicinity of the project area are relatively high because it is near major
intersections that lead into Waikiki. The primary noise sources in the project area are traffic
noise levels due to the large volumes of traffic and heavy vehicles that use these primary
thoroughfares. Sources of noise include not only typical automobiles but also delivery trucks,
tour buses, and refuse haulers which all converge into Waikiki to service the urban, high-density
resort area. Other sources of noise include emergency vehicles with sirens at all hours of the day
or night.
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The State Department of Health (DOH) regulates noise from fixed mechanical equipment.
Construction activities are regulated by DOH through the issuance of permits that allow
excessive construction noise during limited time periods.

Potential Impacts and Mitigative Measures

Short-term construction noise will be generated during construction activity and the use of heavy
machinery. Significant adverse impacts due to construction noise are not anticipated due to the
temporary nature of the work. Project-related construction noise will and must comply with the
State Department of Health Hawaii Administrative Rules, Chapter 11-46, “Community Noise
Control”.

In the long term during the operational phase of the project, the new building will be air-
conditioned so that will mitigate both noise impacts to those working inside and it will prevent
noise from leaving the building. Any increase in noise levels that might result in the vicinity of
the project site are not anticipated to exceed regulated noise levels. Long term operational noise,
(after construction is complete and the new building is occupied) must also meet the State noise
regulations.

3.8 Air Quality

According to the State Department of Health’s 2002 Annual Summary of Hawaii Air Quality
Data, “Air quality in the State of Hawaii continues to be one of the best in the nation and criteria
pollutant level remain well below state and federal ambient air quality standards.” The State of
Hawaii continues to be well below federal standards on annual averages for particulates, sulfur
dioxide and nitrogen dioxide and annual averages of daily maximum 1-hour values recorded for
ozone and carbon monoxide. The State’s averages have also been well below federal standards
for more stringent State standards for carbon monoxide and nitrogen dioxide.

The air quality in the vicinity of the project site is primarily impacted by vehicular emissions
from surrounding streets. According to the State Department of Health’s Clean Air Branch, the
Waikiki Air Monitoring Station located on Kalakaua Avenue reported that carbon monoxide
levels have not exceeded State or Federal standards in the past several years.

Potential Impacts and Mitigative Measures

The proposed project will have short-term construction-related impacts on air quality, including
the generation of dust and emissions from construction vehicles, equipment and commuting
construction workers. The potential impacts of construction activities will be mitigated because
all construction activities for the project must comply with the Hawaii Administrative Rules,
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Section 11-60-11.1 regarding “Air Pollution Control”, specifically Section 11.60.1-33 regarding
fugitive dust and the prohibition of visible dust emissions at property boundaries. In addition,
the contractor will develop a Fugitive Dust Control Plan in accordance with comments received
from the State Department of Health.

Mitigation measures to address short-term impacts include minimizing movement of
construction vehicles during peak traffic periods to avoid traffic congestion and its associated
increase in vehicular emissions. Also, frequent watering of unpaved and disturbed areas on the
project site will help control the generation of dust. Landscaping disturbed areas as soon as
possible is yet another mitigation measure. The proposed project does not include renovation or
demolition activities that involve any known materials containing asbestos.

Regarding the operational phase of the project, in order to mitigate any potential air quality
issues related to kitchen exhaust issues, the proposed restaurant will be located as far away as
possible from nearby residences. The restaurant would be oriented toward and along Kalakaua
Avenue. There are existing restaurants, Tony Romas and Cheeseburger in Paradise, that operate
close to the project site. Typical trade wind weather would blow across the project site — from
mauka to makai - away from mauka residential areas.

3.9 Views

The project site is adjacent to Kalakaua Avenue. Section 21-9.80-3 of the Land Use Ordinance
enumerates the “prominent view corridors and historic properties” in the Waikiki Special District
that are to be preserved, maintained and enhanced wherever possible. The portion of Kalakaua
Avenue that fronts the project site is not identified as a significant public view corridor. None of
the streets in the immediate vicinity of the project site are identified as significant public view
corridors.

The project site is, however, within the Fort DeRussy view corridor. The proposed new building
will comply with the Land Use Ordinance’s height and the height setback requirements and the
design requirements for the Waikiki Special District. Further details regarding this are provided
in Section 4.2.3. The architectural character and scale of the new building will be similar to the
existing Local Motion building.

Potential Impacts and Mitigation Measures

The new building is designed to blend in with the existing architectural character and scale of the
adjacent Local Motion building. The new building will comply with all applicable development
standards of the Waikiki Special District Resort Commercial precinct within which the new
building will be located. The new building will also comply with applicable LUO and Waikiki
Special District regulations regarding height, density, open space and building setbacks.
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3.10 Socio-Economic Characteristics

Population and Housing:

The 2000 Census reported the population of Oahu at 876,156. According to the City and County
of Honolulu’s Department of Planning and Permitting’s demographic profile for various Oahu
neighborhoods using the 2000 Census data, the subject property is located in Neighborhood Area
9: Waikiki, which had a population of 19,720.

In comparison to Oahu as a whole, the Waikiki population is generally older; has a racial mix
with proportionately more Caucasians and less Asians and Native Hawaiian or Pacific Islanders;
much lower proportion of family households and an even lower proportion of household with
children under 18: proportionately lower homeownership rates; and greater vacancy rates. See
Table 2.

Economy:
According to 2000 Census data compiled by the City’s Department of Planning and Permitting,

median household income in 1999 for the Waikiki Neighborhood Area was $32,547, which is
lower than the median household income of $51,280 for Oahu.

Potential Impacts and Mitigative Measures

The proposed project does not involve residential use. No impacts to the Waikiki population or
housing inventory are anticipated. The proposed project’s total estimated cost of construction is
$4 million in private funds. The project will have some positive short term construction related
economic impacts. In the long-term, the 1944 Kalakaua Avenue project will create job
opportunities associated with the retail and restaurant components of the development.

3.11 Public Services and Solid Waste

Police Services:

Waikiki is located in the Honolulu Police Department’s District 6. There is a police substation
located on Kuhio Beach along Kalakaua Avenue. In addition to the police, Waikiki is patrolled
by a variety of volunteer citizen groups such as the Waikiki Citizens Patrol and Aloha Patrol .

