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ENVIRONMENTAL IMPACT STATEMENT PREPARATION NOTICE

PRINCESS KA‘IULANI RENOVATION & DEVELOPMENT AND THE MOANA

HOTEL REPLACEMENT OF THE DIAMOND HEAD TOWER WITH A NEW TOWER, 

WAIKIKI, HONOLULU, OAHU, HAWAII

Tax Map Key: 2-6-22: 1 and 41 and 2-6-1: 12 and 13

I.   INTRODUCTION

The applicant, Kyo-ya Hotels & Resorts, LP, proposes (i) the renovation and redevelopment of the Prin-
cess Ka‘iulani site and (ii) the development of a new Diamond Head Tower that will replace the existing 
Diamond Head Tower located adjacent to the Banyan Wing of the The Moana Surfrider Hotel develop-
ment site, as more fully described below (collectively, the Redevelopment Projects).  Preliminary plans 
showing the existing development and proposed improvements at the Princess Ka‘iulani are provided 
in Appendix I. 
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II.    GENERAL INFORMATION

A. APPLICANT /OWNER  : Kyo-ya Hotel & Resorts, LP
    Sheraton Waikiki Hotel, Second Floor
    2255 Kalakaua Avenue
    Honolulu, Hawaii 96816

B. ACCEPTING AGENCY   : Department of Planning & Permitting
    City and County of Honolulu
    650 South King Street, 7th Floor
    Honolulu, Hawaii 96813

C. TAX MAP KEY  : 2-6-22: 1 and 41 (Princess Ka‘iulani)
    2-6-1: 12 and 13 (Moana/Diamond Head Tower)

D. AGENT   : Kusao & Kurahashi, Inc.
    Planning and Zoning Consultants
    2752 Woodlawn Drive, Suite 5-202
    Honolulu, Hawaii  96822 

E. LOCATION  : 2352 & 2354 Kalakaua Avenue, corner of
    Kalakaua Avenue & Ka‘iulani Avenue,
    (Princess Ka‘iulani); 

    2365 Kalakaua Avenue,
    (Moana/Diamond Head Tower)

F. LOT AREA  : 180,920 square feet (Princess Ka‘iulani)
    139,806  square feet (Diamond Head Tower,
    Moana Hotel and Surfrider Tower)
    (Note: although the lot area includes the land
    area for the Moana Hotel and the Surfrider
    Tower, Tax Map Key Nos. 2-6-1: 12 and 13,
    the new Diamond Head Tower will be located
    entirely within a portion of parcel 12.)

G. ZONING   : Resort Mixed Use Precinct 

H. STATE LAND USE   : Urban

I. DEVELOPMENT PLAN 
 Land Use Map  : Resort (Exhibit 2)
          Public Infrastructure Map  :      Transit Corridor along Kalakaua Avenue

J. SPECIAL DISTRICT   : Waikiki Special District (Exhibit 1)
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K. EXISTING USE   : Resort Mixed Use

L. AGENCIES TO BE CONSULTED
 BY THIS EISPN  : Offi  ce of the Governor
    State Department of Accounting and 
     General Services, Land Survey Division
    State Offi  ce of Planning
    Offi  ce of the Mayor of the City and County
     of Honolulu
    Members of the Honolulu City Council
    City Department of Design and Construction
     (City infrastructure and facilities)
    Department of Land and Natural Resources
    Department of Business and Economic
     Development and Tourism
    State Historic Preservation Division
    State Department of Health
    State Department of Education
    Offi  ce of Hawaiian Aff airs
    Board of Water Supply
    Department of Planning and Permitting
    Department of Parks and Recreation
    Department of Public Works
    Department of Design and Construction
    Department of Emergency Services,
     Ocean Safety and Lifeguard Services Division
    Department of Environmental Services
    Honolulu Police Department
    Honolulu Fire Department
    Department of Transportation Services
    Waikiki Neighborhood Board 
    Waikiki Improvement Association
    Hawaii Hotel & Lodging Association
    Hawaii Historic Foundation
    Kawaiaha’o Church
    Hawaiian Electric Company
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III. DESCRIPTION OF PROPOSED ACTION

A. GENERAL DESCRIPTION 

1. History 

Waikiki has long been a center of population and political power prior to the arrival of Europe-
ans.  Historians have documented that royal residences and the ruling chiefs occupied Waikiki 
over an extended period.    The following summarizes the historic and cultural information 
regarding possible cultural resources, including human burial remains that may be associated 
with the project sites.

 
• In addition to chiefl y residences Waikiki supported a vast system of irrigated taro fi elds 

which extended across the littoral plain from Waikiki to lower Manoa and Palolo Val-
leys.   This agricultural system utilized streams descending from the valleys allowing 
the cultivation of a variety of crops and provided a source of fresh water.  Fish ponds 
and coconut groves dotted the landscape.  A sizable population developed amidst this 
cultivated abundance.

• With the emergence of Honolulu and its harbor as the center for trade and other activi-
ties the population of Waikiki declined. 

• Portions of the Princess Ka‘iulani project site were part of the Ainahau Estate in the late 
1800’s.  Later this site was occupied by a school, church and graveyard. 

• Subsequently, both the Princess Ka‘iulani and The Moana Surfrider Hotel development 
site were developed with structures related primarily to resort use.   

• In the Mid-nineteenth century the process of the Mahele, which introduced private 
property into Hawaiian society allowed private property in Waikiki to be claimed by 
commoners and others who could prove residency on and use of the land. 

• In the mid to late nineteenth century, Waikiki was becoming a popular site among for-
eigners, primarily Americans.  With the emergence of the fl edgling visitor destination 
came the loss or modifi cation of traditional land uses.

• During the early part of the twentieth century the landscape of Waikiki was trans-
formed with the draining and fi lling of ponds and irrigated fi elds for the purpose of 
implementing a planned urbanization of the area.

• At the onset of World War II, in the 1940’s, Waikiki was transformed into a recreational 
area for military personnel.  During the 1950’s there were numerous dwellings, hotels, 
apartments and retail establishments in Waikiki, stretching from the Kalia area to the 
far end of Kapiolani Park.
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The Princess Ka‘iulani project site is identifi ed on historic maps as a portion of Ainahau, the 
Waikiki estate of Archibald Cleghorn, his wife Princess Miriam Likelike and their daughter, 
Princess Ka‘iulani.  The estate was named Ainahau, believed to mean “land of cool breezes”, or 
“cool land” which may be a reference to the cool wind that passed through this area created by 
the many hau trees that grew along Apuakehau Stream.   The estate in 1872 had several native 
grass huts, which Cleghorn removed and replaced with Hawaiian-style bungalow.  He later 
replaced the bungalow with a new, large two-story Victorian style house (fi g. III-A.1) .  

fi gure III-A.1

fi gure III-A.2

The Princess Ka‘iulani project site encom-
passes only the southwestern-most cor-
ner of the Ainahau Estate (located on the 
northeast corner of the project area) which 
contained no structures and was likely the 
location of the access drive from Kalakaua 
Avenue.  In addition to the Ainahau Estate, 
it appears that Apuakehau Stream crossed 
over a portion of the Princess Ka‘iulani 
project site (fi g. III-A.2).

In the late 1800’s and early 1900’s historic 
maps indicated structures on the Princess 
Ka‘iulani site labeled Kalawila Church, 
Waikiki Public School, and several Moana 
Hotel related structures.  The former 
Church is recognized as one of the ten 
branches of Kawaiahao Church.  A search 
of the Kawaiahao Church Archives revealed 
that in 1916 the Church sold the cemetery 
land around the Waikiki Branch to real es-
tate developers and a total of 39 individu-
als, originally buried between 1880 to 1907 
were removed from the Waikiki Cemetery 
and probably reinterred at the Kawaiahao 
Cemetery.
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2. Existing Conditions at the Princess Ka‘iulani 

The Princess Ka‘iulani project site, which consists of two parcels on 4.15 acres of land, is located 
in Waikiki and surrounded by modern urban development including high-rise hotels, multi-
family dwellings, commercial establishments and public infrastructure and roadways.

The Princess Ka‘iulani Hotel, which originally opened for business in 1955, consists of 1,140 
guestrooms within 3 hotel towers, the 29-story Ainahau Tower, the 11-story Princess Tower and 
the 11-story Ka‘iulani Tower.  

The hotel amenities currently include approximately 27,212 square feet of retail space, 12,798 
square feet of meeting space, a 582-space parking structure, swimming pool, fi tness center, 
and food and beverage establishments.  

Vehicular access to the site is via Ka‘iulani Avenue where there is a covered porte cochere and 
a driveway leading to the loading dock and parking garage.  A plan showing the existing con-
ditions is provided in Appendix III. 

fi gure III-A.3
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3. Existing Condition - Diamond Head Tower 

The existing 8-story, Diamond Head Tower is located between the historic Banyan Wing of the 
the Moana Surfrider Hotel development site and the Waikiki Beach Center.  There are currently 
141 hotel lodging units and retail establishments on the ground fl oor. The Diamond Head 
Tower is operated as an annex of the The Moana Surfrider Hotel.  

Vehicular access to the site is located at the porte cochere of the Banyan Wing of the Moana 
Surfrider Hotel development site; there is currently no dedicated motor court for the Diamond 
Head Tower.  The loading dock for the Diamond Head Tower is located in the Surfrider Tower 
and is connected to the Diamond Head Tower via an underground tunnel. 

Other structures include a concrete lanai, planters and landscaping as indicated in the survey 
provided in Appendix III.  

fi gure III-A.4
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4. Proposed Development - Princess Ka‘iulani  

The renovation and redevelopment of the Princess Ka‘iulani is planned to include:

a. The demolition of two of the existing hotel towers (Princess and Ka‘iulani Towers), and 
the existing retail buildings, parking garage and other structures on the property;

b. The renovation of the existing 666-room Ainahau Tower (the “Ainahau Tower”);
c. The development of a new, 34-story condo-hotel and residential tower consisting 

of 270 units (the “Pikake Tower”) – approximately 200 condo-hotel rooms and 70 fee 
simple residential condominium units (the precise mix of units could be modifi ed 
based on demand at the time of construction);

d. The development of a new 2-level podium that will include retail, food and beverage, 
approximately 100 below grade parking spaces, recreational amenities, and back of 
house facilities to service the project (the “Commercial Podium”); and, 

e. The development of a new parking structure with approximately 649 parking spaces.  
The top level of the parking structure will include a recreation deck, meeting space and 
food and beverage facilities (the “Parking Deck”).

 Ainahau Tower 

The Ainahau Tower will consist of approximately 666 hotel rooms.  The hotel will be operated 
as a full service hotel with a full-service restaurant, a lobby bar, meeting facilities, and recre-
ational amenities including a resort pool and fi tness center.  The hotel will represent a signifi -
cant improvement over the existing hotel and will cater to individual tourists, in-house group 
attendees, and attendees of the Hawaii Convention Center. 

fi gure III-A.5, Proposed Site Plan fi gure III-A.6, Proposed Site Plan with Existing Overlay
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 Pikake Tower

The Pikake Tower will include approximately 270 units, consisting of 200 condo-hotel units 
and 70 fee simple residential condominium units (the precise mix of units could be modifi ed 
based on demand at the time of construction).  The condo-hotel units will be sold to individual 
buyers.  The owners of these units will have the ability to place the units into a hotel rental 
program and rent them as transient accommodations.  The residential units will be fee simple 
condominium units.  As currently planned, the condo-hotel units will range in size from studio 
units at about 535 square foot studio units to  1,145 square foot, one bedroom suites.  The resi-
dential condominium units will include 1,145 square foot, one bedroom units, two bedroom 
units ranging in size from 1,740 to 1,940 square feet, 2,300 square foot, three bedroom units 
and a larger penthouse unit. (Refer to fi gure III-B.1 on Page 28)

 
 Commercial Podium

The Commercial Podium will consist of the following:
• Approximately 72,000 square feet of retail and food and beverage facilities, accessible 

off  Kalakaua and/or Ka‘iulani Avenues;
• A new motor court located on the second level of the Commercial Podium.  The motor 

court will be accessible off  of Ka‘iulani Avenue and will replace the existing smaller mo-
tor court at street level on Ka‘iulani Avenue;

• A new off -street bus and group arrival area will be provided to reduce traffi  c along 
Ka‘iulani Avenue and Koa Avenue.

