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FINAL ENVIRONMENTAL IMPACT REVISIONS

The Final Environment Impact Statement (EIS) has been modified in the following manner:

Description of Change Location in Document

1. Text:  “Draft” to “Final” Throughout Document
2. Date: “February 2010” Throughout Document
3. Proposed Princess Ka`iulani Site Plan: Throughout Document

Bus loading area has been modified to provide
a bus pull-out and the earlier proposed landscape
island has been eliminated

4. Proposed Diamond Head Tower Site Plan: Throughout Document
Indicated Proposed Easment for Public Beach Access

5. Added: Comment Letters & Responses to DEIS Volume II, Appendix 20

GENERAL NOTE

Throughout this Final (EIS) Document, Newly Added or Revised Text from that shown in the Draft EIS 
has been identified with a yellow highlight through the addition or revision, and/or a solid vertical line 
in the margin area where the change has occurred.

CLARIFICATIONS

The following clarifications have been made from the Final Environmental Impact Statement submit-
ted on February 3, 2010: 

Description of Change Location in Document

1. Total Off-Street Loading Provided … PROPOSED = “2**” Page 80, Figure 51:   
 Diamond Head Tower  
  Loading Summary

2. Included Support Letter from Hawaii Hotel & Lodging Appendix 17
 Association dated October 20, 2009; as referenced in Section 17.3 
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1. GENERAL INFORMATION

1.1 APPLICANT/OWNER

1.2 ACCEPTING AGENCY

1.3 TAX MAP KEY

1.4 AGENT

1.5 LOCATION

1.6 LOT AREA

1.7 ZONING

1.8 STATE LAND USE

Kyo-ya Hotels & Resorts, LP
Sheraton Waikīkī Hotel, Second Floor
2255 Kalākaua Avenue
Honolulu, Hawai‘i 96816

Department of Planning & Permitting
City and County of Honolulu
650 South King Street, 7th Floor
Honolulu, Hawai‘i 96813

2-6-22: 1 and 41 (Princess Ka‘iulani)
2-6-1: 12 and 13 (Moana Surfrider Hotel/ Diamond Head Tower)

Kusao & Kurahashi, Inc.
Planning and Zoning Consultants
2752 Woodlawn Drive, Suite 5-202
Honolulu, Hawai‘i  96822

2352 & 2354 Kalākaua Avenue, corner of
Kalākaua Avenue & Ka‘iulani Avenue, (Princess Ka‘iulani);
2365 Kalākaua Avenue,
(Moana Surfrider Hotel/Diamond Head Tower)

180,920 square feet (Princess Ka‘iulani)
136,844 square feet (Diamond Head Tower, Banyan Wing
and Surfrider Tower)
(Note:  although the lot area includes the land area for the Banyan Wing and the Sur-

frider 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. Parcel 12 will eventually be subdivided 

such that the new Diamond Head Tower will be located entirely within its own parcel.)

Resort Mixed Use Precinct

Urban

FINAL ENVIRONMENTAL IMPACT STATEMENT
PRINCESS KA‘IULANI RENOVATION & DEVELOPMENT AND THE
REDEVELOPMENT OF THE DIAMOND HEAD TOWER AT THE
MOANA SURFRIDER HOTEL,

WAIKIKI, HONOLULU, OAHU, HAWAII
Tax Map Key: 2-6-22: 1 and 41 and 2-6-1: 12 and 13
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1.9 DEVELOPMENT PLAN Resort
Transit Corridor along Kalākaua Avenue

FIGURE 1: DEVELOPMENT PLAN LAND USE MAP
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FIGURE 2: PUBLIC INFRASTRUCTURE MAP
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1.10 SPECIAL DISTRICT Waikiki Special District

FIGURE 3: WAIKIKI SPECIAL DISTRICT ZONING PRECINCTS
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1.11 EXISTING USE Princess Ka‘iulani - consists of 1,140 hotel rooms in 3 hotel towers, a 
582-space parking structure, food and beverage establishments, retail 
space, meeting/banquet space, and a swimming pool and fitness 
center.

Diamond Head Tower - consists of 141 hotel units and retail establish-
ments on the ground floor.
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2. PROJECT INFORMATION SUMMARY

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 Moana Surfrider Hotel, as more fully 
described below (collectively the "Projects").  The Moana Surfrider Hotel site includes the Surfrider 
Tower, the Banyan Wing, and the Diamond Head Tower.  However, new development will be restricted 
to the portion of the site with the existing Diamond Head Tower.  Preliminary plans showing the exist-
ing development and proposed improvements are provided in Appendix 1.

Kyo-ya is a Honolulu based company established in 1961.  In addition to the Princess Ka‘iulani Hotel 
and Moana Surfrider Hotel, Kyo-ya owns the Sheraton Waikīkī Hotel and the Royal Hawaiian, as well as 
the Sheraton Maui and two properties in California and Florida.  In 2007, Kyo-ya completed the reno-
vation and restoration of the historic Banyan Wing of the Moana.  Shortly after the completion of the 
Moana project, Kyo-ya commenced the restoration of the Royal Grounds, a renovation and restoration 
of the Royal Hawaiian Hotel and the public areas of the Sheraton Waikīkī Hotel.  The Royal Hawaiian 
restoration was completed in December 2008; the final phase of the Sheraton Waikīkī renovation is 
planned to be completed by year-end 2009.  Over the past four years, Kyo-ya’s re-investment in Waikīkī 
exceeds $250 million.

FIGURE 4: PROPOSED DEVELOPMENT
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CONCEPT DESIGN
FEBRUARY 2010

PROPOSED

DEVELOPMENT

APPENDIX 1-4-

PRINCESS
KA‘IULANI

KŪHIŌ
BEACH

BANYAN
WING

(6 STORIES, 75 FT)

KING’S
VILLAGE

MOANA
SURFRIDER

A WESTIN RESORT

PRINCESSPRINCESS
KA‘IULANIKA‘IULANI

‘ĀINAHAU TOWER
(28 STORIES, 309 FT)

PĪKAKE TOWER
(34 STORIES, 350 FT)

(26 STORIES, 282 FT)

KING’S
VILLAGE
(70 FT)

INTERNATIONAL
MARKETPLACE

(25-35 FT)

‘OHANA EAST
(20 STORIES, 215 FT)

MIRAMAR
(21 STORIES, 220 FT)

OUTRIGGER 
WAIKĪKĪ
(140 FT)

ROYAL HAWAIIAN
CENTER

(APPROX. 40 FT)

WAIKĪKĪ
BEACHCOMBER

(APPROX. 100 FT)

SURFRIDER
TOWER

(21 STORIES, 233 FT)

POLICE
SUBSTATION

(24 FT)

BEACH
CONCESSION

(24 FT)

KALĀKAUA AVENUE

PRINCE EDWARD STREET

KOA AVENUE

K
A

‘I
U

LA
N

I 
A

V
EN

U
E

DIAMOND 
HEAD 

TOWER

HYATT WAIKĪKĪ
(39 STORIES, 364 FT)



Page 7

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

February 2010

 Chapter 2

2.1 PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT

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

• The renovation of the existing 666-room ‘Āinahau Tower;

• The development of a new, 34-story condo-hotel and residential tower, to be known as 
the "Pīkake Tower", consisting of 271 units  – approximately 210 condo-hotel suites and 61 
fee simple residences (the precise mix of units could be modified based on demand at the 
time of construction);

• The development of a new 2-level podium that will include retail, food and beverage, ap-
proximately 187 below grade parking spaces, recreational amenities, and back of house 
facilities to service the project; and

• The development of a new parking structure with approximately 625 parking spaces.  
Accessory uses to the hotel located at the top level of the parking structure, will include 
a recreation deck, meeting space and food and beverage facilities.  The meeting facilities 
may be available for public use.

2.2 DIAMOND HEAD TOWER REDEVELOPMENT

• Demolition of the existing 141-room, eight story hotel tower (built in 1952) – the historic 
Banyan Wing of the Moana Surfrider Hotel will not be altered;

• Development of a new, 26-story hotel and residential tower consisting of 225 units  – ap-
proximately 185 hotel rooms and 40 residences (the precise mix of units could be modified 
based on demand at the time of construction);

• Development of a new 2-level podium that will include accessory uses to the hotel such as 
retail, food and beverage, recreational amenities, and back of house facilities to service the 
project.  Some of these spaces may be available for public use.

• Development of a dedicated auto court at the Diamond Head Tower;

• Establishment of public beach access on the Diamond Head side of the site to include 
public surfboard racks; and

• Elevation of the project site from the existing 6 feet to 9 feet at the makai lawn and from 
9 feet to 12 feet at the lobby.  This will require adding approximately 3 feet of fill to the 
site.  The additional elevation will protect the proposed tower from flooding due to storm 
waves or tidal surges as well as reduce any potential impacts on below grade cultural arti-
facts, if any.
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2.3 DEEP WELL COOLING SYSTEM OR DISTRICT DEEP SEAWATER COOLING SYSTEM

• In conjunction with the Projects, Kyo-ya is exploring the feasibility of developing either (i) 
a deep well cooling system for the Projects or (ii) a Waikīkī district deep seawater cooling 
system (both renewable energy technologies).  Both systems would provide cool water 
in a heat exchange process for the cooling/air-conditioning systems.  In the case of the 
deep well cooling system, the cool water would be provided for the Projects and the two 
remaining buildings at the Moana Surfrider Hotel.  For the Waikīkī district deep seawater 
cooling system, the cool water would be made available to major properties in Waikīkī.  
The proposed cooling systems will significantly reduce energy demand, water consump-
tion and emissions of carbon in the environment.  Additional details about this program 
are provided in Section 4.2.3.5.

2.4 PUBLIC BENEFITS

• Kyo-ya and the Department of Land and Natural Resources are negotiating a Memoran-
dum of Understanding for Kyo-ya to participate in the DLNR’s Beach Maintenance Pro-
gram (sand replenishment) for the littoral cell extending between Kuhio Beach and the 
Royal Hawaiian Hotel (including the area fronting the Diamond Head Tower).  As part of 
the Diamond Head Tower project, Kyo-ya will agree to provide $500,000 to help pay for 
the construction costs associated with this program, based on the DLNR’s plan to add 
approximately 24,000 cubic yards of sand to this portion of Waikiki Beach.  Upon comple-
tion of the Beach Maintenance Program, the beach fronting the Diamond Head Tower is 
anticipated to be extended seaward by approximately 40 feet.  The additional sandy beach 
area will improve lateral access along this important beach front property in Waikiki.  This 
project is referred to by the DLNR as the “Waikiki Beach Maintenance Project”.  The project 
is proposed as an ongoing program for the maintenance and management of sand at 
Waikiki Beach, which will include, but not be limited to, the periodic identification, map-
ping and analysis of offshore deposits, and periodic beach nourishment, in addition to 
the initial sand replenishment effort.  This Waikiki Beach Maintenance Project is not a part 
of the Diamond Head Tower project, and compliance with HRS Chapter 343 would be the 
responsibility of the DLNR.

• Enhanced public open spaces along Kalākaua and Ka‘iulani Avenues, including a 28,331 
square foot, public plaza along Kalakaua Avenue and a 9,122 square foot, public plaza 
along Ka‘iulani Avenue;

• New public, pedestrian beach access in the form of a public easement from Kalākaua Av-
enue to Waikīkī Beach;

• Improved public ocean views from pedestrian level along Kalākaua Avenue and Ka‘iulani 
Avenue through new ground level view corridors on both the ‘Ewa and Diamond Head 
sides of the new Diamond Head Tower;

• Approximately 100 new surfboard racks for public use on Kyo-ya’s property adjacent to the 
existing public surfboard racks;
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• Improved traffic and circulation along Kalākaua and Ka‘iulani Avenues;

• A new Legacy Library honoring Princess Ka‘iulani and the history of Waikiki at the Princess 
Ka‘iulani Project;

• During the 2 to 3 year construction period, the Projects will create approximately 3,376 
person-years of employment on O‘ahu and generate approximately $284 million in per-
sonal earnings; 

• During the operating phase, the Projects will result in approximately 1,503 additional jobs 
(direct and indirect) and generate $39 million in personal earnings per year; at stabiliza-
tion, the Projects will result in annual incremental revenues of approximately $6.2 million 
to the City and $4.7 million to the State as a result of increased property values, and ad-
ditional GET and TAT.

2.5 ADVERSE IMPACTS

• Encroachment of a portion of the pool, pool deck and a 3-foot retaining wall with about 3 
feet of fill at Diamond Head Tower into the 40 foot shoreline setback;

• Encroachment of the Diamond Head Tower, pool, pool deck and a 3-foot retaining wall 
with about 3 feet of fill into the 100-foot coastal building setback;

• Encroachment of the Diamond Head Tower and a portion of the 3-foot retaining wall with 
a portion of the 3 feet of fill into the 100-foot coastal building height setback of 1:1;

• Increase in wastewater flow from the Diamond Head Tower (there is a decrease in waste-
water flow from Princess Ka‘iulani);

• Demolition of the existing Diamond Head Tower and the existing Princess Tower at the 
Princess Ka‘iulani Hotel, both of which are in excess of 50 years old;

• Short term construction impacts related to noise and air quality; and

• The repair and maintenance of the Diamond Head Tower’s existing, nonconforming sea-
wall and the addition of 3 feet of fill and a 3 foot retaining wall inside the 40-foot shoreline 
setback.  The additional fill and retaining wall will be located mauka of the existing seawall 
and are intended to protect the site from the potential of rising tides and/or storm surges.  
This work was recommended by the DLNR and Sea Engineering.

2.6 MITIGATION MEASURES

• Kyo-ya and  the Department of Land and Natural Resources are negotiating a Memoran-
dum of Understanding for Kyo-ya to participate in the DLNR’s Beach Maintenance Program 
(sand replenishment) for the littoral cell extending between Kuhio Beach and the Royal 
Hawaiian Hotel (including the area fronting the Diamond Head Tower).  Kyo-ya will agree 
to provide $500,000 to help pay for the construction costs associated with this program, 
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based on the DLNR’s plan to add approximately 24,000 cubic yards of sand to this portion 
of Waikiki Beach.  Upon completion of the Beach Maintenance Program, the beach front-
ing the Diamond Head Tower is anticipated to be extended seaward by approximately 
40 feet.  The additional sandy beach area will improve lateral access along this important 
beach front property in Waikiki.  This project is referred to by the DLNR as the “Waikiki 
Beach Maintenance Project”.  The project is proposed as an ongoing program for the main-
tenance and management of sand at Waikiki Beach, which will include, but not be limited 
to, the periodic identification, mapping and analysis of offshore deposits, and periodic 
beach nourishment, in addition to the initial sand replenishment effort.  The additional 
40 feet of beach area would help to reduce any encroachment into the 40-foot shoreline 
setback, the 100-foot coastal building setback, and the 1:1 Coastal Height Setback.

• Kyo-ya plans to provide ocean views from Kalākaua Avenue and Ka‘iulani Avenue by de-
molishing the existing Diamond Head Tower and replacing it with a new Diamond Head 
Tower with a mauka/makai orientation.  The new tower will result in ground level view 
corridors on both the ‘Ewa and Diamond Head sides of the site. These new view corridors 
will be the only public view corridors to the ocean along Kalākaua Avenue, other than 
across City or State property located Diamond Head of this site.  This will further off-set 
the impacts of the encroachment into the coastal building height setback. Kyo-ya will also 
provide public beach access on the Diamond Head side of the new tower.

• Kyo-ya will upgrade the existing 8-inch diameter sewer main serving the Diamond Head 
Tower, located at the intersection of Ka‘iulani and Kalākaua Avenues to accommodate the 
increase in sewage flow from the Diamond Head Tower project and will connect certain 
portions of the Princess Ka‘iulani redevelopment directly to the existing 18-inch sewer line 
on Kūhiō Avenue to accommodate the increase in sewage flow from the Project.  These 
upgrades are a condition of our Sewer Connection Permit approval from the Department 
of Planning and Permitting;

• Archaeological Inventory Surveys (AIS) were completed for both Project sites in order to 
minimize potential impact to potential archaeological finds.  The AIS for the Diamond 
Head Tower has been accepted and approved by SHPD.  The AIS for the Princess Ka‘iulani 
Project has been submitted to SHPD and is pending approval.  Based on the recommenda-
tions in the AIS, Kyo-ya will implement control measures during excavation to minimize 
potential impacts.  The AIS is a requirement by the State Historic Preservation Division;

• In order to mitigate the loss of the Diamond Head Tower and Princess Tower, Kyo-ya will:  
provide photographic documentation of the two hotel towers; place a copy of the floor 
plans for the two towers at appropriate repositories; digitize select pages of the plans and 
make them accessible to public and researchers; retain and/or use certain elements of 
the towers in the new Project; retain and preserve a sacred stone and bench at the new 
Princess Ka‘iulani site; and develop interpretive displays and/or programs communicating 
the history of the properties, Princess Ka‘iulani and tourism in the Waikīkī of the 1950’s and 
cultural programs perpetuating traditional Hawaiian activities and values.

• Although traffic operations with the Projects in 2012 are expected to remain similar to con-
ditions without the Projects in 2012, traffic mitigation measures are planned to improve 
traffic circulation around Kalākaua Avenue and Ka‘iulani Avenue;
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• Construction noise and air quality impacts will be short term and will be mitigated by 
contractors keeping equipment properly tuned and using mufflers on diesel and gasoline 
engines and minimizing fugitive dust through a dust management control plan, which in-
clude watering, dust screens, covering dirt-hauling trucks, road cleaning and tire washing, 
which are best management practices recommended by the Department of Health; and

• The following alternatives were considered:  no action, retaining existing outdated facili-
ties; renovation of existing structures; developing in accordance with WSD standards, no 
PD-R flexibility in standards; other developments with PD-R under various alternatives; and 
Kyo-ya’s proposal.

2.7 UNRESOLVED ISSUES

• For the Diamond Head Tower, a zoning variance from the 100-ft coastal building setback 
and the 100-ft coastal building height setback of 1:1 will be necessary;  and

• For the Diamond Head Tower, a shoreline setback variance will be necessary for encroach-
ment into the 40-ft shoreline setback of a portion of the swimming pool and deck and for 
3 feet of fill and a 3-ft retaining wall.

2.8 COMPATIBILITY WITH LAND USE PLANS AND POLICIES

• 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 Projects are consis-
tent with this Urban designation;

• General Plan - The Projects will comply with policies related to population, improving 
visitor facilities, prohibiting growth in hotel and resort condominium units, restoration 
of natural resources (beach area), energy conservation, timing of new development with 
infrastructure, and beach access and ocean recreation activities;

• PUCDP - The Projects will comply with policies related to protection of natural resources 
(beach area) and beach access, supporting the visitor industry with updated facilities, 
enhancing the walking experience in Waikīkī, support with bicycle facilities, and with the 
land use map designation of Resort; and

• Zoning - The project is permitted with flexibility in certain development standards of the 
WSD through processing of a PD-R permit and with a zoning variance discussed earlier 
under Unresolved Issues. The proposed hotel, residential, commercial and resort uses are 
permitted uses in the Resort Mixed Use Precinct of the WSD for these specific parcels.
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2.9 REQUIRED GOVERNMENTAL PERMITS AND APPROVALS

This Final EIS is intended to cover both Projects.  However, the renovation and development 
work for each Project will be based upon separate land use permits.

This Final EIS for the Projects is prepared pursuant to and in accordance with the requirements 
of Chapter 343, HRS and Chapter 200 of Title 11, HAR - Environmental Impact Statement Rules, 
and Chapter 25, SMA, ROH.  The actions that trigger this assessment are the proposed devel-
opment in the WSD, use of county lands (improvement to sidewalk areas and infrastructure 
within the right-of-ways), use within any historic site (although no development planned at 
the historic Moana Banyan Wing, the Diamond Head Tower is on the same parcel of land), de-
velopment within the SMA and development within the shoreline setback area.

2.9.1 Princess Ka‘iulani

• City:  PD-R Permit; WSD Permit, Major; Surface Encroachment Variance; Subdivi-
sion for Pedestrian Easement; Park Dedication; Construction Dewatering Permit; 
CUP for Off-Site Parking; Building Permits; Flood Study; Trenching Permit; Grading 
Permit; Drain Connection; Sewer Connection; Street Usage; and Construction Plan 
Approval; and

• State:  NPDES Permit; Construction Noise Permit; Industrial Wastewater Discharge; 
and arhaeological inventory survey plan approval.

2.9.2 Diamond Head Tower

• City:  PD-R Permit; WSD Permit, Major; Zoning Variance; SMA Use Permit; Shoreline 
Setback Variance; Surface Encroachment Variance; Park Dedication; Construction 
Dewatering Permit; CUP for Off-Site Parking; Building Permits; Flood Study; Trench-
ing Permit; Grading Permit; Drain Connection; Sewer Connection; Street Usage; 
and Construction Plan Approval; Subdivision; Temporary Use Approval for off-site 
parking; and

• State:  NPDES Permit (for construction activities and possibly for construction de-
watering); Construction Noise Permit; and Industrial Wastewater Discharge.

2.9.3 Deep Well Cooling System

• Source Well - State Commission on Water Resource Management:  Well Construc-
tion Permit; Pump Installation Permit; and Water Use Permit;

• Injection Well – State DOH:  Underground Injection Control Permit; and

• Well Construction
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- State DOH:  Construction Noise Permit; National Pollutant Discharge Elimination 
System Permit; and Treated Processed Wastewater Associated with Well Drilling 
Activities;

- DPP:  Building Permits; Trenching Permit; and Grading Permit; and

- Department of Environmental Services:  Effluent Discharge Permit into the City 
MS4 (Municipal Separate Storm Sewer System).

This Final EIS for the Projects is prepared pursuant to and in accordance with the re-
quirements of Chapter 343, HRS and Chapter 200 of Title 11, HAR - Environmental Im-
pact Statement Rules, and Chapter 25, SMA, ROH.  The actions that trigger this assess-
ment are the proposed development in the WSD, use of county lands (improvement to 
sidewalk areas and infrastructure within the right-of-ways), use within any historic site 
(although no development planned at the historic Moana Banyan Wing, the Diamond 
Head Tower is on the same parcel of land), development within the SMA and develop-
ment within the shoreline setback area.

2.10 ALTERNATIVES CONSIDERED

2.10.1 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.  

2.10.2 RENOVATION OF THE EXISTING STRUCTURES
Kyo-ya also considered renovating the existing structures on both the Princess Ka‘iulani and 
Diamond Head Tower sites; however, the size and orientation of the existing guestrooms do 
not lend themselves to an economically viable alternative. The existing structures are physicaly 
and functionally obsolete.

2.10.3 ALTERNATIVE I (NO PD-R)

2.10.3.1 Princess Ka‘iulani
The existing floor area, Kalākaua Avenue setback, Ka‘iulani Avenue setback, Ka‘iulani 
Transitional Height Setback, and open space are currently non-conforming.  A devel-
opment that follows the general criteria set in the LUO for Resort Mixed Use Precinct 
under the WSD Development Standards is not possible without application through 
the PD-R process (See Figure 21).  Since the existing development already exceeds the 
floor area allowed by the LUO, a redevelopment for less density is not economically 
feasible.
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2.10.3.2 Diamond Head Tower
The existing floor area, Diamond Head transitional setback, and open space are cur-
rently non-conforming.  A development that follows the general criteria set in the LUO 
for Resort Mixed Use Precinct under the WSD Development Standards is not possible 
without application through the PD-R process (See Figure 22).  Since the existing 
development already exceeds the floor area allowed by the LUO, this alternative of 
redevelopment for less density is not economically feasible.

2.10.4 ALTERNATIVE II (VARIOUS ALLOWANCES BY PD-R)

2.10.4.1 Princess Ka‘iulani
Kyo-ya determined that the existing ‘Āinahau Tower is the only structure feasible to 
retain and refurbish on the site and that a reduction of the existing floor area is not 
economically feasible.  Any redevelopment of the Princess Ka‘iulani would need to 
include an increase in the existing floor area to make the project viable.  An alternative 
to the proposed project was studied that locates the Pīkake Tower further mauka on 
the site, above the parking garage.  (See Figure 23)  

2.10.4.2 Diamond Head Tower
Kyo-ya determined that the historic Banyan Wing of the Moana Surfrider Hotel should 
not be considered for redevelopment.  The most economically viable redevelopment 
of the overall site would include increasing density by removing the Banyan Wing; 
however, because of the historical significance of the property, Kyo-ya focused on the 
redevelopment alternatives for the Diamond Head Tower exclusively.  Through flex-
ibility allowed by the PD-R process, three alternatives have been explored with varying 
degrees of relief from standards required:

2.10.4.2.1 Alternative IIA
Alternative IIA is a building study that complies with all requirements except 
for open space and FAR.  (See Figure 24)  The result is a 140’ high structure 
which mimics the existing Diamond Head Tower, with a decreased floor area.  
This building continues to be oriented in the ‘Ewa-Diamond Head direction, 
with no view corridors or building relief and as such, does not meet the intent 
of the WSD and PD-R.  With a reduced total floor area, this alternative is not 
economically feasible to develop.

2.10.4.2.2 Alternative IIB
Alternative IIB is a building study that complies with all requirements except 
for open space, FAR, 100’ Setback and Coastal Height Setbacks, but maintains a 
building height of 200’ high.  (See Figure 25)  With a program driven total floor 
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area similar to the proposal, this building holds a larger footprint and has an 
asymmetrical form, with no public view corridors or building relief and as such, 
does not meet the intent of the WSD and PD-R.

2.10.4.2.3 Alternative IIC
Alternative IIC is a building study that complies with all requirements except 
for Open Space, FAR, and Coastal Height Setbacks, but in contrast to the previ-
ous alternative, complies with the 100’ shoreline setback.  The resultant is a 
single loaded building with reduced total floor area and a building height of 
350’ high, (See Figure 26).  Again, this building continues to be oriented in the 
‘Ewa-Diamond Head direction, with no public view corridors or building relief 
and as such, does not meet the intent of the WSD and PD-R.

2.10.5 APPLICANT’S PROPOSAL – PREFERRED ALTERNATIVE
The improvements in the Projects are geared toward achieving the intent of the WSD and PD-R 
guidelines as well as incorporating tested urban planning concepts that will enhance public 
open space and public view corridors.

2.10.5.1 Princess Ka‘iulani
The proposed alternative for the Princess Ka‘iulani described in Section 4.2.3 of this 
Final EIS was selected because it will allow for the redevelopment of physically obso-
lete buildings at this important corner in the center of Waikīkī and provide significant 
public benefits (See Figure 27).  The increase in public open space along Kalākaua and 
Ka‘iulani avenues will create an area for gathering and a focal point for the center of 
Waikiki.  

2.10.5.2 Diamond Head Tower
The redevelopment of Diamond Head Tower, as described in Section 4.2.4 of this Final 
EIS, will result in the removal of a dated and obsolete hotel tower that blocks public 
view corridors from Kalākaua Avenue.  The new Diamond Head Tower will be the first 
new resort hotel on Waikīkī Beach in nearly 30-years, greatly improving the overall 
hotel product in Waikīkī.  The tower will be oriented in a mauka/makai orientation, 
opening up view corridors at the public or pedestrian level (See Figure 28). 
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3. PURPOSE OF AND NEED FOR THE PROJECT

The redevelopment of the Princess Ka‘iulani and the Diamond Head Tower represent Kyo-ya’s contin-
ued commitment to enhancing the visitor and resident experience in Waikīkī.  The Projects are neces-
sary given the age and condition of the properties.  The existing facilities are dated and not consistent 
with the demands of transient and convention related guests.  The improvements will result in upgrad-
ed visitor accommodations, enhanced retail, food and beverage, and recreational facilities. The Dia-
mond Head Tower will be the first new beachfront hotel development in Waikiki in nearly 30 years. In 
order for Waikiki to remain a competitive visitor destination, new visitor accomodations are necessary.

The Projects will provide a needed boost to the economy of Hawai‘i in what is projected to be one of 
the most severe recessions in recent history.  Unemployment rates have increased to historically high 
levels on O‘ahu, visitor arrivals have decreased significantly both domestically and internationally, and 
construction activity has declined.  Based on the Projects, Kyo-ya stands ready to infuse $700 million to 
stimulate construction and improve two major visitor facilities in Waikīkī.  The investment will stimu-
late short and long-term employment and generate increased visitor spending and State and City Tax 
revenues.

The new Pīkake Tower and Diamond Head Tower will conform to the "mauka-makai" orientation (the 
long axis of the building aligned "mauka-makai") as recommended in the WSD Guidelines.  These tow-
ers will replace existing towers oriented in the ‘Ewa-Diamond Head direction in direct conflict with the 
WSD recommended orientation. This will minimize view impacts in the mauka-makai direction.

The Projects will provide greater and enhanced public open space improving the pedestrian experi-
ence in Waikīkī and provide landscape relief from the dense urban form in Waikīkī along Kalākaua 
Avenue and Ka‘iulani Avenue.

The Projects will improve traffic circulation on Kalākaua Avenue and Ka‘iulani Avenue by providing 
greater stacking off-street at both the Princess Ka‘iulani and Diamond Head Tower and by providing 
off-street bus loading and direct access between the valet station and the parking garage at the Prin-
cess Ka‘iulani.
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4. PROJECT DESCRIPTION

4.1 MAP

The Princess Ka‘iulani is located in the PUC of Honolulu, generally in the center of Waikīkī and is 
bounded by the Miramar Waikīkī and Outrigger East hotels to the north, Kalākaua Avenue to the 
south, Ka‘iulani Avenue to the east and the International Marketplace to the west.

The existing Diamond Head Tower fronts Waikīkī Beach on Kalākaua Avenue and is located between 
the Banyan Wing of the Moana Surfrider Hotel and the Waikīkī Beach Center (Police Sub-Station).
The Location Map (See Figure 5) identifies the location of the Princess Ka‘iulani and Diamond Head 
Tower project sites.

FIGURE 5: LOCATION MAP
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4.2 GENERAL DESCRIPTION OF THE ACTION

4.2.1 Existing Condition - Princess Ka‘iulani

The Princess Ka‘iulani project, which consists of two parcels on 4.15 acres of land, is located in 
Waikīkī and surrounded by modern urban development including high-rise hotels, multi-fami-
ly 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 28-story ‘Āinahau Tower (approximately 309’ high), the 
11-story Princess Tower (approximately 138’ high), and the 11-story Ka‘iulani Tower (approxi-
mately 124’ high).

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, fitness center, 
and food and beverage establishments.

Vehicular access to the site is via Ka‘iulani Avenue where there is a covered auto court and a 
separate driveway leading to the loading dock and parking garage.  A plan showing the exist-
ing conditions is provided in Appendix 1.

4.2.2 Existing Condition - Diamond Head Tower

The existing 8-story (approximately 95' high), Diamond Head Tower is located between the 
historic Banyan Wing of the Moana Surfrider Hotel and the Waikīkī Beach Center (Police Sub-
Station).  There are currently 141 hotel lodging units on the upper floors and retail establish-
ments on the ground floor. The Diamond Head Tower is operated as an annex of the Moana 
Surfrider Hotel.

Vehicular access to the site is located at the auto court of the Banyan Wing of the Moana Sur-
frider Hotel; there is currently no dedicated auto court for the Diamond Head Tower.  Two exist-
ing loading spaces located in the basement level of the Surfrider Tower service the Diamond 
Head Tower via an underground tunnel, and will continue to do so with the proposed redevel-
opment.

Other structures include a concrete lānai, planters and landscaping as indicated in the survey 
provided in Appendix 1.

In addition to the Diamond Head Tower, two other hotel structures are located on the Moana 
Surfrider Hotel property.  The six story (approximately 89’ high) Banyan Wing is directly Ewa 
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of the Diamond Head Tower.  Built in 1901, the structure houses 241 hotel rooms, retail shops, 
food and beverage outlets, a pool and the main check-in and administrative areas.  The Banyan 
Wing currently serves as the main entry for the resort complex, with a motor court accessed 
from Kalakaua Avenue.

At the Ewa side of the property is the twenty-one story (approximately 233’ high) Surfrider 
Tower.  Built in 1969, the tower houses commercial facilities on the first three levels, and 432 
hotel rooms at the upper levels.  A vehicular service entry is accessed off of Kalakaua Avenue 
with an subgrade tunnel that serves all three structures on the property.

FIGURE 6: PRINCESS KA‘IULANI PROPOSED SITE PLAN FIGURE 7: PRINCESS KA‘IULANI PROPOSED SITE PLAN (EXIST. OVERLAY)

4.2.3 Proposed Development - Princess Ka‘iulani

The renovation and redevelopment of the Princess Ka‘iulani is planned to include the items 
listed below.  Preliminary plans showing the proposed improvements are provided in Appen-
dix 1:

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

• The renovation of the existing 666-room ‘Āinahau Tower;

• The development of a new, 34-story condo-hotel and residential tower called the 
"Pīkake Tower", consisting of 271 units – approximately 210 condo-hotel suites 
and 61 fee simple residences (the precise mix of units could be modified based on 
demand at the time of construction);
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• The development of a new 2-level commercial podium that will include retail, food 
and beverage, approximately 187 below grade parking spaces, recreational ameni-
ties, and back of house facilities to service the project;

• The development of a new parking structure with approximately 625 parking 
spaces.  The top level of the parking structure will include a recreation deck, meet-
ing space and food and beverage facilities; and

• The potential development of a deep well cooling system in the lower level of the 
commercial podium.

4.2.3.1 ‘Āinahau Tower
The ‘Āinahau Tower will consist of approximately 666 hotel rooms (see Figure 8).  The 
hotel will be operated as a full-service hotel with a full-service restaurant, a lobby café 
and bar, meeting facilities, and recreational amenities including a resort pool and fit-
ness center.  The hotel will represent a significant improvement over the existing hotel 
and will cater to individual tourists, in-house group attendees, and attendees of the 
Hawai‘i Convention Center.  The new and expanded meeting facilities will cater to local 
social and meeting functions and the restaurant, lobby café and bar will be open to 
the public.

4.2.3.2 Pīkake Tower
The Pīkake Tower will include approximately 271 units, consisting of 210 condo-hotel 
suites and 61 fee simple residences (the precise mix of units could be modified based 
on demand at the time of construction, see Figure 8).  As currently planned, the condo-
hotel suites will range in size from 470 square foot studio suites to 1,200 square foot, 
one bedroom suites.  It is anticipated that condo-hotel suites will be purchased in large 
part by individual buyers from the mainland United States, Japan and local Hawai‘i 
residents.  The owners of these suites will be obligated to place them in a hotel rental 
program for a minimum time period and rent them as transient accommodations.

The 61 residences will be fee simple condominiums.  As proposed, the residences will 
include 1,115 square foot, one bedroom suites; 1,115 to 1,975 square foot, two bed-
room suites; 2,970 square foot, three bedroom suites and a larger penthouse suite. 
(See Appendix 1).  It is anticipated that the residences will be purchased in large part 
by second home buyers from the mainland United States and Japan and by local 
Hawai‘i residents.
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FIGURE 8: PRINCESS KA‘IULANI UNIT SUMMARY

* Floor area excludes lanais, balconies per LUO.
** Unit floor areas indicate total floor areas for units and unit level corridors.
*** “Bays” are a means of a measurement primarily used for the width or general size of a hotel room or residential unit and is 

usually a common dimension or denominator.

7/24/2009

Unit Type Avg Size Count
Condo‐Hotel  470 105 1 105
Condo‐Hotel Suite 1230 105 2 210

Hotel Total 210   315

Condo Studio 745 4 1 4
Condo 1BR 1115 4 2 8
Condo 2BR + Den 1975 41 3 123
Condo 3BR 2970 11 4 44
Penthouse 10240 1 11 11

Condominium Total 61   190

 

Unit Type Avg Size Count Bays/Unit Bays
Hotel   500 167 1 167
Hotel Suite 980 18 2 36

Hotel Total 185   203

Condo 1BR 1475 1 2 2
Condo 2BR 1580 9 3 27
Condo 2BR + Den 1870 19 4 76
Condo 3BR 1980 10 4 40
Penthouse 7800 1 9 9

Condominium Total 40   154

Bays/Unit Bays

PRELIMINARY DIAMOND HEAD TOWER UNIT MIX

PRELIMINARY PIKAKE TOWER UNIT MIX

Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 7/24/2009

Princess Kaiulani  
Unit Count Summary

Hotel / Hotel‐Condo units  bays floor area units bays floor area
Ainahau Tower 666 700 242,000 666 700 242,000
Princess Tower 295 295 101,100 0 ‐ ‐
Kaiulani Tower 179 189 64,420 0 ‐ ‐
New Pikake Tower 210 315 188,230

Total Hotel Rooms 1140 1184 407,520 876 1015 430,230

Condominium  
  New Pikake Tower   61 190 128,349

Project Total 1140 1184 407,520 937 1205 558,579

EXISTING PROPOSED
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4.2.3.3 Commercial Podium
The Commercial Podium will consist of the following (see Figures 9 & 10):

• Approximately 83,000 square feet of retail and food and beverage facilities, acces-
sible off Kalākaua and/or Ka‘iulani Avenues;

• A new auto court located on the second level of the Commercial Podium.  The 
auto court will be accessible off of Ka‘iulani Avenue and will replace the existing 
smaller auto court at street level on Ka‘iulani Avenue;

• A new off-street bus and group arrival area will be provided to reduce queuing of 
buses and traffic along Ka‘iulani Avenue;

• Lobby areas for both the ‘Āinahau Tower and Pīkake Tower.  The lobby facilities will 
include check-in facilities, hotel related food and beverage facilities, elevator lob-
bies and back of house services;

• A recreation deck for the Pīkake Tower, including a swimming pool, fitness center 
and snack bar;

• One level of below grade parking with approximately 187 spaces; and

• 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 
approximately the same location as the existing loading dock.

FIGURE 9: PRINCESS KA‘IULANI LEVEL 1 PLAN FIGURE 10: PRINCESS KA‘IULANI LEVEL 2 PLAN
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4.2.3.4 Parking Structure
The new parking structure will be located in approximately the same location as the existing 
garage.  The parking structure will provide approximately 625 parking spaces (in addition 
to the 187 spaces in the commercial podium) for the Princess Ka‘iulani, the Diamond Head 
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Tower and the Moana Surfrider Hotel.  The top level of the parking structure will include ap-
proximately 12,000 square feet of meeting space, including an 8,000 square foot ballroom, a 
resort pool, and a food and beverage outlet.

4.2.3.5 Deep Well Cooling System
In conjunction with the Projects, Kyo-ya is exploring the feasibility of developing either (i) 
a deep well cooling system for the Projects or (ii) a Waikīkī district deep seawater cooling 
system (both renewable energy technologies).  The deep well cooling system is further 
described in this section of the Final EIS.  The Waikīkī district deep seawater cooling system 
would be a more comprehensive District system that would include all of Kyo-ya’s proper-
ties in Waikīkī and other resort developments in Waikīkī and would involve drawing off-
shore deep sea water and distributing this water throughout Waikīkī through a comprehen-
sive distribution system.  A system of this size is beyond the scope of this Final EIS and will 
require extensive studies and research.

The proposed deep well cooling system (including intake and discharge pipes) is proposed 
to be located on the Princess Ka‘iulani property in an area within the underground park-
ing garage, below the proposed porte cochere and will not involve discharge directly into 
navigable waters with an intake or return flow (discharge) pipe.  No construction is planned 
within navigable waters with this deep well cooling system.  The applicant is considering 
the feasibility of a Waikiki district deep seawater cooling system as an alternative to the 
deep well cooling system.  Should the applicant decide to proceed with a Waikiki district 
deep seawater cooling system in the future, with intake and discharge pipes extending into 
navigable waters, a new Environmental Assessment and/or EIS will be processed and the 
requirement for a Department of the Army (DA) permit will be disclosed.

Conventional cooling systems use mechanical chilling equipment coupled with thermal 
storage systems to provide cold water for air conditioning systems.  These conventional sys-
tems are powered with fossil fuels and result in consumption of significant levels of energy 
and potable water.  The energy consumption is largely the result of operating the me-
chanical equipment used to chill water from ground temperature (approximately 70 to 75 
degrees Fahrenheit) to the required temperature used in a cooling system (approximately 
40 to 45 degrees Fahrenheit).  The water consumption is a result of evaporation that occurs 
from the cooling towers in conventional systems.

Deep well cooling systems are an energy and environmentally efficient alternative to con-
ventional air conditioning systems.  In addition to the source and injection well, the system 
will consist of a centralized plant in the lower level of the commercial podium.  The plant will 
include a pumping system to extract cool water from the source well.  The cool water will 
be piped to heat exchangers that will transfer the cold temperatures from the seawater to 
cool the chilled or condenser water loop serving the spaces within the Projects and the two 
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remaining buildings at the Moana Surfrider Hotel.  Depending on the temperatures of the 
extracted groundwater, the system would reduce the need for air conditioning chillers and 
cooling towers within the Projects.

The well construction will proceed in two phases; a test bore phase and a production and 
injection well phase.  A test bore will be drilled and the test bore water column profiled for 
various geophysical parameters.  The actual depth of the well is dependent on the seawater 
temperature profile. Various tests will be conducted to evaluate hydro-geology, salinity, 
temperature and yield.

If hydro-geophysical testing of the test bore is favorable, Kyo-ya will proceed with the design 
and construction of the deep well cooling system.  If hydro-geophysical testing of the test 
bore is not favorable, Kyo-ya will discontinue plans for a groundwater cooling system at this 
location and the test bore will be sealed and the area restored to its original condition.

The well pump will be enclosed within a mechanical space to reduce pump noise.  Pump 
motor controls will be housed in the same mechanical space.  Piping will be installed con-
necting the well pump to the heat exchange equipment and to the injection well.The deep 
well groundwater is expected to be of clear and consistent quality; the only change to any 
environmental resource will be the increase in temperature of the deep well groundwater 
injectant.  The source well is estimated to be 900 feet deep, extracting seawater from the 
basal aquifer.  An injection well depth of 325-feet is proposed, injecting warm water into the  
caprock  aquifer.  The deep extraction and shallow injection well configuration is based on 
BWS hydro-geology experience in Waikīkī and will not alter the level of the existing water 
table at the project site.  This configuration is specifically designed to prevent settlement im-
pacts to the adjacent building foundations.  The precise volumes to be extracted have yet to 
be determined and will be dependent on the results of the test bore phase of development.

4.2.3.6 Foundations
Based on information from construction photos and existing drawings, the building 
foundations appear to be pre-stressed concrete piles.  Top of pile caps are at approxi-
mately EL. +0.0.   Tie beam depths are approximately 14” with concrete slabs of 8” 
thick throughout except for parking areas which have a thickness of about 17” thick.  
Concrete piles depths may be similar in range to those at the Sheraton Waikiki Hotel, 
which are at a minimum of approximately 80’.  

Similar foundation depths are anticipated for the new tower.  However drilled concrete 
shafts are proposed to minimize soil disturbance and construction noise.  A soils and 
geotechnical engineering report will be performed prior to commencement of design 
to confirm foundation requirements and depths.
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4.2.3.7 Floor Area Ratio

FIGURE 11: PRINCESS KA‘IULANI FAR ANALYSIS

WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
12/8/2009
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FIGURE 12: DIAMOND HEAD TOWER PROPOSED SITE PLAN FIGURE 13: DIAMOND HEAD TOWER PROPOSED SITE PLAN 
(EXIST. OVERLAY)

4.2.4 Proposed Development – Diamond Head Tower
The proposed Diamond Head Tower will be the first new, beach front hotel development in 
Waikīkī in nearly 30 years.  The development is planned to include the items listed below.  Pre-
liminary plans showing the proposed improvements are provided in Appendix 1:

• Demolition of the existing 141-room, eight story hotel tower (built in 1952) – the 
historic Banyan Wing of the Moana Surfrider Hotel will not be altered;

• Development of a new, 26-story hotel and residential tower consisting of 225 units  
– approximately 185 hotel rooms and 40 residences (the precise mix of units could 
be modified based on demand at the time of construction, see Figure 16;

• 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;

• Development of a dedicated auto court at the Diamond Head Tower;

• Provide of public beach access on the Diamond Head side of the site to include 
public surfboard racks; and

• Elevation of the project site from the existing 6 feet to 9 feet at the makai lawn and 
from 9 feet to 12 feet at the lobby.  This will require adding approximately 3 feet of 
fill to the site.  The additional elevation will protect the proposed tower from flood-
ing due to storm waves or tidal surges as well as reduce any potential impacts on 
below grade cultural artifacts.
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4.2.4.1 Hotel
The proposed 185-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 fitness center.  The new meeting facilities will be open to public reservations 
and the restaurant and lobby bar will be open to the public.  Unlike the existing Diamond 
Head Tower, the proposed hotel will be operated as a stand alone facility separate from the 
Moana Surfrider Hotel.  The hotel will have its own arrival, auto court, front desk operation 
and support facilities.  The hotel will employ significantly more employees than the existing 
tower due to the additional facilities and the higher level of service than currently provided 
at the existing Diamond Head Tower.

FIGURE 14: DIAMOND HEAD TOWER TYPICAL HOTEL LEVEL
(LEVELS  3-15)

FIGURE 15: DIAMOND HEAD TOWER TYPICAL RESIDENCE LEVEL
(LEVELS 16-25)
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All portions of the proposed development, including the proposed infinity-edge pool will 
be developed mauka of the existing seawall on the property.  The applicant received a letter 
from DPP dated June 18, 2009, recognizing the existing sea wall and walkway structures 
within the shoreline setback as nonconforming structures built before the 1966 adoption of 
Ordinance 2837 ("Setback from Zone of Wave Action") (See Appendix 7).  Based on recom-
mendations from DLNR and to minimize potential impacts from storm waves and tidal 
surges, Kyo-ya proposes to repair and maintain the existing seawall by adding 3 feet of fill 
and a 3 foot retaining wall.  The retaining wall will serve as a buffer against potential flood-
ing.  In addition, the elevation of the makai portion of the site is proposed to be elevated 
from its current elevation of approximately 6 feet to approximately 9 feet.

The hotel component of the Diamond Head Tower will represent a significant improvement 
over the existing hotel and will cater to individual tourists, and in-house group attendees, as 
well as attendees of conventions at the Hawai‘i Convention Center (See Appendix 1).
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4.2.4.2 Residences
The 40 fee simple residences will be whole ownership condominiums.  Amenities for 
the residences will include an elevated recreation deck with a swimming pool and 
fitness facilities.  The residences will consist of a mix of one, two and three bedroom 
suites (See Appendix 1), ranging in size from 1,475 to 1,980 square feet, and a larger 
penthouse suite.  It is anticipated that the residences will be second home buyers from 
the mainland United States and Japan and to local Hawai‘i residents.

7/24/2009

Unit Type Avg Size Count
Condo‐Hotel  470 105 1 105
Condo‐Hotel Suite 1230 105 2 210

Hotel Total 210   315

Condo Studio 745 4 1 4
Condo 1BR 1115 4 2 8
Condo 2BR + Den 1975 41 3 123
Condo 3BR 2970 11 4 44
Penthouse 10240 1 11 11

Condominium Total 61   190

 

Unit Type Avg Size Count Bays/Unit Bays
Hotel   500 167 1 167
Hotel Suite 980 18 2 36

Hotel Total 185   203

Condo 1BR 1475 1 2 2
Condo 2BR 1580 9 3 27
Condo 2BR + Den 1870 19 4 76
Condo 3BR 1980 10 4 40
Penthouse 7800 1 9 9

Condominium Total 40   154

Bays/Unit Bays

PRELIMINARY DIAMOND HEAD TOWER UNIT MIX

PRELIMINARY PIKAKE TOWER UNIT MIX

Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 7/24/2009

Moana Surfrider ‐ A Westin Resort
Unit Count Summary

Hotel / Hotel‐Condo units  bays floor area units bays floor area
Surfrider Tower 432 450 261,654 432 450 261,654
Banyan Wing 241 242 64,617 241 242 64,617
Diamond Head Tower 141 150 45,948 185 203 102,199

Total Hotel Rooms 814 842 372,219 858 895 428,470

Condominium  
  Diamond Head Tower   40 154 79,743

Project Total 814 842 372,219 898 1049 508,213

PROPOSEDEXISTING

FIGURE 16: DIAMOND HEAD TOWER UNIT SUMMARY

* Floor area excludes lanais, balconies per LUO.
** Unit floor areas indicate total floor areas for units and unit level corridors.
*** “Bays” are a means of a measurement primarily used for the width or general size of a hotel room or residential unit and is 

usually a common dimension or denominator.

4.2.4.3 Vehicular Access
The development includes a new auto court located on the ‘Ewa side of the Diamond 
Head Tower Project along Kalākaua Avenue.  The new auto court will allow the stack-
ing of vehicles on site.  The development will not require service access on Kalākaua 
Avenue.  Service access, including loading and unloading of supplies will continue to 
be provided from the basement level of the Surfrider Tower (See Appendix 1).  The two 
existing loading spaces at the Surfrider Tower are accessible via a ramp off of Kalākaua 
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Avenue to allow for off-street loading and unloading.  All supplies are then transferred 
to the Diamond Head Tower through an existing underground tunnel.  Loading will 
be further provided by Kyo-ya’s establishment of a freight loading pull-out along the 
makai side of Kalakaua Avenue which is to be used for commercial loading purposes.  
A diagram of this intended loading space is shown on Figure 17.  This loading space 
has been discussed with the Department of Transportation Services (“DTS”) and with 
the DPP’s Traffic Review Branch (“TRB”), and both agencies support the establishment 
of this space by Kyo-ya, subject to approval of the design of the pull-out.

4.2.4.4 Foundations
Based on information from construction photos and existing drawings, the building 
foundations appear to be a series of concrete footings and inverted beams.  Footing 
dimensions are a maximum of 8’ wide x 18” deep below the finished floor of the base-
ment.  Basement slab sits directly on the footing and basement walls are also cast in 
place concrete.

It is anticipated that the proposed development may require use of drilled concrete 
shafts.  Concrete piles used for both the Sheraton Waikiki Hotel and the Ainahau Tower 
had minimum depths of approximately 80’.  Drilled concrete shafts will be used to 
minimize soil disturbance and construction noise.  A soils and geotechnical engineer-
ing report will be performed prior to commencement of design to confirm foundation 
requirements and depths.

FIGURE 17: PROPOSED IMPROVEMENTS ALONG KALAKAUA AVENUE
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4.2.4.5 Floor Area Ratio

FIGURE 18: DIAMOND HEAD TOWER F.A.R. ANALYSIS

WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
2/19/2010
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4.3 USE OF PUBLIC FUNDS OR LANDS

Kyo-ya will upgrade the existing 8-inch diameter sewer main serving the Diamond Head Tower, lo-
cated at the intersection of Ka‘iulani and Kalākaua Avenues to accommodate the increase in sewage 
flow from the Diamond Head Tower and will connect certain portions of the Princess Ka‘iulani redevel-
opment directly to the existing 18-inch sewer line on Kūhiō Avenue to accommodate the net increase 
in flow from the Projects.  These improvements will be made within the City right-of-way for Kalākaua 
Avenue, Ka‘iulani Avenue and Kūhiō Avenue.

Kyo-ya plans to relocate a portion of the existing City sidewalk along Ka‘iulani Avenue onto the Prin-
cess Ka‘iulani property and provide a continuous sidewalk and a separate bus loading area and land-
scaping within the City right-of-way to provide off-street bus loading for both the Princess Ka‘iulani 
and the Diamond Head Tower.  A surface encroachment variance will be required to construct non-
standard improvements within the right-of-ways owned by the City at Kalākaua Avenue and Ka‘iulani 
Avenue, abutting the proposed projects.

Kyo-ya plans to extend an existing freight loading pull-out fronting the Outrigger Waikiki on the Beach 
Hotel to provide space for at least one additional freight loading vehicle (see Figure 17).  

Kyo-ya is considering several possible alternatives to provide temporary off-site parking during the 
construction period  to accommodate required parking for the Moana’s Surfrider Tower and Banyan 
Wing.  Several of these potential off-site parking sites may be located on public land and provides an 
opportunity for a public private partnership to help the City or State to provide public improvements 
in return for a short term lease on the property.  A decision on which if any of these proposed parking 
areas will be developed, will depend on negotiations with the public parties controlling the properties 
and their willingness to work with Kyo-ya.  If none of these sites work out, Kyo-ya will rent or develop 
parking stalls on privately owned properties.  Except for the first listed property at Seaside Avenue, 
other sites will require use of a shuttle bus or van to transport employees from the parking site to the 
hotels.  The publicly owned sites being considered include:

1. At a vacant City lot (Tax Map Key 2-6-2: 2) bounded by Seaside Avenue, Aloha Drive, 
Royal Hawaiian Avenue and Manukai Drive (subject to approval by the City and County of 
Honolulu), Kyo-ya would propose to provide to the City at the end of the term of use an 
improved surface parking lot or landscaped open space for park use.

2. At Ala Wai Golf Course Club House (Tax Map Key 2-7-36: 2 and 9), Kyo-ya  would expand 
the parking lot.    At the end of the term of use, the parking would be available to support 
golf course and club house activities.

3. At Kapiolani Community College (KCC), Kyo-ya, would develop a parking lot (Tax Map Key 
3-1-42: 11).  At the end of the term of use, the parking would be available to support KCC 
activities.
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4.4 PHASING AND TIMING OF ACTION

The development of each of the Projects will be constructed over a period of approximately 24 to 36 months.

Construction is anticipated to begin on the Princess Ka‘iulani site once Kyo-ya receives the required 
approvals, including acceptance of the Final EIS, a PD-R approval from the City Council, approval of the 
project design under the WSD provisions by the DPP, a surface encroachment variance, subdivision for 
a pedestrian easement, construction dewatering permit, building permits, trenching permits, grading 
permit, NPDES Permit, and construction noise permit, and upon obtaining project financing.  The Prin-
cess Ka’iulani project site, including the ‘Āinahau Tower will be closed during the construction phase 
on the Princess Ka‘iulani site.

Construction of the deep well cooling system will require the following additional permits: well con-
struction permit, pump installation permit, water use permit, underground injection control permit, 
and effluent discharge permit.

Construction is anticipated to begin on the Diamond Head Tower once Kyo-ya receives the required ap-
provals, including acceptance of the Final EIS, a PD-R approval from the City Council, an SMA Use Permit, 
a shoreline setback variance, approval of the project design under the WSD provisions by the DPP, subdi-
vision for a pedestrian easement, construction dewatering permit, building permits, trenching permits, 
grading permit, NPDES Permit, and construction noise permit, and upon obtaining project financing.

4.5 SUMMARY OF TECHNICAL DATA, DIAGRAMS

4.5.1 Use and Physical Characteristics - Princess Ka‘iulani Hotel
The renovated and redeveloped Princess Ka‘iulani is proposed to include the following uses as 
detailed in plans provided in Appendix 1:

• 666-room, full-service hotel in the ‘Āinahau Tower a restaurant, a lobby bar, bar/café, and 
fitness center;

• 210 condo-hotel suites and 61 residences in the Pīkake Tower.  The Pīkake Tower will also 
include 1 cafe/bar, approximately 3,900 square feet of meeting space, 2 recreation decks 
with 2 swimming pools and fitness centers.  The condo-hotel unit owners will be obligated 
to be in a hotel rental program for a minimum time period for transient use;

• Approximately 83,000 square feet of retail space;

• Approximately 812 parking spaces (will serve the Princess Ka‘iulani, Diamond Head Tower 
and the Moana Surfrider Hotel).  The development of a new 4–level parking structure with 
approximately 625 parking spaces and approximately 187 basement parking spaces.
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• Accessory uses to the hotel will be located at the top level of the parking structure will 
include a recreation deck with swimming pool, 12,000 square feet of meeting space and 
food and beverage facilities.  The meeting facilities will also be open to public use.   

• A new off-street auto court and bus arrival area;

• The project site consists of 180,920 square feet of lot area (4.15 acres).  The project will 
encompass approximately 840,000 square feet floor area, 100,000 square feet less than 
allowed under a PDR.  The development represents a 23% increase over the existing floor 
area of 680,865 square feet.  Including the half area of the abutting streets, the FAR is esti-
mated to be 4.00 (see Figure 11).

• The 28-story ‘Āinahau 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, includ-
ing the existing parking structure and retail buildings will also be demolished.

• The new structures will include the 34-story Pīkake Tower.  The Pīkake Tower is planned to 
be 350 feet in height and oriented in a mauka/makai direction.  An expanded basement 
area will include approximately 187 parking spaces and back-of-house facilities.

• Other new structures include a 2-level Commercial Podium.  Retail areas, which may 
include food and beverage establishments are for both public and resort use, oriented 
toward the street frontages at Kalākaua Avenue and Ka‘iulani Avenue.

4.5.2 Use and Physical Characteristics - Diamond Head Tower
The project is proposed to include the following uses, described in plans provided in Appendix 1:

•     185-room, full-service luxury hotel with a restaurant, a lobby bar, a snack bar, approximate-
ly 2,200 square feet of meeting space, a swimming pool and fitness center;  food & bever-
age facilities are accessory to hotel use, but open to public as well.

•     40 fee simple residences with a recreation deck, including a swimming pool and fitness 
center;

•     Approximately 3,000 square feet of retail space; and

•     A new off-street auto 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 34,460 square feet of lot area.  The existing Banyan Wing of 
the Moana Surfrider Hotel is situated on the other portion of Parcel 12, consisting of approxi-
mately 61,003 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 41,381 square feet of lot area.  The 
combined lot area for Parcel 12 and Parcel 13 is approximately 136,844 square feet.  

The floor area of the new Diamond Head Tower is proposed to be 299,072 square feet, repre-
senting a 40% increase over the floor area of the existing developments on Parcels 12 and 13.  
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Including the half area of the abutting streets, the proposed floor area will result in an FAR of 
4.72 (See Figure 18).

As discussed previously, the existing Diamond Head Tower will be demolished.  The new Dia-
mond Head Tower would be developed in a mauka/makai orientation, and would be 282 feet 
in height.  Roof top appurtenances will be within the height allowance of 18 feet above the 
roof.  Architectural appurtanaces will project 33 feet above the roof top height.  

A basement area will provide additional back-of-house facilities.Retail spaces will be provided 
along Kalākaua Avenue at the ground level.  The lobby will have an open floor 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 proposed pool will 
take into account the potential for wave run-up and sediment deposition in the area immedi-
ately landward of the existing seawall.  In order to minimize impacts to the site, Kyo-ya propos-
es to raise the elevation of the pool area and construct a retaining wall mauka of the existing 
seawall.

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 Waikīkī Beach 
Center (Police Sub-Station) property.

Meeting rooms, kitchen areas, food and beverage establishments and administrative offices 
will be located on the second level.  The hotel rooms and residences will be located above the 
second level.  Preliminary plans showing a conceptual floor plan are provided in Appendix 1.

Parking for the Moana Surfrider Hotel, including the Diamond Head Tower, is currently pro-
vided on the Princess Ka‘iulani site.  As part of the Projects, additional parking will be provided 
at the Princess Ka‘iulani to meet the parking requirements of the Princess Ka‘iulani, Diamond 
Head Tower and the Moana Surfrider Hotel.  See parking summary in Section 7.5.2.1.4 and Sec-
tion 7.5.2.2.4. 

The Diamond Head Tower will encroach into the Coastal Height Setbacks outlined in the 
Waikiki Special District Guidelines.

The maximum horizontal encroachments into the Coastal Building Height Setbacks are as follows:
   
 100’ setback 1:1 setback 
Tower Structure 60 feet 130 feet at top of bldg.
Pool 80 feet none
Landscaping/Pool Deck/Retaining Wall 100 feet 18 inches
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The maximum vertical encroachments into the Coastal Building Height Setbacks are as follows:   
 
 100’ setback 1:1 setback 
Tower Structure 282 feet  242 feet
Fill 3 feet 3 feet
Pool 7 feet  none
Landscaping/Pool Deck/ Retaining Wall 3-1/2 feet 3-1/2 feet

The building will have a maximum vertical encroachment of 242 feet through the coastal height 
setback.  The total volume within the setback will be about 4,289,787 cubic feet or 51.5%.

Based on the location of the certified shoreline, when all required LUO setback restrictions are 
applied to TMK Nos. 2-6-1: 12 and 13 (including the 100-foot building setback, the 1:1 build-
ing height setback, and the 20-foot average front yard setback), the total developable volume 
on these two parcels is roughly 8,908,468 cubic feet. The proposed volume of the new Dia-
mond Head Tower, and existing Banyan Wing and Surfrider Tower is only 8,325,480 cubic feet.  
582,988 cubic feet of available volume is not used, and the massing is distributed to achieve 
other favorable recommendations of the Waikiki Special District such as mauka-makai view 
corridors and public open space.

4.6 HISTORIC PERSPECTIVE

Waikīkī has long been a center of population and political power prior to the arrival of Europeans.  His-
torians have documented that royal residences and the ruling chiefs occupied Waikīkī over an extend-
ed 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 chiefly residences Waikīkī supported a vast system of irrigated taro fields 
which extended across the littoral plain from Waikīkī to lower Mānoa and Pālolo Valleys.   
This agricultural system utilized streams descending from the valleys allowing the cultiva-
tion 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 abun-
dance.

• With the emergence of Honolulu and its harbor as the center for trade and other activities 
the population of Waikīkī declined.

• A portion of the Princess Ka‘iulani project site was part of the ‘Āinahau Estate in the late 
1800’s.  Other portions of the site were occupied by a school, church and graveyard, and 
‘Āpuakēhau Stream.

• Subsequently, both the Princess Ka‘iulani and The Moana Surfrider Hotel development site 
were developed with structures related primarily to resort use.
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• In the Mid-nineteenth century the process of the Mahele, which introduced private prop-
erty into Hawaiian society allowed private property in Waikīkī to be claimed by common-
ers and others who could prove residency on and use of the land.

• In the mid to late nineteenth century, Waikīkī was becoming a popular site among foreign-
ers, primarily Americans.  With the emergence of the fledgling visitor destination came the 
loss or modification of traditional land uses.

• During the early part of the twentieth century the landscape of Waikīkī was transformed 
with the draining and filling of ponds and irrigated fields for the purpose of implementing 
a planned urbanization of the area.

CONCEPT DESIGN
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FIGURE 19: ‘ĀINAHAU ESTATE

FIGURE 20: ‘ĀPUAKĒHAU STREAM

• At the onset of World War II, in the 1940’s, 
Waikīkī was transformed into a recreational 
area for military personnel.  During the 
1950’s there were numerous dwellings, ho-
tels, apartments and retail establishments in 
Waikīkī, stretching from the Kālia area to the 
far end of Kapi‘olani Park.

4.6.1 Site History - Princess Ka‘iulani Hotel
The Princess Ka‘iulani project site is identified 
on historic maps as a portion of ‘Āinahau, the 
Waikīkī estate of Archibald Cleghorn, his wife 
Princess Miriam Likelike and their daughter, Prin-
cess Ka‘iulani.  The estate was named ‘Āinahau, 
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 ‘Āpuakēhau 
Stream.  The estate in 1872 had several native 
grass huts, which Cleghorn removed and re-
placed with Hawaiian-style bungalow.  He later 
replaced the bungalow with a new, large two-
story Victorian style house (See Figure 19).

The Princess Ka‘iulani site encompasses only 
the southwestern-most corner of the ‘Āinahau 
Estate (located on the northeast corner of the 
project area) which contained no structures and 
was likely the location of the access drive from 
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Kalākaua Avenue.  In addition to the ‘Āinahau Estate, ‘Āpuakēhau Stream crossed over a por-
tion of the Princess Ka‘iulani project site (See Figure 20).

In the late 1800’s and early 1900’s historic maps indicated structures on the Princess Ka‘iulani 
site labeled Kalawila Church, Waikīkī 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 cem-
etery land around the Waikīkī Branch to real estate developers and a total of 39 individuals, 
originally buried between 1880 to 1907 were removed from the Waikīkī Cemetery and prob-
ably reinterred at the Kawaiaha‘o Cemetery.