Fire Services:
Waikiki is located within the Honolulu Fire Department’s Battalion Two. Two fire stations

serve Waikiki; one on Kapahulu Avenue and one on Date Street.
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Table 2: Demographic Characteristics: 2000

Neighborhood Area #9 Oahu
Subject Nuﬁg\ber Percent Number Percent
Total Population 19,720 100.0 876,156 100.0
AGE
Under 5 Years 688 3.5 56,849 6.5
5-17 years 1,187 6.0 151,909 17.3
18-64 years 14,222 721 549,661 62.7
65 years and over 3,623 18.4 117,737 134
Median Age (years) 42.2 35.7
RACE (alone or in combination with other races) i
White 10,005 50.7 308,838 35.2
Black or African American 605 3.1 29,764 34
merican Indian and Alaska Native 292 1.6 15,921 18
ian 8,876 45.0 539,384 61.6
Native Hawaiian and other Pacific Islander 1,725 8.7 189,292 21.6
Other 534 2.7 32,003 37
HOUSEHOLD (by type)
Total Households 11,397 100.0 286,450 100.0
Family households (families 4,087 35.9 205,672 71.8
With own children under 18 years 1,167 10.2 91,022 318
Married-couple family 3,129 275 156,195 545
With own children under 18 years 777 6.8 70,442 246
Female householder, no husband present 643 5.6 35,138 12.3
With own children under 18 years 293 26 15,235 53
Non-families 7,310 64.1 80,778 28.2
Living with non-relatives 1,475 12.9 18,815 6.6
Living alone and 65 years and over 1,503 13.2 20,021 7.0
verage persons per household 1.72 - 2.95 -
HOUSING OCCUPANCY AND TENURE
Total Housing Units 18,370 100.0 315,988 100.0
Occupied Units 11,397 62.0 286,450 90.7
By owner 3,819 20.8 169,290 49.5
By renter 7,578 41.3 130,160 412
Vacant units 6,973 38.0 29,538 9.3
47
Available housing vacancy rate (%) 231 - 49 -
iHomeownership rate (%) 335 -~ 54.6 -

"Souroe: 2000 Census SF1 File; Planning Division, Honolulu Department of Planning and Permitting
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Medical Services:

Four of the state’s major hospitals are located within an approximately five mile distance from
the project site. These include Queen’s Hospital, the Kaiser Permanent Honolulu Clinic, Straub
Hospital, and Kapiolani Hospital for Women and Children. There are walk-in clinic within
Waikiki such as the Straub Hospital’s Doctor’s on Call clinic at the Sheraton Princess Kaiulani
Hotel.

Potential Impacts and Mitigative Measures

In terms of Police, Fire and Medical services, the proposed project is anticipated to have
negligible impact on these facilities and services. The new building will be constructed to meet
the City’s fire codes and regulations. Refuse collection will be collected by a private company.

3.12 Utilities

Storm Drainage System

Storm water management will include but not necessarily be limited to percolation into
landscaped areas and the use of drywells and/or French drains to ensure that there will be no net
increase in runoff from the previous land usage. A detailed drainage study will be provided at
the time of construction plan development. The proposed project will be required to comply
with the City’s “Rules Relating to Storm Drainage Standards”.

Potential Impacts and Mitigative Measures

No significant impacts are anticipated on the municipal drainage system serving the project area.
Drainage patterns and facilities will be design to minimize impacts on the municipal drainage
systems.

Sanitary Sewer System

The lots are currently serviced by an existing 6-inch sewer line that runs down the utility
easement that is centrally located in the properties and by a 10-inch sewer line located in Niu
Street. Each lot has its own individual sewer lateral. One or more of these existing laterals will
be utilized for the proposed development. The remaining unused sewer laterals will be cut and
plugged at the main and abandoned in place.

Potential Impacts and Mitigative Measures

The applicant acknowledges that a condition of the approved Sewer Connection Application
dated October 10, 2007 (No. 2007/SCA-0662) is that sewage flow will not exceed 6,400 gallons
per day. A letter from the property owner acknowledging this is in Appendix C. The proposed
project will utilize the available sewer capacity associated with the subject parcels. No upgrades
or improvements are warranted. No impacts on the municipal wastewater system are anticipated.
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Water System
The seven lots in the project area are currently served by water lines within Pau Street, Niu Street

and Kalakaua Avenue. The new building will be served by existing water lines. Water meters
not used for the project will be removed. A new reduced pressure principal backflow preventer
will be installed for cross contamination prevention of the municipal water system. Preliminary
estimated daily water demand is approximately 6,500 gallons per day (gpd): 4,000 gpd
restaurant, 1,000 gpd retail, and 1,500 gpd landscape irrigation.

Potential Impacts and Mitigative Measures
The existing water lines are adequate to serve the new building. No impacts to the municipal
water system are anticipated.

3.13 Cultural Resources

A Cultural Impact Assessment was undertaken by Cultural Surveys Hawaii (CSH). The final
May 2008 report of the cultural assessment is in Appendix F.

The proposed project requires compliance with the State of Hawai‘i environmental review
process under Hawai‘i Revised Statutes (HRS) Chapter 343, 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. This information
provides an analysis of the proposed project’s potential impacts to cultural practices per the
Office of Environmental Quality Control’s (OEQC) Guidelines for Assessing Cultural Impacts.

The scope of the cultural impact assessment included an examination of historical documents,
Land Commission Awards, and historic maps with the specific purpose of identifying traditional
Hawaiian activities including gathering of plant, animal and other resources or agricultural
pursuits as may be indicated in the historic record. The scope also included a review of the
existing archaeological information pertaining to the property; identification and description of
the potential cultural resources, practices and beliefs associated with the parcel; and
identification of present uses, if appropriate.

According to the CSH report, throughout the course of the CIA an effort was made to contact
and consult with Hawaiian cultural organizations, government agencies, and individuals who
might have knowledge of and/or concerns about cultural practices and resources related to the
project area and the Waikiki Ahupua’a. This effort was made by letter, e-mail, telephone and in
person contact. In the majority of cases, letters along with a map and aerial photograph of the
project area were mailed.
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Cultural Surveys Hawaii contacted the State Historic Preservation Division, Office of Hawaiian
Affairs, Island Burial Council, and members of other community organizations in order to
identify potentially knowledgeable individuals with cultural expertise and/or knowledge of the
study area and the surrounding vicinity. The names for potential community contacts were also
provided by colleagues at Cultural Surveys Hawaii and from the researcher’s familiarity with
people who live in or around the study area. Some of the prospective community contacts were
not available to be interviewed as part of this project. A complete list of those contacted is
contained in “Table 2. List of Community Contacts” on page 48-49 and “Figure 15” on page 50-
51 of the CIA in Appendix F. A discussion of the consultation process can be found in the
“Section 4 Community Consultations” of the final report in Appendix F. The detailed interviews
that were conducted can be found in “Section 5 Kama’aina Responses”.

Consultation results include:

1. Given the degree of development and alteration of the natural environment of
Waikiki, it is generally no longer possible for native Hawaiians to engage in
traditional cultural practices or gathering activities.

