
LÄÿIE INN REDEVELOPMENT 
Läÿie, Koÿolau Loa District, Oÿahu, Hawaiÿi 

 
TMKs:  5-5-006:39 & 40 

 
 

 
 

 
Final Draft Environmental Assessment 

 
 

 
Applicant: 

 
Hawaiÿi Reserves, Inc. 

Läÿie, Hawaiÿi 
 
 
 

Prepared by: 
Group 70 International, Inc. 

Architecture • Planning • Interior Design • Environmental Services 
925 Bethel Street, Fifth Floor 

Honolulu, HI 96813 

 
 

July January 2008 



LÄÿIE INN REDEVELOPMENT 
Läÿie, Koÿolau Loa District, Oÿahu, Hawaiÿi 

 
TMKs:  5-5-006:39 & 40 

 
 
 
 

Final Draft Environmental Assessment 
 

 
 
 

This environmental document is prepared pursuant to Chapter 200 of Title 11, 
Administrative Rules, Department of Health, “Environmental Impact Statement Rules” 

 
 

 
 
 

 
Applicant: 

 
Hawaiÿi Reserves, Inc. 

Läÿie, Hawaiÿi 
 
 

Approving Agency: 
City and County of Honolulu 

Department of Planning and Permitting 
 
 

Prepared by: 
Group 70 International, Inc. 

Architecture • Planning • Interior Design • Environmental Services 
925 Bethel Street, Fifth Floor 

Honolulu, HI 96813 

 
 

July January 2008 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

i 

 
TABLE OF CONTENTS 

 
SECTION PAGE 
 
List of Appendices .................................................................................................................................. iii 
List of Figures .......................................................................................................................................... iv 
List of Tables ............................................................................................................................................. v 
 
1.0 GENERAL INFORMATION ................................................................................................ 1-1 

1.1 Applicant and Action ................................................................................................. 1-1 
1.2 Project Summary......................................................................................................... 1-1 
1.3 Contents of the Environmental Assessment ........................................................... 1-2 
1.4 Agencies and Organizations Consulted During the Process.............................. 1-10 
1.5 Project Timetable....................................................................................................... 1-10 
1.6 Anticipated Determination...................................................................................... 1-10 

 
2.0 DESCRIPTION OF THE PROPOSED ACTION .............................................................. 2-1 

2.1 Purpose and Need ...................................................................................................... 2-1 
2.2 Market Demand .......................................................................................................... 2-2 
2.3  Description of Proposed Project ............................................................................... 2-3 

  2.3.1  Buildings ......................................................................................................... 2-6 
  2.3.2 Capacity........................................................................................................... 2-7 
  2.3.32  Infrastructure.................................................................................................. 2-8 
  2.3.43  Construction Characteristics, Including Demolition .............................. 2-10 

  2.3.54  Access, Parking and Pathways................................................................... 2-11 
2.4  Construction Costs and Schedule........................................................................... 2-12 
2.5  Land Use Approvals................................................................................................. 2-12 

  2.5.1  Parcel Consolidation and Zoning District Boundary Amendment ...... 2-12 
  2.5.2  Special Management Area Use Permit (SMP).......................................... 2-12 
  2.5.3 Amendment of Plan Development Resort (PD-R) Approval ................ 2-12 
  2.5.4 Other Permits Required for Construction ................................................ 2-12 
 

3.0 AFFECTED ENVIRONMENT AND POTENTIAL IMPACTS ...................................... 3-1 
3.1  Land Ownership, Use and Regulation..................................................................... 3-1 
 3.1.1  Land Use ......................................................................................................... 3-1 
 3.1.2  Ownership ...................................................................................................... 3-1 
 3.1.3  Regulation ....................................................................................................... 3-7 
 3.1.4  Potential Impacts............................................................................................ 3-7 
3.2 Physical Environment ................................................................................................ 3-8 
 3.2.1.  Soils and Agricultural Potential................................................................... 3-8 
 3.2.2  Topography .................................................................................................... 3-8 
 3.2.3  Natural Hazards........................................................................................... 3-11 
 3.2.4  Potential Impacts.......................................................................................... 3-13 
3.3 Water Resources........................................................................................................ 3-13 
 3.3.1 Surface Water and Storm Water Management ........................................ 3-13 
 3.3.2 Groundwater ................................................................................................ 3-14 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

ii 

 3.3.3 Potential Impacts to Water Resources...................................................... .3-16 
 3.4 Biological Resources ................................................................................................. 3-16 
  3.4.1 Flora ............................................................................................................... 3-16 
  3.4.2 Fauna ............................................................................................................. 3-16 
  3.4.3 Potential Impacts on Biological Resources.............................................. .3-16 
 3.5  Archeological and Cultural Resources................................................................... 3-18 
  3.5.1 Archeological Resources ............................................................................. 3-18 
  3.5.2 Cultural Resources....................................................................................... 3-18 
  3.5.3 Potential Impact on Archeological and Cultural Resources .................. 3-19 
 3.6  Waste Management .................................................................................................. 3-19 
  3.6.1  Wastewater ................................................................................................... 3-19 
  3.6.2  Solid Waste ................................................................................................... 3-20 
  3.6.3 Potential Impacts on Waste Management ................................................ 3-21 
 3.7 Traffic and Parking ................................................................................................... 3-21 
  3.7.1 Traffic............................................................................................................. 3-21 
  3.7.2 Parking .......................................................................................................... 3-22 
  3.7.3 Potential Impacts on Traffic and Parking................................................ .3-23 
 3.8  Public Use and Services ........................................................................................... 3-24 
  3.8.1 Beaches, Parks, and Recreational Areas ................................................... 3-24 
  3.8.2 Bicycle and Pedestrian Pathways .............................................................. 3-25 
  3.8.3 Public Services.............................................................................................. 3-25 
  3.8.4 Public Utilities .............................................................................................. 3-25 
  3.8.5 Potential Impacts to Public Use and Services .......................................... 3-25 
 3.9 Visual Resources ....................................................................................................... 3-26 
  3.9.1 Discussion ..................................................................................................... 3-26 
  3.9.2 Potential Impacts on Visual Resources ..................................................... 3-26 
 3.10 Socio-Economics........................................................................................................ 3-26 
  3.10.1 Population/Demographics......................................................................... 3-26 
  3.10.2 Economic Factors ......................................................................................... 3-28 
  3.10.3 Employment ................................................................................................. 3-29 
  3.10.4 Potential Impacts on Socio-Economic Resources .................................... 3-30 
 3.11 Ambient Noise and Air Quality.............................................................................. 3-30 
  3.11.1 Ambient Noise.............................................................................................. 3-30 
  3.11.2 Air Quality .................................................................................................... 3-30 
  3.11.3 Potential Impacts to Ambient Noise and Air Quality ............................ 3-30 
 3.12 Potential Cumulative and Secondary Impacts ..................................................... 3-31 
 
4.0 CONFORMANCE WITH PLANS, POLICIES AND PROGRAMS .............................. 4-1 
 4.1  Hawai’i State Plan....................................................................................................... 4-1 
  4.1.1 Economy-Visitor Industry ............................................................................ 4-1 
  4.1.2 Physical Environment ................................................................................... 4-1 
  4.1.3 Facility Systems.............................................................................................. 4-2 
  4.1.4 Socio-cultural.................................................................................................. 4-2 
 4.2 General Plan for the City and County of Honolulu............................................... 4-2 
  4.2.1 Population....................................................................................................... 4-2 
  4.2.2 Economic Activity.......................................................................................... 4-2 
  4.2.3 Natural Environment .................................................................................... 4-3 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

iii 

  4.2.4 Transportation and Utilities ......................................................................... 4-4 
  4.2.5 Energy.............................................................................................................. 4-4 
  4.2.6 Physical Development and Urban Design ................................................. 4-5 
  4.2.7 Culture and Recreation ................................................................................. 4-5 
 4.3 Koÿolau Loa Sustainable Communities Plan........................................................... 4-6 
 4.4 Hawai’i Coastal Zone Management Program ...................................................... 4-13 
  4.4.1 Recreational Resources................................................................................ 4-13 
  4.4.2 Historic Resources ....................................................................................... 4-15 
  4.4.3 Scenic and Open Space Resources............................................................. 4-15 
  4.4.4 Coastal Ecosystems...................................................................................... 4-16 
  4.4.5 Economic Uses.............................................................................................. 4-16 
  4.4.6 Coastal Hazards ........................................................................................... 4-17 
  4.4.7 Managing Development ............................................................................. 4-17 
 4.5 SMA Guidelines (Section 25-3.2, ROH) ................................................................. 4-18 
 
5.0 ALTERNATIVES .................................................................................................................... 5-1 
 5.1 No Action Alternative ................................................................................................ 5-1 
 5.2 Reconstruction or Renovation Alternative.............................................................. 5-1 
 5.32 Higher Density Resort Development Alternative .................................................. 5-1 
 5.43 PCC Expansion Alternative....................................................................................... 5-2 
 5.54 Comparative Summary of Potential Impacts.......................................................... 5-2 
 
6.0 FINDINGS AND REASONS SUPPORTING  

ANTICIPATED DETERMINATION.................................................................................. 6-1 
 6.1 Support for Determination ........................................................................................ 6-1 
 6.2 Anticipated Determination........................................................................................ 6-3 
 
7.0 REFERENCES .......................................................................................................................... 7-1 
  

 
LIST OF APPENDICES 

 
A Market Analysis 
B Läÿie Inn Redevelopment Project Investigation of Sewer and Water Requirements 
C Läÿie Inn Storm Water Report – Drainage Calculations 
D Archaeological Assessment 2004 
E Cultural Impact Assessment 2004 
F Traffic Impact Analysis Report 
G Läÿie Beach Count Report 
H Draft Environmental Assessment Comment Letters and Responses 

 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

iv 

LIST OF FIGURES 
 
Figure Page 
1.1 Project Location Map..............................................................................................................1-3 
1.2 Aerial Photo with Existing Conditions ................................................................................1-4 
1.3 Tax Map Key............................................................................................................................1-5 
1.4 State Land Use Designation Map .........................................................................................1-6 
1.5 Zoning Map .............................................................................................................................1-7 
1.6 Koÿolau Loa Sustainable Communities Plan.......................................................................1-8 
1.7 Special Management Area Map............................................................................................1-9 
2.1 Preliminary Site Plan ..............................................................................................................2-4 
2.2 Conceptual Rendering of Guest Building B from Entry....................................................2-5 
2.3 Conceptual Rendering of Restaurant and Banquet/Meeting Room Buildings .............2-6 
2.4 Pedestrian/Bicycle Path fronting PCC ..............................................................................2-10 
2.5 Parcel Consolidation and Zoning District Boundary Amendment Map ......................2-14 
2.6 Existing and Proposed Planned Development Resort Area ...........................................2-15 
3.1 Photo Key.................................................................................................................................3-2 
3.2 View north from PCC to McDonald’s and the Chevron access road ..............................3-3 
3.3 View south to McDonald’s restaurant from Läÿie Inn .......................................................3-3 
3.4 View northwest to the Chevron Station form Kamehameha Highway ..........................3-4 
3.5 View northwest to southern end of Läÿie Inn .....................................................................3-4 
3.6 View northwest along Kamehameha Highway and the northern vacant area..............3-5 
3.7 View southeast to vacant portion area.................................................................................3-5 
3.8 View east to ocean from existing Läÿie Inn..........................................................................3-6 
3.9 View east to existing public beach access............................................................................3-6 
3.10 Soils Map..................................................................................................................................3-9 
3.11 Topography ...........................................................................................................................3-10 
3.12 Flood Hazard Zones .............................................................................................................3-12 
3.13 Wailele Watershed ................................................................................................................3-15 
3.14 Groundwater Protection ......................................................................................................3-17 
4.1 Koÿolau Loa Sustainable Communities Plan – Land Use Map (1999) .............................4-7 
 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

v 

LIST OF TABLES 
Table Page 
2-1 Hotel Unit Summary ..............................................................................................................2-6 
2-21 Project Floor Area (GSF) ........................................................................................................2-7 
2-3 Hotel Capacity.........................................................................................................................2-7 
2-4 Restaurant Capacity................................................................................................................2-8 
3-1 TMK Parcel Numbers and Areas..........................................................................................3-1 
3-2 Estimated Solid Waste Generation .....................................................................................3-20 
3-3 Parking Summary .................................................................................................................3-23 
3-43 Trip Generation Characteristics ..........................................................................................3-24 
3-54 Population of Läÿie Inn Study Area* 1990-2000 ................................................................3-27 
3-65 Population of City and County of Honolulu 1990-2000 ..................................................3-27 
3-76 Population Data by Race 1990-2000....................................................................................3-28 
3-87 Unemployment Data 1990-2000..........................................................................................3-29 
3-98 Median Household Income 1989/1999 in Läÿie Inn Study Area....................................3-29 
3-109 Median Household Income 1989/1999 in County ...........................................................3-29 
 
 



1.0  General Information 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

1 - 1 

1.0 GENERAL INFORMATION 

1.1 APPLICANT AND ACTION 

Hawai’i Reserves, Inc. (HRI) proposes to redevelop the Läÿie Inn in Läÿie, Koÿolau Loa, and on 
O’ahu (Figure 1.1) with a new 220-room hotel with amenities including a restaurant, 
banquet/meeting facility, and swimming pool.  The existing 49 unit Läÿie Inn was developed in 
19635, but the quality of accommodation and the structure has deteriorated.   

An Environmental Assessment (EA) is being prepared for the project because: 1) The entire 
project is located within the City and County of Honolulu’s (County) Special Management Area 
(SMA), requiring a Special Management Area Use Permit (SMP) from the County; and 2) traffic 
mitigation measures being considered will require lane modifications of Kamehameha 
Highway, State Highway 83.  The EA was prepared in compliance with Hawaiÿi Revised 
Statutes (HRS) Chapter 343, as amended, and Hawaiÿi Administrative Rules (HAR) Chapter 200, 
Title 11.   

1.2 PROJECT SUMMARY 

SMA Permitting Agency/  
EA Accepting Authority: 

 
County Department of Planning and Permitting (DPP) 

Applicant: Hawai’i Reserves, Inc. (HRI) 
55-510 Kamehameha Highway 
Läÿie, HI  96762-1193 
Contact: Eric Marler 
 Executive Vice President and Chief Financial Officer 
Telephone: 808-293-6426 

Recorded Fee Owner: Property Reserve, Inc. (PRI) 
55-510 Kamehameha Highway 
Läÿie, HI  96762-1193 
Telephone: 808-293-6426 

Planning and 
Environmental 
Consultant: 

Group 70 International, Inc. 
925 Bethel Street, Fifth Floor 
Honolulu, HI  96813 
Contact:  Jeffrey Overton, AICP, LEED AP 
Telephone: 808-523-5866 

Existing Uses: Läÿie Inn, Chevron Station, McDonald’s  

Planned Uses:                       Läie Inn, Chevron Station, McDonald’s  

Project Area:  
(Figure 1.1) 

Approximately 9.5 total acres  

Tax Map Key Parcels: 
(Figure 1.3) 

5-5-006:39 and 40 
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State Land Use District: 
(Figure 1.4) 

Urban (all parcels) 

County Zoning - Resort: 
(Figure 1.5) 

Existing: Läÿie Inn; Chevron and McDonald’s parcels; 
Community Business (B-2): vacant area at north end of site 

Planned Development-
Resort  

71/PDR7 

Ko’olau Loa Sustainable 
Communities Plan 
(Figure 1.6) 

Resort 

Special Management 
Area: (Figure 1.7) 

Within the Special Management Area 

 

1.3 CONTENTS OF THE ENVIRONMENTAL ASSESSMENT 

This Environmental Assessment is presented in seven sections as follows:  Section 1 includes 
information on the project.  Section 2 describes the proposed project; Section 3 describes the 
environment affected by the project, potential impacts and mitigation measures; Section 4 
summarizes project conformance and consistency with existing plans, policies and programs 
including SMA guidelines; Section 5 describes alternatives considered; Section 6 provides 
findings and reasons that support the anticipated determination; and a list of references is 
provided in Section 7.  Appendices include supporting technical reports.  SMA application 
exhibits are unavailable at this time.   
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Figure 1.1 Project Location Map 
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Figure 1.2 Aerial Photo with Existing Conditions 
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Figure 1.3 Tax Map Key 
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Figure 1.4 State Land Use Designation Map 
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Figure 1.5 Zoning Map 
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Figure 1.6 Koÿolau Loa Sustainable Communities Plan 
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Figure 1.7 Special Management Area Map 
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1.4 AGENCIES AND ORGANIZATIONS CONSULTED DURING THE PROCESS 

The following list includes governmental agencies and officials, private organizations, and 
community associations who will be contacted as part of the planning for this project.  

State Agencies 

• Department of Land and Natural Resources, Historic Preservation Division  
• Department of Transportation, Highways Division 
• Office of Hawaiian Affairs 
• Department of Health, Environmental Planning Office 
• Department of Business, Economic Development & Tourism, Office of Planning 

County Agencies 

• Department of Planning and Permitting 
• Department of Transportation Services 

Elected Officials 

• House Representatives Michael Magaoay & Colleen Meyer  
• State Senator Clayton Hee 
• Council Member Barbara Marshall, District #3 (chair) 
• Council Members Donovan Dela Cruz (District #2), Todd K. Apo, Charles K. Djou, Ann 

H. Kobayashi, Rod Tam, Romy M. Cachola, Gary H. Okino, Nestor R. Garcia 

Other 

• Läÿie Community Association 
• Koÿolau Loa Neighborhood Board #28 
• North Shore Chamber of Commerce 
• The Polynesian Cultural Center 
• The Church of Jesus Christ of Latter-day Saints (LDS) Läÿie-Hawaiÿi Temple 
• Neighbors of the project site 
 

1.5 PROJECT TIMETABLE 

The current schedule for project development is for construction to commence in 2009 and be 
completed in an estimated 18-month construction period.   
 

1.6 ANTICIPATED DETERMINATION 

A Finding of No Significant Impact (FONSI) is anticipated.  The anticipated direct, indirect or 
cumulative adverse effects are minor; therefore, an Environmental Impact Statement (EIS) is not 
required. 



2.0  Project Description 
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2.0 PROJECT DESCRIPTION 
 
This section describes the purpose and need for the project, market demand, technical 
description of the project, and economic and social characteristics.  

2.1 PURPOSE AND NEED 

The existing Läÿie Inn, built in 19635 as Laniloa Lodge, provides 49 hotel rooms.  The two story 
hotel has a surrounding courtyard with a swimming pool.  Room types consist of double-
double bedrooms with a maximum capacity of five people and queen/king bedrooms with both 
having a maximum capacity of three people.  Each room has a lanai on the courtyard and 
limited amenities.  There are about 10 full-time employees who are currently employed by the 
Inn.   

The Inn has deteriorated and occupancy has declined with the quality of accommodation.  
There is a demand for new quality accommodations in the area.  Guests will include visitors to 
Polynesian Cultural Center (PCC), Brigham Young University-Hawaiÿi (BYU- Hawaiÿi) and the 
Church of Jesus Christ of Latter-Day Saints (LDS) Läÿie-Hawai’i Temple as well as O’ahu 
tourists seeking an alternative to Waikïkï.     

In addition to providing quality accommodations for area guests, the redeveloped hotel will 
provide significant employment opportunities for local residents and immense educational 
opportunities for students of the neighboring university campus.  BYU-Hawaiÿi students will be 
able to work and intern at the new hotel, giving them real world on-the-job training and 
certification opportunities not available in a classroom setting.  This value added feature will 
benefit both the college students and the new hotel. 

PCC, BYU-Hawaiÿi, and the LDS Läÿie-Hawai’i Temple attract visitors to the area who do not 
stay in Läÿie due to a lack of accommodations. Since PCC opened in 1963, it has become one of 
the most visited tourist attractions on O’ahu.  Show tickets sell out daily and, based on ticket 
counts, PCC has close to 2,500 3,000 visitors daily (approximately 750,000 1,095,000 visitors per 
year). Most of the tourists visiting PCC stay in Waikïkï, though many prefer an overnight stay 
near PCC to avoid the long travel distance. BYU-Hawaiÿi also attracts many visitors. It is a four-
year college with an annual enrollment of approximately 2,4000 students from numerous 
countries around the world. The majority of BYU-Hawaiÿi’s students (60 percent) are from the 
Pacific Rim (Samoa, New Zealand, Fiji, Tonga, Easter Island, and Marquesas).  Many students’ 
families travel great distances to visit their students and have few accommodations near 
campus. The Temple is also one of the most heavily visited landmarks in O’ahu. Approximately 
115,000 110,000 people visit the Temple’s Visitor Center yearly. Likewise, a very small 
percentage of Temple visitors are accommodated in Läÿie due to a poor supply of lodging.   

With the proposed hotel redevelopment action, visitors will spend more time in the area and 
increase the economic vitality not only of Läÿie, but the economically challenged Koÿolau Loa 
region.  Besides direct benefits to the PCC, students in BYU-Hawaii’s hospitality program, and 
potential employees in the area, residual benefits to various businesses up and down the coast 
will occur as overall visitor expenditures increase.  Through the purchase of goods and services 
at Koÿolau Loa businesses, additional discretionary spending will provide revenue needed to 
capture the economic potential of the region, thereby supporting the broader community and 
benefiting the region’s economy.  Annual guest expenditures are estimated to be about $28 
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million annually, and the project is expected to provide an estimated $8 million in net public 
benefits. 

2.2 MARKET DEMAND 

The Hallstrom Group, Inc. conducted a detailed market analysis to assess the feasibility of 
constructing and operating a hotel in Läÿie (Appendix A).  Their findings indicate that there is a 
market for higher quality accommodations in the vicinity of PCC.   

Oÿahu’s visitor industry is focused toward the Waikïkï urban resort district, which contains 
nearly 90 percent of the lodging units on the island (31,766 of 36,200 units) and receives 
upwards of 85 percent of more than $5 billion in visitor expenditures on Oÿahu each year.  
However, portions of Waikïkï are aging, have a lessening appeal among some return travelers, 
and have a strict cap on the number of allowable hotel rooms, with less than 1,000 more units 
permitted to be built.  Many visitors are seeking alternative vacation experiences, developers 
are looking for sites in other Hawai’i locations, and operators are looking for ways to increase 
their visibility and coverage of the market. 

The project site has unique characteristics that will allow a well-designed and marketed facility 
to capture an economic share of the competitive sector.  It is adjacent to the most visited 
privately-owned visitor attraction in the state, PCC.  The Läÿie location is also within a scenic 
region offering a distinctly rural, non-Waikïkï, Hawaiian ambience.    

The proposed development would capitalize on the emerging Hawaiian lodging industry trend 
of smaller, lower-amenity, competitively-priced accommodations located in suburban 
communities outside of established resort destinations.  There are several projects on O’ahu and 
neighboring islands that model design and operation patterns of successful mainland limited 
service hotels with national "name/flag" affiliation.   

The probable guest demographic for a redeveloped Läÿie Inn, assuming competent 
management, marketing and affiliation, is likely to be predominately domestic visitors, divided 
primarily between: 

• Younger, active, independently-traveling couples and families who are either return 
visitors to O’ahu or attracted by the operator's brand.  These patrons would be seeking a 
competitively-priced, low-intensity, outdoor-oriented, non-Waikïkï/resort vacation 
experience.  Few visitors of this segment currently stay at accommodations in the study 
area. 

• Mixed-aged and seniors traveling to a defined destination in Läÿie (PCC, the LDS 
Hawaiÿi Temple, BYU-Hawaiÿi, or family/friends), often in groups or within peak 
periods.  Pricing, ease of access, supporting facilities, and quiet, quality and cleanliness 
are primary concerns of this group.  Presently, this segment either stays at the existing 
Läÿie Inn, Turtle Bay Resort, or in Waikïkï. 

To address the expectations/needs of these guests, the redevelopment of Läÿie Inn is designed 
with moderately spacious units in a low-key setting having lawn/playground areas, limited 
(cost-efficient) amenities, and a quality beachfront experience.  Marketing tie-ins with the PCC 
and other windward/North Shore activities and destinations, and service and meeting space 
agreements with the restaurant will help to offer a more comprehensive vacation destination. 