• Lobby areas for both the Ainahau Tower and Pikake Tower.  The lobby facilities will in-
clude check-in facilities, hotel related food and beverage facilities, elevator lobbies and 
back of house services;

• A recreation deck for the Pikake Tower, including a swimming pool and fi tness center;   
• One level of below grade parking with approximately 100 spaces;
• Off -street loading dock, receiving and storage facilities, mechanical and electrical 

equipment, and other back of house facilities.  The loading dock will be located in ap-
proximately the same location as the existing loading dock.
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WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
12/5/2008

LOT

ZONING LOT AREA 1 SF

DEVELOPABLE LOT AREA 2 SF

ENVELOPE
FAR
BUILDING AREA (SF)

BUILDING HEIGHT
HEIGHT LIMIT

YARDS
KALAKAUA AVE
KAIULANI AVE
EWA SIDE YARD
MAUKA SIDE YARD

TRANSITIONAL SETBACKS
KALAKAUA AVE
KAIULANI AVE

OPEN SPACE
PERCENTAGE
AREA (SF)

PUBLIC OPEN SPACE
PERCENTAGE
AREA (SF)

1 PARCELS 1 & 41
2 PARCELS 1 & 41 PLUS ONE HALF AREA OF ABUTTING STREETS
3 FIGURE SUBJECT TO CHANGE DEPENDENT ON FINAL EVALUATION OF SITE PLAN, BUILDING LAYOUT AND DESIGN
4 TOTAL NEW AREA EXCLUDING LANAI (EXISTING AINAHAU TO REMAIN = 282,500)

15%
27,770

0 FT

23%
42,161

5,310

18,515

4.00
840,000

[557,500]4

350 FT

51 FT
24 FT
0 FT

3%

10%

0 FT
0 FT

260 FT

14 FT
4' 7" MIN.

ALLOWED/REQ
STANDARD WSD

EXISTING

15 FT
0 FT
0 FT

50%
90,460

3.76
680,865

2.80
506,576

20 FT (AVG)

350 FT

PRINCESS KAIULANI RENOVATION AND REDEVELOPMENT

90,460

REQUIRED
CONFORMING

NON CONFORMING
CONFORMING
CONFORMING

260 FT

20 FT (AVG)
15 FT
15 FT
15 FT

ALLOWED/REQ

UNDER PDR 2

4.51
946,825

[664,325]4

50%

PROPOSED

UNDER PDR 2

180,920

209,939

REQUIRED
REQUIRED

REQUIRED

3
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 Parking Structure

The Parking Structure will be located in approximately the same location as the existing ga-
rage.  The Parking Structure will provide approximately 649 parking spaces (in addition to the 
100 spaces in the Commercial Podium) for the Princess Ka‘iulani project and the Moana  Hotel.  
The top level of the Parking Structure will include approximately 12,000 square feet of meeting 
space, including an 8,000 square foot ballroom, a resort pool, and a food and beverage outlet.

Preliminary plans showing the proposed improvements are provided in Appendix I.   

fi gure III-A.7, Level 1 Plan fi gure III-A.8, Level 2 Plan
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5. Proposed Development – New Diamond Head Tower

The new Diamond Head Tower (adjacent to the historic Banyan Wing of the the Moana Sur-
frider Hotel development site) is planned to include:

a. The demolition of the existing 141-room, eight story hotel tower (built in 1952) – the 
historic Banyan Wing of the the Moana Surfrider Hotel development site will not be 
altered;

b. The development of a new, 26-story hotel and residential tower consisting of 238 units  
– approximately 195 hotel rooms and 43 residential condominium units (the precise 
mix of units could be modifi ed based on demand at the time of construction);

c. The development of a new 2-level podium that will include retail, food and beverage, 
recreational amenities, and back of house facilities to service the project;

The new Diamond Head Tower will be the fi rst new, beach front resort development in Waikiki 
in nearly 30 years and will feature approximately 195 hotel rooms and 43 residential condo-
minium units (the precise mix of units could be modifi ed based on demand at the time of 
construction).  The Diamond Head Tower will replace the existing 141-room, eight-story tower 
(built in 1952), but will not alter the Banyan Wing of the Moana Hotel.  

fi gure III-A.9, Proposed Site Plan fi gure III-A.10, Proposed Site Plan with Existing Overlay
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 Hotel

The 195-room hotel will be operated as a full-service hotel with a full-service restaurant, a 
lobby bar, meeting facilities, retail spaces and recreational amenities including a pool and a 
fi tness center.  The hotel will also have a new motor court allowing for off -street stacking and 
loading and unloading of vehicles.  The hotel will represent a signifi cant improvement over 
the existing hotel and will cater to individual tourists, and in-house group attendees, as well as 
attendees of conventions at the Hawaii Convention Center (fi g. III-A.11).

 Residential Condominiums

The 43 fee simple residential condominium units will be whole ownership condominiums, 
similar in structure to typical condominium developments.  Amenities for the residential own-
ers will include an elevated recreation deck with a swimming pool and fi tness facilities (fi g. 
III-A.12).  The residential units will consist of a mix of two and three bedroom units, as shown in 
the following chart (Refer to fi gure III-B.2 on Page 29).

fi gure III-A.11, Typical Hotel Level Plan fi gure III-A.12, Typical Residence Level Plan



18

ENVIRONMENTAL IMPACT STATEMENT PREPARATION NOTICE
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 
THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER February 2009

WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
12/3/2008

LOT

ZONING LOT AREA 1 SF

DEVELOPABLE LOT AREA 2 SF

ENVELOPE
FAR
BUILDING AREA (SF)

BUILDING HEIGHT
HEIGHT LIMIT

YARDS
KALAKAUA BLVD
EWA SIDE YARD
DH SIDE YARD

SHORELINE SETBACK
40' SETBACK
100' SETBACK

TRANSITIONAL SETBACKS
KALAKAUA BLVD
DIAMOND HEAD
COASTAL SETBACK

OPEN SPACE
PERCENTAGE
AREA (SF)

PUBLIC OPEN SPACE
PERCENTAGE
AREA (SF)

1 PARCELS 12 & 13
2 PARCELS 12 & 13 PLUS ONE HALF AREA OF ABUTTING STREETS
3 TOTAL NEW AREA EXCLUDING LANAI (EXISTING BANYAN AND SURFRIDER TOWER TO REMAIN = 455,000)

139,806

162,723

ALLOWED/REQ
STANDARD WSD

EXISTING
ALLOWED/REQ

UNDER PDR 2

PROPOSED

UNDER PDR 2

2.80 3.85 4.62 4.62
391,457 538,253 751,780 751,780

[296,780]3 [296,780]3

260 FT 260 FT 350 FT 282 FT

20 FT (AVG) 23 FT (AVG) 20 FT (AVG) 28 FT (AVG)
0 FT 0 FT 15 FT 0 FT
0 FT 0 FT 15 FT 13 FT (MIN)

REQUIRED SSV

CONFORMING

CONFORMING REQUIRED PDR

50% 44% 50% 45%
69,903 61,537 69,903 62,390

2% 13%
3,223 18,056

REQUIRED
REQUIRED

REQUIRED

CONFORMING

REQUIRED
REQUIRED REQUIRED

CONFORMING REQUIRED PDR

CONFORMING REQUIRED CONFORMING
NON CONFORMING

DIAMOND HEAD TOWER AT THE MOANA
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 Vehicular Access

The development would include a new motor court located on the Ewa side of the property 
along Kalakaua Avenue.  The new motor court will allow the stacking of vehicles on the site 
as opposed to the existing motor court at the Banyan Wing of the the Moana Surfrider Hotel 
development site and along Kalakaua Avenue.   The development will not require a new load-
ing dock off  Kalakaua Avenue as this will continue to be provided from the Surfrider Tower (fi g 
III-A.13).

Preliminary plans showing the proposed improvements are provided in Appendix II.

NewNew

MotorcourtMotorcourt

ServiceService

AccessAccess

fi gure III-A.13
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6. Location 

The Princess Ka‘iulani is located in the Primary Urban Center of Honolulu, generally in the 
heart of Waikiki and is bounded by the Miramar Waikiki and Outrigger East hotels to the north, 
Kalakaua Avenue to the south, Ka‘iulani Avenue to the east and the International Marketplace 
to the west.  

The existing Diamond Head Tower fronts Waikiki Beach on Kalakaua Avenue and is located 
between the 6-story Banyan Wing of the Moana Hotel and the Waikiki Beach Center.

The Location Map (fi g III-A.14) identifi es the location of the project sites.

fi gure III-A.14

7. Surrounding Area 

The surrounding area includes numerous other resort and resort support uses such as retail 
and restaurant establishments.  These include the International Market Place, the Outrigger 
East and Miramar at Waikiki Hotels, Hyatt Regency Waikiki, King’s Village, the Waikiki Police 
Sub-station and Waikiki Beach Center and the Banyan Wing of the Moana Hotel.
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8. Land Use Approvals 

 a. State Land Use

  Both project sites are designated Urban under State land use regulations.  The existing 
developments on these properties as well as the proposed renovation and Redevelop-
ment Projects are consistent with this Urban designation.

 
 b. Development Plan

  The Primary Urban Center (PUC) Development Plan Land Use Map designates both 
sites as Resort.  The existing Princess Ka‘iulani and Moana/Diamond Head Tower sites 
as well as the proposed Redevelopment Project are consistent with this designation. 

 
 The PUC Development Plan states that “With ongoing redevelopment and improve-

ment, Waikiki remains the State’s largest and most popular visitor destination.”  The 
proposed Redevelopment Projects will add to this ongoing redevelopment and en-
hance the attractiveness of Waikiki for residents and visitors.

 
 c. Zoning

 Both the Princess Ka‘iulani and the Moana/Diamond Head Tower are within the Resort 
Mixed Use Precinct with a 260-foot height limit.  The proposed uses are consistent with 
this zoning precinct, which allows hotels and commercial establishments.

 
 The applicant will be seeking fl exibility to deviate from some of the development 

standards of the Resort Mixed Use Precinct under the provisions of the Planned De-
velopment Resort (PD-R) process established in Section 21-9.80-4(d) of the Land Use 
Ordinance.  This section states that the purpose of the PD-R option is as follows:

 “...to provide opportunities for creative redevelopment not possible under a strict 
adherence to the development standards of the special district.  Flexibility may be 
provided for project density, height, precinct transitional height setbacks, yards, open 
space and landscaping when timely, demonstrable contributions benefi tting the com-
munity and the stability, function, and overall ambiance and appearance of Waikiki are 
produced.”   

 
 Conceptual Plans and a description of applicable development standards and the proj-

ect compliance are provided in Appendices I and II.
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9. Public Benefi ts

   
 Princess Ka‘iulani

It is anticipated that the renovation and redevelopment of the Princess Ka‘iulani will provide 
the following public benefi ts:

 
 a. Enhanced Open Space

 The new site plan for the Princess Ka‘iulani will result in an increase in open space 
from approximately 18,515 square feet to approximately 42,161 square feet (a 128% 
increase in open space).  The public open space will signifi cantly increase from approxi-
mately 5,310 square feet to 27,770 square feet (a 423% increase in public open space). 

 The setback along Kalakaua Avenue will increase from an average of approximately 
14 feet to approximately 51 feet.  The Kalakaua Avenue setbacks will far exceed the re-
quirement of 20 feet.  The setback along Ka‘iulani Avenue will increase from distances 
as narrow as 5 feet, to approximately 24 feet.  The Ka‘iulani Avenue setbacks will far 
exceed the requirement of 15 feet.  These extended setback areas will be part of the 
increased public open space provided on the property.  

Existing

Proposed

Existing

Proposedfi gure III-A.15
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 c. Improved Traffi  c and Circulation

 The proposed raised motor court and dedicated bus loading for the property will re-
duce congestion along Ka‘iulani Avenue by providing on-site stacking of automobiles 
and buses, as opposed to the on-street stacking that occurs today.  A new access point 
to the parking structure will be provided off  the new motor court.  This access will allow 
guests and valet parking to enter the garage without having to exit the property onto 
Ka‘iulani Avenue, thereby reducing traffi  c on Ka‘iulani Avenue. 

 d. Hawaiian Sense of Place

 The renovated and redeveloped Princess Ka‘iulani will signifi cantly enhance the “Ha-
waiian Sense of Place” of the area. Cognizant and respectful of the history of the area, 
its special features and its past inhabitants, the project will look to celebrate and rein-
terpret many of its iconic elements through design. 