In January 1954, Matson Navigation Company commenced construction of the Princess 
Ka‘iulani Hotel.  The hotel opened on Kamehameha Day on June 11, 1955.  The hotel originally 
consisted of 264 rooms in what is currently known as the Princess Tower.  Matson subsequent-
ly sold the hotel, along with the Royal Hawaiian, Moana Surfrider Hotel and the Surfrider Hotel 
to Sheraton Corporation in 1959.  Sheraton then commenced an expansion of the hotel with 
the addition of the 210-room Ka‘iulani Tower and a 275-car garage.  Sheraton sold the Princess 
Ka‘iulani to Kyo-ya in August 1963. In 1968, Kyo-ya announced the construction of a 28-story 
tower (currently the ‘Āinahau Tower).  The expansion opened in 1971.  Since 1971, the hotel has 
been operated in its current configuration with modest renovations over time.

4.6.2 Site History - Moana Surfrider Hotel 
Prior to the construction of the Ala Wai Canal ‘Āpuakēhau Stream emptied into the sea within 
Waikīkī. To the east of this stream the land was known as Ulukou, translated as "the kou tree 
grove;" the Moana Hotel was built in this area. In the eighteenth and nineteenth century, 
Hawaiian chiefs and members of the monarchy had thatched houses in Waikīkī, including at 
Ulukou.

Oliver G. Traphagen, the architect, built a four-story hotel with an additional fifth story in the 
central tower, in the Beaux Art Style. The wooden hotel had 75 rooms, most with their own 
private bath and telephone, an unheard of luxury for that day. The first floor of the hotel had 
a billiard room, saloon, a parlor, a library, and a dining room that extended out towards the 
beach; the five floors were serviced by the first electric-powered elevator in the territory. In 
1986, wealthy Honolulu landowner, Walter Chamberlain Peacock incorporated the Moana 
Hotel Company.  In 1905, Peacock sold the hotel to Alexander Young, who had an interest in 
several other Hawaiian hotels. The Peacock cottage remained on the site for a while. Thrum 
noted that the owners planned to use it for a clubhouse.

In 1918, the Moana Hotel added 100 more rooms in two wings, creating a courtyard facing the sea.
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Young’s estate managed the hotel until 1932, when it was purchased by the Matson Naviga-
tion Company. Matson purchased the hotel to cater to the new steamship tourists that were 
flocking to Hawai‘i as a vacation spot. During World War II, the hotel remained open and 
housed both visitors and many military personnel. After World War II, the Moana Hotel became 
a favored spot for the new airline passengers who came to Hawai‘i.

In 1950, Matson razed the Hustace Villa and built a new hotel adjacent to the Moana Hotel on 
the east side, called the Diamond Head Tower (formerly known as the Surfrider Hotel). Matson 
sold all of its Waikīkī hotel properties to the Sheraton Company in 1959. Sheraton constructed 
a new 21- story building, called the Tower Wing (Surfrider Tower) on the Moana’s west side in 
1969, on the filled-in bed of the old ‘Āpuakēhau Stream. In total the three wings (Banyan Wing, 
Diamond Head Tower, and Surfrider Tower) have 793 rooms, including 46 suites. 

In 1963, the hotel was sold to Kyo-ya.  In 1989, a $50 million renovation, designed by Hawai‘i 
architect Virginia D. Murison, restored the Moana to its 1901 appearance and incorporated 
the two adjacent buildings into one beachfront resort with a common lobby, renaming the 
entire property the Moana Surfrider.  The renovation project received numerous local and 
national awards including the President’s Historic Preservation Award, the National Preserva-
tion Honor Award, Hawai‘i Renaissance Award, and the Hotel Sales and Marketing Association 
International Golden Bell Award.  In 2007, a multi-million dollar restoration of the Banyan Wing 
guestrooms and public spaces was completed.  Following the renovation, the complex was re-
branded as the Moana Surfrider, a Westin Resort.
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5. ALTERNATIVES

As mentioned throughout this Final EIS, the Projects are not anticipated to have a significant impact 
on the surrounding area in terms of public services and the environment primarily because of the pro-
posed 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 construction and long-
term hotel operation and retail employment.  The Projects are also anticipated to generate increased 
demand for resort and retail services, resulting in significant tax revenue generation for the City and 
the State.

5.1 NO ACTION

This alternative was considered and rejected as the existing structures are dated and need to be up-
graded to be competitive in today’s dynamic visitor industry.  Many forces are pushing the hospitality 
industry to respond to growing customer demands. Visitors to Hawai‘i are demanding larger guest-
rooms and bathrooms, enhanced amenities, accommodations for families and ocean views.  Increased 
competition from other destinations, including the neighbor islands and international resort destina-
tions require hospitality providers to upgrade properties to meet consumer demands and expecta-
tions.  Accordingly, the existing facilities, many of which were constructed in the mid 1950’s need to be 
significantly upgraded to continue to attract customers.  The “no action” alternative is not an economi-
cally viable alternative.  This alternative would involve no cost for improvements, but would result in  
further degradation of existing facilities.

5.2 RENOVATION OF THE EXISTING STRUCTURES

Kyo-ya also considered renovating the existing structures on both the Princess Ka‘iulani and Diamond 
Head Tower sites; however, the size and orientation of the existing guestrooms do not lend themselves 
to an economically viable alternative. Existing guestrooms in the three towers proposed for demolition 
are undersized with small bathrooms and do not serve the visitor demand and expectations. Addition-
ally, many of these rooms do not provide ocean views. While a renovation of the guestrooms would 
improve the quality of the interior finishes expected in the visitor industry, size of the guestrooms and 
bathrooms could not be addressed and view orientations could not be improved.  Renovations to 
existing facilities would cost approximately $ 60 million.
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5.3 ALTERNATIVE I (NO PD-R)

5.3.1 Princess Ka‘iulani
Existing floor area, Kalākaua Avenue setback, Ka‘iulani Avenue setback, Ka‘iulani Transitional 
Height Setback, and open space are non-conforming.  A development that follows the general 
criteria set in the LUO for Resort Mixed Use Precinct under the WSD Development Standards is 
not possible without application through the PD-R process (See Figure 21).  Since the exist-
ing development already exceeds the floor area allowed by the LUO, a redevelopment for less 
density is not economically feasible.  This redevelopment would not proceed because of the 
decrease in floor area; no cost estimate has been provided.

FIGURE 21: PRINCESS KA‘IULANI ALTERNATIVE I
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5.3.2 Diamond Head Tower
Existing floor area, Diamond Head transitional setback, and open space are non-conforming.  
A development that follows the general criteria set in the LUO for Resort Mixed Use Precinct 
under the WSD Development Standards is not possible without application through the 
PD-R process (See Figure 22).  Since the existing development already exceeds the floor area 
allowed by the LUO, this alternative of redevelopment for less density is not economically 
feasible. This redevelopment would not proceed because of the decrease in floor area; no cost 
estimate has been provided.

FIGURE 22: DIAMOND HEAD TOWER ALTERNATIVE I
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5.4 ALTERNATIVE II (VARIOUS ALLOWANCES BY PD-R)

5.4.1 Princess Ka‘iulani
Kyo-ya determined that the existing ‘Āinahau Tower is the only structure feasible to retain and 
refurbish on the site and that a reduction of the existing floor area is not economically feasible.  
Any redevelopment of the Princess Ka‘iulani would need to include an increase in the existing 
floor area to make the project viable.  An alternative to the proposed project was studied that 
locates the Pīkake Tower further mauka on the site, above the parking garage.  (See Figure 23)  
The tower would span in a ‘Ewa-Diamond Head direction, contrary to WSD recommendations.  
The tower would impact views from both high and low rise developments mauka of the site.  
A building in this location would also result in potential shadowing effects that would impact 
the mauka side neighboring properties.  This alternative does not meet the intent of the WSD 
and PD-R and would result in undesirable view corridors for guests and adjacent properties.  
This redevelopment would cost approximately $550 million.

FIGURE 23: PRINCESS KA‘IULANI ALTERNATIVE II
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Kyo-ya determined that the existing ‘Ainahau Tower is the only structure feasible to retain 
and refurbish on the site and that a reduction of the existing Floor Area is not economically 
feasible.  Any redevelopment of the Princess Ka‘iulani would need to include an increase in 
the existing Floor Area to make the project viable.  An alternative to the proposed project 
was studied that locates the Pikake Tower further mauka on the site, above the parking 
garage.  The tower would span in a ‘Ewa-Diamond Head direction, contrary to WSD rec-
ommendations.  The tower would impact views from both high and low rise developments 
mauka of the site.  A building in this location would also result in potential shadowing 
effects that would impact the mauka side neighboring properties.  This alternative does not 
meet the intent of the WSD and PD-R and would result in undesirable view corridors for 
guests and adjacent properties.
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ommendations.  The tower would impact views from both high and low rise developments 
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meet the intent of the WSD and PD-R and would result in undesirable view corridors for 
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and refurbish on the site and that a reduction of the existing Floor Area is not economically 
feasible.  Any redevelopment of the Princess Ka‘iulani would need to include an increase in 
the existing Floor Area to make the project viable.  An alternative to the proposed project 
was studied that locates the Pikake Tower further mauka on the site, above the parking 
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5.4.2 Diamond Head Tower
Kyo-ya determined that the historic Banyan Wing of the Moana Surfrider Hotel should not be 
considered for redevelopment.  The most economically viable redevelopment of the overall 
site would include increasing density by removing the Banyan Wing; however, because of the 
historical significance of the property, Kyo-ya focused on the redevelopment alternatives for 
the Diamond Head Tower exclusively.  Through flexibility allowed by the PD-R process, three 
alternatives have been explored with varying degrees of relief from standards required:

Alternative IIA
Alternative IIA is a building study that complies with all requirements except for open 
space and FAR.  (See Figure 24)  The result is a 140’ high structure which mimics the ex-
isting Diamond Head Tower, with a decreased floor area.  This building continues to be 
oriented in the ‘Ewa-Diamond Head direction, with no public view corridors or build-
ing relief and as such, does not meet the intent of the WSD and PD-R.  With a reduced 
total floor area, this alternative is not economically feasible to develop.  This redevelop-
ment would cost approximately $30 million.

FIGURE 24: DIAMOND HEAD TOWER ALTERNATIVE IIA

Alternative IIA is a building study that complies with all requirements except for open space 
and Floor Area.  The result is a 140’ high structure which mimics the existing Diamond 
Head Tower, with a decreased floor area.  This building continues to be oriented in the 
‘Ewa-Diamond Head direction, with no view corridors or building relief and as such, does 
not meet the intent of the WSD and PD-R.  With a reduced total floor area, this alternative 
is not economically feasible to develop.
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and Floor Area.  The result is a 140’ high structure which mimics the existing Diamond 
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Alternative IIA is a building study that complies with all requirements except for open space 
and Floor Area.  The result is a 140’ high structure which mimics the existing Diamond 
Head Tower, with a decreased floor area.  This building continues to be oriented in the 
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not meet the intent of the WSD and PD-R.  With a reduced total floor area, this alternative 
is not economically feasible to develop.
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Alternative IIB
Alternative IIB is a building study that complies with all requirements except for open space, 
FAR, 100’ Setback and Coastal Height Setbacks, but maintains a building height of 200’ high.  
(See Figure 25)  With a program driven total floor area similar to the proposal, this building 
holds a larger footprint and has an asymmetrical form, with no public view corridors or build-
ing relief and as such, does not meet the intent of the WSD and PD-R.  This redevelopment 
would cost approximately $140 million.

FIGURE 25: DIAMOND HEAD TOWER ALTERNATIVE IIB

Alternative IIB is a building study that complies with all requirements except for open 
space, Floor Area, 100’ Setback and Coastal Height Setbacks, but maintains a building 
height of 200’ high.  With a program driven total floor area similar to the proposal, this 
building holds a larger footprint and has an asymmetrical form, with no view corridors or 
building relief and as such, does not meet the intent of the WSD and PD-R.
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Alternative IIB is a building study that complies with all requirements except for open 
space, Floor Area, 100’ Setback and Coastal Height Setbacks, but maintains a building 
height of 200’ high.  With a program driven total floor area similar to the proposal, this 
building holds a larger footprint and has an asymmetrical form, with no view corridors or 
building relief and as such, does not meet the intent of the WSD and PD-R.
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Alternative IIB is a building study that complies with all requirements except for open 
space, Floor Area, 100’ Setback and Coastal Height Setbacks, but maintains a building 
height of 200’ high.  With a program driven total floor area similar to the proposal, this 
building holds a larger footprint and has an asymmetrical form, with no view corridors or 
building relief and as such, does not meet the intent of the WSD and PD-R.
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Alternative IIB is a building study that complies with all requirements except for open 
space, Floor Area, 100’ Setback and Coastal Height Setbacks, but maintains a building 
height of 200’ high.  With a program driven total floor area similar to the proposal, this 
building holds a larger footprint and has an asymmetrical form, with no view corridors or 
building relief and as such, does not meet the intent of the WSD and PD-R.
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Alternative IIC
Alternative IIC is a building study that complies with all requirements except for Open Space, 
FAR, and Coastal Height Setbacks, but in contrast to the previous alternative, complies with 
the 100’ shoreline setback.  The resultant is a single loaded building with reduced total floor 
area and a building height of 350’ high, (See Figure 26).  Again, this building continues to be 
oriented in the ‘Ewa-Diamond Head direction, with no public view corridors or building relief 
and as such, does not meet the intent of the WSD and PD-R.  This redevelopment would cost 
approximately $120 million.

FIGURE 26: DIAMOND HEAD TOWER ALTERNATIVE IIC

Alternative IIC is a building study that complies with all requirements except for Open 
Space, Floor Area, and Coastal Height Setbacks, but in contrast to the previous alternative, 
complies with the 100’ shoreline setback.  The resultant is a single loaded building with re-
duced total floor area and a building height of 350’ high. Again, this building continues to 
be oriented in the ‘Ewa-Diamond Head direction, with no view corridors or building relief 
and as such, does not meet the intent of the WSD and PD-R.
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5.5 APPLICANT'S PROPOSAL – PREFERRED ALTERNATIVE

The improvements in the Projects are geared toward achieving the intent of the WSD and PD-R guide-
lines as well as incorporating tested urban planning concepts that will enhance public open space and 
public view corridors.

5.5.1 Princess Ka‘iulani
The proposed alternative for the Princess Ka‘iulani described in Section 4.2.3 of this Final EIS 
was selected because it will allow for the redevelopment of physically obsolete buildings at 
this important corner in the center of Waikīkī and provide significant public benefits.  The 
increase in public open space along Kalākaua and Ka‘iulani avenues will create an area for 
gathering and a focal point for this hub.  The large front yard along Kalākaua Avenue will wrap 
around Ka‘iulani Avenue providing an inviting introduction to the new retail establishments 
along this street frontage (See Figure 27).  The congestion and mix of pedestrian and vehicles 
will be minimized by creating an internal auto 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 Pīkake Tower 
will considerably improve public as well as private view corridors.  This redevelopment would 
cost approximately $550 million.

FIGURE 27: PRINCESS KA‘IULANI PREFERRED ALTERNATIVE
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5.5.2 Diamond Head Tower
The redevelopment of Diamond Head Tower, as described in Section 4.2.4 of this Final EIS, will 
result in the removal of a dated and obsolete hotel tower that blocks public view corridors 
from Kalākaua Avenue.  The new Diamond Head Tower will be the first new resort hotel on 
Waikīkī Beach in nearly 30-years, greatly improving the overall hotel product in Waikīkī.  The 
tower will be oriented in a mauka/makai orientation, opening up view corridors at the pub-
lic or pedestrian level (See Figure 28).  The improved orientation of the building will permit 
the creation of a new auto court, which will positively redistribute some of the traffic along 
Kalākaua Avenue near the existing entrance.   As additional public benefits, Kyo-ya is propos-
ing to provide a public access to Waikīkī Beach, public surfboard racks, and public art celebrat-
ing the ahupua’a of Waikīkī and its beach culture.  This redevelopment would cost approxi-
mately $150 million.

FIGURE 28: DIAMOND HEAD TOWER PREFERRED ALTERNATIVE
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6. ENVIRONMENTAL SETTING

6.1 LOCAL AND REGIONAL PERSPECTIVE

6.1.1 Location
The Princess Ka‘iulani is located in the Primary Urban Center of Honolulu, generally in the cen-
ter of Waikīkī and is bounded by the Miramar Waikīkī and Outrigger East hotels to the north, 
Kalākaua Avenue to the south, Ka‘iulani Avenue to the east and the International Marketplace 
to the west.

The existing Diamond Head Tower fronts Waikīkī Beach on Kalākaua Avenue and is located 
between the Banyan Wing of the Moana Surfrider Hotel and the Waikīkī Beach Center (Police 
Sub-Station).

The Location Map (See Figure 29) identifies the location of the Princess Ka‘iulani and Diamond 
Head Tower project sites.

FIGURE 29: PROJECT LOCATION MAP
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6.1.2 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 
Hotel, Miramar Hotel, Hyatt Regency Waikīkī, King’s Village, the Waikīkī Police Sub-station and 
Waikīkī Beach Center (Police Sub-Station)  and the Banyan Wing of the Moana Surfrider Hotel.

6.2 RARE OR UNIQUE ENVIRONMENTAL RESOURCES

6.2.1 Flora
Vegetation on both the Princess Ka‘iulani and the Diamond Head Tower sites consist primarily 
of introduced species.  Because the sites have been urbanized for many years, native endan-
gered or threatened species are not expected to naturally occur in this environment.  The large 
Banyan tree located in the makai courtyard of the Banyan Wing of the Moana Surfrider Hotel 
will not be affected by the proposed Diamond Head Tower development.  This large Banyan 
tree is an “Exceptional Tree” as designated and listed in Section 41-13 of the Revised Ordinanc-
es of Honolulu, related to “Protective Regulations for Exceptional Trees”.  

6.2.2 Fauna
Native land and water birds are not expected to be found at this site or at the surrounding 
properties because the area lacks any suitable habitat that could support these types of ani-
mals.  A recent avifaunal and feral mammal survey done on an adjacent site, the International 
Market Place, did not find threatened and endangered species (federal list) on that property.

6.3 RELATED PROJECTS IN THE REGION
In addition to the Project, there are three other projects in the area, outlined below.

6.3.1 Gray’s Beach Restoration Project
According to the Environmental Assessment/Environmental Impact Statement Preparation Notice 
for the "Gray’s Beach Restoration Project"  Kyo-ya is proposing to restore and stabilize a sand beach 
fronting the Sheraton Waikīkī Hotel property, approximately 1,500 feet west of the Moana Surfrider 
Hotel development site.  All of the proposed work for this project is located within the State Land 
Use Conservation District (See Figure 30).  The proposal calls for the following:

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

• Replacement of sand fill between the groins to create a beach with a minimum 
horizontal 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.
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This project is intended to enhance recreational and aesthetic enjoyment of the area and pro-
vide protection for the backshore.  The restored beach is expected to facilitate lateral access 
along the shoreline and enhance recreational opportunities.  Pending receipt of the required 
permits and approvals, project construction is expected to begin in early 2011 and be com-
pleted 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.

6.3.2 Waikīkī Shopping Plaza Alteration and Addition
The Waikīkī Shopping Plaza alteration and addition is located at the corner of Royal Hawai-
ian Avenue and Kalākaua Avenue.  This project involves redevelopment of that site to replace 
some existing commercial floor area.  The Final Environmental Assessment for the project 
found that there would be no significant impacts as a result of the project, since there would 
be no net increase in commercial floor area.  Subsequent to satisfying the Chapter 343, HRS 
requirements for environmental disclosure, Kyo-ya will pursue a WSD Permit, Minor.  Demoli-
tion commenced in April 2009.  Construction is currently underway and is anticipated to be 
completed in 2010.  The construction phase for this project will precede that of the proposed 
Princess Ka‘iulani and Diamond Head Tower redevelopments.  Accordingly, cumulative impacts 
between the proposed Projects and the Waikīkī Shopping Plaza alteration and addition project 
are not anticipated (See Figure 31).
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FIGURE 30: GRAY’S BEACH RESTORATION PROJECT
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6.3.3 Royal Hawaiian Hotel and Sheraton Waikīkī Master Plan
The Sheraton Waikīkī Hotel Master Plan 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, interior renovations to the lobby level, enhancements to 
ground floor food and beverage facilities, and the renovation and development of recreational 
amenities, including 2 new pools.  Since the improvements at the Sheraton Waikīkī Hotel will 
be completed by year-end 2009, there will be no cumulative impacts between the proposed 
Projects and the Sheraton Waikīkī Hotel (See Figure 32).

The Environmental Assessment for the Sheraton Waikīkī also included the improvements at 
the Royal Hawaiian Hotel.  The improvements at the Royal Hawaiian Hotel are complete and 
there will be no cumulative impacts between the proposed Project and the Royal Hawaiian 
Hotel improvements.

FIGURE 31: WAIKĪKĪ SHOPPING PLAZA

FIGURE 32: ROYAL HAWAIIAN HOTEL AND SHERATON WAIKĪKĪ
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6.3.4 DLNR Waikiki Beach Maintenance Program
This project involves the sand replenishment for the littoral cell extending from the west end 
of the Kuhio Beach crib wall to the existing Royal Hawaiian Hotel groin, a distance of 1,700 feet.  
The project would consist of the recovery of up to 24,000 cubic yards of sand from offshore 
deposits in water 10 to 20 feet deep, pumping of the sand to a dewatering site onshore within 
the east Kuhio Beach crib wall area, and then placement along the beach. The project is in the 
planning stages and is planned to be completed in 2011.

6.4 POPULATION AND GROWTH CHARACTERISTICS

The Princess Ka‘iulani project will result in 61 new residential units and the Diamond Head Tower proj-
ect will result in 40 new residential units.  These new units may result in an increase to the residential 
population in the Waikīkī area.  Based on DPP standards for dwellings in Waikīkī, the average house-
hold size is estimated at 1.72 which translates to an increase of about 174 residents on the properties 
(105 at the Princess Ka‘iulani and 69 at the Diamond Head Tower).  Based on the DPP’s "Annual Report 
on the Status of Land Use on O‘ahu, Fiscal Year 2007", the Year 2000 population for the PUC is approxi-
mately 419,300 which is approximately 47.9% of the Year 2000 island-wide population.  Although the 
419,300 population Figure is slightly over the 46% General Plan Benchmark for 2025, the DPP projects 
that the PUC percentage of the island wide population will be 44.7% in 2020 with a projected popu-
lation of 463,332 and 44.1% in 2025 with a projected population of 475,696.  The proposed 101 resi-
dences will provide for some of this projected population increase to the Year 2020.  The population 
increase may be less than a typical 101 unit multi-family development, since a certain percentage of 
buyers may be transient owners and second home or vacation home buyers.

The project would be similar to the 
Kuhio Beach maintenance project 
accomplished by DLNR in 2006, 
when 10,000 cubic yards of sand 
was recovered and placed on the 
beach. 

The completed project would ap-
proximately double the dry beach 
width in the narrowest portions of 
the project area, from the existing 
width of about 40 feet to 80 feet.  
Figure 33 illustrates the project site 
and the beach improvement plan.

FIGURE 33: DLNR WAIKIKI BEACH MAINTENANCE PROGRAM
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7. RELATIONSHIP TO LAND USE PLANS, POLICIES, AND CONTROLS

7.1 STATE LAND USE

Both project sites are designated Urban under State land use regulations.  The existing developments 
on the Princess Ka‘iulani and Diamond Head Tower properties as well as the proposed Projects are 
consistent with this Urban designation.

7.2 GENERAL PLAN

The compliance of both Projects with the General Plan objectives is discussed as follows:

7.2.1 Population

General Plan Objective C - To establish a pattern of population distribution that will allow the 
people of O‘ahu to live and work in harmony.

Policy 1 - Facilitate the full development of the PUC.

Policy 4 - Direct growth according to Policies 1, 2, and 3 above by providing land development 
capacity and needed infrastructure to seek a 2025 distribution of O‘ahu’s residential population as 
follows:

Distribution of Residential Population (% Share of 2025)
Location   Island Wide Population
PUC    46%

• The Princess Ka‘iulani project will result in approximately 61 new residential units and the 
Diamond Head Tower project will result in approximately 40 new residential units.  These 
new units may result in an increase to the residential population in the Waikīkī area.  Based 
on DPP standards for dwellings in Waikīkī, the average household size is estimated at 1.72 
which translates to an increase of about 174 residents on the properties (105 at the Prin-
cess Ka‘iulani and 69 at the Diamond Head Tower).  Based on the DPP’s “Annual Report on 
the Status of Land Use on O‘ahu, Fiscal Year 2007”, the Year 2000 population for the PUC is 
approximately 419,300 which is approximately 47.9% of the Year 2000 island-wide popula-
tion.  Although the 419,300 population figure is slightly over the 46% General Plan Bench-
mark for 2025, the DPP projects that the PUC 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 101 residences will provide for some of this 
projected population increase to the Year 2020.  The population increase may be less than 
a typical 101 unit multi-family development, since a certain percentage of buyers may be 
transient owners and second home or vacation home buyers.
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7.2.2 Economic Activity

General Plan Objective B - To maintain the viability of O‘ahu’s visitor industry.

Policy 2 - Provide for a high quality and safe environment for visitors and residents in Waikīkī.

• The Projects will upgrade existing facilities to provide a high quality and safe environment 
for visitors and residents in Waikīkī.  Kyo-ya proposes to spend approximately $550 mil-
lion to redevelop the Princess Ka‘iulani and approximately $150 million to redevelop the 
Diamond Head Tower.  The Projects will be of significantly higher quality than the existing 
facilities and will incorporate modern standards for safety.

Policy 3 - Encourage private participation in improvements to facilities in Waikīkī.

• Kyo-ya proposes to upgrade an existing 8-inch sewer line in Kalākaua Avenue and provide a 
new sewer line connection to Kūhiō Avenue to support the Diamond Head Tower project.

• Kyo-ya plans to provide a public beach access along the Diamond Head side of the Dia-
mond Head Tower, including the addition of public surfboard racks.  Additional public 
open space will also be provided at the Princess Ka‘iulani and Diamond Head Tower, allow-
ing visitors and residents improved public access to privately owned property.

• Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Maintenance Program, as dis-
cussed in Section 2.4.

Policy 5 - Prohibit further growth in the permitted number of hotel and resort condominium units 
in Waikīkī.

• The Princess Ka‘iulani project will result in a reduction of approximately 264 hotel rooms 
and an increase of 61 residences.  The Diamond Head Tower project will result in an in-
crease of 44 hotel rooms and 40 residences.  Combined, the Projects will result in a re-
duction of 220 hotel rooms and an increase of 101 residences.  The net reduction in the 
number of hotel units is consistent with this policy to prohibit the further growth of hotel 
and resort condominium units in Waikīkī.

Policy 9 - Encourage the visitor industry to provide a high level of service to visitors.

• The Projects will result in higher quality visitor products and significantly enhance levels of 
service to guests.  The Diamond Head Tower will become the first luxury hotel developed 
in Waikīkī since the Halekūlani nearly 30 years ago and will be operated at a significantly 
higher standard than the existing Diamond Head Tower.  The condo-hotel suites at the 
Princess Ka‘iulani will provide visitors and residents with residential style accommodations 
that are currently not readily available in Waikīkī.  These suites will meet the requirements 
of families and extended-stay guests.
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7.2.3 Natural Environment

General Plan Objective A - To protect and preserve the natural environment.

Policy 2 - Seek the restoration of environmentally damaged areas and natural resources.

• Kyo-ya and  the Department of Land and Natural Resources are negotiating a Memoran-
dum of Understanding for Kyo-ya to participate in the DLNR’s Beach Maintenance Program 
(sand replenishment) for the littoral cell extending between Kuhio Beach and the Royal 
Hawaiian Hotel (including the area fronting the Diamond Head Tower).  Kyo-ya will agree 
to provide $500,000 to help pay for the construction costs associated with this program, 
based on the DLNR’s plan to add approximately 24,000 cubic yards of sand to this portion 
of Waikiki Beach.  Upon completion of the Beach Maintenance Program, the beach front-
ing the Diamond Head Tower is anticipated to be extended seaward by approximately 
40 feet.  The additional sandy beach area will improve lateral access along this important 
beach front property in Waikiki.  This project is referred to by the DLNR as the “Waikiki 
Beach Maintenance Project”.  The project is proposed as an ongoing program for the main-
tenance and management of sand at Waikiki Beach, which will include, but not be limited 
to, the periodic identification, mapping and analysis of offshore deposits, and periodic 
beach nourishment, in addition to the initial sand replenishment effort.  This Waikiki Beach 
Maintenance Project is not a part of the Diamond Head Tower project, and compliance 
with HRS Chapter 343 would be the responsibility of the DLNR.  Waikīkī Beach is a very 
important natural resource to visitors and residents and Kyo-ya will continue to be a strong 
supporter of beach nourishment and maintenance in Waikīkī.

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

• The beach nourishment (sand replenishment) program discussed above will provide a 
natural barrier to unstable shoreline conditions.  The Diamond Head Tower site is also buff-
ered by an existing seawall built in the early 1900s.  Kyo-ya will not need to develop any 
additional protective structures makai of the existing seawall.

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

• As part of the Princess Ka‘iulani project, Kyo-ya plans to either maintain the existing ban-
yan tree located on the makai side of Kalākaua Avenue or introduce a new banyan tree 
along Kalākaua Avenue.  The banyan tree in the makai courtyard of the Banyan Wing of the 
Moana Surfrider Hotel will not be impacted by the Projects.

General Plan Objective B - To preserve and enhance the natural monuments and scenic 
views of O‘ahu for the benefit of both residents and visitors.
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Policy 2 - Protect O‘ahu’s scenic views, especially those seen from highly developed and heav-
ily travelled areas.

• Kyo-ya plans to provide ocean views from Kalākaua Avenue and Ka‘iulani Avenue by de-
molishing the existing Diamond Head Tower and replacing it with a new Diamond Head 
Tower with a mauka/makai orientation.  The new tower will result in ground level view cor-
ridors on both the ‘Ewa and Diamond Head sides of the site. These new view corridors will 
be the only public view corridors to the ocean along Kalākaua Avenue, other than across 
City or State property located Diamond Head of this site.

• The mauka/makai orientation of the Pīkake Tower at the Princess Ka‘iulani will enhance 
view corridors from the buildings located mauka of the site that are currently obstructed 
by the existing Princess Tower.

7.2.4 Energy

General Plan Objective A - To maintain an adequate, dependable, and economical supply of 
energy for O‘ahu residents.

Policy 3 - Support programs and projects which contribute to the attainment of energy self-suffi-
ciency on O‘ahu.

• Kyo-ya hopes to utilize a deep well cooling system to provide cool water for the air con-
ditioning systems at the Projects and the remaining two buildings at the Moana Surfrider 
Hotel.  The deep well cooling system will result in a significant reduction in energy and 
potable water consumption.

• The existing buildings that are proposed to be demolished were built in the 1950s and do 
not incorporate the energy savings measures that will be introduced in the newly devel-
oped structures.  Kyo-ya plans to incorporate the application of LEED standards and strate-
gies, to the extent economically feasible, as discussed in Section 8.3.2 of this Final EIS.

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

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

• As discussed previously, Kyo-ya hopes to utilize a deep well cooling system to reduce en-
ergy consumption at the Projects and the two remaining buildings at the Moana Hotel.
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7.2.5 Physical Development And Urban Design

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

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

• The various public service agencies have indicated that water supply, sewage treatment, 
quasi-public utilities and public safety facilities are adequate to support the Projects, sub-
ject to Kyo-ya providing for on-site fire protection water and access, as needed, and certain 
off-site sewer transmission facilities in the immediate vicinity to upgrade sewer transmis-
sion for the proposed development.  Drainage impacts will be reduced with the provision 
of additional landscaped open space and the reduction in overall units (decrease in hotel 
units and increase in residential units).

• Traffic impacts will be reduced based on the reduction in overall units.  In addition, Kyo-ya 
plans to take additional measures to reduce traffic impacts.  At the Princess Ka‘iulani, Kyo-
ya plans to develop an auto court in the center of the site to allow for additional off-street 
stacking and queuing of automobiles.  Access to the parking garage will be provided 
from the auto court, eliminating the need to drive along Ka‘iulani Avenue to access the 
garage (as currently required).  Kyo-ya also proposes a new bus loading area located off of 
Ka‘iulani Avenue, eliminating on street bus loading for the Princess Ka‘iulani.

• At the Diamond Head Tower, traffic impacts will be reduced by the addition of a new auto 
court servicing the Diamond Head Tower.  The current Diamond Head Tower is serviced 
by the auto court at the adjacent Banyan Wing.  The new auto court will reduce stacking 
along Kalākaua Avenue and allow queuing within the site.

• Additional measures to reduce traffic impacts will be adopted based on the recommen-
dations provided in the Traffic Impact Report prepared by Wilson Okamoto.  The Traffic 
Impact Report is attached as Appendix 3.

Policy 3 - Phase the construction of new developments so that they do not require more regional 
supporting services than are available.

• The phasing of the Projects will not require more supporting services than are available, as 
discussed in the previous section.

Policy 5 - Provide for more compact development and intensive use of urban lands where compat-
ible with the physical and social character of existing communities.
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• The Projects incorporate a more compact development and intensive use of urban lands 
in Waikīkī, an area of relatively intensive urban development which is compatible with the 
surrounding developments.  The additional height proposed at both the Pīkake Tower at 
the Princess Ka‘iulani and the Diamond Head Tower allow for a smaller structural footprint 
and enable additional public open space and ground level view corridors.

7.2.6 Culture and Recreation

General Plan Objective D - To provide a wide range of recreational facilities and services that are 
readily available to all residents of O‘ahu.

Policy 6 - Provide convenient access to all beaches and inland recreation areas.

Policy 8 - Encourage ocean and water-oriented recreation activities that do not adversely impact 
on the natural environment.

• Kyo-ya plans to provide a public beach access on the Diamond Head side of the Diamond 
Head Tower project.  In addition, Kyo-ya plans to provide public surfboard racks on the 
project property.  The improved public access and facilities will be available to residents 
and visitors and will improve access and enjoyment of the beach.

• Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Maintenance Program, as dis-
cussed in Section 2.4.

Policy 9 - Require all new developments to provide their residents with adequate recreation space.

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

• As part of the Projects, Kyo-ya plans to develop 5 new swimming pools and 5 fitness and 
recreation areas for the residents and hotel guests.  These facilities will be in addition to 
the ground floor open space and recreational areas provided for park dedication.

7.3 PUC DEVELOPMENT PLAN

The Project’s compliance with the PUC Development Plan is discussed as follows:

7.3.1 The Vision For The PUC’s Future

7.3.1.1 Honolulu’s Natural, Cultural and Scenic Resources are Protected and 
Enhanced
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“The mountain lands and shorelines that frame the city are protected and preserved, as are 
the natural, cultural and scenic areas and resources that lie within the urban area.  Beaches 
and coastal waters, as well as historic sites and mountain lands, are actively managed and 
improved.  Physical access to the mountains, the shoreline, streams and other resources is 
assured and continually enhanced.”

• Kyo-ya plans to provide a public beach access on the Diamond Head side of the 
Diamond Head Tower project.  The improved public access and facilities will be 
available to residents and visitors and will improve access and enjoyment of the 
beach.  A public beach access from Kalakaua Avenue through the Diamond Head 
Tower site will be created.  This will be an access easement in favor of the public.

• Kyo-ya proposes to provide greater separation between the existing Banyan Wing 
of the Moana Surfrider Hotel and the new Diamond Head Tower.  The Banyan Wing 
is currently physically attached to the existing Diamond Head Tower.  Kyo-ya plans 
to provide approximately 60 feet of separation between the towers and to restore 
the east facade of the Banyan Wing which will have greater visibility from Kalākaua 
Avenue.  This separation will improve the historic integrity of the Banyan Wing by 
minimizing the connection between the two structures.

• The arrival pavilion of the new Diamond Head Tower will also serve as a covered 
pedestrian connection between the Banyan Wing and the new tower.  Appropriate 
measures will be used to preserve, protect and restore as necessary the unveiled 
area of the historic Diamond Head facing facade.  The new arrival pavilion will 
be designed to minimize impact to the façade.  The resulting improvements will 
showcase the beauty of the currently concealed historic facade, and provide relief 
from the Banyan Wing with a complimentary connection between the properties.

7.3.1.2 Honolulu is the Pacific’s Leading City and Travel Destination

“With ongoing redevelopment and improvement, Waikīkī remains the State’s largest and 
most popular visitor destination.”

• Kyo-ya plans to redevelop the Princess Ka‘iulani and the Diamond Head Tower in 
keeping with this important vision statement.  The DPP, in comments on the EISPN, 
noted that: “The proposed action is consistent with the key element in the PUC DP 
vision which emphasizes the importance of Honolulu as the Pacific’s leading city 
and travel destination.  The vision states that with ongoing redevelopment and im-
provement, Waikīkī will remain the State’s largest and most popular visitor destina-
tion.”
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7.3.1.3 Land Use and Transportation

7.3.1.3.1 Scenic Views
View Corridors for mauka views include Magic Island, Fort DeRussy and from 
the Ala Wai Promenade.  (See Figure 3.1:  View Corridors on page 3-4 of the 
PUC DP).  Mauka views are not depicted along Waikīkī Beach or along Kalākaua 
Avenue near the proposed developments.  Because the Diamond Head Tower 
and the proposed Pīkake Tower are located in areas with existing buildings of 
similar or taller heights, they will not have a significant impact on panoramic 
views of the urban skyline, as seen from arrival points by air or sea, from above 
the Koolaus, or from outlying areas to the east and west.  These distant pan-
oramic views will not be significantly impacted by the Projects.

• The mauka/makai orientation of the Diamond Head Tower will provide 
mauka views along Waikīkī Beach in the area between the Banyan Wing 
and Diamond Head Tower.

• The proposed tower will not impact views from the Airport Area or Magic 
Island Park, as shown in Figures 35 & 36.

FIGURE 34: AERIAL PERSPECTIVE OF PROPOSED DEVELOPMENT 
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FIGURE 35: VIEW OF DIAMOND HEAD FROM THE HONOLULU INTERNATIONAL AIRPORT AREA 

FIGURE 36: VIEW OF DIAMOND HEAD FROM MAGIC ISLAND PARK 

7.3.1.3.2 Visitor Industry
“The need to upgrade Waikīkī.  Waikīkī is competing in the global market and, as a 
mature destination, needs to be refurbished and improved.  In addition to upgrad-
ing streets and public spaces, the City and State need to adopt policies that will 
elicit private reinvestment in Waikīkī’s physical plant.”

• Kyo-ya proposes to invest approximately $550 million to redevelop the 
Princess Ka‘iulani and $150 million to redevelop the Diamond Head Tower.  
The Projects are a continuation of Kyo-ya’s reinvestment in the Waikīkī visi-
tor industry.  Over the past four years, Kyo-ya has spent over $250 million 
renovating and repositioning the Sheraton Waikīkī, Royal Hawaiian and the 
Moana Surfrider.  Kyo-ya’s proposal represents a significant improvement 
and modernization of Kyo-ya’s physical plant in Waikīkī.  The Projects are 
consistent with the renovations and redevelopments undertaken by Kyo-
ya, Outrigger, Hilton and the Royal Hawaiian Center in the past few years. 
The Diamond Head Tower will be the first new hotel built on Waikiki Beach 
in nearly 30 years.
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7.3.1.3.3 Walking
“Regional pedestrian networks are appropriate for the central Honolulu and Pearl 
Harbor areas.  Districts with existing high levels of pedestrian activity include 
Waikīkī and Downtown. . . Additional elements of the network are new prom-
enades and other pedestrian improvements to city streets (e.g., Punchbowl Street, 
Nimitz Highway in the Downtown area, Ward Avenue, Young Street, Keeaumoku 
Street and Kalākaua Avenue.”

• Kyo-ya plans to improve the pedestrian experience along Kalākaua Avenue 
with significant public open spaces and greater setbacks than the existing 
conditions. The setback at the Princess Ka‘iulani along Kalākaua Avenue 
will increase from an average of approximately 14 feet to approximately 
51 feet.  The Kalākaua Avenue setbacks will far exceed the requirement 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.

• At the Diamond Head Tower, the setback along Kalākaua Avenue will 
increase from an average of approximately 14 feet to approximately 28 
feet.  The Kalākaua 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 
range of 11 to 25 feet.

• This significant increase in public open space and landscaping along 
this major thoroughfare will greatly enhance the pedestrian experience 
through Waikīkī by providing relief from the urban forms that congest the 
street level experience in Waikīkī.

7.3.1.3.4 Bicycles
“To encourage bicycle ridership, the City has employed a Bicycle Coordinator, 
installed bike racks on all its buses and on many of Honolulu’s streets, and has 
planned and partially developed a system of bikeways.”

• The Honolulu Bicycle Master Plan (dated April 1999) proposes a bike lane 
along the makai side of Kalākaua Avenue from Ala Moana Boulevard to 
Kapahulu Avenue.  Based on a discussion with the City’s Bicycle Coordina-
tor, the bike lane has been included in this year’s budget proposal and is 
planned to be developed within the next two years.

• Kyo-ya plans to provide bicycle racks in the Princess Ka‘iulani parking 
garage on the property to accommodate employees that may bicycle to 
work, using the new bike lane planned for Kalākaua Avenue.  In addition, 
Kyo-ya will provide lockers and showers for use by employees that bicycle 
to work, in keeping with concepts supported in the Plan.
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7.4 LAND USE MAP PUC - EAST

As noted by DPP in comments on the EISPN, “The proposed project is located in an area designated 
Resort on the PUC DP Land Use Map (PUC - East) and is consistent with this designation.”

7.5 ZONING

7.5.1 Uses
Both the Princess Ka‘iulani and the Diamond Head Tower are situated within the Waikiki Spe-
cial District, Resort Mixed Use Precinct, which has a 260-foot height limit.  The proposed uses 
in both Projects are consistent with this zoning precinct, which allows hotels and commercial 
establishments.

The existing Princess Ka‘iulani site is occupied by a resort hotel complex of three (3) existing 
towers mostly comprised of lodging units.  The existing ‘Āinahau Tower of approximately 666 
hotel units will remain while the other two existing towers will be demolished.  The proposed 
new Pīkake Tower will add 61 residential dwelling units, 105 hotel dwelling units and 105 hotel 
lodging units to the remaining 666 hotel units.  The resulting project will continue to be a ho-
tel complex, and may be considered a hotel as defined by the Land Use Ordinance.  The hotel 
complex will also contain ancillary retail, ballroom, and eating establishments.

The existing Moana Surfrider Hotel complex is also occupied by a resort hotel complex of 
three (3) existing buildings, almost entirely comprised of lodging units.  The existing Surfrider 
Tower and Banyan Wing, of approximately 673 hotel lodging units combined, will remain while 
the existing Diamond Head Tower will be demolished.  The proposed new Diamond Head 
Tower will add 40 residential dwelling units and 185 hotel lodging units to the remaining 673 
hotel lodging units.  The resulting project will continue to be a hotel complex, and may be 
considered a hotel as defined by the Land Use Ordinance.  The hotel complex will also contain 
ancillary retail, ballroom, and eating establishments.

Kyo-ya will be requesting zoning variances from the 100-foot coastal building setback and 
the 100-foot coastal building height setback of 1:1 development standards of the WSD in the 
LUO for the Diamond Head Tower (no variances required for Princess Ka‘iulani renovation and 
development).  Kyo-ya has decided to proceed with this request because the setbacks would 
reduce the buildable portion of the property to less than 50% of the lot area, and the resulting 
building envelope would limit the applicant to constructing a building that is approximately 
4,000 square feet smaller than the existing Diamond Head Tower. Furthermore, the result-
ing building would extend lot line to lot line, eliminate pedestrian view corridors, and reduce 
public open space.  
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The Diamond Head Tower site is among the narrowest parcels of land along Waikīkī Beach that 
is subject to the Coastal Height Setback; hence, the impact of this regulation on this particular 
parcel is greater than on any other parcel along Waikīkī Beach.

Other reasons for continuing with the proposed zoning variance are the following community 
benefits that will result from the redevelopment of the Diamond Head Tower:

• To mitigate some of the encroachment, Kyo-ya will contribute $500,000 to DLNR’s Beach 
Maintenance Program. See discussion in Section 2.4 above regarding the DLNR’s Beach 
Maintenance Program (sand replenishment) for the littoral cell extending between Kūhiō 
Beach and the Royal Hawaiian Hotel (including the area fronting the Diamond Head Tower).

• Enhanced public open spaces along Kalākaua and Ka‘iulani Avenues, including a 28,331 
square foot, public plaza along Kalakaua Avenue and a 9,122 square foot, public plaza 
along Ka‘iulani Avenue;

• Improved view corridors at pedestrian levels and from properties mauka of the Princess 
Ka‘iulani;

• New public, pedestrian beach access in the form of a public easement from Kalākaua Av-
enue to Waikīkī Beach;

• Improved public ocean views from pedestrian level along Kalākaua Avenue and Ka‘iulani 
Avenue through new ground level view corridors on both the ‘Ewa and Diamond Head 
sides of the new Diamond Head Tower;

• Approximately 100 new surfboard racks for public use on the property adjacent to the 
existing public surfboard racks;

• Improved traffic and circulation along Kalākaua and Ka‘iulani Avenues;

• A new Legacy Library honoring Princess Ka‘iulani and the history of Waikiki at the Princess 
Ka‘iulani Project;

• During the 2 to 3 year construction period, the Projects will create approximately 3,376 
person-years of employment on O‘ahu and generate approximately $284 million in per-
sonal earnings; 

• During the operating phase, the Projects will result in approximately 1,503 additional jobs 
(direct and indirect) and generate $39 million in personal earnings per year; at stabiliza-
tion, the Projects will result in annual incremental revenues of approximately $6.2 million 
to the City and $4.7 million to the State as a result of increased property values, and ad-
ditional GET and TAT.

Kyo-ya will be seeking flexibility on some of the development standards of the Resort Mixed 
Use Precinct under the provisions of the PD-R process established in Section 21-9.80-4(d) of 
the LUO.  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 contri-
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butions benefitting the community and the stability, function, and overall ambiance and appear-
ance of Waikīkī are produced.”

7.5.2 Waikīkī Special District
The proposed development will satisfy the objectives and standards of the WSD as follows:

7.5.2.1 Princess Ka‘iulani

7.5.2.1.1 Hawaiian Sense of Place
The renovated and redeveloped Princess Ka‘iulani will significantly 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.

“Spouting water”, expansive lo‘i and ‘Āpuakēhau 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 Hawai‘i and cultivated by Archibald Cleghorn including a Banyan 
tree along Kalākaua Avenue.  New structures and building elements will look 
to many references ranging from the Princess’s historic home, ‘Āinahau, to her 
favorite flower and bird “pīkake” for guidance and inspiration.

In addition, the proposed Princess Ka‘iulani renovation will improve the experi-
ence of its guests, visitors, and surrounding neighbors, by reconfiguring its 
massing and facades to provide a front plaza larger than most other plazas 
along Kalākaua Avenue.  The redevelopment will provide greater setbacks 
along both Kalākaua Avenue and Ka‘iulani Avenue than currently exist.  The 
entry drive up to the upper level auto court will be lined with landscaping with 
the center of the auto court featuring a generous landscaped core.  The pro-
posed landscaping along the street frontages will add to the tropical ambiance 
of the project.  The podium level amenities including the landscaping and 
variety of pools will provide an attractive view from above.

Decorative and varied materials, patterns and landscaping will be integrated 
into the redevelopment to enhance the streetscape and create a tropical Ha-
waiian sense of place.

Kyo-ya’s design includes significant amounts of articulation which will provide 
rich visual textures by contrasting light and shadows on surfaces of the build-
ings to further the Hawaiian sense of place.
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7.5.2.1.2 Orientation & Form
The planned Princess Ka‘iulani is a mix of varied-height structure including 
high-rise towers, and terraced podium spaces with intermittent areas of both 
open space and public open space.  The towers are slender, with their long axes 
oriented mauka-makai.  The towers are shaped and located to minimize impact 
on neighbors’ view corridors (See Figure 37).  The orientation may allow neigh-
boring properties directly mauka of the project to have some improved views.

FIGURE 37: PRINCESS KA‘IULANI MAUKA ELEVATION
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MAUKA ELEVATION

The asymmetrical configuration of the facades will add interest and soften 
building massing, particularly for pedestrians.  Podium facades maximize pe-
destrian access and are staggered and varied in massing to create visual inter-
est and pockets of activity.  The podium is set back further than that found on 
other properties to create a large plaza that becomes a node for Waikīkī when 
approaching from a variety of directions.  This will provide much visual and 
experiential relief at a heavily travelled pedestrian intersection in Waikīkī.
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7.5.2.1.3 Open Space
The proposed development of the Princess Ka‘iulani will result in additional 
public open space that is usable and visible to the public and that creates 
visual relief from neighboring buildings.  Publicly accessible or public open 
space is open space available for public use.  Private open space is open space 
on the property intended for use by guests of the property, but not the gen-
eral public.

The public open space will increase from approximately 16,310 square feet 
to 35,118 square feet (a 115% increase in public open space).  Although the 
overall open space (public and private open space) will slightly decrease from 
47,925 square feet to 36,860 square feet (a 23% decrease), the majority of this 
open space has been moved to the landscaped public promenades along 
Kalākaua Avenue and Ka‘iulani Avenue.  This resulting area, combined with 
the open area from property line to edge of curb creates an environment that 
allows expansive walkways with extensive landscaping.  These publicly ac-
cessible open space provisions are an important component of this proposed 
redevelopment, a marked improvement over the existing open space that is 
located internally on the property (See Figures 38 & 39).  A portion of this open 
space may be dedicated to public use as part of the WSD Permit and/or as part 
of Kyo-ya’s park dedication requirements.

The setback along Kalākaua Avenue will increase from an average of approxi-
mately 14 feet to approximately 51 feet.  The Kalākaua Avenue setbacks will 
far exceed the requirement 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 ex-
tended setback areas will be part of the increased public open space provided 
on the property.  This significant increase in public open space and landscap-
ing along this major thoroughfare will greatly enhance the pedestrian experi-
ence through Waikīkī by providing relief from the urban forms that congest the 
street level experience in Waikīkī.

Elevated areas that are not subject to open space calculations are expected to 
improve views of the project from the elevated areas of neighboring proper-
ties.  These open air decks or ‘visual open spaces’, will be used for pedestrian 
and vehicular access, recreation, pool, outdoor dining, and will use a combina-
tion of hardscape, landscape and water features that reduce the visual impact 
of the development.  Functions such as service and loading areas that are cur-
rently visible, will occur at covered or shielded areas.
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FIGURE 38: PRINCESS KA‘IULANI EXISTING OPEN SPACE

FIGURE 39: PRINCESS KA‘IULANI PROPOSED OPEN SPACE
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7.5.2.1.4 Parking Facilities
The parking facilities for the Projects will be located at the Princess Ka‘iulani 
as indicated on the plans provided in Appendix 1. The parking will be located 
in the lower level of the Commercial Podium and on the mauka border of the 
Princess Ka‘iulani site.  No parking will be located along street frontages.

The Princess Ka‘iulani Project will meet all parking and loading standards as 
required by Land Use Ordinance – Waikiki Special District (see Figures 48 & 49).

FIGURE 40: PRINCESS KA‘IULANI PROPOSED PERSPECTIVE
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7.5.2.1.5 Articulation, Scale, Material Color
As indicated on the plans provided in Appendix 1, the building facade for the 
Princess Ka‘iulani will be varied and articulated to create visual interest and re-
duce the bulk of the building (See Figure 40).  The towers will be asymmetrical 
to contribute to the visual interest of the development.
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The retail establishments proposed at the first and second level along the 
street frontages for the Princess Ka‘iulani will be developed with human scale 
comfortable for the anticipated pedestrian traffic (See Figure 41).  Efforts will 
be made to minimize continuous extended length walls that are visible to the 
public.  Articulation and material use will be considered in breaking down 
building massing.

A variety of building materials, including natural materials, and textured con-
crete and plaster.  The use of reflective materials will be limited.  Exterior colors 
will contribute to the tropical resort ambiance and complement the added 
landscaping.  Generally neutral tones are being considered for the high-rise 
tower with more vibrant and pronounced colors being used for accenting.

7.5.2.1.6 Entries, Lobbies & Arcades
All of the ground level retail establishments will be oriented to the public 
streets to create an attractive linkage between the public pedestrian areas and 
the private commercial establishments.  The pedestrian promenade will be en-
hances with landscape and hardscape that evokes an open plaza type environ-
ment in contrast to a sidewalk or mall.

7.5.2.1.7 Visual Links
Ground level spaces and entries along Kalākaua Avenue are designed to 
provide visual links generally into the proposed retail spaces.   The large open 
space area at the corner of Kalākaua and Ka‘iulani Avenues is intended to be a 
gathering spot that will establish a focal point from all directions.

FIGURE 41: PRINCESS KA‘IULANI RETAIL PROMENADE
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The proposed auto court access at Ka‘iulani Avenue is located directly across 
Koa Avenue, providing a visual cue for pedestrian access up a landscaped 
grand stair from the heavily travelled Ka‘iulani Avenue and from people ap-
proaching from Koa Avenue.  The existing Ka‘iulani Tower which currently cre-
ates a visual barrier will be razed providing a landscaped link and access to the 
‘Āinahau Tower, Pīkake Tower and associated facilities.

7.5.2.1.8 Features in Required Yards
As shown on the plans provided in Appendix 1, the proposal provides gener-
ous yards including a public plaza along Kalākaua and Ka‘iulani Avenues.  This 
plan provides a visually interesting and more usable open space area allowing 
a substantial increase in landscaping that provides a visual and noise buffer 
from vehicular traffic, minimizing pedestrian interaction with the curb side.  
The landscape will provide shade and a natural visual relief of color and soft-
ness to the urban context.

• Auto Court - The proposed Princess Ka‘iulani renovation auto court is 
located on the upper podium level and therefore will not be a dominant 
ground level feature of the property.  The location of the auto court in the 
center of the property will reduce congestion and queuing of vehicles 
along Ka‘iulani Avenue.  The drive to the auto court will be landscaped and 
add to the visual beauty of the area.  The proposed location will reduce the 
pedestrian-vehicular conflict and in turn increase the promenade area for 
the public.  The retail and commercial frontage along Kalākaua Avenue and 
Ka‘iulani Avenue will likewise be improved and pedestrian friendly.

• Walls & Fences - Decorative walls and fences will be used where appropri-
ate, and landscaping will be integrated, as per the WSD Guidelines.

• Shading Devices - Shading devices such as trellises and eaves are pro-
posed, and will encroach into the required yards no more that the amount 
permitted by the LUO.  A banyan tree is also proposed along Kalākaua 
Avenue to provide additional shading.

• Outdoor Dining - Outdoor dining facilities are proposed in the Pīkake 
Tower (Level 2, overlooking Ka‘iulani Avenue), the ‘Āinahau Tower (Level 3, 
overlooking Kalākaua Avenue), and on two pools (Level 3 of the Commer-
cial Podium and the top level of the Parking Deck).  These dining areas are 
not within required yards.

• Rooftop Design and Equipment Screening - Machinery, equipment and 
utility installations may exceed the established height limit as permitted 
by the LUO, but will be screened as suggested by the WSD Guidelines.  The 
rooftops of the Commercial Podium and Parking Deck will include signifi-
cant landscaping and pool decks to enhance visual impacts from adjacent 
buildings.
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• Landscaping - As indicated in the plans, landscaping will be provided to 
enhance the streetscape along Kalākaua and Ka‘iulani Avenues.  In addi-
tion the entry to the auto court area will be landscaped.  Landscaping will 
also be featured at the podium levels along with the recreational ameni-
ties.  Kyo-ya will incorporate a variety of plant material including fragrant, 
lush, tropical and native plant species.

• Water Features & Artwork - “Spouting water”, expansive lo‘i and 
‘Āpuakēhau will be expressed through new water features in the hotel 
lobby, auto court and the entry driveway.

• Sidewalk & Paving - Private walkways will be developed with patterned 
and/or textured paving materials to provide a sense of scale and rhythm 
appropriate to the surrounding buildings.  Public walkways will be con-
structed to match the existing sidewalks on Kalākaua Avenue and Ka‘iulani 
Avenue.  Kyo-ya proposes to eliminate one curb cut by providing an entry 
drive leading up to the auto court that will replace the existing two curb 
cuts at the existing auto court.  A bus loading area off of Ka‘iulani Avenue 
and adjacent to the auto court entry drive,  will continue to keep pedes-
trians and vehicular traffic separate, while providing relief for traffic cur-
rently impacted by staging and loading that occurs on Ka‘iulani Avenue.  A 
landscaped buffer will create visual relief to this area of Ka‘iulani Avenue. 
The existing curb cut to the loading and parking structure will remain.

• Signage - Kyo-ya has not designed the proposed signs for the Princess 
Ka‘iulani, however, the proposed signs will meet LUO requirements.  The 
signage will be designed to contribute to the sense of place and will not 
dominate the facade.  If illuminated, the lighting will comply with the WSD 
guidelines.

• Lighting - The lighting for the Princess Ka‘iulani will be utilized to contrib-
ute to public safety and to enhance the nighttime ambiance of the out-
door recreational and open space areas on the property.  Outdoor lighting 
will be subdued or shielded so as not to provide spillage onto surrounding 
properties or public rights-of-way.

7.5.2.2 Diamond Head Tower

7.5.2.2.1 Hawaiian Sense of Place
The Diamond Head Tower will significantly 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 reinter-
pret many of its iconic elements through design.  Located on legendary Waikīkī 
Beach, the redeveloped hotel will aspire to capture the spirit of the ocean and 
its sporting history. Surfing and fishing, paddling and navigation will be cel-
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ebrated 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 fishing implements for sources of inspiration. 
The rolling surf of Waikīkī will be expressed through new pool water features 
while the landscaping will look to mostly native species known to thrive in 
ocean environments.

The Diamond Head Tower development redesigns the existing hotel to im-
prove the experience of its guests, visitors, and surrounding neighbors, by 
reconfiguring its massing and facades to provide a narrower building front 
and improved views around and through the ground floor of the structure.  
The redevelopment will provide greater setbacks along Kalākaua Avenue than 
currently exist.  The auto court will provide an opportunity to improve ocean 
views for pedestrians and motorists traveling makai bound on Ka‘iulani Av-
enue.  Greater landscaping within the planned setback areas will improve the 
pedestrian experience along Kalākaua Avenue.  This proposed landscaping 
will add to the tropical ambiance of the project.  Decorative and varied mate-
rials, patterns and landscaping will be integrated into the redevelopment to 
enhance the streetscape and create a tropical Hawaiian sense of place.  Kyo-
ya’s design includes significant amounts of articulation which will provide rich 
visual textures by contrasting light and shadows on surfaces of the buildings 
to further the Hawaiian sense of place.

7.5.2.2.2 Orientation & Form
The new Diamond Head Tower will provide a mix of varied height structures 
and footprints that is complimentary to the rest of the Moana Surfrider devel-
opment (See Figures 42 & 43).  The existing Diamond Head Tower is approxi-
mately 100’ in height, and extends from the face of the historic Banyan Wing, 
to the Diamond Head property line, blocking view corridors from Kalākaua 
Avenue to the beach and blocking the visibility of the historic façade of the 
Banyan Wing.  The historic Banyan Wing is a lower structure with a large court-
yard on its makai face and a lesser massing relief on the Kalākaua frontage.  
The proposed Diamond Head Tower is being redeveloped to eliminate an ‘Ewa-
Diamond Head oriented structure that stretches to its fullest extent on this 
portion of the Moana Surfrider lot, opening views as well as a similar massing 
relief along the street corridor.

The new Diamond Head Tower will be oriented in the preferred mauka-makai 
direction improving views from pedestrian levels as well as from properties 
beyond.  As illustrated in Figure 44, from a pedestrian and vehicular perspec-
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tive on Kalākaua Avenue, the proposed development opens views to the 
beach through the auto court & arrival pavilion, through the ground level 
breezeways, and through a building setback from the Diamond Head property 
line.  The proposed development creates a mauka-makai view from Ka‘iulani 
Avenue, a major pedestrian thoroughfare from the mauka side of Waikīkī, thus 

FIGURE 43: DIAMOND HEAD TOWER MAKAI ELEVATION 
(EXIST. OVERLAY)

FIGURE 42: DIAMOND HEAD TOWER MAKAI ELEVATION
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FIGURE 45: DIAMOND HEAD TOWER PROPOSED ARRIVAL PAVILION (LOOKING MAUKA)

FIGURE 44: DIAMOND HEAD TOWER PROPOSEDARRIVAL PAVILION (LOOKING MAKAI)
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addressing an objective of the WSD Guidelines (See Figures 44 & 45).  In addition, 
the orientation of the proposed structures will allow the Diamond Head façade of 
the historic Banyan Wing to be visible from Kalākaua Avenue.

The new auto court and arrival pavilion allow a relief of mass and setback for pe-
destrians and vehicles on Kalākaua Avenue .  The presence of a continuous street 
front barrier is eliminated when the existing tower is razed and redeveloped.

The tower facade will be articulated to provide varied texture and massing at dif-
ferent sections, which help in breaking down building mass to avoid the appear-
ance of a solid continuous building footprint.  Expressions of open lānais, solids, 
structure assist in this affect.  Solid walls will allow for further articulation with 
motifs or expressions befitting of the design concepts.  A two story podium level 
will allow the building to respond to the adjacent human scale environment, 
with relief created by building articulation, façade stepping and views through 
breezeways.

7.5.2.2.3 Open Space
The new site plan for the Diamond Head Tower replacement will provide ad-
ditional public open space that is usable and allows better accessibility for the 
public.  The public open space will significantly increase from approximately 
9,256 square feet to 14,363 square feet (a 55% increase in public open space).  
The open space will increase from 61,537 square feet to 61,547 square feet.  This 
open space will be primarily maintained along Kalākaua Avenue allowing it to 
be visually combined with the open area from property line to edge of curb.  
This creates an environment that allows expanded walkways with landscaping, 
providing relief from the view, sound and noise as well as provide public safety 
from Waikīkī’s main thoroughfare.  The visual open space at the pedestrian level 
of Kalākaua Avenue is improved with a mauka-makai oriented building footprint 
which creates relief in the massing, and brings open area into the auto court with 
a visual link through to the beach (See Figures 46 & 47).

This significant increase in public open space will be achieved by increasing the 
setbacks along Kalākaua Avenue and the Diamond Head side of the lot, as well as 
by incorporating a public access corridor, and public surfboard racks on the site.  
The setback along Kalākaua Avenue will increase from an average of approxi-
mately 14 feet to approximately 28 feet.  The Kalākaua 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 range of 11 to 25 feet.
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FIGURE 46: DIAMOND HEAD TOWER EXISTING OPEN SPACE
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7.5.2.2.4 Parking Facilities
The parking facilities for the Projects will be located at the Princess Ka‘iulani 
as indicated on the plans provided in Appendix 1. The parking will be located 
in the lower level of the Commercial Podium and on the mauka border of the 
Princess Ka‘iulani site.  No parking will be located along street frontages.
 
As currently operated, the Diamond Head Tower project will meet all off-street 
parking standards as required by the Land Use Ordinance – Waikiki Special 
District through use of a CUP for off-site parking.

The existing service/loading function for the Moana Surfrider Hotel complex 
is located at the basement of the Surfrider Tower.  This serves as the central 
receiving area, with distribution and service through a sub-grade access that 
connects to all three wings of the development: Surfrider Tower, Banyan Wing 
and the Diamond Head Tower.  The loading area for the Moana Surfrider Hotel 
is non-conforming since all three wings were constructed prior to the creation 
of the City and County of Honolulu’s Land Use Ordinance Loading Require-
ments.   The property has been served by the existing loading area for 35+ 
years.  