2. Despite this development and alteration, the rich oral history of the Kalia area is
important and should not be forgotten.

3. Even though the sediments in the subject project area appear to consist of mainly fill
deposits, and even though archaeological testing has thus far yielded negative results,
participants are still concerned about the possibility of encountering iwi kiipuna
and/or other cultural resources; in part, this is based on recent experiences at other
locations in Waikiki and Kaka‘ako, which have yielded remnant cultural deposits.

4. Several participants voiced concerns about the proposed project not directly
benefiting the residential and local community. In particular, some participants
believe that many or most of the existing retail outlets in Waikiki do not cater to the
majority of local residents; the proposed project is unlikely to improve this situation.

5. A few participants stated the beauty and green space of Waikiki and Hawai‘i is being
negatively impacted by development, which precludes any traditional gathering
practices; the establishment or maintenance of green space would on the other hand
benefit all residents and members of the Waikikt community.

Historic Documentation of the Project Area

The present project area is located on the mauka fringe of a portion of Waikiki that, in traditional
Hawaiian times and before the massive drainage accomplished by the Ala Wai Canal, comprised
a complex of numerous large fishponds that extended between the present Saratoga Road and the
grounds of Fort DeRussy to present Atkinson Drive and Ala Moana Shopping Center.
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Documentation indicates that the project area historically consisted of marshland. Historic
documentation also indicates extensive traditional Hawaiian agriculture and habitation in the
immediate vicinity of the project area, as evidenced by the presence of fishponds, wetland
agricultural fields, and habitation sites.

An 1881 Hawaiian Government survey map by S.E. Bishop provides a detailed record of the
physical landscape of Waikiki before the transformations of the 20th century. Drawn before the
extensive drainage and landfilling of the Waikiki landscape, accomplished by the construction of
the Ala Wai Canal in the 1920s, the 1881 map likely represents the project area as it had
appeared in traditional Hawaiian times: a marsh environment surrounded by fishpond ponds and
wetland fields (Figure 9). When the map was copied in 1922, additional material from
subsequent government surveys was added, including locations of road corridors not present in
1881.

The project area was not intensively utilized until the mid-twentieth century when Waikiki
became urbanized, following the draining and filling of the area initiated in the 1920’s. By 1927
the project area was drained, filled in, and subdivided in preparation for development. A 1927
Sanborn Fire Insurance map indicates that the project area was still undeveloped, but has been
subdivided and girded off (Figure 10). This suggests that the project area had been drained and
filled in and was being prepared for development.

By 1956 the project area was completely developed and was being utilized for both residential
and commercial purposes. A 1956 Sanborn Fire Insurance map showing the project area reflects
mid-twentieth century changes occurring within Waikiki (Figure 11). Multiple dwelling
structures and apartments are now present in the northeastern half of the project area, while the
southwestern half of the project area contains an auto repair shop, gas station, and restaurant.
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Figure 9. Portion of Registered Map 1398, a 1881 map by S.E. Bishop with location of present
project area. (Source: Cultural Surveys Hawaii)
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Figure 10. 1927 Sanborn Fire Insurance map of project area. (Source: Cultural Surveys Hawaii)
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Figure 11. 1956 Sanborn Fire Insurance map of project area. (Source: Cultural Surveys Hawaii)
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CSH’s background research results include:

1. The proposed project area is located in the old land section of Waikiki known as
Kalia, which was well-known for its loko i‘a (fishponds) and lo ‘i kalo (taro ponds).

2. The proposed project area is located at or immediately adjacent to one of these loko
i‘a known as Kaipuni. The construction of the Ala Wai Canal in the 1920s resulted in
the widespread draining and filling of these ponds, including Kaipuni.

3. Archaeological work throughout Waikiki has documented a wide variety and
diversity of pre-Contact native Hawaiians sites and features dating from at least 1,000
years ago; as well as more recent historic-era resources. Hundreds of burials have
been documented in Waikikt and many more additional burials from both pre-Contact
and historic times have yet to be discovered.

4. Archaeological work at the subject parcel (Tulchin and Hammatt 2007), which
included subsurface excavation, did not identify any historic properties or significant
resources. However, given the unpredictable nature of the archaeological record in
Waikiki—which is frequently characterized by discontinuous remnant cultural
deposits, it is still possible that iwi kiipuna (ancestral remains) and/or other cultural
resources may be discovered during planned ground disturbance.

Potential Impacts and Mitigative Measures

According to the Cultural Surveys Hawaii report, 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.
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 vicinity of the fishpond, Loko Kaipuni. Thus, remnant subsurface
fishpond sediments could be encountered.

Cultural Surveys Hawaii reported that as of the date of the December 2007 interim cultural
impact study report, two state agencies provided comments directly to Cultural Surveys Hawaii
regarding the proposed project; the Office of Hawaii Affairs (OHA) and The State Historic
Preservation Division (SHPD). The SHPD and OHA provided to Cultural Surveys Hawaii the
following information:

SHPD recommended that recognized cultural and lineal descendants from the Waikiki area
be contacted about the proposed project, and offered to provide a list of descendants upon
request. Cultural Surveys Hawaii is currently in the process of contacting descendants and
will be working with SHPD to ensure that all descendants apposite to the project area have
been notified.
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OHA cautioned that the present project area is located in the vicinity (northeast) of the
previous location of a loko i‘a (fishpond), Loko Kaipuni. OHA commented that:

While the information in your letter indicated that the proposed
project area is currently developed, there is a possibility that iwi
kipuna may be discovered during ground disturbance. Thus, OHA
seeks assurances that if this project moves forward, should Native
Hawaiian traditional, cultural, or burial sited be identified during
ground disturbance, all work will immediately cease, and the
appropriate agencies notified pursuant to applicable law.

Based on the above findings, Cultural Surveys Hawaii proposes no further cultural impact
Hlitigation measures. It is recommended that that as a precautionary measure, personnel
involved in future 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.

Recommendations of the Final May 2008 CSH Cultural Impact Assessment:

1. Despite the absence of any documented ongoing cultural practices at the subject
project area, and despite the negative results of the archaeological inventory survey,
CSH recommends that all applicable historic preservation laws and procedures be
followed before, during and after the proposed ground disturbing activities at the
subject project area.

2. If human remains and/or burials are discovered during the proposed ground
disturbance, CSH recommends proactive and culturally sensitive treatment of the iwi
kiipuna. In particular, CSH recommends proactive consultation with potential lineal
and cultural descendents of these remains, which should be treated with respect and
proper protocol with regards to reburial.