 “Spouting water”, expansive lo‘i and Apuakehau will be expressed through new water 
features in the public domain. New and enhanced landscaping will look to incorporate 
both native plant species and introduced tropical plants brought to Hawaii and cul-
tivated by Archibald Cleghorn including a new Banyan tree along Kalakaua Avenue.  
New structures and building elements will look to many references ranging from the 
Princess’s historic home, Ainahau, to her favorite fl ower and bird “pikake” for guidance 
and inspiration.

 
 

 b. Improved View Corridors 

 The proposed orientation of the new Pikake Tower will be in the “mauka-makai” direc-
tion (the long axis of the building aligned “mauka-makai”) as recommended in the 
Waikiki Special District Guidelines, as opposed to the “Ewa-Diamond head” orientation 
of the existing Princess Tower.  This will improve view planes for neighboring proper-
ties at the tower level, although the additional height of the new tower will impact 
views above the height of the existing Princess Tower  (fi g. III-A.16).

fi gure III-A.16,
Kalakaua Elevation with 
Existing Overlay
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 Diamond Head Tower
It is anticipated that the renovation and redevelopment of the Diamond Head Tower will pro-
vide the following public benefi ts:

 a. Enhanced Open Space

 The new site plan for the Diamond Head Tower will result in an increase in open space 
from approximately 61,537 square feet to approximately 62,390 square feet (a 1.4% 
increase in open space).  The public open space will signifi cantly increase from ap-
proximately 3,223 square feet to 18,056 square feet (a 460% increase in public open 
space).  The signifi cant increase in public open space will be achieved by increasing the 
setbacks along Kalakaua Avenue and the Diamond Head side of the lot, as well as by 
incorporating a public access corridor, public open space, and public surfboard racks 
on the site.  The setback along Kalakaua Avenue will increase from an average of ap-
proximately 23 feet to approximately 28 feet.  The Kalakaua setbacks will far exceed the 
requirement of 20 feet.  The setback on the Diamond Head side of the lot will increase 
from 0 feet to a minimum of 13 feet. 

Existing

Proposedfi gure III-A.17
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 b. Improved View Corridors

 The proposed orientation of the new Diamond Head Tower will be in the “mauka-
makai” direction as recommended in the Waikiki Special District Guidelines, as op-
posed to the “Ewa-Diamond head” orientation of the existing Diamond Head Tower.  
This will improve view planes for neighboring properties at the tower level, although 
the additional height of the new tower will impact views above the height of the exist-
ing Diamond Head Tower.  In addition, at the ground level the proposed development 
will include view corridors to the ocean.  This tower will provide ocean views for the 
public not available with the existing Diamond Head Tower.

fi gure III-A.18, Kalakaua Elevation with Existing Overlay

 c. Improved Traffi  c and Circulation

 The proposed motor court for the property will reduce congestion along Kalakaua Av-
enue by relocating the drop off  for the 141 existing hotel units of the Diamond Head 
Tower from the congested porte cochere for the The Moana Surfrider Hotel develop-
ment site to this new motor court.  This will help spread the drop off  area over two 
locations and add off -street drop off  space at the new motor court. 
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 d. New Public Public Open Space and Surfboard Racks 

 The applicant intends to provide a beachfront, public gathering area between the 
Diamond Head Tower site and the adjacent Waikiki Beach Center.  In addition, the ap-
plicant will provide additional public surfboard racks on the Diamond Head Tower site 
that will connect to and expand the existing adjacent public surfboard racks (fi gure 
III-A.19).

Existing

Proposedfi gure III-A.19

 e. Hawaiian Sense of Place

 The new Diamond Head Tower will signifi cantly enhance the Hawaiian sense of place 
of the area. Cognizant and respectful of the history of the area, its special features and 
its past inhabitants, the project will look to celebrate and reinterpret many of its iconic 
elements through design. 

 Located on legendary Waikiki Beach, the redeveloped hotel will aspire to capture the 
spirit of the ocean and its sporting history. Surfi ng and fi shing, paddling and naviga-
tion will be celebrated through the creation of new access, both physical and visual, 
while the new structures and building elements will look to references of these sports 
including surfboards, canoes and fi shing implements for sources of inspiration. The 
rolling surf of Waikiki will be expressed through new pool water features while the 
landscaping will look to mostly native species known to thrive in ocean environments. 
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In conjunction with these projects the applicant will explore the possibility of using deep sea-
water (a renewable energy technology) to provide cold water in a heat exchange process for 
the cooling/air-conditioning system for its properties.  If successful, the deep seawater cooling 
system will reduce the use of potable water for the cooling system and will signifi cantly reduce 
energy costs, reducing dependence on the import of fossil fuels.

The Redevelopment Projects will also result in construction jobs during the 2 to 4 year con-
struction period, provide a signifi cant increase in property values for the City and County, and 
generate additional tax revenue in terms of long term GET and TAT taxes.
   
These and other public benefi ts will be further described in the Draft EIS.

 

B. TECHNICAL CHARACTERISTICS 

1. Use and Physical Characteristics - Princess Ka‘iulani Hotel 

 
The renovated and redeveloped Princess Ka‘iulani is proposed to include the following uses:

 
a. 666-room, full-service hotel in the Ainahau Tower with 12,000 square feet of meeting 

space, 2 food and beverage outlets, a lobby bar, and a recreation deck with a swim-
ming pool and fi tness center,

b. 200 condominium-hotel units and 70 residential condominium units in the Pikake 
Tower.  The Pikake Tower will also include 1 food and beverage outlet, 1,500 square 
feet of meeting space, 2 recreation decks with 2 swimming pool and fi tness centers.   
The condo-hotel units will have the ability to be included in a hotel rental program for 
transient use,

c. 72,000 square feet of retail space,
d. 749 parking spaces (will serve the Princess Ka‘iulani as well as the Moana Hotel and the 

proposed New Diamond Head Tower),
e. A new off -street motor court and bus arrival area.

 
The project site consists of 180,920 square feet of lot area (4.15 acres).  The project will encom-
pass approximately 840,000 square feet, representing a 23% increase over the existing fl oor 
area of 680,865 square feet.  Including the half area of the abutting streets, the fl oor to area 
ratio (FAR) is estimated to be 4.00 (fi g III-B.1).

 
The 29-story Ainahau Tower will remain in place and be renovated.  The 11-story Princess and 
Ka‘iulani Towers will be demolished.  The other structures located on the site, including the 
existing parking structure and retail buildings will also be demolished.
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The new structures will include the 34-story Pikake Tower.  The Pikake Tower is planned to be 
350 feet in height and oriented in a mauka/makai direction.  Other new structures will include 
the new 4-level Parking Deck and 2-level Commercial Podium.  An expanded basement area 
will include approximately 100 parking spaces and back-of-house facilities.
 
Retail areas, which may include food and beverage establishments, will be oriented toward the 
street frontages, particularly Kalakaua Avenue with additional retail and the vehicular accesses 
off  of Ka‘iulani Avenue.  

 
 Preliminary plans showing the proposed improvements are provided in Appendix I.
 

2. Use and Physical Characteristics - Diamond Head Tower 

 
The project is proposed to include the following uses:

a. 195-room, full-service luxury hotel with 2 food and beverage outlets, limited meeting 
space, a swimming pool and fi tness center,

b. 43 fee simple residential condominium units with a recreation deck, including a swim-
ming pool and fi tness center, and

c. Approximately 1,600 square feet of retail space.
d. A new off -street motor court

The new Diamond Head Tower will be situated on a portion of Tax Map Key No. 2-6-01: 12 (Par-
cel 12), consisting of approximately 34,894 square feet of lot area.  The existing Banyan Wing of 
the The Moana Surfrider Hotel development site is situated on the other portion of Parcel 12, 

fi gure III-B.1

Unit Type Avg Size Count
Condo Hotel 535 91 1 91
Condo Hotel Suite 1145 109 2 218

Hotel Total 200 309

Condo 1BR 1145 18 2 36
Condo 2BR + Den 1740 35 3 105
Condo 2BR + Den 1940 4 4 16
Condo 3BR 2300 12 4 48
Penthouse 5885 1 11 11

Condominium Total 70 216

Bays/Unit Bays
PRELIMINARY PIKAKE TOWER UNIT MIX
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consisting of approximately 63,529 square feet of lot area.  The Surfrider Tower is situated on 
the adjacent Tax Map Key No. 2-6-01: 13 (Parcel 13), consisting of approximately 41,383 square 
feet of lot area.  The combined lot area for Parcel 12 and Parcel 13 is approximately 139,806 
square feet.  The fl oor area of the proposed new Diamond Head Tower would represent a 
39.7% increase over the fl oor area of the existing developments on Parcels 12 and 13.  The 
proposed fl oor area will result in an FAR of 4.62 (fi gure III-B.2).

As discussed previously, the existing Diamond Head Tower would be demolished.  The new 
Diamond Head Tower would be developed in a mauka/makai orientation, and would be 282 
feet in height.  A basement area will provide additional back-of-house facilities. 
 
Retail spaces will be provided along Kalakaua Avenue at the ground level.  The lobby will 
have an open fl oor plan with large breezeways providing a spacious and inviting character.  
Recreational amenities including a pool, jacuzzi and open lawn area will be oriented toward 
the ocean.   The planned public surfboard racks at the Diamond Head side of the property 
will allow for continuity and expansion of the existing public surf board racks on the adjacent 
Waikiki Beach Center property.  It is expected that the public interface will be enhanced by an 
improved area for the beach boys and proposed mural appropriate to the location and refl ect-
ing a Hawaiian sense of place. 
 
Conference/meeting rooms, kitchen areas, food and beverage establishments and administra-
tive offi  ce will be located on the second level.  The hotel rooms and Residence condominium 
units will be located above the second level.  Preliminary plans showing a conceptual fl oor 
plan are provided in Appendix II.
 
Parking requirements will be met at the proposed Princess Ka‘iulani parking structure. (Park-
ing for the The Moana Surfrider Hotel development site, including the Diamond Head Tower, is 
currently provided on the Princess Ka‘iulani site).

 

fi gure III-B.2

Unit Type Avg Size Count Bays/Unit Bays
Hotel 525 170 1 170
Hotel Suite 1000 25 2 50

Hotel Total 195 220

Condo 2BR 1525 10 3 30
Condo 2BR + Den 1940 22 4 88
Condo 3BR 1940 10 4 40
Penthouse 4950 1 10 10

Condominium Total 43 168

PRELIMINARY DIAMOND HEAD TOWER UNIT MIX
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3. Construction Characteristics 

 
The development at each of the sites will be constructed over a period of about 24 to 48 
months.  Construction is anticipated to begin once the applicant receives the required approv-
als, including acceptance of the Final Environmental Impact Statement, a PD-R approval from 
the City Council, approval of the project design under the Waikiki Special District provisions by 
the Department of Planning and Permitting (DPP), a Conditional Use Permit for joint develop-
ment (if required), a Special Management Area Use Permit, a shoreline setback variance (if 
required), State water use permit (if required) and building permit approvals.

 

 
IV.  DESCRIPTION OF THE EXISTING ENVIRONMENT,

 PROJECT IMPACTS AND MITIGATION MEASURES

  
The renovation and redevelopment of the Princess Ka‘iulani will include the renovation of the 
existing 666-rooms in the Ainahau Tower, and the replacement of 474 existing hotel rooms (in 
the existing Princess and Ka‘iulani Towers) with 200 condo-hotel units and 70 residential con-
dominium units.    The redevelopment of the Diamond Head Tower will include the replace-
ment of 141 existing hotel rooms with 195 new hotels rooms and the addition of 43 residential 
condominium units.  The Redevelopment Projects will result in a net decrease of 420 hotel 
units, a net increase of 200 condo-hotel units, and a net increase of 113 residential condomini-
um units (Refer to fi g. IV.1 on Page 31).  

Accordingly, given the overall reduction in unit count of the combined Redevelopment 
Projects, it is anticipated that there will not be a signifi cant impact to the surrounding environ-
ment.  

 
A.   Princess Ka‘iulani

 
The proposed development of approximately 270 units in a 350-foot high tower, will replace 
the existing 474 hotel units which will be removed with the demolition of the Princess and 
Ka‘iulani Towers.  
 