The proposed Diamond Head Tower project includes the addition of the fol-
lowing uses:  

• 40 new condominium units

• 2,208 sf of new commercial area  

• 58,062 sf of new hotel floor area  

This addition would require four more loading stalls in addition to the two ex-
isting loading stalls located in the basement of the Surfrider Tower.  (For break-
down of loading requirements, see Figures 48, 49, 50 & 51). Kyo-ya proposes 
to maintain the two existing loading stalls and extend an existing commercial 
loading stall on Kalakaua Avenue to provide additional on-street loading.
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Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 7/24/2009

Princess Kaiulani   EXISTING PROPOSED
Parking Summary Count/Area Spaces Count/Area Spaces
Ainahau Tower Existing Provisions

Number of Hotel Units 666 167 666 167
Retail (sf) 0 0 816 2
Food & Beverage (sf) 0 0 9,766 13
Meeting Space / Ballroom (sf) 12,798 64 11,827 60

Princess Tower
Number of Hotel Units 295 74
Retail (sf) 0 0
Food & Beverage (sf) 0 0
Meeting Space / Ballroom (sf) 0 0

Kaiulani Tower
Number of Hotel Units 179 45
Retail (sf) 0 0
Food & Beverage (sf) 0 0
Meeting Space / Ballroom (sf) 0 0

New Pikake Tower
Number of Hotel Units 210 53
Number of Dwelling Units   61 61
Retail (sf) 0 0
Food & Beverage (sf) 7,211 10
Meeting Space / Ballroom (sf) 3,614 19

Kalakaua ‐ Kaiulani Upper Level Retail
Retail (sf) 0 0 34,727 44

Princess Kaiulani Sub Total 350 429

Moana Surfrider Parking Requirement 290 355

Total Stalls Required 640 784
Total Stalls Provided 582 812

Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 7/24/2009

Princess Kaiulani   EXISTING PROPOSED
Off‐ Street Loading Requirements

Commercial Area (sf) 40,536 4 100,600 5
Hotel Area (sf) 407,520 6 430,230 6
Office Area (sf) 3,880 0 2,820 0
Number of Multifamily Dwellings 0 0 61 1

Total Off‐Street Loading Required 10 12
Min 50% Large Loading Spaces

Total Off‐Street Loading Provided 4 12
Large Loading Spaces 2 6
Small Loading Spaces 2 6

FIGURE 48: PRINCESS KA‘IULANI PARKING SUMMARY

Count/Area represent non-ground floor and non-basement uses, other than dwelling uses.

FIGURE 49: PRINCESS KA‘IULANI LOADING SUMMARY
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Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 12/10/2009

Diamond Head Tower EXISTING PROPOSED
Off‐ Street Loading Requirements

Commercial Area (sf) 0 0 1,950 1
Hotel Area (sf) 72,846 3 166,831 4
Office Area (sf) 0 0 0 0
Number of Multifamily Dwellings 0 0 40 1

Total Off‐Street Loading Required 3 6
Min 50% Large Loading Spaces

Total Off‐Street Loading Provided 2 6**
  **Proposal to provide extended co‐

mmercial loading stall on Kalakaua Ave.
  See Sec.  7.5.2.2.4 for additional info

Princess Kaiulani and Diamond Head Tower Proposed Improvements Rev. 7/24/2009

Moana Surfrider ‐ A Westin Resort EXISTING PROPOSED
Parking Summary Count/Area Spaces Count/Area Spaces
Surfrider Tower Existing Provisions

Number of Hotel Units 432 108 432 108
Retail (sf) 15796 20 15,796 20
Meeting Space / Ballroom (sf) 11632 59 11,632 59

Banyan Wing
Number of Hotel Units 241 61 241 61
Retail (sf) 0 0 0 0
Food & Beverage (sf) 0 0 0 0
Meeting Space / Ballroom (sf) 0 0 0 0

Diamond Head Tower
Number of Hotel Units 141 36 185 47
Number of Dwelling Units   0 0 40 40
Retail (sf) 0 0 0 0
Food & Beverage (sf) 4,200 6 7,294 10
Meeting Space / Ballroom (sf) 0 0 1,811 10

Total Stalls Required 290 355
Total Stalls Provided 0 0

Offsite Parking at Princess Kaiulani Offsite Parking at Princess Kaiulani

FIGURE 50: DIAMOND HEAD TOWER PARKING SUMMARY

Count/Area represent non-ground floor and non-basement uses, other than dwelling uses.

FIGURE 51: DIAMOND HEAD TOWER LOADING SUMMARY
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FIGURE 52: DIAMOND HEAD TOWER PROPOSED PERSPECTIVE

7.5.2.2.5 Articulation, Scale, Material Color
As indicated on the plans provided in Appendix I, the building facade for Dia-
mond Head Tower will be varied and articulated to create visual interest and 
reduce the bulk of the building.  The tower will be asymmetrical to contribute 
to the visual interest of the development.

The retail establishments proposed at the first and second level along the 
street frontages for the Diamond Head Tower will be developed with human 
scale comfortable for the anticipated pedestrian traffic.  Efforts will be made 
to minimize continuous extended length walls that are visible to the public.  
Articulation and material use will be considered in breaking down building 
massing.

A variety of building materials, including natural materials, and textured con-
crete and plaster will be used.  The use of reflective materials will be limited.  
Exterior colors will contribute to the tropical resort ambiance and complement 
the added landscaping.  Generally neutral tones are being considered for the 
high-rise tower with more vibrant and pronounced colors being used for ac-
centing (See Figure 52).
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7.5.2.2.6 Entries, Lobbies & Arcades
The ground level lobby will provide an open inviting feel with extensive use of 
glass which will also serve to enhance views of the ocean through the lobby.  
The lobby is also planned with an increased ceiling height increasing views, 
natural light, tradewinds and a more visible link to the beach.

7.5.2.2.7 Visual Links
The ground level lobby will provide a visual link and open feeling with exten-
sive use of glass.  The building will improve views of the ocean around and 
through the building versus the existing structure which stretches lot-line to 
lot-line with no views around or through the existing building.  The proposed 
building orientation and footprint allows for a visual link to the beach environ-
ment that does not exist along Kalākaua Avenue until Kūhiō Beach.  Through 
these building setbacks, stepping, and proposed interior breezeways, pedes-
trian and vehicular visual links will be improved along the Kalākaua frontage, 
as well as a primary mauka-makai visual link from Ka‘iulani Avenue, a major 
connection from the mauka side of Waikīkī.

7.5.2.2.8 Features in Required Yards
As shown on the plans provided in Appendix 1, the proposal provides a 
generous yard along Kalākaua Avenue.   This plan provides a visually interest-
ing and more usable open space area that provides improved landscape and 
hardscape areas.  The landscape will provide natural visual relief of color and 
softness to the urban context.

• Auto Court - The Diamond Head Tower will include a new auto court lo-
cated at ground level.  The  auto court will provide views to the ocean from 
Kalākaua and Ka‘iulani Avenues.  The auto court will reduce congestion 
along Kalākaua Avenue and at the auto court of the Moana Surfrider Hotel.

• Walls & Fences - Decorative walls and fences will be used where appropri-
ate, and landscaping will be integrated, as per the WSD Guidelines.  Wind 
shields will be used to mitigate any anticipated gusts during inclement 
weather, while maintaining visual links as possible.

• Shading Devices - Shading devices such as trellises and eaves are pro-
posed, and will encroach into the required yards no more that the amount 
permitted by the LUO.

• Outdoor Dining - As currently planned, there will be a restaurant on the 
second level that will provide an outdoor dining area.   A pool snack bar 
will provide outdoor dining at the pool level.
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• Rooftop Design and Equipment Screening - Machinery, equipment and 
utility installations may exceed the established height limit as permitted 
by the LUO, but will be screened as suggested by the WSD Guidelines.

• Landscaping - As indicated in the plans, landscaping will be provided to 
enhance the streetscape along Kalākaua Avenue.  In addition the entry 
to the auto court area itself will be landscaped.  Kyo-ya will incorporate a 
variety of plant material including fragrant, lush, tropical and native plant 
species.

• Water Features & Artwork - A mural depicting the history of the surfing 
culture in Waikīkī is proposed on the Diamond Head façade of the tower.  
In addition, the rolling surf of Waikīkī will be expressed through new pool 
water features.

• Sidewalk & Paving - Private walkways will be developed with patterned 
and/or textured paving materials to provide a sense of scale and rhythm 
appropriate to the surrounding buildings.  Public walkways will be con-
structed to match the existing sidewalks on Kalākaua Avenue.

• Signage - Kyo-ya has not designed the proposed signs for the Diamond 
Head Tower, however, the proposed signs will meet LUO requirements.  
The signage will be designed to contribute to the sense of place and will 
not dominate the facade.  If illuminated, the lighting will comply with the 
WSD guidelines.

• Lighting – The lighting for the Diamond Head Tower will be utilized to 
contribute to public safety and to enhance the nighttime ambiance of 
the outdoor recreational and open space areas on the property.  Outdoor 
lighting will be subdued or shielded so as not to provide spillage onto sur-
rounding properties or public rights-of-way.

7.5.3 Urban Design Controls

7.5.3.1 Waikīkī Gateways and Fort DeRussy
Neither development is situated near any of the five Waikīkī Gateways nor are they 
situated near Fort DeRussy.

7.5.3.2 Major Streets
Kalākaua Avenue is identified as a Major Street in the WSD Design Guidelines.  Due to 
the enlarged plaza at the Princess Ka‘iulani and increase in front yards, the proposed 
design will improve pedestrian flow and offer visual relief for motorists.  Landscaping 
and shading trees will be located to accentuate the tropical outdoor experience.
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7.5.3.3 Waikīkī Promenade
The Princess Ka‘iulani renovation is not situated along the Waikīkī Promenade.

The Diamond Head Tower is situated along the Waikīkī Promenade and the area 
fronting the promenade will be planted with coconut palms and will include a private 
recreational area and swimming pool, consistent with the recommended open space 
intended for areas fronting on the promenade.

7.5.3.4 Coastal Height Setback
The Princess Ka‘iulani renovation is not located near the shoreline; therefore it is not 
subject to a coastal height setback.

The Diamond Head Tower development is located near the shoreline, but due to the 
relatively narrow shape of the lot and the proposal to reorient the building in a mauka-
makai direction, Kyo-ya will be seeking a coastal height setback variance.

In order to mitigate the impact of the coastal height setback encroachment, Kyo-ya is 
in discussion with the DLNR to participate in the DLNR’s Beach Maintenance Program 
(sand replenishment) for the littoral cell extending between Kūhiō Beach and the 
Royal Hawaiian Hotel (including the area fronting the Diamond Head Tower).  Kyo-ya 
will accept to provide $500,000 in funding to help pay for the construction costs as-
sociated with this program.  Upon completion of the Beach Maintenance Program, the 
beach fronting the Diamond Head Tower to be extended seaward by approximately 
40-feet.  This would be a significant benefit to residents and visitors.

7.5.3.5 Mini Parks
Though not adjacent to the Princess Ka‘iulani Park, various cultural and educational 
programs and design elements of the Princess Ka‘iulani renovation will make cultural 
ties to the mini park located across Ka‘iulani Avenue and inspire visitors and guests to 
visit the park.  The large public open space along the street frontages will offer some 
of the same benefits as the existing mini parks.  Kyo-ya is proposing improved public 
access from Kalākaua Avenue to Waikīkī Beach on the Diamond Head side of the Dia-
mond Head Tower.  In addition, Kyo-ya plans to provide public surfboard racks on site.

7.5.3.6 Significant Public Views
The Princess Ka‘iulani renovation will not impact the significant views that are identi-
fied in the WSD Design Guidelines and Section 9.80-3(a) of the LUO.

The Diamond Head Tower development will not impact the significant views that are 
identified in the WSD Design Guidelines and Section 9.80-3(a) of the LUO.  Views of the 
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ocean along Kalākaua Avenue will be improved significantly by replacing the existing 
building with one that is oriented in the mauka-makai direction.  This orientation of 
the building will allow public view corridors from Kalākaua Avenue on both Diamond 
Head and ‘Ewa sides of the building.

7.5.3.7 Public Pedestrian Access
The Princess Ka‘iulani site does not have any existing public access points.

The Diamond Head Tower site does not have any existing public access points.  Kyo-ya 
proposes a new public, pedestrian access from Kalakaua Avenue to Waikiki Beach on 
the Diamond Head side of the site, significantly improving public pedestrian access to 
the beach.

7.5.3.8 Historic Structures, Significant Sites and Landmarks
The Princess Ka‘iulani and the Diamond Head Tower are not listed as historic, however, 
based on discussions with the DLNR, Kyo-ya has provided Historic American Buildings Sur-
veys for both sites with plans to mitigate the loss of these structures (See Appendix 2).

The Banyan Wing of the Moana Surfrider Hotel is recognized on the National Register 
of Historic Places.  The Banyan Wing is currently negatively impacted by the existing 
Diamond Head Tower because of its proximity.  This mauka-makai orientation of the 
new tower honors pedestrian view corridors.
  
The proposed redevelopment of the Diamond Head Tower will have a positive impact 
by providing separation and relief between the new tower and the Banyan Wing.  This 
separation will allow the historic façade to be visible from the public thoroughfare 
at Kalākaua Avenue.  Based on consultation with SHPD, Kyo-ya plans to enhance the 
historical and cultural displays at the historic Banyan Wing.

To allow the visibility of the Banyan Wing’s Diamond Head façade, the New Diamond 
Head Tower is set toward it’s Diamond Head property line allowing public open space 
to create an open vista through the auto court and arrival pavilion, to the ocean.  The 
new tower has a series of complimentary punched openings and small lanais which 
face the Banyan Wing over the newly created court.

Architectural transitions have been carefully studied to respond to the podium line 
of the Banyan Wing, as the new arrival pavilion roof is aligned with the third floor line 
of the Banyan Wing.  This also allows for a seamless covered pedestrian connection 
between the two buildings.  Likewise, the lawn and amenities deck on the makai side 
of the building will be elevated to a level complimentary with the immediate makai 
frontage of the Banyan Wing.  
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The clean, non-descript statement of the arrival pavilion is intented to create a natural 
visual transition with use of the view corridor, to maintain the focus on the unique 
character of the Banyan Wing.  Through the massing symmetry created by it’s flanking 
towers, the elegance and intricate detail of the existing Banyan Wing will be further 
celebrated and recognized as the focal point of this property.

The new tower’s massing is designed to continue the massing rhythms that the Ban-
yan Wing creates:  Masses that are furthest to Kalākaua Avenue are vertical in pro-
portion and are spaced out between other Kalākaua masses to allow for visual relief.  
Centered from the arrival porte cochere of the Moana and moving outward, street 
front masses are incrementally raised in height to accentuate the focal point of the 
Moana arrival.  The Diamond Head Tower also follows cues from the Banyan Wing and 
Surfrider, stepping back from Kalākaua to create a more inviting urban street front.  

7.6 LIST OF NECESSARY APPROVALS

The Projects will require acceptance of the Final EIS.   The following is a preliminary list of the antici-
pated permits, approvals and reviews that are required prior to construction of the Projects.  To date, 
only the sewer connection permits for both the Princess Ka‘iulani and Diamond Head Tower have been 
approved.

7.6.1 Princess Ka‘iulani
The Princess Ka‘iulani redevelopment will require the following governmental permits or ap-
provals:

7.6.1.1 City and County of Honolulu

• PD-R permit

• WSD permit, Major

• Surface encroachment variance

• Subdivision for pedestrian easement

• Park dedication

• Construction dewatering permit

• CUP for off-site parking

• Building permits

• Flood study

• Trenching permit
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• Grading permit

• Drain connection

• Sewer connection

• Street usage

• Construction plan approval

• Archaeological inventory survey plan approval

7.6.1.2 State of Hawaii

• NPDES permit

• Construction noise permit

• Industrial wastewater discharge permit

7.6.2 Diamond Head Tower
The Diamond Head Tower redevelopment will require the following governmental permits or 
approvals:

7.6.2.1 City and County of Honolulu

• PD-R permit

• WSD permit, Major

• Zoning variance

• SMA use permit 

• Shoreline setback variance

• Surface encroachment variance

• Park dedication

• Construction dewatering permit

• CUP for off-site parking

• Building permits

• Flood study

• Trenching permit

• Grading permit

• Drain connection

• Sewer connection

• Street usage
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• Construction plan approval

• Temporary use  approval for off-site parking during construction

• Subdivision

7.6.2.2 State of Hawaii

• NPDES permit (For construction activities and possibly for construction dewa-
tering.)

• Construction noise permit

• Industrial Wastewater Discharge

7.6.3 Deep Well Cooling System
The deep well cooling system will require the following governmental permits or approvals:

7.6.3.1 Source Well - State Commission on Water Resource Management

• Well construction permit

• Pump installation permit

• Water use permit

7.6.3.2 Injection Well – State DOH

• Underground injection control permit

7.6.3.3 Well Construction – State DOH

• Construction noise permit

• NPDES permit

• Treated processed wastewater associated with well drilling activities

• Building permits

• Trenching permit

• Grading permit

• Effluent discharge permit into the City MS4 (Municipal Separate Storm Sewer 
System)
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8. PROBABLE IMPACT

8.1 IMPACTS OF THE NATURAL OR HUMAN ENVIRONMENT ON THE PROJECT

Perhaps the most significant impact of the natural or human environment on the Projects will be the 
impact of the shoreline and the Banyan Wing on the Diamond Head Tower project.

As noted elsewhere herein, the Diamond Head Tower is adjacent to the historic Banyan Wing of the 
Moana Surfrider Hotel.  Based on the allowable floor area, Kyo-ya could develop a new, 304,260 square 
foot tower at the site of the Banyan Wing that meets all of the LUO, WSD and PD-R requirements.  
Rather than removing this historic structure to allow for a higher density tower, Kyo-ya has elected 
to redevelop the Diamond Head Tower, a tower that does not have a historic designation or such 
significance in the history of Waikīkī.  No site in Waikīkī other than the Diamond Head Tower shares a 
TMK with a historic structure with allowable density.  The Diamond Head Tower site is also among the 
narrowest parcels of land along Waikīkī Beach.  The narrowness of this parcel is exacerbated, in part, 
by the absence of the substantial beach which was to have been built by the State under the terms of 
that certain Surfrider-Royal Hawaiian Sector Beach Agreement, dated as of May 28, 1965, and recorded 
in the Bureau of Conveyances in Liber 5219, Page 181 (the “1965 Beach Agreement”).

Under the 1965 Beach Agreement between the State of Hawai‘i and the owners of certain beach front 
parcels from the Moana Surfrider Hotel through and including the Royal Hawaiian Hotel, the State 
committed to do, among other things, the following (the quoted terms used below have the defini-
tions ascribed thereto in the 1965 Beach Agreement):

• Use best efforts to construct the beach seaward of “Line B” in the “SurfRider-Royal Hawaiian 
Sector” in accordance with the “Cooperative Project”;

• Protect and preserve all existing beach between “Line A” and “Line B” from any diminution 
whatsoever as a result of any work in connection with the Cooperative Project; and 

• Maintain and keep all public beach seaward of Line B and also the area between Lines A 
and B subject to a public easement in a neat and sanitary condition.  (See Figure 53)

In consideration of the State’s commitment to fulfill the tasks described above, the owners of the sub-
ject beach front properties agreed to, among other things, bring their respective beach areas between 
Lines A and B up to finished grade of and equivalent quality to the beach constructed by the State 
seaward of Line B.  However, the contemplated beach was never constructed by the State, and as a 
result the owners were never able to bring their respective beach areas between Lines A and B up to 
the finished grade of the State’s contemplated beach.  Had the beach been constructed by the State, 
as contemplated by the 1965 Beach Agreement, it is likely that the beach fronting the Diamond Head 
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Tower site would be approximately 180 feet wider than it is today.  This, in turn, would have had a 
profound impact on the location of the certified shoreline, perhaps moving it more than 180 feet more 
seaward than where it is likely to be located today.

8.2 DIRECT AND INDIRECT IMPACTS

The renovation and redevelopment of the Princess Ka‘iulani will include the renovation of the exist-
ing 666-rooms in the ‘Āinahau Tower, and the replacement of 474 existing hotel rooms (in the existing 
Princess and Ka‘iulani Towers) with 210 condo-hotel suites and 61 residences.  The redevelopment 
of the Diamond Head Tower will include the replacement of 141 existing hotel rooms with 185 new 
hotels rooms and the addition of 40 residences.  The Projects will result in a net decrease of 430 hotel 
units, an increase of 210 condo-hotel units, and an increase of 101 residences.  Based on the reduction 
in unit count of the combined Projects, it is anticipated that there will not be a significant impact to 
the surrounding environment.

FIGURE 53: SURFRIDER-ROYAL HAWAIIAN BEACH SECTOR BEACH AGREEMENT
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8.2.1 Princess Ka‘iulani
Kyo-ya plans to renovate the existing 666-room ‘Āinahau Tower and replace the rest of the ex-
isting structures on the site with a new podium level development, that will include retail, food 
and beverage establishments, lobbies for the hotels and residences, an auto court, lounges 
and bars, swimming pools and recreation decks, fitness centers, ballrooms, meeting rooms, a 
boardroom,  restrooms,  kitchens, back of house services, parking (four levels, including a base-
ment level), a loading area, mechanical rooms, receiving and storage and other uses.

Kyo-ya plans to develop a new hotel and residential tower, the Pīkake Tower.  The tower will 
consist of 271 units, approximately 210 condo-hotel suites and approximately 61 residences 
(the precise mix of units could be modified based on the demand at time of construction and 
some of the planned residences could be used as condo-hotel suites).  Two of the existing 
hotel towers (Princess and Ka‘iulani Towers), retail structures, an existing parking garage and 
other structures on the site will be demolished.  The net result will be a 264 unit reduction 
in the number of hotel units and 61 new residences.  The existing 36,386 square feet (ap-
proximately 27,212 square feet of retail space and 9,174 square feet of food and beverage) of 
commercial area will be replaced with about 83,000 square feet of retail space and eating and 
drinking establishments.

The current floor area on the Princess Ka‘iulani site is about 680,865 square feet.  The proposal 
would increase the total amount of floor area to about 840,000 square feet.  The proposed in-
crease in floor area will accommodate larger individual condo-hotel suites and new residences, 
as well as a significant increase in commercial and retail space.  This increase will upgrade the 
units from those previously on the property and will enhance the availability of quality lodging 
facilities for tourists and residents.

The public benefits of the Princess Ka‘iulani redevelopment are discussed in Section 8.3 of this 
Final EIS.  The public benefits serve to mitigate the proposed increases in height and floor area 
at the site  The public benefits include enhanced and greater public open space; improved 
view corridors; improved traffic and circulation; and a greater attention to a Hawaiian sense of 
place.

The Princess Ka‘iulani site provides adequate space for staging of construction materials and 
activities.  The closure of a lane on Kalākaua Avenue is not expected to be required due to 
the extensive setbacks along Kalākaua Avenue that will provide adequate staging during the 
majority of the construction period.  Some of the infrastructure work (sewers) along Kalākaua 
Avenue may require closure of at least one lane of Kalākaua Avenue for two to three months.  
The extent of any closures of Kalākaua or Ka‘iulani Avenues will be determined based on con-
sultation with the construction team and the DPP.
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8.2.2 Diamond Head Tower
The new Diamond Head Tower will replace 141 hotel units with 185 hotel units and 40 resi-
dences resulting in a net increase of about 84 units.  The Diamond Head Tower will also fea-
ture approximately 3,000 square feet of retail, and other hotel amenities including food and 
beverage establishments, lobby bar, and pool areas.  In order to minimize impacts of wave 
run-up and sediment deposition in the area immediately mauka of the existing seawall, Kyo-ya 
proposes to raise the elevation of the pool area and construct a retaining wall mauka of the 
existing seawall located next to the beach.

The current floor area of the existing Diamond Head Tower is about 83,253 square feet.  The 
proposed new Diamond Head Tower would increase the total amount of floor area to about 
299,072.  The proposed increase in floor area will accommodate larger individual hotel units, 
an increase in the number of hotel units and new residences.  The development will result in 
upgraded hotel and residential units from those previously on the property and will provide 
significantly improved visitor product in Waikīkī.

The public benefits of the Diamond Head Tower redevelopment are discussed in Section 8.3 
of this Final EIS.  The public benefits serve to mitigate the proposed increases in height and 
floor area at the site. The public benefits include enhanced and greater public open space; 
improved view corridors, improved traffic and circulation, beach access and public surfboard 
racks, and greater attention to a Hawaiian sense of place.  In addition, Kyo-ya has been and 
continues to be in discussion with the DLNR to provide $500,000 for the DLNR’s Beach Main-
tenance Program (sand replenishment) for the littoral cell extending between Kūhiō Beach 
and the Royal Hawaiian Hotel (including the area fronting the Diamond Head Tower).  Upon 
completion of such program, it is anticipated that the beach fronting the Diamond Head Tower 
would be extended seaward by approximately 40-feet.

Construction is expected to take between two to three years. The area planned for the mo-
tor court, the large low-rise arrival pavilion, and the beach setback area will provide space 
for staging of construction materials and activities for the tower.  Temporary closure of a lane 
along Kalākaua Avenue may be required during a portion of the construction of the Diamond 
Head Tower.  Some of the infrastructure work (sewers) along Kalākaua Avenue and Ka‘iulani 
Avenue may require closure of at least one lane of Kalākaua Avenue for two to three months 
(the Kalākaua Avenue closure has also been mentioned in the Princess Ka‘iulani construction 
impacts).  The extent of any closures of Kalākaua or Ka‘iulani avenues will be determined based 
on consultation with the construction team and the DPP.  The limits of work along Kalākaua 
Avenue during the demolition and construction phases will impact the service of the Express 
buses currently running in the right lane of Kalākaua Avenue.  The closure of any lanes on 
Kalākaua Avenue will require a street usage permit from DPP.



Page 93

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

February 2010

 Chapter 8

The increase in elevation of the Diamond Head Tower parcel was done to address the poten-
tial of global warming (rising tides), storm surges, and the base flood elevation of about 8 
feet.   The neighboring parcel containing the Police substation, restrooms, surfboard racks and 
concession is also elevated in relation to the beach area.  The primary adverse impact to sur-
rounding properties would be runoff, which is addressed by our engineering consultant in the 
section on drainage.

Private view planes from properties mauka will be substantially improved at or below the exist-
ing tower level. While the additional height of the proposed Diamond Head Tower will impact 
mauka neighboring properties private views above the height of the existing building, a more 
slender building footprint will allow for new view corridors and enhance visual opportunities.

In terms of additional building height, the primary impact to surrounding neighbors would be 
shadows, view impacts and wind.  The most affected neighbor is the Hyatt Regency and based 
on the shadow study in Appendix 1, page 1-123 when the Princess Kaiulani property is includ-
ed in the mix, the Hyatt and the proposed Diamond Head Tower trade shadows during differ-
ent periods of the year.  Other affected areas include Kalakaua Avenue, although our shadow 
impacts are very similar to other developments situated adjacent to Kalakaua Avenue.

Public views at the pedestrian level will be improved with views through the Diamond Head 
Tower from the porte cochere through the auto court and glass line arrival pavilion.                                                                         

The proposed Diamond Head Tower will affect ocean views for some of the hotel units in the 
Hyatt.  Because of the configuration of the Hyatt Regency towers, the majority of the guest-
rooms in the Ewa Tower and all of the guestrooms in the Diamond Tower will not be impacted 
by the proposed Diamond Head Tower.  

Important view planes in the area of Waikīkī are identified in Section 21-9.80-3.  Significant 
public views as identified in the WSD Design Guidelines, or the Coastal View Study that was 
published in 1987 by the City & County of Honolulu, will not be impacted by the proposed 
development.

Public views are sometimes protected by the City, however, private views are not.  Again, as 
in the case of shadows, the proposed Diamond Head Tower will affect ocean views for some 
of the hotel units in the Hyatt, while the Hyatt affects mauka views for some of the condo and 
hotel units in the Diamond Head Tower.  The Hyatt also affects views toward Diamond Head for 
the Princess Kaiulani development.  Public views at the pedestrian level will be improved with 
views through the Diamond Head Tower from the porte cochere through the auto court and 
glass line arrival pavilion.
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8.3 GENERAL PUBLIC BENEFITS

The Projects offer a multitude of public benefits as discussed below:

8.3.1 Economic Infusion
The Projects will provide a needed boost to the economy of Hawai‘i in what is projected to 
be one of the most severe recessions in recent history.  Unemployment rates have increased 
to historically high levels on O‘ahu, visitor arrivals have decreased significantly both domesti-
cally and internationally, and construction activity has declined.  Based on the Projects, Kyo-ya 
stands ready to infuse approximately $700 million to stimulate construction and improve two 
major visitor facilities in Waikīkī.  The investment will stimulate short and long-term employ-
ment and generate increased visitor spending and State and City tax revenues.

8.3.1.1 Princess Ka‘iulani
John M. Knox & Associates completed its socioeconomic analysis for the Princess 
Ka‘iulani project on June 3, 2009.  A summary of the analysis is provided below, and 
the socioeconomic analysis is provided in its entirety in Appendix 10.

• The Princess Ka‘iulani construction period will create nearly 2,400 person-years of 
employment on O‘ahu.  It will generate $193 million in personal earning and inject 
$92 million into the O‘ahu economy.  The one negative effect – lost net revenues to 
local government, due to temporarily reduced taxes during construction – will be 
quickly made up by increased revenues when the renovated properties re-open.

• Economic benefits will be driven by increased visitor spending from an increase 
in retail and food and beverage facilities and a more upscale market, as well as 
higher property tax revenues from both the more valuable visitor aspects and also 
from premium residential units.  On-site jobs will increase by 295.  Total O‘ahu jobs 
(including off-site jobs from total visitor expenditures) will increase by about 569; 
annual earnings by $15 million; and economic activity by nearly $26 million.

• Additionally, annual net revenues for both City and State governments will in-
crease (by about $3.1 million a year for the City and $3.9 million for the State) 
when operations begin, rapidly making up for lost revenue during the construc-
tion phase. Thus, over the ten years following construction, the City government 
will receive about $31 million more, and the State $39 million more, on a cumula-
tive basis than without the project.

8.3.1.2 Diamond Head Tower
John M. Knox & Associates completed its socioeconomic analysis for the Proposed 
Diamond Head Tower project on June 3, 2009.  A summary of the analysis is provided 
below, and the socioeconomic analysis is provided in its entirety in Appendix 11.
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• The Diamond Head Tower construction period will create nearly 1,000 person-
years of employment on O‘ahu. It will generate $91 million in personal earnings 
and inject nearly $47 million into the O‘ahu economy. The one negative effect – 
lost net revenues to local government, due to temporarily reduced taxes during 
constructions – will be quickly made up by increased revenues when the renovat-
ed properties re-open.

• Economic benefits will be driven by increased visitor spending from an increase in 
retail and food and beverage facilities and a more upscale market, as well as higher 
property tax revenues from both the more valuable visitor aspects and also from 
premium residential units. On-site jobs will increase by 114. Total O‘ahu jobs will 
increase by about 935; annual earnings by $24 million; and economic activity by 
$36 million.

• Additionally, annual net revenues for both City and State governments will in-
crease (by more than $3 million a year for the City and $900,000 for the State) 
when operations begin, rapidly making up for lost revenue during the construc-
tion phase. Thus, over the ten years following construction, the City governments 
will receive about $30 million more, and the State $9 million more, on a cumulative 
basis than without the project.

8.3.1.3 Cumulative Impact
John M. Knox & Associates completed its socioeconomic analysis for the combined 
Princess Ka‘iulani and Diamond Head Tower projects on June 3, 2009.  A summary 
of this analysis is provided below, and the socioeconomic analysis is provided in its 
entirety in Appendix 12.

• The Princess Ka‘iulani and Diamond Head Tower construction periods will create 
nearly 3,400 person-years of employment on O‘ahu.  They will generate $284 mil-
lion in personal earning and inject nearly $140 million into the O‘ahu economy.  
The one negative effect – lost governmental net revenues, due to temporarily re-
duced taxes – will be quickly made up by increased revenues when the renovated 
properties re-open.

• Economic benefits will be driven by increased visitor spending from a more up-
scale market, as well as higher property tax revenues from both the more valuable 
visitor aspects and also from premium residential units (taxed at hotel rather than 
residential rates).  Total O‘ahu jobs will increase by about 1,500; annual earnings by 
$39 million; and economic activity by more than $62 million.

• Tax revenues will be generated in the short-term by the construction of the Proj-
ects, and in the long-term by the projected long-term employment opportunities 
associated with the operation and maintenance of the new hotel units, commer-
cial and retail businesses, as well as with the condo-hotel and residences.

• Both the State and the City will enjoy a higher level of annual net revenues from 
the properties than at present – nearly $6.2 million more per year for the City and 
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$4.7 million for the State.  Because of this, for the two projects combined, net gov-
ernment revenue lost in construction will have been made up for the City by 2016 
and for the State by 2019.  After these dates, both levels of government will have 
higher levels of revenues after costs than at the present time.  Over the ten years 
following construction, the City will receive about $62 million more, and the State 
$47 million more, on a cumulative basis than without the projects.

8.3.2 Sustainable Strategies
The redevelopment proposes to incorporate the application of LEED standards and strategies, 
to the extent economically feasible, to achieve sustainable site, utilities and building develop-
ment.  The green principles and strategies currently being considered for the project include 
the following:

• A deep well cooling system for the Projects and the remaining buildings at the 
Moana Surfrider Hotel.  The proposed cooling systems will significantly reduce 
energy demand, water consumption and emissions of carbon in the environment.  
Additional details about this program are provided in Section 4.2.3.5 of this Final EIS.

• Collection of rain water for irrigation use to reduce potable water consumption.
Maximize use of local and regional materials for construction

• Promote alternative transportation by providing secure bicycle storage and locker 
room facilities;

• High performance glazing;

• Lighting control systems that reduce light usage;

• Design spaces with views to the exterior and options for natural ventilation;

• Create and implement a Green education program for employees and guests;

• Develop a solid waste management plan during construction and operations; and 

• Explore reuse and recycling of demolished materials

In conjunction with Kyo-ya, Starwood Hotels and Resorts, who operates both The Princess 
Kaiulani Hotel and the Moana Surfrider – A Westin Resort have created a major initiative to 
Reduce Energy Consumption.  This has become a top priority for their sustainability efforts to 
reduce gas, electrical and water consumption, as reflected in the program guidelines below:

• Purchase and install energy efficient equipment such as chillers, motors, etc 

• Heat pumps to convert waste heat to make hot water 

• Energy efficient lighting (cfl’s, t-8’s, etc) 

• Window tint or special glass to reduce heat absorption 

• Insulation

• Energy efficient roofing 

• Low flush toilets and low flow shower heads and faucets 

• Variable speed drive pumps 
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Starwood also has an existing recycling program which includes, at both hotels:

• Plastic, aluminum and glass containers

• Paper and cardboard 

• Wet waste 

• Cooking oil 

• Machine oil 

• Waste heat from mechanical equipment to heat water 

The other sustainable/green activity involves procedural changes at both hotels, including:

• Turning off lights and equipment not in use 

• Purchasing recycled products 

• Purchasing local produce 

• Using biodegradable soaps and cleaning supplies 

• “Green linen” program (wash on check-out or guest request) 

• Create more planting area to reduce carbon footprint 

• Non-chemical treatment of pool, cooling tower and well water 

• Heat treatment instead of pesticides to kill insects 

• Air hand drying in employee locker rooms 

Due to increased efforts this year and efforts to get more employee involvement Starwood is 
realizing an energy savings over the base year 2003.  Also by including guest room recycling 
and increased attention to cardboard and paper recycling Starwood reduced their municipal 
solid waste (MSW) tonnage by 12%.

Kyo-ya continues to explore the following passive sustainability concepts for incorporation 
into the design of the Projects:  

• Vertical plans such as fins and walls for solar protection

• Sliding doors and operable windows at units to create flexibility for natural venti-
lation and heat dissipation.  Fan coil unit switches at these elements will prevent 
energy use during passive cooling.

• “Egg-crate” type façade for south façade allowing protection both horizontally and 
vertically to minimize heat gain.

• Deep Lanais at south facing façade to minimize heat gain, also servicing as light 
shelves to create indirect ambient natural lighting.

• Saw-tooth façade to shield walls due west, limiting heat gain an improving interior 
views.

• Incorporation of native landscape species both endemic and Polynesian introduced.
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8.3.3 Waikīkī Special District - Princess Ka‘iulani
The Princess Ka‘iulani development achieves several of the key objectives of the WSD LUO and 
result in demonstrable contributions benefitting the community and the stability, function 
and overall ambiance of Waikīkī.  The following are the anticipated public benefits:

8.3.3.1 Enhanced Public Open Space
The proposed development of the Princess Ka‘iulani will result in additional public 
open space that is usable and visible to the public and that creates visual relief from 
neighboring buildings.  The public open space will increase from approximately 16,310 
square feet to 35,118 square feet (a 115% increase in public open space).  Although the 
overall open space (public and private open space) will slightly decrease from 47,925 
square feet to 36,860 square feet (a 23% decrease), the majority of this open space 
has been moved to the landscaped public promenades along Kalākaua Avenue and 
Ka‘iulani Avenue.  This resulting area, combined with the open area from property line 
to edge of curb creates an environment that allows expansive walkways with exten-
sive landscaping.  These publicly accessible open space provisions are an important 
component of this proposed redevelopment, a marked improvement over the existing 
open space that is located internally on the property. (See Figure 54).  A portion of this 
open space may be dedicated to public use as part of the WSD Permit and/or as part of 
Kyo-ya’s park dedication requirements.

FIGURE 54: PRINCESS KA‘IULANI PROPOSED RETAIL PROMENADE (BEFORE/AFTER)
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The setback along Kalākaua Avenue will increase from an average of approximately 
14 feet to approximately 51 feet.  The Kalākaua Avenue setbacks will far exceed the 
requirement of 20 feet.  The setback along Ka‘iulani Avenue will increase from dis-
tances 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.  This significant increase in 
public open space and landscaping along this major thoroughfare will greatly enhance 
the pedestrian experience through Waikīkī by providing relief from the urban forms 
that congest the street level experience in Waikīkī.

Elevated areas that are not subject to open space calculations are expected to improve 
views of the project from the elevated areas of neighboring properties.  These open air 
decks or ‘visual open spaces’, will be used for pedestrian and vehicular access, recre-
ation, pool, outdoor dining, and will use a combination of hardscape, landscape and 
water features that reduce the visual impact of the development.  Functions such as 
service and loading areas that are currently visible, will occur at covered or shielded 
areas.

8.3.3.2 Improved View Corridors
The proposed orientation of the new Pīkake Tower will be in the “mauka-makai” direc-
tion (the long axis of the building aligned “mauka-makai”) as recommended in the 
WSD Guidelines.  The existing Princess Tower is oriented in an “‘Ewa-Diamond Head” 
direction.  The replacement of the Princess Tower with the Pīkake Tower will improve 
view planes for neighboring properties at the tower level (See Figures 55 & 56).
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FIGURE 56: PRINCESS KA‘IULANI KALAKAUA ELEVATION 
(EXIST. OVERLAY)

FIGURE 55: PRINCESS KA‘IULANI KALAKAUA ELEVATION
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FIGURE 57: PRINCESS KA‘IULANI PROPOSED GROUP ARRIVAL (BEFORE/AFTER)
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8.3.3.3 Improved Traffic and Circulation
The proposed raised auto court and dedicated bus loading for the property will reduce 
congestion along Ka‘iulani Avenue by providing on-site stacking of automobiles and 
buses, as opposed to the on-street stacking that occurs today (See Figure 57).  A new 
access point to the parking structure will be provided off the new auto court.  This ac-
cess will allow guests and valet parking to enter the garage without having to exit the 
property onto Ka‘iulani Avenue, thereby reducing traffic on Ka‘iulani Avenue.

8.3.3.4 Hawaiian Sense of Place
The renovated and redeveloped Princess Ka‘iulani will significantly enhance the 
“Hawaiian Sense of Place” of the area. Cognizant and respectful of the area’s history, 
special features, and past inhabitants, the project will look to celebrate and reinterpret 
many important and iconic elements throughout its design.

For assistance and guidance, the project has convened a Cultural Focus Group, led by 
Peter Apo, consisting of respected cultural historians and practitioners with roots in 
Waikīkī.  Through extensive interaction, many important features and references have 
been identified for inclusion in the project. 
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Water elements will be seen throughout the property and reflect on Waikīkī (spouting 
water), the expansive lo‘i and ‘Āpuakēhau Stream that were all past components of the 
area’s landscape. New and enhanced landscaping will look to incorporate both native 
plant species and introduced - many of whom were brought to the island by the Prin-
cess’s father Archibald Cleghorn including two of note, the Pīkake (Chinese jasmine) 
and the Banyan tree. An existing banyan on the Kalākaua Avenue retail promenade 
will be retained, pending evaluation, as a reminder of the tree that once served as a 
place of gathering for the community and of respite for the Princess on the property. 
Additionally as further reference to ‘Āinahau, a palm lined entry drive and motor court 
will provide a stately entrance to the property.

The architectural character of the new structures and building elements will also look 
to incorporate many cultural and historical references through abstract contemporary 
expressions. The concept of “duality” has been explored for architectural interpretation, 
while physical elements such as the Princess’s hats and gowns,  lei and jewelry, as well 
as her favorite flower (Chinese jasmine) and bird (peacock), both known as “pīkake” in 
Hawaiian, have served as sources of inspiration and guidance. 

Also of note and as recommended by the Cultural Focus Group, the project will include 
programmed space at the arrival level for a “Legacy Library” to serve as a place that 
exhibits the legacy arts and artifacts of the Princess and house a curator driven immer-
sion program for the property.

8.3.3.5 Improved and Expanded Landscaping
The proposed development incorporates extensive landscape improvements along 
Kalākaua and Ka‘iulani Avenues.  The existing landscaping is limited to several coconut 
trees, planter boxes and a small Banyan Tree on Kalākaua Avenue.  A landscaped buffer 
will separate the pedestrian promenade from both Kalākaua and Ka‘iulani Avenues.  
The landscaped area will have a more natural appearance with the addition of both 
native and tropical plant species, as well as coconut trees, in a partially graded area.  
Kyo-ya plans to either maintain the existing banyan tree located on the makai side of 
Kalākaua Avenue or introduce a new banyan tree along Kalākaua Avenue.

8.3.4 Waikīkī Special District - Diamond Head Tower

The Diamond Head Tower redevelopment also provides anticipated public benefits, including 
some which meet key objectives of the WSD Guidelines:
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8.3.4.1 Beach Management
Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Maintenance Program, as 
discussed in Section 2.4.

8.3.4.2 Enhanced Public Open Space
The site plan for the Diamond Head Tower replacement will provide additional public 
open space that is usable and allows better accessibility for the public.  The public 
open space will significantly increase from approximately 9,256 square feet to 14,363 
square feet (a 55% increase in public open space).  The open space will be increase 
from 61,537 square feet to 61,547 square feet .This open space will be primarily main-
tained along Kalākaua Avenue allowing it to be visually combined with the open area 
from property line to edge of curb.  This creates an environment that allows expanded 
walkways with landscaping, providing relief from the view, sound and noise as well as 
provide public safety from Waikīkī’s main thoroughfare.  The visual open space at the 
pedestrian level of Kalākaua Avenue is improved with a mauka-makai oriented build-
ing footprint which creates relief in the massing, and brings open area into the auto 
court with a visual link through to the beach. (See Figure 58)

FIGURE 58: DIAMOND HEAD TOWER PROPOSED AUTO COURT (BEFORE/AFTER)
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This significant increase in public open space will be achieved by increasing the 
setbacks along Kalākaua Avenue and the Diamond Head side of the lot, as well as by 
incorporating a public access corridor, and public surfboard racks on the site.  The 
setback along Kalākaua Avenue will increase from an average of approximately 14 feet 
to approximately 28 feet.  The Kalākaua 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 
range of 11 to 25 feet.

8.3.4.3 Improved View Corridors
The proposed orientation of the new Diamond Head Tower will be in the “mauka-
makai” direction as recommended in the WSD Guidelines, as opposed to the “‘Ewa-
Diamond Head” orientation of the existing Diamond Head Tower.  Ground level view 
corridors will be greatly enhanced by the mauka-makai orientation of the tower and 
the open spaces incorporated at the ground level.  This tower will provide ocean views 
for the public not available with the existing Diamond Head Tower or anywhere along 
Kalākaua Avenue from Kūhiō Beach to Fort DeRussy.

View planes from properties mauka will be improved 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.  Views from the selected rooms on the lower two thirds of 
the ‘Ewa Tower of the Hyatt Regency Waikīkī will be impacted by the Diamond Head 
Tower; however, because of the narrow profile of the Diamond Head Tower and the 
octagonal design of the Hyatt, all rooms on the makai side of the Hyatt will retain at 
least partial ocean views.

8.3.4.4 Improved Traffic and Circulation
The proposed auto court for the property will reduce congestion along Kalākaua Av-
enue by relocating the drop off for the existing Diamond Head Tower from the Moana 
Surfrider Hotel auto court to this new auto court.  This will help spread the drop off 
area over two locations and provide off-street drop off and queuing space at the new 
auto court.

8.3.4.5 New Public Beach Access and Surfboard Racks
Kyo-ya intends to provide a new public beach access and additional public surfboard 
racks on the Diamond Head Tower site.  Kyo-ya plans to manage the leasing of the 
surfboard racks and make them available to the general public.  This concept has been 
discussed with staff at the Department of Enterprise Services.

8.3.4.6 Hawaiian Sense of Place
The renovated and redeveloped Diamond Head Tower will significantly enhance the 



Page 104

FINAL ENVIRONMENTAL IMPACT STATEMENT
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 

THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER

February 2010

 Chapter 8

“Hawaiian Sense of Place” of the area. Cognizant and respectful of the area’s history, 
special features, and past inhabitants, the project will look to celebrate and reinterpret 
many important and iconic elements throughout its design.

For assistance and guidance, the project has convened a Cultural Focus Group, led by 
Peter Apo, consisting of respected cultural historians and practitioners with roots in 
Waikīkī.  Through extensive interaction, many important features and references have 
been identified for inclusion in the project. 

Located on legendary Waikīkī Beach, the redeveloped property aspires to capture the 
spirit of the ocean and its sporting history. Surfing and fishing, paddling and naviga-
tion, will be celebrated through the creation of new physical and visual access, while 
the “beach boy” culture will be captured and celebrated in the look, feel and operation 
of the hotel.  

The architectural character of the new structures and building elements will also look 
to incorporate many cultural and historical references through abstract contemporary 
expressions. Obvious references to historic shape of a classic longboard is evident in 
the building’s tower component, while other physical elements such as canoes and 
fishing implements, waves and coral, etc. have served as sources of inspiration and 
guidance. 

Also of note and as recommended by the Cultural Focus Group, the project will look to 
include an environmental graphic on the mauka face of the building as public art. Re-
inforcing the mauka to makai visual corridor opened through the proposed redevelop-
ment, the proposed relief pattern on the building will look to express the rich diverse 
elements of the Waikīkī ahupua‘a through abstract representations. 

8.4 DEMOGRAPHIC IMPACTS

8.4.1 Residential Population
The Projects include the development of 101 total residences.  The other components of the 
Projects include a combination of condo-hotel suites or traditional hotel units; the occupancy 
of these units is expected to consist primarily of transient vacationers.  As a result, any increas-
es to the residential population would be the result of the 101 residences (61 in the Princess 
Ka‘iulani and 40 in the Diamond Head Tower).  Based on DPP standards for dwellings in Waikīkī, 
the average household size is estimated at 1.72 which translates to an increase of about 174 
residents on the properties (105 at the Princess Ka‘iulani and 69 at the Diamond Head Tower).  
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The population increase may be less than a typical 101 unit multi-family development, since 
a certain percentage of buyers may be transient owners and second home or vacation home 
buyers.

8.4.2 Visitor Population
The Projects will 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 is planned to result in a decrease of approximately 430 hotel 
units, an increase of 210 condo-hotel suites and an increase of 101 residences.  The new 185-
room hotel at the Diamond Head Tower, the renovated 666-room ‘Āinahau Tower and the 210 
condo-hotel suites in the Pīkake Tower will be operated as hotel inventory and will consist of a 
total of 1,055 accommodations for transient use.  These units will represent significant im-
provements over the existing facilities.  While 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 rev-
enues and per diem spending by visitors at the two properties.  The larger, condo-hotel suites 
will also accommodate more visitors than the traditional hotel units and will attract families 
and extended-stay guests.

8.4.3 Character or Culture of the Neighborhood
The 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 exist-
ing resort and commercial uses that currently occupy the respective project sites.

8.5 HOUSING IMPACTS

The Princess Ka‘iulani Project will result in 61 new residential units and the Diamond Head Tower will 
result in 40 new residential units.  These new units may result in an increase to the residential popula-
tion in the Waikīkī area.  Based on DPP standards for dwellings in Waikīkī, the average household size 
is estimated at 1.72 which translates to an increase of about 174 residents on the properties (105 at 
the Princess Ka‘iulani and 69 at the Diamond Head Tower).  Based on the DPP’s “Annual Report on the 
Status of Land Use on O‘ahu, Fiscal Year 2007”, the Year 2000 population for the PUC is approximately 
419,300 which is approximately 47.9% of the Year 2000 island-wide population.  Although the 419,300 
population Figure is slightly over the 46% General Plan Benchmark for 2025, the DPP projects that the 
PUC 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 101 residences will 
provide for some of this projected population increase to the Year 2020.  The population increase may 
be less than a typical 101 unit multi-family development, since a certain percentage of buyers may 
be transient owners and second home or vacation home buyers.  No affordable units are planned for 
these two Projects.
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8.6 PUBLIC SERVICES

8.6.1 Access and Transportation
The “Traffic Impact Report Princess Ka‘iulani Renovation & Diamond Head Tower Redevelop-
ment” prepared by Wilson Okamoto Corporation in April 22, 2009 is summarized in this section 
and is included in its entirety in Appendix 3.

The existing Princess Ka‘iulani Hotel is located on the northwest corner of the intersection of 
Kalākaua Avenue and Ka‘iulani Avenue in Waikīkī.  Primary vehicular access to the existing hotel 
is currently provided via three driveways off Ka‘iulani Avenue, two for the auto court and one for 
the parking garage and loading area.

The Princess Ka‘iulani will be accessible from two driveways and a bus pullout off Ka‘iulani Av-
enue.  The first driveway connection off Ka‘iulani Avenue will be located at the intersection with 
Koa Avenue.  Lanes on the driveway will be aligned to be consistent with the traffic flow on Koa 
Avenue.  The centerline of the exit lane from the driveway will be aligned with the centerline of 
Koa Avenue, in which traffic moves one way in the Diamond Head direction.  

This driveway will be the primary access to the development’s auto court and will provide 
an internal connection to the parking structure.  The connection to the parking structure will 
reduce congestion along Ka‘iulani Avenue as hotel guests and valet parking services will no 
longer need to exit the property to enter the parking structure.  The second driveway connec-
tion will be located near the existing driveway to the hotel’s parking garage at the intersection 
with Prince Edward Street and Kānekapōlei 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 Ka‘iulani Avenue to 
accommodate buses picking up/dropping off guests at the hotel.  Kyo-ya will explore provision 
of a passing lane adjacent to buses that are staged at the pullout.  In the event that passing 
widths and radii are insufficient, resort security will ensure that vehicles do not reverse out of 
the pullout area.

The existing Moana Surfrider Hotel (which includes the Surfrider Tower, Banyan Wing and the 
Diamond Head Tower) is located on the south side of Kalākaua Avenue at the intersection of 
Ka‘iulani and Kalākaua Avenues in Waikīkī on the island of O‘ahu.  Primary vehicular access to 
the existing hotel is currently provided via three driveways off Kalākaua Avenue, two for the 
auto court fronting the Moana Surfrider Hotel and one for the two loading spaces located at the 
Surfrider Tower.
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The new Diamond Head Tower plans include a proposed auto court dedicated to the Diamond 
Head Tower.  The auto court will be located on the southeast side of the intersection of Kalākaua 
Avenue and Ka‘iulani Avenue.  This new connection will require modifications to the existing 
traffic signal operation at the intersection of Kalākaua Avenue and Ka‘iulani Avenue (the pro-
posed modifications have been discussed with the Department of Transportation Services).  The 
new auto court will relieve congestion at the existing auto court at the Moana Surfrider and 
reduce the queuing of automobiles that periodically occurs along Kalākaua Avenue.

In summary, Wilson Okamoto Corporation has confirmed to Kyo-ya that based upon distribu-
tion figures, the volume of right-turning vehicles from Kuhio Avenue on to Kanekapolei Street is 
expected to remain similar to existing conditions, while the volume of left-turning vehicles from 
Kalakaua Avenue to Kaiulani Avenue is expected to decrease with the proposed renovation of 
the Princess Kaiulani Hotel and development of the Diamond Head Tower.  The planned reduc-
tion of hotel rooms at the Moana Surfrider Hotel complex is expected to result in a decrease in 
vehicles utilizing the valet functions fronting the Banyan Wing.  Consequently, the volume of 
vehicles turning left from Kalakaua Avenue to Kaiulani Avenue is expected to decrease as valet-
related trips to the parking garage at the Princess Kaiulani Hotel decrease.  Site-generated ve-
hicles associated with the proposed Diamond Head Tower will be able to directly cross Kalakaua 
Avenue to access Kaiulani Avenue and the Princess Kaiulani Hotel’s parking garage.

8.6.1.1 Area Roadway System
At the southeast corner of the Princess Ka‘iulani site, Kalākaua Avenue intersects 
Ka‘iulani Avenue.  At this signalized T-intersection, the Kalākaua Avenue approach has 
three through lanes and one left turn lane.  Ka‘iulani Avenue originates at Kalākaua 
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, Ka‘iulani Avenue transitions back to a one-way (northbound) 
roadway with two lanes between Prince Edward Street and Kūhiō Avenue, and one 
lane between Kūhiō Avenue and its terminus at Ala Wai Boulevard.

North of the intersection with Kalākaua Avenue, Ka‘iulani Avenue intersects Koa Av-
enue.  At this unsignalized intersection, both approaches of Ka‘iulani Avenue have two 
lanes that serve all traffic 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 Ka‘iulani Avenue and Liliuokalani Avenue.  The west leg of 
the intersection is comprised of the entrance to the existing auto court for the Princess 
Ka‘iulani Hotel.

Further north, Ka‘iulani Avenue intersects Prince Edward Street and Kānekapōlei 
Street.  At this unsignalized intersection, the Ka‘iulani Avenue approach has two 
northbound lanes that serve all traffic movements.  Prince Edward Street is a one-
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lane, one-way (westbound) roadway that serves as a connector roadway between 
Ka‘iulani Avenue and Liliuokalani Avenue.  At the intersection with Ka‘iulani Avenue 
and Kānekapōlei Street, the Prince Edward Street approach has one westbound lane 
that serves all traffic movements.  Kānekapōlei Street originates at this intersection 
as a four-lane, two-way roadway, transitions to a three-lane roadway north of Kūhiō 
Avenue, and terminates at Ala Wai Boulevard.  At the intersection with Ka‘iulani Av-
enue and Prince Edward Street, the Kānekapōlei Street approach has two southbound 
lanes that serve all traffic movements.  The eastbound approach of the intersection is 
comprised of the existing driveways for the Princess Ka‘iulani Hotel and the adjacent 
Miramar Hotel.  The driveway for the Princess Ka‘iulani 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.

Northeast of the intersection with Prince Edward Street and Kānekapōlei Street, 
Ka‘iulani Avenue intersects Kūhiō Avenue.  At this signalized intersection, the Ka‘iulani 
Avenue approach has an exclusive right-turn lane and one through lane.  In the vicinity 
of the project site, Kūhiō Avenue is a predominantly four-lane, two-way roadway.  At 
the intersection with Ka‘iulani Avenue, the eastbound approach of Kūhiō Avenue has 
one through lane and a shared left-turn and through lane while the westbound ap-
proach has one through lane and a shared through and right-turn lane.

West of the intersection with Ka‘iulani Avenue, Kūhiō Avenue intersects Kānekapōlei 
Street.  At this signalized intersection, the eastbound approach of Kūhiō 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 traffic movements.  
The northbound approach of Kānekapōlei Street has one through lane and a shared 
left-turn and through lane while the southbound approach has two lanes that serve 
all traffic movements.  Right-turn traffic movements are not permitted on the north-
bound approach of Kānekapōlei Street.

North of the intersection with Kūhiō Avenue, Kānekapōlei Street intersects Ala Wai 
Boulevard.  At this signalized T-intersection, the Kānekapōlei 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 Kānekapōlei Street, the Ala Wai Boule-
vard has two through lanes and a shared left-turn and through lane.

8.6.1.2 Traffic Impacts
Traffic conditions for the Year 2012 with the Projects and conditions for the Year 2012 
without the Projects are summarized in the table below.
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Traffic operations with the Projects are expected to remain similar to Year 2012 condi-
tions without the proposed Princess Ka‘iulani renovation and Diamond Head Tower 
development during both peak periods (Weekday PM and Saturday PM).  The traffic 
movements at the study intersection are expected to continue operating at levels of 
services similar to Year 2012 conditions without the proposed Princess Ka‘iulani reno-
vation and Diamond Head Tower development.

Although Year 2012 conditions with the Projects are expected to remain similar to con-
ditions without the Diamond Head Tower, the new tower will be located in a densely 
developed area with a high volume of pedestrian and vehicular traffic.  As such, a TMP 
that is coordinated or combined with the management plans associated with other 
hotels in the vicinity (Moana Surfrider) is recommended for the proposed project to 
minimize conflicts with traffic associated with the new tower.

Intersection
Traffic

Movement

Weekday PM Saturday PM

Exist
Year 2012

Exist
Year 2012

w/out Proj w/ Proj w/out Proj w/ Proj

Kaiulani Ave/
Koa Ave

EB LT-TH - - B - - B

NB LT-TH-RT A A A A A A

SB LT-TH-RT A A A A A A

Kaiulani Ave/
Prince Edward St/
Kanekapolei St

EB LT-TH-RT B B B C C B

WB LT-TH-RT A A A A A A

NB LT-TH-RT A A A A A A

SB LT-TH-RT A A A A A A

Kaiulani Ave/
Kuhio Ave

EB LT-TH B B B B B B

WB TH-RT A B B B B B

NB
TH C C C C C C

RT C C C C C C

Kanekapolei St/
Kuhio Ave

EB
LT B B B B B B

TH-RT B B B B B B

WB LT-TH-RT B B B B B B

NB LT-TH C C C C C C

SB LT-TH-RT C C C C C C

Kanekapolei St/
Ala Wai Blvd

WB LT-TH A A A A A A

NB LT C C C C C C

EXISTING AND PROJECTED (WITH AND WITHOUT PROJECTS)
LOS TRAFFIC OPERATING CONDITIONS

FIGURE 59: EXISTING AND PROJECTED LOS TRAFFIC OPERATING CONIDITIONS
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The Traffic Impact Report (TIR) anticipates that the Princess Ka‘iulani Renovation will 
result in an overall decrease in site generated trips during peak periods primarily due 
to the planned reduction in hotel rooms.  However , for the purpose of the TIR, the trip 
generation characteristics of the proposed development were conservatively assumed 
to remain similar to existing uses.  With the addition of the replacement of the Dia-
mond Head Tower, a slight increase in site generated vehicles is expected, but traffic 
conditions in the vicinity are expected to remain similar to conditions without the Dia-
mond Head Tower Replacement.  As such, impacts related to the State’s H-1 Freeway’s 
on-ramps located a little over 2 miles away and off-ramps located even further away 
will not be impacted by the proposed Princess Ka‘iulani renovation and Diamond Head 
Tower replacement.

As stated in the TIR, guests accessing the proposed Diamond Head Tower will have the 
option to valet park their vehicles via the hotel’s porte cochere off Kalakaua Avenue 
or self-park their vehicles at the Princess Ka‘iulani Hotel’s garage similar to the Moana 
Surfrider Hotel.  Valets transferring vehicles to the garage can directly access Ka‘iulani 
Avenue across Kalakaua Avenue via a new driveway connection on the south side of 
the intersection of Kalakaua Avenue and Ka‘iulani Avenue.  When returning vehicles, 
valets would follow the current circulation pattern of the Moana Surfrider Hotel valets 
which utilizes Kanekapolei Street, Kuhio Avenue, Royal Hawaiian Avenue, and Kalakaua 
Avenue.

8.6.1.3 Traffic Mitigation Measures
Based on the analysis of the traffic data, the following are the recommendations as-
sociated with the implementation of the proposed redevelopment of the Princess 
Ka‘iulani Hotel:

• Maintain sufficient sight distance for motorists to safely enter and exit all drive-
ways for the Princess Ka‘iulani Hotel.

• Provide adequate on-site loading and off-loading service areas at the Princess 
Ka‘iulani Hotel and prohibit off-site loading operations, in accordance with the 
requirements of the Land Use Ordinance.

• Provide adequate turn-around area for service, delivery, and refuse collection 
vehicles at the Princess Ka‘iulani Hotel to maneuver on the project site to avoid 
vehicle-reversing maneuvers onto City and County of Honolulu roadways.

• Provide sufficient turning radii at all driveways for the Princess Ka‘iulani Hotel to 
avoid or minimize vehicle encroachments to oncoming traffic lanes.

• Align the southern project driveway for the Princess Ka‘iulani Hotel along Ka‘iulani 
Avenue with Koa Avenue to minimize conflicts between turning vehicles, as rec-
ommended by the Department of Transportation Services (DTS) and the Depart-
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ment of Planning and Permitting (DPP).  
(see Figure 60)

• Align the northern project driveway 
for the Princess Ka‘iulani Hotel along 
Ka‘iulani Avenue with Prince Edward 
Street to minimize conflicts between 
turning vehicles, as recommended by 
DTS and DPP.

• If access to the parking structure for 
the Princess Ka‘iulani Hotel via the 
northern driveway connection is 
controlled (i.e., automatic gate, etc.), 
provide sufficient storage for entering 
vehicles.

• Prepare a Traffic Management Plan 
(TMP) for the Princess Ka‘iulani Hotel 
that is coordinated or combined with 
the management plans associated with 
other hotels in the vicnity (i.e. Moana 
Surfrider Hotel).  The TMP should in-
clude traffic circulation, parking, load-
ing and traffic demand management 
strategies.

• Prepare a Construction Management 
Plan (CMP) for the Princess Ka‘iulani 
Hotel which includes discussions 
regarding the anticipated construction 
schedule and phasing, as well as, traffic 
circulation, traffic control, and parking 
during the construction period.
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Based on the analysis of the traffic data, the following are the recommendations of 
this study associated with the implementation of the proposed development at the 
Diamond Head Tower:

• Provide sufficient sight distance for motorists to safely enter and exit the driveway 
for the Diamond Head Tower.

• Maintain the two existing on-site loading and off-loading spaces in the basement 
level of the Moana Surfrider Hotel for the Diamond Head Tower and establish a 
freight loading pull-out along the makai side of Kalakaua Avenue which is to be 
used for commercial loading purposes.
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• Maintain adequate turn-around area for service, delivery, and refuse collection 
vehicles to maneuver at the Moana Surfrider Hotel for the Diamond Head Tower to 
avoid vehicle-reversing maneuvers onto City and County of Honolulu roadways.

• Provide sufficient turning radii at the driveway for the Diamond Head Tower to 
avoid or minimize vehicle encroachments to oncoming traffic lanes.

• Align the driveway for the Diamond Head Tower along Kalākaua Avenue with 
Ka‘iulani Avenue to allow direct access to the Princess Ka‘iulani Hotel’s garage for 
valet functions.

• Prepare a Traffic Management Plan (TMP) for the Diamond Head Tower that is coor-
dinated or combined with the management plans associated with other hotels 
in the vicnity (i.e. Moana Surfrider Hotel and Princess Ka‘iulani Hotel).  The TMP 
should include traffic circulation, parking, loading and traffic demand manage-
ment strategies.

• Prepare a  Construction Management Plan (CMP) for the Princess Ka‘iulani Hotel 
which includes discussions regarding the anticipated construction schedule and 
phasing, as well as, traffic circulation, traffic control, and parking during the con-
struction period.