The existing operation fails to capture the economic potential of the site and the hotel 
accommodation demand of the area.  The existing Läÿie Inn with its 49 rooms was built in 19635.  
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The hotel is in degraded condition and is viewed as a lower quality accommodation.  A 
redeveloped Läÿie Inn would increase the appeal, exposure, and flow of visitor dollars into the 
local community and the development itself.  Based upon market research data, the 220 hotel 
rooms transient vacation units would be absorbed and well utilized.   

A supplemental letter from the Hallstrom Group, included with Appendix A, concludes that the 
findings presented in the 2004 Market Study are valid and continue to support the 
redevelopment project.  While some micro (near-term) market conditions may have changed, 
the fundamental macro (long-term) conditions and demand factors regarding the hotel 
redevelopment project are substantially unchanged. 

2.3 DESCRIPTION OF PROPOSED PROJECT 

A preliminary site plan for the redevelopment of the existing Resort-zoned Läÿie Inn site, 
located ma uka (inland) of Kamehameha Highway, shown on Figure 2.1.  Perspective 
renderings of the guestroom buildings and Banquet/Meeting room buildings are shown in 
Figures 2.2 and 2.3.   
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Figure 2.1 Preliminary Site Plan 
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Figure 2.2  Conceptual Rendering of Guest Building B from Entry 
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Figure 2.3  Conceptual Rendering of Restaurant and Banquet/Meeting Room Buildings 
 
2.3.1 Buildings 

The Läÿie Inn redevelopment project will include demolition of existing structures and 
construction of a variety of new buildings.  The site will be developed with a three-story guest 
unit building with an integrated one story reception area at the southern end of the building, 
one pool, and a one story banquet/kitchen/meeting facility. The restaurant and 
banquet/meeting facility will be open to the general public.  There will be a new McDonald’s 
and Chevron station at the northern end of the site.  The future retail area will target new hotel 
guests and patrons of McDonald’s and Chevron.  Likely occupants include food/drink 
establishments and apparel, gift and other specialty type stores.  All single-story buildings are 
in keeping with the Polynesian architectural theme of PCC.  The Polynesian architectural design 
elements include dominant steep roof forms, articulated wooden beam structure, open air 
veranda with broad overhanging eaves, tapa patterns and botanical grille work.  The hotel is 
monarchy/territorial, characterized by pitched roofs, roof overhangs, stucco walls and lanais. 
The materials of all buildings will be complimentary to the Polynesian architecture of PCC.  The 
intent is to unify the hotel site and the PCC into essentially one campus through shared Pacific 
Island theming. 

Hotel Rooms 

The project will provide 220 hotel rooms in a three-story “U”-shaped building (Figure 2.1).   The 
vacation units will be a mixture of studios and, one bedroom, and two bedroom units each, 
some with a lanai.  Refer to Table 2-1 for a summary of the hotel unit types.  There will be 10 
units that are Americans with Disabilities Act (ADA) accessible.  Three elevators will serve both 
guests and hotel staff.   

Table 2-1 
Hotel Unit Summary 

Hotel Unit Type Total No. of Type Studio/One Bedroom 
King Guestroom 63 63 Studio 
Queen-Queen Guestroom 149 149 Studio 
Suite A King Guestroom 4 4 One Bedroom 
Suite B King Guestroom 4 4 One Bedroom 

Total 220 212 Studio/8 One Bedroom 
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Amenities 

There will be an integrated one story reception area located at the southern end of the vacation 
unit building. This area will include an exercise room, gift/sundries shop, laundry facilities, 
and restrooms.   

A swimming pool with water slide will be constructed in the central courtyard adjacent to the 
reception area.    

A banquet/meeting building will be a stand alone building located south of the lobby area.  A 
stand alone building will be located near the project entry.  Non-guests will be welcome to dine 
at the restaurant.  The banquet/meeting rooms and catering services will be available for a fee 
to the public for receptions, reunions, parties, meetings and other events.     

The existing McDonald’s restaurant and Chevron station at the southern portion will be 
demolished and a new McDonald’s and Chevron and with a car wash will be relocated from the 
southern portion of be built in the project area to the northern portion, adjacent to Naniloa 
Loop. 

Redevelopment of the project site will provide approximately 167,050 156,350 gross square feet 
(GSF) of floor area, including 135,000 GSF for the hotel rooms.  Refer to Table 2-21 for a 
summary of the project site facility program areas.   

Table 2-21 
Project Floor Area (GSF) 

Building Floor Area 
Gross Square Feet (GSF) 

220 Hotel rooms 135,000 
Restaurant/Kitchen/Banquet/Lanai 9,000 
McDonald’s 4,200  3,500 
Chevron 3,850 
Retail (future) 15,000 

Total Floor Area 167,050 156,350 
 

2.3.2 Capacity 

At full occupancy, the on-site guest population will be approximately 548.  The assumed 
breakdown of guests is listed below.  
 

Table 2-3 
Hotel Capacity 

Hotel Capacity = 548 persons 
212 rooms w/ 2 person occupancy = 424 persons 
8 suites w/ 3 person occupancy = 24 persons 
Meeting Room/Banquet = 3,000 SF, occupancy at 15 SF/person = 200 persons 
(assume 50% from hotel; +100 persons) 
Lobby areas are accessory to rooms, therefore no additional capacity 

 *Occupancy numbers may be higher per room 
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The anticipated occupancy rates for the hotel vary depending upon the season.  Based on the 
Hawaii Data Book (2006 –Revised), peak tourist accommodation seasons will be the summer 
months (June, July, August) and during events such as BYU-Hawaiÿi graduation (June, 
December).  The anticipated occupancy rates are 75% of the full capacity of the hotel, meeting 
room/banquet area and restaurant.  The anticipated capacity of the restaurant is 205 people as 
shown below in Table 2-4.   
 

Table 2-4 
Restaurant Capacity 

Restaurant = 4,000 SF (3,000 seating, 1,000 kitchen) = 205 persons 
Seating area = 3,000 SF at occupancy 15SF/person = 200 persons 
Kitchen = 1,000 SF at occupancy 200SF/person = 5 persons 

 
The new and relocated McDonald’s restaurant anticipates a comparable amount of customers 
and business activity to its current operation with a modest increase.  The McDonald’s 
restaurant will be approximately 2,400 SF, with a seating capacity of approximately 90 people.  
The carrying capacity of Chevron including the store and fueling stations is approximately 42 
people.   

The estimated number of people at the hotel after redevelopment is approximately 516, using an 
anticipated occupancy rate of 75%.  This rate is a median percentage to address peak and off-
peak seasons of the year, and includes the guests and employees of hotel and restaurant. The 
meeting room/banquet area will be typically used on special occasions, and is not factored into 
the estimated number above.   

2.3.32 Infrastructure 

The existing Läÿie Inn has water and electric service, sewer connections, and solid waste 
collection services.  The following section describes the physical characteristics of these site 
utilities with the redevelopment of the site.  R.M. Towill Corporation (May 2007) has completed 
infrastructure assessments for the project and their complete reports included in the 
appendices.  Appendix B presents wastewater and water requirements and Appendix C presents 
drainage requirements. 

Water 

Existing potable water service is provided by Läÿie Water Company.  The project will tap 
directly into the existing Läÿie Water Company main for their potable water demand.  An 8-inch 
water main runs from Naniloa Loop along Iÿosepa Road between PCC and the project site.  
Branching off of the main line are 6-inch lines serving the existing Läÿie Inn, Chevron Station 
and McDonald’s.  Appendix B presents an analysis of the water supply for the project. 

At full build-out and occupancy, the proposed facilities demand will require approximately 
88,700 gallons per day (gpd) of potable water.  As development plans progress, fire protection 
requirements will be coordinated with the Honolulu Fire Department’s Fire Prevention Bureau. 
Fire hydrants will be provided for emergency fire suppression.  There is adequate capacity and 
pressure in the existing Läÿie Water Company system to serve the project requirements.  A new 
8-inch connection will be made at Naniloa Loop for the project site.  Specific storage and 
distribution requirements of the new facilities will be addressed with the Läÿie Water Company. 
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There is a recycled water distribution system at PCC that will be extended to the redevelopment 
area for landscape irrigation.  

Wastewater 

The existing Läÿie Inn, McDonald’s and Chevron station are served by an 8-inch sewer line that 
connects to a 12-inch PCC sewer line.  Wastewater from the project is collected and treated at 
the City and County of Honolulu operated Läÿie Water Reclamation Facility (WRF).  Existing 
peak flows are 650,000 gpd.  Appendix B presents the wastewater management plan. 

The redeveloped hotel inn will continue to be served by an extension and rerouting of the 
existing 8-inch sewer that connects to the 12-inch PCC sewer.  At full build-out and occupancy, 
the project facilities are anticipated to produce approximately 181,100 gpd during peak wet 
weather flow at full development.  Average dry weather flow is estimated at 52,400 gallons per 
day.  Peak flows will be reduced with the use of low-flow fixtures.  The Läÿie WRF has adequate 
capacity to accommodate wastewater flows from the project.   

Drainage System 

The highpoint of the site is the center of the hotel inn development and storm water runoff sheet 
flows to the edges of the developed area.  On the north side the flow toward Naniloa Loop and 
on southern side the storm water generally flows from the buildings to Kamehameha Highway.  
Storm water runoff from the project is estimated to be 21 cubic feet per second (CFS) in a 50-
year recurrence interval greater than the existing 18.5 CFS.  Appendix C presents the analysis of 
drainage conditions. 

There is one municipal storm drain system on the north (Kahuku) side of Läÿie, next to 
Kahawainui Stream and There is no municipal storm sewer in Läÿie, but there are two private 
drainage systems managed by HRI that are closer to the project location.  One system 
discharges at Laniloa Beach via two 42-inch drains near PCC and the other discharges at the 
Foodland Storm Water Outlet Temple Beach via a 20-foot wide open channel. The two storm 
water drainage systems in Läÿie have reached capacity for a 3 to 5 year storm event and require 
improvements for additional capacity (R.M. Towill Corporation, 2007).  Läÿie Town Drainage 
Master Plan (R.M. Towill Corporation, 2004) recommends substantial infrastructure 
improvements in the future in order to achieve adequate drainage during heavier storm events.   

The project is projected to cause an increase of 1.5 acres feet of water during a 50 year rain 
event.  The project will include underground piping designed to exfiltrate all of this increased 
storm water, 1.5 acre feet, into the ground.  There will also be piping to connect these 
exfiltration systems to the two existing private drainage systems at Naniloa Loop and PCC.  In 
the interim, the project will include an onsite underground drainage system that directs water 
to a new temporary pipeline beneath the PCC parking lot that connects to the BYU-Hawaiÿi 48-
inch drain located along the southern boundary of PCC, which discharges at Laniloa Beach.  
There will be no new discharge points into coastal waters.   The improvements will be designed 
in accordance with the County’s Rules Relating to Storm Drainage Standards (2000).  The 
project site will be graded to meet flood elevation requirements.  Offsite runoff will not enter 
the project site.  

Electricity and Communications 

Hawaiian Electric Company’s (HECO) overhead electrical distribution line will provide service 
to the property.  Electrical lines would be provided to the site via an underground system from 
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Figure 2.4 Pedestrian/Bicycle Path fronting 

the overhead lines along Kamehameha Highway.  Hawaiian Telcom will provide telephone and 
communication services. 

Solid Waste Disposal 

Solid waste generated by the project operation will be collected by a private hauling company 
and will be disposed at HPOWER facility or the County’s Waimänalo Gulch Landfill.  Food 
waste will be collected separately for recycling per the Revised Ordinances of Honolulu 
Chapter 9 – 3.5. 

2.3.43 Construction Characteristics, Including Demolition 

Construction will commence in 2009 and be completed within 18 months.  The site contains the 
existing Läÿie Inn, a Chevron Station and a McDonald’s, all of which will be demolished for the 
new project.  The project site will require mass grading, vegetation clearing, minor excavation 
(cut and fill), general construction, and planting and landscaping.  A brief description of each 
element is provided below. 

Vegetation Clearing, Grading and Grubbing 

The redevelopment project will affect the entire approximately 10-acre site, with the planned 
relocation of trees, as practical.  The entire site has a very slight elevation change, increasing in 
elevation at the southern portion of the site.  The project site includes the existing Läÿie Inn and 
rock wall, McDonald’s and the Chevron Station.  The undeveloped portion of the site has turf 
grass groundcover as landscaping with some ironwood and coconut trees.  The entire site will 
be cleared, grubbed, and graded to develop new facilities and landscaped open areas.  Much of 
the existing asphalt roadways will be removed.   

Where possible, trees will be preserved in place for the landscaping of the redeveloped Läÿie 
Hotel.  Healthy coconut trees that cannot stay in their current location will be transplanted and 
continue to serve as on-site landscaping.   

Excavations (Cut and Fill) 

The site is generally level with a low elevation of 6 feet at the northern end of the project site 
and a high of more than 10 feet at the southern end.  The topography will be modified and 
graded to Flood Insurance Rate Map (FIRM) elevation levels by using imported soil.  After 
raising the site grade where needed, earthwork on-site will generally consist of fine adjustments 
to site grades to allow for buildings, roadways and pathways, drainage control features, 
landscaping and open spaces.   Excavation will be required for removal of the gas station 
underground storage tanks and for construction of underground utilities and the swimming 
pool.   

General Construction 

The general construction of facilities will 
include the formation and placement of 
concrete foundations, the installation of 
mechanical equipment, the installation of 
electrical wiring and equipment, general 
carpentry work, painting and the many other 
trades and work associated with construction 
projects. 
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Planting and Landscaping 

The hotel redevelopment will increase landscape design by offering a distinctly Polynesian 
ambience.  Extensive tropical landscaping will be incorporated into the property as shown in 
(Figure 2.4).  Native plant species are planned to be included in the project landscape to further 
the rich cultural tradition in Läÿie.  A landscaped earthen berm along a bike/pedestrian path 
planned on Kamehameha Highway to provide privacy, highway noise reduction, and varied 
topographic landscape, such as canopy shade trees, will be used to shade the path and provide 
a buffer between the road and the hotel.  Existing mature coconut palms (40 feet tall or greater) 
will be relocated and utilized on the project site, as practical.  The open spaces between the 
buildings and pools will be landscaped with coconut palms and tropical shrubs.  Landscaping 
that is salt tolerant will be used at this project.   

2.3.54 Access, Parking and Pathways 

Access roadways, parking, facilities and pathways are required for the project.  The site 
currently has two driveway connections to Kamehameha Highway (Läÿie Inn and at the 
Chevron) and a retail access two roadway intersections with Kamehameha Highway (at Läÿie 
Inn and -adjacent to PCC parking).   

The two-lane Kamehameha Highway fronting the project consists of 11-foot lanes and 4-foot 
shoulders.  Naniloa Loop, at the north end of the project site, services a residential area and the 
primary route for accessing BYU-H.  Kamehameha Highway forms an unsignaled intersection 
with Naniloa Loop and the access driveways to the existing Läÿie Inn and the Chevron Station 
and McDonald’s restaurant.  Bus stops are located in both directions fronting the project site., 
They are located one directly in front of the existing Läÿie Inn, at the intersection of Naniloa 
Loop, and one across the highway at the intersection of Naniloa Loop.   

The proposed action includes work within the State highway right-of-way.  The number of 
highways accessing points to Kamehameha Highway is reduced from four to two driveways.  
The primary entrance to the redeveloped hotel Läÿie Inn will continue to be from Kamehameha 
Highway at the southern end of the site via two-lane access road (Figure 2.1).  The secondary 
access to the hotel Inn will be off Naniloa Loop.  This will be a gated entry for guests with access 
to the parking lots on the ma uka side of the guest unit building.  Naniloa Loop will also 
provide access to the McDonald’s and Chevron Station business area.  There will be a driveway 
exit for the business area at the north end of the parcel directly to Kamehameha Highway that 
will be limited to right-turns in and out.  Signalization of the Naniloa Loop/Kamehameha 
Highway intersection is anticipated to improve traffic flow and pedestrian safety.  Section 3.7 
provides a detailed assessment of traffic conditions.  

A parking summary is shown in Chapter 3, Section 3.7.2 (Table 3-3) Figure 2.1.  Approximately 
245 255 parking spaces will be provided on the project site for the overnight guests and 
employees.  Parking spaces for the patrons of the restaurant, and banquet/meeting facility, and 
future retail will total 81 105 spaces.  Overflow parking is available at PCC.  The business area at 
the northern end of the development site will have approximately 19 66 parking spaces places, 
plus space for an additional 34 spaces for future retail parking. 

As part of the Läÿie Master Plan implementation, a community pedestrian and bike path was 
constructed fronting PCC along Kamehameha Highway.  The community pedestrian and 
bicycle path is a key element in the beautification efforts for the Läÿie community.  The purpose 
of the pathway is to provide for a safer bicycle/pedestrian route along the highway.  This path 
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will be extended 1,100 feet along the Kamehameha Highway boundary of the development site.  
Improvements will be comparable to the existing path, including a paved curvilinear path, 
extensive landscaping and bollards to prevent unauthorized vehicular access.   

This portion of the path will improve views from the highway and provide a buffer between the 
highway and the Läÿie Inn redevelopment.   

2.4 CONSTRUCTION COSTS AND SCHEDULE 

The construction cost for the entire project is estimated at approximately $40 million.  
Construction will commence in 2009 and be complete in approximately 18 months.   

2.5 LAND USE APPROVALS 

Several land use and zoning approvals are required to support the project.  They are listed 
below in the order they are required. 

2.5.1 Parcel Consolidation and Zoning District Boundary Amendment 

Consolidation and re-subdivision of the parcels within the project area was completed to 
establish correct underlying boundaries for proposed Community Business (B-2) and Resort 
zoning.  Eight parcels were consolidated into the current two parcels (5-5-006:39 & 40) that 
coincide with the Community Business and Resort zoning boundaries. 

The Community Business (B-2) and Resort zoning boundaries were amended in July 2007 with 
no net change of area in these zones via a Zoning District Boundary Amendment (ZDBA) 
(Figure 2.5). 

2.5.2 Special Management Area Use Permit (SMP)  

The project site is located entirely within the SMA, as shown in Figure 1.7, and construction 
costs will exceed $125,000.  Therefore, approval of a major SMP is required from DPP and City 
Council (by resolution), pursuant to Chapter 25 Revised Ordinances of Honolulu (ROH).   
 
2.5.3 Amendment of Planned Development Resort (PD-R) Approval 

The history of the Planned Development-Resort designation for the project site and the PCC site 
began in 1962 (Ordinance No. 2258) with the creation of Resort-Hotel District 2.  The site was 
further modified for various elements of the resort and PCC uses in the early 1970’s. 

The PD-R boundary (Figure 2.6) will be adjusted to exclude the B-2 zoning areas (i.e., the 
McDonald’s and Chevron Station) in the northern portion of the development.  The planned 
changes to the Läÿie Inn’s floor area will be included in a PD-R modification.  DPP is the 
approving authority for a modification of the PD-R. 

2.5.4 Other Permits Required for Construction 

Several other approvals will be required from the County and State to implement the proposed 
action, some of which will include:   

• Building Permits (Buildings, Electrical, Plumbing), and Sidewalk/Driveway Work 
(DPP) 

• Grading, Grubbing and Stockpiling Permit (DPP) 
• National Pollutant Discharge Elimination System (NPDES) Permit – Construction Storm 

Water (State Department of Health) 
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• Sign Permits (DPP) 
• Driveway Connection to Kamehameha Highway (County Department of Transportation 

Services, State Department of Transportation, Highway Division) 

With concurrent processing of the required County land use requests, development approvals 
are anticipated to be in place for site work to begin in 2009.  
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Figure 2.5 Parcel Consolidation and Zoning District Boundary Amendment Map 
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Figure 2.6 Existing and Proposed Planned Development Resort Area 



3.0  Affected Environment and Potential Impacts 
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3.0 AFFECTED ENVIRONMENT AND POTENTIAL IMPACTS  
 

This section describes the affected environment at the project area.  Potential short- and long-
term, direct, indirect and cumulative environmental impacts are described.  Cumulative 
impacts can result from individually minor but collectively significant actions taking place over 
a period of time.  Indirect effects are impacts that are associated with, but do not result directly 
from, an activity.   

3.1 LAND OWNERSHIP, USE AND REGULATION 

3.1.1 Land Use 

Figure 3.1 is an aerial photo of existing land uses with a key to photos that show existing land 
uses.  The site is developed with a McDonald’s restaurant (Figures 3.2 and 3.3), a Chevron station 
(Figure 3.4), and Läÿie Inn (Figure 3.5).  Most of the northern portion of the site is undeveloped 
and landscaped (Figures 3.6 and 3.7).  

 
3.1.2 Ownership 

The entire project area is owned by Property Reserve, Inc. (PRI).   The parcels are listed in Table 
3-1 and shown on Figure 1.3.   

Table 3-1 
TMK Parcel Numbers and Areas 

Approximate Area Use 
Square Feet Acres 

TMK 5-5-006:39 and 40 
Vacant 198,111 4.6 
Läÿie Inn 23,885 0.6 
McDonald’s 35,772 0.8 
Chevron 23,520 0.5 
Läÿie Inn 33,081 0.8 
Roadways 94,500 2.2 

Project Area Total 408,869 9.5 
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Figure 3.1  Photo Key
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Figure 3.2 View north from PCC to McDonald’s and the Chevron access road 
 

  
Figure 3.3 View south to McDonald’s restaurant from Läÿie Inn 
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Figure 3.4 View northwest to the Chevron Station from Kamehameha Highway   
 

 
Figure 3.5 View northwest to southern end of Läÿie Inn 
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Figure 3.6 View northwest along Kamehameha Highway and the northern vacant area 

 

 
Figure 3.7 View southwest to vacant portion area 
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Figure 3.8 View east to ocean from existing Läÿie Inn 
 
 

 
Figure 3.9 View east to existing public beach access 
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The surrounding Läÿie community is a primarily low to medium density residential area with 
small-scale commercial uses, a university, tourist/visitor attraction and a religious center.   The 
Church of Jesus Christ of Latter-Day Saints (LDS) developed and operates the town’s largest 
institutions including BYU-Hawai’i, the LDS Läÿie-Hawai’i Temple, and PCC, all located ma 
uka of Kamehameha Highway.   

The nearby Läÿie Village Shopping Center includes locally-owned and national chain retail and 
service businesses.  The center includes Foodland supermarket, various restaurants (i.e., L&L 
Drive Inn, Subway, Pizza Hut/Taco Bell, Läÿie Chop Suey), retail businesses (Ace Hardware 
Hawai’i, NAPA, Bank of Hawai’i, Wallace Theater), doctor offices and other services.  Other 
uses within the project region are inland and beach front residences, Läÿie Elementary School, 
agricultural land, and the beach parks of Mälaekahana State Recreation Area, Läÿie Point State 
Wayside, Kokololio Beach and Pounder’s Beach.  The Kuilima Resort and Turtle Bay Hilton 
Hotel are located approximately 7 miles north of Läÿie Inn past Kahuku.  The project site is 
roughly equidistant (approximately 20 15 miles) from the next closest commercial centers of 
Haleÿiwa and Käneÿohe. Läÿie is the employment center of Koÿolau Loa. 

3.1.3 Regulation 

The entire project area and adjacent properties are within the State Urban Land Use District and 
the State’s Coastal Zone Management Area.   

The entire site is within the SMA. The Chevron station, McDonald’s restaurant and Läÿie Inn are 
within the Resort district.  The vacant areas north of the Inn are zoned Community Business (B-
2), in preparation for relocation of the Chevron station and McDonald’s to the corner of Naniloa 
Loop.  There is a Planned Development-Resort (PD-R) zone that encompasses the site, except 
for the Chevron Station.   

The project site is bordered by Kamehameha Highway to the east, PCC to the west, Naniloa 
Loop residential area to the north, and PCC access road and visitor parking lot area are south.  
The site is bounded by the following land uses and zoning districts as shown in Figure 1.4. 

• North: Läÿie residential community; zoned medium density (R-5) residential.  
• West: PCC; zoned Community Business (B-2).  Beyond PCC is BYU-Hawaiÿi. 
• South: PCC parking lot. Zoned Community Business (B-2).  Beyond parking lot to the 

south are State Agricultural District Lands and Wailele Stream; zoned General 
Agricultural (Ag-2). 