3.14 Archaeological and Historic Resources

An archeological assessment (December 2007) was completed by Cultural Surveys Hawaii. The
report is in Appendix G. The proposed project requires compliance with and review under state
of Hawai‘i historic preservation legislation Hawai‘i Revised Statutes (HRS) Chapter 6E-42 and
Hawai‘i Administrative Rules (HAR) Chapter 13-13-275.
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Cultural Surveys completed what began as an archaeological inventory survey investigation of
the project area, per the requirements of HAR Chapter 13-13-276. Because no historic properties
were located, this investigation became an archaeological assessment, per the language of HAR
Chapter 13-13-275-5. The archaeological assessment report was prepared to support the
proposed project’s historic preservation review under HAR 13-13-275 and any other project-
related historic preservation consultation.

The scope of work for the archeological inventory survey was developed and implemented to
satisfy SHPD requirements. The scope of work was designed in accordance with State Historic
Preservation Division rules governing standards for archaeological inventory surveys and reports
(HAR 13-13-276). The scope of work later became an archaeological assessment because no
historic properties were located within the project. Also, the scope of work for the
archaeological inventory survey included full coordination with the State Historic Preservation
Division (SHPD), and the City and County of Honolulu relating to archaeological matters.

A complete ground survey of the entire project area was completed for the purpose of historic
property inventory. Based on available information, the proposed commercial building
development will not impose adverse visual, auditory or other environmental impact to any
known historic properties, including standing architecture, located outside the project area.

Research was conducted on the historic and archaeological background of the project area,
including search of historic maps, written records, and Land Commission Award documents.
This research focused on the specific area with general background on the ahupua‘a, district and
settlement patterns.

A 100 percent 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
inventory survey focused on a program of subsurface testing to locate any buried cultural
deposits that were potentially within the project area. For the report, historic is defined as
anything older than 50 years and modern is defined as anything younger than 50 years.

Subsurface Testing

No subsurface historic properties were observed during the course of subsurface testing. A sub-
surface testing effort consisted of the excavation of 17 backhoe trenches (Figure 12). Trenches
were distributed throughout the project area to provide representative coverage and assess the
stratigraphy and potential for subsurface cultural resources within the project area. The test
trenches generally measured 5 to 7 meters in length, 0.8 meters in width, and were excavated
down to the water table (approximately 2 meters deep). Certain areas could not be tested due to
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Figure 12. Aerial photograph showing the locations of Trenches 1-17. (Source: Cultural Surveys
Hawaii)
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the presence of subsurface concrete slabs and a utility easement that ran through the middle of
the project area.

Based on backhoe testing results, the stratigraphy within the project area was largely as expected.
In general the observed and documented stratigraphy consisted of varying fill layers, including
historic fill associated with the draining and filling of Waikiki, overlying naturally occurring
alluvial sediment. It is believed that the historic fill layers consist of dredge material collected
during the construction of the Ala Wai Canal.

Two types of dredge material were observed; a thick layer of crushed coral fill overlying a
thinner layer of pump dredge, consisting of wet clays containing abundant micro striations,
which is indicative of pump dredge deposits. These observations agree with the USDA soil data
for the project area and its vicinity. All excavations were backfilled after completion of
stratigraphic documentation.

Potential Impacts and Mitigative Measures

While previous archaeological studies have documented subsurface cultural deposits and human
burials — both pre-Contact Hawaiian and historic — in the vicinity of the project area, no
subsurface historic properties were observed during the course of subsurface testing and no
surface historic properties were identified during fieldwork.

The fieldwork results support the background research, which indicates that the project area
consisted of marshland that was not intensively utilized until the mid-twentieth century when
Waikiki became urbanized following the draining and filling of the area initiated in the 1920’s.

However, background research also indicates extensive traditional Hawaiian agriculture and
habitation in the immediate vicinity of the project area, as evidenced by the presence of
fishponds, wetland agricultural fields, and habitation sites. Due to the proximity of this
traditional Hawaiian occupation, it is still possible that intact pre-Contact and early contact
cultural deposits associated with Hawaiian habitation, agriculture, and burial interment are lying
undisturbed beneath the fill layers within the project area.

It should be noted that typically cultural deposits associated with traditional Hawaiian habitation
and burial interment are located in Jaucas sand deposits, which were not observed within the
project area, thus while there is the potential to encounter these types of cultural deposits, it is
unlikely.

Based on the current investigation, there are no historic properties recommended Hawai‘i
Register-eligible within the project’s Area of Potential Effect. Accordingly, based on the
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available information, it is recommended that the proposed project will have no effect on
significant (ie. Hawai‘i Register-eligible) historic properties. The proposed 1944 Kalakaua
Avenue Project will not have an adverse impact to any historic properties and no further work is
recommended for the project. In the unlikely event that previously unidentified subsurface
historic properties are encountered by project construction, the project proponents should
immediately stop work in the vicinity and contact SHPD’s O‘ahu Office [Tel. (808) 692-8015].

A project specific effect determination of “no historic properties affected” is warranted for the
project. Final verification and acceptance of the Archaeological Assessment report and its
findings is the responsibility of the State Historic Preservation Division.

3.15 Traffic Assessment

A Traffic Impact Assessment Report (TIAR) was prepared by Phillip Rowell and Associates
(December 2007) and is included as Appendix H.

Existing Conditions
The project area is boarded by Kalakaua Avenue, Niu Street and Pau Street, which are all City

and County of Honolulu public streets. Kalakaua Avenue provides four eastbound lanes and one
westbound lane which is for buses only. Pau Street is a one-lane one-way northbound street.
Niu Street is a two-lane one-way southbound street. The intersections of Kalakaua Avenue at
Niu Street and Kalakaua Avenue at Pau Street are both signalized.

The “study area” of the TIAR, which was defined based on information provided by the project
architect and discussions with the Traffic Review Branch of the Department of Planning,
includes the following intersections:

» Kalakaua Avenue at Niu Street
» Kalakaua Avenue at Pau Street

Existing traffic volumes at the two study intersections were obtained from traffic counts
performed on Thursday November 8, 2007 and Friday November 9, 2007. The intersection
configurations and right-of-way controls were verified at the time of the surveys. Existing traffic
operating conditions of the study intersections were determined using the methodology described
in the 2000 Highway Capacity Manual.

Weekend Peak-Hour Traffic Existing traffic volumes at the two study intersections were obtained
from traffic counts performed on Saturday May 17, 2008.
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"Level-of-Service" is a term which denotes any of an infinite number of combinations of traffic
operating conditions that may occur on a given lane or roadway when it is subjected to various
traffic volumes. Level-of-Service (LOS) is a qualitative measure of the effect of a number of
factors which include space, speed, travel time, traffic interruptions, freedom to maneuver,
safety, driving comfort and convenience.