The applicant plans to upgrade the existing 666-room Ainahau Tower and replace the rest of 
the existing structures on the site with a new podium level development, that will include 
retail, food and beverage establishments, lobbies for the hotels and residential condominium 
units, a motor court, lounges and bars, swimming pools and recreation decks, fi tness centers, 
ballrooms, meeting rooms, a boardroom,  restrooms,  kitchens, back of house services, parking 
(four levels, including a basement level), a loading area, mechanical rooms, receiving and stor-
age and other uses.  
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fi gure IV.1

Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 12/1/2008

Princess Kaiulani
UNIT COUNT

Hotel units bays floor area units bays floor area
Ainahau Tower 666 700 416,300 666 700 416,300
Princess Tower 295 295 153,980 0
Kaiulani Wing 179 189 90,585 0

Total Hotel Rooms 1140 1184 660,865 666 700 416,300

Condo Hotel New Tower 200 309
Condominium New Tower 70 216
New Tower Total 270 525

Project Total 1140 936 1225

Retail 27,212 72,000
Food & Beverage 9,174 13,761
Meeting Space/Ballroom 12,798 11,600

Parking 582 stalls 749 stalls

Diamond Head Tower
UNIT COUNT

units bays floor area units bays floor area
Hotel 141 144 84,158 0 0
Condo Hotel 195 220
Condominium 43 168

141 84,158 238 388

Retail 4,566 1,600
Parking

EXISTING

Project Total

PROPOSED

PROPOSEDEXISTING

Parking at Princess Kaiulani Parking at Princess Kaiulani

There will also be a new hotel/residence tower, the Pikake Tower with 270 units, consisting of 
approximateley 200 condo-hotel units and approximately 70 residential condominium units 
(the precise mix of units could be modifi ed based on the demand at time of construction and 
some of the planned residential condominium units could be used as condo-hotel units).  Two 
of the existing hotel towers (Princess and Ka‘iulani Towers), retail structures, an existing park-
ing garage and other structures on the site will be demolished.   
 
The net result will be a reduction in the number of hotel units.  The existing 36,386 square feet 
(approximately 27,212 square feet of retail space and 9,174 square feet of food and beverage)  
of commercial area will be replaced with about 72,000 square feet of retail space and eating 
and drinking establishments.
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The current fl oor area on the Princess Ka‘iulani site is about 680,865 square feet (see page 14).  
The proposal would increase the total amount of fl oor area to about 840,000 square feet.
 
The Draft EIS will discuss the proposed change in fl oor area.

  
     
B. DIAMOND HEAD TOWER

 
The new Diamond Head Tower will replace 141 hotel units with 195 hotel units and 43 residen-
tial condominium units resulting in a net increase of about 97 units.  
  
The Diamond Head Tower will also feature approximately 1,600 square feet of retail, and other 
hotel amenities including food and beverage establishments, bars, and pool areas. 
 
The current fl oor area of the existing Diamond Head Tower is about 84,158 square feet.  The 
proposed new Diamond Head Tower would increase the total amount of fl oor area to about 
296,780 square feet.
 
The Draft EIS will discuss the proposed change in fl oor area.

 
 
C. DEMOGRAPHIC IMPACTS

  
1. Residential Population 

As indicated above, most of the new units on the Redevelopment Projects are expected to be 
used as either condo-hotel units or traditional hotel units; in either case, the  occupancy is ex-
pected to consist primarily of transient vacationers.  Accordingly, the Redevelopment Projects 
will have negligible impact to the residential population of the area.
 

2. Visitor Population 

The Redevelopment Projects will generally result in a net decrease in the number of hotel 
units,and could result in a slight decrease in the visitor population.  The full build out of both 
the Princess Ka‘iulani and Diamond Head Tower projects should result in an over all net reduc-
tion of about 420 hotel units, a netincrease of 200 condo-hotel units and a net increase of 113 
residential condominium units.   The new hotel units will replace the existing hotel units with 
higher end type units, and although there will be a net reduction in the total number of hotel 
units, the larger higher end units should minimize the reduction in both room revenues and 
per diem spending by visitors at the two properties.  The larger, suite type units could poten-
tially accommodate more visitors per unit.  
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3. Character or Culture of the Neighborhood 

Both of the proposed renovation/Redevelopment Projects will conform to the character of 
the existing neighborhood and the surrounding resort and mixed-use developments.  These 
developments will replace and upgrade the existing resort and commercial uses that currently 
occupy the respective project sites.

 
 
D. ECONOMIC IMPACTS 

1. Economic Growth 

As hotel and restaurant/retail redevelopment the proposed redevelopment will impact eco-
nomic growth by continuing to provide long term jobs in the resort industry.  The long term 
employment will include hotel workers, landscape maintenance, security and jobs in food and 
beverage establishments and retail sector.  The visitors and occupants of the units are ex-
pected to patronize the surrounding businesses providing additional economic activity for the 
area.  The development will also provide short-term construction jobs, over a two to four year 
construction period. 

 
2. Government Revenues/Taxes 

Tax revenues will be generated in the short-term by the construction of the two Redevelop-
ment Projects, and in the long-term by the projected long-term employment opportunities 
associated with the operation and maintenance of the new hotel units, commercial and retail 
businesses, as well as with the condo-hotel and residential condominium units.
 
In addition, real property tax revenues to the City are expected to increase as a result of the 
anticipated increased value of improvements to be constructed on the two project sites.
  
Also increasing will be additional long term GET and TAT revenue generated as a result of these 
two projects. 

 
 
E. HOUSING IMPACTS 

The two proposed redevelopments will result in a combined total of approximately 113 new 
residential condominium units.  These new units may result in an increase to the residential 
population in the Waikiki area.  Based on DPP standards for dwellings in Waikiki, the average 
household size is estimated at 1.72 which translates to an increase of about 195 residents on 
the properties.  Based on the DPP’s “Annual Report on the Status of Land Use on Oahu, Fiscal 
Year 2007”, the Year 2000 population for the Primary Urban Center is approximately 419,300 
which is approximately 47.9% of the Year 2000 island-wide population.  Although the 419,300 
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population fi gure is a little over the 46% General Plan Benchmark for 2025, the DPP projects 
that the Primary Urban Center percentage of the island wide population will be 44.7% in 
2020 with a projected population of 463,332 and 44.1% in 2025 with a projected population 
of 475,696.   The proposed 113 residential condominium units will provide for some of this pro-
jected population increase to the Year 2020.  Due to the transient nature of some of the new 
condominium buyers in Waikiki, the population increase based on the net increase related 
to the 113 units may be less than a typical 113 unit multi-family development, since a certain 
percentage of buyers may be transient owners and second or vacation home buyers.  No af-
fordable units are planned for these two  Redevelopment Projects.

 
 
F. PUBLIC SERVICES 

 
1. Access and Transportation 

The existing Princess Kaiulani Hotel is located on the northwest corner of the intersection of 
Kalakaua Avenue and Kaiulani Avenue in Waikiki on the island of Oahu.  Primary vehicular ac-
cess to the existing hotel is currently provided via three driveways (should we say 3 curb cuts 
as opposed to driveways – there are really only 2 driveways) off  Kaiulani Avenue, two for the 
porte cochere and one for the parking garage and loading area.

The proposed development will be accessible from two driveways and a bus pullout off  Kai-
ulani Avenue.  The fi rst driveway connection off  Kaiulani Avenue will be located at the intersec-
tion with Koa Avenue.  This driveway will be the primary access to the development’s porte co-
chere and will provide an internal connection to the parking structure.  The connection to the 
parking structure will reduce congestion along Kaiulani Avenue as hotel guests and valet park-
ing services will no longer need to exit the property to enter the parking structure.  The second 
driveway connection will be located near the existing driveway to the hotel’s parking garage 
at the intersection with Prince Edward Street and Kanekapolei Street.  This driveway will serve 
as the access point for guests and residents who wish to self-park their vehicles and for access 
to the loading dock.  In addition to these two driveways, a bus pullout will be provided along 
Kaiulani Avenue to accommodate buses picking up/dropping off  guests at the hotel.

The existing Moana Surfrider Hotel (which includes the Surfrider Tower, Banyan Wing and the 
Diamond Head Tower) is located on the south side of Kalakaua Avenue at the intersection of 
Kaiulani and Kalakaua Avenues in Waikiki on the island of Oahu.  Primary vehicular access to 
the existing hotel is currently provided via three driveways off  Kalakaua Avenue, two for the 
porte cochere fronting the Moana Surfrider Hotel and one for the loading dock located at the 
Surfrider Tower.
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The new Diamond Head Tower plans include a proposed porte cochere dedicated to the 
Diamond Head Tower.  The porte cochere will be located on the southeast side of the intersec-
tion of Kalakaua Avenue and Kaiulani Avenue.  This new connection will require modifi cations 
to the existing traffi  c signal operation at the intersection of Kalakaua Avenue and Kaiulani 
Avenue.  The new porte cochere will relieve congestion at the existing porte cochere at the 
Moana Surfrider and reduce the queuing of automobiles that periodically occurs along Kal-
akaua Avenue.

a. Area Roadway System
At the southeast corner of the project site, Kalakaua Avenue intersects Kaiulani Av-
enue.  At this signalized T-intersection, the Kalakaua Avenue approach has three 
through lanes and one left turn lane.  Kaiulani Avenue originates at Kalakaua Avenue 
as a two-lane, one-way (northbound) roadway that transitions to a four-lane, two-way 
roadway at Koa Avenue until Prince Edward Street.  At the intersection with Prince 
Edward Street, Kaiulani Avenue transitions back to a one-way (northbound) roadway 
with two lanes between Prince Edward Street and Kuhio Avenue, and one lane be-
tween Kuhio Avenue and its terminus at Ala Wai Boulevard.

North of the intersection with Kalakaua Avenue, Kaiulani Avenue intersects Koa Av-
enue.  At this unsignalized intersection, both approaches of Kaiulani Avenue have two 
lanes that serve all traffi  c movements.  The east leg of the intersection is comprised of 
Koa Avenue which is a one-lane, one-way (eastbound) roadway that serves as a con-
nector roadway between Kaiulani Avenue and Liliuokalani Avenue.  The west leg of the 
intersection is comprised of the entrance to the existing porte cochere for the Princess 
Kaiulani Hotel.

Further north, Kaiulani Avenue intersects Prince Edward Street and Kanekapolei Street.  
At this unsignalized intersection, the Kaiulani Avenue approach has two northbound 
lanes that serve all traffi  c movements.  Prince Edward Street is a one-lane, one-way 
(westbound) roadway that serves as a connector roadway between Kaiulani Avenue 
and Liliuokalani Avenue.  At the intersection with Kaiulani Avenue and Kanekapolei 
Street, the Prince Edward Street approach has one westbound lane that serves all 
traffi  c movements.  Kanekapolei Street originates at this intersection as a four-lane, 
two-way roadway, transitions to a three-lane roadway north of Kuhio Avenue, and 
terminates at Ala Wai Boulevard.  At the intersection with Kaiulani Avenue and Prince 
Edward Street, the Kanekapolei Street approach has two southbound lanes that serve 
all traffi  c movements.  The eastbound approach of the intersection is comprised of the 
existing driveways for the Princess Kaiulani Hotel and the adjacent Miramar Hotel.  The 
driveway for the Princess Kaiulani Hotel is a two-lane, two-way driveway that leads to 
the parking structure while the driveway for the Miramar Hotel is a one-lane, one-way 
(exiting) driveway.
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Northeast of the intersection with Prince Edward Street and Kanekapolei Street, Kai-
ulani Avenue intersects Kuhio Avenue.  At this signalized intersection, the Kaiulani Av-
enue approach has an exclusive right-turn lane and one through lane.  In the vicinity of 
the project site, Kuhio Avenue is a predominantly four-lane, two-way roadway.  At the 
intersection with Kaiulani Avenue, the eastbound approach of Kuhio Avenue has one 
through lane and a shared left-turn and through lane while the westbound approach 
has one through lane and a shared through and right-turn lane.

West of the intersection with Kaiulani Avenue, Kuhio Avenue intersects Kanekapolei 
Street.  At this signalized intersection, the eastbound approach of Kuhio Avenue has 
an exclusive left-turn lane, one through lane, and a shared through and right-turn 
lane while the westbound approach has two lanes that serve all traffi  c movements.  
The northbound approach of Kanekapolei Street has one through lane and a shared 
left-turn and through lane while the southbound approach has two lanes that serve 
all traffi  c movements.  Right-turn traffi  c movements are not permitted on the north-
bound approach of Kanekapolei Street.