• East: State-owned Kamehameha Highway.  Beyond the highway are oceanfront 
residential lots; zoned medium density (R-5) residential.   

 
3.1.4 Potential Impacts 

The project will not result in new land ownership or State land use designation.  There will be 
minor changes in land use with the expansion into vacant land.  The types of land uses will not 
change, but the location of land uses will change.  TMK parcel consolidation and subdivision 
were completed in 2007.  And zoning boundary amendments were completed in 2007.  The 
Community Business zoning in the southern portion was exchanged for an equal amount of 
Resort acreage in the northern project area.  In addition, there will be an amendment to the PD-
R boundary to exclude the new northern Chevron location, because service stations are not 
permitted uses in Resort zones.   
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No adverse short-term or long-term; or direct, indirect or cumulative impact on land 
ownership, use or regulation is anticipated and no mitigation is proposed. 

3.2 PHYSICAL ENVIRONMENT 

3.2.1 Soils and Agricultural Potential 

There are three documents that classify soil type and designate agricultural viability.  Soil types 
or classifications for the project area are based on soil surveys conducted by the USDA Soil 
Conservation Service (SCS) (Figure 3.10).  The Agricultural Lands of Importance to the State of 
Hawai’i (ALISH) designations and the University of Hawai’i Land Study Bureau (LSB) 
classifications attempt to illustrate the agricultural viability of the land based on soil ratings. 

Based on the USDA Soil Conservation Service (1972) map for the area, the soil types found are 
the saline Jaucas sand (JcC) on the south-western portion at the site, Jaucas sand (JaC) on the 
north-eastern portion. Jaucas sands (JcC and JaC) consist of well drained soils developed from 
deposited sand made up of coral and seashells in coastal areas.  Elevation can range from nearly 
level to steep.  Water erosion hazard for these soils is minimal because permeability is rapid and 
runoff is very slow.  Lands to the south and west of the site are associated with Mokulëÿia soil 
series, which are well drained (Ms) soils occurring in level areas that are suitable for irrigated 
agriculture.   

The project site and the adjacent areas are ‘unclassified’ ALISH and LSB designations and 
therefore contain little agricultural value.  The site is considered insignificant agricultural land 
by the above sources. 

3.2.2 Topography 

The site’s topography can be described as coastal lowland and is shown in Figure 3.11.  The 
majority of the site is below 20 ft elevation level, ranging from approximately 6 ft feet above 
mean sea level (msl) along the northern boundary, to 10 feet above msl along the southern 
boundary of the site.  The site’s developed portion, with McDonald’s restaurant and Läÿie Inn, 
reaches an elevation of 10 ft above msl.  Slopes on the site are gradual ranging between 0 to 5 
percent.  The surrounding coastal lowland property is of similar elevation and percent slope 
with higher elevations for several constructed features within the PCC.   

To meet FIRM elevation requirements, the proposed project redevelopment will require a 
maximum soil import of approximately 50,000 cubic yards.  A grading plan will be developed 
during the design phase that will also include best management practices for erosion control.  
Approved grading plans and applicable permits will be obtained prior to the start of grading 
operations.  The community pedestrian/bike path will be separated from the site by an earthen 
beam 4 to 6 feet in height.  This feature will reduce noise at the project site. 
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Figure 3.10 Soils Map 
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Figure 3.11  Topography 
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3.2.3 Natural Hazards 

Flooding 

The 100-year and 500-year flood hazard zones, established by Federal Emergency Management 
Agency (FEMA) are shown on Figure 3.12.  Most of the site is within the 100-year flood hazard 
zone (AH).  The base flood elevations range from 10 to 11 feet.  The remainder of the property is 
classified as Zone AE, for which no base elevations have been determined.  The gentle slopes 
and permeable, sandy soils prevalent in the project area facilitate percolation of rainfall into the 
soil.  There is a broad low area at the northern end of the site that exhibits ponding during high 
rainfall periods. 

The project will comply with rules and regulations of the National Flood Insurance Program, 
and construction will be in accordance with the LUO requirements.  No habitable structures 
will be located within the coastal high hazard zone.  Changes in land surface types will be made 
by grading the pervious surfaces to FIRM elevation and the construction of impervious 
surfaces, such as parking areas and buildings.  The project site will be graded to direct storm 
water to improved drainage features.  Storm drainage will be routed to the existing PCC storm 
drain system (Section 3.3.1 RM Towill 2007).   

Tsunami 

While tsunami inundation of low lying coastal areas is a natural phenomenon in Hawai’i, it is 
infrequent.  The Islands are exposed to the major tsunami wave generating areas of the Pacific 
Ocean.  Tsunami inundation could potentially affect Läÿie’s shoreline area to an elevation of 
approximately 12 feet above msl.  This has been determined by historical limits of past tsunami 
inundation in Läÿie, and more recent coastal engineering evaluations by the Army Corps of 
Engineers. 

The project site falls within the tsunami inundation zone and site planning and building design 
will address this risk.  An earthen beam will also be established as part of the landscaping along 
the Kamehameha Highway of the site, which could provide limited protection from ocean run-
up. 

Seismic Activity 

Hawai’i occasionally experiences small earthquakes, however the project site is not considered 
to be a seismic hazard area.  The Läÿie area is outside of any special or volcanic hazard areas as 
defined for other areas of the State.   
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Figure 3.12 Flood Hazard Zones 
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3.2.4 Potential Impacts  

The project will not impact the quantity of State Agricultural land.   

Soil could potentially be released from the site in the air or in storm water runoff during 
construction.  Storm water runoff will be managed onsite according to county drainage 
standards.  Best management practices (e.g., construction site perimeter fencing, soil wetting) 
will be implemented to minimize soil loss via wind.  After construction, landscaping and 
paving will prevent soil loss.   

There will be minor changes to site topography to meet flood hazard protection requirements.  
The project will not increase the risk of natural hazards.  

No adverse short-term or long-term; or direct, indirect or cumulative impact on soils, 
topography, or natural hazard risk is anticipated and therefore no mitigation is proposed. 

3.3 WATER RESOURCES 

3.3.1 Surface Water and Storm Water Management 

The site is situated within the Wailele Watershed, which originates in the upper ridge area of 
the Koÿolau Range (Figure 3.13). The majority of the Wailele Watershed area contains 
agricultural and conservation land. Wailele Stream is at the base of Wailele Gulch.  It is the 
nearest stream at greater than 0.5 miles south of the project site. The various intermittent 
streams in the Läÿie area, including the Wailele Stream, collect runoff from urban, agricultural, 
and ma uka watershed.  Runoff constituents, such as silt, organic material, debris, trash, and 
terrigenous bacteria are carried downstream.  These constituents are discharged into the ocean 
during peak precipitation periods, causing short-term degradation of ocean water quality. The 
ocean is well mixed in the project area and storm run off inputs are dissipated shortly following 
storm events. 

There are no natural surface water bodies within the project site.  Pacific Ocean is the nearest 
surface water and it is adjacent to the ma kai site.  The Läÿie Bay area is classified as Class A 
Marine waters by the State of Hawaiÿi Department of Health (DOH).  Class A Marine waters 
must be protected for recreation use and aesthetic enjoyment.  Other uses are allowed only if 
compatible with the protection and propagation of fish, shellfish, and wildlife, and with 
recreation in and on these waters.  Land uses along Class A Marine waters, particularly 
construction activities, must take precautions to avoid adverse water quality effects.   

The ocean at the Läÿie shoreline is well-mixed due to trade wind exposure, ocean waves and 
currents.  As a result, the water quality is consistently high with excellent dispersion of material 
introduced by area streams (AECOS, 1992).  A few days after a storm period, the runoff 
constituents dissipate and the water quality typically returns to normal.  The most evident effect 
of runoff is the temporary discoloration of near shore water due to suspended clay and silt 
particles.   

Storm water drainage is an issue throughout Läÿie.  There is no municipal storm drainage 
system in Läÿie, but there are two private drainage systems managed by HRI.  One system 
discharges at Laniloa Beach via two 42-inch drains and the other discharges at Temple Beach 
via a 20-foot wide open channel.  The two storm water drainage systems in Läÿie have reached 
capacity for a 3 to 5 year storm and require improvements as described in the Läÿie Town 
Drainage Master Plan (R.M. Towill 2007) for additional capacity.  After very heavy rainfall 
periods, ponding is sometimes observed at the ma uka project site.     
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During construction, there is increased potential for soils to enter the storm water runoff with 
potential adverse impacts to the receiving water (Pacific Ocean). Best management practices 
will be implemented as prescribed by the Clean Water Act - NPDES Permit, Grading Permit 
and County-approved Sediment and Erosion Control Plan.  To the extent practical, storm water 
will be retained on site. 

During operation, the storm water will flow be controlled through an on-site underground 
storage collection system (Appendix C) that is designed to discharge the storm water into the 
ground, excess water would flow to one of two existing storm drain systems that ultimately 
discharges to the Pacific Ocean at Laniloa Beach and the Foodland Storm Water Outlet.  The 
drainage system will be designed in accordance with County Rules related to Storm Drainage 
Standards and applicable discharge requirements will be followed.  Small quantities of 
landscaping maintenance chemicals will be applied to the site in accordance to manufacturer’s 
instructions.  There is potential for minimal amounts of residual pesticide and fertilizer 
compounds to enter the drainage collection system.  A water quality management program will 
be instituted to address landscape and hardscape maintenance, and measures to mitigate 
potential applications and practices that could affect surface water quality.   

3.3.2 Groundwater 

The Koÿolau Loa region experiences a large percentage of Oÿahu’s total rainfall, much of which 
percolates into the underground aquifers.  The main potable water source for the area is a deep 
basal aquifer.  Koÿolau Loa’s rich aquifers are tapped by the Honolulu Board of Water Supply 
(BWS) and the Läÿie Water Company to provide domestic water for Koÿolau Loa and Koÿolau 
Poko.  The upper North Shore region also receives a portion of their domestic water supply 
from the Koÿolau Loa BWS system. 

Beneath the Läÿie area there is also a shallow aquifer, or cap rock aquifer, which is separate from 
the deeper basal aquifer.  There is no connection between the two aquifers.  This brackish 
aquifer is not a potable source because it is affected by subsurface saline waters of the ocean.  
Uses of urban and agricultural lands in Läÿie, including agricultural chemicals and wastewater 
disposal, can affect caprock water quality.  Caprock water flows to the sea; however, there is no 
evidence of near shore ocean water quality effects by human uses at the project site. 

The project site is located ma kai of both the DOH Underground Injection Control (UIC) Line 
and the BWS No Pass Line (Figure 3.14).  Development ma uka of these delineations is subject to 
stricter land use controls due to increased potential to impact potable water supplies.  No 
impact is anticipated to groundwater quality or supply. 

The project will be served by the Läÿie Water Company, which provides water to the Läÿie 
community.  There is ample capacity to serve the project with no significant effects on the 
resource.  The increase in water due to the expanded number of guests at this site will be 
approximately 88,700 gallons per day (gpd), with a maximum day flow of 133,050 gpd 
(Appendix B).  This accounts for a net increase of seven percent (7%) in the current daily system 
flow of 1.27 million gpd. 
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Figure 3.13  Wailele Watershed 
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3.3.3 Potential Impacts to Water Resources 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
surface water is anticipated with the implementation of permit conditions and best 
management practices.  Best management practices to control soil loss from the site include 
construction fencing, soil wetting, phased grading over the site to minimize the area of 
concurrent disturbance, and landscaping will be initiated as soon as is practical.  No additional 
mitigation is proposed. 

No adverse short-term or long-term; or direct, indirect or cumulative impact on groundwater 
supply or quality is anticipated.  No mitigation is proposed. 

3.4 BIOLOGICAL RESOURCES 

There are no endangered, candidate endangered or threatened plant or animal species present 
at the site.  The project site is not a “critical habitat” area defined by the U.S. Fish and Wildlife 
service.  The closest habitat for endangered and endemic water birds is greater than a mile from 
the project site. Wetland birds do not inhabit the project site.  

3.4.1 Flora 

The natural vegetation associated with the soil types in this area consists of kiawe, koa haole, 
bristly foxtail, Bermuda grass, finger grass, and Australian salt brush.  However, the project 
area has been altered by residential and commercial development, and therefore little natural 
vegetation exists.  The vacant northern portion of the site is landscaped with turf grass and 
common tree species such as ironwood and coconut.  

Vegetation at the site will be disturbed by grading and grubbing activities.  Where possible, 
mature trees will be preserved in-place or relocated for landscaping.   

3.4.2 Fauna 

Cattle Egrets and pigeons are common in the project area. Other birds often found in the area 
may include the Spotted or Lace-necked Dove; the Barred or Zebra Dove, the Common Myna, 
and the Red-crested Cardinal.  These birds are more prevalent in the open landscape area 
versus the developed areas.   Also located in the project area are introduced mammal species, 
such as rats and mongoose. There are no endemic amphibians or land reptiles in the Hawaiian 
Islands. Introduced species include the common toad, frog, skinks and geckos. These 
amphibians and land reptiles are present in the project area, but none are rare, endangered or of 
any special significance. 

3.4.3 Potential Impacts on Biological Resources 

No adverse short-term or long-term; or direct, indirect or cumulative impact on protected 
biological resources or their habitats is anticipated.  No mitigation is proposed. 

Prior to beginning site grading or construction activities, a vector control program will be 
applied to eradicate rodents consistent with Hawai’i Administrative Rules, Chapter 11-26, and 
Vector Control.  Rodent traps and/or rodenticides will be set out on the site for at least a week 
or until rodent activity ceases.   
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Figure 3.14 Groundwater Protection 
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3.5 ARCHAEOLOGICAL AND CULTURAL RESOURCES 

Archaeological and cultural studies were completed for the project site by Scientific Consulting 
Services (October 2004 and August 2007) (Appendices D and E). 

3.5.1 Archaeological Resources 

Archaeological studies conducted in the vicinity of the project area include investigation 
completed to obtain information for the Läÿie Master Plan and Läÿie Water Reclamation Facility 
by: Walter Graves (October 1995), Abad (October 1995), Halpern and Rosendahl (September 
1995), Cultural Survey Hawaiÿi (1994 & 1991), and Dunn and Rosendahl (April 1992).  Research 
completed at Hukilau Beach, was conducted by Hammatt (1987), Sinoto (1980), and Connolly 
(1980).  Bath (1985), Ahlo and Hommon (1981), Sterling and Summer (1978), and J. Gilbert 
McAllister (1933) all investigated the Kahawainui Stream flood plain.  Mälaekahana State Park, 
north of Läÿie, was investigated by Yent and Griffin (1980). 

In the areas ma uka of Läÿie’s shoreline, a number of archaeological sites have been identified. 
None of these sites are located in the project area; nor have they been included on the National 
or State Registers of Historic Places.  Specifically, taro terraces are known to have existed in 
many locations throughout the Läÿie region, but have since been destroyed through sugarcane 
cultivation and other modern land modifications.   

Hukilau Beach, north of the project site, underwent subsurface testing in 1980 (Connolly) that 
revealed some evidence of a buried cultural layer.  Sinoto’s investigations (1980) of the Park’s 
limestone outcrop indicated a rock shelter of the same formation, yet no cultural layer was 
identified.  In 1987 (Hammatt) a human burial was discovered in a limestone cave in the vicinity 
of Hukilau Beach Park.   

In April 1992, Dunn and Rosendahl identified additional cultural sites in the Läÿie region to the 
north of the project site.  The site located closest to the project location from their list of 
discoveries is described as a possible habitation site from the prehistoric to early historic 
periods.  The site was identified by a subsurface deposit found in backhoe testing.  It is located 
on the ma kai side of Kamehameha Highway close to the shoreline, several lots to the north of 
the project site.  

A noted historical feature in the area is the former Koÿolau Railroad Line developed before 1900 
as part of a trans-Koÿolau Railroad.  One spur line extended from an area near the Läÿie Temple 
southward and ma uka to a reservoir site near Wailele Gulch.  The rail line has been mostly 
covered by residential development. 

An on-site field inspection was undertaken by SCS on September 22 to 24, 2004 and July 2007, 
including sub-surface testing.  Results of the survey indicate that the project area has undergone 
extensive disturbances from previous activities (SCS, October 2004, and August 2007).  No 
significant surface or subsurface remains were observed during the inspection.    

3.5.2 Cultural Resources 

A cultural assessment of the proposed project was completed by SCS in October 2004, with an 
update in August 2007.  In 1993, Rosendahl and Maly completed the first cultural assessment 
for an EIS in Hawai’i, in association with the approval process for the Läÿie Water Reclamation 
Facility (Group 70 International, Inc., 1993). 
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The Koÿolau Loa moku, one of six traditional segments of O’ahu, contains the site of the 
proposed project.  This moku also holds one of the last non-developed areas on Oÿahu, the 
ahupuaÿa of Kahana.  The project site falls within the ahupuaÿa of Läÿiemaloÿo, the area 
stretching from just below Läÿie Point along the coast to Hauÿula and upwards toward the 
mountain ridges of Koÿolau Range.   

The approximately 6,000 acre ahupuaÿa of Läÿiewai and Läÿiemaloÿo were purchased from 
Thomas T. Dougherty for $14,000 on January 26, 1865, by Francis A. Hammond, one of the co-
presidents of the LDS Sandwich Isles Mission.  Brigham Young requested that Kamehameha V 
allow an agricultural community to be located in Läÿie and so began the Church of Jesus Christ 
Latter-day Saints activity in the region.  When the first LDS families arrived in 1865 to raise 
sugar, construct a mill, schools, and a chapel, Läÿie was a settlement of approximately 200 native 
Hawaiians. The history and culture of present day Läÿie is intricately entwined with the LDS 
Church.   

The project area is not the site of any traditional Hawaiian resources or any on-going Hawaiian 
cultural practices.  It can be inferred from the taro terraces in the Läÿie region that historically 
there may have been agricultural activities pursued by native Hawaiians in the area of the 
project site.  There is a low potential for cultural remnants to be found on the site consistent 
with the archeological investigation by SCS (refer to Section 3.4.1).  The site does not possess 
culturally significant plants.  In addition, the site is not an access route to ma uka or ma kai 
trails or culturally significant resources.   

3.5.3 Potential Impacts on Archaeological and Cultural Resources 

Based on the above discussion, nNo adverse short-term or long-term impact; or direct, indirect 
or cumulative impact on archaeological and cultural resources is anticipated.,  hHowever, the 
project will take special care to observe excavation activities for the potential of encountering 
subsurface remains.  In the event that any previously unidentified archaeological resources are 
encountered during the development of the property, construction activities will stop and the 
contractor will immediately contact the State Historic Preservation Division in accordance with 
applicable regulations.  In addition, archaeological monitoring will be conducted during 
earthmoving (i.e., grading and excavating) phases of construction.  No mitigation is proposed.   

3.6 WASTE MANAGEMENT 

3.6.1 Wastewater 

The project site is currently serviced by the City and County of Honolulu operated Läÿie Water 
Reclamation Facility (LWRF), located ma uka of the project site.  The Läÿie WRF can 
accommodate the proposed development having been upgraded (June 1997) to provide 0.9 
million gallons per day (mgd) of treatment capacity.  The 1997 upgrade also transformed the 
Läÿie WRF into a state-of-the-art, environmentally sustainable, low impact facility.  The Läÿie 
WRF uses an activated sludge aeration/clarifier treatment process.  Treated effluent is disposed 
through a combination of water reused for irrigation (agriculture and landscaping) and 
subsurface disposal.  The Läÿie WRF uses tertiary-level treatment, unlike most facilities in the 
state which use only secondary treatment.  Tertiary treatment removes 99.5 percent of 
particulates from the treated wastewater.  It is the first Oÿahu facility to disinfect reclaimed 
effluent by using environmentally friendly ultraviolet light.  Additionally, sanitized solids are 
reused by combining them with green waste to create compost for gardening and agriculture.   
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The RM Towill 2007 Preliminary Engineering report (Appendix B) addresses the project 
requirements for wastewater management.  The hotel rooms and related support facilities are 
anticipated to generate average daily wastewater flow of approximately 154,100 135,000 gpd 
during peak wet weather and 45,800 37,000 gpd during average dry weather.  The project will 
be connected to the existing sewer collection line located in Naniloa Street and along 
Kamehameha Highway.  Current capacity at the LWRF is more than adequate to accommodate 
the new facilities. 

3.6.2 Solid Waste 

No hazardous waste will be generated at the site.  Solid waste generated by the new 
development will be collected by a private hauling company.  It is anticipated that some of the 
construction waste can be recycled and will be hauled to the appropriate recycling company.  
Non-recyclable construction waste will be disposed of at PVT Landfill, a private construction 
and demolition landfill in Nanakuli.  Efforts will be made to recycle typical municipal solid 
waste generated once the project is operational.  Non-recyclable waste will be disposed of at 
either the City and County’s HPOWER in Honolulu or the Waimänalo Gulch Landfill.   Food 
waste will be collected separately for recycling per the Revised Ordinances of Honolulu 
Chapter 9 - 3.5. 

Site preparation will involve removal of the gasoline Underground Storage Tanks (UST) at the 
Chevron Station following State UST and Federal EPA requirements.  Soil surrounding the 
tanks will be tested for petroleum product.  If the soil is contaminated, the State DOH will 
require removal to the PVT Landfill, which treats and disposes of petroleum contaminated soil. 

Once operational, the quantity of municipal solid waste generated at the project site will 
fluctuate with the rate of occupancy, the banquet and wedding schedule.  Table 3-2 summarizes 
estimated waste generation rates for the guest facilities, restaurant, and banquet facility based 
on the California Integrated Waste Management Board (CIWMB).  It assumes 100% occupancy, 
with the banquet facility being used every day of the year. 

 
Table 3-2 

Estimated Solid Waste Generation 

Pounds 
Facility Estimation Factor* 

Per Day Per Year 
220 Hotel Rooms 4.0 lb/room/day 892 321,200 
4,200 sf Restaurant 0.005/lb/sf/day 21 7,665 
6,000 sf Banquet Hall 0.005/lb/sf/day 30 10,950 

TOTAL 931 339,815 
* Source: CIWMB, 1991 

 
The applicant intends to reduce the impact the project’s effect on the County landfill and solid 
waste management system by implementing recycling.  The following waste management 
measures will be implemented:  

• First, the owners will seek to prevent waste before it occurs, via source reduction. 
During construction, the applicant will plan efficiently for material use.  During 
operation they will implement procedures that minimize waste generation, such as 
limiting the number of non-reusable or disposable products. 
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• Second, practicable efforts to re-use materials will be a component to the project’s solid 
waste program.  In the construction phase, efforts will be taken to reuse materials as 
much as possible, such as scrap generated on the site or used materials/scrap from other 
jobs. The primary re-use taking place in the operational phase will be composting/re-
use of green waste.  Chipping and composting will be utilized to the extent practicable; 
by yard and landscape maintenance crews for mulching and soil conditioning.   

• Lastly, recycling will be an important part of both the construction and operational 
phase of the development.  Recyclable materials will be separated from non-recyclable 
materials, hauled from the site to the appropriate company, and eventually processed to 
make new products.  The project will also look into buying recycled products as 
building materials and for use in the commercial operations of the guest facilities. 

3.6.3 Potential Impacts on Waste Management 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
waste management is anticipated.  There will be increased quantities of waste generated, but 
there is sufficient waste disposal capacity and efforts will be made to reduce waste generated. 
No additional mitigation is proposed. 

3.7 TRAFFIC AND PARKING 

3.7.1 Traffic 

A Traffic Impact Assessment Report for the proposed Läÿie Inn Redevelopment was prepared 
by The Traffic Management Consultant (March 2007) and included as Appendix EF.  The study 
analyzed existing conditions and estimated project-generated traffic at the intersections of 
Kamehameha Highway and Naniloa Loop and the project driveways proposed.  The results of 
this report are discussed below. 

The project will reduce the number of active access points onto Kamehameha Highway to two 
locations. There are currently four access points: two road way intersections and two driveway 
connections to Kamehameha Highway. Vehicle access for the redeveloped Läÿie Inn will utilize 
an existing driveway located adjacent to Chevron and McDonald’s on the south side adjacent to 
the PCC parking area.  This driveway will provide access to the main entrance of the hotel Inn.  
The current Läÿie Inn entrance road with the redeveloped site will no longer be an access road.  
A portion of Iÿosepa Street, intersecting with Naniloa Loop, will serve as a secondary site 
entrance.   