There are six levels-of-service, A through F, which relate to the driving conditions from best to
worst, respectively. In general, LOS A represents free-flow conditions with no congestion. LOS
F, on the other hand, represents severe congestion with stop-and-go conditions. Level-of-service
D is typically considered acceptable for peak hour conditions in urban areas.

Existing Level-of-Service Analysis

The level-of-service analysis concluded that both of the study intersections operate at Level-of-
Service B, during both the AM and PM peak periods. All lane groups operate at Level-of-
Service B, or better, during the morning peak hour and Level-of- Service C, or better, during the
afternoon peak hour. These conclusions are consistent with conditions observed during the
traffic counts.

Weekend Peak-Hour Traffic The level-of-service analysis for Weekend Peak-Hour Traffic
concluded that both of the study intersections operate at Level-of-Service B, during both the AM
and PM weekend peak periods. All lane groups operate at Level-of-Service B, or better, during
the morning weekend peak hour and Level-of- Service C, or better, during the afternoon
weekend peak hour. These conclusions are consistent with conditions observed during the traffic

counts.

2010 Background Traffic Projections

For purposes of the TIAR’s analysis, the year 2010 was used as the horizon year. This does not
necessarily represent the project completion date. It represents a date for which future
background traffic projections were estimated. The 2010 background traffic projections are
defined as future background traffic conditions without the proposed project. Background traffic
projections are estimated by superimposing traffic generated by other planned development
projects in the area onto the existing background traffic projections previously discussed. The

following planned development projects were identified:

Allure Waikiki

The Grand Waikikian

Trump International Hotel and Tower
Outrigger Hotels Reconstruction

Sl e
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Future Traffic Volumes - Project Trip Generation

Future traffic volumes generated by the proposed “1944 Kalakaua Avenue LLC” project were
estimated using the procedures described in the Trip Generation Handbook and data provided in
Trip Generation. This method used trip generation rates to estimate the number of trips that the
project will generate during the peak hours of the project and along the adjacent streets.

While it is understood that restaurant and retail uses in Waikiki have a significant proportion of
pedestrian traffic, no discount for pedestrian traffic was assumed. Therefore, the estimate of
project-generated vehicular traffic is conservative in that the estimates are higher than the actual
vehicular traffic that is anticipated because visitors staying in Waikiki would be able to walk to
the project site.

Potential Impacts and Mitigative Measures

Future 2010 background traffic plus project traffic projections were estimated by superimposing
the peak hourly traffic generated by the proposed project onto the 2010 background (without the
project) peak hour traffic projections. This assumes that the peak hourly trips generated by the
project coincide with the peak hour of the adjacent street. This represents a worse-case
condition.

Based on the criteria recommended by the Institute of Transportation Engineers, a traffic impact
study would not typically be warranted because the project will generate only 39 inbound trips
per hour during the afternoon peak hour, which is less than the 100 trips per hour generally
required to warrant a traffic impact analysis.

Although the proposed project generates relatively few inbound trips, the following analysis was
undertaken: (1.) the changes in peak hourly traffic volumes at the two study intersections, and
(2.) the changes in level-of-service at the two study intersections were analyzed to identify any
potential operational deficiencies for 2010 background traffic conditions including the project.

Project’s Share of Total Intersection Approach Volumes

In 2010 with background traffic plus the project traffic, the project-generated traffic will
represent a small percentage — between just 0.5 % to 1.5 % — of the total traffic using the study
intersections. See Table 4 of the Traffic Impact Assessment Report in Appendix 1.

Level of Service Analysis with the Project Plus 2010 Background Traffic

In 2010 with background traffic, the two study intersections will operate at Level-of-Service B
during both AM and PM peak periods — with and without project-generated traffic. Level-of-
Service D is generally considered to be the minimum acceptable peak hour level-of-service for
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urban intersections.  Accordingly, the levels-of-service of all movements at the study
intersections are acceptable and mitigation measures are not required.

Level of Service Analysis with the Project Plus 2010 Background Traffic for Weekend Peak-
Hour Traffic In 2010 with background traffic, the two study intersections will operate at Level-
of-Service B during both AM and PM weekend peak periods — with and without project-
generated traffic. Level-of-Service D is generally considered to be the minimum acceptable peak
hour level-of-service for urban intersections. Accordingly, the levels-of-service of all
movements at the study intersections are acceptable and mitigation measures are not required.

Construction-related Traffic
Construction-related traffic will cause short term temporary impacts. During construction,
efforts will be made to minimize the impacts of construction traffic on the adjacent street

network. Typical mitigation measures include:

e Limit deliveries of construction materials to off-peak periods.

e Prohibit on-street parking by construction workers.

e Do not allow closure of any traffic lanes at any time along Kalakaua Avenue as this will
not only impede traffic operations but would also adversely affect the operation of the
westbound bus lane.

Widening Along Kalakaua Avenue

The level-of-service analysis concluded that the two Kalakaua Avenue intersections adjacent to
the project area currently operate at Level-of-Service B during the AM and PM peak periods.
This is a high level-of-service considering the area. Accordingly, there is no capacity-related
benefit to be gained from widening Kalakaua Avenue at this time. Given this conclusion and
considering the negative impacts of construction activity associated with widening Kalakaua
Avenue on traffic and the adjacent dedicated bus lane, it is recommended that widening be
deferred until justified by traffic capacity considerations.

Conclusions

The proposed project will generate 10 inbound and 15 outbound trips during the weekday AM
peak hour. During the weekday PM peak hour, the project will generate 55 inbound and 30
outbound trips. These are considered conservative estimates of the peak hour traffic that the
project will generate. The proposed project will generate 60 inbound and 45 outbound trips
during the weekend peak hour.

An analysis of the 2010 future traffic volumes at the study intersections estimates that project-
generated traffic will represent less than one percent (1%) of the peak hour weekday or weekend
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traffic using the two study intersections. The level-of-service analysis of the anticipated 2010
traffic conditions at the study intersections concludes that both intersections will operate at
Level-of-Service B during both weekday and weekend AM and PM peak periods. Based on the
analysis and conclusions of the TIAR, mitigation measures are not recommended or required.
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4. RELATIONSHIP TO LAND USE, POLICIES AND CONTROLS

This section discusses State and City and County of Honolulu land use controls, plans and
policies relating to the proposed project.

4.1 . Hawaii State Land Use District

The Hawaii State Land Use Law, contained in Chapter 205, Hawaii Revised Statutes, classifies
all land in the State into four land use districts: Urban, Agricultural, Conservation, and Rural.
The project site is located within the State Urban district which includes “lands characterized by
city-like concentrations of people, structures, streets, urban level of services and other related
land uses.”