The TMP will include potential transportation demand management strategies for the 
Princess Ka‘iulani, Moana Surfrider, and Diamond Head Tower that could be imple-
mented to improve traffic circulation in the immediate vicinity.  In addition, the TMP 
will include detailed discussions regarding the management of parking, loading, and 
bus staging for all three properties.

With the applicant’s planned implementation of the aforementioned recommenda-
tions, the Projects are not expected to have a significant impact on traffic operations in 
the project vicinity.

Based on traffic related concerns presented by the DPP in their review of the EIS Prepa-
ration Notice and the Draft EIS, and meetings with DPP staff, the applicant provides 
the following commitments:

• The applicant plans to provide pedestrian connections through the site to adjacent 
properties where appropriate.  Kyo-ya plans to place stairways and an elevator be-
tween the ‘Ewa/makai corner of the Princess Ka‘iulani site and the Diamond Head/
makai corner of the International Market Place, for access to the hotels public ame-
nities.  The applicant plans to explore the possibility of connecting the redeveloped 
second floor lobby of the ‘Āinahau Tower to the second floor of the International 
Market Place, and will pursue a dialog with the owner of the International Market 
Place in that regard.  Connection to the Miramar Hotel and Ohana East Hotels are 
not feasible or practical, given the location of the access drive easement separating 
these developments and the nature of the existing developments.
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• The new Diamond Head Tower will provide a public, pedestrian access through 
the property to the beach and plans to provide public surfboard racks to provide 
easier access to surfing in Waikīkī.  The Diamond Head Tower will also provide for 
pedestrian access to the Banyan Wing of the Moana Hotel.

• Kyo-ya will eliminate the driveway curb cuts for the auto court at the Princess 
Ka‘iulani and will incorporate them into the driveways for the entry drive and park-
ing entry to minimize the number of pedestrian/vehicle conflicts.  Kyo-ya will cre-
ate two curb cuts for the proposed bus loading zone on Ka‘iulani Avenue; however, 
by rerouting the City sidewalk onto the Princess Ka‘iulani property and creating 
a landscaped island on the City right-of-way, there should be no pedestrian/bus 
conflicts at the curb cuts.  The centerline of the entry drive will be aligned directly 
across Koa Avenue.  Based on further discussions with the Department of Plan-
ning and Permitting, Traffic Review Branch and the Department of Transportation 
Services, the bus loading area will be modified to provide a bus pull-out and the 
earlier proposed landscape island will be eliminated.  This will provide adequate 
area to accommodate the loading and/or unloading of two buses, within the bus 
pull-out and eliminate the appearance of driveway curbcuts.  (see Figure 60)

 Based on further discussions with the Department of Planning and Permitting, 
Traffic Review Branch and the Department of Transportation Services, the bus 
loading area will be modified to provide a bus pull-out and the earlier proposed 
landscape island will be eliminated.  This will provide adequate area to accom-
modate the loading and/or unloading of two buses, within the bus pull-out and 
eliminate the appearance of driveway curbcuts.  (see Figure 60)

• Kyo-ya will design and maintain the landscaping on the approach to traffic signals 
and driveways such that it does not obstruct vehicular site lines.

• The applicant will provide a CMP, which outlines both a construction schedule and 
interim parking plan to support the parking loads of the Moana Surfrider Hotel 
complex during construction of the Princess Ka‘iulani Redevelopment, in addition 
to during and after the construction of the new Diamond Head Tower facility.  Kyo-
ya’s traffic consultant, Wilson Okamoto Corporation, conducted field investigations 
of the Princess Ka‘iulani parking garage and the Sheraton Waikīkī Hotel parking 
garage in February 2009.  The purpose of this investigation was to understand (i) 
the parking demands on the Princess Ka‘iulani Hotel parking garage associated 
with the Princess Ka‘iulani Hotel and the Moana Surfrider Hotel complex, includ-
ing demands created by hotel guests and by Kyo-ya employees, (ii) the parking 
demands on the Sheraton Waikīkī Hotel parking garage, which serves both the 
Sheraton Waikiki Hotel and the Royal Hawaiian Hotel (both owned by Kyo-ya), and 
(iii) the feasibility of utilizing the Sheraton Waikīkī Hotel parking garage for the 
guest-related vehicles from the Moana Surfrider Hotel complex between the time 
the existing the Princess Ka‘iulani Hotel parking garage is demolished and the time 
the new Princess Ka‘iulani Hotel parking garage is completed and operational.  A 
copy of their report is attached as Appendix 4.  In short, Wilson Okamoto Corpo-
ration concluded that the Sheraton Waikīkī Hotel parking garage has a sufficient 
number of parking stalls to accommodate all of the anticipated guest-related 
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vehicles from the Moana Surfrider Hotel complex and some of the Kyo-ya employ-
ee-related vehicles during this period, provided (a) valets utilize self-parking stalls 
when valet stalls are filled, and (b) employee parking at the Sheraton Waikīkī Hotel 
parking garage is reduced by approximately 25%.  Kyo-ya intends to pursue the 
Wilson Okamoto Corporation recommendation of achieving this 25% reduction 
by arranging for one or more off-site parking locations for Kyo-ya employees in 
or near Waikīkī, with a shuttle service to be provided by Kyo-ya.  The details of the 
parking arrangements will be set forth in the CMP, which will be submitted to the 
DPP prior to the issuance of any demolition permit for the Princess Ka‘iulani Hotel 
parking garage.

• The Waikīkī Extension of the Honolulu High Capacity Transit Corridor Project 
transit line is proposed to be one-half block mauka of the Princess Ka‘iulani Hotel 
along Kuhio Avenue.  The nearest stations will be five blocks ‘Ewa and three blocks 
Diamond Head of Ka‘iulani Avenue and will provide efficient and time saving com-
mutes for hotel employees of the Projects and the Moana Surfrider Hotel.

• Kyo-ya will design the auto court driveway with a modified curb return to provide 
the appearance of a street rather than driveway on Kalākaua Avenue to encour-
age pedestrians to observe and comply with traffic signals.  Kyo-ya will look into 
detectable warnings that can be used to ensure that blind pedestrians will know 
that there is a “roadway” at the auto court entry.

• The sidewalk will be designed to meander around the bus pullout area to provide 
a continuous pedestrian path uninterrupted by bus staging functions.  Landscap-
ing will be provided to discourage pedestrian use of  this area as a sidewalk.  Space 
for staging of  two buses are planned and will not affect the new sidewalk area.  
The traffic consultant surveyed bus use along Ka‘iulani Avenue and determined 
that the two bus spaces with enforcement and management would accommodate 
the demand for buses related to the Princess Ka‘iulani Hotel complex.

8.6.2 Water
The Princess Ka‘iulani, Moana Surfrider Hotel, and Royal Hawaiian hotels share a single potable 
water system owned and maintained by Kyo-ya.  The Kyo-ya water system is supplied from a 
private well and from the BWS municipal system.  The Kyo-ya water system consists of a well 
(identified as Public Water System No. 330) located in the Kaimukī area, with a maximum al-
lowed capacity of 336,000 gallons per day.  Potable water is conveyed to Waīkīki through a 
private pipeline located in easements across numerous properties.  The well is operated by 
Kyo-ya with oversight by the BWS and DLNR.

The municipal system in the vicinity of the hotel consists of 8-inch, 12-inch, and 16-inch do-
mestic water lines.  The 8-inch water line runs along Kalākaua Avenue, fronting the Moana Sur-
frider Hotel, transitions to a 16-inch water line just east of Ka‘iulani Avenue.  A 12-inch water 
line running along Ka‘iulani Avenue connects to the 16-inch water line along Kalākaua Avenue 
at the street intersection.
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The Kyo-ya water system maintains two 6-inch diameter potable water service connections as 
well as one 6-inch diameter fire service connection to the BWS system along Ka‘iulani Avenue.  
The individual commercial retail spaces located along Ka‘iulani and Kalākaua avenues connect 
to the BWS system, typically with a 3/4-inch diameter service lateral.

The estimated water consumption for the renovated Princess Ka‘iulani property, based on BWS 
consumption guidelines, is 340,000 gallons per day, a decrease of 65,000 gallons per day from 
an estimated existing consumption of 405,000 gallons per day.  No impacts to the existing water 
system are expected as a net decrease in consumption is anticipated with the redevelopment.  
The Diamond Head Tower development is expected to increase water consumption by 34,000 
gallons per day.  The BWS indicated in a letter dated December 11, 2008 that the existing water 
system is “…presently adequate to accommodate the proposed development.”   A final commit-
ment will be determined at the time the building permit application is submitted to the City DPP.  
No impacts to the existing water system are expected as a result of the Diamond Head Tower 
development.  The net result of the Projects is a reduction in water consumption of 31,000 gal-
lons per day.  Off-site improvements are expected to be minor, limited to the removal of existing 
water meters serving the individual retail spaces and cutting and plugging of service laterals at 
the mains within Kalākaua Avenue and Ka‘iulani Street.  This work is a routine construction activ-
ity, overseen by the City through the trenching permit program.

The BWS in reviewing the EISPN commented that the existing water system is presently ad-
equate to accommodate the proposed development; that Kyo-ya will be required to pay the 
Water System Facilities Charges for resource development, transmission and daily storage, 
when water is made available; on-site fire protection requirements should be coordinated with 
the Fire Prevention Bureau of the HFD; and that the proposed project is subject to BWS cross-
connection control and backflow prevention requirements prior to issuance of the building 
permit application.  Kyo-ya agrees to comply with these requirements and recommendations.  
The BWS comments are provided in their entirety in Appendix 19. In reviewing the Draft EIS, 
the BWS noted that their comments on the EISPN in a letter dated February 17, 2009 are still 
applicable (Appendix 20).

8.6.3 Wastewater
The project area sewers consist of an interconnected network of gravity sewers located in 
Kalākaua Avenue, Kūhiō Avenue, Kānekapōlei Place, Ala Wai Boulevard, and Lewers Street.  Pipe 
sizes range between 8-inch and 48-inch in diameter.  The gravity sewers ultimately discharge 
to the Beachwalk Sewage Pump Station located in the Kai‘olu Street municipal parking lot.  The 
Beachwalk Sewage Pump Station pumps raw sewage via a 42-inch diameter force main to the 
Ala Moana Sewage Pump Station at Ala Moana Beach Park.  The City recently completed reha-
bilitation of the 42-inch force main and announced plans to install a new 72-inch diameter force 
main connecting the two sewage pump stations, scheduled for completion in 2012.
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The City is in the process of upgrading other area sewers.  Improvements to the sewer main 
along Ala Wai Boulevard and the mauka end of Lewers Street have been planned for some 
time; however, this work is indefinitely deferred. The City is proceeding with a plan to improve 
the Lewers Street lines makai of Kūhiō Avenue in the near term which may include increasing 
capacity to the benefit of the Projects.  Construction of the Lewers Street and Kūhiō Avenue 
improvements is scheduled for the 2011 to 2013 time frame.

The Princess Ka‘iulani property has 15 sewer lateral connections to the 8-inch diameter 
Kalākaua Avenue and 10-inch diameter Ka‘iulani Avenue sewers.  These laterals serve the vari-
ous commercial retail and hotel spaces.  Two sewer lateral connections to the 8-inch diameter 
Kalākaua Avenue sewer provide service to the Diamond Head Tower.    

The City sewers along Kalākaua Avenue, Kānekapōlei Street, Ala Wai Boulevard and Lewers 
Street are inadequate to support any increase in flow.  If developed together, the resulting 
sewage generation is proposed to be proportioned, limiting discharge to the Ka‘iulani sewer 
to less than existing discharge rates.  The balance of the sewage is proposed to be discharged 
to Kūhiō Avenue.

The DPP has approved two sewer connection permit applications, for the Project.  These sewer 
connection application approvals (See Appendix 5) requires Kyo-ya to upgrade the existing 
8-inch diameter sewer main serving the Diamond Head Tower, located at the intersection of 
Ka‘iulani and Kalākaua Avenues to accommodate the increase in sewage flow from the Project 
and to connect certain portions of the Princess Ka‘iulani redevelopment directly to the existing 
18-inch sewer line on Kūhiō Avenue.  Possible routes for direct connection to Kūhiō Avenue 
include a new public sewer line along Ka‘iulani Avenue or a private line in easements across 
private property.  Kyo-ya is reviewing these two options for a private line to redirect certain 
flows directly to the sewer line in Kūhiō Avenue.  Kyo-ya will ensure that all new and renovated 
food service establishments will comply with the City’s Grease Interceptor Rules.

8.6.4 Drainage and Storm Water Quality
The Waīkīki area generally drains to the Ala Wai Canal via the City underground drain system 
or directly to the ocean along the beachfront properties.  The City storm drain system consists 
of roadside gutters, catch basins, drain manholes, and drain pipes ranging in size from 12-inch 
to 66-inch in diameter, located in Kalākaua Avenue, Ka‘iulani Avenue, Kānekapōlei Place, and 
Seaside Avenue.

The Princess Ka‘iulani site is situated at a local high point.  Runoff generated from the east 
side, TMK Parcel 2-6-022:001 discharges to Ka‘iulani Avenue, either sheet flowing to the road-
side gutter or discharging directly to the drain system via a storm drain connection.  The west 
side, TMK Parcel 2-6-022:041, sheet flows to Kalākaua Avenue, and then continues west to the 
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Seaside Avenue drain system.  Drainage improvements for the proposed development will 
maintain the existing drainage patterns and will not increase the volume of runoff discharged 
to the City drainage facilities.  Since the proposed project site is less than 5 acres in size, the ap-
plicant will develop a site specific BMP plan to address storm water quality in accordance with 
Section II – Storm Water Quality of the City’s Rules Relating to Storm Drainage Standards.

On the Diamond Head Tower, portions of the drainage on the mauka side of the property cur-
rently flows to the drainage system in Kalakaua Avenue.  On the makai portion of the property, 
presently runoff sheet flows to the sandy beachfront or to internal landscaped and lawn areas.  
The new  Diamond Head Tower development will be designed such that runoff will generally 
be contained on-site and disposed of by percolation in landscaped areas, particularly in the 
planned beachfront lawn area.   Design of the storm drainage system will be integrated with 
the landscape design to provide areas for storm water infiltration.   Since the proposed project 
site is less than 5 acres in size, the applicant will develop a site specific BMP plan to address 
storm water quality in accordance with Section II – Storm Water Quality of the City’s Rules 
Relating to Storm Drainage Standards.

The Project is expected to obtain a NPDES Permit for construction activities.  Erosion control 
measures and best management practices required under the NPDES Permit program as well 
as the ROH will be implemented and will include stabilized gravel access pads, vehicle tire 
wash down, provisions for concrete truck washout, catch basin inlet filter bags, and sediment/
siltation fencing.

Storm water quality measures for the post construction condition will likely include the use of 
hydrodynamic separators and infiltration in landscaped areas.  Runoff from the Diamond Head 
Tower will generally be contained on-site and disposed of by percolation in landscaped areas, 
particularly in the planned beachfront lawn area.   Design of the storm drainage system will 
be integrated with the landscape design to provide areas for storm water infiltration.  Provi-
sions for drainage overflow to the beachfront will be made to accommodate extreme storm 
events.  Given the larger landscaped open space and pool area, the property’s ability to retain 
runoff through percolation and free board in the pool should be increased, reducing drainage 
impacts from the project site.

8.6.5 Solid Waste Disposal
The DES, Refuse Collection and Disposal Division manages solid waste disposal facilities for the 
Island of O‘ahu. There are two City solid waste disposal facilities: the H-POWER refuse to energy 
plant at Campbell Industrial Park and Waimānalo Gulch Landfill.  PVT Land Company operates 
a privately owned and operated, licensed, solid waste facility for recovery of recyclable mate-
rials and disposal of construction and demolition materials. The PVT Landfill accepts wastes 
on a pre-arranged basis from haulers and contractors registered with them. Waste loads are 



Page 118

FINAL ENVIRONMENTAL IMPACT STATEMENT
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 

THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER

February 2010

 Chapter 8

screened with recyclable materials removed for sale/reuse and the remaining wastes land 
filled. The capacity of the PVT Landfill as currently licensed is about 20 years, with expansion 
areas available.

The Princess Ka‘iulani hotel contracts its waste management with a private disposal service.  
The hotel also operates a recycling program targeting bottles, cans, cardboard, paper, cook-
ing oils, and kitchen wet wastes.  The Moana Surfrider Hotel has a similar waste management 
arrangement utilizing a private disposal service and operating a recycling program.    Kyo-ya 
will encourage its vendors to utilize bio-degradable food containers and to minimize the use 
of  plastic bags.  Following completion of the Projects, both properties will maintain a waste 
management system.

Starwood (the hotel operator at both the Princess Kaiulani and the Moana Surfrider Hotel) has 
an existing recycling program which includes, at both hotels:

• Plastic, aluminum and glass containers 

• Paper and cardboard 

• Wet waste 

• Cooking oil 

• Machine oil 

• Waste heat from mechanical equipment to heat water 

The applicant will maximize construction waste generated by the demolition of the structures 
at both the Princess Ka‘iulani and Diamond Head Tower to the extent deemed feasible.  The 
demolition contractor will be directed to contact the various companies that offer their ser-
vices in recycling metals and other construction wastes.

The City is currently updating its Integrated Solid Waste Management Plan and identifies 
options for the future of solid waste management.   Alternatives being considered include 
promoting the reduction of waste generation through public outreach, expanding municipal 
collection of municipal recyclable and green wastes, subsidizing recycling programs for con-
dominiums, expanding the Waimānalo Gulch Landfill, developing a new landfill, expanding 
the H-POWER plant capacity, and trans-shipping wastes to the mainland.

8.6.6 Public Schools
The Projects are planned to include 101 residential units.  While some of the units may be 
occupied by permanent residents, the majority of the units are anticipated to be owned by 
second home owners and part-time residents.  The Projects are both located in the Kaimukī/
Kalani Complex Areas.  If there are students residing on either project site, they should be 
entitled to attend Jefferson Elementary School, Washington Middle School and Kaimukī High 
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School.  Based on the State DOE estimates for calculating the demand for student services for 
the proposed developments, the proposed 101 residences will add to the student population 
as follows:

• Elementary (Kindergarten to 5th) - 5 students

• Middle (6th to 8th) - 2 students

• High (9th to 12th) - 2 students

The students generated by this development who elect to attend public schools would attend 
Jefferson Elementary School, Washington Middle School and Kaimukī 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 Ka‘iulani and Moana/Diamond Head Tower developments:

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

Jefferson 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 accommodated 
by all three schools, based on the DOE projected enrollments in 2012-2013.  The DOE has com-
mented (See Appendix 19) on the EISPN that they have no specific concern as it appears that our 
plans would have little or no impact on the schools serving the area.  The DOE commented on 
the Draft EIS that they have no comment or concern regarding this project (See Appendix 20).

8.6.7 Parks
As indicated in the plans provided in Appendix 1, recreational amenities at the Princess 
Ka‘iulani site will include 3 recreation decks with swimming pools, sunning decks, pool ca-
banas and fitness centers.  At the Diamond Head Tower, recreational amenities will include 
2 swimming pools, fitness areas, jacuzzi, additional public open space and public surfboard 
racks.   Direct access to the public beach will also be provided on the site.  The Projects result 
in a net reduction in the number of hotel units and a net increase in the number of residential 
units.  Accordingly, the Projects are not anticipated to have a significant impact on the existing 
parks or recreational facilities in the surrounding neighborhood.  Furthermore, it is likely that 
the Projects visitors and residents will use the recreational amenities that are provided on site.

There are a variety of recreational opportunities located near the project site.  These include 
Waikīkī Beach, the Ala Wai Golf Course, Kapi‘olani Park and the Honolulu Zoo.  These facilities 
will provide additional recreational opportunities for the visitors and/or residents of the Project.
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The DPR commented on the EISPN that they would like to meet to discuss the specifics on how 
Kyo-ya proposes to meet park dedication requirements.  The DDC in comments on the EISPN 
recommended that Kyo-ya confer with the DPP, the DPR and the DDC regarding the preferred 
means to meet park dedication requirements.  Kyo-ya has met with these three departments 
to discuss the preferred means to meet the park dedication requirements of the City and 
presented their plan for park dedication at both the Princess Ka‘iulani and the Diamond Head 
Tower.  These plans were well received by the DPR and DDC and meet park dedication require-
ments.   The comment letters from the DPR and the DDC are included in Appendix 19. The DPR 
commented on the Draft EIS that they would like to meet with the applicant to discuss park 
dedication requirements. The applicant has met with DPR (Appendix 20).

8.6.8 Police
The nearest police station is located at the Waikīkī Beach Center (Police Sub-Station), adjacent 
to the Diamond Head Tower.  Because the Projects represent redevelopment of existing uses 
in generally the same location, it is not anticipated that the proposals will significantly impact 
police facilities or operations.  The Honolulu Police Department commented on the EISPN that 
the project should have no significant impact on the facilities or operations of the Honolulu 
Police Department.    Their comments are included in Appendix 19. HPD comments on the 
Draft EIS were the same as their comments on the EISPN (Appendix 20).

8.6.9 Fire
The Waikīkī Fire Station (Station 7) is located approximately 1 mile away from the project site on 
Kapahulu Avenue.  The HFD commented on the EISPN that the Projects will need to provide; a fire 
apparatus access road, according to code; a water supply approved by the county to meet required 
fire flow for fire protection; on-site fire hydrants and mains capable of supplying the required fire 
flow; and for submission of civil and construction drawings to HFD for review and approval.   The 
applicant will comply with HFD’s recommendations.  Their comments are included in Appendix 19. 
HFD’s comments on the Draft EIS were the same as their comments on the EISPN (Appendix 20).

8.6.10 Utilities

8.6.10.1 Electricity
HECO has existing power lines serving this area including the two project sites and 
Kyo-ya will coordinate these projects with HECO to ensure that the power lines will be 
adequate to support both the Projects and that HECO facilities are not adversely im-
pacted.  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 significantly.  HECO 
in commenting on the EISPN (See Appendix 19) noted that they have no objections at 
this time; that should they may have existing facilities/easements on the redevelop-
ment site or on public right-of-ways that may be affected by the redevelopment or 
construction and have asked that two sets of pre-final plans be submitted for their 
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review with any affected HECO facilities noted; and that any relocation of their facili-
ties should be coordinated with them and that costs associated with relocation will be 
borne by Kyo-ya.  Kyo-ya understands HECO’s requirements and will comply.

Kyo-ya is exploring a variety of energy saving measures and plans to incorporate some 
of these into the proposed projects:  

• Use of solar water heaters 

• Energy efficient glazing systems, Low-E glazing

• Energy Star applicances

• Hi efficiency light fixtures

• Fancoil unit switches at unit lanai doors and operable windows to allow for 
passive cooling options 

• Passive cooling systems through architectural treatments (Ref. Section 8.3.2 
Sustainable Stragegies)

• Explore the feasibility of developing a deep well cooling system for the Proj-
ects to provide cool water in a heat exchange process for the cooling/air-con-
ditioning systems.  Such a cooling system would significantly reduce energy 
demand and the dependence on imported of fossil fuels.  

The use of windmills (wind machines) were considered but since they are not permit-
ted in Waikiki, they will not be pursued.  With the growing popularity of hybrid ve-
hicles, free parking for hybrid vehicles will not be feasible.

All emergency generators will be elevated above flood and tsunami elevation  levels.

LEED standards and strategies will be incorporated to the extent economically feasible.  
LEED is a certification program and nationally accepted benchmarks for design, con-
struction and operation of high performance green buildings.  

8.6.10.2 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.  Kyo-ya will coordinate with Hawaiian Telcom to determine if new 
lines will be required.  No off-site work is expected.

8.6.10.3 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.
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8.7 ENVIRONMENTAL IMPACTS

8.7.1 Historical and Archaeological Resources

8.7.1.1 Archaeological Inventory Survey - Princess Ka‘iulani
CSH prepared the “Archaeological Inventory Survey Report for the Proposed Princess 
Ka‘iulani Redevelopment Project” dated July 2009.  The AIS has been submitted to 
SHPD and is pending approval.  A summary of the report is provided below.  The entire 
report is provided in Appendix 13.

Reference Archaeological Inventory Survey Report for the Princess 
Ka‘iulani Redevelopment Project, Waikīkī Ahupua‘a, Kona Dis-
trict, O‘ahu, TMK: [1] 2-6-022:001 and 041 (Runyon et al. 2009).

Date July 2009.

Project Number (s) Cultural Surveys Hawai‘i (CSH) job code WAIKĪKĪ 34.

Investigation Permit The fieldwork component of the archaeological inventory
Number  survey was carried out under archaeological permit number 

09-20 issued to CSH by the Hawai‘i State Historic Preservation 
Division/Department of Land and Natural Resources (SHPD/
DLNR), per Hawai‘i Administrative Rules (HAR) Chapter 13-282.

Project Location The project area is bounded by the Miramar Waikīkī and 
Outrigger East on the north (mauka side), Kalākaua Avenue 
on the south (makai side), Ka‘iulani Avenue to the east and 
the International Market Place to the west. It is depicted on 
the 1998 USGS 7.5 Minute Series topographic map, Honolulu 
Quadrangle.

Land Jurisdiction Private; Kyo-ya.

Agencies SHPD/DLNR.

Project Description The proposed project involves redevelopment of the subject 
property which includes demolition of portions of the existing 
Princess Ka‘iulani hotel and retail buildings, amenity features 
and parking garage; construction of a new condominium 
tower; renovation of the existing ‘Āinahau Tower; construction 
of amenity and arrival areas; construction of new retail space 
and a new parking garage.
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Historic Preservation The report was written to fulfill the requirements of Hawai‘i 

Regulatory Context  Administrative Rules Chapter 13-13-276. The archaeological in-
ventory survey report was prepared to identify and document 
the archaeological and historic properties and burial sites in 
the project area and gather sufficient information to evaluate 
significance of these properties and sites for review and accep-
tance by SHPD/DLNR.

Project Acreage The redevelopment project area (TMK: [1] 2-6-022:001 and 
041), is approximately 4.16 acres. Redevelopment is anticipat-
ed to impact approximately 1 acre of relatively intact substrate.

Area of Potential Effect For the purposes of the archaeological inventory survey report, 
(APE) the APE is understood to be the entire 4.16-acre redevelop-

ment project area.

Fieldwork Effort The fieldwork component of the archaeological inventory sur-
vey was accomplished between March 23 and April 20, 2009 
by eight CSH archaeologists, Rosanna Runyon, B.A., Douglas 
Thurman, B.A., Trevor Yucha, B.S., Constance O’Hare, B.A., Mi-
chelle Pammer, B.A., Darienne Dey, B.A., Jon Tulchin, B.A., and 
Todd Tulchin, B.S. under the general supervision of Hallett H. 
Hammatt, PhD (principal investigator). The fieldwork required 
approximately 32 person-days to complete.

 
 An archaeological inventory survey plan (Yucha and Hammatt 

2009) was prepared and was a basis of consultation with the 
SHPD and O‘ahu Island Burial Council. Project-related fieldwork 
was carried out per the sampling provisions of the project’s 
inventory survey plan.

 The fieldwork included three phases of supplementary test-
ing. Upon the discovery of an extended in situ burial (in Trench 
F1) a supplementary phase of testing was carried out in the 
immediate vicinity (test trenches F2, F3 and F4) to better 
understand the likely density of burials in the vicinity (no other 
burials were found). In consultation with the SHPD on the 
results of the archaeological inventory survey a second phase 
of supplementary testing (trenches N, O and P) was agreed to 
and carried out within the former Kawaiaha‘o Waikīkī branch 
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church and cemetery parcel.  In order to determine proper 
jurisdiction of the extended in situ burial, SHPD has requested 
further information to facilitate a proper ethnicity determina-
tion in coordination with the O’ahu Island Burial Council. On 
December 9, 2009, a third phase of testing was completed to 
assist SHPD in making a proper ethnicity determination.

Number of Historic Three historic properties were identified during this
Properties Identified  archaeological inventory survey investigation: the former 

Kawaiaha‘o Waikīkī Branch Church and Cemetery parcel (SIHP 
#50-80-14-7065); an intact cultural layer (SIHP #50-80-14-7066) 
containing an intact feature with a calibrated radiocarbon date 
of AD 1725-AD 1815 (46.4% probability), and one in situ hu-
man burial (SIHP #50-80-14-7067).

Historic Properties Three historic properties:
Significance 
Evaluations SIHP #50-80-14-7065, the former Kawaiaha‘o Waikīkī Branch 

Church and Cemetery parcel is recommended significant un-
der criteria D (likely yields information important in prehistory 
or history);

 SIHP #50-80-14-7066, an intact cultural layer containing char-
coal deposits, fire-cracked rock, and cultural deposits is recom-
mended significant under criteria D (likely yields information 
important in prehistory or history); and

 SIHP #50-80-14-7067, a fully extended in situ burial is recom-
mended significant under criteria D (likely yields information 
important in prehistory or history), however if the burial is 
determined by SHPD to be a traditional Hawaiian burial then it 
is recommended as significant under criteria E (for traditional 
cultural significance to an ethnic group).

Effect The proposed project will affect historic properties.  CSH’s
Recommendation  project specific effect recommendation is “effect, with agreed 

upon mitigation measures.”

Mitigation  The inventory survey investigation determined the project 
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Recommendation  area has a high potential of containing significant subsurface 
deposits including intact cultural deposits and/or burials.  In ad-
dition, there is a possibility of encountering additional isolated 
and disarticulated skeletal elements within the former Kawaiaha‘o 
Waikīkī Branch Church and Cemetery parcel (SIHP #50-80-14-
7065) located in the southeast corner of the project area.

 A Data Recovery program is recommended to be conducted 
concurrent with the demolition phase of the proposed con-
struction project in order to further document the extent and 
nature of the specific intact cultural layer (SIHP #50-80-14-
7066) located in the southern portion of the project area near 
Kalākaua Avenue as geographically defined within this report.  
The specifics of the data recovery work will be specified within 
a Data Recovery Plan for the review and approval of the SHPD 
prior to demolition.

 It is recommended that an archaeological monitoring program 
be carried out during subsurface demolition and construction-
related ground disturbance and that a qualified archaeologist 
be present during all subsurface work associated with the proj-
ect area. It is further recommended that the pace and nature 
of the excavation work within the former Kawaiaha‘o Waikīkī 
Branch Church and Cemetery parcel (SIHP #50-80-14-7065) be 
under archaeologist control so that, with slower digging and 
excavation in layers (within sediments likely to contain human 
skeletal remains), to facilitate thorough recovery of any human 
skeletal remains.  The specifics of the monitoring work will be 
specified within an Archaeological Monitoring Plan for the 
review and approval of the SHPD prior to demolition.

 It is recommended that following consultation with the State 
Historic Preservation Division regarding jurisdiction of the hu-
man skeletal remains encountered that the project proponents 
move forward with resolution of treatment as appropriate. 

 Kyo-ya will agree to implement a Data Recovery program and 
Archaeological Monitoring Plan for the Princess Kaiulani project.

 In accordance with the recommendations of SHPD in com-
ments on the Draft EIS:  1)  The applicant commits to a pro-
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gram of archaeological monitoring as specified in the State 
Historic Preservation Division (SHPD) Chapter 6E-42 review of 
September 11, 2009 (Log No 2008.3416; Doc No 0909NM05)  
and the Chapter 6E-8 review dated October 22, 2009 (Log No 
2009.3833; Doc No 0910NM33) to begin with an archaeological 
monitoring plan to be reviewed and approved by SHPD prior 
to the beginning of ground disturbance.  The archaeological 
monitoring plan will include archaeological monitoring of all 
initial ground disturbance and the nine specifications noted in 
your letter.  Any departure from on-site archaeological moni-
toring will only follow consultation with and written concur-
rence from the State Historic Preservation Division.  2)  The 
applicant will notify SHPD via facsimile upon the on-set and 
completion of the proposed development.

8.7.1.2 Archaeological Inventory Survey - Diamond Head Tower
CSH prepared the “Archaeological Inventory Survey Report for the Proposed Diamond 
Head Tower Moana Surfrider Hotel Redevelopment Project” dated June 2009.  The 
AIS for the Diamond Head Tower was accepted by SHPD on August 26, 2009 (log No 
2008.3415; Doc No 0908NM53).  The Management Summary of the report is provided 
below.  The entire report is provided in Appendix 14.

Reference Archaeological Inventory Survey Report for the Proposed Dia-
mond Head Tower Redevelopment Project, Waikīkī Ahupua‘a, 
Kona District, O‘ahu (Thurman et al. 2009).

Date June 2009.

Project Number (s) Cultural Surveys Hawai‘i Inc. (CSH) Project Code: WAIKĪKĪ 36.

Investigation Permit The fieldwork for the archaeological inventory survey
Number  investigation was carried out under archaeological permit 

number 09-20 issued by the State of Hawai‘i Department of 
Land and Natural Resources/State Historic Preservation Divi-
sion (DLNR/SHPD).

Project Location The proposed project area is bounded by Kalākaua Avenue on 
the north (mauka side) and the ocean to the south, the Waikīkī 
police sub-station on the east and the Banyan Wing of the 
Moana Surfrider on the west.
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Land Jurisdiction Private; Kyo-ya.

Agencies The inventory survey report was prepared to guide decision-
making in advance of the proposed redevelopment work and 
to be a basis for consultation with the State of Hawai‘i Depart-
ment of Land and Natural Resources/State Historic Preserva-
tion Division (SHPD/DLNR) and/or other entities.

Project Description Demolition and new construction is proposed for the Diamond 
Head Tower of the Moana Surfrider Hotel.

Project Acreage The portion of the Diamond Head Tower that is proposed for 
demolition is understood to be approximately 44,700 square 
feet or 1.03 acres.

Area of Potential Effect The Area of Potential Effect is understood as the portion of one 
(APE) and Survey  parcel (TMK: [1] 2-6-001:012, por.) in which the redevelopment 
Acreage  of the Diamond Head Wing may impact cultural deposits.

Historic Preservation The report was written to fulfill the requirements of Hawai‘i 
Regulatory Context  Administrative Rules Chapter 13-13-276. The archaeological 

inventory survey report was prepared to support the proposed 
property’s historic preservation review and is intended for 
review and approval by SHPD/DLNR.

Fieldwork Effort The fieldwork component of the archaeological inventory sur-
vey was accomplished between April 13 and April 22, 2009 by 
four CSH archaeologists, Trevor Yucha, B.S., Douglas Thurman, 
B.A., Jeff Fong, B.A., Michelle Pammer, B.A., under the general su-
pervision of Hallett H. Hammatt, PhD (principal investigator). The 
fieldwork required approximately 15 person-days to complete.

 A total of 8 test trenches encompassing 52 m² of the project 
area’s surface were excavated in order to document potential 
subsurface cultural deposits and stratigraphy.

Number of Historic Two historic properties were identified; SIHP 50-80-14-7068 an 
Properties Identified  intact cultural layer, with a calibrated radiocarbon date to AD 

1801 – AD 1939 (66.1% probability), and SIHP 50-80-14-7069 
a historic trash pit dated to the late nineteenth through early 
twentieth century.
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 The Banyan Wing of the Moana Surfrider Hotel building is listed 
on the National and State Registers of Historic Places (SIHP 50-
80-14-9901). The Diamond Wing, originally the Surfrider Hotel, is 
more than 50 years old and therefore must be evaluated prior to 
demolition for its historic and architectural significance.

Mitigation This inventory survey investigation determined the project
Recommendation area has the potential of containing significant subsurface 

features including intact cultural deposits, human burials, as 
well as a possibility of encountering additional isolated and 
disarticulated human skeletal elements. In order to mitigate 
potential adverse impact to these as yet unidentified archeo-
logical features within the project area, it is recommended that 
project construction proceed under an archaeological moni-
toring program (beginning with an archaeological monitoring 
plan for the review and approval of the SHPD).

 Kyo-ya will agree to implement an Archaeological Monitoring 
Plan for the Diamond Head Tower project.

8.7.1.3 Historic Architectural Resources
Minatoshi Architects Inc. prepared an “Assessment of the Historic Architectural Re-
sources within the Proposed Diamond Head Tower of the Moana Surfrider Hotel and 
Princess Ka‘iulani Hotel Master Plan” in April 2009.  A summary and mitigation recom-
mendations of this study are provided below and the study in its entirety is provided in 
Appendix 2.

• The assessment was written to conform to the mitigation requirements of 
the Hawai‘i State Historic Preservation Officer (LOG NO: 2008.0595 DOC NO: 
0804KK27). The State Historic Preservation Officer has determined that Princess 
Tower of the Princess Ka‘iulani Hotel appears to be eligible for listing on the 
National Register of Historic Places. Thus, the State Historic Preservation Officer 
has required that those structures of historic significance that will be affected 
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 qualified historian, architect, or architectural historian who meets the 
qualifications set forth in chapter 13-281.

• The Diamond Head Tower of the Moana Surfrider Hotel opened in January 1952, 
and the Princess Ka‘iulani Hotel opened on June 11, 1955, and as such both are 
over fifty years old and meet the definition of a historic property as enumerated 
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in Section 6E-2, HRS.  As both towers and their associated elements only recently 
reached the fifty year plateau, they are not included within the Hawai‘i State His-
toric Preservation Office’s inventory of historic places, and are also not identified in 
the City’s “WSD Guidelines” among “structures, sites and landmarks” identified by 
the DLNR as “having scenic, cultural, historic or architectural significance” and “may 
possess qualities which make them eligible for listing on the register of historic 
places.”

• The 1952 Diamond Head Tower of the Moana Surfrider Hotel has lost some of its 
integrity, as its guest rooms have been remodeled and the first floor, which once 
functioned as a lobby, now serves as a corridor and seating area, with the ocean 
side of the space open to the beach. Originally the building was an autonomous 
hotel but in 1969, it became a wing of the Moana Surfrider Hotel.  Its “Surfrider” 
name was appropriated and applied to the hotel Kenji Osano constructed on the 
‘Ewa side of the Moana in 1969.  The more recent Surfrider Tower also has been 
incorporated into the Moana Surfrider Hotel as the Tower Wing, and the entire 
complex is now named the Moana Surfrider Hotel- a Westin Resort.

• The 1955 Princess Tower of the Princess Ka‘iulani Hotel has also gone through 
a number of changes over the last fifty three years.  Major changes include the 
construction of the Ka‘iulani Tower in 1960, designed by Wimberley & Cook, the 
construction of the ‘Āinahau Tower in 1971, designed by Roehrig, Onodera & 
Kinder, and a major remodeling of the lobby and grounds in 1987.  The additions 
to the hotel retained the design spirit of the original building, and the footprint of 
the 1955 lobby and grounds is still discernable.

• Both the Princess Tower (original main tower of the Princess Ka‘iulani)   and the Di-
amond Head Tower of the Moana Surfrider Hotel were designed by San Francisco 
architect Gardner Dailey, FAIA (1895-1967).  Prior to designing these hotels Dailey 
had previously worked with Matson on the refurbishment of the Royal Hawaiian, 
at the conclusion of World War II, and was also involved with the 1954 changes 
made to the Moana Surfrider Hotel.  Dailey and William Wurster are credited with 
introducing modern architecture to northern California, and are recognized as the 
prime progenitors of the “Second Bay Tradition,” which melded the International 
Style with local vernacular traditions during the mid-to-late 1930s.

• The character-defining features of the Diamond Head Tower of the Moana Surfrid-
er Hotel that remain intact include:

- 8-story reinforced concrete structure with its integrated ornament;

- makai facing guest room lānai and their railings;

- First story façade facing Kalākaua Avenue;

- Guest room configuration.
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• The character-defining features of the Princess Tower (original main tower of the 
Princess Ka‘iulani) that remain intact include:

- 11-story reinforced concrete structure;

- upper story fenestration;

- “Sky Level” lānai and roof and structural walls of the Robert Louis Steven-
son Suite;

- makai facing guest room lānai and their railings;

- swimming pool;

- Terrazzo floor in the entryway and lobby, which is now covered with clay 
tile and carpet.  This includes the compass in the floor of the entry terrace, 
now covered by carpet, which uses mauka, makai, ‘Ewa, and Diamond 
Head as directionals;

- Mural depicting the Polynesian voyages executed by Esther Bruton Gilman 
which graces the rear stairway leading from the ‘Āinahau Wing’s first and 
second floors.  This was relocated from the no longer extant Kahili Bar.

- Two buildings along Kalākaua Avenue housing shops;

- Portrait of Princess Ka‘iulani by Lloyd Sexton in the lobby;

- Stone bench on which Princess Ka‘iulani sat, and sacred stone, both in the 
garden area adjoining the swimming pool;

- Paintings by Island artists which originally hung in guest rooms, but now 
are in storage or gracing executive office wing’s hallway.

• Several modern additions have been built on to the Princess Ka‘iulani’s 1955 hotel 
structure, which are not fifty years old and do not contribute to the historical sig-
nificance of the hotel.  Any alteration to the character of these additions would be 
considered to have no effect upon the historic character of the building. These are:

- The Diamond Head Tower, now named the Ka‘iulani Tower, which was 
completed in 1960;

- Parking Structure, which was completed in 1961;

- ‘‘Āinahau Wing, which was completed in 1971;

- Auto court, which was remodeled in the 1980s;

- The guest room interiors which have been remodeled several times over 
the years; and

- Lobby’s fabric, the result of a 1987 remodeling.
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To mitigate effects of the proposed demolition, Minatoshi Architects Inc. recommends 
that the following mitigation measures shall be explored:

• Photographic documentation according to Historic American Building Survey 
standards is to be undertaken of the hotel buildings, its shops, and swimming pool 
area.

• Placing a copy of the floor plans  for the Diamond Head Tower of the Moana Sur-
frider Hotel and the Princess Tower of the Princess Ka‘iulani Hotel at an appropriate 
repository, perhaps the University of California at Berkeley’s Environmental Design 
Archives, which houses the Gardner Dailey collection.  Plans selected for archiving 
should be those that are the oldest and best condition available, preferably the 
work of the original architect.

• Digitizing select pages of the aforementioned plans for the Diamond Head Tower 
of the Moana Surfrider Hotel and the Princess Tower of the Princess Ka‘iulani Hotel.  
These digital files should be made accessible to the public and researchers by the 
Owner.

• Retention and/or reuse of the following elements in the new development: Lloyd 
Sexton’s portrait of Princess Ka‘iulani; terrazzo compass in the floor of the entry 
terrace; Polynesian migration mural by Esther Bruton Gilman, and paintings that 
initially hung in guest rooms.

• A sacred stone and a stone bench in the garden came from `’Āinahau.  Princess 
Ka‘iulani sat upon the bench.  Both these features still remain and should be pre-
served and sensitively incorporated into the new project.

• Development of interpretive displays and/or programs communicating the history 
of the property, Princess Ka‘iulani, and tourism in Waikīkī during the 1950s, and 
cultural programs perpetuating traditional Hawaiian activities and values.”

Kyo-ya will agree to implement the recommend mitigation measures.

8.7.2 Natural Resources

8.7.2.1 Water Resources
There are no potable or surface fresh water resources on either the Princess Ka‘iulani 
or the Moana Surfrider Hotel sites.  The Projects are located in Waikīkī, with the Dia-
mond Head Tower being located near the beach.   The waters off the south shore of 
O‘ahu, including Waikīkī, are designated Class A by the State 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 
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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 Proj-
ects are not anticipated to adversely impact these resources.  Kyo-ya plans to explore 
the feasibility of developing a deep well cooling system (a renewable energy technol-
ogy) to provide cool water for the cooling/air-conditioning system to the Projects and 
the two remaining buildings at the Moana Surfrider Hotel.   Development of this system 
would require approval of a Water Use Permit from the State Water Commission.

8.7.2.2 Flood Plain Management
According to the FIRM of the City, Panel 370 of 395, Map Number 15003C0370F, dated 
September 30, 2004, the Princess Ka‘iulani site is in Zone A, a special flood hazard 
area where base flood elevations have not been determined, Zone AE, a special flood 
hazard area where base flood elevations have been determined, and Zone X, which 
represent areas determined to be outside of the 500 year flood plain.  The same FIRM 
Panel indicates that the Diamond Head Tower site is in Zone X, Zone A, and Zone AE, 
with a base flood elevation of 8 feet.  Kyo-ya has requested and received on May 24, 
2007 a Flood Hazard Analysis determination for the Princess Ka‘iulani from the Army 
Corps of Engineers.  The Zone A base flood elevation is 7.8-feet.  Kyo-ya also requested 
and received on April 23, 2009 a Flood Hazard Analysis determination for the Moana 
Diamond Head Tower from the Army Corps of Engineers.  The Zone A base flood eleva-
tion is 7.8-feet.  These two determinations are included in their entirety in Appendix 8.  
The Projects will comply with flood hazard requirements.  Prior to construction, Kyo-
ya will provide a Flood Fringe District Certification to establish the Regulatory Flood 
Elevation as required by the City.  Additionally, Kyo-ya plans to elevate all emergency 
generators above flood and tsunami elevation levels.

The project will comply with the rules and regulations of the National Flood Insurance 
Program (NFIP) presented in Title 44 of the Code of federal Regulations (44CFR).  The 
project will also comply with applicable flood ordinances of the City and County of 
Honolulu.

8.7.2.3 Topography and Soils
The Princess Ka‘iulani site is located a short distance from Waikīkī Beach, while the 
Diamond Head Tower site is located on Waikīkī Beach.  Both sites are relatively flat with 
no unique topographic features such as sand dunes or sloped areas.  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 depos-
ited 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.
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There are currently basement levels under several of the existing structures on the 
Princess Ka‘iulani site.  Kyo-ya proposes excavation of some additional basement 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.  Kyo-ya plans on performing 
excavation for structural improvements within the existing basement and potential for 
additional surrounding footings and piles may require additional excavation beyond 
the existing basement.  Kyo-ya may expand the existing basement which may require 
additional excavation.

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 Community Noise Control 
Rules and a construction noise permit issued by the DOH.  In order to mitigate con-
struction noise, the contractor can undertake reasonable and standard practices, such 
as using mufflers on diesel and gasoline engines, using properly tuned and balanced 
machines, etc.  Following construction and during operations, the Projects are ex-
pected to have similar noise levels and characteristics as the existing facilities and uses, 
however, with a reduction in total units and reductions in trips related to the reduction 
in units.

8.7.2.4 Air Quality
Air quality in the vicinity of the Projects is mostly affected by air pollutants from motor 
vehicles.  After construction of the Projects, the operational carbon monoxide levels, 
which are of primary concern among the various air pollutants, are expected to remain 
relatively unchanged as traffic levels are not anticipated to increase with the proposed 
net reduction in total units.  The proposal will have short-term construction-related 
impacts on air quality primarily related to fugitive dust and emissions from construc-
tion vehicles.  Measures to mitigate short-term air quality impacts related to emissions 
of fugitive dust during construction 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.
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FIGURE 61: SURROUNDING BUILDING HEIGHTS

8.7.2.5 Visual Impacts

The proposed structures will be situated in a highly urbanized area surrounded by the 
following structures which include several high rises as indicated in Figure 61:
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The approximate heights of the following surrounding structures were obtained by 
Google Earth and/or Sanborn Maps:

• International Marketplace-  25 -35 feet

• Āinahau Tower - 28 stories, 309 feet 

• Hyatt Regency Waikīkī - 39 stories, 364 feet 

• King’s Village – 70 feet

• Waikiki Hana – 72 feet

• Waikiki Paradise – 18 feet

• Outrigger East Hotel - 20 stories 215 feet

• Miramar Hotel - 21 stories, 220 feet

• Royal Hawaiian Shopping Center – 40 feet

• Outrigger Waikiki - 140 feet

• Surfrider Tower - 21 stories, approximately 233 feet

8.7.2.5.1  Princess Kaiulani

Pikake Tower
The proposed Pīkake Tower at the Princess Ka‘iulani will have a height of 350 
feet.  The height of the Pīkake Tower will be part of Kyo-ya’s request for flex-
ibility with relation to the existing 260-foot height limit for the site, subject 
to the LUO provisions governing the PD-R approvals within the Resort Mixed 
Use Precinct.  The height of the proposed Pīkake Tower is consistent with the 
maximum height allowed through PD-R, is within the height characteristics 
of the area, and is in line with recent PD-R height allowances. The proposed 
Pīkake Tower is approximately fourteen feet less than the two adjacent Hyatt 
towers (350’ vs. 364’) and approximately eighteen feet less than the recently 
constructed Grand Waikīkīan (350’ vs. 368’) at the Hilton Hawaiian Village. 

The proposed Princess Ka‘iulani development will not affect any prominent 
view corridors and historic properties as identified in Section 21-9.80-3 of the 
LUO.  Public views toward the ocean, mountains and Diamond Head will be 
substantially unaffected by the proposed development and the project is con-
sistent with the Primary Urban Center development plan policy of preserving 
public panoramic views of natural landmarks and the urban skyline. 

Whereas 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 WSD guidelines. This will serve to signifi-
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cantly improve public view planes and massing in the mauka/makai direction 
and greatly improve view planes for neighboring properties at or below the 
existing tower level. While the additional height of the proposed Pīkake Tower 
will impact mauka neighboring properties private views above the height of 
the existing Princess Tower, greater building separation will allow for new view 
corridors and enhance visual opportunities.

The following illustrations represent existing conditions and any potential vi-
sual impacts from the public or pedestrian level (see Figures 62, 63, 64, 65). Ad-
ditional illustrations are available in Appendix 1. These illustrations represent 
that views are improved, consistent with, or no worse than existing conditions.   

Justification for the Height of the Pikake Tower
The proposed 350-foot of the Pikake Tower exceeds the 260-foot height limit 
by 90 feet.  The 350-foot height is necessary to allow a relatively slender tower 
that is oriented in a mauka/makai direction to minimize visual impacts of the 
tower.  The PD-R in the Waikiki Special District allows for modification of certain 
development standards to encourage redevelopment in Waikiki and to allow 
provision of community benefits that come with redevelopment.  Kyo-ya pro-
poses the following improvements and community benefits, made possible by 
the additional height:
 
(a) The proposed development of the Princess Ka‘iulani will result in addi-

tional public open space that is usable and visible to the public and that 
creates visual relief from neighboring buildings.  The public open space 
will increase from approximately 16,310 square feet to 35,118  square feet 
(a 115% increase in public open space).  Although the overall open space 
(public and private open space) will slightly decrease from 47,925 square 
feet to 36,860 square feet (a 23% decrease), the majority of this open space 
has been moved to the landscaped public promenades along Kalākaua 
Avenue and Ka‘iulani Avenue.  This resulting area, combined with the open 
area from property line to edge of curb creates an environment that allows 
expansive walkways with extensive landscaping.  These publicly accessible 
open space provisions are an important component of this proposed re-
development, a marked improvement over the existing open space that is 
located internally on the property. (See Figure 39).  A portion of this open 
space may be dedicated to public use as part of the WSD Permit and/or as 
part of Kyo-ya’s park dedication requirements.

(b) The setback along Kalākaua Avenue will increase from an average of 
approximately 14 feet to approximately 51 feet.  The Kalākaua Avenue 
setbacks will far exceed the requirement of 20 feet.  The setback along 
Ka‘iulani Avenue will increase from distances as narrow as 5 feet, to ap-
proximately 24 feet.  The Ka‘iulani Avenue setbacks will far exceed the 
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FIGURE 62: PRINCESS KA‘IULANI VIEW STUDY
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FIGURE 63: PRINCESS KA‘IULANI VIEW STUDY
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FIGURE 65: PRINCESS KA‘IULANI VIEW STUDY
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FIGURE 64: PRINCESS KA‘IULANI VIEW STUDY
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requirement of 15 feet.  These extended setback areas will be part of the 
increased public open space provided on the property.  This significant 
increase in public open space and landscaping along this major thorough-
fare will greatly enhance the pedestrian experience through Waikīkī by 
providing relief from the urban forms that congest the street level experi-
ence in Waikīkī.

(c) The proposed orientation of the new Pīkake Tower will be in the “mauka-
makai” direction (the long axis of the building aligned “mauka-makai”) 
as recommended in the WSD Guidelines.  The existing Princess Tower is 
oriented in an “‘Ewa-Diamond Head” direction.  The replacement of the 
Princess Tower with the Pīkake Tower will improve view planes for neigh-
boring properties at the tower level (See Figure 37).

(d) The proposed raised auto court and dedicated bus loading for the prop-
erty will reduce 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 pro-
vided off the new auto court.  This access will allow guests and valet park-
ing to enter the garage without having to exit the property onto Ka‘iulani 
Avenue, thereby reducing traffic on Ka‘iulani Avenue.

(e) The renovated and redeveloped Princess Ka‘iulani will significantly en-
hance the “Hawaiian Sense of Place” of the area. Cognizant and respectful 
of the area’s history, special features, and past inhabitants, the project will 
look to celebrate and reinterpret many important and iconic elements 
throughout its design.

 For assistance and guidance, the project has convened a Cultural Focus 
Group, led by Peter Apo, consisting of respected cultural historians and 
practitioners with roots in Waikīkī.  Through extensive interaction, many 
important features and references have been identified for inclusion in the 
project. 

 Water elements will be seen throughout the property and reflect on 
Waikīkī (spouting water), the expansive lo‘i and ‘Āpuakēhau Stream that 
were all past components of the area’s landscape. New and enhanced land-
scaping will look to incorporate both native plant species and introduced 
- many of whom were brought to the island by the Princess’s father Ar-
chibald Cleghorn including two of note, the Pīkake (Chinese jasmine) and 
the Banyan tree. An existing banyan on the Kalākaua Avenue retail prom-
enade will be retained, pending evaluation, as a reminder of the tree that 
once served as a place of gathering for the community and of respite for 
the Princess on the property. Additionally as further reference to ‘Āinahau, 
a palm lined entry drive and motor court will provide a stately entrance to 
the property.

 The architectural character of the new structures and building elements 
will also look to incorporate many cultural and historical references 
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through abstract contemporary expressions. The concept of “duality” has been 
explored for architectural interpretation, while physical elements such as the 
Princess’s hats and gowns,  lei and jewelry, as well as her favorite flower (Chinese 
jasmine) and bird (peacock), both known as “pīkake” in Hawaiian, have served as 
sources of inspiration and guidance. 

 Also of note and as recommended by the Cultural Focus Group, the project will 
include programmed space at the arrival level for a “Legacy Library” to serve as a 
place that exhibits the legacy arts and artifacts of the Princess and house a cura-
tor driven immersion program for the property.

(f ) The proposed development incorporates extensive landscape improvements 
along Kalākaua and Ka‘iulani Avenues.  The existing landscaping is limited to 
several coconut trees, planter boxes and a small Banyan Tree on Kalākaua Av-
enue.  A landscaped buffer will separate the pedestrian promenade from both 
Kalākaua and Ka‘iulani Avenues.  The landscaped area will have a more natural 
appearance with the addition of both native and tropical plant species, as well 
as coconut trees, in a partially graded area.  Kyo-ya plans to either maintain the 
existing banyan tree located on the makai side of Kalākaua Avenue or introduce 
a new banyan tree along Kalākaua Avenue.

(g) Economic benefits:

(1) The Princess Ka‘iulani construction period will create nearly 2,400 person-years 
of employment on O‘ahu.  It will generate $193 million in personal earning and 
inject $92 million into the O‘ahu economy.  The one negative effect – lost net 
revenues to local government, due to temporarily reduced taxes during con-
struction – will be quickly made up by increased revenues when the renovated 
properties re-open.

(2) Economic benefits will be driven by increased visitor spending from an increase 
in retail and food and beverage facilities and a more upscale market, as well as 
higher property tax revenues from both the more valuable visitor aspects and 
also from premium residential units.  On-site jobs will increase by 295.  Total O‘ahu 
jobs (including off-site jobs from total visitor expenditures) will increase by about 
569; annual earnings by $15 million; and economic activity by nearly $26 million.

(3) Additionally, annual net revenues for both City and State governments will 
increase (by about $3.1 million a year for the City and $3.9 million for the State) 
when operations begin, rapidly making up for lost revenue during the construc-
tion phase. Thus, over the ten years following construction, the City government 
will receive about $31 million more, and the State $39 million more, on a cumula-
tive basis than without the project.

These substantial benefits serve to off-set the impacts of the taller tower that ex-
ceeds the precinct height limit but does not exceed the extended height limit af-
forded through the PD-R process.
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8.7.2.5.2  Diamond Head Tower

Proposed Development
The proposed Diamond Head Tower will have a height of 282 feet.  The height 
of the tower will be part of Kyo-ya’s request for flexibility with relation to the 
existing 260-foot height limit for the site, subject to the LUO provisions govern-
ing the PD-R approvals within the Resort Mixed Use Precinct.  Public view cor-
ridors will be greatly enhanced by the mauka/makai orientation of the tower 
and the open spaces incorporated at the ground level, as recommended by the 
WSD guidelines.  The proposed Diamond Head Tower will provide ocean views 
for the public block and not available with the existing building or anywhere 
along Kalākaua Avenue from Kūhiō Beach to Fort DeRussy.

Private view planes from properties mauka will be substantially improved at 
or below the existing tower level. While the additional height of the proposed 
Diamond Head Tower will impact mauka neighboring properties private views 
above the height of the existing building, a more slender building footprint 
will allow for new view corridors and enhance visual opportunities.

In terms of additional building height, the primary impact to surrounding 
neighbors would be shadows, view impacts and wind.  Our most affected 
neighbor is the Hyatt Regency and based on the shadow study in Appendix 
1, page 1-123 when the Princess Ka‘iulani property is included in the mix, the 
Hyatt and the proposed Diamond Head Tower trade shadows during different 
periods of the year.  Other affected areas include Kalakaua Avenue, although 
our shadow impacts are very similar to other developments situated adjacent 
to Kalakaua Avenue.

Public views at the pedestrian level will be improved with views through the 
Diamond Head Tower from the porte cochere through the auto court and glass 
line arrival pavilion.

The proposed Diamond Head Tower will affect ocean views for some of the hotel 
units in the Hyatt.  Because of the configuration of the Hyatt Regency towers, the 
majority of the guestrooms in the Ewa Tower and all of the guestrooms in the 
Diamond Tower will not be impacted by the proposed Diamond Head Tower.  

Important view planes in the area of Waikīkī are identified in Section 21-9.80-
3.  Significant public views as identified in the WSD Design Guidelines, or the 
Coastal View Study that was published in 1987 by the City & County of Hono-
lulu, will not be impacted by the proposed development.
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The following illustrations represent existing conditions and any potential 
visual impacts from the public or pedestrian level (see Figures 66, 67, 68, 69, 
70, 71).  Additional illustrations are available in Appendix 1. These illustrations 
represent that views are improved, consistent with, or no worse than existing 
conditions.  

Justification for the Height of the Diamond Head Tower
The proposed Diamond Head Tower development will result in significant 
public benefits that warrant the additional height requested and allowed for 
through the PDR process.  The benefits are summarized below:

(a) Kyo-ya will provide $500,000 for the DLNR’s Beach Maintenance Program, 
as discussed in Section 2.4.  

(b) Enhanced public open spaces along Kalākaua Avenue.

(c) Improved ocean views from pedestrian level along Kalākaua Avenue and 
Ka‘iulani Avenue through new ground level view corridors on both the 
‘Ewa and Diamond Head sides of the new Diamond Head Tower.

(d) Public beach access.

(e) New surfboard racks for public use on the property adjacent to the exist-
ing public surfboard racks.

(f ) Improved traffic and circulation along Kalākaua Avenue.

(g) Financial benefits

(1) The Diamond Head Tower construction period will create nearly 1,000 
person-years of employment on O‘ahu. It will generate $91 million 
in personal earnings and inject nearly $47 million into the O‘ahu 
economy. The one negative effect – lost net revenues to local govern-
ment, due to temporarily reduced taxes during constructions – will be 
quickly made up by increased revenues when the renovated proper-
ties re-open.

 Economic benefits will be driven by increased visitor spending from an 
increase in retail and food and beverage facilities and a more upscale 
market, as well as higher property tax revenues from both the more 
valuable visitor aspects and also from premium residential units. On-site 
jobs will increase by 114. Total O‘ahu jobs will increase by about 935; 
annual earnings by $24 million; and economic activity by $36 million.

(2) Additionally, annual net revenues for both City and State govern-
ments will increase (by more than $3 million a year for the City and 
$900,000 for the State) when operations begin, rapidly making up for 
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FIGURE 66: DIAMOND HEAD TOWER VIEW STUDY
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FIGURE 68: DIAMOND HEAD TOWER VIEW STUDY
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FIGURE 70: DIAMOND HEAD TOWER VIEW STUDY
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lost revenue during the construction phase. Thus, over the ten years 
following construction, the City governments will receive about $30 
million more, and the State $9 million more, on a cumulative basis than 
without the project.

(h) The redevelopment proposes to incorporate the application of LEED 
standards and strategies, to the extent economically feasible, to achieve 
sustainable site, utilities and building development.  

(i) Continued preservation of the Banyan Wing is another invaluable benefit of 
permitting the additional height on the Diamond Head Tower.  The Diamond 
Head Tower site is bounded on the Ewa side by the historic Banyan Wing of 
the Moana Surfrider Hotel complex.  This structure was built in 1901, and is 
one of the most recognizable hotels in Waikiki, frequented by visitors and 
local residents alike.  Rather than consider the possibility of removing this 
historic structure and developing a new, higher density tower, Kyo-ya has 
diligently maintained and upgraded this hotel. 

 Kyo-ya has foregone considerable financial gain by choosing not to redevel-
op the Banyan Wing, which is 140,498 square feet.  If Kyo-ya chose to rede-
velop this portion of the complex, it could develop a 304,260 square foot 
hotel or residential tower that meets all LUO, WSD and PDR requirements.  

 Based on a very conservative estimate of value, the existing Banyan Wing 
is worth $41,288,633 ($183,324 per room).  This is based on the 2009/2010 
real property tax assessed value of the overall Moana complex allocated 
to each of the three buildings which comprise the Moana Surfrider Hotel 
complex based on the revenue generated by each building.  The Banyan 
Wing generates the lowest revenue per room of the three buildings due to 
small guestroom and bathroom size and the lack of ocean views.  A newly 
developed Banyan Wing would be significantly larger and provide larger 
guestroom facilities with improved ocean views.  The revenue generated 
from this building would be significantly greater than the existing Banyan 
Wing and would be more comparable to the revenue generated by the 
Surfrider Tower.  Based on the same real property tax values and revenue-
based allocation described above, the Surfrider Tower is worth approxi-
mately $327,267 per room.  Using this approximate value the new Banyan 
Wing would be worth $142,248,939, assuming 435 guestrooms at a value 
of $327,267 per room.   The difference in value between a new Banyan 
Wing and the existing Banyan Wing is $100,960,306 ($142,248,939 less 
$41,288,633).  By choosing not to redevelop the Banyan Wing, Kyo-ya will 
forego over $100 million in value.  

These substantial benefits serve to off-set the impacts of the taller tower that 
exceeds the precinct height limit but does not exceed the extended height 
limit afforded through the PD-R process.
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8.7.2.6 Wind Impacts – Princess Ka‘iulani
RWDI conducted a pedestrian wind assessment for the redevelopment of the Princess 
Ka‘iulani property.  A summary section of this report is provided below, and the report 
in its entirety is included in Appendix 9.

• “With the Proposed Configuration, wind conditions at street levels and the balco-
nies on the Hyatt Waikīkī are expected to be similar to the Existing Configuration. 
The exception was slightly increased wind speeds along Ka‘iulani Avenue between 
the Hyatt Waikīkī and the Pīkake Tower. Uncomfortable wind conditions are pos-
sible during high wind events in this street area for both the Existing and Proposed 
Configurations. Wind conditions on the Hyatt Waikīkī balconies are expected to be 
similar to existing conditions.  No wind safety issues at street levels are expected 
with the new development in place.”

Kyo-ya will implement the wind control measures recommended to reduce wind activ-
ity in areas with potentially high wind speeds.