The two-lane Kamehameha Highway fronting the project consists of 11-foot wide travel lanes 
and 4-foot wide shoulders.  Naniloa Loop, at the north end of the project site, services a 
residential area and is the primary route for accessing BYU-Hawaiÿi.  Kamehameha Highway 
forms an unsignalized intersection with Naniloa Loop.  Bus stops are located in both directions 
fronting the project site.   

Two access roads, one off of Kamehameha Highway and one off of Naniloa Loop will provide 
entry to the project site.  The primary entrance will be from Kamehameha Highway bordering 
on the north end of the PCC parking lot (Figure 2.1). The other entrance will be off Naniloa 
Loop.  This will be a secondary entry for hotel guests via gated access to using the parking lot 
on the back side of the guest building.   

The number of driveways along Kamehameha Highway will be reduced with the elimination of 
the entrances to the Chevron Station.  The ma uka site will have one two driveways and one 
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roadway intersection at the project entrance, next to the PCC parking lot. The project will 
reduce the – a reduction from the current four number of driveways connections to 
Kamehameha Highway from four to two.  Expected use is only for service vehicles; therefore, 
use of this site was not analyzed in the traffic study.  There will be a driveway exit from the 
business area at the north end of the parcel directly to Kamehameha Highway that will be 
limited to right-turns in and out.  Vehicular access to the beachfront facility will be limited to 
service traffic.  Signalization of the Naniloa Loop/Kamehameha Highway is anticipated to 
improve traffic flow and pedestrian safety, particularly for beach club patrons.  This 
improvement may increase delays to through-traffic on Kamehameha Highway.  Widening 
Kamehameha Highway to provide left-turn lanes at Naniloa Loop and the hotel main entrance 
will help offset the delay by reducing the existing delays experienced through traffic waiting 
behind vehicles turning left to the side streets.    

Traffic flow on Kamehameha Highway during morning and afternoon commute averages 
between 400 and 500 vehicles per hour, and peak Saturday traffic flow averages closer to 600 
vehicles per hour.  Currently long delays are experienced when making a left turn onto 
Kamehameha Highway in the north-bound direction.   

The key project identified for the North Shore that is relevant to a discussion of cumulative 
impacts of plans to construct five new hotels and four public parks adjacent to the existing 
Turtle Bay Resort.  There is no firm timeline for these improvements.  The resort area is located 
approximately 7 miles north of Läÿie. 

The State Department of Transportation (DOT) has commented positively on the hotel 
redevelopment and site design including traffic management and the addition of a traffic signal.  
Several meetings have been held with DOT regarding traffic issues such as updated alignments 
and access points to the McDonalds and Chevron site.  We will continue discussions with DOT 
as the project moves forward.   

3.7.2 Parking 

Adequate public and guest parking will be provided by the project to accommodate project 
development and use.  Approximately 345 436 parking spaces are provided on-site. No existing 
parking stalls will be removed from PCC as the current design for the Läÿie Inn Redevelopment 
meets the necessary parking as stated in the Land Use Ordinance (LUO) (288 spaces).  Future 
retail space will increase the proposed parking range to 379 and the LUO parking requirements 
to 339 spaces.  Refer to Table 3-3 for a parking summary of the project area.  Parking will be 
available from PCC under a future joint parking agreement (Conditional Use Permit – Joint 
Development).      
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Table 3-3 
Parking Summary 

Component Parking Required (LUO) 
220 Hotel rooms 220 
Banquet Meeting Facility 40 
Restaurant 10 
McDonald’s 11 
Chevron 7 

Total LUO Minimum 288  
Parking Provided on Site 345 

Retail (future) 51 
Total LUO Minimum 339 

Parking Provided on Site plus Retail (future) 379 
 

3.7.3 Potential Impacts on Traffic and Parking 

The proposed number of hotel rooms will more than The expected number of guests visiting the 
hotel will roughly double the number of vehicle trips associated with the hotel. existing capacity 
with a corresponding increase in vehicular traffic. However, hotel guests vacationing 
individuals and other visitors are unlikely to travel during peak commute times.  Additionally, 
local residents who are employed nearby at the hotel will avoid travel to the island’s urban 
center, reducing traffic on the highway.  Nonetheless, there will be an increased number of 
employees working on shifts that commute to the hotel Inn.  (NOTE: Many employees will be 
residents of Läÿie that will bike or walk to the site.)  The shift changes may coincide with peak 
commuters’ traffic, particularly the early to middle shift changes.  Table 3-43 provides the 
proposed project’s net vehicle trip generation.  With the construction of the proposed project, 
approximately 50 to 60 vehicles will be added to traffic flow during peak commute and 
Saturday travel times. 

The Kamehameha Highway existing traffic flow is poor during peak travel and the project may 
have direct and cumulative impact on traffic in the vicinity.  The impacts from construction and 
operation of the project are not significant; construction days typically begin before peak traffic 
hours. Guests at the site are unlikely to travel during peak times.  The 75 employees `will work 
in three shifts that do not coincide directly with peak traffic hours. (NOTE: Many employees 
will be residents of Läÿie that will bike or walk to the site.)  Guests would not adhere to any 
schedule and would tend to avoid high traffic times.  Some of the guests attending the PCC who 
would have usually returned to Waikiki in the evening, may now stay overnight at the hotel 
and return the following day, when traffic is typically minimal.  This will reduce the number of 
vehicles heading to town on Kamehameha Highway in the late evening hours.       

Conferences held in the meeting room/banquet will be only on occasions and will rarely add to 
peak hour traffic, as most attendees would be staying at the hotel.  Private buses/vans can be 
rented to shuttle local attendees from the urban areas.  People may also use The Bus, and bus 
stops are located in both directions fronting the project site.  Potential impacts include guests 
and visitors traveling to and from Waikiki and the airport areas, in addition to employees living 
within the Läÿie region.   
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Improvements are recommended to alleviate existing and future traffic issues.  For the two 
Kamehameha Highway intersections at Naniloa Loop and the Inn access road, the roadway 
infrastructure recommendations are to: 

• Provide exclusive left-turn lane from Kamehameha Highway to the two roadways; and 
• Widen the north leg of the highway to provide a median left-turn shelter lane to 

facilitate traffic from the roadways merging with northbound highway traffic; 
• Eventual signal installation and lane widening at the Naniloa Loop intersection with 

Kamehameha Highway; 
• Crosswalk improvements at the Naniloa Loop intersection tied to signal installation and 

lane widening;    
• The project will have one two driveways and one intersection with on Kamehameha 

Highway – a reduction from the current four driveways access points. 

The project, with these improvements, will improve the safety of traffic conditions for vehicular 
travel and pedestrian use, especially during peak travel times.   

Table 3-43 
Trip Generation Characteristics 

 AM Peak Hour PM Peak Hour Saturday Peak Hour 
Land Use Enter Exit Total Enter Exit Total Enter Exit Total 
Läÿie Inn (220 rooms) 75 48 123 69 61 130 89 70 159
Restaurant 4 1 5 28 14 42 36 25 61
Gas Station 36 42 78 27 23 50 33 46 79
McDonald’s 35 29 64 42 44 86 48 56 104
Retail 11 7 18 32 35 67 47 43 90

Subtotals 161 127 288 198 177 375 253 240 493
Existing Site Trips 72 72 144 74 69 143 91 109 200

Net Increase in Trips 89 55 144 124 108 232 162 131 293
 

3.8 PUBLIC USE AND SERVICES 

3.8.1 Beaches, Parks, and Recreation Areas 

The project site is located near several beach parks and surf breaks.  The nearby beach parks 
include the Mälaekahana State Recreation Area, Läÿie Point State Wayside, Läÿie Beach Park and 
Kokololio Beach Park owned by the City and County of Honolulu, and Hukilau Beach.  There 
are numerous surf breaks off shore including Pounders, Bill’s Bowl, Gutters, and PCCs.  The 
Koÿolau Loa Sustainable Communities Plan Open Space Map (1999) indicates Kokololio Beach 
Park and Mälaekahana State Park as the main shoreline access points in the area. None of these 
parks or surf sites is located at or adjacent to the project.  Access to these areas will not be 
impacted by the project.  The current beach access across from Läÿie Inn will continue to allow 
for public beach access. 

John M. Knox & Associates, Inc. (April, 2008) conducted a survey of users at the beach located 
across the highway from the Läÿie Inn.  This study was made to assess the hotel expansion’s 
potential impact on beach use due to hotel guests, local residents, and visitors (Appendix G).  
The findings indicate that the expansion of the hotel will not result in a large increase in beach 
use.  The beach is currently not extensively used by either residents or visitors.  Residents 
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appeared to use the beach area more on the weekends than the weekdays while non-Laie Inn 
guests used the beach more on weekdays, than weekends.  Guests of the existing Läÿie Inn 
accounted for very few of the observed beach users - eight percent (8%) of the total number.  
While hotel guests may use the beach areas across the redeveloped hotel, other beaches along 
Kamehameha Highway in Haleÿiwa and the North Shore are better suited for recreational 
enjoyment.  The beach across from the hotel site is subject to seasonal changes and currents that 
regularly wash up marine debris and litter, and at high tide the usable beach area is sparse. 

3.8.2 Bicycle and Pedestrian Pathways 

There is an existing bicycle/pedestrian path fronting Kamehameha Highway and the project 
will provide the beneficial impact of extending that path along the project site.  Many of the 
employees will be residents of Läÿie that will bike or walk to the site. 

3.8.3 Public Services 

The nearest Police station is located at 56-470 Kamehameha Hwy in Kahuku.  Currently, 10 to 
20 staff and officers are assigned to the area from Ka’a’awa to Wailele Stream.  The nearest 
medical clinic is the Kahuku Medical Center (KMC) Hospital located at 56-117 Pualalea Street, 
in Kahuku.  The KMC Kahuku Hospital is a non-profit, civic and public safety facility which 
provides emergency services and a physician base for primary medical services to the Ko’olau 
Loa community.  The statecommunity-owned hospital receives state subsidies and has broad 
community support.  The project will increase the transient population in Läÿie, which will have 
minor impacts on Honolulu Police Department protection and public medical services.  The 
nearest fire station is Station 15 located at 54-064 Kamehameha Hwy in Hau’ula. It is equipped 
with a five-person engine company and a one-person tanker truck. The increase in development 
will have minor impacts on Honolulu Fire Department Services.   

Public schools in Koÿolau Loa are part of the State Department of Education’s (DOE) Windward 
District. The only public school in Läÿie is the Läÿie Elementary School. The school was founded 
in 1895 by the Church of Jesus Christ of Latter-day Saints and staffed by church missionaries. In 
1919, the school was moved to the current location near Kamehameha Highway. The Territory 
of Hawaiÿi took over the school in 1927 and re-named the school Läÿie Elementary School. 

The project will have no impact on schools, or libraries, or and minimal impact on community 
gathering places (such as beaches or parks).  The project will provide the benefit of an 
additional meeting venue for the community. 

3.8.4 Public Utilities 

The project will impact the demand for electrical and communication services.   HECO and 
Hawaiian Telecom have adequate capacity to support the project with localized service 
improvements. 

3.8.5 Potential Impacts to Public Use and Services 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
public use and services in the vicinity is anticipated.  The guests of the hotel Inn would increase 
use of public recreational facilities in the vicinity and have greater demand on services; 
however, the existing facilities can accommodate the minor increases in demand.  No mitigation 
is proposed.  Guests of the hotel will be encouraged to use restrooms, changing areas, and 
showers that are provided at the hotel.  The swimming pool will have restrooms and facilities 
nearby which are convenient for both swimming pool and beach patrons.  New trash 
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receptacles will be provided at the beach access areas to help reduce litter and promote 
individual responsibility to care for the land.  Beach access will be adequate to accommodate 
hotel guests without the need to cross private property.  Educational material will be made 
available to guests, encouraging environmental stewardship and respect for private property 
and other surrounding areas.  

3.9 VISUAL RESOURCES 

3.9.1 Discussion 

The Koÿolau Loa Sustainable Communities Plan (SCP) (1999) identifies panoramic view areas.  
The nearest panoramic viewpoints indicated in the SCP are Läÿie Point and Hauÿula Beach Park.  
The project will not affect the vista at either of these locations.  The project buildings may be 
slightly visible from Läÿie Point, however, the buildings will not block views of the mountains. 

The City’s Coastal View Study (1987) identified important view sheds around Oÿahu.  The 
project site is not included in the study’s inventory of significant coastal views, but, it indicates 
this portion of Kamehameha Highway as a coastal roadway with “intermittent coastal views.”     

Roadway views ma uka toward the guest buildings and support facilities will focus on the 
roadside landscaping, which will serve as a buffer to the development. The design will be 
consistent with guidelines set forth in the Koÿolau Loa Sustainable Communities Plan.  The new 
buildings will be designed with a Polynesian theme, and colors and materials that complement 
and enhance this rural community setting.  The proposed scale and size of the project buildings 
are appropriate to the vicinity.  The development will be three stories and will comply with the 
40 foot height limit as specified in the zoning ordinance for this parcel, as consistent with 
provisions of the Land Use Ordinance (LUO). 

PCC does not provide scenic views of the surroundings; therefore, the project would have no 
impact on the PCC visitor experience. 

3.9.2 Potential Impacts on Visual Resources 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
visual resources in the vicinity is anticipated.  The vacant area north of the current Läÿie Inn will 
be developed, which decreases the open space fronting Kamehameha Highway.  Views to this 
vacant area were not identified as significant view sheds and views beyond are interrupted by 
PCC and residential development. Structures at the new hotel Inn will be carefully designed 
and sited to minimize visual effects to the surrounding areas. The hotel Inn will be within the 
40-feet height limit as specified by LUO zoning ordinance provisions.  The Polynesian-style 
sloped roofs will blend with the existing aesthetic of the PCC.  New landscaping will be 
established around the finished project to enhance the visual appearance of the site.  

The open space area north of the existing Inn will be lost, but the views were not identified as 
valuable and the proposed design and landscaping will mitigate the loss of open space.  No 
other mitigation is proposed. 

3.10 SOCIO- ECONOMICS 

3.10.1 Population/Demographics 

Data from U.S. Census Tract 102.02 is used to describe the existing socio-economic environment 
in the vicinity of the project area. Census Tract 102.02 includes the area generally bounded by 
Ma kai, Kaipapau Stream, Koÿolau Ridge, and Mälaekahana Stream and Adams Road. 
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Tables 3-54, 3-65, and 3-76 present basic demographic data for the project area and surrounding 
neighborhoods. 

 
Table 3-54 

Population of Läÿie Inn Study Area* 1990-2000 

1990 2000 Percent Change (%) Age 
Number Percent (%) Number Percent (%) 1990-2000 

Under 18 2,335 35.7 2,055 33.7 -13.6 
18-44 3,135 47.9 2,777 45.5 -12.9 
45-64 764 11.7 963 15.8 +20.7 
Over 65 312 4.8 305 5 -2.3 

Total 6,546 100** 6,100 100** -7.3 
*Läÿie Inn study area consists of Census Tract 102.02 
*May not total to 100% due to rounding 
Source: US Bureau of Census, Census, 1990, 2000 
 

Table 3-65 
Population of City and County of Honolulu 1990-2000 

1990 2000 Percent Change (%) Age 
Number Percent (%) Number Percent (%) 1990-2000 

Under 18 194,613 23.6 208,758 23.8 +6.8 
18-44 386,669 46.8 356,544 40.7 -8.4 
45-64 153,117 18.5 193,117 22 +20.7 
Over 65 91,832 11.1 117,737 13.4 +22.0 

Total 826,231 100** 876,156 100** +5.7 
*May not total 100% due to rounding 
Source: U.S. Bureau of Census, Census, 1990, 2000 
 
The overall population of the Läÿie Inn study area decreased by approximately 7% between 1990 
and 2000. The population of the Läÿie Inn study area shows the greatest growth in persons 
between 45-64 years of age (20.7%). It is also the only age cohort population to increase between 
1990 and 2000. In the County, the same cohort increased by 20.7%. The proportion of Läÿie Inn’s 
elderly (those over age 65) decreased slightly (-2.3%) between 1990 and 2000. In contrast, the 
County data shows the largest overall increase in persons over age 65 (22%), indicating the 
aging of the overall County population. 

In 1990, persons reporting their race as Asian, Native Hawaiian or Pacific Islander made up the 
majority of the population in the Läÿie Inn study area (65.9%). The only other race with a 
significant percentage was White (31.6%). For the County in 1990, the Asian, Native Hawaiian 
or Pacific Islander category was the largest at 63% of the total population, followed by White 
with 31.6%. Changes in the categories between 1990 and 2000 separated the Asian and Native 
Hawaiian/Pacific Islander categories and added a Bi-racial or Multi-racial category. In 2000, 
Asians made up 8.1% of the Läÿie Inn study area and only 46% of the County. The Bi-racial or 
Multi-racial category comprised 26.6% in the Läÿie Inn study area, but is only 19.9% in the 
County (19.9%). The percentage make up of the White category was 21.3% for the County and a 
comparable 25% in the Läÿie Inn study area. 
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Table 3-76 
Population Data by Race 1990-2000 

Läÿie Inn  
Study Area* 1990 

Läÿie Inn  
Study Area* 2000 

City and County 
1990 

City and County 
2000 Race 

Number Percent Number Percent Number Percent Number Percent 
White 2,186 31.6 1,522 25.0 264,372 31.6 186,484 21.3 
Black or African 
American 55 0.8 32 0.5 25,875 3.1 20,619 2.4 

American Indian 
& Alaska Native 51 0.7 17 0.3 3,523 0.4 2,178 0.2 

Asian 4,564 65.9 493 8.1 526,459 63.0 403,371 46.0 
Native Hawaiian 
Pacific Islander Included in Asian 2,362 38.7 Included in Asian 77,680 8.9 

Other 70 1.0 51 0.8 15,993 1.9 11,200 1.3 
Bi or Multi racial Not included 1,623 26.6 Not included 174,624 19.9 

TOTAL 6,926 100 6,100 100 836,231 100 876,156 100 
*Census Tract 102.02 
Source: U.S. Bureau of Census, Census, 1990, 2000 
 
3.10.2 Economic Factors 

The project area is located within a growing rural commercial center in Läÿie. Rural commercial 
centers are a mix of retail shopping, restaurant, personal service, entertainment and 
professional office uses that serve a regional consumer base which includes local residents, 
residents from neighboring communities and, to a limited extent, tourists. The majority of Läÿie 
establishments are located along Kamehameha Highway and cross-streets throughout the 
Kamehameha Highway corridor. Data from the City and County of Honolulu’s Economic 
Development Geographic Information System (GIS) Property Locator and Reports website (City 
and County of Honolulu, 20005) indicate that there are 38 establishments with 355 employees 
within ½- mile (2,640-foot) radius of the project area. The majority of these are small businesses, 
with one to four employees. Within a 0.75 mile (3,960-foot) radius of the project area, there are a 
total of 57 establishments with 1,758 employees. Again, the majority are small businesses with 
one to four employees. Examples of the type of establishments in Läÿie include, in descending 
order of frequency, Entertainment and Recreation Services, Colleges and Universities, Primary 
and Secondary Education, Food Markets, Restaurants, Health and Medical Services, Other Food 
Service, and Non Durables Wholesale. 

The project area currently generates annual gross real estate tax revenues of approximately 
$94,877.33, or about $0.27 per gross square foot. The City and County of Honolulu currently 
collects property taxes for the project area at a rate in accordance with its Resort District, B-2 
Commercial Business District, or R-5 Residential District zoning. 

Similar to the County, the project area has a low percentage of civilians unemployed in 1990 
and 2000 (4.1%). Though the percentage of civilians unemployed has increased by 0.3% from 
1990 to 2000 in the County, the project area has remained the same (Table 3-87). 
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Table 3-87 
Unemployment Data 1990-2000 

Läÿie Inn Study Area* City and County  
1990 2000 1990 2000 2006 (est.) 

Percentage civilians 
unemployed 4.1% 4.1% 4.3% 4.6% 2.3% 

*Census Tract 102.02 
Source: U.S. Bureau of Census, Census, 1990, 2000 

 
In 1989 and 1999, the median household income in the project area was significantly less than 
the median household income for the County (Table 3-98 and Table 3-10). In 1989, the median 
income in the project area was $3,515 less than the County.  In 1999, the median income in the 
project area is $2,851 less than the County. Though the median income is lower in the project 
area, the median income grew faster than the County, 24.5% and 21.8%, respectively. The 
project area’s median income grew 2.7% more than the County between 1989 and 1999. 

 

Table 3-98 
Median Household Income 1989/1999 in Läÿie Study Area* 

 1989 1999 Percentage Changed 
Median Household 
Income $37,066 $49,063 +24.5% 

*Census Tract 102.02 
Source: U.S. Bureau of Census, Census, 1990, 2000 

 
Table 3-109 

Median Household Income 1989/1999 in County 

 1989 1999 Percentage Changed 
Median Household 
Income $40,58 $51,914 +21.8% 

*Census Tract 102.02 
Source: U.S. Bureau of Census, Census, 1990, 2000 

 
The project does not include long-term residential housing units; rather it involves hotel rooms.  
Guests typically visit for periods of less than 30 days.  At full occupancy of the project, the on-
site guest population will be approximately 548 500 people. 

3.10.3 Employment 

The employment associated with the Läÿie Inn Redevelopment will consist of approximately 153 
full-time equivalent employment positions.  Of the total employment positions, there will also 
be approximately 75 employees working on the hotel site in three shifts (25 employees per 
shift).  Most of the employees will commute to the site from current residences.  Many 
employees will be residents of Läÿie that will bike or walk to the site.  The project is not 
anticipated to cause a direct or indirect shift in residential population to Läÿie from other 
communities.    
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3.10.4 Potential Impacts on Socio-economic Resources 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
socio-economics of the vicinity is anticipated.  There will be beneficial impacts associated with 
increased employment, increased visitor spending in the community, an additional 
meeting/banquet venue, quality accommodation for visiting family and friends, and extension 
of the bike path.  No mitigation is proposed. 

The redeveloped hotel will provide significant employment opportunities for local residents 
and immense educational opportunities for students of the neighboring university campus.  The 
project will create approximately 153 new jobs with $2.8 million in worker wages.  Additionally, 
BYU-Hawaii students will be able to work and intern at the new hotel, giving them real world 
on-the-job training and certification opportunities not available in a classroom setting.  This 
value added feature will benefit both the college students and the new hotel.   

With the proposed hotel redevelopment action, visitors will spend more time in the area and 
increase the economic vitality not only of Läÿie, but the economically challenged Koÿolau Loa 
region.  Besides direct benefits to the PCC, students in BYU-Hawaii’s hospitality program, and 
potential employees in the area, residual benefits to various businesses up and down the coast 
will occur as overall visitor expenditures increase.  Through the purchase of goods and services 
at Koÿolau Loa businesses, additional discretionary spending will provide revenue needed to 
capture the economic potential of the region, thereby supporting the broader community and 
benefiting the region’s economy.  Annual guest expenditures are estimated to be about $28 
million annually, and the project is expected to provide an estimated $8 million in net public 
benefits.  

3.11 AMBIENT NOISE AND AIR QUALITY 

3.11.1 Ambient Noise 

The primary source of noise in the project area is traffic on Kamehameha Highway.  Läÿie is a 
suburban community characterized by residential, business, educational, religious and resort 
uses.   The primary receptors of noise are the residents.   

3.11.2 Air Quality 

Ambient air quality in the vicinity and the State meets Federal and State air quality standards.  

3.11.3 Potential Impacts to Ambient Noise and Air Quality 

Construction equipment and activities for the project will result in short-term impacts on 
ambient air quality and noise levels.  These impacts are anticipated to be a slight nuisance to the 
residential neighbors and possibly PCC visitors, but they would not represent a health risk.  
Construction operations will comply with State DOH regulations and the City and County of 
Honolulu Noise Ordinance, which limit construction operations and resultant noise to daytime 
hours and specific maximum levels.  Air quality may be affected by the fugitive dust during 
construction, which will be mitigated by construction perimeter fencing and soil wetting.  
Landscaping will be initiated as soon as practical.    