North of the intersection with Kuhio Avenue, Kanekapolei Street intersects Ala Wai 
Boulevard.  At this signalized T-intersection, the Kanekapolei Street approach has two 
exclusive left-turn lanes.  In the vicinity of the project site, Ala Wai Boulevard is a three-
lane, one-way (westbound) roadway with a 24-hour parking lane located on the north 
side of the roadway.  At the intersection with Kanekapolei Street, the Ala Wai Boule-
vard has two through lanes and a shared left-turn and through lane.

b. Impact and Mitigation Measures 
Although there will be an  expansion of commercial fl oor area and the introduction of 
new residential condominium units, because of the overall proposed reduction in total 
hotel units, the new developments are not expected to have a signifi cant impact on 
traffi  c operations in the vicinity.

A traffi  c impact report detailing the potential traffi  c impact and mitigation measures 
will be provided in the Draft EIS.

 
2. Water 

The Princess Kaiulani and Moana/Diamond Head Tower developments receive water from a 
private off -site water system that is authorized by the State Water Commission.  This system is 
owned by the applicant and also serves the Royal Hawaiian Hotel and Sheraton Waikiki Hotel.

The civil engineer for the project has estimated that the proposed Princess Kaiulani and 
Moana/Diamond Head Tower developments will result in about a ten percent overall reduc-
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tion in water demand.  In addition, a move to develop a deep sea water cooling system for the 
property could result in an even greater reduction in water demand.

3. Wastewater 

The Princess Ka‘iulani site is serviced by several sewer laterals which discharge into an 8-inch 
main within Kalakaua Avenue and a 10-inch sewer main within Ka‘iulani Avenue.

According to the City’s website, the Moana Surfrider Hotel development site is connected to 
the 8 inch sewer main in Kalakaua Avenue. 
   
The civil engineer for the project has determined that the proposed Princess Kaiulani and 
Moana/Diamond Head Tower developments will result in an increase in wastewater fl ow.  The 
civil engineer is working with the City to determine if improvements to the municipal waste-
water transmission system will be required of the applicant.  The applicant is looking at ways 
to reduce the wastewater fl ow to off set the increase in fl ow by the proposed developments.  
One possibility is to create a gray water recycling system for the new structures to capture gray 
water that can be recycled and used for irrigation for landscaping.

 
4. Drainage 

The Princess Ka‘iulani site is relatively fl at and is served by drainage infrastructure located in 
both Ka‘iulani and Kalakaua Avenues.  Existing drainage patterns and volumes are not expect-
ed to change signifi cantly as a result of the Redevelopment Projects since the applicant will 
actually be increasing landscaped areas slightly over what exists now.
 
The Moana Surfrider Hotel development site is similarly fl at.  A recent  ALTA survey of this site 
indicates that there are several drainage inlets on the property but there is no indication that 
these are connected to the City’s municipal drainage system. 
 
The Draft EIS will provide information regarding existing drainage conditions, proposed 
changes, anticipated impacts and proposed mitigation measures, if needed.

 
5. Solid Waste Disposal 

The solid waste generated by the proposed development is not expected to increase signifi -
cantly.  The practice of utilizing a private fi rm to collect and dispose of refuse will continue and 
the proposed redevelopments will not impact the municipal collection system.  

 
6. Public Schools 

Of the planned units, about 113 will be available for use as permanent or part-time residences 
and some of these may be used as vacation units.
 



38

ENVIRONMENTAL IMPACT STATEMENT PREPARATION NOTICE
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 
THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER February 2009

The Redevelopment Projects are both located in the Kaimuki/Kalani Complex Areas.  If there 
are students residing on either project site, they should be entitled attend Jeff erson Elemen-
tary School, Washington Middle School and Kaimuki High School.
 
Based on the Department of Education estimates for calculating the demand for student 
services for the proposed developments, the proposed 113 residential condominium units will 
add to the student population as follows:

  a) Elementary (Kindergarten to 5th) - 6 students
  b) Middle (6th to 8th) - 2 students
  c) High (9th to 12th) - 2 students

The students generated by this development who elect to attend public schools would attend 
Jeff erson Elementary School, Washington Middle School and Kaimuki High School. The fol-
lowing table provides the capacity, the actual 2008-2009 student enrollment, the projected 
enrollment for 2012-2013, and the projected student population generated by the proposed 
Princess Kaiulani and Moana/Diamond Head Tower developments:

Student Population
School Capacity Actual 2008-2009 2012-2013 Project

Jeff erson Elementary 674 358 282 6
Washington Middle 1,162    897 878 2
Kaimuki High 1,464 1,204 1,153 2

The student population generated by the proposed development can easily be accommodat-
ed by all three schools, based on the DOE projected enrollments in 2012-2013.

 
7. Parks 

As indicated in the plans provided in Appendix I, recreational amenities at the Princess 
Ka‘iulani site will include 3 recreation decks with swimming pools, sunning decks, pool caban-
as and fi tness centers.

At the Diamond Head Tower, recreational amenities will include 2 swimming pools, fi tness 
areas, jacuzzi, additional public open space and public surfboard racks.   Direct access to the 
public beach will also be provided on the site.
 
Generally, the proposal calls for a net reduction in the number of hotel units and an increase 
in the number of residential units.  Accordingly, the development is not anticipated to have a 
signifi cant impact on the existing parks or recreational facilities in the surrounding neighbor-
hood.  Further, it is likely that the Redevelopment Projects visitors and residents will use the 
recreational amenities that are provided on site.         
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There are a variety of recreational opportunities located near the project site.  Those are locat-
ed across the street at Waikiki Beach, the Ala Wai Golf Course, Kapiolani Park and the Honolulu 
Zoo.  These facilities could provide additional recreational opportunities for the visitors and/or 
residents of the existing and new units. 
 
The Department of Parks and Recreation is being consulted through this EISPN process regard-
ing the possible impacts to recreational facilities.  Their comments will be included in the Draft 
EIS.  The applicant will meet the park dedication requirements of the City through the provi-
sion of public and private park areas and recreational amenities.   

 
8. Police 

The nearest police station is located at the Waikiki Beach Center, adjacent to the Diamond 
Head Tower.  Because the Redevelopment Projects represent redevelopment of existing uses 
in generally the same location, it is not anticipated that the proposals will signifi cantly impact 
police facilities or operations.  The Honolulu Police Department is being consulted through 
this EISPN process regarding potential impacts on police facilities.  Their comments will be 
included in the Draft EIS.

 
9. Fire 

The Waikiki Fire Station (Station 7) is located approximately 1 mile away from the project site 
on Kapahulu Avenue.
 
The Honolulu Fire Department is being consulted through this EISPN process regarding poten-
tial impacts on fi re protection facilities.  Their comments will be included in the Draft EIS.

 
10. Utilities 

 a. Electricity

 Hawaiian Electric Company (HECO) has existing power lines serving this area includ-
ing the two project sites and the applicant will coordinate these projects with HECO to 
ensure that the power lines will be adequate to support both of the proposed devel-
opments and that HECO facilities are not adversely impacted.  Because the proposed 
uses of each site are similar to the existing uses of each site, the demand for electrical 
service is not anticipated to change signifi cantly. 

 
 The applicant is exploring a variety of energy saving measures and plans to incorpo-

rate into the proposed Redevelopment Projects.  The applicant hopes to obtain certifi -
cation through the LEED program.  LEED stands for Leadership in Energy and Environ-
mental Design which is a certifi cation program and nationally accepted benchmarks 
for design, construction and operation of high performance green buildings.     
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 The applicant is exploring the possibility of using seawater (a renewable energy tech-
nology) to provide chilled water for a heat exchange system for cooling/air-condition-
ing for the Princess Ka‘iulani, Diamond Head Tower and possibly other properties in 
the area.  If successful, the deep seawater cooling system will reduce the use of potable 
water for the cooling system and will signifi cantly reduce energy costs, reducing de-
pendence on the import of fossil fuels.

 
 b. Telephone

  Hawaiian Telcom currently serves the project sites and has existing utility service lines 
in the area.  It is expected that these existing lines will continue to be used to service 
the project sites.  The applicant will coordinate with Hawaiian Telcom to determine if 
new lines will be required.  No off -site work is expected.

 
 c. Cable/Satellite Television and High-speed Internet Access 

 Cable/Satellite television and high-speed internet access service is currently provided 
to the hotel rooms located at both of the project sites.  It is anticipated that these ser-
vices will continue to be provided as the properties are redeveloped.

    
 
G. ENVIRONMENTAL IMPACTS 

 
1. Historical and Archaeological Resources 

By the time of the arrival of Europeans in the Hawaiian Islands during the late eighteenth cen-
tury, Waikiki had long been a center of population and political power on O‘ahu including the 
royal residences of ancient chiefs. 

Chiefl y residences, however, were only one element of a complex of features that character-
ized Waikiki up to pre-contact times.  Beginning in the fi fteenth century, a vast system of 
irrigated taro fi elds was constructed, extending across the littoral plain from Waikiki to lower 
Mânoa and Pâlolo valleys.  This fi eld system – an impressive feat of engineering, the design of 
which is traditionally attributed to the chief Kalamakua – took advantage of streams descend-
ing from Makiki, Mânoa and Pâlolo valleys which also provided ample fresh water for the 
Hawaiians living in the ahupua‘a.  Water was also available from springs in nearby Mo‘ili‘ili and 
Punahou. Closer to the Waikiki shoreline, coconut groves and fi shponds dotted the landscape.  
A sizeable population developed amidst this Hawaiian-engineered abundance. 

The traditional Hawaiian focus on Waikiki as a center of chiefl y and agricultural activities on 
southeastern O‘ahu was soon to change – disrupted by the same Euro-American contact that 
produced the fi rst documentation of that traditional life.  The ahupua‘a of Honolulu - with the 
only sheltered harbor on O‘ahu - became the center for trade with visiting foreign vessels, 
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drawing increasing numbers of Hawaiians away from their traditional environments. Kame-
hameha himself moved his residence from Waikiki to the coast near Honolulu harbor, likely in 
order to maintain his control of the lucrative trade in sandalwood that had developed. 

The depopulation of Waikiki was not simply a result of the attractions of Honolulu (where, by 
the 1820s, the population was estimated at 6,000 to 7,000), but also of the European diseases 
that had devastating eff ects upon the Hawaiians.

The Organic Acts of 1845 and 1846 initiated the process of the Mahele (the division of Ha-
waiian lands), which introduced private property into Hawaiian society.  In 1848, the crown 
(Hawaiian government) and the ali‘i (royalty) received their land titles.  Subsequently in the 
Mahele, Land Commission Awards (LCAs) for kuleana parcels were awarded to commoners 
and others who could prove residency on and use of the parcels they claimed.  LCA records 
document awardees continuing to maintain fi shponds and irrigated and dry land agricultural 
plots, though on a greatly reduced scale than had been previously possible with adequate 
manpower. 

As the nineteenth century progressed, Waikiki was becoming a popular site among foreign-
ers – mostly American – who had settled on O‘ahu.  An 1865 article in the Pacifi c Commercial 
Advertiser mentioned a small community that had developed along the beach.  The area con-
tinued to be popular with the ali‘i – the Hawaiian royalty – and several notables had residences 
there. 

Other developments during the second half of the nineteenth century, a prelude of changes 
that would dramatically alter the landscape of Waikiki during the twentieth century, include 
the improvement of the road connecting Waikiki to Honolulu (the route of the present 
Kalâkaua Avenue), the building of a tram line between the two areas, and the opening of 
Kapi‘olani Park in 1877.  Traditional land-uses in Waikiki were abandoned or modifi ed.  By the 
end of the nineteenth century, most of the fi shponds that had previously proliferated had 
been neglected and allowed to deteriorate.  The remaining taro fi elds were planted in rice to 
supply the growing numbers of immigrant laborers imported from China and Japan, and for 
shipment to the west coast of the United States.