Discussion
The proposed project is consistent with the State Urban classification.

4.2 City and County of Honolulu
4.2.1. Primary Urban Center Development Plan

The City and County of Honolulu’s Primary Urban Center (PUC) Development Plan (DP),
approved by the Council in 2004, is one of eight regional plans covering the Island of Oahu. As
mandated by the City Charter, the plans set forth City policy to guide zoning, land use and public
investment in a manner that is consistent with and supports the General Plan of the City and
County of Honolulu.

The PUC Development Plan vision emphasizes the important of Honolulu as the Pacific’s
leading city and travel destination. The vision states that with ongoing redevelopment and
improvement, Waikiki will remain the State’s largest and most popular visitor destination. The
proposed project is consistent with this key element of the PUC DP.

The PUC Development Plan Land Use Map designates the project site “District Commercial”
and “Medium and Higher Density Residential/Mixed Use”. These designations are a mix of
commercial and more intense residential uses. The PUC Development Plan states:

“District Commercial areas...refer to a wide variety of commercial uses and
related activities intended to serve district-, region-, and/or island wide
populations. Uses typically include major office buildings, shopping centers,
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professional and business service, municipal service and commercial activities
located long major streets....:

Medium and Higher-Density Residential/Mixed Use “... designation refers to
a broad range of medium and higher —density residential sues that vary in density
from 13 to 140 units per acre. .....The integration or close location of residential
buildings with office and retail services or recreation and community facilities
should be encouraged as mixed-use is an essential component of this
designation.”

Discussion

The proposed project is consistent with the PUC Development Plan Land Use Map designations
for the project site. The proposed commercial building will be located along a major street. The
interior portion of the project site, while designated for mixed use, will be developed as a parking
area to provide a buffer between the commercial building and the existing residential areas
mauka of the site.

The project is consistent with the policies pertaining to neighborhood planning — Section 3.2.2.1
of the PUC DP — specifically with respect to promoting mixed land uses and making streets
“pedestrian friendly”. As stated in Section 3.2.2.1, office, retail and community services can all
coexist with residential uses and can support each other. The proposed project will offer retail
and dining opportunities to both visitors and residents of the immediate area. The proposed
project also promotes the policy of making streets pedestrian friendly by providing a wide well
landscaped area with mature trees that can provide shade and buffer pedestrian from vehicular
traffic.

The project is also consistent with the building design and streetscape policies of Section 3.2.2.3
In-Town Residential Neighborhoods. The proposed new building will be adjacent to Kalakaua
Avenue while parking areas and back of house functions will be located behind the building,
away from the street. The proposed building will be designed to reflect a human scale along
Kalakaua Avenue and will offer pleasant walking conditions, landscaping and provide an
attractive front entryway. Open space elements such as a ground floor lanai are proposed along
Kalakaua Avenue in order to provide strategic open space and opportunities for social activity.

4.2.2. Land Use Ordinance, Waikiki Special District

The project site is located within the Waikiki Special District. The District has its own zoning
precincts with associated land use and design standards that are generally more stringent than
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those applicable under standard zoning designations for other areas on Oahu not in a special
district.

The District was established in 1976 to preserve and enhance the character of Waikiki, and to
maintain a balance in Waikiki’s mix of resort, commercial, residential, and recreational uses. In
February 1996, the City Planning Department published the “Waikiki Planning and Program
Guide” to provide an overview of recent efforts toward the continued improvement and
enhancement of Waikiki. Among its recommendations were amendments to the WSD to promote
renovation, replacement, and enhancement in the resort districts and to promote a Hawaiian
sense of place and preserve views and unique Hawaiian features.

The portion of the project along Kalakaua Avenue is in the Waikiki Special District “Resort
Commercial Precinct”. The interior portion of the project is in the Waikiki Special District
“Apartment Precinct” (Figure 5).

Discussion

The proposed project is consistent with the Waikiki Special District precinct designations. The
applicant will submit a Waikiki Special District Permit for the proposed project following the
environmental review process.

The project will promote the design guidelines of the Waikiki Special District (WSD) relating to
the provision for a pedestrian-oriented experience and as a “gateway” to Waikiki. There are
several elements within the project that promote the objectives of the WSD relative to a
pedestrian oriented experience. These are a) continuation of the landscaped right-of-way
fronting the Local Motion Building, b) yard averaging, and c) building design.

The proposed meandering sidewalk and right-of-way landscaping offer a more informal relaxed
pedestrian experience because the pedestrian would be sheltered by landscaping on both sides of
the walking path. It is also less regimented and monotonous than a standard City sidewalk. As
such, City planners have promoted this sidewalk as the preferred urban pedestrian experience.
Projects, such as the Kalakaua Avenue widening improvement, Kuhio Beach Improvements,
2100 Kalakaua Avenue, Nike Town, Royal Hawaiian Shopping Center, Outrigger Beachwalk,
and Hilton Hawaiian Village (to mention a few), have all utilized this solution and have been
approved by the City. This solution provides the greatest amount of open space next the curb
and the pedestrian. It is consistent with the concept promoted in the Urban Design Controls for
Major Streets.

Yard averaging is also proposed. The averaging of the yard promotes building articulation and
varied building frontage. It creates pockets of landscaping and areas available for outdoor dining
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and vending, rather than a straight building storefront. It is consistent with the WSD regulations
for yard averaging.

The building is designed with a tower element at the corner of Kalakaua Avenue and Niu Street.
The tower design announces and celebrates the visitor’s arrival to Waikiki as it is located at a
key juncture of Kalakaua Avenue, Ala Moana Boulevard and Niu Street. As Niu Street is often
used as the main exit from Waikiki to the airport, it could also be a sign of aloha as one leaves
the islands to return home. An architectural element here, in conjunction with landscaping, is a
fitting way to celebrate this key gateway location in Waikiki. Also, the ground floor is being
devoted to glass storefront and display windows. These display windows create interest for the
pedestrian and allows them to interact to activities occurring inside. Finally, it is worth noting
that the Department of Design and Construction in their comment letter dated April 9, 2008 felt
the project (as a gateway to Waikiki) would be visually compatible with the City’s King
Kalakaua Park and neighboring Waikiki properties.

4.2.3. Land Use Ordinance, Waikiki Special District Design Guidelines

The proposed project must meet the Waikiki Special District “General Requirement and Design
Controls” Section 21-9.80-4 of the Land Use Ordinance. The Waikiki Special District Design
Guidelines states that, “All structures, opens spaces, landscape elements and other improvements
within the district shall conform to the guidelines.....”