Once construction is completed, ambient noise levels may be impacted by the car wash facility 
planned for the Chevron station.  These impacts are anticipated to be slight in nature, and will 
not represent a health risk.  Operation of the facility will comply with State DOH regulations 
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and the City and County of Honolulu Noise Ordinance, which limits noise to certain hours and 
specific maximum levels. 

No significant adverse short-term or long-term; or direct, indirect or cumulative impact on 
ambient noise or air quality is anticipated to result from operation of the project.  

3.12 POTENTIAL CUMULATIVE AND SECONDARY IMPACTS 

The Läÿie Inn Redevelopment is anticipated to contribute to cumulative impacts associated with 
existing and proposed projects planned in the Koÿolau Loa region.  The key project identified 
for the North Shore that is relevant to a discussion of cumulative impacts are plans to expand 
the Turtle Bay Resort.  Given ongoing lawsuits and the State’s interest in the resort, there is no 
firm timeline for these improvements, which may never be developed.  The timetable for 
projects in Kahuku is unclear and the Läÿie affordable housing project is on hold.  Given the 
known and possible projects in the region, the redevelopment of the existing Läÿie Inn to a 
larger hotel facility will add to the area’s visitor population, employment, traffic, water use, 
waste water and drainage.  New jobs and spending associated with the hotel redevelopment 
construction and operation will be a positive impact on the region’s employment base and 
economy.  Traffic will be managed through intersection improvements and the addition of a 
new traffic signal, which will help manage traffic on Kamehameha Highway. Water use for the 
project will slightly increase the amount of water drawn for human use from the regional 
aquifer.  Wastewater from the project will be appropriately managed through the Läÿie Water 
Reclamation Facility.   

 



4.0  Conformance with Plans, Policies and Programs 
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4.0 CONFORMANCE WITH PLANS POLICIES AND PROGRAMS 
 
This section details how the project conforms to the Hawaiÿi State Plan, County General Plan 
and Koÿolau Loa Sustainable Communities Plan (SCP), the Hawai’i Coastal Zone Management 
Program and the County Special Management Area guidelines. 

4.1 HAWAI’I STATE PLAN 

The Hawaiÿi State Plan (HRS Chapter 226), enacted in 1978, is a statement of long-range, 
statewide policy for an array of economic, physical, and social development issues. The Plan 
requires the conformance of state programs, land use decision-making, and budgetary 
processes with the goals, objectives, policies, and priority guidelines of the Plan.  The Plan is old 
and some objectives are no longer relevant.  The 2005 Hawaiÿi State Legislature passed 
legislation creating a Hawaiÿi 2050 task force to review the Hawaiÿi State Plan and make 
recommendations for a Sustainability Plan to the year 2050.  During this period of Sustainability 
Plan development, the 1978 plan prevails.   

The three State goals are as follows: 
• A strong viable economy characterized by stability, diversity and growth that enables 

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

natural systems, and uniqueness, that enhances the mental and physical well-being of 
the people; 

• Physical, social and economic well-being for individuals and families in Hawaiÿi, that 
nourishes a sense of community responsibility, of caring and of participation in 
community life.   

The proposed project is consistent with the Hawaiÿi State Plan objectives as summarized in this 
section by topic.   

4.1.1 Economy-Visitor Industry  

The project will: 

• support and assist in the promotion of visitor attractions and improve the quality of 
existing visitor destination areas;   

• provide new job opportunities and steady employment with job training that will allow 
for upward mobility within the visitor industry;  

• foster an understanding by visitors of “The Aloha Spirit.” 

4.1.2 Physical Environment  

The project will: 

• not degrade Hawaiÿi’s unique and fragile environment; 
• take into account the physical attributes of the area during planning and designing 

phases; 
• have no impact on rare or endangered plant or animal species and habitats; 
• encourage multiple use without generating costly or irreparable environmental damage;  
• have no impact on scenic and historic resources; 
• not increase risk to life and property from erosion, flooding, tsunamis, hurricanes, 

earthquakes and other natural hazards; 

http://www.dkosopedia.com/wiki/Hawaii_State_Legislature
http://www.dkosopedia.com/wiki/Hawaii_2050_task_force
http://www.dkosopedia.com/wiki/Hawaii_State_Plan
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• incorporate design and construction practices that enhance the physical characteristics of 
Hawaiÿi’s communities;  

• represent development in close proximity to existing services and facilities. 

4.1.3 Facility Systems 

The project will: 

• be supported within resource capacities; 
• support water conservation;  
• encourage multimodal transportation systems through extension of the 

bicycle/pedestrian pathway along Kamehameha Highway; 
• incorporate energy saving systems. 

4.1.4 Socio-cultural 

The project will: 

• contribute to the wide range of facilities to fulfill the recreational needs of all diverse and 
special groups effectively; 

• assure adequate access to natural resources in public ownership; 
• support activities and conditions that promote cultural values, customs and arts that 

enrich lifestyles of Hawaiÿi’s people, which are sensitive and responsive to family and 
community needs. 

4.2 GENERAL PLAN FOR THE CITY AND COUNTY OF HONOLULU 

The City and County of Honolulu General Plan guides and directs land use and growth 
through brief statements of objectives, policies, and planning principles.  It was first adopted by 
resolution in 1977.  The following discussion summarizes proposed project conformance with 
the objectives and policies of the City and County of Honolulu General Plan.  Relevant 
objectives and policies of the General Plan pertaining to the proposed action are outlined below.  

4.2.1 Population 

Objective B.  To plan for future population growth. 

Policy 2 Provide adequate support facilities to accommodate future growth in the number 
of visitors to Oÿahu. 

 
The proposed project provides improved and expanded visitor accommodations in Läÿie.  The 
project’s location in Läÿie will support the existing PCC activities in providing an 
accommodation alternative to Waikiki or the Turtle Bay Resort. At full occupancy, hotel on-site 
population including guests and workers will be approximately 775 580 people.   

4.2.2 Economic Activity 

Objective A. To promote employment opportunities that will enable all the people of Oÿahu to attain a 
decent standard of living 

Policy 1 Encourage growth and diversification of Oÿahu’s economic base. 
Policy 2 Encourage the development of small businesses and larger industries which will 

contribute to the economic and social well-being of Oÿahu residents. 

Objective B.  To maintain the viability of Oÿahu’s visitor industry. 
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Policy 6 Permit the development of secondary resort areas in West Beach, Kahuku, 
Makaha, and Läÿie. 

Policy 7 Manage the development of secondary resort areas in a manner which respects 
existing lifestyles and the natural environment, and avoids substantial increases 
in the cost of providing public services in the area. 

Policy 8 Preserve the well-known and widely publicized beauty of Oÿahu for visitors as 
well as residents. 

Policy 9 Encourage the visitor industry to provide a high level of service to visitors. 
 
The project will create approximately 153 105 new jobs with $3.7 $2.8 million in worker wages.  
Läÿie residents and nearby North Shore will likely be the project’s employment base.  There will 
be training and employment opportunities for students at the nearby BYU-Hawaiÿi.  Annual 
guest expenditures are estimated to be about $28 million annually (Hallstrom, 2004).  

Läÿie is identified in the General Plan as a “secondary resort area” and the project directly 
supports Objective B in providing quality visitor accommodation; thereby maintaining the 
viability of Oÿahu’s visitor industry.  The design will be consistent with the neighboring PCC.   
The cost of public services will not be impacted by the project.  The majority of utilities are 
provided by the Läÿie Water Company a subsidiary of HRI, and the City and County of 
Honolulu’s Läÿie Wastewater Reclamation Facility.  The project is expected to provide, after 
accounting for public costs of the project, an estimated $8 million in net public benefits.   

4.2.3 Natural Environment 

Objective A.  To protect and preserve the natural environment. 

Policy 1 Protect Oÿahu’s natural environment, especially the shoreline, valleys, and 
ridges, from incompatible development. 

Policy 2 Seek the restoration of environmentally damaged areas and natural resources. 
Policy 3 Retain the Island's streams as scenic, aquatic, and recreation resources. 
Policy 4 Require development projects to give due consideration to natural features such 

as slope, flood and erosion hazards, water-recharge areas, distinctive land forms, 
and existing vegetation 

Policy 5 Require sufficient setbacks of improvements in unstable shoreline areas to avoid 
the future need for protective structures. 

Policy 6 Design surface drainage and flood-control systems in a manner which will help 
preserve their natural settings. 

Policy 7 Protect the natural environment from damaging levels of air, water, and noise 
pollution. 

Policy 8 Protect plants, birds, and other animals that are unique to the State of Hawaiÿi 
and the Island of Oÿahu. 

Policy 9 Protect mature trees on public and private lands and encourage their integration 
into new developments. 

Objective B.   To preserve and enhance the natural monuments and scenic views of O’ahu for the benefit 
of both residents and visitors. 

Policy 1 Protect the Island’s well-known resources: its mountains and craters; forests and 
watershed areas; marshes, rivers and streams; shoreline, fishponds and bays; reefs 
and offshore islands. 
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Policy 2 Protect Oÿahu's scenic views, especially those seen from highly developed and 
heavily traveled areas. 

 
No unique or federally and State-listed bird, animal, or plant will be affected by the project.   No 
critical habitats or sensitive environments (e.g., forests, watersheds, reefs, marshes, fishponds) 
will be affected.  Mature trees (coconut) will be retained where practical.  The project will be 
compatible with adjacent development. It will have no impact on environmentally damaged 
areas, or aquatic and recreational resources.  The project will be designed to meet County 
design standards for minimizing risks from natural hazards and development near shorelines.  
Construction and operation of the project will not result in damaging levels of air, water and 
noise pollution.   The facility will not impede ma kai views nor will it impact any of the 
panoramic vistas identified in the area (Coastal View Study, 1987). 

4.2.4 Transportation and Utilities 

Objective A.  To create a transportation system which will enable people and goods to move safely, 
efficiently, and at a reasonable cost; serve all people, including the poor, the elderly, and the physically 
handicapped; and offer a variety of attractive and convenient modes of travel. 

Policy 11 Make public, and encourage private, improvements to major walkway systems. 

Objective B.   To meet the needs of the people of Oÿahu for an adequate supply of water and for 
environmentally sound systems of waste disposal. 

Policy 4 Encourage a lowering of the per-capita consumption of water and the per-capita 
production of waste. 

Policy 6 Support programs to recover resources from solid-waste and recycle wastewater. 
 

Many employees of the project will presumably live nearby.  The project includes an extension 
of the existing pedestrian and bicycle pathway segment along Kamehameha Highway.  This 
creates a recreational pathway among community amenities, as well as a safe alternative to 
driving for project employees living in the community.  

Operation of the new facilities will preserve Hawaiÿi’s natural resources through practices that 
conserve and save water, energy, and lower the amount of solid waste generated. For example, 
guests will be provided with towel and sheet changing cards which ask that guests consider 
using their linens more than once in an effort to reduce laundry requirements, and water 
consumption and energy use.  Landscaping at the project will use plants with minimal water 
needs and efficient use of water in landscape irrigation will be practiced.  PCC has a recycled 
water system for irrigation, and future plans call for this system to be extended to the project 
area.  Recycling of solid waste will also be a component of operations. 

4.2.5 Energy 

Objective B.   To conserve energy through the more efficient management of its use.   

Policy 3 Carry out public, and promote private, programs to more efficiently use 
energy in existing buildings and outdoor facilities. 

 
The project will work towards implementing practices that conserve energy.  
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4.2.6 Physical Development and Urban Design 

Objective A.  To coordinate changes in the physical environment of Oÿahu to ensure that all new 
developments are timely, well-designed, and appropriate for the areas in which they will be located. 

Policy 2 Coordinate the location and timing of new development with the availability of 
adequate water supply, sewage treatment, drainage, transportation, and public 
safety facilities. 

Policy 7 Locate new industries and new commercial areas so that they will be well related 
to their markets and suppliers, and to residential areas and transportation 
facilities. 

Objective E.  To create and maintain attractive, meaningful and stimulating environments throughout 
Oÿahu. 

Policy 4 Require the consideration of urban design principles in all development projects. 
Policy 5 Require new developments in stable, established communities and rural areas to 

be compatible with the existing communities and areas. 
Policy 7  Promote public and private programs to beautify the urban and rural 

environments. 
 

The construction and operation of the project will be served by established private (water and 
sewer) and public (roads) infrastructure systems that have the capacity to accommodate the 
planned use.  The facility will be compatible with and support the surrounding land uses.  
Additionally, its proximity to the residential community of Läÿie, as an employee base, is 
essential. 

Urban design principals are considered in the planning and architecture of the project’s 
structure and landscape to ensure its compatibility with the surrounding area.  The landscaping 
program will beautify the grounds and fronting roadway corridor and maintain the feel of the 
surrounding Koÿolau Loa environment.  Demolition of the existing degraded Läÿie Inn with a 
new structure will improve the aesthetics of the area. 

4.2.7 Culture and Recreation 

Objective B.   To protect Oÿahu’s cultural, historic, architectural, and archaeological resources. 

Policy 2 Identify, and to the extend possible, presser and restore buildings, sites, and areas 
of social, cultural, historic, architectural, and archaeological significance. 

Policy 3 Cooperate with the State and Federal governments in developing and 
implementing a comprehensive preservation program for social, cultural, historic, 
architectural, and archaeological resources. 

Objective D.   To provide a wide range of recreational facilities and services that are readily available to all 
residents of Oÿahu. 

Policy 6 Provide convenient access to all beaches and inland recreation areas. 
Policy 9 Require all new developments provide their residents with adequate recreation 

space. 
Policy 10 Encourage the private provision of recreation and leisure-time facilities and 

services. 
Policy 13 Encourage the safe use of Oÿahu’s ocean environments. 
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Site reconnaissance and subsurface site testing for this project did not identify archeological, 
historic, or cultural resources.  Should inadvertent discoveries be made during construction, 
work in the immediate area will be halted and the State Historic Preservation Division will be 
contacted.  A qualified archaeologist will be consulted to recommend further measures required 
for preservation or data recovery.   

Public recreational facilities at the project include a restaurant and banquet/meeting facilities, 
and bicycle/pedestrian path, which will contribute to adequate, accessible and diverse 
recreational activities open to all residents of Oÿahu.  By providing adequate accommodation, 
the project indirectly contributes to the accessibility of recreation activities in the Läÿie area.    

The existing pedestrian access to the public beach area will still be accessible for recreational 
use.  No existing public recreational facilities will be affected by the development of the guest 
facilities at this site. Additionally, coastal resources, such as surf sites or sandy beaches will also 
not be impacted by this project.   

 With population growth and the changing needs of visitors and residents, the project meets 
basic themes outlined in the General Plan, while providing redevelopment of an existing hotel 
to better sustain this community.  The redeveloped hotel will be a beautiful addition to the area 
offering employment opportunities, economic activity, and support for Läÿie and Koÿolau Loa 
residents.    

4.3 KO’OLAU LOA SUSTAINABLE COMMUNITIES PLAN  

The Koÿolau Loa Sustainable Communities Plan (SCP) (City and County of Honolulu, 1999) is 
one of eight geographically-oriented plans intended to guide public policy, investment and 
decision-making through 2020.  In support of the General Plan, the Development and 
Sustainability plans provide a policy context for land use, City budgetary actions and decisions 
made by the private sector.  An update of the Koÿolau Loa SCP is currently in progress. 

The project area is located within the Rural Community Boundary designated in the SCP with 
the following guidelines: 

• Preserve Agricultural Lands, Significant Open Space, and Natural Resources; 
• Promote an Efficient Development Pattern; 
• Provide Sufficient Capacity for Projected Growth; 
• Protect Natural and Scenic Resources. 

The project is consistent with these principals as an “infill” development.  It will not contribute 
to sprawl and concentrates development in a compact area of the existing community, thereby 
reducing infrastructure demand and reliance on the automobile.  The project provides 
additional capacity for guest visits to the area, but no permanent population growth is 
anticipated.  There are no anticipated impacts to natural resources, scenic resources, or 
agricultural lands.   

The project further supports the SCP by enhancing existing recreational areas and resources.  
The project site will provide a new restaurant and meeting/banquet facility for recreational 
gatherings.  The community’s bicycle/pedestrian path is considered a recreational facility and it 
will be extended by the project.  
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Figure 4.1   Ko’olau Loa Sustainable Communities Plan – Land Use Map (1999) 
 

Like other parts of the island, Koÿolau Loa is a rural area with various commercial and 
residential designations.  The hotel site is recognized in the Koÿolau Loa Sustainable 
Communities Plan (SCP) as part of the commercial corridor in the Läÿie community.  This sector 
is where most of the district’s business and institutional enterprises are located, by design.  The 
hotel site currently not only has the appropriate City plan designation, but also the requisite 
zoning. 
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The SCP Land Use map (Figure 4.1) designates the project area as Resort which is consistent 
with the proposed action.  Consolidation and re-subdivision of the parcels within the project 
area was completed to establish correct underlying boundaries for proposed Community 
Business (B-2) and Resort zoning.  Eight parcels were consolidated into the current two parcels 
(5-5-006:39 & 40) that coincide with the Community Business and Resort zoning boundaries. 

The project’s conformance to the relevant components of the SCP is examined below.  SCP 
elements included are those supported by the project.  Non-supported or non-applicable 
elements of the SCP are not listed. 

• Section 3.6 – Commercial Areas Policies for Rural Regional Commercial Centers. 
 
The hotel site is recognized in the Koÿolau Loa Sustainable Communities Plan as part of 
the rural commercial corridor in the Läÿie community.  The site adjoins the Polynesian 
Cultural Center, for many years now Hawaii’s number one paid attraction.  The Läÿie Inn 
Redevelopment, however, will essentially be a redevelopment and expansion of the 
existing Läÿie Hotel.  The proposed project is not a new commercial establishment.  The 
rural character of the area will be enhanced by removing the current Inn, which is generic 
in appearance and has outlived its useful life.  The hotel will be replaced with a new 
hotel, having rural architectural character and Polynesian themed facilities surrounded by 
rich landscaping.  The existing McDonald’s restaurant and Chevron station will be 
redeveloped at a more functional location with new and improved facilities.  The 
redevelopment project will improve existing uses and help to revitalize the Läÿie 
Community, while still serving and attracting visitors and residents from outside the 
community.     
 
• Section 3.6.2 – General Policies for Rural Regional Commercial Center:  Läÿie Rural Regional 

Commercial Center. 
 
- Introduce a rural architectural character which incorporates appropriate themes and building 

forms reflective of the diverse heritage of Läÿie’s residents. 
• The project will have a rural architectural character incorporating the 

Polynesian theme of the PCC. The design of the hotel is intended to unify the 
hotel site and the adjoining PCC into essentially one campus through shared 
Pacific Island theming.  Detailed architectural character descriptions are 
discussed further in Sections 3.6.3 and 3.6.5.    

 
- Provide for a modest expansion of the district in order to meet future resident and visitor needs 

associated with Läÿie’s anticipated long-term housing and employment growth, and the 
expansion of visitor attractions.  Given its size, and potential mix of uses, Läÿie’s center has 
potential as a focal point for the region’s shopping and services and limited expansion is 
appropriate in order to better serve adjoining communities as well as local residents. 

• The hotel redevelopment will provide modest expansion of the district to meet 
future needs of residents and visitors of the area.  While the project is not a 
new commercial center, it will provide expanded opportunities for long-term 
employment growth and additional accommodations to support visitor 
attractions, particularly for the PCC, BYU-Hawaiÿi, and the LDS Hawaiÿi Läÿie 
Temple.  The nearby Läÿie Shopping Center provides more of a focal point for 
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the region’s shopping and services, however, the redevelopment will supply 
the extra support needed for the Läÿie Community.    

 
- Limit uses primarily to commercial retail, business service establishments, professional offices 

and public uses such as a satellite city hall, library, post office, or other similar facilities, that 
provide services to Läÿie and surrounding communities.  

• The redevelopment project will offer public uses and services and to Läÿie and 
surrounding communities.  The hotel will provide lodging, meeting facilities, 
and eating establishments to visitors and residents. Students from BYU-
Hawaiÿi will be provided with educational opportunities to receive joint 
training and certification for those who choose to major in Hotel Management.  
In addition, the McDonald’s restaurant and Chevron service station will still 
be available to serve the needs of the area.   

 
• Section 3.6.3 – Planning Principles and Guidelines for All Commercial Areas  
 
Architectural Style: 
- Utilize building forms and details which reflect the region’s rural character and incorporate the 

style and any desirable distinctive features of buildings in the community in which they are 
located. 

• To ensure its compatibility with the surrounding area, urban design principals 
are integrated in the planning and architecture of the hotel facilities support 
buildings.  The design of the hotel is intended to unify the hotel site and the 
adjoining PCC into essentially one campus through shared Pacific Island 
theming. 

 
- Encourage the use of false fronts, sloped roofs, and breaks in the roof line to reduce the apparent 

scale of large roof plates in commercial buildings with multiple storefronts. 
• The hotel design character is monarchy/territorial with Polynesian themes 

exemplified by its pitched roofs, articulated wooden beam structure, and roof 
overhangs. 

 
- Avoid blank facades on portions of buildings visible from a street by using texture, 

articulation, color, windows, or other openings to create visual interest.  
• The Polynesian architectural design elements include dominant steep roof 

forms, open air veranda, stucco walls, tapa patterns and botanical themed 
grille work.   

 
- Reflect a more residential scale and character in the portions of commercial buildings that are 

adjacent to or readily visible from residential areas, or screen them from view with landscaping. 
• The new buildings will be one to three stories in height, designed with a 

Polynesian theme, with colors and materials, including screening landscaping, 
that will complement and enhance this rural community setting.    

 
Building Scale and Massing: 
- Limit commercial buildings to a maximum 40 feet in height, including roof form.  In general, 

buildings should maintain a low-rise, rural scale. 
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• The development will be consistent with the Polynesian architectural theme of 
PCC.  Buildings will be one to three stories in height and will comply with the 
40 foot height limit as specified in the zoning ordinance for this parcel, as 
consistent with Land Use Ordinance (LUO) provisions.   

 
- Avoid the use of large, continuous buildings in new commercial developments.  Commercial 

buildings adjacent to residential areas should be designed to recognize the balance between 
commercial needs and residential concerns.  In general, the physical composition of height, size, 
and massing of commercial buildings in these locations should be compatible with adjacent 
residential development.    

• Large continuous buildings are not planned in the redevelopment area as 
shown in Figure 2.1.  Proposed architectural designs for the project balance 
commercial needs and fit with the area’s residential community.  The height of 
commercial buildings in this project will be typically one to three stories and 
will comply with the 40 foot height limit as specified by LUO zoning 
ordinance provisions.  

 
Site Design and Access: 
- Provide for the general visibility from Kamehameha Highway of buildings within commercial 

centers, and employ adequate and appropriately designed signage at entries. 
• Roadway views mauka toward the guest buildings and support facilities will 

be generally visible, but softened by generous roadside landscaping, which 
will serve as a buffer to the development. The design will be consistent with 
guidelines set forth in the Koÿolau Loa Sustainable Communities Plan.  
Appropriate signage will also be provided at the entry points. 

 
- Provide access to parking and loading areas primarily from Kamehameha Highway for the 

shopping areas in Kahuku and Läÿie, and exclusively for the Rural Community Commercial 
Center (Hauÿula) and country store establishments that front the highway. 

• Access roadways to parking and loading facilities are required for the project. 
The site currently has two driveway connections to Kamehameha Highway 
(Läÿie Inn and Chevron) and a retail access road intersection (adjacent to PCC 
parking).   

 
- Employ site design practices and provide facilities which promote pedestrian, bicycle and public 

transit access. 
• The community pedestrian and bicycle path is a key element in the 

beautification efforts for the Läÿie community.  The purpose of the pathway is 
to provide for a safer bicycle/pedestrian route along the highway.  The path 
way improvements will be extended 1,100 feet along the Kamehameha 
Highway boundary of the hotel site.  Improvements will be comparable to the 
existing path, including a paved curvilinear path, extensive landscaping and 
bollards to prevent unauthorized vehicular access.   

 
- Improve bus stops in front of commercial centers, including pull-out bus stop lanes and 

shelters for waiting passengers. 
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• Bus stops are located in both directions fronting the project site, one directly in 
front of the existing Läÿie Inn and one across the highway at the intersection of 
Naniloa Loop.  