8.7.2.7 Wind Impacts - Diamond Head Tower
RWDI conducted a pedestrian wind assessment for the redevelopment of the property.  
A summary of this report is provided below, and the report in its entirety is included in 
Appendix 9.

• “In general, with the proposed buildings in place, wind conditions around the de-
velopment site are expected to be similar to the existing site conditions with wind 
speeds comfortable for standing or walking in most areas throughout the year.  On 
the Kalākaua Avenue sidewalk to the north of the proposed tower, uncomfortable 
conditions are expected in both the Existing and Proposed Configurations. High 
wind speeds resulting in uncomfortable wind conditions are also predicted for the 
arrival pavilion during strong northeasterly wind events. Wind control measures 
have been discussed for incorporation to reduce wind activity at these areas.”

Kyo-ya will implement the wind control measures recommended to reduce wind activ-
ity in areas with potentially high wind speeds.

8.7.3 Deep Well Cooling System
In conjunction with the Projects, Kyo-ya is exploring the feasibility of developing a deep well 
cooling system (a renewable energy technology) to provide cool water in a heat exchange 
process for the cooling/air-conditioning system for the Projects and the two remaining build-
ings at the Moana Surfrider Hotel.  Such a cooling systems would significantly reduce energy 
demand, water consumption and emissions of carbon in the environment.  Additional details 
about this program are provided in Section 4.2.3.5 of this Final EIS.
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8.8 COASTAL ZONE MANAGEMENT

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

The Diamond Head Tower site is within both the State’s Coastal Zone Management Area and within 
the SMA and this project will consequently require a SMA Use Permit.

8.8.1 Moana Surfrider Shoreline Assessment
Sea Engineering has prepared the “Moana Surfrider Shoreline Assessment” to evaluate the 
shoreline conditions for the Diamond Head Tower project.  The assessment is included in Ap-
pendix 6.  A summary of the report is provided below.

• “Kyo-ya is proposing renovations to the Diamond Head Tower of the Moana Surfrider 
hotel.  Because of the close proximity of the hotel to the ocean, a shoreline assessment 
has been performed to evaluate the existing shoreline condition and characteristics, and 
evaluate potential coastal hazards that should be considered when designing the new 
hotel structures and facilities.”

• “The assessment included site investigations and a shoreline profile survey, and a review 
of existing available information pertinent to the project area.  The assessment includes 
discussion of the prevailing and extreme wave conditions at the project site.  The effects of 
sea level rise and historical shoreline trends in Waikīkī are also addressed.”

• “Based on the findings of this assessment, the following issues are recommended for con-
sideration during project planning and design:

“Beach width is variable seasonally and without maintenance/nourishment may disap-
pear over the long term.  While a wide beach acts as a buffer against high waves and 
can successfully protect backshore property from coastal inundation, it is also very dy-
namic and cannot be considered as permanent protection against waves and flooding 
without also considering the possibility of long term maintenance.  A beach nourish-
ment and periodic maintenance program would provide a first level of defense against 
storm wave coastal inundation at the project site.”

“Existing beach and seawall elevations cannot be relied on solely to provide a barrier 
to flooding by storm waves and tsunamis.  This problem will be exacerbated should 
sea level rise as currently predicted.  A solution may include raising the existing seawall 
or constructing an additional higher wall mauka of the existing seawall.”

“Hurricane and tsunami studies suggest flooding to +9 to +10 feet above mean lower 
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low water (MLLW) can currently be expected.  Additionally, estimates point to a sea 
level rise of 1.3 feet in 50 years and 3.3 feet in 100 years.  Even with possible beach 
widening and a higher seawall, the potential for inland flooding should be addressed 
by designing the new hotel structure in such a way that important infrastructure is 
located above the possible flood elevation.”

Based on the recommendations by Sea Engineering and on consultation with representatives 
of DLNR, Kyo-ya proposes the following to mitigate the potential shoreline issues:

• Elevate the project site from the existing 6 feet to 9 feet at the makai lawn and from 9 feet 
to 12 feet at the lobby.  This will require approximately 3 feet of fill to the site.  The addi-
tional elevation will protect the proposed tower from flooding due to storm waves or tidal 
surges as well as reduce any potential impacts on below grade cultural artifacts.

• Based on recommendations from DLNR, Kyo-ya plans to construct a retaining wall mauka 
of the existing seawall.  The retaining wall will act as a buffer against potential flooding.

• In order to minimize impacts on the beach and coastal resources, runoff from the Diamond 
Head Tower will generally be contained on-site and disposed of by percolation in land-
scaped areas, particularly in the planned beachfront lawn area.   Design of the storm drain-
age system will be integrated with the landscape design to provide areas for storm water 
infiltration.  Provisions for drainage overflow to the beachfront will be made to accom-
modate extreme storm events.  Given the larger landscaped open space and pool area, the 
property’s ability to retain runoff through percolation and free board in the pool should be 
increased, reducing drainage impacts from the project site.

• Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Maintenance Program, as dis-
cussed in Section 2.4.

FIGURE 72: PROPOSED SECTION AT SEAWALL

SECTION TAKEN THROUGH ARRIVAL PAVILION (BASEMENT BEYOND)
TOTAL PROPOSED FILL: APPROXIMATELY 70,380 CUBIC FEET

NEW RETAINING WALL

EXISTING SEAWALL

BEACH
(EL+4’)

SWIMMING 
POOL

PROPOSED FILL

EXISTING BUILDING FINISH 
FLOOR ELEVATION

ARRIVAL 
PAVILION
(EL+12.4’)

TANNING 
DECK

 (EL+8.4’)
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8.8.2 Coastal Zone Management Program; Objectives

• Recreational Resources - “Provide coastal recreational opportunities accessible to the 
public.”

Kyo-ya proposes to allow additional beach access across the project property and to provide 
public surfboard racks on the project property.  This will add to the public and visitor enjoy-
ment of Waikīkī beach.  Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Mainte-
nance Program, as discussed in Section 2.4.

• Historic Resources - “Protect, preserve, and, where desirable, restore those natural 
and manmade historic and prehistoric resources in the coastal zone management 
area that are significant in Hawaiian and American history and culture.”

Kyo-ya completed Archaeological Assessments, Cultural Impact Statements, and Archaeologi-
cal Inventory Surveys on both Projects to address potential impacts to these archaeologi-
cal and cultural resources and will follow the recommendations of these studies to mitigate 
potential impact to natural, manmade historic and prehistoric resources in the coastal zone 
management area.  These studies are included in this Final EIS.

• Scenic and open space resources - “Protect, preserve, and, where desirable, restore or 
improve the quality of coastal scenic and open space resources.”

Kyo-ya proposes to provide $500,000 for the DLNR’s Beach Maintenance Program, as discussed 
in Section 2.4.  The expanded beach fronting the Diamond Head Tower would provide a signifi-
cant expansion of public recreational resources on Kyo-ya owned property.  The beach along 
Waikīkī’s shoreline is one of the most valuable coastal open space resources on the island.  This 
beach serves as the main draw for visitors to these islands and supports the primary economic 
engine of the State.

The proposed Diamond Head Tower and related amenities will maintain the existing lateral 
views of the coastline.  The new structure will be generally aligned on the makai side with the 
adjacent Waikiki Police Sub-Station.  On the Ewa side, the proposed redevelopment is located 
further mauka than the adjacent existing Banyan Wing.

• Coastal ecosystems - “Protect valuable coastal ecosystems, including reefs, from dis-
ruption and minimize adverse impacts on all coastal ecosystems.”

In order to minimize impacts to the coastal ecosystems, runoff from the Diamond Head Tower 
will generally be contained on-site and disposed of by percolation in landscaped areas, par-
ticularly in the planned beachfront lawn area.   Design of the storm drainage system will be 
integrated with the landscape design to provide areas for storm water infiltration.  Provisions 
for drainage overflow to the beachfront will be made to accommodate extreme storm events.  
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Given the larger landscaped open space and pool area, the property’s ability to retain runoff 
through percolation and free board in the pool should be increased, reducing drainage im-
pacts from the project site.

• Economic uses - “Provide public or private facilities and improvements important to 
the State’s economy in suitable locations.”

The Projects will provide a needed boost to the economy of Hawai‘i in what is projected to 
be one of the most severe recessions in recent history.  Unemployment rates have increased 
to historically high levels on O‘ahu, visitor arrivals have decreased significantly both domesti-
cally and internationally, and construction activity has declined.  Based on the Projects, Kyo-ya 
stands ready to infuse $700 million to stimulate construction and improve two major visitor 
facilities in Waikīkī.  The investment will stimulate short and long-term employment and gen-
erate increased visitor spending and State and City Tax revenues, as discussed in Section 8.3.1 
of this Final EIS.

• Coastal hazards - “Reduce hazard to life and property from tsunami, storm waves, 
stream flooding, erosion, subsidence, and pollution.”

As discussed previously, Kyo-ya proposes the following actions to reduce coastal hazards; 
1) continue discussions with the DLNR to participate in the DLNR’s Beach Maintenance Pro-
gram (sand replenishment) for the littoral cell extending between Kūhiō Beach and the Royal 
Hawaiian Hotel (including the area fronting the Diamond Head Tower) 2)  raise the elevation 
of Diamond Head Tower site by 3 feet, and 3) construct a retaining wall mauka of the existing 
seawall on the Diamond Head Tower site.    Each of these efforts will help reduce impacts from 
tsunami, storm waves and erosion.

• Managing development - “Improve the development review process, communica-
tion, and public participation in the management of coastal resources and hazards.”

Kyo-ya has encouraged public communication and participation throughout the initial phases 
of the EIS process.  Kyo-ya established a cultural focus group to assist in the design and plan-
ning process, convened a meeting with cultural and lineal descendants of the area to discuss 
the potential cultural impacts and made presentations to the OHA, OIBC, State Preservation 
Division, Waikīkī Neighborhood Board, the Waikīkī Improvement Association and other com-
munity organizations in Waikīkī.  This public communication and public participation will con-
tinue, as recommended by the archaeological assessment and cultural impact assessments.

• Public participation - “Stimulate public awareness, education, and participation in 
coastal management.”

As mentioned previously, public awareness and participation in the EIS process and continued 
participation in future land use permit application will continue to be encouraged by Kyo-ya.



Page 152

FINAL ENVIRONMENTAL IMPACT STATEMENT
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 

THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER

February 2010

 Chapter 8

• Beach protection - “Protect beaches for public use and recreation.”

Kyo-ya intends to provide additional public surfboard racks on the Diamond Head Tower site 
that will connect to and expand the existing adjacent public surfboard racks.  As previously 
discussed, Kyo-ya proposes to work with DLNR to provide sand replenishment to increase the 
beach fronting the Moana Surfrider Hotel complex by up to 40 feet.  This will be a significant 
benefit to residents and visitors.

• Marine resources – “Promote the protection, use, and development of marine and 
coastal resources to assure their sustainability.”

As mentioned above, the Diamond Head Tower project will be designed to minimize impacts 
from runoff on the offshore marine and coastal resources.

8.9 CUMULATIVE IMPACTS WITH OTHER RELATED PROJECTS

As discussed earlier, other projects planned and under construction in the area, include Gray’s Beach, Shera-
ton Waikīkī Hotel, Royal Hawaiian Hotel, the Waikīkī Shopping Plaza and the proposed DLNR Beach Mainte-
nance Program. These will be completed by the time construction begins on the Projects (with the exception 
of Gray’s Beach and the DLNR Beach Maintenance Program) and there will be no cumulative construction im-
pacts.  These proposed and in some cases completed developments did not involve any appreciable increase 
in floor area or use and will not result in cumulative long term impacts.

8.10 POPULATION AND GROWTH IMPACTS

The Princess Ka‘iulani project will result in 61 new residential units and the Diamond Head Tower proj-
ect will result in 40 new residential units.  These new units may result in an increase to the residential 
population in the Waikīkī area.  Based on DPP standards for dwellings in Waikīkī, the average house-
hold size is estimated at 1.72 which translates to an increase of about 174 residents on the properties 
(105 at the Princess Ka‘iulani and 69 at the Diamond Head Tower).  Based on the DPP’s “Annual Report 
on the Status of Land Use on O‘ahu, Fiscal Year 2007”, the Year 2000 population for the PUC is approxi-
mately 419,300 which is approximately 47.9% of the Year 2000 island-wide population.  Although the 
419,300 population Figure is slightly over the 46% General Plan Benchmark for 2025, the DPP projects 
that the PUC percentage of the island wide population will be 44.7% in 2020 with a projected popu-
lation of 463,332 and 44.1% in 2025 with a projected population of 475,696.  The proposed 101 resi-
dences will provide for some of this projected population increase to the Year 2020.  The population 
increase may be less than a typical 101 unit multi-family development, since a certain percentage of 
buyers may be transient owners and second home or vacation home buyers.
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8.11 CULTURAL IMPACT ASSESSMENT

8.11.1 Princess Ka‘iulani
Cultural Surveys Hawai‘i, Inc. prepared the “Cultural Impact Assessment Report for the Pro-
posed Princess Ka‘iulani Redevelopment Project” dated April 2009.  The Management Sum-
mary of the report is provided below and the report in its entirety is included in Appendix 15.

Reference Cultural Impact Assessment Report for the Proposed Princess 
Ka‘iulani Redevelopment Project, Waikīkī Ahupua‘a, Kona Dis-
trict, O‘ahu, TMK: [1] 2-6-022:001 and 041.

Date April 2009.

Project Number Cultural Surveys Hawai‘i (CSH) job code Waikīkī 11.

Investigation Permit CSH conducts archaeological work under archaeological
Number  permit number 09-20 issued by the Hawai‘i State Historic Pres-

ervation/Department of Land and Natural Resources (SHPD/
DLNR).

Project Location The project area is bounded by the Miramar Waikīkī and 
Outrigger East on the north (mauka side), Kalākaua Avenue 
on the south (makai side), Ka‘iulani Avenue to the east and 
the International Market Place to the west.  It is depicted on 
the 1998 USGS 7.5 Minute Series topographic map, Honolulu 
Quadrangle.

Land Jurisdiction Private; Kyo-ya.

Agencies State of Hawai‘i Department of Health /DOH / Office of Envi-
ronmental Quality Control (DOH / OEQC).

Project Description The proposed redevelopment includes:  demolition of por-
tions of the existing Princess Ka‘iulani hotel and retail build-
ings, amenity features and parking garage; construction of a 
new condominium tower; renovation of the existing ‘Āinahau 
Tower; construction of amenity and arrival areas; construction 
of new retail space and a new parking garage.
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Document Purpose The project requires compliance with the State of Hawai‘i 
environmental review process [Hawai‘i Revised Statutes (HRS) 
Chapter 343], which requires consideration of a proposed 
project’s effect on traditional cultural practices. At the request 
of Kyo-ya Hotels & Resorts, LP, CSH undertook this cultural 
impact assessment.  It provides information pertinent to the 
assessment of the proposed project’s cultural impacts [per HRS 
Chapter 343 and the Office of Environmental Quality’s (OEQC) 
Guidelines for Assessing Cultural Impacts]. The document is 
intended to support the project’s environmental review and 
may also serve to support the project’s historic preservation 
review under HRS Chapter 6E-42 and Hawai‘i Administrative 
Rules Chapter 13-284.

Summary of Findings The project area is closely associated with the “Wizard Stones 
of Kapaemahu,” one of the most famous mo‘olelo (oral his-
tories) in Waikīkī.  The project area is also closely linked in 
Land Commission documents with famous Hawaiians such as 
William C. Lunalilo and Mataio Kekūanao‘a, and with Princess 
Victoria Kawēkiukalaninui -ahilapalapa Ka‘iulani Cleghorn.

 Based on archival data examined in section 4.7 of the report, 
in the early 20th century, 39 sets of human remains were 
disinterred from a church cemetery which was located at the 
present day site of the Princess Ka‘iulani Hotel.  It seems prob-
able that excavations around the Princess Ka‘iulani Hotel in 
the future may uncover additional burials, pre-Contact cultural 
layers, pre-Contact subsurface pits with artifacts and food mid-
den, and /or historic features with late 19th century to early 
20th century artifacts.

 None of the community contacts queried for this evaluation 
identified any on-going traditional cultural practices or cultural 
sites specific to the project area.  However, several community 
contacts shared their concern for the possibility of burials 
within the proposed project area.

Recommendations Given the cultural sensitivity of the Waikīkī area, the number 
of burial finds already reported from Waikīkī, the presence of 
a former cemetery within the project area, and the concerns 
and recommendations raised during the community contact 



Page 155

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

February 2010

 Chapter 8

process, CSH recommends that community members, descen-
dants, and organizations should be further consulted during 
the future proposed development of the project area. CSH also 
recommends close consultation with the State Historic Preser-
vation Division and the O‘ahu Island Burial Council.  Addressing 
community concerns may minimize the impact of the project 
on the Hawaiian culture, its practices and traditions.

Kyo-ya will continue its meetings with community members, descendants, and organizations, 
including the OHA, SHPD and the OIBC.  As mentioned earlier, Kyo-ya, through its cultural and 
archaeological consultants, has been consulting broadly with many of the recognized Waikīkī 
cultural descendants both on an informal and formal basis for over a year now.

As mentioned earlier, Kyo-ya’s community outreach has also included meetings with the 
Waikīkī Neighborhood Board, the Waikīkī Improvement Association, a cultural focus group 
(native Hawaiians), the SHPD, Kawaiaha‘o Church, the OIBC, and OHA.  These meetings are 
discussed in greater detail in Section 16 of this Final EIS.

8.11.2 Diamond Head Tower
CSH has prepared the “Cultural Impact Assessment Report for the Proposed Diamond Head 
Tower Project” dated April 2009.  Portions of the Management Summary of the report are pro-
vided below and the report in its entirety is included in Appendix 16.

Reference Cultural Impact Assessment for the Proposed Diamond Head 
Tower Moana Surfrider Hotel Project, Waikīkī Ahupua‘a, Kona 
District, O‘ahu TMK: [1] 2-6-001:012, por. (Spearing, Groza, 
Shideler and Hammatt 2009).

Date April 2009.

Project Number (s) Cultural Surveys Hawai‘i, Inc. (CSH) Project Code: WAIKĪKĪ 25.

Project Location The proposed project area is bounded by Kalākaua Avenue on 
the north (mauka side) and the ocean to the south, the Waikīkī 
police sub-station on the east and the Banyan Wing of the 
Moana Surfrider Hotel on the west.

Land Jurisdiction Private.

Agencies State of Hawai‘i Department of Health /DOH / Office of Envi-



Page 156

FINAL ENVIRONMENTAL IMPACT STATEMENT
PRINCESS KA‘IULANI RENOVATION AND DEVELOPMENT AND THE REPLACEMENT OF 

THE MOANA SURFRIDER HOTEL DIAMOND HEAD TOWER WITH A NEW TOWER

February 2010

 Chapter 8

ronmental Quality Control (DOH / OEQC).

Project Description The proposed redevelopment looks to replace the existing 
eight-story Diamond Head Tower (built in 1952) with a new 
twenty-six story tower consisting of roughly 185 hotel units 
and 40 residential condominium units.

Project Acreage The Diamond Head Tower re-development area that is pro-
posed for demolition and re-construction is understood to be 
approximately 44,700 square feet or 1.03 acres.

Area of Potential Effect  For the current cultural impact assessment (CIA), the project’s 
(APE)  Area of Potential Effect (APE) is the same as the project area, 

i.e., the approximately 1-acre footprint of the proposed proj-
ect within TMK: [1] 2-6-001:012, por.  While this investigation 
focused on the project APE, the study area included the entire 
ahupua‘a of Waikīkī.

Document Purpose At the request of Kyo-ya Hotels & Resorts LP, CSH undertook 
this CIA. The project requires compliance with the State of 
Hawai‘i environmental review process [Hawai‘i Revised Stat-
utes (HRS) Chapter 343], which requires consideration of a 
proposed project’s effect on cultural practices. Through docu-
ment research and cultural consultation efforts this document 
provides information pertinent to the assessment of the pro-
posed project’s impacts to cultural practices (per the OEQC’s 
Guidelines for Assessing Cultural Impacts).  The document is 
intended to support the project’s environmental review and 
may also serve to support the project’s historic preservation 
review under HRS Chapter 6E-8 and Chapter 6E-42 and Hawai‘i 
Administrative Rules Chapter 13-275 and Chapter 13-284.

Consultation Effort Hawaiian organizations, agencies and community members 
were contacted in order to identify potentially knowledge-
able individuals with cultural expertise and/or knowledge of 
the project area and the vicinity.  The organizations consulted 
included the State Historic Preservation Division (SHPD), the 
Office of Hawaiian Affairs (OHA), the O‘ahu Island Burial Coun-
cil (OIBC), Hui Mālama I Nā Kūpuna ‘O Hawai‘i Nei, the Waikīkī 
Neighborhood Board, the Waikīkī Community Center, and 
cultural and lineal descendants of Waikīkī.
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Results of Background Background research indicates:
Research

1. The ahupua‘a of Waikīkī in the centuries before the ar-
rival of Europeans was a well-used locale with abundant 
natural and cultivated resources—including an expan-
sive system of irrigated taro fields and numerous fish-
ponds—supporting a large population that included the 
highest-ranking ali‘i (Hawaiian royalty/chiefly class).

2. In the second half of the nineteenth century, after a pe-
riod of depopulation and desuetude, Waikīkī was reani-
mated by the Hawaiian ali‘i and the foreigners residing 
there, and by farmers continuing to work the irrigated 
field system that had been converted from taro to rice. 
This farming continued up to the first decades of the 
twentieth century when the newly-constructed Ala Wai 
Canal drained the remaining ponds and irrigated fields 
of Waikīkī.

3. Past archaeological research from the beginning of the 
twentieth century to the present has produced evidence 
that traditional Hawaiian cultural deposits, historic trash 
deposits, and, most notably, human burials, do exist 
throughout the Waikīkī area.

4. Burials reported outside the present project area but in 
the immediate vicinity include: 4 individuals “from site 
on beach in front of old Outrigger Canoe Club” Federal 
Register January 28, 1998 Volume 63, Number 18 page 9; 
BPBM records indicate this was ID No OA0464), 8 sets of 
human remains from Moana Hotel renovations (Simons 
et al. 1991), human remains from near the International 
Market Place (Bishop Museum records for 1967, Bush 
et al. 2003), and human remains at the former Waikīkī 3 
Theater location (O’Leary et al. 2005).

5. One burial was found under Kalākaua Avenue in front of 
the hotel in 1987 and 24 sets of burials were found under 
the basement of the Diamond Head side of the Banyan 
Wing in 1987.  During the 1987 project, a pre-Contact 
cultural layer with traditional artifacts and food midden 
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was recorded in the Diamond Head and ‘Ewa sides of the 
Banyan Wing. Subsurface pits with traditional Hawaiian 
artifacts, such as basalt and volcanic glass flakes were 
noted.  Historic artifacts associated with the construction 
of the 1890s Peacock Cottage and the 1918 additions to 
the Moana Hotel were also recovered.

6. The Hustace Villa was within the proposed project area 
from the 1890s until 1952 when it was razed to build the 
Diamond Head Tower (formerly the Surfrider Hotel).

7. The proposed project area and vicinity of Waikīkī was 
once a focus for pre-habitation and agriculture, was as-
sociated with the residence of the ali‘i, was the location 
of a sacred kou (Cordia subcordata) grove (referred to 
as, Ulukou), became a focus for historic habitation in the 
late nineteenth century, and is the location of one of the 
earliest hotels built in Waikīkī.  It seems possible that ex-
cavations around the Diamond Head Tower in the future 
may uncover additional burials, pre-Contact cultural lay-
ers, pre-Contact subsurface pits with artifacts and food 
midden, and historic pits with late nineteenth century to 
early twentieth century artifacts.

8. Waikīkī is exceedingly rich in places names, wahi pana 
(legendary or storied places) and associated mo‘olelo 
(oral histories, stories, legends), reflecting the area’s 
elevated cultural and historical significance to Hawai-
ians. Important mo‘olelo focus on Waikīkī’s many mo‘o 
(supernatural water spirits)—including Kamō‘ili‘ili (the 
pebble lizard), loko i‘a, springs and other water sources, 
human sacrifice (especially of lower caste people), surf-
ing—including Waikīkī chief Kalamakua and his beloved 
Keleanuinoho‘ana‘api‘api (“Great Kelea who flutters”), 
sharks—including the Shark God Ka‘ehu, healing places 
such as the waters of Kawehewehe and the healing Wiz-
ard Stones of Kapaemahu, Kākuhihewa’s famous coconut 
grove at Helumoa and how he permitted a man named 
Kapoi to build a heiau to pueo, the owl god. and more.
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Results of Community CSH attempted to contact 99 community members
Consultation  (government agency or community organization representa-

tives, or individuals such as residents, cultural and lineal de-
scendants, and cultural practitioners) for the purposes of this 
CIA.  Twenty-five people responded and 11 kūpuna (elders) 
and/or kama‘āina (native-born) were interviewed for more 
in-depth contributions to the CIA.  Two interviews are currently 
pending approval and were not included in the report.  Based 
on these consultations, there are 6 major concerns (and several 
ancillary ones) regarding potential adverse impacts on cultural, 
historic and natural resources, practices and beliefs as result of 
the proposed redevelopment of the Diamond Head Tower:

1. The site of the Diamond Head Tower redevelopment 
and vicinity is likely to have surface and subsurface 
cultural and historic properties, likely including hu-
man skeletal remains.  Several of the study participants 
indicated that there could be iwi kūpuna (ancestral 
remains) in or near the project area.  One participant, 
Mr. Samuel “Bunny” Kahanamoku, disagrees—stating 
that he does not believe that iwi kūpuna will be found 
in the project area.

2. Due to the proposed project’s proximity to the shore-
line, OHA seeks assurances that Best Management 
Practices (BMP) will be implemented and monitored as 
required by state and federal agencies to, “ensure that 
water quality and irreplaceable ocean resources will not 
be impacted by the proposed redevelopment project.”

3. Ongoing consultation indicates that community and 
cultural consultants oppose the development, con-
struction or alteration of Waikīkī that threatens to neg-
atively impact its view corridors.  One participant who 
expressed concern with the height of the new tower 
will be included in the final draft.  Another participant 
is concerned that more high rises will further obstruct 
mauka-makai views.
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4. A few participants expressed concern about Waikīkī’s 
overtaxed infrastructure mentioning, for example, traf-
fic congestion and waste management problems as a 
result of current and future developments in Waikīkī.  
One participant stated his concern with the sewage 
system.  Another mentioned traffic as a problem.

5. Several participants voiced sadness, frustration or 
negative feelings about the overall cumulative impacts 
of ongoing and future developments in Waikīkī as 
contributing to the loss of what is authentic and tradi-
tional about Waikīkī.  They recommended suggestions 
to reincorporate the feeling of “old Waikīkī” including 
reinstating cultural programs, using flowers grown by 
local farmers and reducing the development plans by 
two-thirds or one-half.

6. One participant also expressed the desire for the devel-
oper/owner to take responsibility for the development 
of Waikīkī and to give back to the community in some 
way.

Recommendations For several of the participants in this CIA there is concern that 
proposed developments for Waikīkī and the Diamond Head 
Tower redevelopment may negatively impact Hawaiian re-
sources and practices and beliefs.  Generally, there is concern 
about further loss of a Hawaiian sense of place.  A good faith 
effort to address the following recommendations may help 
mitigate potentially adverse effects on cultural, historic and 
natural resources and associated practices as result of the rede-
velopment of the Diamond Head Tower annex:

1. Based on the archival evidence and community consul-
tation conducted for this assessment, it is possible that 
there are burial sites (iwi kūpuna) as well as significant 
cultural and historic properties in the project area; it is 
therefore recommended that:
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a) Monitoring and continuous ongoing consulta-
tion with cultural descendants of the area be 
conducted during all phases of development 
including ground-disturbance and construc-
tion;

b) Personnel involved in development activi-
ties should be informed of the possibility of 
inadvertent cultural finds, including human 
remains.  Should cultural or burial sites be 
identified during ground disturbance, all work 
should immediately cease, and the appropriate 
agencies notified pursuant to applicable law;

c) If human burials are found, cultural and lineal 
descendants of the area should be consulted in 
regard to burial treatment plans.

2. Some participants expressed concern that the mauka-
makai view plane could be further obstructed.  A num-
ber of culturally significant features of the landscape 
associated with mo‘olelo and wahi pana of Waikīkī 
Beach may be blocked.  We recommend that propo-
nents continue to work with the community on the 
mauka-makai view plane issue.

3. Generally, it is recommended that project propo-
nents pursue proactive consultation with community 
members and cultural and lineal descendants with 
connections to Waikīkī in order to address community 
concerns about view corridors, human remains and 
other possible cultural finds, infrastructure (e.g., traffic, 
waste management), etc., integrate preservation and 
restoration ideas into the design and construction of 
the annex before development begins, and to consider 
meaningful ways of benefiting/contributing to  the lo-
cal Waikīkī community.

Kyo-ya will continue its meetings with community members and descendants, to integrate 
preservation and restoration ideas into the design of the new tower and to consider benefits 
to the local Waikīkī community.  Kyo-ya has designed the Projects to improve public views 
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through and around the proposed development, creating new views not available with the 
existing Diamond Head Tower.

As mentioned earlier, Kyo-ya’s community outreach has also included meetings with the 
Waikīkī Neighborhood Board, the Waikīkī Improvement Association, a cultural focus group 
(native Hawaiians), the SHPD, Kawaiaha‘o Church, the OIBC, and the OHA.  These meetings are 
discussed in greater detail in Section 16 of this Final EIS.
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9. CONFORMANCE WITH SMA GUIDELINES

The City's SMA Guidelines are contained in Chapter 25, ROH, as amended, and are the counterparts to 
the State's Coastal Zone Management Guidelines set forth in Chapter 205A, HRS.  As noted above, only 
the Diamond Head Tower Project is situated in the SMA.  The following discussion describes how the 
Diamond Head Tower project satisfies the City's SMA Guidelines.

9.1 TERMS AND CONDITIONS OF DEVELOPMENT

• Adequate access, by dedication or other means, to publicly owned or used beaches, 
recreation areas and natural reserves is provided to the extent consistent with sound 
conservation principles.  The proposed Diamond Head Tower will not adversely impact 
access to any public recreation area or shoreline.  No significant development is planned 
within 40 feet of the shoreline.  The only improvements planned within 40 feet of the 
shoreline are about three feet of fill, landscaping, a swimming pool and deck, and a retain-
ing wall mauka of an existing seawall located next to the beach.  The modest expansion 
will improve access to the shoreline through the provision of improved pedestrian access 
along the Diamond Head side of the property and through the provision of new, public 
surfboard racks.

• Adequate and properly located public recreation areas and wildlife preserves are re-
served.  Because the improvements will not extend seaward beyond the existing concrete 
seawall, no part of Waikīkī Beach fronting the Diamond Head Tower site will be impacted; 
hence, this significant public recreation area will be preserved.  There are no wildlife pre-
serves associated with the Diamond Head Tower Project.

• Provisions are made for solid and liquid waste treatment, disposition and manage-
ment which will minimize adverse effects upon special management area resources.  
The DPP on March 6, 2009 approved two sewer connection applications for the Diamond 
Head Tower that will accommodate all development planned, subject to Kyo-ya connect-
ing a portion of the Princess Ka‘iulani Project directly to the existing 18-inch sewer line in 
Kūhiō Avenue and Kyo-ya’s upgrading of an existing 8-inch sewer line fronting the exist-
ing Diamond Head Tower.  Utilization of the municipal wastewater system will minimize 
adverse effects on special management area resources.  Solid waste for the Diamond 
Head Tower will continue to be disposed of by a private contractor.  As an owner of several 
prominent Waikīkī hotels, Kyo-ya will continue to make the proper handling of solid waste 
and the maintenance of a pristine hotel environment a top priority.  Doing so will not only 
benefit hotel guests and other visitors to the hotel complexes, but will also serve to mini-
mize adverse effects upon resources in the special management area.

• Alterations to existing land forms and vegetation, except crops, and construction 
of structures shall cause minimum adverse effect to water resources and scenic and 
recreational amenities and minimum danger of floods, landslides, erosion, situa-
tion or failure in the event of earthquake.  The Diamond Head Tower will require mod-
est grading to raise it above the flood elevation level (approximately 3 feet across the 
property).  Runoff to the beach area will be mitigated through a drainage system that will 
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generally be contained on-site and will be disposed of by percolation in landscaped areas, 
particularly in the planned beachfront lawn area.   Design of the storm drainage system 
will be integrated with the landscape design to provide areas for storm water infiltration.  
Provisions for drainage overflow to the beachfront will be made to accommodate extreme 
storm events.

9.2 REQUIRED COUNCIL FINDINGS

• The development will not have any substantial adverse environmental or ecological 
effect except as such adverse effect is minimized to the extent practicable and clearly 
outweighed by public health and safety, or compelling public interest.  As discussed 
throughout this Final EIS, the Diamond Head Tower is not expected to have substantial 
environmental or ecological effects due to (i) its location among existing resort develop-
ments in the central part of urbanized Waikīkī; (ii) the relatively limited amount of struc-
tural footprint planned; and (iii) the increase in landscaped open space, as well as public 
open space.  Drainage impacts during construction of the Diamond Head Tower will be 
mitigated to ensure that no adverse impact to the coastal waters will occur.

• The development is consistent with the objectives and policies set forth in Section 
25-3.1 and area guidelines contained in HRS Section 205A-26.  ROH Sec. 25-3.1 pro-
vides that the objectives and policies of ROH Chapter 25 shall be those contained in HRS 
Section 205A-2.   The Diamond Head Tower is consistent with the following objectives and 
policies.

• Provide coastal recreational opportunities accessible to the public.  HRS 205A-2(b)(1)
(A).  The project will provide improved public access to Waikīkī Beach as a result of the pub-
lic access provided between the proposed Diamond Head Tower and the Waikīkī Beach 
Center (Police Sub-Station).

• Protect, preserve, and, where desirable, restore or improve the quality of coastal 
scenic and open space resources.  HRS 205A-2(b)(3)(A).  The mauka – makai orientation 
of the Diamond Head Tower, including the newly created views of the ocean and Waikīkī 
Beach from Kalākaua and Ka‘iulani Avenues, will greatly improve the quality of coastal 
scenic resources.

• Protect valuable coastal ecosystems, including reefs, from disruption and minimize 
adverse impacts on all coastal ecosystems.  HRS 205A-2(b)(4)(A).  The project will not 
involve any improvements which extend beyond the existing concrete seawall.

• Provide public or private facilities and improvements important to the State’s econ-
omy in suitable locations.  HRS 205A-2(b)(5)(A).  The redevelopment of the Diamond 
Head Tower will be important to the State’s economy in many different respects.  As noted 
elsewhere in this document, new construction jobs will be created, real property tax values 
(and hence tax revenues) will increase, and additional GET and TAT revenues will also in-
crease.  In addition, many service related jobs will be created, including those directly and 
indirectly associated with the operation of the new hotel, restaurant, and retail operations.
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• Reduce hazard to life and property from tsunami, storm waves, stream flooding, ero-
sion, subsidence, and pollution.  HRS 205A-2(b)(6)(A).  As discussed previously, Kyo-ya 
proposes the following actions to reduce coastal hazards; 1) continue discussions with the 
DLNR to participate in the DLNR’s Beach Maintenance Program (sand replenishment) for 
the littoral cell extending between Kūhiō Beach and the Royal Hawaiian Hotel (including 
the area fronting the Diamond Head Tower), 2) raise the elevation of Diamond Head Tower 
site by 3 feet, and 3) construct a retaining wall mauka of the existing seawall on the Dia-
mond Head Tower site.  Each of these efforts will help reduce impacts from tsunami, storm 
waves and erosion.

 The proposed project is consistent with the County General Plan, Development Plan and 
Zoning.

9.2.1 General Plan
The Diamond Head Tower project compliance with the objectives and policies of the 
O‘ahu General Plan are provided in Section 7.2 of this Final EIS.

9.2.1.1 PUCDP
The Diamond Head Tower project compliance with the objectives and policies of the 
PUCDP are provided in Section 7.3 of this Final EIS.

9.2.1.2 Zoning
The Diamond Head Tower is 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.  Kyo-ya will be seeking flexibility on some of 
the development standards of the Resort Mixed Use Precinct under the provisions of 
the PD-R process established in Section 21-9.80-4(d) of the LUO.
Conceptual Plans of the Projects are provided in Appendix 1.
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10. SHORELINE SETBACK VARIANCE

Under the City's shoreline setback laws, ROH Chapter 23, structures and activities are prohibited within 
the shoreline area, with few exceptions.  One of these exceptions covers nonconforming structures or 
structures that have received a shoreline setback variance.

The "shoreline area" is defined as ". . . the land area between the shoreline and the shoreline setback 
line."  ROH Sect. 23.1-3.  The "shoreline" is defined as "the upper reaches of the wash of the waves, 
other than storm and seismic waves, at high tide during the season of the year in which the highest 
wash of the waves occurs, usually evidenced by the edge of vegetation growth, or the upper limit of 
debris left by the wash of the waves."  ROH Sect. 23-1.3.  The "shoreline setback line" is defined as "that 
line established by [ROH Chapter 23] which runs inland from and parallel to the certified shoreline at 
the horizontal plane."  Under ROH Sect. 23-1.4(a), "except as otherwise provided [therein], the shore-
line setback line is established at 40 feet inland from the certified shoreline."

In light of the above, a shoreline setback variance will be required in connection with the construction 
of the swimming pool and deck to be located on the first level of the Diamond Head Tower.

The existing concrete seawall has been determined to be a nonconforming structure by the DPP (see 
letter dated June 18, 2009 from the DPP to Patrick Seguirant attached as Appendix 7). Kyo-ya plans to 
make certain repairs to this structure, as recommended by DLNR.

The DPP's rules governing shoreline setbacks allow nonconforming structures within the shoreline set-
back to be repaired, upon compliance with applicable state and county requirements.  Kyo-ya believes 
that the work described below falls within this exemption to the shoreline setback variance require-
ment:

• Grading to raise the grade from +/-6.0’ to +/-9.0’ so that the first level of the Diamond Head 
Tower is above flood elevation levels, and to install landscaping;

• Construction of a new retaining wall, roughly 3’ to 4’ mauka of the existing concrete sea-
wall and fence, to retain the fill required to raise the grade (as described above); and

• Placement of pavers and the planting of grass on the surface of the fill referred to above.

Kyo-ya plans to work with the DPP to confirm the applicability of the above exemption to the work 
described above.  If it is determined that the exemption does not apply, Kyo-ya will include this work 
in an appliction for and obtain a Shoreline Setback Variance.  

Under ROH Section 23-1.8(b), the Director of the DPP may grant a shoreline setback variance if the 
proposed structure or activity meets one of the following three standards:
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(i) The “Shoreline-dependent Facility Standard”;
(ii) The “Public Interest Standard”; or 
(iii) The “Hardship Standard”.

If Kyo-ya is required to apply for a shoreline setback variance, it will do so under the Hardship Standard 
by satisfying the following three-pronged test:

(i) Kyo-ya would be deprived reasonable use of the land if required to comply fully with the 
shoreline setback ordinance and the shoreline setback rules.

 DLNR certified the shoreline fronting the Moana Surfrider, including the Diamond Head 
Tower, as of December 2, 2009. Based on the location of the  certified shoreline, the effect 
of the 40-foot setback line would be to restrict Kyo-ya’s ability to properly raise the grade 
of the property so that the first level of the Diamond Head Tower is above flood elevation 
levels.  It would also restrict Kyo-ya’s ability to install a swimming pool, deck and certain 
landscaping which it plans to do in connection with meeting park dedication require-
ments. For these reasons, Kyo-ya would be deprived of the reasonable use of its land.

FIGURE 73: SHORELINE SURVEY
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(ii) Kyo-ya’s proposal is due to unique circumstances and does not draw into question the 
reasonableness of this [ROH Chapter 23] and the shoreline setback rules. 

 As mentioned elsewhere herein, the Diamond Head Tower is adjacent to the Historic 
Banyan Wing of the Moana.  Rather than removing this historic structure to allow for a 
higher density tower, Kyo-ya has elected to redevelop the Diamond Head Tower, a tower 
that does not have a historic designation or such significance in the history of Waikīkī.  No 
site in Waikīkī other than the Diamond Head Tower shares a TMK with a historic structure 
with allowable density.  The Diamond Head Tower site is also among the narrowest parcels 
of land along Waikīkī Beach; hence, the impact of the shoreline setback regulations on this 
particular parcel is greater than on most other parcels along Waikīkī Beach.  The narrow-
ness of this parcel is exacerbated, in part, by the absence of the substantial beach which 
was to have been built by the State per the 1965 Beach Agreement (see discussion in Sec-
tion 8.1 of this Final EIS).

(iii) The proposal is the practicable alternative which best conforms to the purpose of this 
chapter and the shoreline setback rules.

 The stated purposes of ROH Chapter 23 are as follows: “ . . . to protect and preserve the 
natural shoreline, especially sandy beaches; to protect and preserve public pedestrian ac-
cess laterally along the shoreline and to the sea; and to protect and preserve open space 
along the shoreline. It is also a secondary policy of the city to reduce hazards to property 
from coastal floods.”    ROH Sect. 23-1.2(a).

 Under Kyo-ya’s proposed redevelopment of the Diamond Head Tower, all sandy beaches 
and open spaces fronting the Diamond Head Tower would be preserved, as no portion 
of the project would extend in the makai direction beyond the existing concrete seawall.  
Kyo-ya’s proposal would not only preserve public pedestrian access laterally along the 
shoreline, but would improve public pedestrian access from Kalākaua Avenue to Waikiki 
Beach along the Diamond Head side of the site.  Kyo-ya’s proposal would also reduce the 
likelihood of a hazard from a coastal flood by raising the grade of the property from +/-6.0’ 
to +/-9.0’ so that the first level of the Diamond Head Tower is above flood elevation levels.
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PREFERRED

ALTERNATIVE

11. Zoning Variance - Coastal Height Setbacks

11.1 COASTAL HEIGHT SETBACK – LUO SECT. 21-9.80-4(G)(2).

11.1.1 Strict Application of Zoning code
LUO Sect. 21-9.80-4(g)(2) requires, in pertinent part, “. . .  a building height setback of 100 feet 
in which no structure shall be permitted.  This setback shall be measured from the certified 
shoreline; and . . . [b]eyond the 100-foot line there shall be a building height setback of 1:1 (45 
degrees) measured from the certified shoreline.”  The strict application of LUO Sect. 21-9.80-
4(g)(2) to the proposed Diamond Head Tower is expected to result in an encroachment of the 
building into the coastal height setback roughly as shown on Figure 74.

FIGURE 74: COASTAL HEIGHT SETBACK
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FIGURE 75: DIAMOND HEAD TOWER CERTIFIED SHORELINE SURVEY

11.1.2 Discussion

11.1.2.1 First Prong.
The applicant would be deprived of the reasonable use of the land or building if the 
provisions of the zoning code were strictly applied.

A copy of the current certified shoreline survey of the Diamond Head Tower site is 
shown as Figure 75.  Based on the location of the certified shoreline, the effect of the 
100-foot building setback and the 1:1 building height setback, when combined with 
the 20-foot front yard setback per LUO Section 21-9.80-4(c)(2), would be to reduce the 
buildable portion of the property to roughly 11,283 square feet, or approximately 33% 
of the lot area.

In addition to the Coastal Height Setback and front yard setback described above, the 
following are also applicable to the proposed Diamond Head Tower redevelopment 
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FIGURE 76: ALTERNATIVE REDEVELOPMENT OPTION

Alternative IIA is a building study that complies with all requirements except for open space 
and Floor Area.  The result is a 140’ high structure which mimics the existing Diamond 
Head Tower, with a decreased floor area.  This building continues to be oriented in the 
‘Ewa-Diamond Head direction, with no view corridors or building relief and as such, does 
not meet the intent of the WSD and PD-R.  With a reduced total floor area, this alternative 
is not economically feasible to develop.
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project: (a) the precinct transitional height setback, per LUO Sect. 21-9.80-7, and (b) 
the Waikiki Special District Design Guidelines which call for, among other things, the 
building to have a mauka-makai orientation.  If the above referenced provisions were 
strictly followed, Kyo-ya would not even be able to rebuild the existing Diamond Head 
Tower.  For that matter, the short and narrow building envelope would likely result in 
a new building that was roughly 13,788 square feet smaller than the existing build-
ing.  The existing Diamond Head Tower is approximately 84,158 square feet, while the 
building shown in Figure 76 would only be 70,370 square feet.

11.1.2.2 Second Prong
The request of the applicant is due to unique circumstances and not the general con-
ditions in the neighborhood, so that the reasonableness of the neighborhood zoning 
is not drawn into question.
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The unique circumstances which have forced Kyo-ya to apply for this variance include, 
among other things: 

Historic Banyan Wing.  The Diamond Head Tower site is bounded on the Ewa side by 
the historic Banyan Wing of the Moana Surfrider Hotel complex.  The Banyan Wing is 
the only structure within the Waikiki Special District that is listed on the National and 
State Register of Historic Places.  It was built in 1901, and is one of the most recogniz-
able hotels in Waikiki, frequented by visitors and local residents alike.  Rather than con-
sider the possibility of removing this historic structure and developing a new, higher 
density tower, Kyo-ya has diligently maintained and upgraded this hotel. 

Kyo-ya has foregone considerable financial gain by choosing not to redevelop the Ban-
yan Wing, which is 140,498 square feet.  If Kyo-ya chose to redevelop this portion of the 
complex, it could develop a 304,260 square foot hotel or residential tower that meets 
all LUO, WSD and PDR requirements (see Figure 77).  

Based on a very conservative estimate of value, the existing Banyan Wing is worth 
$41,288,633 ($183,324 per room).  This is based on the 2009/2010 real property tax 
assessed value of the overall Moana complex allocated to each of the three buildings 
which comprise the Moana Surfrider Hotel complex based on the revenue gener-
ated by each building.  The Banyan Wing generates the lowest revenue per room of 
the three buildings due to small guestroom and bathroom size and the lack of ocean 

FIGURE 77: MOANA-BANYAN WING REDEVELOPMENT OPTION
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views.  A newly developed Banyan Wing would be significantly larger and provide 
larger guestroom facilities with improved ocean views.  The revenue generated from 
this building would be significantly greater than the existing Banyan Wing and would 
be more comparable to the revenue generated by the Surfrider Tower.  Based on the 
same real property tax values and revenue-based allocation described above, the Sur-
frider Tower is worth approximately $327,267 per room.  Using this approximate value 
the new Banyan Wing would be worth $142,248,939, assuming 435 guestrooms at a 
value of $327,267 per room.   The difference in value between a new Banyan Wing and 
the existing Banyan Wing is $100,960,306 ($142,248,939 less $41,288,633).  By choos-
ing not to redevelop the Banyan Wing, Kyo-ya will forego over $100 million in value 
(see Figure 80).

FIGURE 80: MOANA-BANYAN WING REDEVELOPMENT OPTION REVENUE CALCULATIONS
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i For a more complete discussion of the redevelopment of the Diamond Head Tower, please see the Draft 
Environmental Impact Statement (DEIS) The Princess Ka'iulani Renovation and Development and the Replacement 
of the Moana Surfrider Hotel Diamond Head Tower. 

ii

  MOANA SURFRIDER ROOMS REVENUE BY TOWER             
     
                 
    %AGE ALLOCATION OF REVENUE         
    YEAR 2008    YTD 04‐30‐09         
  DIAMOND HEAD TOWER  15.82%    14.83%         
  SURFRIDER TOWER  63.08%    65.95%         
  BANYAN WING  21.10%    19.22%         
                 
    100.00%    100.00%         

                 
                 
                 
  TOTAL 2008 REAL PROPERTY TAX ASSESSED VALUE    $214,859,500         
                 
A.  ALLOCATION OF VALUE BASE ON 2008 REVENUE:             
                 

    %AGE ALLOC    VALUE    # OF ROOMS   
VALUE PER 
ROOM 

  DIAMOND HEAD TOWER  15.82%    $33,985,157    140     $242,088  
  SURFRIDER TOWER  63.08%    $135,544,098    433     $312,902  
  BANYAN WING  21.10%    $45,330,245    224     $202,719  
                 
    100.00%    $214,859,500    797               $269,585 (average)  

                 

B. 
ALLOCATION OF VALUE BASE ON YTD 04‐30‐09 
REVENUE:           

  DIAMOND HEAD TOWER  14.83%    $31,864,371    140     $227,603  
  SURFRIDER TOWER  65.95%    $141,706,496    433     $327,267  
  BANYAN WING  19.22%    $41,288,633    224     $183,324  
                 
    100.00%    $214,859,500    797                $269,585 (average) 

                 
                 
                 
  PROPOSED BANYAN TOWER:               
  BUILIDNG AREA – SQ. FT.           304,260             
  SQUARE FT PER ROOM                  700             
                 
  NUMBER OF ROOMS                  435             
   x   VALUE PER ROOM          $327,267             
  TOTAL EXPECTED VALUE  $142,248,939             
                 
  CURRENT VALUE  ($41,288,633)             
                 
  UNREALIZED VALUE  $100,960,306             

iii As shown in Diagram 10, 5,385,211 cubic feet would be within the coastal height setback, while 2,940,279 
cubic feet would encroach into the 1:1 (45 degree) coastal height setback.
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11.1.2.3 Third Prong
The request, if approved, will not alter the essential character of the locality nor be contrary 
to the intent and purpose of the zoning code.

Densely Developed, Urbanized Resort Area.  The essential character of Waikiki in general, 
and the beachfront resort area in particular, is a densely developed, urbanized area, filled 
with large hotels, condominiums, and mixed-use projects which push (and in many cases 
exceed) the limits of permitted heights, densities, and other zoning and building regula-
tions.  Several of the existing buildings are taller, have greater density, and are situated closer 
to the ocean, than the contemplated Diamond Head Tower (see Figure 81).  The Diamond 
Head Tower will not alter the character of the locality.  In fact, its planned mauka-makai 
orientation, increased public open space, improved beach access and addition of surfboard 
racks should go a long way toward restoring the character of Waikiki in and around the 
project site.  

11.1.2.4 Mitigation
The impact of the encroachment into the coastal height setback should be mitigated as a 
result of the State of Hawaii, Department of Land and Natural Resources (“DLNR”) planned 
Waikiki Beach Maintenance Project.  The DLNR plans to undertake a program for the main-
tenance and management of sand at Waikiki Beach, between Kūhiō Beach and the Waikiki 
Beach area located Diamond Head of the Royal Hawaiian Hotel.  According to the DLNR, the 
Waikiki Beach Maintenance Project is expected to add roughly forty-feet (40’) of dry beach 
to the beach fronting the Diamond Head Tower.  It will also include, but not be limited to, 
the periodic identification, mapping and analysis of offshore deposits, and periodic beach 
nourishment.  Kyo-ya and the DLNR are negotiating a Memorandum of Understanding for 
Kyo-ya to contribute $500,000 toward the costs of the Waikiki Beach Maintenance Project.

FIGURE 82: AERIAL PERSPECTIVE OF PROPOSED DEVELOPMENT 
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12. RELATIONSHIP BETWEEN LOCAL SHORT-TERM USES OF HUMANITY’S 
ENVIRONMENT AND THE MAINTENANCE OF LONG-TERM PRODUCTIVITY

The Projects will replace existing urban resort developments that have long been established 
on the properties and have contributed to the long-term productivity of the properties.  The 
proposed redevelopment of the project sites is important to the maintenance and enhance-
ment of the long-term productivity of the properties.  The resort facilities on the properties 
have deteriorated over time and need to be replaced to continue and enhance the long-term 
productivity of the properties.

13. DESCRIPTION OF IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF 
RESOURCES

The Princess Ka‘iulani and the Diamond Head Tower represent existing irreversible and irre-
trievable commitments of the land to urban resort development and have served their use-
fulness as formerly new and efficient visitor facilities helping to support the visitor industry 
in Waikīkī.  They are in need of repair and renovation and it makes better economic sense to 
demolish and rebuild most of the structures on the site.  This action will allow reorienting the 
buildings in a mauka-makai direction as recommended in the LUO Waikīkī Special District.  It 
will also provide an opportunity to provide greater public open space and to provide traffic 
improvements to correct existing deficiencies at the Project sites.

14. PROBABLE ADVERSE ENVIRONMENTAL EFFECTS WHICH CANNOT BE AVOIDED

• Encroachment into the 40-foot shoreline setback with a portion of the swimming pool at 
Diamond Head Tower;

• Encroachment into the 100-foot coastal building setback at Diamond Head Tower;

• Encroachment into the 100-foot coastal building height setback of 1:1 at Diamond Head 
Tower;

• Increase in wastewater flow from the Diamond Head Tower Project.  (There will be a de-
crease in watstewater flow for Princess Kaiulani Project);

• Demolition of the Diamond Head Tower and the Princess Tower at the Princess Ka‘iulani 
Hotel, which may meet criteria for listing on the Register of Historic Places (national);

• Short term construction impacts related to noise and air quality; and

• Repair and maintenance including 3 feet of fill and a 3-foot retaining wall at Diamond 
Head Tower.
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15. MITIGATION MEASURES

• Kyo-ya has been and continues to be in discussion with the DLNR to participate in the 
DLNR’s Beach Maintenance Program (sand replenishment) for the littoral cell extend-
ing between Kūhiō Beach and the Royal Hawaiian Hotel (including the area fronting the 
Diamond Head Tower).  Such participation would involve providing $500,000 in funding 
to help pay for the construction costs associated with this program, which funds would 
be disbursed upon the DLNR’s completion of certain milestone events.  Upon comple-
tion of such program, it is anticipated that the beach fronting the Diamond Head Tower 
would be extended seaward by approximately 40-feet.  This would provide a tremendous 
public benefit by extending the existing beach area by approximately 40 feet.  The beach 
area fronting the Diamond Head Tower would be on property owned by Kyo-ya but made 
available for unrestricted public use.  The additional 40 feet of beach area would help to 
reduce any encroachment into the 40-foot shoreline setback, the 100-foot coastal building 
setback, and the 1:1 Coastal Height Setback.

• Kyo-ya plans to provide ocean views from Kalākaua Avenue and Ka‘iulani Avenue by de-
molishing the existing Diamond Head Tower and replacing it with a new Diamond Head 
Tower with a mauka/makai orientation.  The new tower will result in ground level view 
corridors on both the ‘Ewa and Diamond Head sides of the site. These new view corridors 
will be the only public view corridors to the ocean along Kalākaua Avenue, other than 
across City or State property located Diamond Head of this site.  This will further off-set 
the impacts of the encroachment into the coastal building height setback. Kyo-ya will also 
provide public beach access on the Diamond Head side of the new tower.

• Kyo-ya will upgrade the existing 8-inch diameter sewer main serving the Diamond Head 
Tower, located at the intersection of Ka‘iulani and Kalākaua Avenues to accommodate the 
increase in sewage flow from the Diamond Head Tower Project and will connect certain 
portions of the Princess Ka‘iulani redevelopment directly to the existing 18-inch sewer line 
on Kūhiō Avenue to accommodate the increase in sewage flow from the Project.  These 
upgrades are a condition of our Sewer Connection Permit approval from the Department 
of Planning and Permitting. 

• Archaeological Inventory Surveys (AIS) were completed for both Project sites in order to 
minimize potential impact to potential archaeological finds.  The AIS for the Diamond 
Head Tower has been accepted and approved by SHPD.  The AIS for the Princess Ka‘iulani 
Project has been submitted to SHPD and is pending approval.  Based on the recommenda-
tions in the AIS, Kyo-ya will implement control measures during excavation to minimize 
potential impacts.  The AIS is a requirement by the State Historic Preservation Division;

• In order to mitigate the loss of the Diamond Head Tower and Princess Tower, Kyo-ya will:  
provide photographic documentation of the two hotel towers; place a copy of the floor 
plans for the two towers at appropriate repositories; digitize select pages of the plans and 
make them accessible to public and researchers; retain and/or use certain elements of 
the towers in the new Project; retain and preserve a sacred stone and bench at the new 
Princess Ka‘iulani site; and develop interpretive displays and/or programs communicating 
the history of the properties, Princess Ka‘iulani and tourism in the Waikīkī of the 1950’s and 
cultural programs perpetuating traditional Hawaiian activities and values.
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• Although traffic operations with the Projects in 2012 are expected to remain similar to con-
ditions without the Projects in 2012, traffic mitigation measures are planned to improve 
traffic circulation around Kalākaua Avenue and Ka‘iulani Avenue.

• Construction noise and air quality impacts will be short term and will be mitigated by 
contractors keeping equipment properly tuned and using mufflers on diesel and gasoline 
engines and minimizing fugitive dust through watering, dust screens, covering dirt-haul-
ing trucks, road cleaning and tire washing, which are best management practices recom-
mended by the Department of Health.

16. SUMMARY OF UNRESOLVED ISSUES

• Zoning variance from the 100-foot coastal building setback and the 100-foot coastal build-
ing height setback of 1:1.

• Shoreline setback variance for encroachment into the 40-foot shoreline setback with a 
portion of the swimming pool, deck and 3 feet of fill and a 3-foot retaining wall.
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17. COMMUNITY INPUT

Kyo-ya has been proactive in keeping the community and cultural groups apprised of the Projects, 
progress, issues and have solicited comments and concerns to be identified and incorporated in plans 
as applicable.  The actions taken to date are summarized below.  In addition, letters of support from 
the community have been received and are attached as Appendix 17.

17.1 WAIKĪKĪ NEIGHBORHOOD BOARD

A presentation of the Redevelopment Project was made to the Waikīkī Neighborhood Board No. 9 on 
September 9, 2008.  The Board approved a motion to support the concept of the proposed develop-
ment.  The minutes for that meeting are provided in Appendix 18.

A meeting with Jeff Merz was conducted on March 31, 2009 to review and address comments from the 
Waikīkī Neighborhood Board on letter dated March 10, 2009, in response to the EIS Prep Notice. 

A meeting was conducted with Jeff Merz and Bob Finley on November 4, 2009 to discuss the comment 
letter provided by Jeff Merz on the Draft EIS .  Subsequent to that meeting, Bob Finley issued a letter 
dated November 17, 2009 reiterating the Waikiki Neighborhood Board’s support for the concept of the 
proposed development.

17.2 WAIKĪKĪ IMPROVEMENT ASSOCIATION

A presentation to the Waikīkī Improvement Association was made on August 21, 2008.  There was an 
additional meeting with the Executive Committee of the WIA on July 23, 2009. Based on that presenta-
tion the WIA voted to support the project.  The letter of support from Rick Egged dated July 24, 2009 is 
provided in Appendix 17.

17.3 WAIKĪKĪ RESIDENTS ASSOCIATION

Kyo-ya contacted the President of the Waikiki Residents Association to present the Project.  The Presi-
dent indicated that because he was also on the board of the Waikiki Improvement Association and had 
seen the presentation, a separate presentation to the Waikiki Residents Association was not required.
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17.4 HAWAII HOTEL AND LODGING ASSOCIATION

A presentation to the Hawaii Hotel and Lodging Association Association was made on August 31, 
2009.  Based on that presentation the HHLA voted in favor of the project as evidenced by the letter 
from Murray Towill dated October 20, 2009.  The letter is provided in Appendix 17.

17.5 CULTURAL FOCUS GROUP

A select focus group of native Hawaiians with cultural standing in the community who had broad 
knowledge of native Hawaiian culture, were familiar with the cultural history of the Waikīkī destination, 
or who represented Hawaiian cultural institutions were engaged as the cultural advisory team.  The 
advisory group plays a vital role as cultural informants who bring a heightened sensitivity toward how 
best to establish a monarchial Hawaiian sense of place and celebrate the legacy of Princess Ka‘iulani 
that we cannot access through the normal research of archival based historical data.  Understanding of 
the cultural protocols that emerge from such an advisory process are largely undocumented and only 
retrieved through personal engagement with the informants.

Four facilitated dialogue sessions were conducted between July and September of 2008.  The purpose 
of these advisory sessions was to develop cultural themes that would shape the approaches to archi-
tectural design, landscaping, culture-based environmental place making, programs and services, and 
community collaboration opportunities.  The historical information gathered here, along with research 
of historical information relating to the Princess, her family and their Waikīkī legacy with a special focus 
on the Crown Princess in her role as heir to the throne, will be recorded and documented and utilized 
as appropriate.

17.6 CULTURAL OUTREACH

Kyo-ya began outreach efforts with SHPD and the Native Hawaiian community early in the project 
seeking information about traditional historical and cultural knowledge and beliefs and practices asso-
ciated with the proposed project area and its surroundings.  To supplement the information provided 
in the archaeological documentation, approximately 90 letters were sent out requesting information 
and/or oral history interviews for the cultural impact assessments that were recently completed for 
both the Princess Ka‘iulani and the Diamond Head Tower Projects.  The following outlines some of the 
cultural consultation efforts to date:

17.6.1 SHPD
Preliminary consultation with the staff archaeologists began last July 2008 in order to facilitate 
project planning.  Meetings were conducted with the SHPD administrator and staff archaeolo-
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gists on site on August 18, 2008 and a number of times thereafter to discuss potential testing 
areas and methodologies for the archaeological inventory survey. A full presentation of both 
projects was made to the SHPD administrator and staff on February 9, 2009.  Kyo-ya met with 
SHPD’s architectural division on May 26, 2009 to discuss the architectural aspects of the Proj-
ects and the efforts to minimize any impacts on the historical Banyan Wing.  The project team 
will continue to consult and coordinate very closely with SHPD to meet the historic preserva-
tion review requirements in Hawai’i Adminstrative Rules Chapter 6E and the HRA.

17.6.2 Kawaiaha‘o Church
Consultation with Kawaiaha‘o Church officials was initiated after it was learned that there was 
a former Kawaiaha‘o Church ‘āpana and cemetery located on the project area around 1880 – 
1907 circa.  Although we hope that all of the burial remains were recovered and relocated to 
Kawaiaha’o in 1916, it is possible that some remains may still be present so we will continue to 
consult and coordinate with Church officials as the project moves forward.

17.6.3 OIBC
A presentation of both projects was made to the OIBC on February 11, 2009.  An update on 
the archaeological inventory survey testing was presented at the April 8, 2009 meeting and 
May 6, 2009 meeting, including information about a burial find. A burial treatment plan will be 
prepared with a proposed treatment recommendation for SHPD and/or  OIBC review.  An offi-
cial good faith notice will be published requesting potential lineal and cultural descendants to 
contact SHPD in 30 days.  SHPD will review the claimant information and if appropriate,  send a 
recommendation to the OIBC for recognition determination.  The OIBC has assisted in provid-
ing guidance on the archaeological inventory survey sampling strategy as well as mitigation 
strategies. Kyo-ya will continue to consult and coordinate closely with the OIBC throughout 
this project to keep them informed and seek guidance particularly those related to any poten-
tial native Hawaiian burial issues, in coordination with SHPD.

17.6.4 Cultural Descendants
Kyo-ya has begun consultation with the cultural descendants of the Waikīkī ahupua‘a in 
respectful recognition of their ancestral connections to the proposed project area.  Kyo-ya 
invited the recognized cultural descendants and representatives from native Hawaiian orga-
nizations to a meeting held on April 2, 2009, to present the project and listen to the views and 
perspectives of the cultural descendants.  Kyo-ya acknowledges the special expertise of the 
cultural descendants and will facilitate ongoing consultation to consider appropriate  concerns 
throughout the process.  An additional meeting was held on September 8, 2009 to continue  
discussions between the project team  and the cultural  descendants.  In addition, Kyo-ya has 
made proactive efforts to identify potential lineal and cultural descendant claimants, through 
public notice containing preliminary project information and published in the April 2009 issue 
of the OHA newsletter, Ka Wai Ola.  The notice included TMK information on all of the LCA’s and 
contact information for the project. 
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17.6.5 OHA
Kyo-ya conducted a presentation to OHA’s Trustee Committee on Beneficiary Advocacy & Em-
powerment on May 6, 2009.  Subsequent to that presentation, Kyo-ya met with staff members 
of OHA on May 21, 2009 to review the details of the Projects and to respond to OHA’s questions 
on the EISPN.