Discussion

The following describes the project’s compliance with the Waikiki Special District design
controls and design guidelines. The proposed improvements will comply with the objectives
enumerated in Section 9.80-1 of the City and County of Honolulu, Land Use Ordinance.

Building Design:

The two-story 14,300 square foot building will be constructed on the corner of Kalakaua Avenue
and Niu Street. The building will be constructed of steel, concrete and plaster similar to the
existing Local Motion Building. The ground floor of the building will be predominantly clear
glazed storefronts with the obvious structural building support system. The second floor will
also have a large amount of clear glazing. However, eaves will be used to break up the two-story
wall and offer shade and protection to the building and pedestrians. A double-hipped second
floor roof will also be part of the building design to offer a human scale to the project and
emphasize the clay roofing tiles to be used. Plaster will be used on the exterior wall surfaces to

convey a sense of permanence.

June 2008 — page 57



FINAL ENVIRONMENTAL ASSESSMENT
1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

The floor plate of the building is set back as far as possible towards the interior of the property to
allow for the open space to be situated along the streets. This allows for a small plaza at the
intersection of Kalakaua Avenue and Niu Street that leads to the main building entrance which
serves as the architectural focal point. This additional setback, landscaping, and architectural
focal element will enhance the project’s contribution to this Waikiki Gateway.

Use, Floor Area, and Open Space:

The proposed commercial uses are allowed within the Resort Commercial Precinct. The parking
for the project is allowed in the Apartment Precinct with a Conditional Use Permit (CUP).
Although a joint development permit has been processed for all parcels in the project, a CUP for
off-site parking is needed because commercial uses are not permitted “by right” in the Apartment
Precinct. The parking will meet the criteria established for off-site parking facilities.

The floor area ratio (FAR) permitted for the Resort Commercial properties is 3.5. The combined
area of the commercial zoned parcels is 25,784 square feet. Therefore, the maximum permitted
floor area for the existing and proposed building is 90,244 square feet. The total proposed floor
area for the project site is approximately 23,866 square feet, well below that allowed by the
zoning code. An FAR of 3.5 is allowed by using %2 the abutting right-of-way and open space
bonus to expand the base FAR of 1.75. By using such bonus, a maximum FAR of 4.77 is
achievable. However, the LUO limits the maximum FAR to 3.5, and this limits the maximum
permitted floor area. Please note that only the commercial zoned lot area is being used for this
calculation since the commercial uses proposed are not common to both zoning districts. A
description of how this was derived is enumerated below.

The total area for half the abutting rights-of-way is 16,434 square feet (see SK-3), and the open
space proposed on the Resort Commercial parcels is 9,830 square feet (see SK-3). Thus the
maximum permitted floor area is as follows:

(Lot Area + ¥ abutting rights-of-way) x FAR = Floor Area Permitted + Open Space Bonus = Permitted Floor Area
(25,784 sf + 16,434 sf) x 1.75 = 73,882 sf + (9,830 sf x 5) = 123,032 sf; this equals an FAR of 4.77.

The required open space is 9,250 square feet (half the area of the apartment zoned lots). The
combined open space provided on all lots is 9,830 square feet.

Ground Level Features:

The building fagade along Niu Street and Kalakaua Avenue will be devoted to window displays.
The fagade will also be articulated through the use of yard averaging. This allows the building to
step back in certain areas to embrace the pedestrian and landscape elements. At grade parking
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will not be located along Kalakaua Avenue but be located as far back on the property as possible.
Street frontages of the exposed parking areas will be generously landscaped and screened to
prevent undesirable views from the street, as well as, from above.

Qutdoor Lighting:
Outdoor lighting will be subdued and selected to prevent excess glare and light spilling onto

adjoining properties and rights-of-way.

Landscaping:
Kalakaua Avenue Landscaping. The landscaping theme in front of the Local Motion building

along Kalakaua Avenue is proposed to be extended and continued in front of the new building.
The new frontage will be landscaped with canopy form trees, coconut palms, shrubs and grassy
mounds along a meandering sidewalk that provides for pedestrian crossings at the intersections.
A 10-foot road widening designation exists along Kalakaua Avenue fronting these properties.
Therefore, the applicant will seek a deferral of road widening improvements from the City.

Niu Street and Pau Street Landscaping. The existing landscaping pattern of these streets will be
maintained. The sidewalk will be restored where existing driveways are proposed to be removed
to improve pedestrian movement. Landscaping of the planter strip within the City rights-of-way
will be grass. Trees and shrubs will be planted in the required front yards due to the lack of
sufficient planter space adjacent to the roadway.

Gateway and View Corridor:

The project is located in one of the designated “gateways” to Waikiki (Figure 6). Also, it is
located in the Fort DeRussy mauka-makai view corridor. As such, the height of the building will
be limited to the maximum 65 foot height limit imposed for this corridor. The applicant does not
anticipate utilizing the full height limit. The proposed structure will be primarily two-stories
with a height of approximately 45 feet. Additional height will be utilized for an architectural
element used to emphasize the projects prominent location. Further, although no open space is
required for Resort Commercial Precinct parcels, open space above and beyond the required
yards will be provided. Also, an articulated building facade will be provided along Niu Street
and Kalakaua Avenue through the use of yard averaging. The use of yard averaging will provide
building variation and pockets of landscaping to support the gateway concept.

4.3 Public Transit, Bicycle and Pedestrian Access

Kalakaua Avenue is designated as being a part of the regional pedestrian network as indicated in
the Primary Center Urban Development Plan Land Use Map for PUC-East.
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April 1999 Honolulu Bicycle Master Plan and Bike Plan Hawaii 2003

According to the Honolulu Bicycle Master Plan, Kalakaua Avenue is designated a “makai
corridor street” on the Regional Bike Corridor Concept Plan. Improvements are proposed to
Kalakaua Avenue between Kapahulu and Beretania, to the Kalakaua Avenue bridge, and on
Kalakaua Avenue to McCully Street as part of the Lei of Parks — Priority Two Park Links and
the makai bike corridor projects listed in the Plan. The makai bike corridor includes 26.6 miles
of projects that would provide a continuous route across the City near the water. According to
the plan, the objective and concept is to develop bike routes within each of the major travel
corridors.

According to the State Department of Transportation’s Bike Plan Hawaii 2003, the plan is a tool
to integrate bicycling into the state’s transportation system. The Plan recommends the addition
of approximately 1,722 miles of new bikeways to the statewide network. One of the Plan’s
objectives is to improve connectivity between existing and proposed facilities within
communities and increase proposed off-road paths. The Plan states that bikeway planning in the
Primary Urban Center was limited to roadways under state jurisdiction. The Plan acknowledges
that the absence of bike lanes on state roadways constitutes a key missing link in the bike
corridor from the airport to Waikiki. |

The applicant is willing to provide bike and moped parking areas with secure bike racks. At the
appropriate time in the design and construction process, the applicant will contact the Hawaii
Bicycle League for suggested enhancements to the facilities the applicant intends to provide.