 
- Provide racks for bicycle parking at all commercial centers and locate them where they are 

secure and visible from entry points or other heavy circulation areas.  
• Bicycle parking will be provided at the relocated McDonalds and new hotel 

within the redevelopment area. 
 

Visual Screening, Lighting, and Signage:  
- Plant a landscape screen consisting of trees and hedges along streets fronting parking lots. 

• A landscaped earthen berm will be installed as part of the planned 
bicycle/pedestrian path along Kamehameha Highway to provide privacy, 
highway noise reduction, and varied topographic landscape serving as a 
buffer to the development.  

 
- Provide shade trees throughout parking lots. 

• Canopy shade trees will be used to shade the parking lots and portions of the 
bicycle/pedestrian path. 

 
- Visually screen service areas from public and residential areas. 

• Service areas will be visually screened from public and residential areas using 
landscape elements that will beautify the grounds, and through project site 
design.  Service areas and parking will be located in the mauka portion of the 
project site.  The view from the highway will be of the landscaping elements.  

 
- Require indirect illumination for signage visible from residential areas. 

• Signage will be illuminated indirectly and will be visible from residential areas 
as needed.  

 
• Section 3.6.5 – Planning Principles and Guidelines for Läÿie Rural Regional Commercial 

Center – Architectural Style, Building Scale and Massing. 
 

Architectural Style: 
- Employ architectural design strategies, forms, and details in new building design which reduce 

the sense of building mass of the center.  Incorporate architectural forms and details in future 
renovations of existing buildings which visually reduce their apparent size. 

• The project will reduce the sense of building mass of the center through 
architectural design, use of open space and landscaping.  The hotel 
redevelopment elements are scaled and sited to achieve a proper fit with the 
existing environment.    

 
- Establish a more distinctive rural architectural character for the center through the use of 

Polynesian themes and built forms. 
• The redevelopment will unify this section of the commercial corridor using 

Pacific Island theming.  The design elements will promote the rural character 
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of the Läÿie community with the use of materials that will be complimentary to 
the Polynesian architecture of PCC.   

 
Building Scale and Massing: 
- Maintain the existing center’s low-rise building scale consistent with the character of 

surrounding residential development. 
• Buildings scale and size are suitable to the vicinity.  The development will be 

one to three stories and within the height limit set by the LUO.   
 

- To the extent possible, site new buildings in a manner which emphasizes a pedestrian 
orientation and encourages travel on foot between new and existing establishments.  Future 
renovation, redevelopment or expansion of the Rural Regional Commercial Center should take 
or create opportunities to implement a primarily pedestrian-oriented, village-like setting, in 
contrast to its current linear form. 

• As part of the Läÿie Master Plan implementation, a community pedestrian and 
bicycle path was constructed fronting PCC along Kamehameha Highway.  The 
hotel redevelopment project will have a beneficial effect by extending the 
bicycle/pedestrian path further and facilitating a more walkable community.  
The community pedestrian and bicycle path is a key element in beautification 
efforts and provides for a safer bicycle/pedestrian route along the highway. 

 
• Section 3.8.2 – Visitor Attractions – General Policies, Planning Principles, and Guidelines. 
 
- We note that most of this Section does not directly apply to the Läÿie Inn 

Redevelopment project.  Subsections such as Planning Principles and Guidelines 
apply only to the PCC as stated in the Koÿolau Loa Sustainable Communities Plan.   

 
General Policies: 
- Plans to renew and expand facilities as necessary to maintain the viability of    

the Polynesian Cultural Center (PCC) should be supported.  Expansion of PCC may include 
expanding toward Hauÿula and into the vacant resort-zoned land adjacent to the Rodeway Inn. 
 
The Center, one of Oÿahu’s leading visitor attractions, is unique in its primary orientation toward 
Pacific Island themes.  To maintain its continued viability, visitor attractions like the PCC must 
remain constantly aware of market trends and be able to adjust on a timely basis to changing 
visitor interests. 

• The area will be enhanced by removing the current Inn, which is generic in 
appearance and has outlived its useful life, and replacing it with Polynesian 
themed facilities surrounded by lush, beautiful landscaping.  The site adjoins 
the PCC, for many years now Hawaii’s number one paid attraction.  The intent 
is to unify the hotel site and the PCC into essentially one campus through 
shared Pacific Island theming.   The redeveloped hotel will offer a quality, 
mid-tiered product that is lacking and will be in demand. Marketing tie-ins 
with the PCC and other windward/North Shore activities and destinations, 
and service and meeting space agreements with the restaurant will help to 
offer a more comprehensive vacation destination.  The applicant has and will 
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continue to work with the PCC on plans for the Läÿie Inn Redevelopment 
project.   

 

The existing Läÿie Inn and PCC are identified in the SCP as a visitor facility to be retained in the 
community.  Future resort development will be limited to the existing zoned lands in secondary 
resort areas at Kahuku-Kawela Bay area and Läÿie.  Further the SCP states, ”Plans to renew and 
expand facilities as necessary to maintain the viability and vitality of the Polynesian Cultural Center 
(PCC) should be supported.”  The proposed redevelopment of the Läÿie Inn will help to sustain the 
vitality and viability of the PCC.  Currently, most visitors are shuttled by bus from Waikïkï to 
the PCC.  With the hotel vacation unit development, guests will be able to comfortably stay 
longer in Läÿie, spending more money in the area and positively affecting the rural commercial 
businesses.   

The Public Facilities Map of the SCP includes the bicycle/pedestrian path aligned along 
Kamehameha Highway, a portion of which is included in the proposed project.  Other Public 
Facilities principles support water conservation measures, such as low flush toilets, drought-
tolerant plant material, and reuse of treated wastewater effluent.  These measures are being 
considered during the design phase of the proposed project.   

4.4  HAWAI’I COASTAL ZONE MANAGEMENT PROGRAM 

The Coastal Zone Management Act of 1972 (16 USC Section 1451), as amended through Public 
Law 104-150, created the coastal management program and the National Estuarine Research 
Reserve system. The coastal states are authorized to develop and implement a state coastal zone 
management program.  Hawaiÿi Coastal Zone Management (CZM) Program received federal 
approval in the late 1970’s.  The objectives of the State’s Hawaiÿi Coastal Zone Management 
(CZM) Program, Section 205A-2, HRS, are to protect valuable and vulnerable coastal resources 
such as coastal ecosystems, special scenic and cultural values and recreational opportunities.  
The objectives of the program are also to reduce coastal hazards and to improve the review 
process for activities proposed within the coastal zone.  Each county is responsible for 
designating a Special Management Area (SMA) that extends inland from the shoreline.  
Development within this SMA is subject to County approval to ensure the proposal is consistent 
with the policies and objectives of the Hawaiÿi CZM Program  

The entire Läÿie Inn Redevelopment project area is within the SMA as delineated by the City 
and County of Honolulu.   Described below are the seven objectives of the Hawaiÿi CZM 
Program and an assessment of the project impacts relative to the State’s CZM objectives and 
policies.  The specific City and County SMA policies are also discussed. 

4.4.1 Recreational Resources  

Objective: Provide Coastal Recreational Opportunities Accessible to the Public 

(A) Improve coordination and funding of coastal recreation planning and management. 
(B) Provide adequate, accessible, and diverse recreational opportunities in the coastal zone 

management area by: 
• Protecting coastal resources uniquely suited for recreational activities that cannot be provided 

in other areas; 
• Requiring replacement of coastal resources having significant recreational value, including but 

not limited to surfing sites and sandy beaches, when such resources will be unavoidably 

http://www.ocrm.nos.noaa.gov/czm/czm_act.html
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damaged by development; or requiring reasonable monetary compensation to the State for 
recreation when replacement is not feasible or desirable; 

• Providing and managing adequate public access, consistent with conservation of natural 
resources, to and along shorelines with recreational value;  

• Providing an adequate supply of shoreline parks and other recreational facilities suitable for 
public recreation; 

• Encouraging expanded public recreational use of county, state, and federally owned or 
controlled shoreline lands and waters having recreational value; 

• Adopting water quality standards and regulating point and non-point sources of pollution to 
protect and where feasible, restore the recreational value of coastal waters; 

• Developing new shoreline recreational opportunities, where appropriate, such as artificial 
lagoons, artificial beaches, artificial reefs for surfing and fishing; and 

• Encouraging reasonable dedication of shoreline areas with recreational value for public use as 
part of discretionary approvals or permits by the land use Commissions, board of land and 
natural resources, county planning commissions; and crediting such dedication against the 
requirements of section 46-6. 

 
The project would have no impact on coordination and funding of coastal recreation planning 
and management. 

Public recreational facilities at the project include a restaurant and banquet/meeting facilities, 
which will contribute to adequate, accessible and diverse recreational activities in the coastal 
zone.  By providing adequate accommodation, the project indirectly contributes to accessibility 
to recreation activities in the Läÿie area.    

No existing or planned public recreational facilities will be affected by the development of the 
guest facilities at this site. No coastal resources of significant value, such as surf sites or sandy 
beaches will be impacted by this project.  No shoreline improvements are proposed, such as 
artificial reefs or beaches.  The existing public beach pedestrian access from Kamehameha 
Highway to the ocean on the southern end boundary of the proposed park will not be affected 
by the project. 

The project will be constructed and operate in accordance with State and federal water quality 
regulations.  Storm water and sanitary sewer management systems will be integrated with 
existing PCC and Läÿie infrastructure.  The sanitary sewer systems have adequate capacity to 
address the anticipated load from the project.;  The existing storm water drainage system was 
installed over 30 years ago and was designed to earlier standards.  To meet current design 
standards the but the two existing storm water drainage systems in Läÿie require improvements 
Läÿie Town Drainage Master Plan recommends substantial infrastructure improvements to 
increase address the poor drainage capacity. ,but these may not be implemented prior to the 
project construction.  In the interim  However, the project will include an underground 
exfiltration drainage system that will retain and exfiltrate the increased storm water runoff at 
the project site.  Unexfiltrated run-off will flow that directs water to a new pipeline beneath the 
PCC parking lot to the BYU-Hawaiÿi 48-inch drain located along the southern boundary of PCC, 
which discharges at Laniloa Beach and to the drainage system that discharges at the Foodland 
Storm Water Outlet. There are no septic tanks, leach fields proposed, or injection wells 
proposed.  There will be no new discharge points into coastal waters.    
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4.4.2 Historic Resources  

Objective:  Protect, Preserve and, Where Desirable, Restore Those Natural and Man-Made Historic and 
Pre-Historic Resources in the Coastal Zone Management Area that are Significant in Hawaiian and 
American History and Culture 

(A) Identify and analyze significant archaeological resources. 
(B) Maximize information retention through preservation of remains and artifacts or salvage 

operations; and 
(C) Support state goals for protection, restoration, interpretation and display of historic resources. 

An on-site archaeological inspection (SCS, October 2004, and August 2007) did not identify 
evidence of archaeological remains at the project site.  The investigations determined that 
significant surface remains do not exist and subsurface remains are not likely to be present.  The 
project area has undergone extensive disturbances from previous activities.   

Consistent with the archeological investigation, the cultural assessment (SCS, October 2004) 
determined that there is no history of cultural practices on the site.  The site does not possess 
culturally significant plants.  In addition, the site is not an access route to ma uka or ma kai 
trails or culturally significant resources.  At the ma uka site, the public beach access from 
Kamehameha Highway and lateral access along the shoreline will be maintained and will not be 
affected by the project. 

Due to the presence of sandy deposits throughout the project area and recent discoveries of 
native Hawaiian burials in other parts of Läÿie, archaeological monitoring will be conducted 
during earthmoving (i.e., grading and excavating) phases of construction.  

4.4.3 Scenic and Open Space Resources  

Objective:  Protect, Preserve and, Where Desirable, Restore or Improve the Quality of Coastal Scenic and 
Open Space Resources 

(A) Identify valued scenic resources in the coastal zone management area; 
(B) Insure that new developments are compatible with their visual environment by designing and 

locating such developments to minimize the alteration of natural landforms and existing public 
views to and along the shoreline; 

(C) Preserve, maintain and where desirable, improve and restore shoreline open space and scenic 
resources; and 

(D) Encourage those developments which are not coastal dependent to locate in inland areas. 

Scenic view sheds in the project area are identified in both the SCP and the City’s Coastal View 
Study (1987).  The project will not affect vistas and scenic resources identified in either 
document.   

The Läÿie Inn Redevelopment project is consistent with County General Plan, SCP, Zoning and 
PD-R.  The Polynesian-styled architecture will blend into and complement the surroundings, 
specifically PCC.  The scale and size of the project buildings are appropriate to the site and 
represent less than 50 percent of maximum allowable site build-out.  Perimeter landscaping will 
serve as a visual buffer between the guest facilities and surrounding roads.  Views from roads 
and other public areas towards the mountains will not be affected by development of the new 
facilities. 
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PCC design does not incorporate ocean views; therefore, the redevelopment will not impact 
views from within PCC.   

4.4.4 Coastal Ecosystems  

Objective:  Protect Valuable Coastal Ecosystems from Disruption and Minimize Adverse Impacts on all 
Coastal Ecosystems 

(A) Improve the technical basis for natural resource management; 
(B) Preserve valuable coastal ecosystems of significant biological or economic importance; 
(C) Minimize disruption or degradation of coastal water ecosystems by effective regulation of stream 

diversions, channelization, and similar land and water uses, recognizing competing water needs; 
and 

(D) Promote water quantity and quality planning and management practices which reflect the 
tolerance of fresh water and marine ecosystems and prohibit land and water uses which violate 
state water quality standards. 

The project will not affect coastal ecosystems or natural resource management.   The project will 
use reclaimed water for irrigation and the low-water consumption fixtures will be used in the 
hotel rooms to minimize potable water use.  During construction, all storm water will be 
retained onsite.  During operation, underground storm water and wastewater infrastructure 
will eliminate non-point source pollutant discharge into coastal water.  There will be no septic 
tanks or leach fields associated with the project.   Operations will comply with State and federal 
water quality standards.  

Landscaping may require the use of insecticides or other chemicals, which will be applied in 
accordance with manufacturer’s instructions.  No adverse environmental impacts are 
anticipated from application of these chemicals.   

4.4.5 Economic Uses  

Objective:  Provide Public or Private Facilities and Improvements Important to the State’s Economy in 
Suitable Locations 

(A) Concentrate in appropriate areas the location of coastal dependent development necessary to the 
state’s economy; 

(B) Insure that coastal dependent development such as harbors and ports, visitor industry facilities, 
and energy generating facilities are located, designed, and constructed to minimize adverse social, 
visual, and environmental impacts in the coastal zone management area; and 

(C) Direct the location and expansion of coastal dependent development to areas presently designated 
and used for such developments and permit reasonable long-term growth at such areas, and 
permit coastal dependent development outside of presently designated areas when: 

• Utilization of presently designated locations is not feasible; 
• Adverse environmental effects are minimized; and 
• Important to the State’s economy. 

 
The project is consistent with State and County plans and land regulation (i.e., State districts 
and County zoning).  The location is ideal for serving visitors to the community.  The 
development is within the SMA, but is inland of and would not impact coastal resources.  The 
project improvements are appropriate and suitable to the Resort and Community Business- 
zoned site.  There will be construction and operation-phase economic benefits of increased 
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employment opportunities and the purchase of goods and services.  Construction cost is 
estimated at $40 $39 million.  During operation, the new quality accommodation will encourage 
visitors to stay longer and presumably spend more in the community.  The redeveloped hotel 
inn will generate state tax revenues.  The project will enhance the viability and vitality of the 
region’s economy.  Socially, the project provides accommodation for visiting families and 
friends of the community, and provides another venue for family gatherings.     

4.4.6 Coastal Hazards  

Objective:  Reduce Hazard to Life and Property From Tsunami, Storm Waves, Stream Flooding, Erosion 
and Subsidence. 

(A) Develop and communicate adequate information on storm wave, tsunami, flood, erosion, and 
subsidence hazard; 

(B) Control development in areas subject to storm wave, tsunami, flood, erosion, and subsidence 
hazard; 

(C) Ensure that developments comply with requirements of the Federal Flood Insurance Program; 
and 

(D) Prevent coastal flooding from inland projects. 

The project site is within both the 100-year flood hazard zone (Figure 3.17) and the tsunami 
inundation zone.  Site planning and building design will address these risks, with site grading 
plans addressing flood considerations.  An earthen berm will be established as part of the 
landscaping along Kamehameha Highway to mitigate flood water flow onto and off of the site.  
Fill will be brought to the site to raise the elevation of low-lying areas and comply with 
requirements of the Federal Flood Insurance Program.  Site grading will direct runoff and storm 
water to improved drainage features thus minimizing the impact of flooding.  Drainage 
patterns in the community will not be affected by the project.   No coastal flooding is 
anticipated.  No habitable structures will be built on the ma kai side of Kamehameha Highway.   

4.4.7 Managing Development  

Objective:  Improve the Development Review Process, Communication, and Public Participation in the 
Management of Coastal Resources and Hazards 

(A) Effectively utilize and implement existing law to the maximum extent possible in managing 
present and future coastal zone development; 

(B) Facilitate timely processing of application for development permits and resolve overlapping or 
conflicting permit requirements; and 

(C) Communicate the potential short and long-term impacts of proposed significant coastal 
developments early in their lifecycle and in terms understandable to the general public to facilitate 
public participation in the planning and review process. 

This EA communicates the potential short and long-term impacts of the project on the 
environment. Procedurally, this EA conforms to HRS Chapter 343.  The Office of Environmental 
Quality Control (OEQC) publishes notice of the EA availability for public review.  The public is 
allowed 30-days to submit comments on the EA.  During pre-scoping, agencies, organizations 
and persons (Section 1) were consulted and will continue to be informed throughout the 
planning process.  In addition, the project development and planning process will involve 
community participation including presentations to the Läÿie Community Association and the 
Koÿolau Loa Neighborhood Board No. 28.   
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There are numerous County approvals and permits required and processing will be conducted 
concurrently to the extent possible to facilitate timely processing.    

4.5 SMA GUIDELINES (SECTION 25-3.2, ROH) 

The review guidelines of Section 25-3.2 of the Revised Ordinances of Honolulu (ROH) are used 
by the Department of Planning and the City Council for the review of developments proposed 
in the Special Management Area (SMA).  These guidelines are derived from Section 205A-26 
HRS.  The consistency of the proposed project with the guidelines is discussed below. 

 
(1) All Development in the Special Management Area shall be subject to reasonable terms and conditions 

set by the council in order to ensure that: 
• Adequate access, by dedication or other means, to publicly owned or used beaches, recreation 

areas, and natural reserves is provided to the extent consistent with sound conservation 
principles; 

• Adequate and properly located public recreation areas and wildlife preserves are reserved; 
• Provisions are made for solid and liquid waste treatment, disposition, and management which 

will minimize adverse effects upon special management area resources; and 
• Alterations to existing land forms and vegetation, except crops, and construction of structures 

shall cause minimum adverse effect to water resources and scenic and recreational amenities and 
minimum danger of floods, landslides, erosion, siltation or failure in the event of earthquake. 

 
The proposed action will not adversely affect any public shoreline, right-of-way, or recreation 
area, or the existing beach right-of-way across from the project.  The existing beach right-of-way 
across from the project will be maintained and will not be affected by the project.  Minimal 
improvements such as pedestrian walkways, lighting, and landscaping will enhance ocean 
recreation for guest enjoyment of the shoreline area.   

No public areas or wildlife preserves are affected by the project, and public areas will only be 
minimally impacted.  Minimal impacts will be alleviated through project mitigation measures.   

Wastewater will flow to the City and County of Honolulu operated Läÿie Water Reclamation 
Facility which can accommodate the proposed development.  The LWRF was upgraded (June 
1997) to provide 0.9 mgd of treatment capacity.  The 1997 upgrade transformed the Läÿie WRF 
into a state of the art, environmentally sustainable, low impact facility.   

Solid waste will be handled and disposed of by private waste and recycling companies.  The 
applicant intends to reduce the impact the development may have on the County landfill by 
encouraging recycling.   

Alterations to the land and vegetation will not adversely affect water or recreational resources 
in the area with the implementation of permit conditions and best management practices.  The 
conversion from open space to development will impact foreground views from the highway, 
but landscaping and design features will minimize the impact.   The development will not 
increase the potential hazard risk associated with flooding, landslides, erosion, siltation or 
earthquake.   The design and construction will meet or exceed County building standards.   

(2) No development shall be approved unless the council has first found that: 
• The development will not have any substantial, adverse environmental or ecological effect except 

such adverse effect is minimized to the extent practicable and clearly outweighed by public health 
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and safety, or compelling public interests.  Such adverse effect shall include, but not be limited to, 
the potential cumulative impact of individual developments, each one of which taken in itself 
might not have a substantial adverse effect, and the elimination of planning options; 

• The development is consistent with the objectives and policies set forth in Section 25-3.2 and area 
guidelines contained in Section 205A-26, Hawaiÿi Revised Statutes; and 

• The development is consistent with the County General Plan, Development Plans, Zoning and 
subdivision codes and other applicable ordinances. 

 
No substantial adverse environmental or ecological direct, indirect or cumulative impacts are 
anticipated from the project.   
 
(3) The project is consistent with the following: 

• Resort and Community Business-zoned designations for the ma uka site, 
• Objectives and policies set forth in Section 25-3.2 and area guidelines contained in Section 205A-

26, HRS, and  
• Objectives and policies of the Hawaiÿi State Plan, County General Plan and the Koÿolau Loa 

Sustainable Development Plan.  

(4) The Council Shall Seek to Minimize, Where Reasonable: 
• Dredging, filling or otherwise altering any bay, estuary, salt marsh, river mouth, slough or 

lagoon; 
• Any development which would reduce the size of any beach or other area usable for public 

recreation; 
• Any development which would reduce or impose restrictions upon public access to tidal and 

submerged lands, beaches, portions of rivers and streams within the special management area and 
the mean high tide line where there is no beach; 

• Any development which would substantially interfere with or detract from the line of sight 
toward the sea from the State highway nearest the coast; and  

• Any development which would adversely affect water quality, existing areas of open water free of 
visible structure, existing and potential fisheries and fishing grounds, wildlife habitats, or 
potential or existing agricultural uses of land. 

 
There will be no alteration of surface water or wetland area.  There will be no impact on public 
access or views to the beach.  No public beach or recreation area will be affected.  The project 
will have no adverse impacts on areas of open water, potential fisheries, fisheries, wildlife 
habitat, or agricultural land.             



5.0  Alternatives 
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5.0 ALTERNATIVES 
 

Alternative actions, including the No Action Alternative that were considered and dismissed 
early in the planning process are described.  The alternatives include: 

• No Action 
• Reconstruction or Renovation Alternative 
• Higher Density Resort Development 
• PCC Expansion 

5.1 NO ACTION ALTERNATIVE 

The No Action alternative would maintain the site in its present condition as the Läÿie Inn, 
McDonald’s restaurant, Chevron station, undeveloped Resort-zoned area (lawn), and beach 
residences.  The environmental impact of these existing uses would remain unchanged.   

In this alternative, Läÿie Inn Redevelopment would not occur and the associated expanded 
employment and university student training opportunities, pedestrian/bike path beautification, 
and improved visitor accommodations, and significant overall economic benefits would not be 
realized.  In comparison to the proposed action, there would be no construction-related impacts.  
There would be no operational impacts on traffic, water resources, and waste water or storm 
water management.  The existing open space on the site would be retained, but the unsightly 
and deteriorating Läÿie Inn would continue to degrade the aesthetics of the area.   

5.2 RECONSTRUCTION OR RENOVATION ALTERNATIVE 

The existing facility was built in 1963 and some renovation occurred in the 1990s.  However, a 
49-unit facility is inadequate for the needs of the area.  Reconstruction or renovation with no 
change in the current density would not be economically viable, and would provide no 
economic benefit to the community and surrounding businesses.  The inability to accommodate 
visitors and community needs are current concerns with the existing hotel.  Additionally, there 
would be no increased employment opportunities for residents of the area, and university 
training opportunities would be minimal or nonexistent.    