As the sugar industry throughout the Hawaiian Kingdom expanded in the second half of the 
nineteenth century, the need for increased numbers of fi eld laborers prompted passage of 
contract labor laws.  In 1852, the fi rst Chinese contract laborers arrived in the islands. Contracts 
were for fi ve years, and pay was $3 a month plus room and board.  Upon completion of their 
contracts, a number of the immigrants remained in the islands, many becoming merchants or 
rice farmers.  As was happening in other locales in the 1880s, groups of Chinese began leas-
ing and buying (from the Hawaiians of Waikiki) former taro lands for conversion to rice farm-
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ing.  The taro lands’ availability throughout the islands in the late 1800s refl ected the declining 
demand for taro as the native Hawaiian population diminished.

The Hawaiian Islands were well positioned for rice cultivation.  A market for rice in California 
had developed as increasing numbers of Chinese laborers immigrated there beginning in the 
mid-nineteenth century. Similarly, as Chinese immigration to the islands also accelerated, a 
domestic market opened. By 1892, Waikiki had 542 acres planted in rice, representing almost 
12% of the total 4,659 acres planted in rice on O‘ahu. Most of the former taro lo‘i converted to 
rice fi elds were located mauka of the present Ala Wai Boulevard.

During the fi rst decade of the twentieth century, the U.S. War Department acquired more than 
70 acres in the Kâlia portion of Waikiki for the establishment of a military reservation called 
Fort DeRussy, named in honor of Brig. Gen. R.E. DeRussy of the Army Corps of Engineers.

In the 1920s, the Waikiki landscape would be transformed when the construction of the Ala 
Wai Drainage Canal, begun in 1921 and completed in 1928, resulted in the draining and fi lling 
in of the remaining ponds and irrigated fi elds of Waikiki.  The muliwai or lagoonal backwater 
of Apuakehau Stream that reached the sea between the present Royal Hawaiian and Moana 
Surfrider Hotels was fi lled in between 1919 and 1927.  The fi lling in of Apuakehau Stream and 
the excavating of the Ala Wai Canal were elements of a plan to urbanize Waikiki and the sur-
rounding districts.

During the course of the Ala Wai Canal’s construction, the banana patches and ponds between 
the canal and the mauka side of Kalâkaua Avenue were fi lled and the present grid of streets 
was laid out.  These newly created land tracts spurred a rush to development in the 1930s. 

The entrance of the United States into World War II following the Japanese bombing of Pearl 
Harbor on December 7, 1941 put on hold plans for the development of Waikiki as a tourist 
destination.  Until the war’s end in 1945, the tourist trade was non-existent “. . . since the Navy 
controlled travel to and from Hawai‘i and did not allow pleasure trips” (Brown 1989:141).  For 
the duration of the war, Waikiki was transformed into a recreation area for military personnel.

Nearing the war’s end, concerns began arising over the future of Waikiki. An article in the Ho-
nolulu Advertiser of July 16, 1945 decried “honky-tonks” that had sprung up in Waikiki during 
the course of the war, and asked: “Can anyone look at present-day Kalakaua Ave. – lined with 
makeshift curio shops, noisy ‘recreation’ centers, eyesores that pass under the name of lunch-
rooms and miscellany of ‘joints’ – and hope that Waikiki can stage a comeback [as a tourist 
destination]?”
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By the mid-1950s, there were more than fi fty hotels and apartments from the Kalia area to 
the Diamond Head end of Kapi‘olani Park.  The Waikiki population was not limited to transient 
tourists, but also included 11,000 permanent residents living in 4,000 single dwellings and 
apartments in stucco or frame buildings.  By the late 1950s, a row of retail shops had been 
constructed along Kalakaua Avenue. 

In modern times (based on the 2000 census), the resident population of Waikiki is about 
19,729 people, 2.3% of the population of the island of O‘ahu as a whole.  Every day 72,000 visi-
tors pay for a room in one of Waikîkî’s, apartments, hotel, or vacation units or spend money in 
one of the many shops, restaurants, or other attractions.   The 2000 census provided concrete 
evidence for Waikiki’s importance to the economy of the Hawaiian Islands, stating that “Direct-
ly and indirectly, the small, one square mile of Waikiki can be associated with supporting 11% 
of all civilian jobs in the state and 12% of state and local tax revenues.”

Historic maps identify the present project area as a portion of ‘Ainahau, the Waikiki estate 
of Archibald Cleghorn (1835-1910), his wife Princess Miriam Likelike (1851-1887), and their 
daughter Princess Ka‘iulani (1875-1899) – all signifi cant personages in the history of Hawai‘i.  
This estate began when Princess Likelike and her husband purchased six acres of land in the ‘ili 
of ‘Au‘aukai from Ma‘aua and Koihala in 1872.  The estate eventually grew to 12 acres and was 
called ‘Ainahau (hau tree land).

 The property in 1872 had several native grass huts, which Cleghorn removed, and replaced 
with a neo-Hawaiian-style bungalow.  He later built a new, large two-story Victorian style 
house, designed by the famous Honolulu architect, Clinton B. Ripley.

The current project area encompasses only the southwestern-most corner of the ‘Ainahau es-
tate, which, based on historic maps contained no structures and was likely the location of the 
access drive from Kalakaua Avenue.

When Princess Likelike died in February of 1887, her daughter, Princess Ka‘iulani, was named 
heir apparent to the throne.  After her return to ‘Ainahau from Scotland, the Princess’ health 
began to fail and in 1899 she passed away at just 24 years of age.  Cleghorn himself would 
continue to reside at ‘Ainahau until his death in 1910.  After his death, the house was used as 
a hotel and then as a rental property.  The house would burn down on August 2, 1921 in a fi re 
caused by a gas heater.

In the late 1800’s and early 1900’s historic maps indicated structures on the Princess Kaiulani 
property labeled Kalawila Church, Waikiki Public School, and several Moana Surfrider Hotel 
related structures.  The former Church is recognized as one of the ten branches of Kawaiaha’o 
Church.  A search of the Kawaiaha’o Church Archives revealed that in 1916 the Church sold the 
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cemetery land around the Waikiki Branch to real estate developers and a total of 39 individu-
als, originally buried between 1880 to 1907 were removed from the Waikiki Cemetery and 
probably reinterred at the Kawaiaha’o Cemetery.

Apuakehau Stream before the construction of the Ala Wai Canal emptied into the sea within 
Waikiki.   The Moana Surfrider Hotel was built on the east side of this stream in an area known 
as Ulukou (the kou tree grove).  The Royal Hawaiian Hotel was built on the west side of the 
stream in an area known as Kahaloa (the long place). 

In the late nineteenth century, the Waikiki beach area in Ulukou and Kahaloa was dotted with 
small cottages and some bathing houses.  These “bathing houses,” placed strategically near the 
beach, were places where people could change into their bathing suits, rent towels, and walk 
directly into the ocean. 

The wealthy Honolulu landowner, Walter Chamberlain Peacock, incorporated the Moana 
Hotel Company in 1896 and the Moana Surfrider Hotel opened on March 11, 1901. Oliver G. 
Traphagen, the architect built the four-story hotel, with an additional fi fth story in the central 
tower, in the Beaux Art Styles, on a budget of $150,000.  The wooden hotel had 75 rooms, 
each with its own private bath and telephone, an unheard of luxury.  The fi rst fl oor of the hotel 
had a billiard room, saloon, a parlor, a library, and a dining room which extended out towards 
the beach. The fi ve fl oors were serviced by the fi rst electric-powered elevator in the Territory.  
Other privately owned houses also lined the beach, such as the beach house used by Governor 
Cleghorn and the house owned by Frank Hustace.

In 1918, the Moana Surfrider Hotel added 100 more rooms in two wings, creating a courtyard 
facing the sea.

In 1920 the Moana Surfrider Hotel cottages were built on the mauka side of Kalakaua Avenue 
at Ainahau.  In 1953, the cottages were demolished and the land was cleared for the develop-
ment of the Princess Kaiulani Hotel.  The Princess Kaiulani Hotel opened on June 11, 1955.

The Draft EIS will include an archaeological literature review and fi eld inspection report for the 
proposed Princess Ka‘iulani redevelopment project and an archaeological inventory plan for 
both Redevelopment Projects. 

 
2. Cultural Impact Assessment 

The Draft EIS will include Cultural Impact Assessment Reports for both Redevelopment Proj-
ects. 
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3. Historic Architectural Resources 

Because several of the structures to be demolished are greater then 50 years old, they are sub-
ject to review as historic properties.

 
The applicant is preparing a report that presents the Diamond Head Tower and Princess 
Ka‘iulani hotels’ historical background and its architectural signifi cance. They will be evalu-
ated in terms of the National Register criteria. The report will review the historic context of 
the hotel development, the architectural characteristics, character defi ning features, changes 
and removal of historic material over the years. The proposed demolition of the hotels will be 
discussed as well as the eff ect the proposed Redevelopment Projects may have on the historic 
character of the buildings in accordance with the federal Secretary of Interior’s Standards for 
Preservation. 

 
The architectural consultant for the Redevelopment Projects reports that the State Historic 
Preservation Offi  cer has requested that structures that will be aff ected shall be recorded and 
inventoried using Historic American Building Survey (HABS) level documentation as set forth 
by the National Park Service. The survey must be directed by a qualifi ed historian, architect, or 
architectural historian who meets the qualifi cations set forth in Chapter 13-281.

 
4. Natural Resources 

 a. Water Resources 

 There are no potable or surface fresh water resources on either the Princess Ka‘iulani 
site or the the Moana Surfrider Hotel development site.  The Redevelopment Projects 
are located in Waikiki, with the Diamond Head Tower being located on the beach.   The 
waters off  the south shore of Oahu, including Waikiki, are designated Class A by the 
State Department of Health (DOH).  Rules of the State DOH indicate that the purpose 
of the Class A designation is to protect these waters for recreational use and aesthetic 
enjoyment.

 
 The water table may be encountered at shallow depths during the excavation phase of 

construction work.  Temporary dewatering may be required at that time.  If discharges 
are anticipated as a result of the dewatering, a National Pollution Discharge Elimination 
System Notice of Intent for Discharges with Construction Activity Dewatering will be 
obtained from the DOH.   

 
 Because there are no fresh water features on the sites, the Redevelopment Projects are 

not anticipated to adversely impact these resources.  

 The applicant is exploring the possibility of using deep seawater (a renewable energy 
technology) to provide chilled water for their cooling/air-conditioning system to these 
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and possibly other properties.   Development of this system will require approval of a 
Water Use Permit from the State Water Commission.  The Draft EIS will provide informa-
tion on the potential impacts and mitigation measures of constructing and operating 
such a system.

 
 b. Flood Plain Management 

 According to the Flood Insurance Rate Map (FIRM) of the City and County of Honolulu, 
Panel 370 of 395, Map Number 15003C0370F, dated September 30, 2004, the Princess 
Ka‘iulani site is in Zone A, a special fl ood hazard area where base fl ood elevations have 
not been determined, Zone AE, a special fl ood hazard area where base fl ood elevations 
have been determined, and Zone X, which represent areas determined to be outside of 
the 500 year fl ood plain.

 
 The same FIRM Panel, indicates that The Moana Surfrider Hotel development site is in 

Zone X, Zone A, and Zone AE, with a base fl ood elevation of 8 feet.  
 
 Both Redevelopment Projects will comply with fl ood hazard requirements.  Prior to 

construction, the applicant will provide a Flood Fringe District Certifi cation to establish 
the Regulatory Flood Elevation as required by the City.

 
 c. Coastal Zone Management 

 Although the Princess Ka‘iulani site is within the State’s Coastal Zone Management 
Area, it is not within the Special Management Area and is therefore not subject to per-
mit requirements under Chapter 25, Revised Ordinances of Honolulu.

 
 The Moana Surfrider Hotel development site is within both the State’s Coastal Zone 

Management Area and within the Special Management Area and this redevelopment 
project will consequently require a Special Management Area Use Permit.

 
 The Draft EIS will discuss coastal zone management review criteria for both redevelop-

ments and Special Management Area criteria for the Diamond Head Tower redevelop-
ment.

 
 d. Topography and Soils 

 The Princess Ka‘iulani redevelopment site is located a short distance from Waikiki 
Beach, while the the Moana Surfrider Hotel development site is located on Waikiki 
Beach.  Both the Princess Ka‘iulani site and the Moana Surfrider Hotel development site 
are relatively fl at with no unique topographic features such as sand dunes or sloped ar-
eas. Elevations on the Princess Ka‘iulani site are at about 10 feet above mean sea level.
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 According to the U.S. Department of Agriculture Soil Conservation Service, the natural 
soil deposits on the site consist of Jaucus sand, calcareous soils developed in wind and 
water deposited sand from coral and seashells.  Slopes for these soils generally range 
from 0 to 15 percent, but in most places, the slope does not exceed 7 percent.  