Public Transit and Pedestrian Access

From the project site, public transit - The Bus - is easily accessible along Kalakaua Avenue,
Kuhio Avenue, Ala Wai Boulevard and Ala Moana Boulevard. There are numerous public city
buses that travel through Waikiki which offer access to a variety of routes throughout the city.

Pedestrian access to the site is available along the three street frontages that border the property.
The project site is at a prominent Waikiki gateway location and will offer a pedestrian scaled
well landscaped environment that will be an asset to the community.

4.4 Waikiki Neighborhood Board Presentation

A presentation was given at the May 13, 2008 meeting of the Waikiki Neighborhood Board No.
9. The Board unanimously voted to support the proposed project. The following issues were
raised by the Board and/or those in attendance. The Board was informed that these issues would
be dealt with as part of the environmental review process and the Waikiki Special District permit
process.
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Potential evening noise from restaurant patrons and back of the building

The Board made a motion to include mention of noise from the back of the building
was a concern. Response: The restaurant would be on the second floor. Any
openings within the restaurant such as those for open-aired dining would be facing
Kalakaua Avenue (away from the adjoining apartment buildings). Any dining facing
the apartment buildings would be enclosed and air conditioned. This would be true
for any dining which may occur on the ground floor as well. It was also noted that
distance is one of the greatest ways to alleviate noise, and that the proposed building
location is the furthest possible location from the adjoining apartment buildings.

Security on-site prior to construction

A Board member expressed concern over security of the parking lot after hours as
parking lots have been an area for drinking, drugs and other nuisance activity.
Response: The applicant will consider locking up the parking area after hours to
discourage vehicles from entering.

Project design
Board members asked if the new building would replicate the design of the existing

building, and noted that the Local Motion building had received architectural awards.
Response: The new project will be compatible to and contain similar characteristic to
the existing Local Motion building.

At the end of the presentation, the Board voted unanimously 15-0-0- to support the proposed
project. '

June 2008 — page 61



FINAL ENVIRONMENTAL ASSESSMENT
1944 Kalakaua Avenue Project, TMK (1) 2-6-014: 001, 004, 006, 007, 008, 019, 058, Waikiki, Oahu, Hawaii

5. DETERMINATION AND COMPLIANCE

A. State - Finding of No Significant Impact
(Chapter 343, HRS and Title 11, Chapter 200, HAR)

B. Applicant
American Commercial Equities Three, LL.C

C. Accepting Authority
City and County of Honolulu, Department of Planning and Permitting

D. Determination and Reasons Supporting Determination

Potential impacts have been evaluated and are addressed in terms of how the proposed project
relates to the thirteen significance criteria outlined in Chapter 343, Hawaii Revised Statues and
Section 11-200-12, State Administrative Rules, Contents of Environmental Assessments, the
project will not result in significant adverse effects on the natural or human environment. A
Finding of No Significant Impact (FONSI) is anticipated. This determination is based on the
assessment of the project in relation to the thirteen significance criteria below:

1. Involve an irrevocable commitment to loss or destruction of any natural or cultural
resource;

The subject property does not contain any significant flora or fauna. No known cultural
resources are located on the property. No impacts to natural or cultural resources are
anticipated due to the proposed project.

2. Curtail the range of beneficial uses of the environment;

The proposed project is consistent with the City and County’s zoning ordinance and the
Waikiki Special District precinct designations, guidelines and design controls. The
proposed project will not curtail the beneficial uses of the environment. The proposed
project involves the development of a vacant area designated as a gateway to Waikiki.
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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 long-term environmental policies or goals or
guidelines of the State of Hawaii. The project’s potential impacts are primarily short-
term temporary impacts associated with construction of the new building. These can be
mitigated through adherence to standard construction mitigation, following State and
County Rules and Regulations for construction practices and by implementing Best

Management Practices.

Substantially affect the economic welfare, social welfare, and cultural practices of

the community or State;

The proposed project would provide short-term economic benefits in the form of
construction jobs, and provide long-term employment associated with the operation of the
development. The proposed project will benefit the social welfare of the area by
developing a vacant area designated as a gateway to Waikiki. No known cultural

practices of the community or State will be impacted by the proposed project.

Substantially affect public health;

There are no public health concerns relating to the construction of the proposed facility.
Operation of the restaurant will have to comply with applicable State DOH requirements

for dining establishments.

Involve substantial secondary impacts, such as population changes or effects on

public facilities;

There are no anticipated secondary impacts to population or public facilities. The

proposed facility does not significantly impact public services or public facilities.

Involve a substantial degradation of environmental quality;

Construction activities associated with the proposed project are anticipated to result in
short-term impacts to noise levels, air quality, water quality and traffic in the immediate
vicinity of the project site. Mitigation measures will be implemented during construction
in order to minimize impacts. The proposed project is consistent with the property’s

zoning designation. No long-term degradation of environmental quality is anticipated.
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Is individually limited but cumulatively has considerable effects upon the
environment or involves a commitment for larger actions;

No cumulative effects are anticipated. The proposed project involves only the
development of the new building and the associated parking area. No changes are

proposed for the existing Local Motion building.

Substantially affect a rare, threatened, or endangered species, or its habitat;

The project site has been previously disturbed and developed. There are no known

endangered, threatened, or rare plants or animal species at or near the subject property.

Detrimentally affect air or water quality or ambient noise levels;

Construction activities associated with the proposed project are anticipated to result in
short-term impacts to noise levels, air quality, water quality and traffic in the immediate
vicinity of the project site. Mitigation measures will be implemented during construction
in order to minimize impacts. Operation of the proposed facility will have no significant

long-term impacts on air or water quality or ambient noise levels in the vicinity.

Affect or is likely to suffer damage by being located in an environmentally sensitive
area such as a flood plain, tsunami zone, beach, erosion-prone area, geologically

hazardous land, estuary, fresh water, or coastal waters;

The project site lies within the 100-year flood zone designated AO on the National Flood
Insurance Rate Map #15003C0370, revised September 30, 2004 prepared by the Federal
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. For the project site, the AO flood

zone has an average flood depth of 2 feet.

Substantially affect scenic vistas and view planes identified in county or state plans

or studies; or

The proposed project is intended to enhance the property which is designated as a
gateway to Waikiki and is within the Fort DeRussy View Corridor. The new building
will