Ongoing coordination and consultation with the SHPD, OIBC, lineal and cultural descendants 
and appropriate native Hawaiian organizations will continue as a high priority for Kyo-ya on 
this project.  The following organizations have also been indentified and contacted for the 
purpose of seeking appropriate cultural information for this project:

• Hui Mālama I Nā Kūpuna o Hawai‘i Nei

• The Royal Order of Kamehameha

• ‘Ahahui Ka’ahumanu

• Hale O Nā Ali‘i

• Daughters of Hawai‘i

• Māmakakaua

• The Association of Hawaiian Civic Clubs
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18. CONSULTED PARTIES

18.1 EIS PREPARATION NOTICE

The following agencies, organizations and public utilities were consulted in the preparation of the 
EIS Preparation Notice .  The EIS Preparation Notice (EISPN)  was published by the OEQC on February 
23, 2009.  The public comment period on the EISPN ran from February 24, 2009 to March 23, 2009.  A 
copy of the comments that were received and their respective responses from Kyo-ya are collectively 
attached as Appendix 19.

Office of the Governor
State Department of Accounting and Division State Office of Planning
Office of the Mayor of the City
Members of the Honolulu City Council
City DDC (City infrastructure and facilities)
State Department of Land and Natural Resources
State Department of Business and Economic Development and Tourism
State Historic Preservation Division
State Department of Health
State Department of Education
Office of Hawaiian Affairs
City Board of Water Supply
City Department of Planning and Permitting
City Department of Parks and Recreation
City Department of Facilities Maintenance
City Department of Emergency Services, Ocean Safety and Lifeguard Services Division
City Department of Design and Construction
City Department of Environmental Services
Honolulu Police Department
Honolulu Fire Department
City Department of Transportation Services
Waikīkī Neighborhood Board
Waikīkī Improvement Association
Hawai‘i Hotel & Lodging Association
Hawai‘i Historic Foundation
Kawaiaha‘o Church
Hawaiian Electric Company
Hawaiian Telecom
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18.2 DRAFT EIS

The following agencies, organizations and public utilities were consulted in the preparation of the 
Draft EIS.  The Draft EIS was published by the OEQC on September 8, 2009.  The public comment pe-
riod on the Draft EIS  ran from September 9, 2009 to October 23,  2009.  A copy of the comments that 
were received and their respective responses from Kyo-ya are collectively attached as Appendix 20.

Office of the Governor
State Department of Accounting and Division State Office of Planning
Office of the Mayor of the City
Members of the Honolulu City Council
City DDC (City infrastructure and facilities)
State Department of Land and Natural Resources
State Department of Business and Economic Development and Tourism
State Historic Preservation Division
State Department of Health
State Department of Education
State Department of Hawaiian Homelands
State Department of Defense
Office of Hawaiian Affairs
City Board of Water Supply
City Department of Planning and Permitting
City Department of Parks and Recreation
City Department of Facilities Maintenance
City Department of Emergency Services, Ocean Safety and Lifeguard Services Division
City Department of Design and Construction
City Department of Environmental Services
Honolulu Police Department
Honolulu Fire Department
City Department of Transportation Services
U.S. Department of the Army
Waikīkī Neighborhood Board
Waikīkī Improvement Association
Hawai‘i Hotel & Lodging Association
Hawai‘i Historic Foundation
Kawaiaha‘o Church
Hawaiian Electric Company
Hawaiian Telecom
Hawaii Tourism Authority
Outrigger Hotels & Resorts
Halekulani
Hawaii Hotel & Lodging Association
Japan Hawaii Travel Association
Japan Travel Bureau
Unite HERE Local 5
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19. PERSONS AND FIRMS PREPARING STATEMENT

Kusao & Kurahashi, Inc.
2752 Woodlawn Drive, Suite 5-202
Honolulu, Hawai‘i 96822

WCIT ARCHITECTURE
711 Kapi‘olani Blvd., Suite 1290
Honolulu, Hawai‘i 96813

McCorriston Miller Mukai MacKinnon LLP
Five Waterfront Plaza, 4th Flr.
500 Ala Moana Blvd.
Honolulu, Hawai‘i 96813

Belt Collins Hawai‘i Ltd.
2153 North King Street, Suite 200
Honolulu, Hawai‘i 96819-4554

Wilson Okamoto Corporation
1907 S. Beretania St., Suite 400
Honolulu, Hawai‘i 96826

Cultural Surveys Hawai‘i
P. O. Box 1114
Kailua, Hawai‘i 96734

Aukahi
1050 Queen Street, Suite 200
Honolulu, Hawai‘i 96814
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FINAL ENVIRONMENTAL IMPACT STATEMENT
Appendix 1: PRELIMINARY PLANS FOR THE PROJECTS

February 2010

PRINCESS KA‘IULANI RENOVATION & DEVELOPMENT
AND THE REPLACEMENT OF THE MOANA SURFRIDER HOTEL
DIAMOND HEAD TOWER WITH A NEW TOWER

WAIKIKI, HONOLULU, OAHU, HAWAII





CONCEPT DESIGN
FEBRUARY 2010

APPENDIX T2

KALĀKAUA AVENUE
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HONOLULU
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ALA WAI CANAL

ALA WAI BOULEVARD
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VE
N

UE

Ka Piko Waikīkī is a theme on which 

the project was concepted and developed. 

Highlighted below in beige is the Urban 

Resort Core of Waikīkī. There has been a 

signifi cant renaissance spurred through 

redevelopment within this Urban Resort 

Core over the past decade - King Kalakaua 

Plaza, 2100 Kalakaua, Beachwalk, and Royal 

Hawaiian Center, to name a few. 

King 

Kalakaua 

Plaza 2100

Kalakaua

Beachwalk

Royal Hawaiian 

Center



Moana Surfrider
a Westin Resort
Recently completed transformation to 
a Westin Resort included renovation to 
the historic wing guestrooms, lobby and 
introduced a new restaurant (Beach House) 
and a new Spa.

Sheraton Waikiki
Nearing completion of a 5 year 
renovation program including all 
guestrooms, public areas, restaurants, 
pools and arrival sequence.

CONCEPT DESIGN
FEBRUARY 2010

APPENDIX 1-1

WAIKIKI URBAN
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The Royal Hawaiian
Newly renovated and reopened as a 
Starwood Luxury Collection property 
in December 2008. All 350+ original 
guestrooms have been renovated along 
with extensive refurbishment of the lobby, 
restaurants and the Monarch Room.

Kyo-ya has also contributed 

to this renaissance through 

the renovations of the Moana, 

the Royal Hawaiian and the 

Sheraton Waikīkī



Diamond Head Tower
Proposed redevelopment of the existing 
140 room hotel tower into the first 
purpose built hotel on the beach in 
Waikiki in over 20 years. Plans call for a 
185 room hotel, 40 residential condos 
and associated uses.

Princesss Ka‘iulani
Proposed redevelopment of the existing 
Princess Ka‘iulani resort property into a 
new urban resort mixed-use development 
including Hotel, Condo-Hotel, Residential, 
Retail, Parking and associated uses.
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FEBRUARY 2010
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ALA WAI CANAL

Kyo-ya looks to complete the 

repositioning of its hotels in Waikiki 

with the proposed redevelopments 

of the Princess Ka‘iulani and the 

Diamond Head Tower – creating 

a new urban resort aesthetic and 

becoming “the center, which gives 

new life to Waikīkī”…

Ka Piko Waikīkī



‘‘ĀĀINAHAU TOWERINAHAU TOWER
(28 STORIES, 309 FT)(28 STORIES, 309 FT)

PRINCESS TOWERPRINCESS TOWER
(11 STORIES, 138 FT)(11 STORIES, 138 FT)

KA‘IULANI TOWERKA‘IULANI TOWER
(11 STORIES, 124 FT)(11 STORIES, 124 FT)

CONCEPT DESIGN
FEBRUARY 2010

EXISTING

DEVELOPMENT

APPENDIX 1-3--

PRINCESSPRINCESS
KA‘IULANIKA‘IULANI

HYATT WAIKHYATT WAIKĪĪKKĪĪ
(39 STORIES, 364 FT)(39 STORIES, 364 FT)

KING’SKING’S
VILLAGEVILLAGE
(70 FT)(70 FT)

‘OHANA EAST‘OHANA EAST
(20 STORIES, 215 FT)(20 STORIES, 215 FT)

MIRAMARMIRAMAR
(21 STORIES, 220 FT)(21 STORIES, 220 FT)

OUTRIGGER OUTRIGGER 
WAIKWAIKĪĪKKĪĪ
(140 FT)(140 FT)

KKŪŪHIHIŌŌ
BEACHBEACH

KALĀKAUA AVENUE

PRINCE EDWARD STREET

KOA AVENUE
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INTERNATIONALINTERNATIONAL
MARKETPLACEMARKETPLACE

(25-35 FT)(25-35 FT)

ROYAL HAWAIIANROYAL HAWAIIAN
CENTERCENTER

(APPROX. 40 FT)(APPROX. 40 FT)

WAIKWAIKĪĪKKĪĪ
BEACHCOMBERBEACHCOMBER

(APPROX. 100 FT)(APPROX. 100 FT)

(8 STORIES, 95 FT)(8 STORIES, 95 FT)

MOANAMOANA
SURFRIDERSURFRIDER

A WESTIN RESORTA WESTIN RESORT

DIAMOND DIAMOND 
HEAD HEAD 

TOWERTOWER

POLICEPOLICE
SUBSTATIONSUBSTATION

(24 FT)(24 FT)

BEACHBEACH
CONCESSIONCONCESSION

(24 FT)(24 FT)

BANYANBANYAN
WINGWING

(6 STORIES, 75 FT)(6 STORIES, 75 FT)

SURFRIDERSURFRIDER
TOWERTOWER

(21 STORIES, 233 FT)(21 STORIES, 233 FT)



120 FT60300

CONCEPT DESIGN
FEBRUARY 2010

PROPOSED

DEVELOPMENT

APPENDIX 1-4--

PRINCESS
KA‘IULANI

KKŪŪHIHIŌŌ
BEACHBEACH

BANYANBANYAN
WINGWING

(6 STORIES, 75 FT)(6 STORIES, 75 FT)

KING’SKING’S
VILLAGEVILLAGE

MOANAMOANA
SURFRIDERSURFRIDER

A WESTIN RESORTA WESTIN RESORT

PRINCESSPRINCESS
KA‘IULANIKA‘IULANI

‘‘ĀĀINAHAU TOWERINAHAU TOWER
(28 STORIES, 309 FT)(28 STORIES, 309 FT)

PPĪĪKAKE TOWERKAKE TOWER
(34 STORIES, 350 FT)(34 STORIES, 350 FT)

(26 STORIES, 282 FT)(26 STORIES, 282 FT)

KING’SKING’S
VILLAGEVILLAGE
(70 FT)(70 FT)

INTERNATIONALINTERNATIONAL
MARKETPLACEMARKETPLACE

(25-35 FT)(25-35 FT)

‘OHANA EAST‘OHANA EAST
(20 STORIES, 215 FT)(20 STORIES, 215 FT)

MIRAMARMIRAMAR
(21 STORIES, 220 FT)(21 STORIES, 220 FT)

OUTRIGGER OUTRIGGER 
WAIKWAIKĪĪKKĪĪ
(140 FT)(140 FT)

ROYAL HAWAIIANROYAL HAWAIIAN
CENTERCENTER

(APPROX. 40 FT)(APPROX. 40 FT)

WAIKWAIKĪĪKKĪĪ
BEACHCOMBERBEACHCOMBER

(APPROX. 100 FT)(APPROX. 100 FT)

SURFRIDERSURFRIDER
TOWERTOWER

(21 STORIES, 233 FT)(21 STORIES, 233 FT)

POLICEPOLICE
SUBSTATIONSUBSTATION

(24 FT)(24 FT)

BEACHBEACH
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KALĀKAUA AVENUE
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DIAMOND DIAMOND 
HEAD HEAD 

TOWERTOWER

HYATT WAIKHYATT WAIKĪĪKKĪĪ
(39 STORIES, 364 FT)(39 STORIES, 364 FT)



CONCEPT DESIGN
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EXISTING

DEVELOPMENT

PRINCESS KA‘IULANIPRINCESS KA‘IULANI
PRINCESS TOWERPRINCESS TOWER

PRINCESS KA‘IULANIPRINCESS KA‘IULANI
‘‘ĀĀINAHAU TOWERINAHAU TOWER

MOANAMOANA
DIAMOND HEAD TOWERDIAMOND HEAD TOWER

MOANAMOANA
BANYAN WINGBANYAN WING

MOANAMOANA
SURFRIDER TOWERSURFRIDER TOWER



MOANAMOANA
BANYAN WINGBANYAN WING

MOANAMOANA
SURFRIDER TOWERSURFRIDER TOWER
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APPENDIX 1-6

PROPOSED

DEVELOPMENT

PROPOSED PROPOSED 
PPĪĪKAKE TOWERKAKE TOWER

PROPOSED PROPOSED 
DIAMOND HEAD TOWERDIAMOND HEAD TOWER

PRINCESS KA‘IULANIPRINCESS KA‘IULANI
‘‘ĀĀINAHAU TOWERINAHAU TOWER
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PRINCE EDWARD STREET

KOA AVENUE

KING’SKING’S
VILLAGEVILLAGE

MOANAMOANA
SURFRIDERSURFRIDER

A WESTIN RESORTA WESTIN RESORT
APPENDIX 1-8
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150 FT7537.50

VICINITY MAP

(EXISTING)



‘Ainahau 
Tower

(TO REMAIN)

Ka‘iulani Ka‘iulani 
TowerTower

EXISTING
PORTEPORTE

COCHERERetail AlongRetail Along
KalakauaKalakaua

--

--

Princess 
TowerTower

APPENDIX 1-9
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APPENDIX 1-10
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* REFERENCE FEIS SECTION 8.6.1.3 FOR FURTHER 
INFORMATION ON LANE DIRECTIONS AND DRIVEWAY 
AND PULL-OUT ALIGNMENTS AT KA‘IULANI AVE.
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TOWERTOWER



HOTEL AMENITYHOTEL AMENITY
POOL DECKPOOL DECK

BAR &BAR &
GRILLGRILL

AUTOAUTO
COURTCOURT

HOTEL/CONDOHOTEL/CONDO
AMENITY DECKAMENITY DECK

POOLPOOL

ENTRYENTRY
DRIVEDRIVE

LOBBYLOBBY
LOUNGELOUNGE

BALLROOMSBALLROOMS

MEETINGMEETING
ROOMSROOMS

GRANDGRAND
STAIRSTAIR

GROUPGROUP
ARRIVALARRIVAL

PARKINGPARKING
ENTRYENTRY

RETAILRETAIL
PROMENADEPROMENADE

RETAILRETAIL
PROMENADEPROMENADE

FUNCTIONFUNCTION
DININGDINING

BANYANBANYAN
TREETREE

SPOUTINGSPOUTING
WATERWATER

‘‘ĀĀPUAKEHAUPUAKEHAU
WATER FEATUREWATER FEATURE

PROPERTY LINEPROPERTY LINE

15
’ S

ET
BA

C
K

15
’ S

ET
BA

C
K

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E‘‘ĀĀINAHAUINAHAU

TOWERTOWER

PPĪĪKAKEKAKE
TOWERTOWER

HYATT WAIKHYATT WAIKĪĪKKĪĪ
INTERNATIONALINTERNATIONAL
MARKETPLACEMARKETPLACE

‘OHANA‘OHANA
EASTEAST

MIRAMARMIRAMAR

OUTRIGGER WAIKOUTRIGGER WAIKĪĪKKĪĪ BANYANBANYAN
WINGWING

DIAMOND HEAD DIAMOND HEAD 
TOWERTOWER

SURFRIDERSURFRIDER
TOWERTOWER

KALĀKAUA AVENUE

K
A‘

IU
LA

N
I A

V
EN

U
E

KOA AVENUE

PRINCE EDWARD STREET

KING’SKING’S
VILLAGEVILLAGE

20’ SETBACK20’ SETBACK

15 60 FT0 30

APPENDIX 1-11
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FEBRUARY 2010

SITE PLAN
* REFERENCE FEIS SECTION 

8.6.1.3 FOR FURTHER 
INFORMATION ON LANE 
DIRECTIONS AND DRIVEWAY 
AND PULL-OUT ALIGNMENTS 
AT KA‘IULANI AVE.
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FEBRUARY 2010

LEVEL 1

EL.+11’* REFERENCE FEIS SECTION 
8.6.1.3 FOR FURTHER 
INFORMATION ON LANE 
DIRECTIONS AND DRIVEWAY 
AND PULL-OUT ALIGNMENTS 
AT KA‘IULANI AVE.
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EL.+25’* REFERENCE FEIS SECTION 
8.6.1.3 FOR FURTHER 
INFORMATION ON LANE 
DIRECTIONS AND DRIVEWAY 
AND PULL-OUT ALIGNMENTS 
AT KA‘IULANI AVE.
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WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
12/8/2009

LOT

ZONING LOT AREA 1 SF

DEVELOPABLE LOT AREA 2 SF

ENVELOPE
FAR

FLOOR AREA (SF)5

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)
5 FLOOR AREAS EXCLUDE LANAIS AND BALCONIES PER WSD PRECINCT DEVELOPMENT STANDARDS

50%

PROPOSED

UNDER PDR 2

180,920

209,939

REQUIRED
REQUIRED

REQUIRED
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Unit Type Avg Size Count
Condo Hotel 470 105 1 105
Condo Hotel Suite 1230 105 2 210

Hotel Total 210 315

Condo Studio 745 4 1 4
Condo 1BR 1115 4 2 8
Condo 2BR + Den 1975 41 3 123
Condo 3BR 2970 11 4 44
Penthouse 10240 1 11 11

Condominium Total 61 190
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CULTURAL INFUSION -
WAIKIKI & WATER

culture & history: waikïkï
Ahupua’a Waikïkï – land of spouting waters

• Playground for the Ali’i
• 3 major streams fed the low-lying lands – 

Apuakehau, Piinaio, & Kuekaunahi
• Rich in agricultural history – lo’i
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CULTURAL INFUSION -
MONARCHY

culture & history: monarchy

End of Kamehameha Dynasty – Queen Emma
The beginning of the Kalakaua Dynasty
End of the Kalakaua Dynasty – Queen Lili‘uokalani
Heir apparent – Princess Ka’iulani
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CULTURAL INFUSION -
PRINCESS KA‘IULANI

culture & history:
Princess Ka‘iulani
Daughter of Archibald Cleghorn & Princess Likelike

Lived on the site of the current hotel – ‘ĀĀinahau

Banyan at home said to be the first in Waikïkï

Hosted luau under the banyan tree

Introduced her favorite bird, the peacock, to Hawai‘i

Pīkake (Chinese Jasmine) was named in her honor

Her mother, Princess Likelike’s last words to Ka‘iulani, 

“You will never be Queen.”
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CULTURAL INFUSION -
PRINCESS KA‘IULANI
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CULTURAL INFUSION -
PRINCESS KA‘IULANI
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AND PIKAKE
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CULTURAL INFUSION -
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‘ĀINAHAU AND
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Existing 
Ainahau
Tower

Plan
Scale: 1”=80’

20’ Front Yard Setback

Existing Floor Area, Kalakaua Avenue setback, Ka‘iulani Avenue setback, Ka‘iulani Transi-
tional Height Setback, and open space requirements are non-conforming.  A development 
that follows the general criteria set in the LUO for Resort Mixed Use Precinct under the 
WSD Development Standards is not possible without application through the PD-R process.  
Since the existing development already exceeds the Floor Area allowed by the LUO, a 
redevelopment for less density is not economically feasible.

Aerial Perspective
Scale: none

Ewa/Makai Perspective
Scale: none

Maximum Allowable Floor Area
Available for PK through PDR: 664,325 sf

Maximum Allowable Floor Area Available
for PK through PDR: 0 sf
 (Non-Conforming)

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback Yes
15’ Side Yard Setback Yes
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Existing 
Ainahau
Tower

Proposed Pikake
Tower

Proposed Parking
Structure

Plan
Scale: 1”=80’

20’ Front Yard Setback

350’

Kyo-ya determined that the existing ‘Ainahau Tower is the only structure feasible to retain 
and refurbish on the site and that a reduction of the existing Floor Area is not economically 
feasible.  Any redevelopment of the Princess Ka‘iulani would need to include an increase in 
the existing Floor Area to make the project viable.  An alternative to the proposed project 
was studied that locates the Pikake Tower further mauka on the site, above the parking 
garage.  The tower would span in a ‘Ewa-Diamond Head direction, contrary to WSD rec-
ommendations.  The tower would impact views from both high and low rise developments 
mauka of the site.  A building in this location would also result in potential shadowing 
effects that would impact the mauka side neighboring properties.  This alternative does not 
meet the intent of the WSD and PD-R and would result in undesirable view corridors for 
guests and adjacent properties.

Aerial Perspective
Scale: none

Ewa/Makai Perspective
Scale: none

Maximum AllowableFloor Area
Available for PK through PDR: 664,325 sf
(Excluding Ainahau Tower)

Total Proposed Floor Area: 557,500 sf
(Excluding Ainahau Tower)

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback Yes
15’ Side Yard Setback Yes
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ALTERNATIVE II
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Plan
Scale: 1”=80’

Maximum Allowable Floor Area:
Available for PK through PDR: 664,325 sf
(Excluding Ainahau Tower)

Total Proposed Floor Area: 557,500 sf
(Excluding Ainahau Tower)

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback Yes
15’ Side Yard Setback Yes

20’ Front Yard Setback

The proposed alternative for the Princess Ka‘iulani was selected because it will allow for 
the redevelopment of physically obsolete buildings at this important corner in the center of 
Waikiki and provide significant public benefits.  The increase in public open space along 
Kalakaua and Ka‘iulani avenues 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 pro-
viding an inviting introduction to the new retail establishments along this street frontage.  
The congestion and mix of pedestrian and vehicles will be minimized by creating an in-
ternal auto 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 as well as private view corridors.

Aerial Perspective
Scale: none

Ewa/Makai Perspective
Scale: none

350’
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Unit Type Avg Size Count Bays/Unit Bays
Hotel 500 167 1 167
Hotel Suite 980 18 2 36

Hotel Total 185 203

Condo 1BR 1475 1 2 2
Condo 2BR 1580 9 3 27
Condo 2BR + Den 1870 19 4 76
Condo 3BR 1980 10 4 40
Penthouse 7800 1 9 9

Condominium Total 40 154

PRELIMINARY DIAMOND HEAD TOWER UNIT MIX

WAIKIKI SPECIAL DISTRICT AND PLANNED DEVELOPMENT RESORT REQUIREMENTS
2/19/2010

LOT

ZONING LOT AREA 1 SF

DEVELOPABLE LOT AREA 2 SF

ENVELOPE
FAR

FLOOR AREA (SF)4

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 (1:1)

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)
4 FLOOR AREAS EXCLUDE LANAIS AND BALCONIES PER WSD PRECINCT DEVELOPMENT STANDARDS

DIAMOND HEAD TOWER REDEVELOPMENT

136,844

159,761

ALLOWED/REQ
STANDARD WSD

EXISTING
ALLOWED/REQ

UNDER PDR 2

PROPOSED

UNDER PDR 2

2.80 3.93 4.72 4.72
383,163 538,253 754,072 754,072

[299,072]3 [299,072]3

260 FT 260 FT 350 FT 282 FT

20 FT (AVG) 14 FT (AVG) 20 FT (AVG) 28 FT (AVG)
0 FT 0 FT 15 FT 0 FT
0 FT 0 FT 15 FT 11 FT 25 FT

REQUIRED SSV

CONFORMING

NON CONFORMING REQUIRED ZONING VARIANCE

50% 45% 50% 45%
68,422 61,537 68,422 61,547

6% 10%
9,256 14,363

REQUIRED
REQUIRED

REQUIRED

CONFORMING

REQUIRED
REQUIRED REQUIRED

NON CONFORMING REQUIRED ZONING VARIANCE

CONFORMING REQUIRED CONFORMING
NON CONFORMING
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SECTION TAKEN THROUGH ARRIVAL PAVILION (BASEMENT BEYOND)
TOTAL PROPOSED FILL: APPROXIMATELY 70,380 CUBIC FEET
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CULTURAL INFUSION -
SURFING

culture & history: he‘e nalu

He‘e Nalu: Surfing

• Once known as the “Sport of the Ali’i”, surfing and its culture is deeply 
rooted in Waikïkï.

• From the Ali’i of long ago to the residents and visitor today, every day for 
the past 500+ years, someone has been surfing in Waikïkï.
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CULTURAL INFUSION -
BEACHBOYS

culture & history: beachboys

Waikiki Beachboys

• The “Waikïkï Beachboy” can trace their history back to early days 
of Moana Surfrider Hotel .

• Height of the beachboy era was in the 50’s and 60’s led by 
legendary watermen including Duke.

• Carefree, charming and cajoling,  the oldtime Waikïkï beachboy 
remains a lively presence in the memories of residents and visitor 
alike and is still a iconic and active function of Waikïkï today.
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Existing Floor Area, Diamond Head transitional setback, and open space requirements are 
non-conforming.  A development that follows the general criteria set in the LUO for Resort 
Mixed Use Precinct under the WSD Development Standards is not possible without applica-
tion through the PD-R process.  Since the existing development already exceeds the Floor 
Area allowed by the LUO, this alternative of redevelopment for less density is not economi-
cally feasible.

Aerial Perspective
Scale: none

Makai/DH Perspective
Scale: none

Coastal Height 
Setback

Kalakaua Ave

Princess
Kaiulani

Banyan
Wing

Surfrider
Tower

Kuhio
Beach

Hyatt
Waikiki

Ka
iu

la
ni

 A
ve

Vicinity Map
Scale: none

Diamond
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Maximum Allowable Floor Area
Available for DHT through PDR: 299,072 sf

Maximum Allowable Floor Area Available
for DHT through PDR: 0 sf
 (Non-Conforming)

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback (Averaged) Yes
100’ Shoreline Building Setback No
40’ Shoreline Setback Yes
Coastal Height Setback No
Front Transitional Height Setback (6’) Yes
Side Transitional Height Setback (6’) No
50% Open Space Yes
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Alternative IIA is a building study that complies with all requirements except for open space 
and Floor Area.  The result is a 140’ high structure which mimics the existing Diamond 
Head Tower, with a decreased floor area.  This building continues to be oriented in the 
‘Ewa-Diamond Head direction, with no view corridors or building relief and as such, does 
not meet the intent of the WSD and PD-R.  With a reduced total floor area, this alternative 
is not economically feasible to develop.
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Maximum Allowable Floor Area
Available for DHT through PDR: 299,072 sf

Level 1-2  (8,700 x 2) 17,400 sf
Level 3-9 (3,770 x 7) 26,390 sf
Levels 10-11 (2,030 x 2) 4,060 sf
Total Floor Area 47,850 sf

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback (Averaged) Yes
100’ Shoreline Building Setback Yes
40’ Shoreline Setback Yes
Coastal Height Setback Yes
Front Transitional Height Setback (6’) Yes
Side Transitional Height Setback (6’) Yes
50% Open Space Yes
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Alternative IIB is a building study that complies with all requirements except for open 
space, Floor Area, 100’ Setback and Coastal Height Setbacks, but maintains a building 
height of 200’ high.  With a program driven total floor area similar to the proposal, this 
building holds a larger footprint and has an asymmetrical form, with no view corridors or 
building relief and as such, does not meet the intent of the WSD and PD-R.
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Maximum Allowable Floor Area
Available for DHT through PDR: 299,072 sf

Level 1 22,032 sf
Level 2 22,032 sf
Levels 3-19 (14,664 x 17) 234,624 sf
Total Floor Area 293,352 sf

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback (Averaged) Yes
100’ Shoreline Building Setback No
40’ Shoreline Setback Yes
Coastal Height Setback No
Front Transitional Height Setback (15’) Yes
Side Transitional Height Setback (15’) Yes
50% Open Space Yes
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Alternative IIC is a building study that complies with all requirements except for Open 
Space, Floor Area, and Coastal Height Setbacks, but in contrast to the previous alternative, 
complies with the 100’ shoreline setback.  The resultant is a single loaded building with re-
duced total floor area and a building height of 350’ high. Again, this building continues to 
be oriented in the ‘Ewa-Diamond Head direction, with no view corridors or building relief 
and as such, does not meet the intent of the WSD and PD-R.
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Diamond
Head Tower

Maximum Allowable Floor Area
Available for DHT through PDR: 299,072 sf

Level 1 12,366 sf
Level 2 12,366 sf
Levels 3-34 (6,234 x 32) 44,730 sf
Total Floor Area 224,220 sf

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback (Averaged) Yes
100’ Shoreline Building Setback Yes
40’ Shoreline Setback Yes
Coastal Height Setback No
Front Transitional Height Setback (31’) Yes
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50% Open Space Yes
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Maximum Allowable Floor Area
Available for DHT through PDR: 299,072 sf

Level 1 16,937 sf
Level 2 14,079 sf
Levels 3-14 (11,484 x 12) 137,808 sf
Levels 15-26 (10,854 x 12) 130,248 sf
Total Floor Area 299,072 sf

LUO/WSD/PDR Compliance
350’ Height Limit (PDR) Yes
20’ Front Yard Setback (Averaged) Yes
100’ Shoreline Building Setback No
40’ Shoreline Setback Yes
Coastal Height Setback No
Front Transitional Height Setback (22’) Yes
Side Transitional Height Setback (22’) Yes
50% Open Space Yes
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The redevelopment of Diamond Head Tower will result in the removal of a dated and ob-
solete hotel tower that blocks public view corridors from Kalakaua Avenue.  The new Dia-
mond Head Tower will be the first new resort hotel on Waikiki 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 public or pedestrian level.  The 
improved orientation of the building will permit the creation of a new auto court, which will 
positively redistribute some of the traffic along Kaakaua Avenue near the existing entrance.   
As additional public benefits, Kyo-ya is proposing to provide a public access to Waikiki 
Beach, public surfboard racks, and public art celebrating the ahupua’a of Waikiki and its 
beach culture.
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APPENDIX 2
Assessment of the Historic Architectural Resources within the Proposed 

Diamond Head Tower of the Moana Surfrider Hotel and 
Princess Ka‘iulani Hotel Master Plan dated April 2009 

prepared by Minatoshi Architects Inc.



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i 

H
ot
el
   

 [T
yp
e 
te
xt
] 

Pa
ge
 ii

 

20
09

  

Pr
ep

ar
ed

 b
y:
 M

IN
A

TO
IS

HI
 A

RC
HI

TE
C

TS
, I

N
C

. 
Pr
ep

ar
ed

 fo
r:
 W

CI
TA

RC
H
IT
EC

TU
RE

 

 

AS
SE

SS
M

EN
T

 O
F 

T
H

E 
H

IS
T

O
R

IC
AL

 A
R

C
H

IT
EC

T
U

R
AL

 R
ES

O
U

R
C

ES
 W

IT
H

IN
 T

H
E 

PR
O

PO
SE

D
 

D
IA

M
O

N
D

 H
EA

D
 T

O
W

ER
 O

F 
T

H
E 

M
O

AN
A 

SU
R

FR
ID

ER
 H

O
T

EL
 &

  
P R

IN
C

ES
S 

K
AI

’U
LA

N
I H

O
T

EL
 M

AS
T

ER
 P

LA
N

 



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i 

H
ot
el
   

  
Pa
ge
 i    

A
ss

es
sm

en
t 

of
 t

h
e 

H
is

to
ri

c 
 

A
rc

h
it

ec
tu

ra
l R

es
ou

rc
es

 w
it

h
in

 t
h

e 
P

ro
p

os
ed

  
D

ia
m

on
d

 H
ea

d
 T

ow
er

 o
f 

th
e 

M
oa

n
a 

Su
rf

ri
d

er
 H

ot
el

  
an

d
 P

ri
n

ce
ss

 K
ai

u
la

n
i H

ot
el

  
M

as
te

r 
P

la
n

 I
m

p
ro

ve
m

en
ts

 
 

Pr
ep

ar
ed

 fo
r: 

W
CI

TA
RC

H
IT

E
CT

U
RE

 
 

Pr
ep

ar
ed

 b
y: 

M
in

at
oi

sh
i A

rc
hi

te
ct

s, 
In

c. 
14

29
 M

ak
ik

i S
tre

et
, #

21
1 

H
on

ol
ul

u,
 H

I 9
68

14
 

(8
08

) 9
42

-7
47

4  
A

pr
il 

20
09

 



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i 

H
ot
el
   

 In
tr
od
uc
tio
n 

Pa
ge
 ii

 

T
ab

le
 o

f C
on

te
nt

s  

   
 

 
 

 
 

 
 

 
 

 
 

 
 

P
ag

e 

E
xe

cu
ti

ve
 S

u
m

m
ar

y…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

...
.1

 

Se
ct

io
n

 1
 I

n
tr

od
u

ct
io

n
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

...
.8

 
 

 
 

 

Se
ct

io
n

 2
 H

is
to

ri
ca

l B
ac

kg
ro

u
n

d
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

..…
…

…
...

10
 

Se
ct

io
n

 3
 D

es
cr

ip
ti

on
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
.…

…
…

…
…

…
…

…
…

…
…

…
.…

..3
3 

Se
ct

io
n

 4
 P

ro
p

os
ed

 M
it

ig
at

io
n

 M
ea

su
re

s…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
...

.5
3 

Se
ct

io
n

 5
 B

ib
lio

gr
ap

h
y…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

…
…

..5
5 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 1

 

 

E
X

E
C

U
T

IV
E

 S
U

M
M

A
R

Y
 

 
K

yo
-y

a 
Co

m
pa

ny
 L

td
. i

s p
ro

po
sin

g 
to

 re
de

ve
lo

p 
th

e 
ex

ist
in

g 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

an
d 

Pr
in

ce
ss

 

K
aiu

lan
i h

ot
els

 in
to

 a
 P

lan
ne

d 
Pr

oj
ec

t D
ev

elo
pm

en
t w

hi
ch

 c
all

s f
or

 

th
e 

re
m

ov
al 

of
 se

ve
ra

l o
ld

er
 st

ru
ct

ur
es

 o
n 

th
es

e 
pr

op
er

tie
s i

nc
lu

di
ng

: 

th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

(1
95

2)
, t

he
 

Pr
in

ce
ss

 W
in

g 
(o

rig
in

al 
m

ain
 to

w
er

 o
f t

he
 P

rin
ce

ss
 K

aiu
lan

i H
ot

el)
 

(1
95

5)
, K

aiu
lan

i W
in

g 
(o

rig
in

all
y 

ca
lle

d 
th

e 
D

iam
on

d 
H

ea
d 

To
w

er
) 

(1
96

0)
, t

he
 re

ta
il 

sh
op

s (
19

58
), 

an
d 

th
e 

pa
rk

in
g 

st
ru

ct
ur

e 
(1

96
1)

. 

Th
e 

fo
llo

w
in

g 
re

po
rt 

pr
es

en
ts

 th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
an

d 
Pr

in
ce

ss
 K

aiu
lan

i h
ot

els
' h

ist
or

ica
l 

ba
ck

gr
ou

nd
 a

nd
 th

eir
 a

rc
hi

te
ct

ur
al 

de
sc

rip
tio

n.
 T

he
 re

po
rt 

w
ill

 re
vi

ew
 

th
e 

hi
st

or
ic 

co
nt

ex
t o

f t
he

 h
ot

el 
de

ve
lo

pm
en

t, 
th

e 
ar

ch
ite

ct
ur

al 

ch
ar

ac
te

ris
tic

s, 
ch

ar
ac

te
r d

ef
in

in
g 

fe
at

ur
es

, c
ha

ng
es

 a
nd

 re
m

ov
al 

of
 

hi
st

or
ic 

m
at

er
ial

 o
ve

r t
he

 y
ea

rs
. S

ig
ni

fic
an

ce
 a

nd
 d

et
er

m
in

at
io

n 
of

 

ef
fe

ct
s a

re
 n

ot
 a

dd
re

ss
ed

 in
 th

is 
re

po
rt.

  

In
 o

rd
er

 to
 re

du
ce

 th
e 

im
pa

ct
 o

f t
he

 p
ro

po
se

d 
ch

an
ge

s t
o 

th
e 

ho
te

ls,
 th

e 
re

po
rt 

re
co

m
m

en
ds

 sp
ec

ifi
c 

m
iti

ga
tio

n 
m

ea
su

re
s t

o 
be

 

im
pl

em
en

te
d 

sh
ou

ld
 th

e 
pr

oj
ec

t o
bt

ain
 a

ll 
ne

ce
ss

ar
y 

pe
rm

its
 a

nd
 

ap
pr

ov
als

. T
he

se
 re

co
m

m
en

da
tio

ns
 a

re
 st

at
ed

 in
 C

ha
pt

er
 F

ou
r o

f t
hi

s 

re
po

rt.
  Th

e 
D

iam
on

d 
H

ea
d 

To
w

er
 o

f t
he

 M
oa

na
 S

ur
fr

id
er

 H
ot

el 

op
en

ed
 in

 Ja
nu

ar
y 

19
52

, a
nd

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

op
en

ed
 o

n 

Ju
ne

 1
1,

 1
95

5,
 a

nd
 a

s s
uc

h 
bo

th
 a

re
 o

ve
r f

ift
y 

ye
ar

s o
ld

 a
nd

 m
ee

t t
he

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 2

 

de
fin

iti
on

 o
f a

 h
ist

or
ic 

pr
op

er
ty

 a
s e

nu
m

er
at

ed
 in

 S
ec

tio
n 

6E
-2

, 

H
aw

aii
 R

ev
ise

d 
St

at
ut

es
.  

A
s b

ot
h 

to
w

er
s a

nd
 th

eir
 a

ss
oc

iat
ed

 

ele
m

en
ts

 o
nl

y 
re

ce
nt

ly 
re

ac
he

d 
th

e 
fif

ty
 y

ea
r p

lat
ea

u,
 th

ey
 a

re
 n

ot
 

in
clu

de
d 

w
ith

in
 th

e 
H

aw
aii

 S
ta

te
 H

ist
or

ic 
Pr

es
er

va
tio

n 
O

ffi
ce

’s 

in
ve

nt
or

y 
of

 h
ist

or
ic 

pl
ac

es
, a

nd
 a

re
 a

lso
 n

ot
 id

en
tif

ied
 in

 th
e 

Ci
ty

 a
nd

 

Co
un

ty
 o

f H
on

ol
ul

u’
s “

W
aik

ik
i S

pe
cia

l D
ist

ric
t G

ui
de

lin
es

” 
am

on
g 

“s
tru

ct
ur

es
, s

ite
s a

nd
 la

nd
m

ar
ks

” 
id

en
tif

ied
 b

y 
th

e 
D

ep
ar

tm
en

t o
f 

La
nd

 a
nd

 N
at

ur
al 

Re
so

ur
ce

s (
D

LN
R)

 a
s “

ha
vi

ng
 sc

en
ic

, c
ul

tu
ra

l, 

hi
st

or
ic 

or
 a

rc
hi

te
ct

ur
al 

sig
ni

fic
an

ce
” 

an
d 

“m
ay

 p
os

se
ss

 q
ua

lit
ies

 

w
hi

ch
 m

ak
e 

th
em

 e
lig

ib
le 

fo
r l

ist
in

g 
on

 th
e 

re
gi

st
er

 o
f h

ist
or

ic 

pl
ac

es
.”

   Th
e 

19
52

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 

H
ot

el 
ha

s l
os

t s
om

e 
of

 it
s i

nt
eg

rit
y, 

as
 it

s g
ue

st
 ro

om
s h

av
e 

be
en

 

re
m

od
ele

d 
an

d 
th

e 
fir

st
 fl

oo
r, 

w
hi

ch
 o

nc
e 

fu
nc

tio
ne

d 
as

 a
 lo

bb
y, 

no
w

 

se
rv

es
 a

s a
 c

or
rid

or
 a

nd
 se

at
in

g 
ar

ea
, w

ith
 th

e 
oc

ea
n 

sid
e 

of
 th

e 
sp

ac
e 

op
en

 to
 th

e 
be

ac
h.

 O
rig

in
all

y 
th

e 
bu

ild
in

g 
w

as
 a

n 
au

to
no

m
ou

s h
ot

el 

bu
t i

n 
19

69
, i

t b
ec

am
e 

a 
w

in
g 

of
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el.

 It
s 

“S
ur

fR
id

er
” 

na
m

e 
w

as
 a

pp
ro

pr
iat

ed
 a

nd
 a

pp
lie

d 
to

 th
e 

ho
te

l K
en

ji 

O
sa

no
 c

on
st

ru
ct

ed
 o

n 
th

e 
E

w
a 

sid
e 

of
 th

e 
M

oa
na

  i
n 

19
69

.  
Th

e 

m
or

e 
re

ce
nt

 S
ur

fR
id

er
 T

ow
er

 a
lso

 h
as

 b
ee

n 
in

co
rp

or
at

ed
 in

to
 th

e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
as

 th
e 

To
w

er
 W

in
g,

 a
nd

 th
e 

en
tir

e 
co

m
pl

ex
 is

 

no
w

 n
am

ed
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el-

 a
 W

es
tin

 R
es

or
t. 

  

Th
e 

19
55

 P
rin

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

ha
s 

als
o 

go
ne

 th
ro

ug
h 

a 
nu

m
be

r o
f c

ha
ng

es
 o

ve
r t

he
 la

st
 fi

fty
 th

re
e 

ye
ar

s. 
 

M
ajo

r c
ha

ng
es

 in
clu

de
 th

e 
co

ns
tru

ct
io

n 
of

 th
e 

K
aiu

lan
i T

ow
er

 in
 

19
60

, d
es

ig
ne

d 
by

 W
im

be
rle

y 
&

 C
oo

k,
 th

e 
co

ns
tru

ct
io

n 
of

 th
e 

A
in

ah
au

 T
ow

er
 in

 1
97

1,
 d

es
ig

ne
d 

by
 R

oe
hr

ig
, O

no
de

ra
 &

 K
in

de
r, 

an
d 

a 
m

ajo
r r

em
od

eli
ng

 o
f t

he
 lo

bb
y 

an
d 

gr
ou

nd
s i

n 
19

87
.  

Th
e 

ad
di

tio
ns

 to
 th

e 
ho

te
l r

et
ain

ed
 th

e 
de

sig
n 

sp
iri

t o
f t

he
 o

rig
in

al 

bu
ild

in
g,

 a
nd

 th
e 

fo
ot

pr
in

t o
f t

he
 1

95
5 

lo
bb

y 
an

d 
gr

ou
nd

s i
s s

til
l 

di
sc

er
na

bl
e. 

  

Bo
th

 h
ot

els
 w

er
e 

bu
ilt

 b
y 

M
at

so
n 

N
av

ig
at

io
n 

Co
m

pa
ny

, 

w
hi

ch
 w

as
 a

 le
ad

er
 in

 th
e 

de
ve

lo
pm

en
t o

f H
aw

aii
’s 

vi
sit

or
 in

du
st

ry
 

du
rin

g 
th

e 
pe

rio
d 

19
25

-1
95

9.
  M

at
so

n 
st

ar
te

d 
bu

sin
es

s a
s a

 sh
ip

pi
ng

 

co
m

pa
ny

, t
ra

ns
po

rti
ng

 g
oo

ds
 b

et
w

ee
n 

Ca
lif

or
ni

a 
an

d 
H

aw
aii

 a
nd

 th
e 

Pa
cif

ic.
  H

ow
ev

er
, a

lm
os

t f
ro

m
 th

e 
in

ce
pt

io
n 

of
 th

e 
co

m
pa

ny
 in

 

18
82

, t
he

 c
ar

ria
ge

 o
f p

as
se

ng
er

s p
lay

ed
 a

 ro
le 

alm
os

t e
qu

al 
to

 th
at

 o
f 

ca
rr

yin
g 

ca
rg

o,
 a

nd
 th

is 
in

 tu
rn

 le
d 

th
e 

co
m

pa
ny

 to
 e

nt
er

 in
to

 th
e 

ho
te

l b
us

in
es

s i
n 

th
e 

m
id

-1
92

0s
.  

Th
eir

 fi
rs

t v
en

tu
re

s i
nv

ol
ve

d 
th

e 

M
oa

na
 a

nd
 R

oy
al 

H
aw

aii
an

 H
ot

els
, t

he
 la

rg
es

t a
nd

 m
os

t l
ux

ur
io

us
 

ho
te

ls 
in

 W
aik

ik
i d

ur
in

g 
th

e 
lat

e 
19

20
s a

nd
 1

93
0s

.  
A

fte
r W

or
ld

 W
ar

 

II
, M

at
so

n 
re

co
gn

iz
ed

 th
at

 tr
av

el 
to

 H
aw

aii
 w

as
 o

n 
th

e 
in

cr
ea

se
, a

nd
 

th
e 

co
m

pa
ny

 w
as

 a
m

on
g 

th
e 

fir
st

 to
 e

xp
an

d 
W

aik
ik

i’s
 c

ap
ac

ity
 w

ith
 

th
e 

co
ns

tru
ct

io
n 

of
 th

e 
D

iam
on

d 
H

ea
d 

To
w

er
 o

f t
he

 M
oa

na
 

Su
rf

rid
er

 H
ot

el,
 w

hi
ch

 w
as

 so
on

 fo
llo

w
ed

 b
y 

th
e 

Pr
in

ce
ss

 K
aiu

lan
i 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 3

 

H
ot

el.
 T

he
 la

tte
r w

as
 b

ui
lt 

du
rin

g 
a 

m
om

en
t o

f g
re

at
 e

xp
an

sio
n 

in
 

ho
te

l r
oo

m
s i

n 
W

aik
ik

i. 
 T

he
 o

pe
ni

ng
 o

f t
he

 W
aik

ik
i B

ilt
m

or
e, 

Ro
y 

K
ell

ey
’s 

Re
ef

 H
ot

el,
 a

nd
 P

rin
ce

ss
 W

in
g 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i 

H
ot

el 
in

 1
95

5,
 c

ha
ng

ed
 th

e 
fa

ce
 o

f W
aik

ik
i, 

as
 th

ey
 a

ll 
ro

se
 o

ve
r o

ne
 

hu
nd

re
d 

fe
et

 in
 th

e 
air

.  
To

 so
m

e 
ey

es
, t

he
 a

re
a 

ha
d 

be
en

 tr
an

sf
or

m
ed

 

fr
om

, “
a 

lan
gu

id
 g

ar
de

n 
sp

ot
 to

 a
 m

od
er

n 
to

ur
ist

 re
so

rt,
” 

as
 th

e 

co
m

pl
et

io
n 

of
 th

es
e 

th
re

e 
bu

ild
in

gs
 a

cc
en

tu
at

ed
 th

e 
dr

am
at

ic 
gr

ow
th

 

of
 W

aik
ik

i, 
w

hi
ch

 d
ur

in
g 

th
e 

pe
rio

d 
19

45
-1

95
5 

ha
d 

bo
om

ed
 fr

om
 a

 

be
ac

h 
ca

te
rin

g 
to

 o
nl

y 
15

,0
00

 v
isi

to
rs

 a
 y

ea
r t

o 
a 

re
so

rt 
w

elc
om

in
g 

ov
er

 1
00

,0
00

 a
 y

ea
r. 

 D
ur

in
g 

th
at

 ti
m

e, 
th

e 
nu

m
be

r o
f h

ot
el 

ro
om

s 

ro
se

 fr
om

 u
nd

er
 1

,0
00

 to
 o

ve
r 4

,0
00

, a
s 2

8 
ho

te
ls 

or
 a

pa
rtm

en
t-h

ot
els

 

w
er

e 
bu

ilt
 in

 W
aik

ik
i. 

  W
he

n 
th

e 
Pr

in
ce

ss
 W

in
g 

(o
rig

in
al 

m
ain

 to
w

er
 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i) 
 o

pe
ne

d 
in

 1
95

5,
 it

 w
as

 th
e 

ta
lle

st
 b

ui
ld

in
g 

in
 W

aik
ik

i, 
w

ith
 o

nl
y 

A
lo

ha
 T

ow
er

 a
nd

 T
rip

ler
 H

os
pi

ta
l s

ta
nd

in
g 

ta
lle

r i
n 

th
e 

Te
rr

ito
ry

 o
f H

aw
aii

.  
 

D
ur

in
g 

th
e 

19
50

s a
ir 

tra
ve

l i
nc

re
as

in
gl

y 
su

pp
lan

te
d 

oc
ea

n 

cr
ui

se
s a

s t
he

 p
rim

ar
y 

m
ea

ns
 o

f t
ra

ve
lin

g 
to

 H
aw

aii
, a

nd
 p

eo
pl

e 
su

ch
 

as
 H

en
ry

 K
ais

er
 a

nd
 R

oy
 K

ell
ey

 e
nt

er
ed

 th
e 

vi
sit

or
 a

cc
om

m
od

at
io

n 

fie
ld

 a
nd

 so
on

 b
ec

am
e 

m
ajo

r p
lay

er
s i

n 
th

at
 a

re
na

.  
A

s a
 re

su
lt 

M
at

so
n 

de
ci

de
d 

to
 c

on
ce

nt
ra

te
 o

n 
th

e 
sh

ip
m

en
t o

f g
oo

ds
 to

 a
nd

 

fr
om

 H
aw

aii
, a

nd
 d

iv
es

te
d 

its
elf

 o
f i

ts
 W

aik
ik

i h
ot

el 
in

ve
nt

or
y, 

se
lli

ng
 

th
em

 to
 S

he
ra

to
n 

in
 1

95
9.

  T
hi

s s
ale

 m
ar

ke
d 

th
e 

en
try

 o
f n

at
io

na
l 

ho
te

l c
ha

in
s i

nt
o 

th
e 

H
aw

aii
 m

ar
ke

t, 
lea

di
ng

 to
 a

 n
ew

 c
ha

pt
er

 in
 th

e 

hi
st

or
y 

of
 H

aw
aii

’s 
tra

ve
l i

nd
us

try
.  

Bo
th

 th
e 

Pr
in

ce
ss

 W
in

g 
(o

rig
in

al 
m

ain
 to

w
er

 o
f t

he
 P

rin
ce

ss
 

K
aiu

lan
i) 

  a
nd

 th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 

H
ot

el 
w

er
e 

de
sig

ne
d 

by
 S

an
 F

ra
nc

isc
o 

ar
ch

ite
ct

 G
ar

dn
er

 D
ail

ey
, 

FA
IA

 (1
89

5-
19

67
). 

 P
rio

r t
o 

de
sig

ni
ng

 th
es

e 
ho

te
ls 

D
ail

ey
 h

ad
 

pr
ev

io
us

ly 
w

or
ke

d 
w

ith
 M

at
so

n 
on

 th
e 

re
fu

rb
ish

m
en

t o
f t

he
 R

oy
al 

H
aw

aii
an

, a
t t

he
 c

on
clu

sio
n 

of
 W

or
ld

 W
ar

 II
, a

nd
 w

as
 a

lso
 in

vo
lv

ed
 

w
ith

 th
e 

19
54

 c
ha

ng
es

 m
ad

e 
to

 th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el.
  D

ail
ey

 

an
d 

W
ill

iam
 W

ur
st

er
 a

re
 c

re
di

te
d 

w
ith

 in
tro

du
cin

g 
m

od
er

n 

ar
ch

ite
ct

ur
e 

to
 n

or
th

er
n 

Ca
lif

or
ni

a, 
an

d 
ar

e 
re

co
gn

iz
ed

 a
s t

he
 p

rim
e 

pr
og

en
ito

rs
 o

f t
he

 “
Se

co
nd

 B
ay

 T
ra

di
tio

n,
” 

w
hi

ch
 m

eld
ed

 th
e 

In
te

rn
at

io
na

l S
ty

le 
w

ith
 lo

ca
l v

er
na

cu
lar

 tr
ad

iti
on

s d
ur

in
g 

th
e 

m
id

-to
-

lat
e 

19
30

s. 
 

 Th
e 

ch
ar

ac
te

r-d
ef

in
in

g 
fe

at
ur

es
 o

f t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 

of
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el 

th
at

 re
m

ain
 in

ta
ct

 in
clu

de
:  

 
8-

st
or

y, 
re

in
fo

rc
ed

 
co

nc
re

te
 

st
ru

ct
ur

e 
w

ith
 

its
 

in
te

gr
at

ed
 o

rn
am

en
t; 

  

 
ma

ka
i f

ac
in

g 
gu

es
t r

oo
m

 la
na

i a
nd

 th
eir

 ra
ili

ng
s; 

 
Fi

rs
t s

to
ry

 fa
ça

de
 fa

cin
g 

K
ala

ka
ua

 A
ve

nu
e 

 
G

ue
st

 ro
om

 c
on

fig
ur

at
io

n 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 4

 

 

Th
e 

ch
ar

ac
te

r-d
ef

in
in

g 
fe

at
ur

es
 o

f t
he

 P
rin

ce
ss

 W
in

g 
(o

rig
in

al 

m
ain

 to
w

er
 o

f t
he

 P
rin

ce
ss

 K
aiu

lan
i) 

th
at

 re
m

ain
 in

ta
ct

 in
clu

de
:  

 

 
11

-s
to

ry
, r

ein
fo

rc
ed

 c
on

cr
et

e 
st

ru
ct

ur
e; 

  

 
up

pe
r s

to
ry

 fe
ne

st
ra

tio
n;

  

 
“S

ky
 L

ev
el”

 la
na

i a
nd

 ro
of

 a
nd

 s
tru

ct
ur

al 
w

all
s 

of
 

th
e 

Ro
be

rt 
Lo

ui
s S

te
ve

ns
on

 S
ui

te
; 

 
ma

ka
i f

ac
in

g 
gu

es
t r

oo
m

 la
na

i a
nd

 th
eir

 ra
ili

ng
s; 

 
sw

im
m

in
g 

po
ol

; 

 
te

rr
az

zo
 fl

oo
r i

n 
th

e 
en

try
w

ay
 a

nd
 lo

bb
y, 

w
hi

ch
 is

 

no
w

 c
ov

er
ed

 w
ith

 c
lay

 t
ile

 a
nd

 c
ar

pe
t. 

 T
hi

s 

in
cl

ud
es

 t
he

 c
om

pa
ss

 i
n 

th
e 

flo
or

 o
f 

th
e 

en
try

 

te
rr

ac
e, 

no
w

 c
ov

er
ed

 b
y 

ca
rp

et
, w

hi
ch

 u
se

s m
au

ka
, 

ma
ka

i, 
E

w
a, 

an
d 

D
iam

on
d 

H
ea

d 
as

 d
ire

ct
io

na
ls.

 

 
M

ur
al 

de
pi

ct
in

g 
th

e 
Po

lyn
es

ian
 v

oy
ag

es
 e

xe
cu

te
d 

by
 E

st
he

r 
Br

ut
on

 G
ilm

an
 w

hi
ch

 g
ra

ce
s 

th
e 

re
ar

 

st
air

w
ay

 l
ea

di
ng

 f
ro

m
 t

he
 A

in
ah

au
 W

in
g’

s 
fir

st
 

an
d 

se
co

nd
 f

lo
or

s. 
 T

hi
s 

w
as

 r
elo

ca
te

d 
fr

om
 t

he
 

no
 lo

ng
er

 e
xt

an
t K

ah
ili

 B
ar

.  
  

 
 T

w
o 

bu
ild

in
gs

 a
lo

ng
 K

ala
ka

ua
 A

ve
nu

e 
ho

us
in

g 

sh
op

s; 
 

 
Po

rtr
ait

 o
f 

Pr
in

ce
ss

 K
aiu

lan
i b

y 
Ll

oy
d 

Se
xt

on
 in

 

th
e 

lo
bb

y 

 
St

on
e 

be
nc

h 
on

 w
hi

ch
 P

rin
ce

ss
 K

aiu
lan

i s
at

, a
nd

 

sa
cr

ed
 st

on
e, 

bo
th

 in
 th

e 
ga

rd
en

 a
re

a 
ad

jo
in

in
g 

th
e 

sw
im

m
in

g 
po

ol
. 

 
Pa

in
tin

gs
 b

y 
Is

lan
d 

ar
tis

ts
 w

hi
ch

 o
rig

in
all

y 
hu

ng
 in

 

gu
es

t 
ro

om
s, 

bu
t 

no
w

 a
re

 i
n 

st
or

ag
e 

or
 g

ra
cin

g 

ex
ec

ut
iv

e 
of

fic
e 

w
in

g’
s h

all
w

ay
.  

 

Se
ve

ra
l m

od
er

n 
ad

di
tio

ns
 h

av
e 

be
en

 b
ui

lt 
on

 to
 th

e 
Pr

in
ce

ss
 

K
aiu

lan
i’s

 1
95

5 
ho

te
l s

tru
ct

ur
e, 

w
hi

ch
 a

re
 n

ot
 f

ift
y 

ye
ar

s 
ol

d 
an

d 
do

 

no
t 

co
nt

rib
ut

e 
to

 t
he

 h
ist

or
ica

l 
sig

ni
fic

an
ce

 o
f 

th
e 

ho
te

l. 
 A

ny
 

alt
er

at
io

n 
to

 th
e 

ch
ar

ac
te

r 
of

 th
es

e 
ad

di
tio

ns
 w

ou
ld

 b
e 

co
ns

id
er

ed
 to

 

ha
ve

 n
o 

ef
fe

ct
 u

po
n 

th
e 

hi
st

or
ic 

ch
ar

ac
te

r o
f t

he
 b

ui
ld

in
g.

 T
he

se
 a

re
:  

 
Th

e 
D

iam
on

d 
H

ea
d 

To
w

er
, n

ow
 n

am
ed

 th
e 

K
aiu

lan
i 

W
in

g,
 w

hi
ch

 w
as

 c
om

pl
et

ed
 in

 1
96

0;
 

 
Pa

rk
in

g 
St

ru
ct

ur
e, 

w
hi

ch
 w

as
 c

om
pl

et
ed

 in
 1

96
1;

 

 
‘A

in
ah

au
 W

in
g,

 w
hi

ch
 w

as
 c

om
pl

et
ed

 in
 1

97
1;

 

 
Po

rte
 c

oc
he

re
, w

hi
ch

 w
as

 re
m

od
ele

d 
in

 th
e 

19
80

s; 

 
Th

e 
gu

es
t r

oo
m

 in
te

rio
rs

 w
hi

ch
 h

av
e 

be
en

 re
m

od
ele

d 

se
ve

ra
l t

im
es

 o
ve

r t
he

 y
ea

rs
; a

nd
,  

 
Lo

bb
y’s

 fa
br

ic,
 th

e 
re

su
lt 

of
 a

 1
98

7 
re

m
od

eli
ng

. 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 5

 

Th
e 

pr
op

os
ed

 
Pl

an
ne

d 
D

ev
elo

pm
en

t 
Pr

oj
ec

t 
in

clu
de

s 
th

e 

de
m

ol
iti

on
 o

f 
th

e 
D

iam
on

d 
H

ea
d 

To
w

er
 o

f 
th

e 
M

oa
na

 S
ur

fr
id

er
 

H
ot

el 
an

d 
th

e 
Pr

in
ce

ss
 W

in
g 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i H
ot

el 
as

 w
ell

 a
s 

its
 sw

im
m

in
g 

po
ol

 a
nd

 sh
op

s, 
w

hi
ch

 w
ill

 b
e 

an
 a

dv
er

se
 e

ffe
ct

 to
 th

es
e 

hi
st

or
ic 

pr
op

er
tie

s. 
 T

o 
m

iti
ga

te
 e

ffe
ct

s 
th

e 
pr

op
os

ed
 d

em
ol

iti
on

, t
he

 

fo
llo

w
in

g 
m

iti
ga

tio
n 

m
ea

su
re

s s
ha

ll 
be

 e
xp

lo
re

d:
 

 

1)
 

Ph
ot

og
ra

ph
ic 

do
cu

m
en

ta
tio

n 
ac

co
rd

in
g 

to
 H

ist
or

ic 
A

m
er

ica
n 

Bu
ild

in
g 

Su
rv

ey
 s

ta
nd

ar
ds

 i
s 

to
 b

e 
un

de
rta

ke
n 

of
 t

he
 h

ot
el

 

bu
ild

in
gs

, i
ts

 sh
op

s, 
an

d 
sw

im
m

in
g 

po
ol

 a
re

a. 
 

2)
 

Pl
ac

in
g 

a 
co

py
 o

f 
th

e 
flo

or
 p

lan
s 

fo
r 

th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 

of
 t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

an
d 

th
e 

Pr
in

ce
ss

 W
in

g 
of

 t
he

 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

at
 a

n 
ap

pr
op

ria
te

 re
po

sit
or

y, 
pe

rh
ap

s 
th

e 

U
ni

ve
rs

ity
 o

f 
Ca

lif
or

ni
a 

at
 B

er
ke

ley
’s 

E
nv

iro
nm

en
ta

l 
D

es
ig

n 

A
rc

hi
ve

s, 
w

hi
ch

 h
ou

se
s 

th
e 

G
ar

dn
er

 D
ail

ey
 c

ol
lec

tio
n.

 P
lan

s 

se
lec

te
d 

fo
r a

rc
hi

vi
ng

 sh
ou

ld
 b

e 
th

os
e 

th
at

 a
re

 th
e 

ol
de

st
 a

nd
 b

es
t 

co
nd

iti
on

 a
va

ila
bl

e, 
pr

ef
er

ab
ly 

th
e 

w
or

k 
of

 th
e 

or
ig

in
al 

ar
ch

ite
ct

. 

3)
 

D
ig

iti
zi

ng
 s

ele
ct

 p
ag

es
 o

f 
th

e 
af

or
em

en
tio

ne
d 

pl
an

s 
fo

r 
th

e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
an

d 
th

e 

Pr
in

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el.

 T
he

se
 d

ig
ita

l f
ile

s 

sh
ou

ld
 b

e 
m

ad
e 

ac
ce

ss
ib

le 
to

 t
he

 p
ub

lic
 a

nd
 r

es
ea

rc
he

rs
, b

y 
th

e 

O
w

ne
r. 

4)
 

Re
te

nt
io

n 
an

d/
or

 r
eu

se
 o

f 
th

e 
fo

llo
w

in
g 

ele
m

en
ts

 i
n 

th
e 

ne
w

 

de
ve

lo
pm

en
t: 

Ll
oy

d 
Se

xt
on

’s 
po

rtr
ait

 
of

 
Pr

in
ce

ss
 

K
aiu

lan
i; 

te
rr

az
zo

 c
om

pa
ss

 i
n 

th
e 

flo
or

 o
f 

th
e 

en
try

 t
er

ra
ce

; 
Po

lyn
es

ian
 

m
ig

ra
tio

n 
m

ur
al 

by
 E

st
he

r 
Br

ut
on

 G
ilm

an
, 

an
d 

pa
in

tin
gs

 t
ha

t 

in
iti

all
y 

hu
ng

 in
 g

ue
st

 ro
om

s. 

5)
 

A
 s

ac
re

d 
st

on
e 

an
d 

a 
st

on
e 

be
nc

h 
in

 t
he

 g
ar

de
n 

ca
m

e 
fr

om
 

`A
in

ah
au

. 
 P

rin
ce

ss
 K

aiu
lan

i 
sa

t 
up

on
 t

he
 b

en
ch

. 
 B

ot
h 

th
es

e 

fe
at

ur
es

 s
til

l 
re

m
ain

 a
nd

 s
ho

ul
d 

be
 p

re
se

rv
ed

 a
nd

 s
en

sit
iv

ely
 

in
co

rp
or

at
ed

 in
to

 th
e 

ne
w

 p
ro

jec
t. 