5.32  HIGHER DENSITY RESORT DEVELOPMENT ALTERNATIVE 

Under this alternative, the project site would be developed to a much higher density than the 
proposed project as allowed under current zoning.  This development option would also 
require an application for a SMA Use Permit, and be reviewed for its consistency with the 
provisions of the Special Management Area under HRS Chapter 205A.  

A hotel with nearly twice as many units as the proposed action (approximately 450) would be 
allowed on this Resort-zoned site per LUO.  The maximum allowable height is 40 feet.  The size 
of the resort zoned area is 5.9 6.3 acres or 257,503 274,428 sf. LUO allows a floor area ratio (FAR) 
of 1.4 for development on a lot area greater than 30,000 sf.  Therefore, the allowable square 
footage of the development is 360,504 384,199 sf.  The adjacent Community Business zoned 
property allows for a higher density than the resort zone.  The proposed action at the Resort-
zoned site will be 149,000 164,535 sf, or only 41 43 percent of the allowable development.   
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If the high density alternative is realized, the environmental impacts would be significantly 
greater than the proposed project.  Traffic, water consumption, and waste disposal from this 
alternative would be roughly double the proposed project.  The duration of construction-related 
disturbances would increase.  The site plan would be denser than the proposed action and 
design would be more constrained to allow for maximum build-out.  For example, pitched 
Polynesian-style roofs would not be possible and the four-story buildings would have flat roofs.  
At full occupancy of a 400 room hotel, the on-site population would be approximately 950 580 
people, roughly 60 40 percent greater than the proposed project.  The maximum development 
would not be aesthetically compatible with surrounding land uses. 

Compared to the proposed action, benefits would include greater number of hotel rooms, an 
increase in the tourist dollars spent in the community by guests of the Inn, and the increase to 
employment opportunities for the community. The proposed action is preferred as it provides a 
balance between economic gain and an aesthetically-pleasing and compatible neighborhood.  
This alternative would be less consistent with community plans and likely to be contrary to SCP 
guidelines for the area.   

5.43 PCC EXPANSION ALTERNATIVE 

Another alternative to the proposed project would be the expansion of the PCC to include the 
entire project site.  The existing Läÿie Inn would be demolished.  Again, an application for a 
SMA Use Permit would be required and the development would be reviewed for its consistency 
with the provisions of the Special Management Area under HRS Chapter 205A.   

This alternative would create a significantly larger tourist attraction.  Presumably the larger 
attraction would attract more visitors.  PCC expansion would likely increase tour bus traffic on 
Kamehameha Highway as more visitors are likely patronize the establishment.  If the design of 
the expansion is similar to existing exhibits at PCC, there would be extensive site disturbance to 
create new water features. This alternative would demolish the only accommodation facility in 
Läÿie resulting in a negative social impact.   

This alternative would have the beneficial effect of generating employment opportunities. A 
market study would be required to determine if the expanded PCC would be economically 
viable.  It has not been determined if visitors would pay more, return more frequently, or stay 
longer. 

5.54 COMPARATIVE SUMMARY OF POTENTIAL IMPACTS 

The proposed action would provide an appropriately sized and scaled guest accommodation 
facility.   The project is consistent with community desires and plans for the area and would 
meet the deficit of quality accommodation for the area. These are significant benefits not 
provided by the other alternatives, including no action.  Other differences are described below. 

The No Action alternative would not include the following proposed actions: socio-economic 
benefits of increased and significant employment opportunities for local residents, immense 
educational opportunities for students of the neighboring university campus, new venue for 
family gatherings and celebrations, and a convenient comfortable accommodation for 
community visitors.  Development pressure on this under-utilized Resort-zoned parcel would 
continue without the proposed project.   
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The alternative of reconstruction or renovation with no change in the current density would be 
similar to the No Action alternative.  Although the appearance of the existing hotel may 
improve, it will not provide additional support to the community.  Lodging accommodations 
will not be sufficient for visitors and family, and increased employment opportunities will not 
be provided for area residents and local businesses.  The status quo will remain, providing no 
change or support for economic stimulus to occur in the Läÿie community.   

Under the PCC expansion alternative, visitors would most likely arrive and depart via bus to 
access the newly expanded PCC.  With fewer overnight guests in Läÿie, there would be 
comparatively less potable water use, waste water and traffic than under the proposed action.  
However, the lack of overnight visitors would result in less visitor expenditures in the 
community.  With the proposed action, visitors would spend more time in Läÿie and increase 
the economic vitality of the region.  The proposed action would also appeal to a greater variety 
of users, including the Koÿolau Loa community, through the wedding/banquet halls, meeting 
rooms, and restaurant. 

With the proposed hotel redevelopment action, visitors will spend more time in the area and 
increase the economic vitality not only of Läÿie, but the economically challenged Koÿolau Loa 
region.  Besides direct benefits to the PCC, students in BYU-Hawaiÿi’s hospitality program, and 
potential employees in the area, residual benefits to various businesses up and down the coast 
will occur as overall visitor expenditures increase.  Through the purchase of goods and services 
at Koÿolau Loa business, additional discretionary spending will provide revenue needed to 
capture the economic potential of the region, thereby supporting the broader community and 
benefiting the region’s economy. 
 



6.0  Findings and Reasons 
Supporting Anticipated Determination 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

6 - 1 

6.0  FINDINGS AND REASONS  
SUPPORTING ANTICIPATED DETERMINATION 

 
The project does not “trigger” the preparation of an Environmental Assessment under Chapter 
343 HRS.  This EA was prepared pursuant to Chapter 25 ROH Special Management Area rules.  
Findings and Reasons Supporting the Anticipated Determination are presented for 
informational value as part of this assessment.  

6.1 SUPPORT FOR DETERMINATION 

In accordance with the Department of Health Rules Section 11-200-12, an applicant or agency 
must determine whether an action may have a significant impact on the environment.  The 
Rules establish “significant criteria” to be used as a basis in making the determination and 
whether significant environmental impact will occur.  According to the Rules, an action shall be 
determined to have a significant impact on the environment if it meets any one of the following 
criteria: 

(1) Involves an irrevocable commitment to loss or destruction of any natural or cultural resource; 

No significant adverse impacts to natural or cultural resources are anticipated from the 
proposed project.  If during the course of construction cultural or archaeological remnants are 
unearthed, their treatment will be conducted in strict compliance with the requirements of the 
Department of Land and Natural Resources. 

(2) Curtails the range of beneficial uses of the environment; 

The project will increase the range of beneficial uses of the environment by replacing an 
inadequate and unsightly Inn with a quality accommodation for Läÿie visitors and extending the 
existing bicycle/pedestrian path. 

(3) Conflicts with the State’s long-term environmental policies or goals and guidelines as expressed 
in Chapter 344, Hawaiÿi Revised Statutes, and any revisions thereof and amendments thereto, 
court decisions or executive orders; 

The project is consistent with State environmental policies in Chapter 344, Hawaiÿi Revised 
Statutes, the purpose of which is, “to establish a State policy which will encourage productive 
and enjoyable harmony between people and their environment, promote efforts which will 
prevent or eliminate damage to the environment and biosphere, and stimulate the health and 
welfare of humanity, and enrich the understanding of the ecological systems and natural 
resources important to the people of Hawaiÿi.” 

(4)  Substantially affects the economic or social welfare of the community or State; 

The proposed project will have beneficial impacts on the social and economic welfare of the 
community and the State.  Short-term benefits will result form the increased construction 
employment and purchase of construction-related goods and services.   During operation, there 
would be increased employment opportunities at the hotel inn and tax revenues generated from 
the business activities. The project will create approximately 153 105 new jobs with $3.7 $2.8 
million in worker wages. Annual guest expenditures are estimated to be about $28 million 
annually.   The new hotel inn will meet the market demand for quality accommodation for 
visitors to Läÿie.   Indirectly, the construction workers and hotel guests lodgers would likely 
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spend money in the community.  The improvements will not adversely impact the economic or 
social welfare of the community. The project is expected to provide, after accounting for public 
costs of the project, an estimated $8 million in net public benefits.  In addition to providing 
significant employment opportunities for local residents, the project will also provide immense 
educational opportunities for students of the neighboring university campus.  BYU-Hawaiÿi 
students will be able to work and intern at the new hotel, giving them real world on-the-job 
training and certification opportunities not available in a classroom setting.   

(5) Substantially affects public health; 

No adverse impacts to public health are anticipated.  The character of the area will be enhanced 
by removing the current Inn, which is generic in appearance and has outlived its useful life.  
The project will be beneficial to the Läÿie residents and broader Koÿolau Loa community.  Local 
businesses will be positively affected, and there will be increased employment opportunities for 
local residents, thereby improving social welfare and public health of the area.   

There will be minimal short-term construction-related impacts on air quality and ambient noise 
during construction, but best management practices will be implemented to mitigate the 
impacts.  The project will have a beneficial effect on public health by extending the 
bicycle/pedestrian path and facilitating a more walkable community.    

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

The project would not result in permanent residential population changes, but there would be a 
greater transient population.  Existing public facilities will not be affected; infrastructure 
facilities such as water and wastewater are provided.   

(7) Involves a substantial degradation of environmental quality; 

Redevelopment of the Läÿie Inn will not facilitate degradatione of environmental quality.  
Construction activities will follow erosion control best management practices to mitigate offsite 
impacts. 

(8) Is individually limited but cumulatively has considerable effect upon the environment or involves 
a commitment for larger actions; 

Development of the new hotel inn does not require a commitment for larger actions or 
development.  The community has the capacity to absorb the new development into their 
existing services and infrastructure. There are pre-existing traffic and drainage issues in the 
vicinity.   Traffic improvements on Kamehameha Highway and a reduction in the number of 
intersections will mitigate the project’s impact on traffic.  Drainage solutions for the area have 
been developed that include the project’s storm water flow.    

(9) Substantially affects a rare, threatened or endangered species, or its habitat; 

No rare, threatened, or endangered species or habitats are present on-site or will be 
substantially affected by this project.  

(10)  Detrimentally affects air or water quality or ambient noise levels; or 

No Impacts to water quality are not anticipated during construction or operation of the project.  
Proper landscaping techniques will minimize the impacts of land alterations, reducing effects 
on runoff water quality. 
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There will be short-term localized impacts to ambient noise levels and air quality during project 
construction, but no detrimental health effects will result.  During operation, the project would 
have no significant impact on ambient noise and minimal impacts on air quality associated with 
the increased number of vehicles.      

(11)  Affects or is likely to suffer damage by being located in an environmentally sensitive area such as 
a flood plain, tsunami zone, erosion-prone area, geologically hazardous land, estuary, fresh water, 
or coastal waters. 

The project will have minimal to no effect on these environmentally sensitive areas.  The project 
is located in the 100-year flood hazard zone and tsunami zone.  The improvements are designed 
with consideration of these natural factors and their presence will not have an impact on the 
zones.  The project would not increase to risk to public health and property from natural 
hazards. 

(12)  Substantially affects scenic vistas and viewplanes identified in county or state plans or studies; or  

The planned improvements will not impact recognized scenic vistas or view-planes.  

(13)  Requires substantial energy consumption.   

The project will require a greater consumption of energy than the existing Inn.  Energy 
conservation measures will be implemented where practicable.  The extension of the 
bicycle/pedestrian path could result in a reduction in vehicular traffic and energy consumption. 

6.2 ANTICIPATED DETERMINATION 

A Finding of No Significant Impact (FONSI) is anticipated.  The Läÿie Inn Redevelopment will 
provide benefits while resulting in minimal impacts on the surrounding environment.   
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Appendices 



Appendix A.  Market Analysis 
 

(This appendix makes references to a beach club facility and museum.  During the 
planning process a redesign occurred removing these facilities.) 





N
O

T
E

:
1)

  N
ew

 T
M

K
 n

um
be

rs
 w

er
e 

as
si

gn
ed

 to
 th

is
 p

ro
pe

rt
y:

 
   

  T
M

K
 5

-5
-0

6:
03

9 
an

d
 0

40
2)

  T
ot

al
 p

ro
po

se
d

 u
ni

t c
ou

nt
 is

 2
20

 h
ot

el
 u

ni
ts

.
3)

  B
ea

ch
 c

lu
b 

ha
s 

be
en

 d
ro

pp
ed

 fr
om

 th
e 

pr
oj

ec
t 

   
  (

01
/2

5/
08

).































































































Appendix B.  Läÿie Inn Redevelopment Project 
Investigation of Sewer and Water Requirements 

 
(This appendix makes references to a beach club facility.  During the planning 

process a redesign occurred removing this facility.) 
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Appendix C.  Läÿie Inn Storm Water Report –  
Drainage Calculations 

 
(This appendix makes references to a beach club facility.  During the planning 

process a redesign occurred removing this facility.) 
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Appendix D.  Archeological Assessment 2004 
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 e
ng
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ed
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 c
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m

er
ci
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ga

r p
ro

du
ct

io
n 

in
 1

78
9.

  A
lth

ou
gh

 th
es

e 
ea

rly
 a

tte
m

pt
s w

er
e 

un
su

cc
es

sf
ul

, s
ug

ar
 fi

na
lly

 to
ok

 
ho

ld
 in

 th
e 

ar
ea

 b
y 

th
e 

18
30
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er
lin

g 
an

d 
Su

m
m

er
s 1

97
8;

 G
lic

k 
19

80
). 

 T
he

 p
re

se
nt

 p
ro

je
ct

 a
re

a 
is

 o
ut

si
de

 o
f t

he
 su

ga
r c

ul
tiv

at
io

n 
zo

ne
, w

hi
ch

 w
ou

ld
 h

av
e 

be
en

 w
el

l m
au

ka
of

 th
e 

pr
es

en
t 

K
am

eh
am

eh
a 

H
ig

hw
ay

.  
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M

is
si

on
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ie
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st
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lis
he

d 
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r p

re
se

nc
e 
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 L

a`
ie
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 th

e 
m
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-1

80
0s

.  
Th

e 
M

or
m

on
 C

hu
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h 
w

as
 e

st
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lis
he

d 
in

 1
86

5 
w

he
n 

it 
ac

qu
ire

d 
6,

00
0 
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re

s o
f p

la
nt

at
io

n 
la

nd
.  

Th
e 

ex
is

tin
g 

M
or

m
on

 
Te

m
pl

e 
w

as
 d

ed
ic

at
ed

 in
 1

92
0 

(S
te

rli
ng

 a
nd

 S
um

m
er

s 1
97

8)
.  

Th
e 

ea
rly

 1
90

0s
 sa

w
 th

e 
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ta
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hm

en
t o

f a
 ra

ilr
oa

d 
co

nn
ec

tin
g 

th
e 

su
ga

r i
nd

us
try

 fa
ci

lit
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s b
et

w
ee

n 
K

ah
uk

u 
to

 th
e 

no
rth

, 
an

d 
K

ah
an

a 
to

 th
e 

so
ut

h.
  T

he
 c

on
st

ru
ct

io
n 

of
 th

e 
K

am
eh
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eh

a 
H

ig
hw

ay
 in

 th
e 

19
30

s a
nd

 th
e 

co
nt

in
ue

d 
pr

es
en

ce
 o

f t
he

 M
or

m
on

 C
hu

rc
h 

ha
ve

 g
re

at
ly

 in
flu

en
ce

d 
th

e 
ch

ar
ac

te
r a

nd
 d

ire
ct

io
n 
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m
od

er
n-

da
y 

La
`ie

.  
 PR

E
V

IO
U

S 
A

R
C

H
A

E
O

L
O

G
Y

 
 

Th
e 

ea
rli

es
t o

cc
up

at
io

n 
of

 L
a`

ie
 A

hu
pu

a`
a 

ha
s b

ee
n 

da
te

d 
to

 a
pp

ro
xi

m
at

el
y 

A
.D

. 1
00

0 
at

 
in

la
nd

 c
av

es
 a

nd
 ro

ck
 sh

el
te

rs
 (J

en
se

n 
19

89
) a

nd
 so

m
ew

ha
t l

at
er

 (A
.D

. 1
41

5)
 a

lo
ng

 th
e 

co
as

t 
(B

at
h 

19
85

; K
en

ne
dy

 1
99

2;
 M

as
te

rs
on

 e
t a

l. 
19

97
). 

  
A

 w
id

e 
ra

ng
e 

of
 tr

ad
iti

on
al

 si
te

s a
nd

 fe
at

ur
es

 in
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ca
tin

g 
bo

th
 te

m
po

ra
ry

 a
nd

 p
er

m
an

en
t 
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ta
tio
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 a

s w
el

l a
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nt
en

si
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 a
gr

ic
ul

tu
re

 a
nd

 a
qu

ac
ul

tu
re

, h
as

 b
ee

n 
do

cu
m

en
te

d 
in
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e 

La
`ie

 
A

hu
pu

a`
a 

(e
.g

.,
M

cA
lli

st
er

 1
93

3;
 C

la
rk

 1
97

9;
 W

al
ke

r a
nd

 R
os

en
da

hl
 1

98
8;
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am

m
at

t 1
98

9,
 

19
91

; D
un

n 
an

d 
R

os
en

da
hl

 1
99

2)
.  

Th
es

e 
si

te
s a

nd
 fe

at
ur

es
 in

cl
ud

e 
su

bs
ur

fa
ce

 c
ul

tu
ra

l d
ep

os
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(in

cl
ud

in
g 

he
ar

th
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st
on

e 
to

ol
 sc

at
te

rs
, a

nd
 m

id
de
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is
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ng
 sh

rin
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, h
ei

au
, t

ar
o 
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nd

s, 
fis

hp
on

ds
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st
on

e 
te

rr
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es
, m

ou
nd

s, 
en

cl
os

ur
es
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al

ls
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nd
 p
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rm
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an
d 

bu
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f h
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an
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ur
ia
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nd
 o

th
er
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iti
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 d

ep
os
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e 
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en
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e 
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l 
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m
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or
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nd
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t a
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  T

w
en
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e 
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ls
, 
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o 
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w

o 
he

ia
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 m

ou
nd
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 fa
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d 

te
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nd
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an

y 
su
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ur
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ce

 c
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tu
ra

l d
ep

os
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fle

ct
in

g 
bo
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 te

m
po

ra
ry

 a
nd

 p
er

m
an

en
t h
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tio
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 b
ee

n 
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m

en
te
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te
rli

ng
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nd
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m
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8;

 
Y

en
t a

nd
 O

ta
 1

98
2;

 K
en

ne
dy

 1
99
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 M

as
te

rs
on

 e
t a

l. 
19

97
). 

 T
hi

s e
vi

de
nc

e 
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ud
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ta
te

 S
ite
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0-
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-2
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 S
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te

 S
ite
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80
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47

92
 th

ro
ug

h 
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79
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 S
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 S
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0-
80
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54
57
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54
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, w
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ch

 h
av

e 
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el
de

d 
su

bs
ur

fa
ce
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ea

rth
s a

nd
 p
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th
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el
l a

s b
ur

ia
ls
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om
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e 

m
id

-A
.D
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14

00
s i

nt
o 
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e 

hi
st
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ra
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y 
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 M
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00
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m
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 n
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th
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f 
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e 

pr
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ec
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n 
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ar
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l j
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t m
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ka
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e 

K
am
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a 

H
ig

hw
ay

, d
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um
en

te
d 
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e 

si
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0-

80
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66
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a 
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rie
d 

hi
st

or
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 tr
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h 
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r d

at
in

g 
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e 
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 c

en
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ry
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O
ne
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lt 
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o 
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co
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re
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  T
ra
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tio
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l N
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iv
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H
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n 
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e 
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ce

nt
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 b
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m

en
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C
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rin
g 
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pr
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og
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n 
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e 

fin
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m
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B
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n 
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l o
f t
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 b
ac
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in
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ch
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o 
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ed
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nd
in
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 A
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lo
gi
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l I

nv
en

to
ry

 S
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ve
y 

w
er

e 
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Th
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e 
w
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 h
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h 
lik
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oo
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 fi

nd
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at
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H
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n 
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 d
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e 
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en
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w
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 c
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 e
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e 

H
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)

Th
er

e 
w

as
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 m
od

er
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e 
lik

el
ih

oo
d 
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 fi

nd
in

g 
su
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ur

fa
ce

 e
vi
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nc

e 
of

 tr
ad

iti
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iv
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H
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ia
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im
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, m
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de
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n 
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(e
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e 
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te
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 c
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); 
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 m
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lik
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 p
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ct
io

n 
of

 su
ga

r—
es

pe
ci
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e 

ra
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oa
d 

be
d 
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n 
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ug
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y 
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K
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H
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ec
te
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 b
e 
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un
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re
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f f
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t 
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e 
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m
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(4
)

Th
er

e 
w

as
 a

 lo
w

 li
ke

lih
oo

d 
of

 fi
nd

in
g 

si
gn

ifi
ca

nt
 su

rf
ac

e 
fe

at
ur
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r s
ite
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si
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e 

th
e 
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o 

lo
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 c
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f o
pe

n 
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re
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, c

om
m

er
ci

al
 st
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ct

ur
es
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nd
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si

de
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es
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A
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om
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e 

fie
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w
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ph
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ed
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 d
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  S
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 d
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ita
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s o
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 p

ro
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e 
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fie
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s f
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 p
ed
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 p
ro

je
ct

 a
re

a—
Th

e 
pr

oj
ec

t a
re

a 
w

as
 in

sp
ec

te
d 

fo
r 

ev
id

en
ce

 o
f s

ur
fa

ce
 fe

at
ur

es
.  

Th
is

 c
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t m
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 p
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a 
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et
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lo

ng
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e 
se
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 in

 th
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le
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m
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ai
 p
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tio
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M
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7)
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 c
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fo
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le
 h
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de

n 
fe

at
ur

es
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 (2
) M

ec
ha
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ca

lly
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 (e

xc
av

at
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ub
su

rf
ac

e 
ev

id
en

ce
 o

f s
ig

ni
fic

an
t a
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ha

eo
lo
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an
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or
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ri
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l s

ite
s o

r f
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tu
re
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en
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tig

ra
ph

ic
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at
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y 
5.

0 
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 b
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er
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te
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g 
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e.
  A

ll 
ex
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n 

w
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ae
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 T
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ch
es
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er

e 
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tio
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d 
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er
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 sa
m
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e 
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e 
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e 
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ig
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e 
3)
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e 
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h 
ex
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ns
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er

e 
no

t s
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  A

ll 
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er

e 
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ot
og

ra
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ed
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n 
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m
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et
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n.

  O
ne

 re
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en

ta
tiv

e 
ex

ca
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tio
n 

w
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n 
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ch
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en

ch
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et
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ed
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il 
st
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tig

ra
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y.
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l a

nd
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m
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e 

de
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e 
w
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eo
lo

gi
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l p
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ce
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gr
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ll 
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); 
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an
d 

te
st

 (e
xc

av
at

e)
 fo

r s
ub

su
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ac
e 

ev
id

en
ce

 o
f s

ig
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fic
an

t a
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eo

lo
gi

ca
l a
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or
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al
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e 
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 b
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in
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O
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U

) m
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 b
y 

1.
0 

m
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he

ar
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m
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as
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 d
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nc
h 
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U
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 p
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te
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er
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r t
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os
tic
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 m
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 d
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 c
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 c
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f d
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 d
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, b
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Appendix FE.  Traffic Impact Analysis Report 
 

(This appendix makes references to a beach club facility.  During the planning 
process a redesign occurred removing this facility.) 
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Figure 3.  Existing AM Peak Hour Traffic 
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Figure 6.  AM Peak Hour Traffic Without Project – Improved 



La‘ ie Inn Redevelopment  
Traffic Impact Analysis Report  March 23, 2007 

13 

TMC

23

13

58
0

A
51

7

P
C

C
 M

A
IN

 E
N

T
R

A
N

C
E

K
A

M
E

H
A

M
E

H
A

H
IG

H
W

A
Y

49
6

28

35
27

B
C

57
1

37

A

21
28

D
B

L
A

N
IL

O
A

 S
T

R
E

E
T

L
A

‘I
E

 IN
N

53
4

A

10

9
10

20

60
6

C

11
9

11
9

43
1

A

11
3

N
A

N
IL

O
A

 L
O

O
P

12
6

C

50
7

L
E

G
E

N
D

90

TR
A

FF
IC

 M
O

V
E

M
E

N
T

 V
O

L
U

M
E

 (V
P

H
)

LA
N

E
 C

O
N

TR
O

L

LE
V

E
L 

O
F

 S
E

R
V

IC
E

 (U
N

S
IG

N
A

LI
Z

E
D

 C
O

N
D

IT
IO

N
)

N
N

O
T

 T
O

 S
C

A
L

E

C

K
A

M
E

H
A

M
E

H
A

H
IG

H
W

A
Y

17

11

1

42 A

I‘
O

S
E

P
A

S
T

R
E

E
T

I‘
O

S
E

P
A

S
T

R
E

E
T

N
A

N
IL

O
A

 L
O

O
P

45
18

4
3

B
A 14

7

2

17
20

1

B

N
A

N
IL

O
A

 L
O

O
P

A
53

1

9

C

8

13
59

4

21

C
H

E
V

R
O

N
 D

R
IV

E
W

A
Y

S

C

Figure 7.  PM Peak Hour Traffic Without Project – Improved 
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Figure 8.  Saturday Peak Hour Traffic Without Project – Improved 
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Figure 9.  AM Peak Hour Traffic Assignment 
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Figure 10.  PM Peak Hour Traffic Assignment 
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Figure 11.  Saturday Peak Hour Traffic Assignment 
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Figure 12.  AM Peak Hour Traffic With Project 
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Figure 13.  PM Peak Hour Traffic With Project 
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Figure 14.  Saturday Peak Hour Traffic With Project
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nt
ed

 a
t o

ne
 ti

m
e 

pe
rio

d 
ha

d 
be

en
 p

re
se

nt
 e

ar
lie

r, 
in

 o
rd

er
 

to
 p

ro
vi

de
 b

ot
h 

du
pl

ic
at

ed
 a

nd
 u

nd
up

lic
at

ed
 c

ou
nt

s.
 