 
 There are currently basement levels under several of the existing structures on the 

Princess Ka‘iulani site.  The applicant proposes excavation of some additional base-
ment areas resulting in the removal of some of the native soils.  Top soil and soil 
amendment will be imported primarily for the purposes of landscaping.

 
 There are no plans for enlarging the existing basement areas on the Diamond Head 

Tower site; however excavation for structural improvements within the existing base-
ment and potential for additional surrounding footings and piles may require addi-
tional excavation beyond the existing basement.

 
 e. Flora and Fauna 

 Vegetation on both the Princess Ka‘iulani and the Moana Surfrider Hotel development 
site consists primarily of introduced species.  Because the sites have been urbanized 
for many years, native endangered or threatened species are not expected to naturally 
occur in this environment.  The Draft EIS will provide a description of the landscaping 
to be provided as part of the Redevelopment Projects. 

 
 Native land and water birds are not expected to be found at this site or at the sur-

rounding properties because the area lacks any suitable habitat that could support 
these types of animals.  A recent avifaunal and feral mammal survey done on an 
adjacent site, the International Market Place, did not fi nd threatened and endangered 
species (federal list) on that property.  However, based on concerns about the possible 
nesting of White Terns in the larger trees on the property and recommendations from 
the Department of Land and Natural Resources, the owner of the International Market 
Place agreed to schedule future trimming of the larger trees that provide nesting op-
portunities for the White Terns on the proposed International Market Place properties 
during the months of October and November, as recommended in their faunal survey.  
The Princess Ka‘iulani and the Moana Surfrider Hotel development site redevelopment 
sites do not contain any large trees that would provide nesting opportunities for the 
White Terns.

 
  f. Noise 

 Ambient noise levels in the vicinity of the Redevelopment Projects are expected to be 
aff ected by the surrounding vehicular, tour bus and delivery traffi  c and resort related 
activities including night time activities. 
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 Once developed, the projects are expected to have similar noise levels and charac-
teristics as the existing facilities and uses, however, with a reduction in total units and 
reductions in trips related to the reduction in units.

 
 During the construction phase, typical construction noises will be audible in the area.  

The dominant noise sources will probably be construction and earth moving equip-
ment, such as bulldozers and diesel powered trucks.  Noise from construction activities 
are expected to be short term and must comply with State of Hawaii Community Noise 
Control Rules and a construction noise permit issued by the DOH.

 
 In order to mitigate construction noise, the contractor can undertake reasonable and 

standard practices, such as using muffl  ers on diesel and gasoline engines, using prop-
erly tuned and balanced machines, etc.

 
 g. Air Quality 

 Air quality in the vicinity of the Redevelopment Projects is mostly aff ected by air pollut-
ants from motor vehicles.  After construction of the proposed projects, the operational 
carbon monoxide  levels, which are of primary concern among the various air pollut-
ants, are expected to remain relatively unchanged as traffi  c levels are not anticipated 
to increase signifi cantly with the proposed net reduction in total units on the com-
bined projects. 

 
 The proposal will have short-term construction-related impacts on air quality primarily 

related to fugitive dust and emissions from construction vehicles.  Measures to miti-
gate short-term air quality impacts related to emissions of fugitive dust during con-
struction will include the following (as needed):

 
   -  watering active work areas;
   - use of dust screens; 
   - mulching or stabilizing the disturbed areas;
   - covering dirt-hauling trucks; 
   - road cleaning and tire washing; and
   - establishing landscaping.

 
 h. Visual Impacts

 The proposed Pikake Tower at the Princess Ka‘iulani site will have a height of 350 feet 
which will be part of the applicant’s request for fl exibility with relation to the existing 
260-foot height limit for the site, subject to the LUO provisions governing the PD-R ap-
provals within the Resort Mixed Use Precinct.  The proposed Princess Ka‘iulani develop-
ment will not aff ect any prominent view corridors and historic properties as identifi ed 
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in Section 21-9.80-3 of the Land Use Ordinance.  Where as the long axis of the existing 
Princess Tower is oriented in a Diamond Head/Ewa direction, the proposed structure 
will be oriented along a mauka/makai axis as recommended by the Waikiki Special 
District guidelines.  This will improve view planes for neighboring properties at the 
tower level, although the additional height of the new tower will impact views above 
the height of the existing Princesss Tower. 

 The proposed 282-foot high Diamond Head Tower development will exceed the maxi-
mum allowable height by about 22 feet and is anticipated to improve public views by 
opening up a view corridor from Kalakaua Avenue and along Ka‘iulani Avenue to the 
ocean.  Where as the long axis of the existing Diamond Head Tower is oriented in a 
Diamond Head/Ewa direction, the proposed structure will be oriented along a mauka/
makai axis as recommended by the Waikiki Special District guidelines.  This will im-
prove view planes for neighboring properties at the tower level, although the addition-
al height of the new tower will impact views above the height of the existing Diamond 
Head Tower.  In addition, at the ground level the proposed development will include 
view corridors to the ocean, providing ocean views for the public not available with the 
existing development.

  Important view planes in the area of Waikiki are identifi ed in Section 21-9.80-3.  Signifi -
cant public views as identifi ed on page 26 of the Waikiki Special District Design Guide-
lines will not be impacted by the proposed development. 

 Generally, the proposed structures will be situated in a highly urbanized area sur-
rounded by the following structures which include several high rises as indicated in 
the conceptual designs provided in Appendices I and II (fi g III-G.1):

 
   - Hyatt Regency Waikiki - 39 stories
   - Ainahau Tower - 28 stories
   - Outrigger East Hotel - 20 stories
   - Miramar Hotel - 21 stories
   - Surfrider Tower - 21 stories
   

 The orientation and location of the proposed Redevelopment Projects, including the 
proposed Pikake Tower provides separation from the surrounding high rises as indi-
cated in plans provided in Appendix I.  This coupled with a generally mauka-makai 
orientation helps to mitigate the visual impact in the mauka and makai directions.

 
  The proposed developments are not near the major view corridors that are identifi ed 

in the Waikiki Special District Design Guidelines or the Coastal View Study that was 
published in 1987 by the City and County of Honolulu.
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V. CUMULATIVE IMPACTS

In addition to the two proposed Redevelopment Projects, there are several other projects in 
the area which will be addressed in the Draft Environmental Impact Statement (EIS).  Several of 
those are mentioned below.  Others that may become evident and more defi ned (such as the 
International Marketplace) as the project progresses, will be included in the Draft EIS.

Hyatt RegencyHyatt Regency

(39 stories)(39 stories)

AinahauAinahau

TowerTower

(31 stories)(31 stories)

Outrigger EastOutrigger East

(20 stories)(20 stories)

MiramarMiramar

(21 stories)(21 stories)

Moana SurfriderMoana Surfrider

(21 stories)(21 stories)
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This project is intended to enhance recreational and aesthetic enjoyment of the area and 
provide protection for the backshore.  The restored beach is expected to facilitate lateral access 
along the shoreline and enhance recreational opportunities.
 
Project construction is expected to begin in the third quarter of 2010 and be completed by the 
end of 2011.
 
The potential impacts of the proposed Gray’s Beach Restoration project will be reviewed as the 
environmental disclosure process proceeds, to determine if there is the potential for cumula-
tive impacts between that project and the proposed Princess Ka‘iulani and new Diamond Head 
Tower projects.

A. GRAY’S BEACH RESTORATION PROJECT

According to the Environmental Assessment/Environmental Impact Statement Preparation 
Notice for the “Gray’s Beach Restoration Project”  Kyo-ya Hotels & Resorts LP is proposing to 
restore and stabilize a sand beach fronting the Sheraton Waikiki Hotel property, about 1,500 
feet west of the the Moana Surfrider Hotel development site.  All of the proposed work for this 
project is located within the State Land Use Conservation District (fi g VI-A.1).  The proposal 
calls for the following:

• Construction of rock T-head groins along the shoreline fronting the Sheraton Waikiki 
Hotel, with the eastern-most groin replacing the existing Royal Hawaiian groin; and,

• Emplacement of sand fi ll between the groins to create a beach with a minimum hori-
zontal crest width of 30-feet at the +5.2 foot elevation extending from the seawall, and 
a IV:10H slope from the crest to the sea bottom.

fi gure V-A.1
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B. WAIKIKI SHOPPING PLAZA ALTERATION AND ADDITION

The Waikiki Shopping Plaza alteration and addition is located at the corner of Royal Hawai-
ian Avenue and Kalakaua Avenue.  This project involves redevelopment of that site to replace 
some existing commercial fl oor area.  The Final Environmental Assessment for the project 
found that there would be no signifi cant impacts as a result of the project, since there would 
be no net increase in commercial fl oor area.  Subsequent to satisfying the Chapter 343, Hawaii 
Revised Statutes requirements for environmental disclosure, the applicant will pursue a Waikiki 
Special District Permit, Minor.  The construction phase for this project (fi rst quarter of 2009 to 
fi rst quarter of 2010) is anticipated to precede that of the proposed Princess Ka‘iulani and new 
Diamond Head Tower.  Accordingly, cumulative impacts between the proposed Redevelop-
ment Projects and the Waikiki Shopping Plaza alteration and addition project are not antici-
pated (fi g VI-B.1).

fi gure V-B.1
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C. ROYAL HAWAIIAN HOTEL AND SHERATON WAIKIKI MASTER PLAN

The Royal Hawaiian Hotel and Sheraton Waikiki Master Plan Improvements are currently 
underway.  Both hotels are owned by Kyo-ya Hotels & Resorts, LP.  The Royal Hawaiian Hotel 
improvements will be substantially complete by year-end 2008; the Sheraton Waikiki Hotel 
improvements will be substantially complete by year-end 2009.  Based on the December 2007 
Final Environmental Assessment, the project includes improvements to the arrival areas, inte-
rior renovations to the lobby level, enhancements to ground fl oor food and beverage facilities, 
and the renovation and development of recreational amenities, including 2 new pools and 
a renovated pool.  Both of these projects are anticipated to be completed prior to the com-
mencement of construction of the proposed Redevelopment Projects.  Accordingly, cumula-
tive impacts between the proposed Redevelopment Projects and the Royal Hawaiian and 
Sheraton Waikiki Master Plans are not anticipated (fi g VI-C.1).

fi gure V-C.1
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V.    ALTERNATIVES CONSIDERED

 
As mentioned throughout this report the proposed redevelopment of the Princess Ka‘iulani 
site and the new Diamond Head Tower are not anticipated to have a signifi cant impact on 
the surrounding area in terms of public services and the environment, with the proposed net 
reduction in the total units on the combined properties.

Positive socio-economic impacts are projected with the redevelopment of the resort complex, 
with increases in short term employment and long term increased demand for resort and retail 
services.

 
A. NO ACTION 

This alternative was considered and rejected as the existing structures are dated and need to 
be upgraded to be competitive in today’s dynamic visitor industry.  Many forces are pushing 
the hospitality industry to respond to growing customer demands. Visitors are seeking des-
tinations that deliver something diff erent, fresh and unexpected.  Online booking, selection, 
growing access to user reviews, and an active baby boomer population drive hospitality pro-
viders to upgrade properties to meet consumer demands and expectations.  Accordingly, the 
facilities, many of which were constructed in the mid 1950’s need to be signifi cantly upgraded 
to continue to attract customers.  The “no action” alternative is not an economically viable 
alternative.

 
B. RENOVATION OF THE EXISTING STRUCTURES 

The applicant considered renovating the existing structures on both the Princess Ka‘iulani 
and Diamond Head Tower sites; however, with the exception of  the Ainahau Tower, which is al-
ready situated in a mauka/makai orientation, the rest of the structures on both project sites do 
not provide this orientation which is recommended to mitigate impact on mauka/makai views. 
The renovation would also not provide the needed improvements to upgrade the facility and 
greatly improve the visitor experience. 