6)
 

D
ev

elo
pm

en
t 

of
 

in
te

rp
re

tiv
e 

di
sp

lay
s 

an
d/

or
 

pr
og

ra
m

s 

co
m

m
un

ica
tin

g 
th

e 
hi

st
or

y 
of

 t
he

 p
ro

pe
rty

, 
Pr

in
ce

ss
 K

aiu
lan

i, 

an
d 

to
ur

ism
 in

 W
aik

ik
i d

ur
in

g 
th

e 
19

50
s, 

an
d 

cu
ltu

ra
l p

ro
gr

am
s 

pe
rp

et
ua

tin
g 

tra
di

tio
na

l H
aw

aii
an

 a
ct

iv
iti

es
 a

nd
 v

alu
es

.  



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Ex
ec
ut
iv
e 
Su
m
m
ar
y 

Pa
ge
 6

 

  
Po

rt
ra

it 
of

 P
rin

ce
ss

 K
ai

ul
an

i





 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 In
tr
od
uc
tio
n 

Pa
ge
 8

 

  

SE
C

T
IO

N
 1

 

 

IN
T

R
O

D
U

C
T

IO
N

 

 

P
ro

je
ct

 B
ac

kg
ro

u
n

d
 

  
K

yo
-y

a 
is 

pr
op

os
in

g 
to

 c
on

so
lid

at
e 

th
e 

ex
ist

in
g 

Su
rf

Ri
de

r a
nd

 

Pr
in

ce
ss

 K
aiu

lan
i h

ot
els

 in
to

 a
 P

lan
ne

d 
Pr

oj
ec

t D
ev

elo
pm

en
t. 

 A
s 

pa
rt 

of
 th

e 
Pl

an
ne

d 
Pr

oj
ec

t D
ev

elo
pm

en
t, 

th
e 

fo
llo

w
in

g 
st

ru
ct

ur
es

 

ar
e 

be
in

g 
pr

op
os

ed
 fo

r d
em

ol
iti

on
:  

th
e 

or
ig

in
al 

D
iam

on
d 

H
ea

d 

To
w

er
 o

f t
he

 M
oa

na
 S

ur
fr

id
er

 H
ot

el 
(1

95
2)

, t
he

 o
rig

in
al 

m
ain

 to
w

er
 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i (
no

w
 th

e 
Pr

in
ce

ss
 W

in
g)

 (1
95

5)
, t

he
 

D
iam

on
d 

H
ea

d 
To

w
er

 (n
ow

 th
e 

K
aiu

lan
i W

in
g)

 (1
96

0)
, t

he
 re

ta
il 

sh
op

s (
19

58
), 

an
d 

th
e 

pa
rk

in
g 

st
ru

ct
ur

e 
(1

96
1)

.  
Th

e 
A

in
ah

au
 T

ow
er

 

w
ill

 b
e 

in
co

rp
or

at
ed

 in
to

 th
e 

ne
w

 d
ev

elo
pm

en
t. 

 

 
Th

e 
pr

oj
ec

t s
ite

 e
nc

om
pa

ss
es

 a
pp

ro
xi

m
at

ely
 fi

ve
 a

cr
es

 o
f l

an
d 

ar
ea

 a
nd

 is
 id

en
tif

ied
 b

y 
TM

K
’s 

2-
6-

02
2:

 0
01

 a
nd

 0
41

.  
W

ith
in

 th
e 

pr
oj

ec
t a

re
a 

ar
e 

th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 

H
ot

el 
an

d 
Pr

in
ce

ss
 K

aiu
lan

i h
ot

els
, b

ot
h 

of
 w

hi
ch

 a
re

 o
ve

r f
ift

y 
ye

ar
s 

ol
d,

 a
nd

 a
s s

uc
h 

ar
e 

co
ns

id
er

ed
 h

ist
or

ic 
pr

op
er

tie
s, 

as
 d

ef
in

ed
 b

y 

Se
ct

io
n 

6E
-2

, H
aw

aii
 R

ev
ise

d 
St

at
ut

es
.  

N
eit

he
r a

re
 in

clu
de

d 
w

ith
in

 

th
e 

H
aw

aii
 S

ta
te

 H
ist

or
ic 

Pr
es

er
va

tio
n 

O
ffi

ce
’s 

in
ve

nt
or

y 
of

 h
ist

or
ic 

pl
ac

es
, n

or
 id

en
tif

ied
 in

 th
e 

Ci
ty

 a
nd

 C
ou

nt
y 

of
 H

on
ol

ul
u’

s “
W

aik
ik

i 

Sp
ec

ial
 D

ist
ric

t G
ui

de
lin

es
” 

am
on

g 
“s

tru
ct

ur
es

, s
ite

s a
nd

 la
nd

m
ar

ks
” 

id
en

tif
ied

 b
y 

th
e 

D
ep

ar
tm

en
t o

f L
an

d 
an

d 
N

at
ur

al 
Re

so
ur

ce
s 

(D
LN

R)
 a

s “
ha

vi
ng

 sc
en

ic,
 c

ul
tu

ra
l, 

hi
st

or
ic 

or
 a

rc
hi

te
ct

ur
al 

sig
ni

fic
an

ce
” 

an
d 

“m
ay

 p
os

se
ss

 q
ua

lit
ies

 w
hi

ch
 m

ak
e 

th
em

 e
lig

ib
le 

fo
r 

lis
tin

g 
on

 th
e 

re
gi

st
er

 o
f h

ist
or

ic 
pl

ac
es

.”
   

Th
e 

pr
op

os
ed

 sp
ec

ial
 d

ev
elo

pm
en

t p
ro

jec
t w

as
 su

bm
itt

ed
 to

 

th
e 

H
aw

aii
 S

ta
te

 H
ist

or
ic 

Pr
es

er
va

tio
n 

D
iv

isi
on

 (S
H

PD
) f

or
 th

eir
 

re
vi

ew
 a

nd
 c

om
m

en
ts

.  
In

 a
 le

tte
r d

at
ed

 A
pr

il 
11

, 2
00

8,
 fr

om
 L

au
ra

 

Th
iel

en
 to

 A
rd

is 
Sh

aw
-K

im
 (D

oc
. N

um
be

r 0
80

4K
K

27
), 

th
e 

SH
PD

 

fo
un

d 
th

e 
or

ig
in

al 
Pr

in
ce

ss
 W

in
g 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i H
ot

el 

bu
ild

in
g 

ap
pe

ar
ed

 to
 m

ee
t t

he
 c

rit
er

ia 
fo

r l
ist

in
g 

in
 th

e 
N

at
io

na
l 

Re
gi

st
er

 o
f H

ist
or

ic 
Pl

ac
es

, b
ut

 fo
un

d 
th

e 
ho

te
l’s

 K
aiu

lan
i W

in
g 

an
d 

A
in

ah
au

 T
ow

er
 d

id
 n

ot
.  

Th
e 

let
te

r f
ur

th
er

 in
di

ca
te

d,
 th

at
 sh

ou
ld

 th
e 

or
ig

in
al 

ho
te

l b
ui

ld
in

g 
be

 d
em

ol
ish

ed
, s

uc
h 

an
 u

nd
er

ta
ki

ng
 w

ou
ld

 

ha
ve

 a
n 

“e
ffe

ct
 w

ith
 a

gr
ee

d 
up

on
 m

iti
ga

tio
n 

co
m

m
itm

en
ts

,”
 to

 th
e 

hi
st

or
ic 

pr
op

er
ty

.  
Th

e 
let

te
r w

en
t o

n 
to

 n
ot

e 
th

at
 a

pp
ro

pr
iat

e 

m
iti

ga
tio

n 
co

m
m

itm
en

ts
 w

ou
ld

 in
clu

de
 a

rc
hi

te
ct

ur
al 

re
co

rd
at

io
n 

fo
llo

w
in

g 
th

e 
H

ist
or

ic 
A

m
er

ica
n 

Bu
ild

in
g 

Su
rv

ey
 (H

A
BS

) s
ta

nd
ar

ds
.  

Th
e 

or
ig

in
al 

dr
aw

in
gs

 fo
r t

he
 b

ui
ld

in
g 

st
ill

 e
xi

st
.  

A
 c

op
y 

w
ill

 b
e 

pr
ov

id
ed

 to
 S

H
PD

 a
nd

 th
e 

or
ig

in
als

 w
ill

 b
e 

pl
ac

ed
 in

 a
n 

ap
pr

op
ria

te
 

re
po

sit
or

y. 
 P

ho
to

gr
ap

hi
c 

do
cu

m
en

ta
tio

n 
of

 th
e 

ho
te

l a
s i

t s
ta

nd
s 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  In
tr
od
uc
tio
n 

Pa
ge
 8

 

to
da

y 
w

ill
 b

e 
un

de
rta

ke
n 

us
in

g 
a 

4 
x 

5 
ca

m
er

a 
an

d 
fo

llo
w

in
g 

H
A

BS
 

st
an

da
rd

s. 
 In

 a
dd

iti
on

 o
th

er
 m

iti
ga

tio
n 

ha
s b

ee
n 

pr
op

os
ed

 in
 

Ch
ap

te
r F

iv
e 

of
 th

is 
re

po
rt.

  H
A

BS
 d

oc
um

en
ta

tio
n 

on
 th

e 
bu

ild
in

gs
 

an
d 

th
eir

 h
ist

or
ic 

co
nt

ex
t a

re
 in

clu
de

d 
in

 th
e 

ap
pe

nd
ix

.  
In

 a
dd

iti
on

, 

th
e 

re
po

rt 
pr

ov
id

es
 su

pp
or

tin
g 

do
cu

m
en

ta
tio

n 
to

 su
bs

ta
nt

iat
e 

th
e 

co
nc

lu
sio

ns
 p

re
se

nt
ed

 in
 th

e 
D

ra
ft 

E
nv

iro
nm

en
ta

l I
m

pa
ct

 S
ta

te
m

en
t. 



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1

0 

 

SE
C

T
IO

N
 2

 

 
H

IS
T

O
R

IC
A

L
 B

A
C

K
G

R
O

U
N

D
  

 

 
M

at
so

n 
N

av
ig

at
io

n 
Co

m
pa

ny
 st

ar
te

d 
bu

sin
es

s a
s a

 sh
ip

pi
ng

 

co
m

pa
ny

, t
ra

ns
po

rti
ng

 g
oo

ds
 b

et
w

ee
n 

Ca
lif

or
ni

a 
an

d 
H

aw
aii

 a
nd

 th
e 

Pa
cif

ic.
  H

ow
ev

er
, a

lm
os

t f
ro

m
 th

e 
in

ce
pt

io
n 

of
 th

e 
co

m
pa

ny
 in

 

18
82

, t
he

 c
ar

ria
ge

 o
f p

as
se

ng
er

s p
lay

ed
 a

 ro
le 

alm
os

t e
qu

al 
to

 th
at

 o
f 

ca
rr

yin
g 

ca
rg

o,
 a

nd
 th

is 
in

 tu
rn

 le
d 

th
e 

co
m

pa
ny

 to
 e

nt
er

 in
to

 th
e 

ho
te

l b
us

in
es

s. 
 A

s t
ou

ris
m

 in
cr

ea
se

d 
du

rin
g 

th
e 

19
20

s, 
th

e 
co

m
pa

ny
 

de
sir

ed
 to

 b
ui

ld
 a

 h
ot

el 
in

 H
aw

aii
 c

om
pa

ra
bl

e 
to

 th
os

e 
on

 th
e 

m
ain

lan
d.

  T
he

ir 
fir

st
 v

en
tu

re
 in

 th
is 

re
alm

 w
as

 th
e 

ac
qu

isi
tio

n 
of

 th
e 

Te
rr

ito
ria

l H
ot

el 
Co

m
pa

ny
, w

hi
ch

 in
clu

de
d 

th
e 

M
oa

na
 S

ur
fr

id
er

 

H
ot

el.
  T

hi
s w

as
 fo

llo
w

ed
 b

y 
th

e 
co

ns
tru

ct
io

n 
of

 th
e 

Ro
ya

l H
aw

aii
an

 

H
ot

el,
 w

hi
ch

 o
pe

ne
d 

in
 W

aik
ik

i o
n 

Fe
br

ua
ry

 1
, 1

92
7.

  T
he

 G
re

at
 

D
ep

re
ss

io
n 

an
d 

th
en

 W
or

ld
 W

ar
 II

 h
eld

 fu
rth

er
 e

xp
an

sio
n 

pl
an

s a
t 

ba
y. 

  A
fte

r t
he

 w
ar

, M
at

so
n 

re
co

gn
iz

ed
 th

at
 “

tra
ve

l t
o 

H
aw

aii
 is

 o
n 

th
e 

in
cr

ea
se

.  
E

ve
ry

th
in

g 
po

in
ts

 to
 e

ve
n 

gr
ea

te
r t

ra
ve

l i
n 

th
e 

ye
ar

s 

ah
ea

d,
” 

[S
ta

r B
ull

eti
n, 

Ju
ly 

18
, 1

95
0,

 p
. 6

] a
nd

 th
ey

 c
on

te
m

pl
at

ed
 

co
ns

tru
ct

in
g 

an
 a

nn
ex

 to
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el 

on
 it

s D
iam

on
d 

H
ea

d 
sid

e, 
bu

t b
y 

19
49

 h
ad

 d
ec

id
ed

 to
 in

st
ea

d 
co

ns
tru

ct
 a

 h
ot

el.
  

H
ow

ev
er

, b
ef

or
e 

co
ns

tru
ct

io
n 

co
ul

d 
co

m
m

en
ce

, a
 lo

ng
 st

an
di

ng
 la

nd
 

co
nt

ro
ve

rs
y 

w
ith

 th
e 

cit
y 

ha
d 

to
 b

e 
re

so
lv

ed
.  

A
s t

he
 C

ity
 c

lai
m

ed
 

ow
ne

rs
hi

p 
of

 a
 5

,0
00

 sq
ua

re
 fo

ot
 p

ub
lic

 ri
gh

t o
f w

ay
 a

dj
oi

ni
ng

 th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el.
  M

at
so

n 
ev

en
tu

all
y 

tra
de

d 
lan

d 
w

ith
 th

e 
cit

y, 

re
lo

ca
tin

g 
th

e 
rig

ht
 o

f w
ay

 to
 th

e 
D

iam
on

d 
H

ea
d 

en
d 

of
 th

eir
 

pr
op

er
ty

.  
By

 1
95

0,
 G

ar
dn

er
 D

ail
ey

 o
f S

an
 F

ra
nc

isc
o 

ha
d 

pr
ep

ar
ed

 

pl
an

s f
or

 a
 n

ew
 1

.2
5 

m
ill

io
n 

do
lla

r h
ot

el,
 w

ith
 a

ss
ist

an
ce

 fr
om

 

H
on

ol
ul

u 
ar

ch
ite

ct
s W

im
be

rly
 &

 C
oo

k.
  I

n 
pr

ep
ar

at
io

n 
fo

r d
es

ig
ni

ng
 

th
e 

ne
w

 b
ui

ld
in

gs
, t

he
 a

rc
hi

te
ct

s s
tu

di
ed

 su
ch

 m
od

er
n 

ho
te

ls 
as

 th
e 

H
ot

el 
D

el 
La

go
 in

 V
en

ez
ue

la,
 th

e 
H

ot
el 

St
uy

ve
sa

nt
 in

 C
ur

ac
ao

, a
nd

 

th
e 

Ca
rib

e 
H

ilt
on

 in
 S

an
 Ju

an
, P

ue
rto

 R
ico

.  
 

In
 A

pr
il 

19
50

, w
hi

le 
th

e 
D

iam
on

d 
H

ea
d 

To
w

er
 o

f t
he

 M
oa

na
 

Su
rf

rid
er

 H
ot

el 
w

as
 in

 it
s f

in
al 

pl
an

ni
ng

 st
ag

es
, F

re
d 

W
. E

ck
er

t, 
a 

fo
un

di
ng

 m
em

be
r a

nd
 e

xe
cu

tiv
e 

pa
rtn

er
 o

f H
ar

ris
 K

er
r F

or
st

er
 o

f 

Ch
ica

go
, c

am
e 

to
 H

aw
aii

.  
H

is 
co

m
pa

ny
 w

as
 o

ne
 o

f t
he

 fo
re

m
os

t 

ho
te

l a
cc

ou
nt

in
g 

fir
m

s i
n 

th
e 

na
tio

n,
 o

ffe
rin

g 
cli

en
ts

 a
cr

os
s t

he
 

U
ni

te
d 

St
at

es
, a

s w
ell

 a
s i

n 
M

ex
ico

, t
he

 C
ar

ib
be

an
, a

nd
 S

ou
th

 

A
m

er
ica

 a
 b

ro
ad

 ra
ng

e 
of

 se
rv

ice
s, 

fr
om

 u
nd

er
ta

ki
ng

 a
ud

its
 to

 

pe
rf

or
m

in
g 

fin
an

cia
l a

nd
 m

ar
ke

tin
g 

st
ud

ies
.  

In
 a

n 
ad

dr
es

s b
ef

or
e 

th
e 

H
aw

aii
 H

ot
el 

A
ss

oc
iat

io
n’

s b
oa

rd
 o

f d
ire

ct
or

s, 
he

 u
rg

ed
 H

aw
aii

’s 

ho
te

l o
w

ne
rs

 to
 a

do
pt

 a
 “

M
as

s r
at

he
r t

ha
n 

Cl
as

s”
 p

ol
icy

 fo
r t

he
 

fu
tu

re
 d

ev
elo

pm
en

t o
f t

he
 Is

lan
ds

’ t
ou

ris
t i

nd
us

try
.  

Th
e 

St
ar

-B
ull

eti
n 

ap
pl

au
de

d 
th

is 
ap

pr
oa

ch
 a

nd
 n

ot
ed

,  

It 
ha

s b
ee

n 
ap

pa
re

nt
 fo

r y
ea

rs
 th

at
 th

e 
to

ur
ist

 b
us

in
es

s o
f H

aw
aii

 n
ee

ds
 a

no
th

er
 b

ig
 

ho
te

l--
-o

f t
he

 “
m

as
s,”

 n
ot

 th
e 

“c
las

s”
 ty

pe
, i

n 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
0 

th
e 

W
aik

ik
i a

re
a. 

 S
uc

h 
a 

ho
te

l s
ho

ul
d 

be
 tr

ul
y 

of
 th

e 
“t

ro
pi

cs
” 

ty
pe

, s
pa

cio
us

 in
 g

ro
un

ds
, 

am
pl

e 
in

 in
te

rio
r a

cc
om

m
od

at
io

ns
, a

nd
 

re
as

on
ab

ly 
cl

os
e 

to
 if

 n
ot

 b
or

de
rin

g 
on

 th
e 

fa
m

ed
 w

at
er

s o
f W

aik
ik

i. 
U

nt
il 

th
is 

is 
re

ali
ze

d-
--u

nt
il 

th
e 

ne
ed

 fo
r 

on
e 

or
 p

os
sib

ly 
tw

o 
lar

ge
 “

m
as

s t
yp

e”
 h

ot
els

 is
 

fu
lfi

lle
d-

--H
on

ol
ul

u 
w

ill
 la

ck
 a

n 
im

po
rta

nt
 

pu
lli

ng
-fa

ct
or

 in
 b

ui
ld

in
g 

ou
r p

re
se

nt
 th

riv
in

g 
to

ur
ist

 in
du

st
ry

 to
 m

uc
h 

gr
ea

te
r p

ro
po

rti
on

s. 
[S

B,
 A

pr
il 

29
, 1

95
0,

 p
. 8

] 
 A

t t
hi

s p
iv

ot
al 

m
om

en
t H

aw
aii

’s 
tra

ve
l i

nd
us

try
 le

ad
er

s 

no
dd

ed
 in

 th
e 

di
re

ct
io

n 
of

 th
e 

“M
as

s, 
no

t C
las

s”
 a

pp
ro

ac
h,

 a
t a

 ti
m

e 

w
he

n 
U

ni
te

d 
A

irl
in

es
’ a

nd
 P

an
 A

m
er

ica
n’

s S
tra

to
cr

ui
se

rs
 h

ad
 re

du
ce

d 

th
e 

tra
ve

l t
im

e 
to

 H
aw

aii
 to

 ju
st

 o
ve

r n
in

e 
ho

ur
s m

ak
in

g 
th

e 
ar

riv
al 

of
 

m
or

e 
to

ur
ist

s t
o 

H
aw

aii
 m

or
e 

pr
om

isi
ng

.  
Th

at
 in

du
st

ry
 n

od
 g

ui
de

d 

H
aw

aii
’s 

to
ur

ism
 d

ev
elo

pm
en

t f
or

 th
e 

ne
xt

 fi
fty

 y
ea

rs
.  

  

 
Th

e S
ur

fR
id

er
 H

ot
el 

co
ns

tr
uc

tio
n 

sig
nb

oa
rd

 sh
ow

in
g 

th
e c

on
tr

ac
to

r: 
H

aw
ai

ia
n 

D
re

dg
in

g 
Co

m
pa

ny
, L

im
ite

d,
  a

nd
 th

e a
rc

hi
te

ct
: G

ar
dn

er
 D

ai
ley

 F
.A

.I.
A

- W
im

be
rly

 
&

 C
oo

k,
 A

.I.
A

.  

In
 S

ep
te

m
be

r 1
95

0 
H

aw
aii

an
 D

re
dg

in
g 

w
as

 a
w

ar
de

d 
th

e 
co

nt
ra

ct
 to

 

bu
ild

 M
at

so
n’

s n
ew

 se
ve

n 
st

or
y, 

14
4 

ro
om

 h
ot

el.
  A

 m
on

th
 la

te
r t

he
 

fo
rm

er
 H

us
ta

ce
 re

sid
en

ce
, w

hi
ch

 th
e 

M
oa

na
 h

ad
 o

w
ne

d 
sin

ce
 1

91
0,

 

w
as

 d
em

ol
ish

ed
 a

nd
 o

n 
N

ov
em

be
r 4

, 1
95

0 
gr

ou
nd

 w
as

 b
ro

ke
n 

on
 

th
e 

ne
w

 h
ot

el.
  T

he
 g

ro
un

d 
br

ea
ki

ng
 c

er
em

on
y 

w
as

 p
re

ce
de

d 
by

 

su
rf

in
g 

an
d 

ca
no

ein
g 

ex
hi

bi
tio

ns
, a

nd
 th

e 
ce

re
m

on
y 

in
clu

de
d 

a 

pr
og

ra
m

 o
f m

us
ic 

an
d 

da
nc

e 
by

 Io
lan

i L
ua

hi
ne

.  
M

at
so

n 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
1 

op
tim

ist
ica

lly
 lo

ok
ed

 u
po

n 
th

eir
 n

ew
 p

ro
jec

t a
s n

ot
 o

nl
y 

a 
m

ea
ns

 to
 

ad
dr

es
s c

ur
re

nt
 v

isi
to

r n
ee

ds
, b

ut
 a

s a
 p

re
se

nc
e 

w
hi

ch
 w

ou
ld

 

en
co

ur
ag

e 
fu

rth
er

 e
xp

an
sio

n 
of

 th
e 

st
ill

 in
fa

nt
 v

isi
to

r i
nd

us
try

: “
Th

e 

ne
w

 S
ur

fR
id

er
 [D

iam
on

d 
H

ea
d 

To
w

er
 o

f t
he

 M
oa

na
 S

ur
fr

id
er

 H
ot

el]
 

w
ill

 d
o 

m
uc

h 
to

 c
ar

e 
fo

r t
he

 g
ro

w
in

g 
ne

ed
s o

f H
aw

aii
’s 

bo
om

in
g 

to
ur

ist
 in

du
st

ry
, a

s w
ell

 a
s o

ffe
r f

ur
th

er
 in

ce
nt

iv
e 

fo
r m

ain
lan

d 

to
ur

ist
s t

o 
vi

sit
 th

e 
isl

an
ds

.”
 [S

ta
r B

ull
eti

n, 
Ju

ly
 1

8,
 1

95
0,

 p
. 6

] 

 
Th

e S
ur

fR
id

er
 H

ot
el 

– 
sit

e b
les

sin
g 

an
d 

co
m

m
em

or
at

io
n.



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1

3 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
3 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
4 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
5 



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 3

3 

Th
e 

ne
w

 h
ot

el 
w

as
 c

on
st

ru
ct

ed
 o

f p
ou

re
d 

in
 p

lac
e 

re
in

fo
rc

ed
 

co
nc

re
te

 a
nd

 w
as

 d
ef

in
ed

 b
y 

fr
am

ed
, i

ns
et

, g
ue

st
 ro

om
 la

na
i f

ac
in

g 

th
e 

oc
ea

n.
 T

he
 b

ui
ld

in
g’

s K
ala

ka
ua

 fa
ça

de
 w

as
 m

or
e 

au
st

er
e 

as
 th

e 

ma
uk

a 
fa

cin
g 

gu
es

t r
oo

m
s p

re
se

nt
ed

 u
na

rti
cu

lat
ed

 p
ict

ur
e 

w
in

do
w

s t
o 

th
e 

st
re

et
. F

ol
lo

w
in

g 
m

od
er

n 
lin

es
, t

he
 S

ta
r B

ull
eti

n 
fo

un
d 

th
e 

bu
ild

in
g 

to
 b

e, 
“f

ut
ur

ist
ic 

an
d 

co
sm

op
ol

ita
n 

in
 a

pp
ea

ra
nc

e,”
 [S

B 
Ja

nu
ar

y 
4,

 

19
52

, p
. 1

4]
, a

nd
 “

m
od

er
n 

H
aw

aii
an

” 
in

 st
yle

 [S
B 

Ja
nu

ar
y 

3,
 1

95
2,

 p
. 

3]
.  

Th
e 

lo
bb

y 
w

as
 d

es
cr

ib
ed

 a
s h

av
in

g 
a 

Po
lyn

es
ian

 d
es

ig
n 

w
ith

 

m
od

er
n 

ef
fe

ct
s, 

w
ith

 a
n 

“o
rie

nt
al 

to
uc

h.
” 

[S
B 

Ja
nu

ar
y 

4,
 1

95
2,

 p
. 1

4]
  

Fo
ur

 la
rg

e, 
w

oo
de

n 
tik

i, 
ea

ch
 w

eig
hi

ng
 o

ne
 to

n,
 c

ar
ve

d 
by

 C
ec

el
ia 

G
ra

ha
m

 to
 re

pr
es

en
t a

nc
ien

t H
aw

aii
an

 d
eit

ies
, a

do
rn

ed
 th

e 
lo

bb
y, 

w
he

re
 g

ue
st

s w
er

e 
gr

ee
te

d 
by

 th
e 

so
un

d 
of

 a
 C

hi
ne

se
 g

on
g,

 a
nd

 

in
ce

ns
e 

w
af

te
d 

in
 th

e 
air

.  
A

sia
n 

lam
ps

, b
am

bo
o 

ra
ili

ng
s, 

an
d 

pa
in

tin
gs

 b
y 

lo
ca

l a
rti

st
s f

ur
th

er
 c

on
tri

bu
te

d 
to

 th
e 

ex
ot

ic 

at
m

os
ph

er
e. 

In
 a

dd
iti

on
 th

e 
fir

st
 fl

oo
r c

on
ta

in
ed

 si
x 

sh
op

s f
ac

in
g 

on
 

K
ala

ka
ua

 A
ve

nu
e, 

an
d 

its
 lo

bb
y 

op
en

ed
 o

n 
th

e 
be

ac
h.

 T
he

 h
ot

el’
s 

Ca
pt

ain
 C

oo
k 

ba
r, 

fin
ish

ed
 in

 d
ar

k 
lo

ca
l h

ar
dw

oo
ds

, p
ro

vi
de

d 

re
fr

es
hm

en
ts

 fo
r g

ue
st

s o
n 

th
e 

“b
at

he
rs

’ l
an

ai.
” 

 In
 a

dd
iti

on
 to

 th
e 

st
an

da
rd

 g
ue

st
ro

om
s, 

tw
o 

pe
nt

ho
us

e 
su

ite
s s

at
 a

to
p 

th
e 

se
ve

n 
st

or
y 

st
ru

ct
ur

e, 
an

d 
w

er
e 

na
m

ed
 th

e 
D

iam
on

d 
H

ea
d 

su
ite

 a
nd

 th
e 

Pr
in

ce
ss

 

K
aiu

lan
i S

ui
te

.  
Th

ey
 e

ac
h 

ha
d 

th
eir

 o
w

n 
oc

ea
n 

fa
cin

g 
lan

ai.
  T

he
 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

w
as

 c
on

ne
ct

ed
 

to
 th

e 
M

oa
na

 b
y 

a 
pa

ss
ag

ew
ay

, a
nd

 L
yle

 “
G

us
” 

G
us

lan
de

r, 
th

e 

m
an

ag
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

als
o 

m
an

ag
ed

 th
e 

ne
w

 h
ot

el.
  

H
ow

ev
er

, t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 H

ot
el 

w
as

 a
 se

pa
ra

te
 o

pe
ra

tio
n 

w
ith

 it
s o

w
n 

fr
on

t d
es

k 
an

d 
co

nt
ain

ed
 th

e 

no
rm

al 
ar

ra
y 

of
 g

ue
st

 se
rv

ice
 fa

cil
iti

es
, w

ith
 th

e 
ex

ce
pt

io
n 

of
 it

s o
w

n 

pu
bl

ic 
di

ni
ng

 ro
om

.  

 
Ra

nd
ol

ph
 S

ev
ier

, t
he

 p
re

sid
en

t o
f M

at
so

n 
Li

ne
s, 

ca
m

e 
to

 

H
on

ol
ul

u 
fo

r t
he

 o
pe

ni
ng

 o
f t

he
 h

ot
el 

an
d 

in
 a

 lu
nc

he
on

 sp
ee

ch
 

no
te

d,
 “

Th
er

e 
is 

pr
ob

ab
ly 

no
 m

or
e 

im
po

rta
nt

 fa
ct

or
 in

 th
e 

fa
vo

ra
bl

e 

de
ve

lo
pm

en
t o

f a
 c

om
m

un
ity

 th
an

 fo
r t

ha
t c

om
m

un
ity

 to
 h

av
e 

go
od

 

ho
te

ls.
 . 

. .
 T

he
 h

ot
el 

is 
us

ua
lly

 th
e 

vi
sit

or
’s 

fir
st

 im
pr

es
sio

n 
of

 a
 to

w
n 

or
 c

ity
.  

Th
e 

fir
st

 p
er

so
n 

he
 u

su
all

y 
m

ee
ts

 g
en

er
all

y 
is 

th
e 

do
or

m
an

 o
r 

de
sk

 c
ler

k.
  I

f t
he

 g
re

et
in

g 
is 

fr
ien

dl
y 

an
d 

co
rd

ial
, h

e 
is 

of
f t

o 
a 

go
od

 

st
ar

t.”
 [S

B,
 “

Se
vi

er
 P

ro
ud

 o
f S

ur
fR

id
er

, T
ra

ce
s T

ou
ris

t T
ra

de
 

G
ro

w
th

,”
 Ja

nu
ar

y 
4,

 1
95

2,
 p

ag
e 

14
]  



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
7 

 
Fo

llo
w

in
g 

its
 o

pe
ni

ng
, t

he
 D

iam
on

d 
H

ea
d 

To
w

er
 o

f t
he

 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
as

 w
ell

 a
s t

he
 R

oy
al 

H
aw

aii
an

 a
nd

 th
e 

M
oa

na
 

w
er

e 
fil

led
 to

 n
ea

r c
ap

ac
ity

 fo
r t

he
 fi

rs
t f

iv
e 

m
on

th
s o

f 1
95

2.
  S

uc
h 

su
cc

es
s l

ed
 M

at
so

n,
 a

s w
ell

 a
s o

th
er

s, 
to

 d
ev

elo
p 

ot
he

r m
od

er
n 

hi
gh

-

ris
e 

ho
te

ls.
  I

n 
A

ug
us

t 1
95

2 
Ro

y 
K

ell
ey

 c
om

m
en

ce
d 

co
ns

tru
ct

io
n 

on
 

a 
se

co
nd

 to
w

er
 fo

r t
he

 E
dg

ew
at

er
 H

ot
el,

 w
hi

ch
 w

ou
ld

 a
dd

 a
no

th
er

 

on
e 

hu
nd

re
d 

ro
om

s t
o 

W
aik

ik
i, 

an
d 

a 
lit

tle
 o

ve
r a

 y
ea

r l
at

er
 in

 

Se
pt

em
be

r 1
95

3,
 th

e 
H

aw
aii

 V
isi

to
rs

 B
ur

ea
u 

(H
V

B)
 w

as
 p

re
di

ct
in

g 
a 

re
co

rd
-b

re
ak

in
g 

80
,0

00
 v

isi
to

rs
 w

ou
ld

 a
rr

iv
e 

fo
r t

he
 y

ea
r. 

 T
he

ir 

pr
oj

ec
tio

ns
 p

ro
ve

d 
ac

cu
ra

te
, a

s 8
1,

40
0 

tra
ve

ler
s e

nj
oy

ed
 H

aw
aii

’s 

sh
or

es
 th

at
 y

ea
r, 

an
 in

cr
ea

se
 o

f o
ve

r 2
0,

00
0 

fr
om

 th
e 

ye
ar

 b
ef

or
e. 

 

Th
e 

or
ga

ni
za

tio
n 

fu
rth

er
 a

nt
ici

pa
te

d 
th

at
 b

y 
19

54
 v

isi
to

r n
um

be
rs

 

w
ou

ld
 to

p 
90

,0
00

 a
nd

 in
 1

95
5 

th
e 

Is
lan

ds
 w

ou
ld

 b
re

ak
 th

e 
10

0,
00

0 

m
ar

k 
in

 te
rm

s o
f a

rr
iv

als
.  

To
 a

cc
om

m
od

at
e 

su
ch

 n
um

be
rs

, m
or

e 

ho
te

l r
oo

m
s w

er
e 

cle
ar

ly 
ne

ed
ed

, a
nd

 th
re

e 
de

ve
lo

pe
rs

 st
ar

te
d 

pr
oj

ec
ts

 th
at

 th
ey

 h
op

ed
 w

ou
ld

 b
e 

re
ad

y 
to

 m
ee

t t
he

 a
nt

ici
pa

te
d 

19
55

 

m
ar

ke
t d

em
an

d.
  C

ali
fo

rn
ian

 Jo
se

ph
 G

re
en

ba
ch

, w
ho

 o
w

ne
d 

ei
gh

t 

m
ain

lan
d 

ho
te

ls,
 c

om
m

en
ce

d 
co

ns
tru

ct
io

n 
on

 th
e 

27
5 

ro
om

 W
aik

ik
i 

Bi
ltm

or
e 

in
 O

ct
ob

er
, 1

95
3,

 a
nd

 w
or

k 
on

 M
at

so
n’

s 3
00

-ro
om

 P
rin

ce
ss

 

K
aiu

lan
i a

lso
 g

ot
 u

nd
er

w
ay

 th
at

 m
on

th
.  

Ro
y 

K
el

le
ys

’ 3
08

-r
oo

m
, 

be
ac

hf
ro

nt
 R

ee
f H

ot
el 

br
ok

e 
gr

ou
nd

 b
ef

or
e 

th
e 

en
d 

of
 th

e 
ye

ar
.  

 

M
at

so
n 

hi
re

d 
Sa

n 
Fr

an
cis

co
 a

rc
hi

te
ct

 G
ar

dn
er

 D
ail

ey
, F

A
IA

 

(1
89

5-
19

67
) t

o 
de

sig
n 

its
 n

ew
 h

ot
el.

  D
ail

ey
 h

ad
 a

n 
es

ta
bl

ish
ed

 

re
lat

io
ns

hi
p 

w
ith

 M
at

so
n 

ha
vi

ng
 p

re
vi

ou
sly

 w
or

ke
d 

on
 th

e 

re
m

od
eli

ng
 o

f t
he

 R
oy

al 
H

aw
aii

an
 H

ot
el,

 a
t t

he
 c

on
clu

sio
n 

of
 W

or
ld

 

W
ar

 II
, a

nd
 th

e 
de

sig
ni

ng
 o

f t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 

Su
rf

rid
er

 H
ot

el.
  H

e 
als

o 
w

ou
ld

 b
e 

in
vo

lv
ed

 w
ith

 th
e 

19
54

 c
ha

ng
es

 

m
ad

e 
to

 th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el.
  T

hi
s t

ale
nt

ed
 a

nd
 a

m
iab

le 

ar
ch

ite
ct

 w
as

 b
or

n 
in

 S
t. 

Pa
ul

 M
in

ne
so

ta
, a

nd
 m

ov
ed

 to
 S

an
 

Fr
an

cis
co

 in
 1

91
5.

 H
e 

be
ga

n 
hi

s c
ar

ee
r i

n 
de

sig
n 

w
ith

 D
on

ald
 

M
cL

ar
en

’s 
lan

ds
ca

pe
 a

rc
hi

te
ct

ur
e 

fir
m

, w
he

re
 h

e 
w

or
ke

d 
on

 p
ro

jec
ts

 

in
vo

lv
in

g 
va

rio
us

 p
ar

ks
 a

nd
 p

lay
gr

ou
nd

s i
n 

Ce
nt

ra
l A

m
er

ica
.  

D
ur

in
g 

W
or

ld
 W

ar
 I 

D
ail

ey
 se

rv
ed

 a
s a

 p
ilo

t i
n 

th
e 

A
rm

y 
A

ir 
Co

rp
s. 

 In
ju

rie
s 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
8 

in
cu

rr
ed

 w
he

n 
hi

s p
lan

e 
w

as
 h

it 
on

 a
 m

iss
io

n 
no

rth
 o

f V
er

du
n 

lef
t 

hi
m

 b
lin

d 
in

 th
e 

rig
ht

 e
ye

.  
A

fte
r t

he
 w

ar
 h

e 
at

te
nd

ed
 th

e 
U

ni
ve

rs
ity

 

of
 C

ali
fo

rn
ia 

at
 B

er
ke

ley
, S

ta
nf

or
d 

U
ni

ve
rs

ity
, a

nd
 th

en
 H

ea
ld

 

Bu
sin

es
s S

ch
oo

l. 
 H

e 
st

ud
ied

 e
ng

in
ee

rin
g 

an
d 

dr
af

tin
g 

at
 th

e 
lat

te
r. 

H
e 

m
ar

rie
d 

th
e 

da
ug

ht
er

 o
f a

 w
ell

 c
on

ne
ct

ed
 S

an
 F

ra
nc

isc
o 

law
ye

r, 

an
d 

in
 1

92
7 

he
 o

bt
ain

ed
 a

n 
ar

ch
ite

ct
ur

al 
lic

en
se

 a
nd

 o
pe

ne
d 

hi
s o

w
n 

of
fic

e; 
w

ith
in

 a
 y

ea
r h

e 
w

as
 d

es
ig

ni
ng

 a
 c

ou
nt

ry
 e

st
at

e 
fo

r J
ul

ian
 

Th
or

ne
.  

H
e 

qu
ick

ly 
be

ca
m

e 
kn

ow
n 

fo
r t

he
 im

m
en

se
 S

pa
ni

sh
 a

nd
 

E
ng

lis
h 

Co
tta

ge
 m

an
sio

ns
 h

e 
de

sig
ne

d 
on

 th
e 

Pe
ni

ns
ul

a 
an

d 
fo

r 

N
eo

cla
ss

ic 
to

w
n 

ho
us

es
 in

 P
re

sid
io

 H
eig

ht
s. 

 In
 1

93
5 

he
 sh

ift
ed

 to
 a

 

m
od

er
n 

vo
ca

bu
lar

y 
an

d 
he

 a
nd

 W
ill

iam
 W

ur
st

er
 a

re
 c

re
di

te
d 

w
ith

 

in
tro

du
cin

g 
m

od
er

n 
ar

ch
ite

ct
ur

e 
to

 n
or

th
er

n 
Ca

lif
or

ni
a. 

 T
he

se
 tw

o 

ar
ch

ite
ct

s a
re

 re
co

gn
iz

ed
 a

s t
he

 p
rim

e 
pr

og
en

ito
rs

 o
f t

he
 “

Se
co

nd
 

Ba
y 

Tr
ad

iti
on

,”
 w

hi
ch

 m
eld

ed
 th

e 
In

te
rn

at
io

na
l S

ty
le 

w
ith

 lo
ca

l 

ve
rn

ac
ul

ar
 tr

ad
iti

on
s. 

 D
ail

ey
’s 

re
sid

en
tia

l a
nd

 c
om

m
er

cia
l w

or
ks

 w
er

e 

kn
ow

n 
fo

r t
he

ir 
fin

e 
at

te
nt

io
n 

to
 d

et
ail

 a
nd

 st
ro

ng
 se

ns
e 

of
 p

lac
e. 

A
t 

th
e 

tim
e 

of
 th

e 
co

ns
tru

ct
io

n 
of

 th
e 

Pr
in

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 

K
aiu

lan
i H

ot
el,

 D
ail

ey
’s 

re
pu

ta
tio

n 
w

as
 so

lid
ly 

ba
se

d 
on

 su
ch

 p
ro

jec
ts

 

as
 th

e 
Co

ra
l C

as
in

o 
Be

ac
h 

an
d 

Ca
ba

na
 C

lu
b 

(1
93

7)
, R

ed
 C

ro
ss

 

Bu
ild

in
g 

in
 S

an
 F

ra
nc

isc
o 

(1
94

8,
 n

o 
lo

ng
er

 e
xt

an
t),

 th
e 

Br
az

il 

Bu
ild

in
g 

at
 th

e 
G

ol
de

n 
G

at
e 

In
te

rn
at

io
na

l E
xp

os
iti

on
 o

f 1
93

9 
w

hi
ch

 

so
m

e 
co

ns
id

er
ed

 a
m

on
g 

th
e 

fin
es

t m
od

er
n 

bu
ild

in
gs

 in
 S

an
 

Fr
an

cis
co

, t
he

 M
an

ila
 A

m
er

ica
n 

Ce
m

et
er

y 
an

d 
W

or
ld

 W
ar

 II
 

M
em

or
ial

 in
 th

e 
Ph

ili
pp

in
es

 (1
94

7-
19

56
), 

an
d 

th
e 

M
us

ic 
Bu

ild
in

g 
at

 

th
e 

U
ni

ve
rs

ity
 o

f C
ali

fo
rn

ia 
at

 B
er

ke
ley

 (1
95

2)
, a

s w
ell

 a
s n

um
er

ou
s 

re
sid

en
ce

s. 
 

A
s n

o 
be

ac
hf

ro
nt

 p
ro

pe
rty

 w
as

 n
ow

 a
va

ila
bl

e, 
M

at
so

n 

de
cid

ed
 to

 c
on

st
ru

ct
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i H
ot

el 
on

 la
nd

 a
lre

ad
y 

ow
ne

d 
by

 th
e 

co
m

pa
ny

 o
n 

th
e 

ma
uk

a 
sid

e 
of

 K
ala

ka
ua

 A
ve

nu
e, 

ac
ro

ss
 fr

om
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el,

 w
he

re
 th

e 
Se

as
id

e 
M

oa
na

 

co
tta

ge
s a

nd
 a

pa
rtm

en
ts

 st
oo

d.
  T

o 
sq

ua
re

 o
ff 

th
is 

pa
rc

el,
 th

e 

co
m

pa
ny

 p
ur

ch
as

ed
 fr

om
 F

re
d 

Pa
tte

rs
on

 a
n 

ad
di

tio
na

l p
ar

ce
l a

lo
ng

 

K
aiu

lan
i A

ve
nu

e 
in

 N
ov

em
be

r 1
95

3,
 a

nd
 in

 th
e 

sa
m

e 
m

on
th

 si
gn

ed
 a

 

co
ns

tru
ct

io
n 

co
nt

ra
ct

 w
ith

 P
ac

ifi
c 

Co
ns

tru
ct

io
n 

Co
m

pa
ny

 L
td

. 

 
M

oa
na

 C
ot

ta
ge

s- 
us

ed
 a

s s
ta

ff
 h

ou
sin

g 
fo

r t
he

 M
oa

na
 S

ur
fr

id
er

 H
ot

el 
un

til
 th

ey
 

w
er

e m
ov

ed
 in

 1
95

4 
to

 m
ak

e w
ay

 fo
r t

he
 P

rin
ce

ss
 K

ai
ul

an
i H

ot
el.

 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 1
9 

 O
ve

rv
iew

 o
f t

he
 M

oa
na

 C
ot

ta
ge

s, 
lo

ok
in

g 
M

au
ka

 

 

 
  M

oa
na

 co
tt

ag
es

 a
s s

ee
n 

fr
om

 p
or

te
 co

ch
er

e o
f M

oa
na

 S
ur

fr
id

er
 H

ot
el 

c.1
95

0.
 

Pa
cif

ic 
Co

ns
tru

ct
io

n 
Co

m
pa

ny
 h

ad
 b

ee
n 

in
 b

us
in

es
s i

n 

H
aw

aii
 fo

r n
ea

rly
 tw

en
ty

 y
ea

rs
, a

nd
 w

as
 m

an
ag

ed
 b

y 
its

 p
re

sid
en

t 

G
eo

rg
e 

E
. F

re
ita

s, 
a 

U
ni

ve
rs

ity
 o

f D
ay

to
n 

gr
ad

ua
te

 (1
92

9)
, w

ho
 h

eld
 

a 
de

gr
ee

 in
 c

iv
il 

en
gi

ne
er

in
g.

  U
po

n 
hi

s g
ra

du
at

io
n 

Fr
eit

as
 w

en
t t

o 

w
or

k 
w

ith
 h

is 
fa

th
er

 H
en

ry
 F

re
ita

s, 
w

ho
 w

as
 a

lso
 a

 g
en

er
al 

co
nt

ra
ct

or
, h

av
in

g 
bu

ilt
 b

ot
h 

th
e 

H
on

ol
ul

u 
A

dv
er

tis
er

 B
ui

ld
in

g 
an

d 

St
. L

ou
is 

Co
lle

ge
.  

In
 1

93
5 

G
eo

rg
e 

st
ar

te
d 

hi
s o

w
n 

co
m

pa
ny

 u
nd

er
 

hi
s o

w
n 

na
m

e, 
an

d 
in

 1
93

8 
or

ga
ni

ze
d 

Pa
cif

ic 
Co

ns
tru

ct
io

n 
Co

m
pa

ny
.  

A
t t

he
 ti

m
e 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i c
on

tra
ct

  t
he

 c
om

pa
ny

 w
as

 

w
or

ki
ng

 o
n,

 o
r r

ec
en

tly
 h

ad
 c

om
pl

et
ed

 th
e 

Ro
sa

lei
 A

pa
rtm

en
t i

n 

W
aik

ik
i ,

 th
e 

Ce
nt

ra
l Y

.M
.C

.A
., 

th
e 

Te
rr

ito
ria

l A
rc

hi
ve

s B
ui

ld
in

g 
on

 

th
e 

gr
ou

nd
s o

f `
Io

lan
i P

ala
ce

, a
nd

 B
ac

hm
an

 a
nd

 B
ilg

er
 H

all
s a

t t
he

 

U
ni

ve
rs

ity
 o

f H
aw

aii
.  

O
th

er
 p

os
t-W

or
ld

 W
ar

 II
 jo

bs
 w

hi
ch

 th
ey

 

un
de

rto
ok

 in
clu

de
d:

  C
as

tle
 H

ig
h 

Sc
ho

ol
, M

ar
y 

K
no

ll 
H

ig
h 

Sc
ho

ol
, 

K
ail

ua
 S

ec
on

da
ry

 S
ch

oo
l, 

Ra
df

or
d 

Te
rr

ac
e, 

M
oa

na
lu

a 
Sh

op
pi

ng
 

Ce
nt

er
, M

oa
na

lu
a 

Te
rr

ac
e, 

an
d 

M
oa

na
lu

a 
M

an
or

.  
Pr

io
r t

o 
th

e 
w

ar
 

th
ey

 h
ad

 b
ui

lt 
th

e 
M

ab
el 

Sm
yt

h 
Bu

ild
in

g 
at

 Q
ue

en
s H

os
pi

ta
l, 

Sa
cr

ed
 

H
ea

rts
 C

on
ve

nt
, B

ald
w

in
 H

ig
h 

Sc
ho

ol
 o

n 
M

au
i, 

an
d 

se
ve

ra
l B

ig
 

Is
lan

d 
br

id
ge

s. 
 

Th
e 

Pa
cif

ic 
Co

ns
tru

ct
io

n 
Co

m
pa

ny
 c

on
tra

ct
 w

as
 o

nl
y 

fo
r t

he
 

ho
te

l, 
as

 M
at

so
n 

let
 se

pa
ra

te
 c

on
tra

ct
s f

or
 th

e 
lan

ds
ca

pi
ng

, e
lev

at
or

s, 

in
te

rio
r d

ec
or

at
in

g 
an

d 
fu

rn
ish

in
g,

 a
nd

 th
e 

co
ns

tru
ct

io
n 

of
 

“f
as

hi
on

ab
le 

sh
op

s a
lo

ng
 K

ala
ka

ua
” 

(S
B,

 N
ov

. 1
7,

 1
95

3,
 p

. 1
), 

w
hi

ch
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
0 

als
o 

fo
llo

w
ed

 d
es

ig
ns

 p
ro

vi
de

d 
by

 G
ar

dn
er

 D
ail

ey
.  

H
ow

ev
er

, t
he

 

co
nt

ra
ct

 d
id

 in
clu

de
 a

 n
ew

 w
at

er
 a

nd
 b

oi
ler

 sy
st

em
 w

hi
ch

 ta
pp

ed
 in

to
 

M
at

so
n’

s o
w

n 
pr

iv
at

e 
w

el
l a

nd
 u

po
n 

co
m

pl
et

io
n 

se
rv

ed
 a

ll 
fo

ur
 o

f 

M
at

so
n’

s W
aik

ik
i h

ot
els

.  
Th

es
e 

ex
pe

ns
es

, p
lu

s t
he

 p
ric

e 
of

 th
e 

lan
d 

br
ou

gh
t t

he
 to

ta
l p

ro
jec

t c
os

t t
o 

ov
er

 $
4.

5 
m

ill
io

n.
  

In
 Ja

nu
ar

y 
19

54
, t

he
 C

ity
 a

nd
 C

ou
nt

y 
Bu

ild
in

g 
D

ep
ar

tm
en

t 

iss
ue

d 
a 

$1
,6

60
,0

00
 b

ui
ld

in
g 

pe
rm

it 
fo

r t
he

 c
om

pa
ny

’s 
ne

w
 h

ot
el,

 a
nd

 

on
 Ja

nu
ar

y 
25

, 1
95

4 
gr

ou
nd

 w
as

 b
ro

ke
n.

  W
ith

 P
ac

ifi
c 

Co
ns

tru
ct

io
n 

st
ar

tin
g 

w
or

k 
on

 th
e 

ne
w

 h
ot

el,
 th

e 
Ci

ty
 a

nd
 C

ou
nt

y 
en

te
re

d 
th

e 

pl
an

ni
ng

 st
ag

e 
on

 se
ve

ra
l p

ro
jec

ts
 to

 a
cc

om
m

od
at

e 
th

e 
in

cr
ea

se
d 

tra
ffi

c 
pr

oj
ec

te
d 

fo
r W

aik
ik

i. 
 It

 w
as

 d
ec

id
ed

 to
 e

xt
en

d 
K

uh
io

 A
ve

nu
e 

fr
om

 K
aiu

lan
i A

ve
nu

e 
to

 K
ap

ah
ul

u 
A

ve
nu

e, 
an

d 
to

 w
id

en
 K

aiu
lan

i 

A
ve

nu
e 

be
tw

ee
n 

K
uh

io
 a

nd
 K

ala
ka

ua
.  

Th
e 

tw
o 

pr
oj

ec
ts

 w
er

e 

de
lay

ed
 d

ue
 to

 li
tig

at
io

n 
in

vo
lv

in
g 

th
e 

lan
ds

 a
t K

uh
io

 a
nd

 K
aiu

lan
i 

A
ve

nu
es

.  
A

s i
t b

ec
am

e 
ap

pa
re

nt
 th

is 
le

ga
l i

ss
ue

 w
ou

ld
 n

ot
 b

e 

re
so

lv
ed

 b
ef

or
e 

th
e 

Pr
in

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

w
as

 

co
m

pl
et

ed
, t

he
 w

id
en

in
g 

pr
oj

ec
t w

as
 re

du
ce

d 
in

 sc
ale

 a
nd

 ra
n 

on
ly 

fr
om

 K
ala

ka
ua

 to
 K

oa
 S

tre
et

 fo
r t

he
 n

ew
 h

ot
el’

s p
or

te
 c

oc
he

re
 a

nd
 

pa
rk

in
g 

lo
t o

pe
ne

d 
on

 th
e 

ne
w

 st
re

et
 in

 th
e 

ar
ea

 o
f t

he
 w

id
en

in
g.

  

Th
e 

Ci
ty

 a
nd

 C
ou

nt
y 

co
m

pl
et

ed
 th

e 
w

id
en

in
g 

on
ly 

tw
o 

da
ys

 b
ef

or
e 

th
e 

fo
rm

al 
op

en
in

g 
of

 th
e 

ho
te

l, 
an

d 
it 

w
as

 o
ne

 o
f t

he
 q

ui
ck

es
t r

oa
d 

im
pr

ov
em

en
t p

ro
jec

ts
 u

nd
er

ta
ke

n 
by

 th
e 

go
ve

rn
m

en
t. 

 T
he

 c
on

tra
ct

 

w
as

 le
t M

ay
 9

th
, a

nd
 fi

na
l i

ns
pe

ct
io

n 
w

as
 u

nd
er

ta
ke

n 
on

 Ju
ne

 9
.  

Pa
cif

ic 
Co

ns
tru

ct
io

n 
ha

d 
co

m
pl

et
ed

 th
e 

ho
te

l a
 m

on
th

 a
he

ad
 o

f t
im

e. 

Se
qu

en
ce

 o
f E

ve
nt

s t
ha

t l
ea

d 
to

 c
on

st
ru

ct
io

n 
an

d 
co

m
pl

et
io

n 
of

 

Pr
in

ce
ss

 W
in

g:
 

 
 

N
ov

em
be

r 1
7,

 1
95

3 
Co

ns
tru

ct
io

n 
Co

nt
ra

ct
 si

gn
ed

 w
ith

 P
ac

ifi
c 

 
Co

ns
tru

ct
io

n 
Co

. 
Ja

nu
ar

y 
15

, 1
95

4 
Bu

ild
in

g 
Pe

rm
it 

Is
su

ed
 

Ja
nu

ar
y 

25
, 1

95
4 

G
ro

un
db

re
ak

in
g 

Ju
ne

 1
1,

 1
95

5 
O

pe
ni

ng
 d

ay
 

 
 

Th
e 

ne
w

 h
ot

el 
w

as
 n

am
ed

 a
fte

r P
rin

ce
ss

 K
aiu

lan
i, 

th
e 

he
ir 

ap
pa

re
nt

 to
 th

e 
th

ro
ne

 a
t t

he
 ti

m
e 

of
 th

e 
ov

er
th

ro
w

 o
f t

he
 m

on
ar

ch
y, 

w
ho

se
 h

om
e, 

`A
in

ah
au

, s
to

od
 n

ea
r t

he
 lo

ca
tio

n 
of

 th
e 

ho
te

l. 
 It

 

op
en

ed
 o

n 
K

am
eh

am
eh

a 
D

ay
, J

un
e 

11
, 1

95
5,

 fo
llo

w
in

g 
th

e 

K
am

eh
am

eh
a 

D
ay

 P
ar

ad
e 

an
d 

ca
no

e 
ra

ce
s. 

 T
he

 o
pe

ni
ng

 c
oi

nc
id

ed
 

w
ith

 th
e 

he
ig

ht
 o

f s
um

m
er

 se
as

on
, w

ith
 th

e 
Lu

rli
ne

 d
ue

 to
 d

oc
k 

tw
o 

da
ys

 a
fte

r t
he

 h
ot

el 
op

en
ed

. O
ve

r o
ne

 h
un

dr
ed

 p
eo

pl
e 

w
er

e 
in

vi
te

d 

to
 th

e 
op

en
in

g 
ce

re
m

on
ies

, w
hi

ch
 c

om
m

en
ce

d 
at

 n
oo

n 
on

 th
e 

te
rr

ac
e 

fr
on

tin
g 

th
e 

O
rc

hi
d 

sw
im

m
in

g 
po

ol
.  

Th
e 

K
am

eh
am

eh
a 

Sc
ho

ol
s 

A
lu

m
ni

 C
ho

ir 
op

en
ed

 th
e 

ce
re

m
on

y 
sin

gi
ng

 “
H

aw
aii

 P
on

o`
i”

, c
ha

nt
s 

an
d 

pr
ay

er
s f

ol
lo

w
ed

, a
nd

 th
en

 th
e 

m
ail

e 
lei

 d
ra

pe
d 

ac
ro

ss
 th

e 

do
or

w
ay

 w
as

 u
nw

ou
nd

 b
y 

M
at

so
n 

pr
es

id
en

t R
an

do
lp

h 
Se

vi
er

, w
ho

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
1 

ca
lle

d 
th

e 
ho

te
l, 

“t
he

 c
ro

w
ni

ng
 a

ch
iev

em
en

t o
f i

ts
 [M

at
so

n’
s] 

ho
te

l 

pr
og

ra
m

 in
 H

aw
aii

.”
 [A

dv
. 6

/1
2/

55
. A

-1
]  

W
hi

le 
ju

st
ly 

pr
ou

d 
of

 th
e 

ne
w

 h
ot

el,
 S

ev
ier

 w
ar

ne
d 

th
at

 H
aw

aii
 m

us
t t

ak
e 

“g
re

at
 c

ar
e”

 to
 n

ot
 

tu
rn

 W
aik

ik
i i

nt
o 

“a
no

th
er

 A
tla

nt
ic 

Ci
ty

 o
r M

iam
i B

ea
ch

.  
W

e 
co

ul
d 

de
st

ro
y 

th
is 

be
au

tif
ul

 p
lac

e 
ju

st
 a

s A
tla

nt
ic 

Ci
ty

 w
as

 d
es

tro
ye

d 
by

 th
e 

de
sir

e 
to

 g
et

 th
e 

ca
sh

 re
gi

st
er

 ri
ng

in
g 

to
o 

m
er

ril
y.”

 [A
dv

. 6
/1

2/
55

, A
-

1]
   

Ll
oy

d 
Se

xt
on

’s 
ne

ar
 li

fe
 si

ze
 p

or
tra

it 
of

 P
rin

ce
ss

 K
aiu

lan
i w

as
 

ne
xt

 u
nv

eil
ed

 in
 th

e 
lo

bb
y, 

an
d 

th
en

 th
e 

pa
rty

 a
sc

en
de

d 
ele

va
to

rs
 to

 

th
e 

to
p 

flo
or

 fo
r l

un
ch

 in
 th

e 
Ro

be
rt 

Lo
ui

s S
te

ve
ns

on
 p

en
th

ou
se

 

su
ite

.  
La

te
r i

n 
th

e 
af

te
rn

oo
n,

 o
ve

r 1
,0

00
 in

vi
te

d 
gu

es
ts

 w
itn

es
se

d 
a 

co
lo

rf
ul

 p
ag

ea
nt

 d
ep

ict
in

g 
th

e 
K

in
g 

an
d 

Q
ue

en
 a

nd
 th

e 
ro

ya
l c

ou
rt 

ar
riv

in
g 

to
 h

on
or

 P
rin

ce
ss

 K
aiu

lan
i, 

w
ho

 w
as

 p
or

tra
ye

d 
by

 M
ar

y 

Fl
an

de
rs

.  
Si

x 
di

ffe
re

nt
 H

aw
aii

an
 so

cie
tie

s p
re

se
nt

ed
 so

ng
s a

nd
 

da
nc

es
 fr

om
 K

aiu
lan

i’s
 e

ra
.  

O
n 

Su
nd

ay
, J

un
e 

12
, t

he
 h

ot
el 

w
as

 

op
en

ed
 to

 th
e 

pu
bl

ic,
 w

ith
 g

ui
de

d 
to

ur
s g

iv
en

 fr
om

 n
oo

n 
to

 fo
ur

 in
 

th
e 

af
te

rn
oo

n.
  

 

 
Th

e o
rig

in
al

 lo
go

 a
nd

 fo
nt

 o
f t

he
 P

rin
ce

ss
 K

ai
ul

an
i H

ot
el 

 

 
Op

en
in

g 
da

y 
ce

re
m

on
y 

w
ith

 d
ra

go
n 

da
nc

e a
nd

 o
th

er
 cu

ltu
ra

l e
ve

nt
s. 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
2 

Th
e 

ho
te

l’s
 o

pe
ni

ng
 d

ay
 c

er
em

on
ies

 m
at

ch
ed

 th
e 

to
ne

 o
f t

he
 

ne
w

 h
ot

el.
  A

lth
ou

gh
 m

od
er

n 
in

 c
on

st
ru

ct
io

n 
an

d 
co

m
fo

rts
, i

t s
tro

ve
 

to
 re

ta
in

 a
 se

ns
e 

of
 H

aw
aii

 a
nd

 it
s p

as
t. 

 T
he

 p
ub

lic
 sp

ac
es

’ a
pp

lie
d 

or
na

m
en

t d
re

w
 it

s i
ns

pi
ra

tio
n 

fr
om

 b
ot

h 
an

cie
nt

 H
aw

aii
 a

nd
 A

sia
, 

an
d 

isl
an

d 
sc

en
es

 p
ain

te
d 

by
 su

ch
 lo

ca
l a

rti
st

s a
s J

ul
iet

te
 M

ay
 F

ra
ze

r; 

Le
e 

E
sk

rid
ge

, J
. H

all
ey

 C
ox

, B
ar

on
 S

. K
at

ay
am

a, 
an

d 
fo

rm
er

 

ar
ch

ite
ct

, t
ur

ne
d 

w
at

er
 c

ol
or

ist
, T

om
 L

ita
ke

r, 
ad

or
ne

d 
th

e 
gu

es
t 

ro
om

s’ 
w

all
s. 

 T
he

 im
pr

es
sio

ni
st

ic 
an

d 
ab

st
ra

ct
 w

or
k 

of
 lo

ca
l p

ain
te

rs
 

Bo
b 

O
ch

ik
ub

o 
an

d 
Jo

hn
 K

jar
ga

ar
d 

als
o 

de
co

ra
te

d 
th

e 
ro

om
s. 

 T
om

 

H
ar

ai 
m

ad
e 

cu
st

om
 fu

rn
itu

re
 o

f n
at

iv
e 

w
oo

ds
, u

sin
g 

a 
m

in
im

um
 o

f 

m
at

er
ial

s a
nd

 st
ru

ct
ur

al 
de

ta
il 

to
 b

len
d 

an
 A

sia
n 

in
flu

en
ce

 w
ith

 

m
od

er
n 

dé
co

r, 
an

d 
U

ni
ve

rs
ity

 o
f H

aw
aii

 a
rt 

pr
of

es
so

r C
lau

de
 H

or
an

 

an
d 

hi
s a

ss
ist

an
t H

ar
ue

 O
ya

m
a 

M
cV

ay
 p

ro
vi

de
d 

ce
ra

m
ic 

Po
lyn

es
ian

 

st
yle

 la
m

p 
ba

se
s, 

w
hi

ch
 w

er
e 

in
sp

ire
d 

by
 k

uk
ui

 n
ut

 la
m

ps
.  

 

Th
e 

gr
ou

nd
 le

ve
l p

ub
lic

 sp
ac

es
 a

lso
 fe

at
ur

ed
 re

m
in

de
rs

 o
f t

he
 

ho
te

l’s
 P

ac
ifi

c 
ch

ar
ac

te
r. 

 A
 c

om
pa

ss
 e

m
be

dd
ed

 in
 th

e 
en

try
 te

rr
ac

e’s
 

te
rr

az
zo

 fl
oo

r u
se

d 
ma

uk
a, 

ma
ka

i, 
E

w
a, 

an
d 

D
iam

on
d 

H
ea

d 
fo

r i
ts

 

di
re

ct
io

na
ls.