 In
te

rv
ie

w
er

s 
al

so
 n

ot
ed

 w
ea

th
er

 c
on

di
tio

ns
. T

he
y 

w
er

e 
in

st
ru

ct
ed

 n
ot

 to
 p

ro
ce

ed
 if

 th
e 

w
ea

th
er

 w
as

 u
nd

ul
y 

ra
in

y 
in

 th
e 

da
y 

or
 c

lo
ud

y 
at

 s
un

ris
e.

 T
hi

s 
w

as
 n

ot
 a

 p
ro

bl
em

. T
he

 
w

ea
th

er
 th

es
e 

da
ys

 w
as

 s
lig

ht
ly

 c
oo

l b
ut

 m
os

tly
 c

le
ar

 a
nd

 in
vi

tin
g 

fo
r b

ea
ch

-g
oe

rs
.



    
 

 
Jo

hn
 M

. K
no

x 
&

 A
ss

oc
ia

te
s,

 In
c.

 
 

A
pr

il 
7,

 2
00

8 

L�
‘ie

 B
ea

ch
 C

ou
nt

 R
ep

or
t 

 
P

ag
e 

2 

D
ay

/D
at

e:
In

te
rv

ie
w

er
 N

am
e:

Al
oh

a,
 w

e'
re

 d
oi

ng
 a

 b
ea

ch
 c

ou
nt

 fo
r t

he
 L

�‘
ie

 In
n 

ac
ro

ss
 th

e 
st

re
et

. A
ll 

I w
ou

ld
 li

ke
 to

 k
no

w
 is

 w
hi

ch
 o

f t
he

se
 c

at
eg

or
ie

s 
be

st
 d

es
cr

ib
es

 (e
ac

h 
of

) y
ou

 
[R

EA
D

 5
 C

AT
EG

O
R

IE
S]

:
IF

 B
EF

O
R

E 
3 

pm
 S

A
Y:

 W
e'

ll 
do

 th
is

 a
ga

in
 in

 a
 c

ou
pl

e 
of

 h
ou

rs
. I

f y
ou

're
 s

til
l h

er
e 

th
en

, h
op

e 
yo

u 
w

on
't 

re
m

in
di

ng
 u

s 
of

 th
e 

sa
m

e 
in

fo
rm

at
io

n 
th

en
!

IF
 A

FT
ER

 6
 a

m
, S

A
Y:

 W
e'

ve
 b

ee
n 

do
in

g 
th

is
 e

ve
ry

 fe
w

 h
ou

rs
. C

an
 y

ou
 re

m
in

d 
m

e 
if 

w
e 

as
ke

d 
yo

u 
be

fo
re

, a
nd

 if
 th

is
 is

 th
e 

2n
d 

or
 3

rd
 ti

m
e,

 o
r w

ha
t?

 
[M

A
R

K
 N

U
M

B
ER

 W
H

O
 S

A
Y 

SE
C

O
N

D
, T

H
IR

D
, O

R
 E

VE
N

 F
O

U
R

TH
 T

IM
E,

 B
Y 

C
A

TE
G

O
R

Y]

L�
‘ie

 In
n 

G
ue

st
s

L�
‘ie

 In
n 

Em
pl

oy
ee

s
Vi

si
to

rs
 S

ta
yi

ng
 E

ls
ew

he
re

L�
‘ie

 R
es

id
en

ts
O

th
er

 H
aw

ai
‘i 

R
es

id
en

ts
W

ea
th

er
 C

on
di

tio
ns

6:
00

 A
M

9:
00

 A
M

 (1
st

 ti
m

e 
co

un
te

d)

# 
2n

d 
Ti

m
e 

(6
 a

m
)

11
:0

0 
A

M
 (1

st
 ti

m
e 

co
un

te
d)

# 
2n

d 
Ti

m
e 

(9
 a

m
)

# 
3r

d 
Ti

m
e 

(6
 a

m
)

1:
00

 P
M

 (1
st

 ti
m

e 
co

un
te

d)

# 
4t

h 
Ti

m
e 

(6
 a

m
)

# 
3r

d 
Ti

m
e 

(9
 a

m
)

# 
2n

d 
Ti

m
e 

(1
1 

am
)

3:
00

 P
M

 (1
st

 ti
m

e 
co

un
te

d)

#5
th

 T
im

e 
(6

 a
m

)

# 
4t

h 
Ti

m
e 

(9
 a

m
)

#3
rd

 T
im

e 
(1

1 
am

)

#2
nd

 T
im

e 
(1

 p
m

)

 
Ex

hi
bi

t 1
: B

ea
ch

 C
ou

nt
/S

ur
ve

y 
Fo

rm
 

 
  

    
 

 
Jo

hn
 M

. K
no

x 
&

 A
ss

oc
ia

te
s,

 In
c.

 
A

pr
il 

7,
 2

00
8 

L�
‘ie

 B
ea

ch
 C

ou
nt

 R
ep

or
t 

P
ag

e 
3 

 C
on

te
xt

 fo
r B

ea
ch

 C
ou

nt
 M

et
ho

ds
 a

nd
 R

es
ul

ts
 

 A
s 

w
ill 

so
on

 b
e 

no
te

d,
 th

e 
co

un
ts

 fo
un

d 
fe

w
 p

eo
pl

e 
us

in
g 

th
e 

L�
‘ie

 b
ea

ch
 o

n 
th

es
e 

da
ys

. T
he

 fo
llo

w
in

g 
fa

ct
or

s 
pr

ov
id

e 
co

nt
ex

t f
or

 th
at

 fi
nd

in
g 

w
hi

ch
 G

ro
up

 7
0 

m
ay

 w
is

h 
to

 
ta

ke
 in

to
 a

cc
ou

nt
 w

he
n 

m
ak

in
g 

pr
oj

ec
tio

ns
. 

 O
bs

er
va

tio
ns

 b
y 

In
te

rv
ie

w
er

s 
– 

 � 
G

ro
up

 7
0 

or
ig

in
al

ly
 in

st
ru

ct
ed

 u
s 

to
 u

se
 th

e 
“K

ah
uk

u-
si

de
” a

cc
es

s 
in

 E
xh

ib
it 

2 
as

 th
e 

no
rth

er
n 

bo
un

da
ry

. T
ha

t a
cc

es
s 

is
 a

cr
os

s 
fro

m
 th

e 
cu

rr
en

t M
cD

on
al

ds
, w

hi
ch

 w
ou

ld
 

be
co

m
e 

pa
rt 

of
 th

e 
ex

pa
nd

ed
 L

�‘
ie

 In
n 

pr
op

er
ty

. H
ow

ev
er

, i
nt

er
vi

ew
er

s 
fo

un
d 

th
is

 
ac

ce
ss

 h
ad

 a
pp

ar
en

tly
 b

ee
n 

fe
nc

ed
 o

ff 
fo

r s
om

e 
tim

e,
 a

nd
 s

o 
ex

te
nd

ed
 th

ei
r r

an
ge

 
to

 th
e 

ne
xt

 “K
ah

uk
u-

si
de

” a
cc

es
s 

no
rth

, a
cr

os
s 

fro
m

 th
e 

ch
ur

ch
. 

 � 
S

ev
er

al
 a

ttr
ib

ut
es

 o
f t

he
 s

ou
th

er
ly

 “H
au

‘u
la

-s
id

e”
 a

cc
es

s 
co

ul
d 

di
sc

ou
ra

ge
 u

se
 o

f t
he

 
be

ac
h 

th
er

e 
by

 s
om

e 
pe

op
le

: 
 

o 
A

t h
ig

h 
tid

e,
 th

er
e 

is
 li

ttl
e 

av
ai

la
bl

e 
sa

nd
 b

ea
ch

 a
t s

om
e 

pa
rts

. 
 

o 
Th

e 
ac

ce
ss

 h
as

 a
 s

ig
n 

st
at

in
g,

 “L
�‘

ie
 In

n 
P

riv
at

e 
P

ro
pe

rty
 / 

B
ea

ch
 A

cc
es

s 
H

ot
el

 
G

ue
st

s 
O

nl
y.

 
 

o 
Fo

r p
ar

t o
f o

ne
 d

ay
, a

 lo
os

e 
do

g 
(a

pp
ar

en
tly

 fr
om

 a
 b

ea
ch

si
de

 p
ro

pe
rty

) w
as

 
pe

rc
ei

ve
d 

as
 m

en
ac

in
g 

an
d 

lik
el

y 
to

 b
ite

 e
ith

er
 in

te
rv

ie
w

er
s 

or
 b

ea
ch

-g
oe

rs
. 

 � 
W

hi
le

 in
te

rv
ie

w
er

s 
di

d 
no

t s
ta

y 
on

 th
e 

be
ac

h 
be

tw
ee

n 
ea

ch
 c

ou
nt

, t
he

y 
di

d 
lin

ge
r a

t 
so

m
e 

tim
es

. O
n 

S
at

ur
da

y 
m

or
ni

ng
 a

ro
un

d 
8 

a.
m

., 
th

ey
 in

te
ra

ct
ed

 w
ith

 th
re

e 
ho

te
l 

gu
es

ts
 n

ot
 in

cl
ud

ed
 in

 th
e 

su
nr

is
e 

or
 9

 a
.m

. c
ou

nt
s.

 
 O

bs
er

va
tio

ns
 b

y 
L�

‘ie
 In

n 
G

en
er

al
 M

an
ag

er
 –

 D
es

pi
te

 e
ffo

rts
 to

 s
pe

ak
 w

ith
 h

er
 

ea
rli

er
, w

e 
w

er
e 

ab
le

 to
 c

on
ne

ct
 w

ith
 M

s.
 B

on
ni

e 
Le

at
ig

ag
a 

on
ly

 a
fte

r t
he

 in
te

rv
ie

w
s 

ha
d 

be
gu

n 
on

 F
rid

ay
 A

pr
il 

4.
 S

he
 to

ld
 u

s:
 

 � 
S

he
 b

el
ie

ve
d 

ho
te

l g
ue

st
s 

of
te

n 
lik

e 
to

 v
ie

w
 th

e 
su

nr
is

e 
fro

m
 th

e 
be

ac
h.

 T
hi

s 
is

 w
hy

 
w

e 
ad

de
d 

a 
su

nr
is

e 
co

un
t o

n 
S

at
ur

da
y 

an
d 

th
e 

fo
llo

w
in

g 
M

on
da

y,
 th

ou
gh

 w
e 

di
d 

no
t 

ac
tu

al
ly

 fi
nd

 a
ny

 g
ue

st
s 

th
er

e 
at

 th
is

 ti
m

e.
 

 � 
O

cc
up

an
cy

 is
 c

ur
re

nt
ly

 v
er

y 
lo

w
 –

 a
bo

ut
 3

5%
 s

in
ce

 th
e 

be
gi

nn
in

g 
of

 th
e 

m
on

th
, 

co
m

pa
re

d 
to

 a
n 

av
er

ag
e 

of
 6

0%
 to

 7
0%

 o
ve

r t
he

 p
as

t y
ea

r. 
M

s.
 L

ea
tig

ag
a 

be
lie

ve
d 

th
at

 m
ig

ht
 b

e 
du

e 
to

 p
ub

lic
ity

 a
bo

ut
 th

e 
ne

w
 h

ot
el

 le
ad

in
g 

pe
op

le
 to

 b
el

ie
ve

 th
e 

cu
rr

en
t o

ne
 h

as
 a

lre
ad

y 
cl

os
ed

. 
 � 

S
he

 e
st

im
at

ed
 th

at
 a

bo
ut

 o
ne

-th
ird

 o
f t

he
 In

n’
s 

20
07

 ro
om

 n
ig

ht
s 

w
er

e 
ac

co
un

te
d 

fo
r 

by
 H

aw
ai

‘i 
re

si
de

nt
s.

 W
ith

 h
ig

he
r r

oo
m

 ra
te

s 
fo

r t
he

 n
ew

 o
pe

ra
tio

n,
 th

at
 p

ro
fil

e 
m

ay
 

ch
an

ge
. S

he
 a

ls
o 

no
te

d 
th

at
 th

e 
ne

w
 m

an
ag

em
en

t i
s 

lik
el

y 
to

 h
av

e 
a 

si
gn

ifi
ca

nt
 

m
ar

ke
tin

g 
bu

dg
et

 n
ot

 a
va

ila
bl

e 
to

 th
e 

cu
rr

en
t m

an
ag

em
en

t, 
su

ch
 th

at
 o

cc
up

an
ci

es
 

m
ig

ht
 b

e 
hi

gh
er

. 
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A

pr
il 

7,
 2

00
8 

L�
‘ie

 B
ea

ch
 C

ou
nt

 R
ep

or
t 

P
ag

e 
4 

Ex
hi

bi
t 2

: B
ea

ch
 A

cc
es

s 
In

fo
rm

at
io

n 
fr

om
 G

ro
up

 7
0 

En
vi

ro
nm

en
ta

l A
ss

es
sm

en
t 

 

       
 

Ex
is

tin
g 

B
ea

ch
 A

cc
es

s 
 - 

H
au

‘u
la

  s
id

e 

Ex
is

tin
g 

B
ea

ch
 A

cc
es

s 
 - 

K
ah

uk
u

 s
id

e 

    
 

 
Jo

hn
 M

. K
no

x 
&

 A
ss

oc
ia

te
s,

 In
c.

 
A

pr
il 

7,
 2

00
8 

L�
‘ie

 B
ea

ch
 C

ou
nt

 R
ep

or
t 

P
ag

e 
5 

 R
es

ul
ts

 
 D

et
ai

le
d 

re
su

lts
 fo

r b
ot

h 
da

ys
 (c

ou
nt

in
g 

th
e 

fo
ur

 F
rid

ay
 c

ou
nt

s 
an

d 
th

e 
M

on
da

y 
su

nr
is

e 
co

un
t a

s 
a 

si
ng

le
 “w

ee
kd

ay
”) 

ar
e 

sh
ow

n 
in

 E
xh

ib
its

 3
 a

nd
 4

. 
 (1

) 
Th

e 
be

ac
h 

w
as

 g
en

er
al

ly
 n

ot
 e

xt
en

si
ve

ly
 u

se
d 

by
 a

ny
on

e 
on

 th
es

e 
da

ys
. T

he
 

gr
ea

te
st

 p
oi

nt
-in

-ti
m

e 
nu

m
be

r o
bs

er
ve

d 
w

as
 1

3 
pe

op
le

 a
t 1

 p
.m

. o
n 

S
at

ur
da

y.
 T

he
 

gr
ea

te
st

 w
ee

kd
ay

 n
um

be
r w

as
 s

ix
 p

eo
pl

e 
at

 3
 p

.m
. o

n 
Fr

id
ay

. 
 (2

) 
A

ck
no

w
le

dg
in

g 
th

er
e 

m
ay

 h
av

e 
be

en
 o

th
er

 b
ea

ch
-g

oe
rs

 b
et

w
ee

n 
th

e 
fiv

e 
co

un
tin

g 
pe

rio
ds

, t
he

 u
nd

up
lic

at
ed

 w
ee

kd
ay

 c
ou

nt
 to

ta
le

d 
ju

st
 1

7,
 v

s.
 2

2 
fo

r t
he

 w
ee

ke
nd

. 
 (3

) 
Th

e 
no

rth
er

n 
(“K

ah
uk

u 
si

de
”) 

po
rti

on
 o

f t
he

 b
ea

ch
 w

as
 m

or
e 

he
av

ily
 u

se
d 

th
an

 th
e 

so
ut

he
rn

 (“
H

au
‘u

la
 s

id
e”

) p
or

tio
n,

 p
ar

tic
ul

ar
ly

 o
n 

th
e 

w
ee

kd
ay

. T
he

re
 w

as
 

so
m

ew
ha

t m
or

e 
us

e 
of

 th
e 

so
ut

he
rn

 p
or

tio
n 

on
 th

e 
w

ee
ke

nd
 d

ay
, S

at
ur

da
y,

 
pr

im
ar

ily
 d

ue
 to

 n
on

-L
�‘

ie
 re

si
de

nt
s 

go
in

g 
th

er
e.

  
 (4

) 
L�

‘ie
 In

n 
gu

es
ts

 a
cc

ou
nt

ed
 fo

r v
er

y 
fe

w
 o

f t
he

 o
bs

er
ve

d 
be

ac
h-

go
er

s 
– 

on
ly

 th
re

e 
pe

rs
on

s,
 a

ll 
on

 S
at

ur
da

y,
 a

ll 
at

 th
e 

so
ut

he
rn

 p
or

tio
n.

 O
n 

an
 u

nd
up

lic
at

ed
 b

as
is

, t
hi

s 
am

ou
nt

s 
to

 ju
st

 8
%

 (t
hr

ee
 o

ut
 o

f 3
9)

 o
f a

ll 
be

ac
h-

go
er

s 
du

rin
g 

th
e 

te
n 

co
un

tin
g 

pe
rio

ds
. A

dd
iti

on
al

ly
, o

ne
 L

�‘
ie

 In
n 

em
pl

oy
ee

 w
as

 fo
un

d 
at

 th
e 

no
rth

er
n 

en
d 

on
 

Fr
id

ay
. 

 (5
) 

L�
‘ie

 re
si

de
nt

s 
pr

im
ar

ily
 u

se
d 

th
e 

no
rth

er
n 

en
d 

of
 th

e 
be

ac
h,

 th
ou

gh
 in

 s
m

al
l 

nu
m

be
rs

 a
t a

ny
 o

ne
 ti

m
e.

 F
or

 th
e 

ob
se

rv
at

io
n 

da
ys

 a
nd

 c
ou

nt
in

g 
pe

rio
ds

, t
he

y 
di

d 
no

t s
ha

re
 th

is
 p

or
tio

n 
of

 th
e 

be
ac

h 
w

ith
 a

ny
 L

�‘
ie

 In
n 

gu
es

ts
, t

ho
ug

h 
th

ey
 d

id
 s

ha
re

 
w

ith
 v

is
ito

rs
 s

ta
yi

ng
 e

ls
ew

he
re

 a
nd

 a
 fe

w
 n

on
-L

�‘
ie

 re
si

de
nt

s.
  

  
O

n 
an

 u
nd

up
lic

at
ed

 b
as

is
 o

f t
ot

al
 c

ou
nt

s 
fo

r t
he

 fi
ve

 p
er

io
ds

, L
�‘

ie
 re

si
de

nt
s 

w
er

e 
ou

tn
um

be
re

d 
by

 n
on

-L
�‘

ie
-In

n 
vi

si
to

rs
 o

n 
th

e 
w

ee
kd

ay
 b

y 
a 

10
:2

 ra
tio

. H
ow

ev
er

, 
th

e 
ex

ac
t o

pp
os

ite
 w

as
 th

e 
ca

se
 fo

r t
he

 w
ee

ke
nd

, w
he

n 
L�

‘ie
 re

si
de

nt
s 

ou
tn

um
be

re
d 

th
e 

ou
ts

id
e 

vi
si

to
rs

 b
y 

th
e 

sa
m

e 
10

:2
 ra

tio
.  

  
A

ss
um

in
g 

th
e 

L�
‘ie

 In
n 

em
pl

oy
ee

 w
as

 a
ls

o 
a 

L�
‘ie

 re
si

de
nt

, t
hi

s 
m

ea
ns

 th
at

 –
 fo

r 
th

e 
tw

o 
da

ys
 c

om
bi

ne
d 

– 
L�

‘ie
 re

si
de

nt
s 

co
m

pr
is

ed
 a

bo
ut

 h
al

f (
i.e

., 
13

 o
f t

he
 to

ta
l 

un
du

pl
ic

at
ed

 c
ou

nt
 o

f 2
7)

 th
e 

be
ac

h-
go

er
s 

at
 th

e 
no

rth
er

n 
pa

rt 
of

 th
e 

be
ac

h 
al

on
e.

  
 (6

) 
Fo

r t
he

 e
nt

ire
 b

ea
ch

, t
he

 c
om

bi
ne

d 
un

du
pl

ic
at

ed
 c

ou
nt

 o
f 3

9 
be

ac
h-

go
er
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Appendix H.  Draft Environmental Assessment 
Comment Letters and Responses 

 
 

 



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

 

AGENCIES AND PUBLIC CONTACTED  
 
Listed below are the agencies and other parties contacted for input and comment regarding the 
proposed project prior to the publication of the Draft EA.   
 

Respondents and Distribution Received 
DEA 

DEA Comments 
Received 

Received 
FEA 

State Agencies    

Department of Business, Economic Development & 
Tourism (DBEDT) Office of Planning 

X  X 

Department of Health (DOH) Environmental Planning 
Office 

 X  

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

Hawaiÿi Department of Transportation (HDOT) X  X 

Office of Environmental Quality Control (OEQC) X  X 

Office of Hawaiian Affairs (OHA) X X X 

City and County of Honolulu    

Board of Water Supply (BWS) X X X 

Department of Design and Construction (DDC) X X X 

Department of Environmental Services (DES) X  X 

Department of Facility Maintenance (DFM) X X X 

Department of Planning and Permitting (DPP) X X X 

Department of Transportation Services (DTS) X X X 

Honolulu Fire Department (HFD) X X X 

Honolulu Police Department (HPD) X X X 

Koÿolau Loa Neighborhood Board No. 28 X X X 

Elected Officials    

State House Representative, Colleen Rose Meyer X  X 

State Senator, Clayton Hee X  X 

City Council Representative, Donavan DelaCruz X  X 

Libraries    

Hawaiÿi State Library X  X 

Organizations, Individuals & Consulted Parties    

BYU – Assistant to the President  X  

BYU – Chief Information Officer  X  

BYU – Department of Student Activities and Leadership 
Development  X  



LÄÿIE INN REDEVELOPMENT  
Final Draft Environmental Assessment  

 

 

Respondents and Distribution Received 
DEA 

DEA Comments 
Received 

Received 
FEA 

BYU – Office of the President  X  

BYU – School of Business  X  

BYU – Vice President for Student Lift and Dean of Students  X  

Hawaiÿi Läÿieikawai Association Inc.  X  

Mid Pacific Institute  X  

Polynesian Cultural Center  X  

Present Hawaiÿi Inc.  X  

Dee Dee Letts  X  

Delsa S. Moe  X  

Jo Ann Rhodhouse  X  

John Muaina  X  

M. Greg Gollaher and Jill L. Gollaher  X  

Moyita Saravia  X  

P. Alfred Grace  X  

Ruth Lumtiaco  X  

Sharla A. McCane, Janice A. McCane, Lipini Muraki, Jimmy 
Muraki 

 X  

Sinapati Moe  X  
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