 
C. PREFERRED ALTERNATIVE  

 
 Princess Ka‘iulani 

The proposed alternative for the Princess Ka‘iulani described in Section III of this report was se-
lected since it will allow for upgrading of these aging buildings at this important corner in the 
center of Waikiki and provide signifi cant public benefi ts.  The increases in public open space 
at this corner will create an area for gathering and a focal point for this hub.  The large front 
yard along Kalakaua Avenue will wrap around Ka‘iulani Avenue providing an inviting introduc-
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tion to the new retail establishments along this street frontage.  The congestion and mix of 
pedestrian and vehicles will be minimized by creating an internal motor court for staging with 
remote pick up and drop off , as well as an area for tour buses to pull off  of Ka‘iulani Avenue.  
The removal of the existing Princess and Ka‘iulani Towers and the mauka/makai orientation of 
the proposed Pikake Tower will considerably improve public view corridors at the tower level.

  
 Diamond Head Tower

The redevelopment of Diamond Head Tower, as described in Section III of this report, will result 
in the removal of a dated and obsolete hotel tower that blocks the public view corridors from 
Kalakaua Avenue.  The new Diamond Head Tower would be the fi rst new resort hotel on Waiki-
ki Beach in nearly 30-years, greatly improving the overall hotel product in Waikiki.  The tower 
will be oriented in a mauka/makai orientation, opening up view corridors at the pedestrian 
level.  The improved orientation of the building will permit the creation of a new motor court, 
which will redistribute some of the traffi  c along Kalakaua Avenue near the existing entrance.   
The applicant is also proposing to provide a public open space and surfboard storage, with a 
mural celebrating the history of Waikiki beach culture. 

 
  
VII.   GOVERNMENT PERMITS AND APPROVALS REQUIRED

 
The proposed Redevelopment Projects are anticipated to require the following governmental 
permits or approvals:

 
• Acceptance of the Final Environmental Impact Statement 
• Planned Development-Resort Permit
• Waikiki Special District Permit, Major
• Special Management Area Use Permit (for the Diamond Head Tower)
• Shoreline Setback Variance (for the Diamond Head Tower)
• State Water Use Permit (possibly for the proposed deep sea water cooling system) 
• Building Permits
• Trenching Permit
• Grading Permit  
• National Pollutant Discharge Elimination Permit (For construction activities and possi-

bly for construction dewatering.)
• Shoreline Certifi cation for Diamond Head Tower 
• Conditional Use Permit (minor) for joint development
• Construction Noise Permit
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VIII. LAND USE ORDINANCE

 
The Redevelopment Projects’ compliance with the development standards of the Land Use 
Ordinance (LUO), including the Resort Mixed Use Precinct Development Standards and park-
ing and loading requirements are provided on pages 14 & 18.
 
As indicated on pages 14 & 18, the applicant will be seeking fl exibility for both projects from 
various development standards as provided in the PD-R Process.  It should be noted that the 
existing structures at the Princess Ka‘iulani and the Moana Surfrider Hotel development sites 
do not comply with current development standards and are considered non-conforming.  
Generally, the applicant proposes to improve these non-conformities and provide commen-
surate public benefi ts and contributions to the improved stability, function, ambiance and 
appearance of Waikiki. 

 
 
IX.  WAIKIKI SPECIAL DISTRICT

 
The Draft EIS will include a discussion on how the proposed development will satisfy the ob-
jectives and standards of the Waikiki Special District.

 
 
X.   COMMUNITY INPUT

 
A presentation of both projects was made to the Waikiki Neighborhood Board No. 9 on Sep-
tember 9, 2008.  The Board approved a motion to support the concept of the proposed devel-
opment.  The minutes for that meeting are provided in Appendix IV. 

 
 
XI.   SIGNIFICANCE CRITERIA

 
The following review of the signifi cance criteria will be expanded in the Draft EIS:

 
•  No irrevocable commitment to loss or destruction of any natural or cultural re-

source would result.

 
 The Draft EIS will include an archaeological literature review and fi eld inspection report 

for the proposed Princess Ka‘iulani redevelopment project and an archaeological 
inventory plan for both the proposed Princess Ka‘iulani and for the proposed Diamond 
Head Tower Redevelopment Projects. 
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 The Draft EIS will include Cultural Impact Assessment Reports for both the proposed 
Princess Ka‘iulani and for the proposed Diamond Head Tower Redevelopment Projects. 

 
 The Draft EIS will include a discussion related to these criteria, based on the archaeo-

logical inventory plan and the cultural impact assessment.
 
 

• The proposed actions would not curtail the range of benefi cial uses of the environ-

ment.

 
  The proposed developments will not curtail, but will instead enhance the range of 

benefi cial uses of the environment.  The present resort properties are older and in 
need of upgrading to meet the current demands of resort visitors for larger units and 
up-to-date facilities.  The projects will provide attractive and well maintained public 
open spaces on both properties along with private recreational facilities for the resort 
guests and residents.  Desirable housing units will be made available to meet a strong 
demand for these units.  The additional residential units in Waikiki will help contribute 
to the economic activity of the area.  The projects will not curtail the benefi cial uses of 
the environment.

 
 
• The proposed actions would not confl ict with the state’s long-term environmental 

policies or goals and guidelines.

 
 The State’s environmental policies and guidelines are set forth in Chapter 344, Hawaii 

Revised Statutes, “State Environmental Policy”.  The broad policies set forth include 
conservation of natural resources and enhancement of the quality of life.  As discussed 
earlier, the projects do not aff ect signifi cant natural resources, and will provide an 
enhancement of the quality of life by fi lling the demand for additional dwelling units 
in Waikiki and will improve the visitor experience with newly renovated and upgraded 
resort facilities.

 
 
•  The economic or social welfare of the community or state would not be substan-

tially aff ected.

 
 The proposed development projects would give a temporary boost to the State’s 

economy with the provision of short-term construction employment and related tax 
impacts, and long-term jobs in the resort industry.
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 The social welfare of the community would be positively aff ected by the proposed re-
sort redevelopment and new dwelling units.  The redevelopments will off er attractive 
living conditions to those seeking to live in Waikiki.  The development will off er an at-
tractive living environment and in addition will off er lush landscaping and open spaces 
all for the benefi t of residents and visitors alike.  The redevelopment will also provide 
private recreational facilities for resort guests and residents.

 
 The surrounding business and retail establishments would be expected to benefi t from 

the patronage of the Redevelopment Projects’ resort guests and residents. 

 
•  The proposed actions do not substantially aff ect public health.

  
 The proposed actions will not aff ect public health. The proposed land uses are compat-

ible with the surrounding resort and commercial developments.
 
 
• No substantial secondary impacts, such as population changes or eff ects on public 

facilities, are anticipated.

 
  As mentioned earlier the proposed Redevelopment Projects will, in the aggregate, 

provide approximately 113 new residential condominium units which may result in an 
increase tothe residential population in the Waikiki area.  Based on DPP standards for 
dwellings in Waikiki, the average household size is estimated at 1.72 which translates 
to an increase of about 195 residents on the combined properties.  

 
  Based on the DPP’s “Annual Report on the Status of Land Use on Oahu, Fiscal Year 

2007”, the Year 2000 population for the Primary Urban Center is approximately 419,300 
which is approximately 47.9% of the Year 2000 island-wide population.  Although the 
419,300 population is a little over the 46% General Plan Benchmark for 2025, DPP proj-
ects that the Primary Urban Center percentage of the island wide population will be 
44.7% in 2020 with a projected population of 463,332 and 44.1% in 2025 with a pro-
jected population of 475,696.   The proposed 113 residential condominium units will 
provide for some of this projected population increase to the Year 2020.  Due to the 
transient nature of some of the new condominium buyers in Waikiki, the population in-
crease based on the net increase related to the 113 units may be less than a typical 113 
unit multi-family development, since a certain percentage of buyers may be transient 
owners and second or vacation home buyers.

   
  The Draft EIS will discuss impacts on public facilities. 
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•  No substantial degradation of environmental quality is anticipated.

   
 The proposed developments will not result in a substantial degradation of the environ-

ment.  Only minimal impact is projected during the construction phase.  Noise and air 
quality impacts are expected to be short term, construction related and minimized 
through mitigation measures discussed below.

 

•  The proposed actions do not involve a commitment to larger actions, nor would 

cumulative impacts result in considerable eff ect on the environment.

 
 The proposed developments will not involve a commitment to larger actions nor will 

they result in cumulative impacts to the environment.  The proposed developments 
will result in a net reduction in units and a reduction in certain environmental impacts 
related to this reduction in units. 

 

•  No rare, threatened or endangered species or their habitats would be aff ected.

 
 No rare, threatened or endangered fl ora will be aff ected by the proposed develop-

ments.  
 
 
•  Air quality, water quality or ambient noise levels would not be detrimentally af-

fected.

 
  Short term impacts on air quality are expected to be primarily related to dust gener-

ated by the construction activity.  Dust will be generated in the course of excavating 
for foundations and utility lines.  Dust control measures appropriate to the situation 
will be employed by the contractors on each project, including where appropriate, the 
use of water wagons, erection of dust barriers and other methods for minimizing dust.

 
 Short term noise impacts at construction sites are a normal result of construction activ-

ity.  The DOH administers rules and regulations relating to the hours during which con-
struction is permitted and the noise levels permitted during those hours.  The contrac-
tor will be required to apply for a permit from the DOH should noise from construction 
activities exceed regulatory limits.  The contractor will abide by the noise regulations 
incorporated into the permit.

 
 There are no potable or surface fresh water resources on either the Princess Ka‘iulani 

site or the Moana Surfrider Hotel development site.  The Redevelopment Projects are 
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located in Waikiki, with the Diamond Head Tower being located on the beach.   The wa-
ters off  the south shore of Oahu, including Waikiki, are designated Class A by the DOH.  
Rules of the State DOH indicate that the purpose of the Class A designation is to pro-
tect these waters for recreational use and aesthetic enjoyment.  During construction, 
contractors will be required to use best management practices to minimize impacts on 
coastal waters.

 
 
•  The projects would not aff ect environmentally sensitive areas, such as fl ood plains, 

tsunami zones, erosion-prone areas, geologically hazardous lands, estuaries, fresh 

waters or coastal waters.

 
 According to the FIRM Panel 370 of 395, Map Number 15003C0370F, dated September 

30, 2004, the Princess Ka‘iulani site is in Zone A, a special fl ood hazard area where base 
fl ood elevations have not been determined, Zone AE, a special fl ood hazard area where 
base fl ood elevations have been determined, and Zone X, which represent areas deter-
mined to be outside of the 500 year fl ood plain.

 
 The same FIRM Panel indicates that the Diamond Head Tower site is in Zone X, Zone A, 

and Zone AE, with a base fl ood elevation of 8 feet.  
 
 The projects will comply with fl ood hazard requirements.  Prior to construction, the 

applicant will provide a Flood Fringe District Certifi cation to establish the Regulatory 
Flood Elevation as required by the city.

 
 The proposed development will be designed to meet Land Use Ordinance standards 

for development in this fl ood zone. 
 
   The development will not adversely aff ect tsunami zones, erosion-prone areas, geo-

logically hazardous land, estuaries, fresh water or coastal waters. 

• The proposed actions do not substantially aff ect scenic vistas and view planes iden-

tifi ed in county or state plans or studies.

 
 The proposed development will not impact on important coastal views described in 

the 1987 Department of Land Utilization Coastal View Study.  No coastal views are 
available along this stretch of Kalakaua Avenue.  The proposed development will not 
aff ect signifi cant public views identifi ed in Section 21-9.80-3 of the Land Use Ordi-
nance.  In fact, the proposed development at the Diamond Head Tower will open up 
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public coastal views along Kalakaua Avenue with the proposed open motor court, 
open lobby area and creative use of large plate glass windows provided at the pedes-
trian level. 

 

•  The proposed actions do not require substantial energy consumption.

 
 HECO has existing power lines serving this area and the applicant will coordinate 

development to ensure that the power lines will be adequate to support the proposed 
Redevelopment Projects.  The applicant is exploring a variety of energy saving mea-
sures and plans to incorporate them into the proposed Redevelopment Projectss.  The 
applicant hopes to obtain certifi cation through the LEED program.  

 
 
XII.   RECOMMENDATION

 
Based on this Environmental Impact Statement Preparation Notice, a Draft EIS will be prepared 
and processed. 
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APPENDIX I

Princess Kaiulani Plans
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APPENDIX II

Diamond Head Tower Plans
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APPENDIX III

Existing Plans
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APPENDIX IV

Waikiki Neighborhood Board No. 9
Meeting Minutes

September 9, 2008
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APPENDIX V

Exhibits
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