 T
he

 te
rr

ac
e 

als
o 

fe
at

ur
ed

 tw
o 

w
all

-s
iz

e 
de

co
ra

tiv
e 

m
as

on
ry

 sc
re

en
s w

ith
 ti

ki
 g

od
s i

nt
er

sp
er

se
d 

in
 it

s o
pe

ni
ng

s, 
an

d 
th

e 

hi
gh

 c
eil

in
ge

d 
lo

bb
y’s

 b
eig

e 
te

rr
az

zo
 fl

oo
r w

as
 d

ec
or

at
ed

 w
ith

 k
ap

a 

de
sig

ns
 re

nd
er

ed
 in

 a
 m

od
er

n 
m

an
ne

r. 
 T

he
 lo

bb
y’s

 p
ill

ar
s a

nd
 w

all
s 

du
pl

ica
te

d 
th

e 
flo

or
 d

es
ig

n.
   

 

In
 a

dd
iti

on
 to

 it
s a

pp
lie

d 
or

na
m

en
t t

he
 lo

bb
y 

an
d 

its
 

ad
jo

in
in

g 
pu

bl
ic 

ro
om

s i
nc

lu
de

d 
nu

m
er

ou
s o

th
er

 re
m

in
de

rs
 o

f 

H
aw

aii
’s 

he
rit

ag
e. 

 L
lo

yd
 S

ex
to

n’
s t

hr
ee

 q
ua

rte
r s

iz
e 

po
rtr

ait
 o

f 

Pr
in

ce
ss

 K
aiu

lan
i h

un
g 

in
 a

 n
ich

e 
on

 th
e 

ma
ka

i s
id

e 
of

 th
e 

lo
bb

y, 

fla
nk

ed
 b

y 
a 

pa
ir 

of
 y

ell
ow

 a
nd

 b
lac

k 
ka

hil
i. 

 B
elo

w
 th

e 
po

rtr
ait

, w
as

 a
 

fr
am

ed
 p

oe
m

 w
rit

te
n 

by
 R

ob
er

t L
ou

is 
St

ev
en

so
n 

to
 K

aiu
lan

i o
n 

th
e 

oc
ca

sio
n 

of
 h

er
 d

ep
ar

tu
re

 fo
r E

ng
lan

d.
  I

n 
fr

on
t o

f t
he

 p
or

tra
it 

st
oo

d 

a 
lo

ng
, l

ow
 b

en
ch

 o
f n

at
iv

e 
w

oo
d.

  A
no

th
er

 n
ich

e 
co

nt
ain

ed
 a

 d
isp

lay
 

of
 H

aw
aii

an
 a

rti
fa

ct
s f

ro
m

 th
e 

Bi
sh

op
 M

us
eu

m
.  

It 
w

as
 fl

an
ke

d 
on

 

eit
he

r s
id

e 
by

 re
nd

er
in

gs
 o

f H
aw

aii
an

 w
om

en
 b

y 
H

on
ol

ul
u 

ar
tis

t 

M
ad

ge
 T

en
na

nt
.  

A
lso

 in
 th

e 
lo

bb
y 

w
er

e 
to

rc
hi

er
s w

ith
 st

yli
ze

d 

fr
ig

at
e 

bi
rd

s s
up

po
rti

ng
 c

ala
ba

sh
es

, a
nd

 a
 la

rg
e 

ob
lo

ng
 p

lan
te

r, 

de
sig

ne
d 

to
 re

se
m

bl
e 

a 
H

aw
aii

an
 w

ar
 d

ru
m

.  
Ti

ki
 su

pp
or

te
d 

th
e 

lat
te

r 

w
hi

ch
 h

eld
 fl

or
al 

ar
ra

ng
em

en
ts

 fe
at

ur
in

g 
he

lic
on

ia,
 fe

rn
s a

nd
 

flo
w

er
in

g 
gi

ng
er

.  
Tw

o 
3’

 b
y 

4’
 b

irc
h 

pa
ne

ls 
de

pi
ct

in
g 

th
e 

bi
rd

 o
f 

pa
ra

di
se

 w
er

e 
ca

rv
ed

 b
y 

Be
ve

rly
 W

ill
is 

an
d 

fu
rth

er
 c

ele
br

at
ed

 th
e 

lu
sh

 

flo
ra

 o
f H

aw
aii

.  
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
3 

 
A

dj
oi

ni
ng

 th
e 

sp
ac

io
us

 lo
bb

y 
w

as
 a

 c
oc

kt
ail

 lo
un

ge
, t

he
 K

ah
ili

 

Ro
om

, w
hi

ch
 in

clu
de

d 
a 

ko
a 

ba
r a

nd
 tw

o 
m

ur
als

 b
y 

E
st

he
r B

ru
to

n 

G
ilm

an
, o

ne
 d

ep
ict

in
g 

th
e 

m
ig

ra
tio

n 
of

 th
e 

Po
lyn

es
ian

s t
o 

H
aw

aii
, 

an
d 

th
e 

ot
he

r t
he

 d
ev

elo
pm

en
t o

f t
he

 k
ah

ili
.  

 A
 w

all
 o

f l
at

tic
e-

lik
e 

sli
di

ng
 p

an
els

 m
ad

e 
in

 th
e 

Ph
ili

pp
in

es
 w

ith
 o

pa
les

ce
nt

 sh
ell

 g
laz

in
g 

op
en

ed
 th

e 
K

ah
ili

 R
oo

m
’s 

ma
ka

i w
all

 to
 th

e 
ga

rd
en

s a
nd

 sw
im

m
in

g 

po
ol

 a
re

a. 
 B

ey
on

d 
th

e 
K

ah
ili

 R
oo

m
 th

e 
ho

te
l’s

 m
ain

 d
in

in
g 

ro
om

, 

th
e 

Pi
ka

ke
 R

oo
m

, w
as

 lo
ca

te
d.

  N
am

ed
 a

fte
r P

rin
ce

ss
 K

aiu
lan

i’s
 

fa
vo

rit
e 

flo
w

er
, i

t h
ad

 a
n 

A
sia

n 
at

m
os

ph
er

e 
en

ge
nd

er
ed

 b
y 

fiv
e 

fe
et

 

w
id

e 
sc

re
en

s h
an

d 
pa

in
te

d 
by

 T
se

n 
Y

u-
ho

 (M
rs

. G
us

ta
ve

 E
ck

e)
 

de
pi

ct
in

g 
pi

ka
ke

 in
 a

n 
A

sia
n 

st
yle

.  
Th

e 
ro

om
 h

eld
 1

00
 p

eo
pl

e, 
an

d 

w
as

 o
pe

n 
fo

r a
ll 

th
re

e 
m

ea
ls.

  I
t f

ea
tu

re
d 

a 
sp

ec
ial

 p
ik

ak
e 

fla
vo

re
d 

te
a.    

M
ig

ra
tio

n 
of

 P
ol

yn
es

ia
ns

 to
 H

aw
ai

i m
ur

al
 b

y 
E

st
hu

r B
ru

to
n 

G
ilm

an
 h

as
 b

ee
n 

re
lo

ca
te

d 
to

 th
e s

ta
irw

ay
 b

et
w

ee
n 

th
e f

irs
t a

nd
 se

co
nd

 fl
oo

rs
 o

f t
he

 A
in

ah
au

 T
ow

er
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
4 

 
K

ah
ili

 m
ur

al
 b

y 
E

st
hu

r B
ru

to
n 

G
ilm

an
 

D
ep

ict
in

g 
th

e d
ev

elo
pm

en
t o

f K
ah

ili
 in

 th
e i

sla
nd

s- 
N

o 
lo

ng
er

 ex
ta

nt
 

 
In

 a
dd

iti
on

 to
 th

e 
ho

te
l’s

 a
pp

lie
d 

or
na

m
en

t a
nd

 a
rt,

 it
s 

ar
ch

ite
ct

ur
e 

als
o 

be
sp

ok
e 

its
 P

ac
ifi

c 
lo

ca
tio

n.
  T

he
 lo

bb
y’s

 e
nt

ire
 

oc
ea

n 
fa

cin
g 

w
all

 w
as

 m
ad

e 
of

 g
las

s s
lid

in
g 

do
or

s, 
w

hi
ch

 o
pe

ne
d 

to
 

all
ow

 th
e 

lo
bb

y 
to

 fl
ow

 o
ut

 o
nt

o 
th

e 
Pi

ka
ke

 T
er

ra
ce

 a
nd

 b
ey

on
d 

to
 

th
e 

po
ol

 a
nd

 g
ar

de
ns

.  
A

lso
, t

he
 b

ui
ld

in
g’

s m
ak

ai 
fa

ça
de

’s 
di

st
in

ct
iv

e, 

bl
ue

, c
ur

vi
ng

 la
na

i r
ail

in
gs

 so
ug

ht
 to

 e
m

ul
at

e 
oc

ea
n 

w
av

es
 a

s w
ell

 a
s 

se
rv

e 
to

 a
cc

en
t t

he
 h

or
iz

on
ta

lit
y 

of
 W

aik
ik

i’s
 ta

lle
st

 b
ui

ld
in

g.
   

   
 

Th
e 

bu
ild

in
g’

s p
ou

re
d 

in
 p

lac
e, 

re
in

fo
rc

ed
 c

on
cr

et
e 

st
ru

ct
ur

e 

re
st

ed
 o

n 
co

nc
re

te
 p

ili
ng

s d
riv

en
 si

xt
y 

to
 se

ve
nt

y 
fe

et
 b

en
ea

th
 th

e 

su
rf

ac
e. 

 C
lu

st
er

s o
f s

ix
 to

 te
n 

pi
les

 w
er

e 
dr

iv
en

 u
nd

er
 e

ac
h 

co
lu

m
n 

fo
ot

in
g 

fo
r a

 to
ta

l o
f a

pp
ro

xi
m

at
ely

 3
72

 p
ile

s. 
 S

ta
nd

in
g 

ele
ve

n 
st

or
ies

 

(1
31

 fe
et

) h
ig

h,
 th

e 
ho

te
l f

ea
tu

re
d 

on
 it

s r
oo

f, 
or

 “
Sk

y 
Le

ve
l,”

 th
e 

M
au

na
 K

ea
 C

oc
kt

ail
 L

ou
ng

e 
an

d 
th

e 
Ro

be
rt 

Lo
ui

s S
te

ve
ns

on
 S

ui
te

, 

bo
th

 o
f w

hi
ch

 fr
on

te
d 

on
 a

n 
8’

 w
id

e 
lan

ai,
 w

hi
ch

 sw
ep

t a
cr

os
s t

he
 

len
gt

h 
of

 th
e 

ro
of

.  
Fr

om
 th

is 
lev

el 
gu

es
ts

 e
nj

oy
ed

 a
n 

un
ob

st
ru

ct
ed

 

pa
no

ra
m

ic 
vi

ew
 o

f t
he

 L
ee

w
ar

d 
co

as
t f

ro
m

 D
iam

on
d 

H
ea

d 
to

 

K
ala

elo
a. 

 T
he

 M
au

na
 K

ea
 c

oc
kt

ail
 lo

un
ge

 st
oo

d 
at

 th
e 

D
iam

on
d 

H
ea

d 
en

d 
of

 th
e 

ro
of

 a
nd

 h
ad

 a
 c

ap
ac

ity
 fo

r 2
50

 p
at

ro
ns

.  
A

pt
ly 

na
m

ed
 a

fte
r t

he
 B

ig
 Is

lan
d’

s t
ow

er
in

g 
m

ou
nt

ain
, i

t w
as

 e
nv

isi
on

ed
 a

s 

H
aw

aii
’s 

co
un

te
rp

ar
t t

o 
Sa

n 
Fr

an
cis

co
’s 

fa
m

ed
 “

To
p 

of
 th

e 
M

ar
k”

 

at
op

 th
e 

M
ar

k 
H

op
ki

ns
 H

ot
el.

  T
he

 R
ob

er
t L

ou
is 

St
ev

en
so

n 
su

ite
 

w
as

 d
es

ig
ne

d 
to

 a
cc

om
m

od
at

e 
m

ee
tin

gs
 a

nd
 p

riv
at

e 
di

ni
ng

.  

Co
m

pr
ise

d 
of

 th
re

e, 
65

’ x
 4

8’
 ro

om
s, 

it 
w

as
 fl

an
ke

d 
by

 8
’ w

id
e 

lan
ai 

on
 b

ot
h 

sid
es

.  
Th

es
e 

co
ul

d 
all

 b
e 

op
en

ed
 to

 m
ak

e 
on

e 
lar

ge
 sp

ac
e 

fo
r 

m
ee

tin
gs

, b
an

qu
et

s, 
or

 la
rg

e 
pr

iv
at

e 
pa

rti
es

, w
ith

 a
 m

ax
im

um
 c

ap
ac

ity
 

fo
r f

iv
e 

hu
nd

re
d 

pe
op

le.
  I

t i
nc

lu
de

d 
a 

br
on

ze
 b

us
t o

f S
te

ve
ns

on
 a

nd
 

m
an

y 
m

em
en

to
es

 o
f t

he
 fa

m
ou

s B
rit

ish
 p

oe
t w

ho
 w

as
 a

 c
on

fid
an

t o
f 

Pr
in

ce
ss

 K
aiu

lan
i d

ur
in

g 
hi

s s
ta

y 
in

 th
e 

isl
an

ds
. 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
5 

Th
e 

ho
te

l w
as

 d
es

ig
ne

d 
as

 a
 m

od
er

at
el

y 
pr

ice
d 

es
ta

bl
ish

m
en

t 

of
fe

rin
g 

26
4 

ro
om

s f
or

 tw
o 

pe
rs

on
 o

cc
up

an
cy

, a
nd

 2
8 

sin
gl

es
.  

O
pe

ni
ng

 d
ay

 ra
te

s r
an

ge
d 

fr
om

: $
6 

sin
gl

e, 
$7

.5
0 

do
ub

le
; $

8,
 $

10
, $

14
, 

$1
6,

 a
nd

 $
18

. T
he

 m
os

t l
ux

ur
io

us
 ro

om
, t

he
 K

ilo
ha

na
 (t

ra
ns

lat
es

 

be
st

, h
ig

hl
y 

es
te

em
ed

) S
ui

te
 w

as
 o

n 
th

e 
10

th
 fl

oo
r a

t t
he

 D
iam

on
d 

H
ea

d 
co

rn
er

 a
nd

 h
ad

 tw
o 

m
ain

 ro
om

s, 
on

e 
lar

ge
r t

ha
n 

th
e 

ot
he

r. 
 

Th
e 

su
ite

 c
ou

ld
 c

on
ne

ct
 w

ith
 o

th
er

 ro
om

s t
o 

pr
ov

id
e 

a 
se

ct
io

n 
of

 fi
ve

 

ro
om

s. 
Th

e 
gu

es
t r

oo
m

s w
er

e, 
“h

an
ds

om
ely

 fu
rn

ish
ed

 in
 m

od
er

n 

H
aw

aii
an

 d
éc

or
 a

nd
 a

cc
es

so
rie

s w
ith

 a
 v

ar
iet

y 
of

 c
ol

or
 c

on
tra

st
s 

be
in

g 
ut

ili
ze

d 
in

 th
e 

ro
om

s.”
 [S

B.
 M

ag
az

in
e 

se
ct

io
n,

 p
. 1

4]
  

Fu
rn

ish
in

gs
 w

er
e 

of
 b

am
bo

o 
an

d 
Ph

ili
pp

in
e 

m
ah

og
an

y, 
an

d 
th

e 
16

2 

ma
ka

i f
ac

in
g 

ro
om

s h
ad

 la
na

i, 
w

hi
le 

br
oa

d 
pi

ct
ur

e 
w

in
do

w
s p

ro
vi

de
d 

gu
es

ts
 in

 th
e 

12
8 

ma
uk

a 
fa

cin
g 

ro
om

s w
ith

 m
ou

nt
ain

 v
iew

s. 
 T

he
 

lan
ai 

ha
d 

co
nn

ec
tin

g 
do

or
s, 

an
d 

fe
at

ur
ed

 su
n 

va
ne

s f
in

ish
ed

 in
 

gr
ad

ua
te

d 
sh

ad
es

 o
f g

re
en

 w
ith

 th
e 

da
rk

es
t c

ol
or

 n
ea

re
st

 th
e 

lo
w

er
 

ed
ge

, a
nd

 li
gh

te
ni

ng
 to

 a
 li

m
e 

sh
ad

e 
at

 th
e 

to
p,

 re
fle

ct
in

g 
th

e 
co

lo
r 

gr
ad

ien
ts

 o
f H

aw
aii

’s 
fo

re
st

s. 
 T

he
 ro

om
s w

er
e 

or
ga

ni
ze

d 
alo

ng
 a

 

do
ub

le 
st

ac
ke

d,
 la

te
ra

lly
 ru

nn
in

g 
ce

nt
ra

l h
all

w
ay

, a
nd

 th
e 

lau
nd

ry
 

ch
ut

es
 h

ad
 h

ot
 a

ir 
cir

cu
lat

in
g 

th
ro

ug
h 

th
em

, s
o 

an
yt

hi
ng

 w
et

 th
at

 

dr
op

pe
d 

to
 th

e 
ba

se
m

en
t l

au
nd

ry
 w

ou
ld

 d
ry

 e
no

ug
h 

to
 p

ro
hi

bi
t 

m
ild

ew
.  Th

e 
H

on
olu

lu 
A

dv
ert

ise
r f

ou
nd

 th
e 

ne
w

 h
ot

el 
to

 b
e, 

“a
n 

ou
ts

ta
nd

in
g 

ad
di

tio
n 

to
 th

e 
de

ve
lo

pm
en

t o
f W

aik
ik

i a
nd

 th
e 

gr
ow

th
 

of
 th

e 
to

ur
ist

 tr
ad

e,”
 [H

on
olu

lu 
A

dv
ert

ise
r, 

Ju
ne

 1
1,

 1
95

5,
 S

pe
ci

al 

K
aiu

lan
i S

ec
tio

n,
 1

] a
nd

 th
e 

H
on

olu
lu 

St
ar

 B
ull

eti
n 

no
te

d 
its

 

co
ns

tru
ct

io
n 

re
pr

es
en

te
d,

 “
fa

ith
 in

 H
aw

aii
, n

ot
 o

nl
y 

in
 it

s f
ut

ur
e, 

bu
t 

its
 p

re
se

nt
 ro

le 
in

 th
e 

w
or

ld
 o

f t
ou

ris
m

.”
  [

St
ar

 B
ull

eti
n, 

Ju
ne

 1
1,

 1
95

5,
 

m
ag

az
in

e 
se

ct
io

n,
 p

 1
4.

]. 
 P

ar
ad

ise
 of

 th
e P

ac
ifi

c i
nf

or
m

ed
 it

s r
ea

de
rs

hi
p 

th
at

 th
e 

“m
ag

ni
fic

en
t m

od
er

n 
ed

ifi
ce

 . 
. .

 m
ar

ks
 a

 n
ew

 e
ra

 in
 th

e 

de
ve

lo
pm

en
t o

f H
aw

aii
an

 h
os

pi
ta

lit
y,”

 a
nd

 d
ec

lar
ed

 it
 to

 b
e 

an
, 

“E
xc

lam
at

io
n 

po
in

t o
n 

W
aik

ik
i’s

 fa
st

-c
ha

ng
in

g 
sk

yli
ne

.”
  [

PP
, p

. 2
7]

  

In
de

ed
, t

he
 o

pe
ni

ng
 o

f t
he

 P
rin

ce
ss

 W
in

g 
of

 th
e 

K
aiu

lan
i H

ot
el,

 

alo
ng

 w
ith

 th
e 

W
aik

ik
i B

ilt
m

or
e, 

an
d 

th
e 

Re
ef

 h
ot

els
 d

ra
m

at
ica

lly
 

ch
an

ge
d 

th
e 

fa
ce

 o
f W

aik
ik

i w
ith

 th
eir

 o
ve

r o
ne

 h
un

dr
ed

 fo
ot

 h
ig

h 

ro
of

lin
es

 ri
sin

g 
ab

ov
e 

th
e 

pa
lm

s. 
 T

o 
so

m
e 

ey
es

, t
he

 a
re

a 
ha

d 
be

en
 

tra
ns

fo
rm

ed
 fr

om
, “

a 
lan

gu
id

 g
ar

de
n 

sp
ot

 to
 a

 m
od

er
n 

to
ur

ist
 

re
so

rt.
” 

 T
he

 c
om

pl
et

io
n 

of
 th

es
e 

th
re

e 
bu

ild
in

gs
 a

cc
en

tu
at

ed
 th

e 

sp
ec

ta
cu

lar
 g

ro
w

th
 o

f W
aik

ik
i, 

w
hi

ch
 d

ur
in

g 
th

e 
de

ca
de

 b
et

w
ee

n 

19
45

-1
95

5 
ha

d 
bo

om
ed

 fr
om

 a
 b

ea
ch

 c
at

er
in

g 
to

 o
nl

y 
15

,0
00

 v
isi

to
rs

 

a 
ye

ar
 to

 a
 re

so
rt 

w
elc

om
in

g 
ov

er
 1

00
,0

00
 a

 y
ea

r. 
 D

ur
in

g 
th

at
 ti

m
e, 

th
e 

nu
m

be
r o

f h
ot

el
 ro

om
s h

ad
 ri

se
n 

fr
om

 u
nd

er
 1

,0
00

 to
 o

ve
r 4

,0
00

, 

as
 2

8 
ho

te
ls 

or
 a

pa
rtm

en
t-h

ot
els

 h
ad

 b
ee

n 
bu

ilt
 in

 th
e 

di
st

ric
t. 

  W
he

n 

th
e 

Pr
in

ce
ss

 W
in

g 
op

en
ed

 in
 1

95
5,

 it
 w

as
 th

e 
ta

lle
st

 b
ui

ld
in

g 
in

 

W
aik

ik
i, 

w
ith

 o
nl

y 
A

lo
ha

 T
ow

er
 a

nd
 T

rip
le

r H
os

pi
ta

l s
ta

nd
in

g 
ta

lle
r 

in
 th

e 
Te

rr
ito

ry
 o

f H
aw

aii
.  

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
6 

 
W

ith
in

 tw
o 

ye
ar

s o
f t

he
 o

pe
ni

ng
 o

f t
he

 P
rin

ce
ss

 W
in

g 
of

 th
e 

K
aiu

lan
i H

ot
el,

 M
at

so
n 

sa
w

 a
 n

ee
d 

to
 a

cc
om

m
od

at
e 

lar
ge

r m
ee

tin
gs

 

th
an

 a
llo

w
ed

 b
y 

th
e 

Ro
be

rt 
Lo

ui
s S

te
ve

ns
on

 S
ui

te
.  

In
 A

ug
us

t 1
95

7 

gr
ou

nd
 w

as
 b

ro
ke

n 
fo

r a
 C

on
ve

nt
io

n 
H

all
 a

nd
 B

an
qu

et
 H

all
, n

am
ed

 

th
e 

“M
ee

tin
g 

H
ou

se
” 

(n
o 

lo
ng

er
 e

xt
an

t),
 w

hi
ch

 o
pe

ne
d 

on
 L

ei 
D

ay
, 

M
ay

 1
, 1

95
8,

 w
ith

 th
e 

op
en

in
g 

da
y 

fe
st

iv
iti

es
 in

clu
di

ng
 a

n 
ap

pe
ar

an
ce

 

by
 A

lo
ha

 W
ee

k 
Ro

ya
l C

ou
rt.

  L
oc

at
ed

 in
 th

e 
ga

rd
en

s, 
im

m
ed

iat
ely

 

E
w

a 
of

 th
e 

ho
te

l, 
th

e 
tw

o,
 si

ng
le-

st
or

y 
st

ru
ct

ur
es

 sa
t a

bo
ve

 th
e 

ga
rd

en
s o

n 
a 

ra
ise

d 
po

di
um

.  
D

es
ig

ne
d 

by
 V

lad
im

ir 
O

ss
ip

of
f i

t 

pr
es

en
te

d 
a 

m
od

er
n 

Ja
pa

ne
se

 lo
ok

, w
hi

ch
 w

as
 in

 k
ee

pi
ng

 w
ith

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i s

ho
ps

 a
nd

 th
e 

po
ol

’s 
co

nc
es

sio
n 

st
an

d.
  B

ui
lt 

by
 

H
aw

aii
an

 D
re

dg
in

g 
an

d 
Co

ns
tru

ct
io

n,
 th

e 
tw

o 
bu

ild
in

gs
 w

er
e 

ch
ar

ac
te

riz
ed

 b
y 

te
xt

ur
ed

 m
as

on
ry

 b
lo

ck
 w

all
s, 

lar
ge

 sl
id

in
g 

gl
as

s 

pa
ne

ls,
 a

nd
 a

 p
ro

m
in

en
t, 

hi
gh

 p
itc

he
d,

 h
ip

-g
ab

let
 ro

of
 w

ith
 b

ro
ad

 

ov
er

ha
ng

in
g 

ea
ve

s. 
 A

 p
er

go
la 

sh
elt

er
ed

 th
e 

m
ain

 b
ui

ld
in

g’
s e

nt
ry

.  

Th
e 

bu
ild

in
gs

 d
ou

bl
ed

 th
e 

ca
pa

ci
ty

 o
f t

he
 R

ob
er

t L
ou

is 
St

ev
en

so
n 

su
ite

, b
ein

g 
ab

le 
to

 a
cc

om
m

od
at

e 
1,

00
0 

fo
r m

ee
tin

gs
 a

nd
 8

00
 fo

r 

ba
nq

ue
ts

.  
O

ffe
rin

g 
fiv

e 
m

ee
tin

g 
ro

om
s, 

fo
ld

in
g 

pa
ne

ls 
all

ow
ed

 th
e 

bu
ild

in
gs

 to
 o

pe
n 

in
to

 si
ng

le 
lar

ge
 o

pe
n 

sp
ac

es
.  



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
7 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
8 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 2
9 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 3
0 

Th
e 

co
m

pl
et

io
n 

of
 th

e 
Pr

in
ce

ss
 W

in
g 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i 

H
ot

el 
an

d 
th

e 
M

ee
tin

g 
H

all
 a

llo
w

ed
 M

at
so

n 
to

 re
m

ain
 in

 th
e 

fo
re

fr
on

t o
f t

he
 h

ot
el 

in
du

st
ry

 in
 H

aw
aii

.  
Its

 fo
ur

 h
ot

els
, t

he
 R

oy
al 

H
aw

aii
an

, t
he

 M
oa

na
, S

ur
fR

id
er

 (p
re

se
nt

ly 
th

e 
D

iam
on

d 
H

ea
d 

To
w

er
 

of
 th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el)

, a
nd

 P
rin

ce
ss

 K
aiu

lan
i a

cc
ou

nt
ed

 fo
r 

m
or

e 
th

an
 1

,0
00

 ro
om

s, 
m

ak
in

g 
th

e 
co

m
pa

ny
 th

e 
lar

ge
st

 h
ot

el 

op
er

at
or

s i
n 

th
e 

Te
rr

ito
ry

, a
nd

 in
 tu

rn
 th

e 
lar

ge
st

 e
m

pl
oy

er
s i

n 

H
aw

aii
’s 

ho
te

l i
nd

us
try

 w
ith

 o
ve

r 1
,0

50
 e

m
pl

oy
ee

s. 
 H

ow
ev

er
, t

he
 

tim
es

 w
er

e 
ch

an
gi

ng
, a

nd
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i c
ul

m
in

at
ed

 M
at

so
n’

s 

fo
ra

y 
in

to
 th

e 
vi

sit
or

 lo
dg

in
g 

in
du

st
ry

.  
In

 D
ec

em
be

r 1
95

8,
 M

at
so

n 

an
no

un
ce

d 
it 

ha
d 

so
ld

 it
s f

ou
r W

aik
ik

i h
ot

el 
pr

op
er

tie
s a

nd
 th

e 

W
aia

lae
 C

ou
nt

ry
 C

lu
b 

to
 S

he
ra

to
n 

fo
r $

18
 m

ill
io

n.
 T

hi
s i

nc
lu

de
d 

14
.8

 

ac
re

s o
f f

ee
 si

m
pl

e 
lan

d 
an

d 
an

ot
he

r 2
6.

3 
ac

re
s o

f l
ea

se
ho

ld
 la

nd
, a

s 

w
ell

 a
s a

ll 
bu

ild
in

gs
, s

ho
ps

 a
nd

 o
th

er
 st

ru
ct

ur
es

.  
M

at
so

n 
in

di
ca

te
d 

th
at

 it
 h

ad
 e

nt
er

ed
 th

e 
ho

te
l b

us
in

es
s i

n 
th

e 
19

20
s i

n 
or

de
r t

o 
as

su
re

 

su
ita

bl
e 

ac
co

m
m

od
at

io
ns

 fo
r i

ts
 p

as
se

ng
er

s. 
 T

he
 e

no
rm

ou
s 

ex
pa

ns
io

n 
of

 h
ot

el 
fa

cil
iti

es
 in

 W
aik

ik
i d

ur
in

g 
th

e 
co

ur
se

 o
f t

he
 1

95
0s

 

no
 lo

ng
er

 re
qu

ire
d 

th
eir

 p
re

se
nc

e 
in

 th
is 

fie
ld

.  
Th

e 
sa

le 
w

ou
ld

 n
ow

 

all
ow

 th
e 

co
m

pa
ny

 to
 c

on
ce

nt
ra

te
 m

or
e 

fu
lly

 o
n 

its
 fr

eig
ht

 a
nd

 

pa
ss

en
ge

r o
pe

ra
tio

ns
.  

U
nm

en
tio

ne
d 

in
 th

e 
m

ed
ia 

an
no

un
ce

m
en

t w
as

 

th
e 

fa
ct

 th
at

 b
y 

th
is 

tim
e 

air
lin

es
 h

ad
 a

ss
um

ed
 a

 le
ad

er
sh

ip
 p

os
iti

on
 in

 

th
e 

tra
ns

po
rti

ng
 o

f p
eo

pl
e 

to
 H

aw
aii

 a
nd

 w
ith

in
 n

in
e 

m
on

th
s j

et
 

air
lin

er
s w

ou
ld

 re
du

ce
 tr

av
el 

tim
e 

to
 th

e 
isl

an
ds

 to
 a

pp
ro

xi
m

at
ely

 fi
ve

 

ho
ur

s f
ro

m
 C

ali
fo

rn
ia.

  O
n 

th
e 

ev
e 

of
 W

or
ld

 W
ar

 II
, o

ve
r 9

9 
pe

rc
en

t 

of
 H

aw
aii

’s 
vi

sit
or

s h
ad

 tr
av

ele
d 

to
 th

e 
isl

an
ds

 b
y 

sh
ip

, w
ith

 th
e 

va
st

 

m
ajo

rit
y 

of
 th

em
 a

rr
iv

in
g 

on
 a

 M
at

so
n 

ow
ne

d 
ve

ss
el.

  H
ow

ev
er

, 

w
he

n 
th

e 
Pr

in
ce

ss
 K

aiu
lan

i o
pe

ne
d 

in
 1

95
5,

 le
ss

 th
an

 3
3 

pe
rc

en
t 

ar
riv

ed
 b

y 
se

a, 
an

d 
in

 1
97

0 
M

at
so

n 
so

ld
 it

s l
ux

ur
y 

lin
er

 fl
ee

t. 
By

 

di
ve

st
in

g 
its

el
f o

f i
ts

 W
aik

ik
i h

ol
di

ng
s a

nd
 p

as
se

ng
er

 fl
ee

t, 
M

at
so

n 

ca
m

e 
fu

ll 
cir

cle
, c

on
ce

nt
ra

tin
g 

on
ce

 a
ga

in
 u

po
n 

th
e 

sh
ip

m
en

t o
f 

go
od

s b
et

w
ee

n 
Ca

lif
or

ni
a 

an
d 

H
aw

aii
.  

Th
e 

pr
of

its
 re

ali
ze

d 
by

 th
e 

sa
le 

of
 it

s h
ot

els
 w

en
t t

o 
he

lp
 fi

na
nc

e 
th

e 
co

m
pa

ny
’s 

ne
w

 

“c
on

ta
in

er
iz

at
io

n”
 p

ro
gr

am
, a

s w
ell

 a
s t

he
 u

pg
ra

di
ng

 o
f i

ts
 fr

eig
ht

er
 

fle
et

.  
M

at
so

n 
w

as
 th

e 
fir

st
 to

 u
se

 c
on

ta
in

er
s f

or
 th

e 
sh

ip
m

en
t o

f 

go
od

s i
n 

th
e 

Pa
ci

fic
 re

gi
on

, s
ta

rti
ng

 in
 Ju

ne
 1

95
8.

 

Th
e 

pu
rc

ha
se

 re
pr

es
en

te
d 

Sh
er

at
on

’s 
fir

st
 v

en
tu

re
 o

ut
sid

e 
th

e 

re
alm

 o
f N

or
th

 A
m

er
ica

.  
A

t t
he

 ti
m

e 
th

e 
na

tio
nw

id
e 

ch
ain

 in
clu

de
d 

52
 h

ot
els

 fr
om

 B
os

to
n 

to
 C

ali
fo

rn
ia,

 w
ith

 fo
ur

 in
 C

an
ad

a 
an

d 
an

ot
he

r 

in
 P

ue
rto

 R
ico

.  
H

aw
aii

’s 
tra

ve
l i

nd
us

try
 e

xp
er

ts
 w

el
co

m
ed

 th
e 

ch
ain

’s 

pr
es

en
ce

 in
 th

e 
isl

an
ds

 w
ith

 it
s n

at
io

na
l s

ale
s a

nd
 p

ro
m

ot
io

na
l 

or
ga

ni
za

tio
n,

 a
nd

 it
s e

xt
en

siv
e 

ex
pe

rie
nc

e 
in

 a
ttr

ac
tin

g 
an

d 
se

rv
in

g 

th
e 

co
nv

en
tio

n 
tra

de
.  

  

 
Sh

er
at

on
 u

nd
er

to
ok

 a
 p

ro
gr

am
 to

 e
xp

an
d 

th
e 

Pr
in

ce
ss

 

K
aiu

lan
i H

ot
el 

an
d 

aw
ar

de
d 

a 
co

nt
ra

ct
 to

 H
aa

s &
 H

ay
ni

e 
to

 b
ui

ld
 a

 

ne
w

 w
in

g 
alo

ng
 K

aiu
lan

i A
ve

nu
e. 

 H
on

ol
ul

u 
ar

ch
ite

ct
s W

im
be

rly
 &

 

Co
ok

 d
es

ig
ne

d 
th

e 
ad

di
tio

n,
 w

hi
le 

Sh
er

at
on

 H
ot

el
s’ 

in
-h

ou
se

 st
af

f 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 3
1 

ha
nd

led
 th

e 
in

te
rio

r d
ec

or
at

io
n 

fo
r t

he
 2

10
 n

ew
 g

ue
st

 ro
om

s. 
Its

 fi
rs

t 

flo
or

 in
clu

de
d 

fo
ur

 fu
nc

tio
n 

an
d 

ba
nq

ue
t r

oo
m

s, 
an

d 
co

rp
or

at
e 

of
fic

es
 w

er
e 

on
 th

e 
se

co
nd

 fl
oo

r. 
 L

ik
e 

th
e 

or
ig

in
al 

bu
ild

in
g,

 th
e 

ne
w

 

ma
uk

a-
ma

ka
i r

un
ni

ng
 w

in
g 

ro
se

 1
1 

st
or

ies
, a

nd
 in

clu
de

d 
th

e 

di
st

in
ct

iv
e 

de
sig

n 
of

 th
e 

or
ig

in
al 

ho
te

l’s
 la

na
i. 

 T
he

 n
ew

 K
aiu

lan
i  

W
in

g 
op

en
ed

 in
 S

ep
te

m
be

r 1
96

0,
 a

nd
 a

 2
75

 c
ar

 p
ar

ki
ng

 g
ar

ag
e, 

als
o 

th
e 

w
or

k 
of

 W
im

be
rly

 &
 C

oo
k 

an
d 

H
aa

s &
 H

ay
ni

e, 
op

en
ed

 in
 1

96
1.

  

A
lso

 d
ur

in
g 

th
is 

19
60

-6
1 

pe
rio

d 
th

e 
ou

td
oo

rs
 O

rc
hi

d 
Ba

r w
as

 a
dd

ed
, 

an
ot

he
r W

im
be

rly
 &

 C
oo

k 
de

sig
n.

   

 
D

ia
m

on
d 

H
ea

d 
To

w
er

 b
ui

lt 
in

 1
96

0 
 

To
 fu

rth
er

 e
xp

an
d 

th
eir

 ro
om

 c
ou

nt
 in

 W
aik

ik
i, 

in
 1

96
3 

Sh
er

at
on

 

ag
gr

es
siv

ely
 p

ur
su

ed
 th

e 
ac

qu
isi

tio
n 

of
 th

e 
fo

rm
er

 O
ut

rig
ge

r C
an

oe
 

Cl
ub

 si
te

 si
tu

at
ed

 b
et

w
ee

n 
th

e 
M

oa
na

 a
nd

 R
oy

al 
H

aw
aii

an
 h

ot
els

, a
nd

 

an
no

un
ce

d 
it 

in
te

nd
ed

 to
 c

on
st

ru
ct

 a
 te

n 
m

ill
io

n 
do

lla
r, 

17
 st

or
y 

lu
xu

ry
 h

ot
el 

on
 th

e 
pa

rc
el

.  
U

lti
m

at
ely

 S
he

ra
to

n 
di

d 
no

t o
bt

ain
 th

is 

pr
iz

ed
 p

ro
pe

rty
, l

os
in

g 
ou

t t
o 

Ro
y 

K
ell

ey
, w

ho
 c

on
st

ru
ct

ed
 th

e 

O
ut

rig
ge

r H
ot

el 
on

 th
at

 la
nd

.  
H

ow
ev

er
, a

nt
ici

pa
tin

g 
th

e 
ne

ed
 fo

r 

ca
sh

 to
 d

ev
el

op
 th

e 
so

ug
ht

-a
fte

r b
ea

ch
fr

on
t p

ro
pe

rty
, S

he
ra

to
n 

so
ld

 

th
e 

Pr
in

ce
ss

 K
aiu

lan
i t

o 
Ja

pa
ne

se
 b

us
in

es
sm

an
 K

en
ji 

O
sa

no
 fo

r $
8.

7 

m
ill

io
n,

 in
 A

ug
us

t 1
96

3,
 w

ith
 th

e 
st

ip
ul

at
io

n 
th

at
 S

he
ra

to
n 

w
ou

ld
 

co
nt

in
ue

 to
 m

an
ag

e 
th

e 
ho

te
l, 

an
d 

fo
ur

 m
on

th
s l

at
er

 so
ld

 th
e 

M
oa

na
-

Su
rf

Ri
de

r t
o 

O
sa

no
 in

 D
ec

em
be

r 1
96

3 
fo

r $
10

.7
 m

ill
io

n,
 w

ith
 

Sh
er

at
on

 a
ga

in
 re

ce
iv

in
g 

a 
m

an
ag

em
en

t c
on

tra
ct

.  
O

sa
no

 a
cq

ui
re

d 
th

e 

tw
o 

Sh
er

at
on

 h
ot

els
, e

xp
ec

tin
g 

be
tw

ee
n 

30
,0

00
 to

 5
0,

00
0 

Ja
pa

ne
se

 

vi
sit

or
s t

o 
st

ar
t v

isi
tin

g 
H

aw
aii

, w
he

n 
Ja

pa
n 

lif
te

d 
tra

ve
l r

es
tri

ct
io

ns
 

on
 it

s c
iti

ze
ns

 in
 A

pr
il 

19
64

.  
In

 a
 se

pa
ra

te
 n

eg
ot

iat
io

n,
 S

he
ra

to
n 

su
cc

es
sf

ul
ly 

bi
d 

to
 o

pe
ra

te
 O

sa
no

’s 
tw

en
ty

 st
or

y 
O

ta
ni

 H
ot

el 
in

 

To
ky

o,
 w

hi
ch

 w
as

 sc
he

du
led

 fo
r c

om
pl

et
io

n 
in

 Ju
ly 

19
64

.  
   

 

Th
e 

vi
sit

or
s f

ro
m

 Ja
pa

n 
di

d 
st

ar
t a

rr
iv

in
g 

in
 in

cr
ea

sin
g 

nu
m

be
rs

, a
s d

id
 v

isi
to

rs
 fr

om
 th

e 
m

ain
lan

d.
  I

n 
19

68
 O

sa
no

 

an
no

un
ce

d 
he

 w
ou

ld
 c

on
st

ru
ct

 a
 n

ew
 2

8 
st

or
y, 

66
0 

ro
om

 w
in

g 
on

to
 

th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

in
 th

e 
ar

ea
 th

en
 o

cc
up

ie
d 

by
 th

e 
M

ee
tin

g 

H
ou

se
.  

Th
e 

co
nt

ra
ct

 fo
r t

he
 n

ew
 w

in
g 

w
as

 le
t i

n 
Se

pt
em

be
r 1

96
8,

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 3
2 

an
d 

it 
op

en
ed

 in
 1

97
1.

   
Th

e 
po

ur
ed

 c
on

cr
et

e 
st

ru
ct

ur
e’s

 la
na

i d
es

ig
n 

fo
llo

w
ed

 th
at

 o
f t

he
 o

rig
in

al 
bu

ild
in

g,
 m

ak
in

g 
fo

r a
 c

oh
er

en
t d

es
ig

n 

st
at

em
en

t. 
 D

es
ig

ne
d 

by
 R

oe
hr

ig
, O

no
de

ra
 &

 K
in

de
r, 

w
ith

 th
e 

as
sis

ta
nc

e 
of

 O
ba

ya
sh

i-G
um

i C
o.

 o
f T

ok
yo

, t
he

 n
ew

 b
ui

ld
in

g 

fe
at

ur
ed

 a
 se

co
nd

 fl
oo

r b
an

qu
et

 fa
cil

ity
 w

hi
ch

 se
at

ed
 8

00
.  

O
n 

th
e 

gr
ou

nd
 fl

oo
r t

hr
ee

 re
st

au
ra

nt
s, 

Ja
pa

ne
se

, C
hi

ne
se

, a
nd

 a
 st

ea
k 

ho
us

e 

w
er

e 
in

st
all

ed
. A

t t
he

 ti
m

e 
th

is 
pr

oj
ec

t b
eg

an
, O

sa
no

 a
lso

 h
ad

 u
nd

er
 

co
ns

tru
ct

io
n 

th
e 

ne
w

 S
ur

fr
id

er
 T

ow
er

 o
f t

he
 M

oa
na

 H
ot

el 
on

 th
e 

E
w

a 
sid

e 
of

 th
e 

M
oa

na
.  

W
ith

 th
e 

co
m

pl
et

io
n 

of
 th

is 
pr

oj
ec

t t
he

 

or
ig

in
al 

Su
rf

rid
er

 H
ot

el 
(th

e 
pr

es
en

t D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 

M
oa

na
 S

ur
fr

id
er

 H
ot

el)
 w

as
 in

co
rp

or
at

ed
 in

to
 th

e 
M

oa
na

 a
s t

he
 

O
ce

an
 L

an
ai.

  T
ha

nk
s t

o 
hi

s n
ew

 4
24

-ro
om

 n
ew

 S
ur

fr
id

er
 T

ow
er

 a
nd

 

th
e 

ne
w

 A
in

ah
ou

 T
ow

er
 o

f t
he

 P
rin

ce
ss

 K
aiu

lan
i H

ot
el,

 b
y 

19
71

 

O
sa

no
 c

on
tro

lle
d 

alm
os

t 2
,0

00
 ro

om
s i

n 
W

aik
ik

i, 
w

or
th

 o
ve

r $
40

 

m
ill

io
n,

 m
ak

in
g 

hi
m

 th
e 

lar
ge

st
 Ja

pa
ne

se
 in

ve
st

or
 in

 th
e 

U
ni

te
d 

St
at

es
.  

In
 tu

rn
, S

he
ra

to
n 

m
an

ag
ed

 w
el

l o
ve

r 4
,0

00
 W

aik
ik

i h
ot

el 

ro
om

s, 
in

clu
di

ng
 O

sa
no

’s 
pr

op
er

tie
s, 

th
e 

Ro
ya

l H
aw

aii
an

 w
ith

 it
s 

ne
w

 w
in

g,
 th

e 
Ro

ya
l M

an
or

, a
nd

 th
e 

1,
90

4 
ro

om
 S

he
ra

to
n 

W
aik

ik
i 

(c
om

pl
et

ed
 in

 1
97

1)
.  

Th
re

e 
ye

ar
s l

at
er

, i
n 

19
74

, S
he

ra
to

n 
so

ld
 it

s 

W
aik

ik
i h

ot
els

 a
nd

 S
he

ra
to

n-
M

au
i t

o 
K

en
ji 

O
sa

no
’s 

co
m

pa
ny

 K
yo

-y
a 

Co
m

pa
ny

, L
td

.  
 B

y 
19

80
 v

isi
to

rs
 fr

om
 Ja

pa
n 

ac
co

un
te

d 
fo

r 

ap
pr

ox
im

at
ely

 tw
o 

th
ird

s o
f t

he
 P

rin
ce

ss
 K

aiu
lan

i H
ot

el’
s c

lie
nt

ele
.  

 

In
 1

98
7-

19
88

 a
 m

ajo
r r

em
od

el
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i’s

 lo
bb

y 

oc
cu

rr
ed

, a
nd

 th
e 

sp
ac

e 
w

as
 re

m
od

el
ed

 to
 jo

in
 th

e 
19

71
 w

in
g 

in
 a

 

m
or

e 
flo

w
in

g 
m

an
ne

r. 
 T

he
 p

oo
l a

nd
 g

ro
un

ds
 a

lso
 w

er
e 

re
lan

ds
ca

pe
d 

at
 th

is 
tim

e. 
 

 
 V

iew
 o

f t
he

 la
rg

e 2
8-

st
or

y 
A

in
ah

au
 W

in
g 

bu
ilt

 in
 1

97
1



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 H
is
to
ri
ca
l B
ac
kg
ro
un
d 

Pa
ge
 3

4 

 

SE
C

T
IO

N
 3

 

 

D
E

SC
R

IP
T

IO
N

 

O
R

IG
IN

A
L

 C
O

N
ST

R
U

C
T

IO
N

 A
N

D
 C

H
A

R
A

C
T

E
R

 

D
E

F
IN

IN
G

 F
E

A
T

U
R

E
S 

  

D
ia

m
on

d
 H

ea
d

 T
ow

er
 o

f 
th

e 
M

oa
n

a 
Su

rf
ri

d
er

 H
ot

el
 

Th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el
 

st
an

ds
 o

n 
a 

on
e-

ac
re

 o
ce

an
fr

on
t l

ot
 in

 W
aik

ik
i, 

ad
jo

in
in

g 
th

e 
M

oa
na

 

Su
rf

rid
er

 
H

ot
el,

 
on

 
lan

ds
 

fo
rm

er
ly 

oc
cu

pi
ed

 
by

 
th

e 
H

us
ta

ce
 

Re
sid

en
ce

. 
It 

w
as

 o
rig

in
all

y 
co

ns
tru

ct
ed

 a
s 

an
 a

ut
on

om
ou

s 
ho

te
l 

op
er

at
io

n 
an

d 
w

as
 c

all
ed

 t
he

 S
ur

fR
id

er
 H

ot
el,

 b
ut

 i
n 

19
70

 w
as

 

in
co

rp
or

at
ed

 i
nt

o 
th

e 
M

oa
na

 S
ur

fr
id

er
 H

ot
el,

 e
ve

nt
ua

lly
 b

ec
om

in
g 

th
e 

D
iam

on
d 

H
ea

d 
W

in
g.

 

In
 1

95
2,

 t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 

H
ot

el 
pr

es
en

te
d 

a 
m

od
er

n 
im

ag
e 

th
at

 w
as

 th
e 

w
or

k 
of

 S
an

 F
ra

nc
isc

o 

ar
ch

ite
ct

 G
ar

dn
er

 D
ail

ey
. T

he
 e

ig
ht

 s
to

ry
, 8

9’
 h

ig
h,

 p
ou

re
d-

in
-p

lac
e, 

re
in

fo
rc

ed
 c

on
cr

et
e 

st
ru

ct
ur

e 
is 

su
pp

or
te

d 
by

 a
pp

ro
xi

m
at

ely
 3

2 

fo
ot

in
gs

, l
aid

 o
ut

 in
 r

ec
ta

ng
ul

ar
 2

4’
 x

 1
5’

 g
rid

s. 
 T

he
 to

w
er

 fo
ot

pr
in

t 

m
ea

su
re

s 
17

4’
-4

” 
x 

55
’-1

1”
. T

he
 g

ue
st

 r
oo

m
s 

fo
llo

w
 t

he
 s

tru
ct

ur
al 

gr
id

, w
ith

 tw
o 

ro
om

s p
er

 b
ay

. O
n 

th
e 

se
co

nd
 th

ro
ug

h 
se

ve
nt

h 
flo

or
s, 

th
er

e 
w

er
e 

15
0 

ro
om

s 
in

 t
ot

al 
w

ith
 7

8 
ma

ka
i f

ac
in

g 
ro

om
s 

w
ith

 a
n 

at
ta

ch
ed

 l
an

ai 
an

d 
66

 m
au

ka
 f

ac
in

g 
ro

om
s 

w
ith

 m
ou

nt
ain

 v
iew

s 

th
ro

ug
h 

a 
br

oa
d-

pi
ct

ur
e 

w
in

do
w

. 
Tw

o 
lar

ge
 

pe
nt

ho
us

e 
su

ite
s 

or
ig

in
all

y 
sh

ar
ed

 th
e 

eig
ht

h 
flo

or
; e

ac
h 

ha
d 

an
 e

nt
ry

 fo
ye

r, 
sit

tin
g 

ar
ea

, 

liv
in

g 
ar

ea
, 

di
ni

ng
 r

oo
m

, 
its

 o
w

n 
ki

tc
he

n,
 t

w
o 

be
dr

oo
m

s, 
an

d 

ba
th

ro
om

. 

 
Th

e p
en

th
ou

se
 su

ite
 sh

or
tly

 a
ft

er
 co

m
pl

et
io

n 

 Th
e 

st
ru

ct
ur

e 
is 

or
ien

te
d 

to
 fa

ce
 th

e 
oc

ea
n,

 ru
nn

in
g 

lat
er

all
y 

alo
ng

 th
e 

be
ac

h.
 O

n 
th

e 
ma

ka
i s

id
e, 

it 
is 

di
st

in
gu

ish
ed

 b
y 

th
e 

ou
ts

et
, u

nd
ul

at
in

g 

ra
ili

ng
s 

of
 t

he
 g

ue
st

 r
oo

m
 l

an
ai.

 T
he

se
 w

ro
ug

ht
 i

ro
n 

ra
ili

ng
 w

er
e 

de
sig

ne
d 

to
 e

vo
ke

 t
he

 s
en

se
 o

f 
th

e 
oc

ea
n.

  
Th

e 
to

p 
of

 e
ac

h 
gu

es
t 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 3
4 

ro
om

 l
an

ai 
op

en
in

g 
w

as
 p

ro
te

ct
ed

 b
y 

an
 a

ng
led

 w
oo

d-
 a

w
ni

ng
 

m
ea

su
rin

g 
2’

-5
” 

in
 h

eig
ht

 a
nd

 sp
an

ni
ng

 th
e 

en
tir

e 
lan

ai.
  

Th
e 

bu
ild

in
g 

is 
7 

ba
ys

 w
id

e 
an

d 
its

 p
rin

cip
al 

fa
ça

de
 fa

ce
s o

nt
o 

K
ala

ka
ua

 A
ve

nu
e. 

O
n 

th
e 

gr
ou

nd
 f

lo
or

, a
 r

ec
es

se
d 

ce
nt

er
ed

 e
nt

ry
 is

 

fla
nk

ed
 o

n 
eit

he
r s

id
e 

by
 th

re
e 

sh
op

s 
on

 e
ith

er
 s

id
e. 

Th
e 

sin
gl

e-
st

or
y 

sh
op

s a
re

 o
ut

se
t f

ro
m

 th
e 

m
ain

 to
w

er
 a

nd
 h

av
e 

a 
pr

oj
ec

tin
g 

fla
t r

oo
f. 

E
ac

h 
sh

op
 h

as
 p

lat
e-

gl
as

s 
w

in
do

w
s 

an
d 

do
ub

le
-d

oo
r 

en
tri

es
.  

Th
e 

en
try

 b
ay

 is
 c

ha
ra

ct
er

iz
ed

 b
y 

an
 o

pe
n 

co
ur

ty
ar

d,
 fo

rm
ed

 b
y 

th
e 

sp
ac

e 

be
tw

ee
n 

th
e 

sh
op

s. 
A

 d
ec

or
at

iv
e 

co
nc

re
te

 b
lo

ck
 w

all
 e

nf
ra

m
es

 t
he

 

st
re

et
 fr

on
t e

dg
e 

of
 th

e 
en

try
 c

ou
rt 

an
d 

de
fin

es
 a

 c
en

te
re

d 
op

en
in

g 
to

 

th
e 

co
ur

ty
ar

d.
 T

he
 b

lo
ck

s 
ha

ve
 t

ik
i-l

ik
e 

fig
ur

es
 r

an
do

m
ly 

pl
ac

ed
 in

 

th
e 

w
all

.  Th
e 

se
co

nd
 th

ro
ug

h 
se

ve
nt

h 
flo

or
s 

of
 th

e 
ma

uk
a 

ele
va

tio
n 

of
 

th
e 

to
w

er
 h

av
e 

re
gu

lar
ly 

sp
ac

ed
 p

ic
tu

re
 w

in
do

w
s 

th
at

 o
ve

rlo
ok

 

K
ala

ka
ua

 A
ve

nu
e. 

O
ve

r 
th

e 
w

in
do

w
s, 

a 
th

in
 c

on
tin

uo
us

 f
lat

-ro
of

ed
 

ho
od

 a
dd

s 
a 

ho
riz

on
ta

l f
lo

w
 to

 th
e 

ov
er

all
 fo

rm
 o

f t
he

 to
w

er
. T

hi
s 

is 

re
in

fo
rc

ed
 b

y 
th

e 
ho

riz
on

ta
l c

on
cr

et
e 

fo
rm

w
or

k 
th

at
 w

as
 p

ur
po

se
ly 

de
sig

ne
d 

in
to

 t
he

 w
all

s. 
A

n 
ar

tic
ul

at
ed

 9
7-

fo
ot

 e
lev

at
or

 s
ha

ft 
br

ea
ks

 

th
e 

ho
riz

on
ta

lit
y 

of
 th

e 
fo

rm
 a

nd
 it

s 
or

na
m

en
t i

nc
or

po
ra

te
s 

th
e 

tik
i-

lik
e 

m
ot

ifs
 o

f t
he

 fr
on

t s
cr

ee
n.

 A
t t

he
 D

iam
on

d 
H

ea
d-

ma
uk

a 
en

d 
of

 

th
e 

bu
ild

in
g 

th
e 

ho
riz

on
ta

lit
y 

is 
fu

rth
er

 b
ro

ke
n 

by
 a

n 
en

clo
se

d,
 o

ut
se

t 

fir
e 

st
air

w
ay

, w
ho

se
 e

nd
 w

all
 r

ep
ea

ts
 th

e 
tik

i-l
ik

e 
m

ot
ifs

 o
f 

th
e 

fr
on

t 

sc
re

en
 a

nd
 e

le
va

to
r t

ow
er

.  
 

Th
e 

bu
ild

in
g 

is 
en

te
re

d 
fr

om
 th

e 
en

try
 c

ou
rt.

 F
ou

r w
id

e 
st

ep
s 

lea
d 

up
 to

 a
 g

ra
cio

us
 o

pe
n 

en
try

. T
he

 lo
bb

y’s
 e

nt
ire

 o
ce

an
 fa

cin
g 

w
all

 

w
as

 m
ad

e 
of

 g
las

s s
lid

in
g 

do
or

s, 
w

hi
ch

 w
er

e 
ke

pt
 in

 th
e 

op
en

 

po
sit

io
n,

 fl
ow

in
g 

ou
t t

o 
th

e 
ba

th
er

s’ 
lan

ai,
 w

ith
 a

 b
re

at
ht

ak
in

g 
vi

ew
 o

f 

th
e 

gr
ee

n 
lan

ds
ca

pe
d 

ar
ea

, s
an

dy
 b

ea
ch

, a
nd

 th
e 

bl
ue

 P
ac

ifi
c 

O
ce

an
 

be
yo

nd
. T

he
 lo

bb
y 

w
as

 d
es

cr
ib

ed
 a

s h
av

in
g 

a 
Po

lyn
es

ian
 d

es
ig

n 
w

ith
 

m
od

er
n 

ef
fe

ct
s, 

w
ith

 a
n 

“o
rie

nt
al 

to
uc

h.
” 

(Ja
nu

ar
y 

4,
 1

95
2,

 1
4)

  F
ou

r 

lar
ge

, w
oo

de
n 

tik
i, 

ea
ch

 w
eig

hi
ng

 o
ne

 to
n,

 c
ar

ve
d 

by
 C

ec
eli

a 
G

ra
ha

m
 

to
 re

pr
es

en
t a

nc
ien

t H
aw

aii
an

 d
eit

ies
, a

do
rn

ed
 th

e 
lo

bb
y, 

w
he

re
 

gu
es

ts
 w

er
e 

gr
ee

te
d 

by
 th

e 
so

un
d 

of
 a

 C
hi

ne
se

 g
on

g,
 a

nd
 in

ce
ns

e 

w
af

te
d 

in
 th

e 
air

.  
A

sia
n 

lam
ps

, b
am

bo
o 

ra
ili

ng
s, 

an
d 

pa
in

tin
gs

 b
y 

lo
ca

l a
rti

st
s f

ur
th

er
 c

on
tri

bu
te

d 
to

 th
e 

ex
ot

ic 
at

m
os

ph
er

e. 
Th

e 
ho

te
l’s

 

Ca
pt

ain
 C

oo
k 

ba
r, 

fin
ish

ed
 in

 d
ar

k 
lo

ca
l h

ar
dw

oo
ds

, p
ro

vi
de

d 

re
fr

es
hm

en
ts

 fo
r g

ue
st

s o
n 

th
e 

“b
at

he
rs

’ l
an

ai.
” 

 T
he

 to
w

er
 w

as
 

co
nn

ec
te

d 
to

 M
at

so
n’

s o
th

er
 h

ot
el,

 th
e 

M
oa

na
 b

y 
a 

pa
ss

ag
ew

ay
, a

nd
 

Ly
le 

“G
us

” 
G

us
lan

de
r, 

w
ho

 w
ou

ld
 la

te
r g

o 
on

 to
 b

ec
om

e 
a 

su
cc

es
sf

ul
 h

ot
el 

ow
ne

r, 
w

as
 th

e 
m

an
ag

er
 o

f t
he

 M
oa

na
 H

ot
el 

an
d 

als
o 

m
an

ag
ed

 th
e 

ne
w

 h
ot

el.
  H

ow
ev

er
, t

he
 to

w
er

 w
as

 a
 se

pa
ra

te
 

op
er

at
io

n 
w

ith
 it

s o
w

n 
fr

on
t d

es
k 

an
d 

co
nt

ain
ed

 th
e 

no
rm

al 
ar

ra
y 

of
 

gu
es

t s
er

vi
ce

 fa
cil

iti
es

, w
ith

 th
e 

ex
ce

pt
io

n 
of

 it
s o

w
n 

pu
bl

ic 
di

ni
ng

 

ro
om

.  

Th
e 

se
co

nd
 th

ro
ug

h 
se

ve
nt

h 
flo

or
s c

on
ta

in
 th

e 
st

an
da

rd
 

gu
es

t r
oo

m
s, 

w
ith

 a
ll 

ma
ka

i r
oo

m
s i

de
nt

ica
l a

nd
 a

ll 
ma

uk
a 

ro
om

s 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 3
5 

id
en

tic
al.

  T
he

 ro
om

s w
er

e 
or

ga
ni

ze
d 

alo
ng

 a
 d

ou
bl

e 
st

ac
ke

d,
 la

te
ra

lly
 

ru
nn

in
g 

ce
nt

ra
l h

all
w

ay
.  

O
rig

in
all

y 
th

er
e 

w
as

 n
o 

air
 c

on
di

tio
ni

ng
 a

nd
 

th
e 

gu
es

t r
oo

m
s f

ea
tu

re
d 

sla
tte

d 
tra

ns
om

s a
bo

ve
 th

eir
 d

oo
rs

 to
 a

llo
w

 

th
e 

tra
de

 w
in

ds
 to

 fl
ow

 th
ro

ug
h 

th
e 

bu
ild

in
g.

  T
he

 7
8 

ma
ka

i f
ac

in
g 

ro
om

s h
ad

 la
na

i, 
w

hi
le 

br
oa

d 
pi

ct
ur

e 
w

in
do

w
s p

ro
vi

de
d 

gu
es

ts
 in

 th
e 

66
 m

au
ka

 fa
cin

g 
ro

om
s w

ith
 m

ou
nt

ain
 v

iew
s. 

 T
he

 ro
om

s f
ac

in
g 

th
e 

oc
ea

n 
op

en
 o

nt
o 

th
e 

lan
ai 

th
ro

ug
h 

a 
fo

ur
-p

an
el 

flo
or

-to
-c

eil
in

g 

sli
di

ng
 g

las
s d

oo
rw

ay
 w

ith
 o

pe
ra

bl
e 

ce
nt

er
 tw

o 
pa

ne
ls.

  T
he

 la
na

i 

fe
at

ur
ed

 w
oo

d 
aw

ni
ng

s t
o 

pr
ot

ec
t a

ga
in

st
 th

e 
af

te
rn

oo
n 

su
n.

  O
n 

th
e 

se
ve

nt
h 

flo
or

 th
e 

lan
ai 

ha
d 

in
te

rc
on

ne
ct

in
g 

do
or

s a
t e

ac
h 

pa
rti

tio
n.

  

Th
e 

ce
nt

ra
l h

all
w

ay
 te

rm
in

at
es

 o
n 

th
e 

D
iam

on
d 

H
ea

d 
sid

e 
w

ith
 a

 

co
rn

er
 g

ue
st

 ro
om

, l
ar

ge
r t

ha
n 

th
e 

ot
he

rs
. T

hi
s c

or
ne

r g
ue

st
 ro

om
’s 

en
d 

w
all

 is
 a

 st
ru

ct
ur

al 
sh

ea
r w

all
 w

ith
 m

in
im

al 
op

en
in

gs
 a

nd
 n

o 
lar

ge
 

lan
ai 

do
or

s. 

Th
e 

ba
sic

 e
xt

er
io

r f
or

m
 o

f t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
re

m
ain

s i
nt

ac
t. 

H
ow

ev
er

, i
ts

 in
te

rio
r h

as
 

un
de

rg
on

e 
co

ns
id

er
ab

le 
alt

er
at

io
ns

.  
Th

e 
fo

llo
w

in
g 

de
lin

ea
te

s t
he

se
 

alt
er

at
io

ns
: 

 

 
Or

ig
in

al
 la

na
i w

as
 la

rg
e e

no
ug

h 
fo

r f
ur

ni
sh

in
gs

 a
nd

 en
te

rt
ai

ni
ng

. 
 

 
Th

e 
or

ig
in

al 
lo

bb
y 

sp
ac

e 
w

as
 c

om
pl

et
e 

re
co

nf
ig

ur
at

io
n.

   

Th
e 

lo
bb

y 
fu

nc
tio

n 
w

as
 re

m
ov

ed
 in

 1
97

0,
 w

he
n 

th
e 

ho
te

l 

w
as

 in
co

rp
or

at
ed

 in
to

 th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el.
   

  W
ith

 

th
e 

re
ha

bi
lit

at
io

n 
of

 th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
in

 th
e 

lat
e 

19
80

s, 
th

e 
lo

bb
y 

ar
ea

 w
as

 re
m

od
ele

d 
an

d 
th

e 
pr

es
en

t 

se
at

in
g 

ar
ea

 w
as

 c
on

st
ru

ct
ed

.  
A

lso
, a

s p
ar

t o
f t

hi
s p

ro
jec

t, 

a 
ne

w
 re

st
au

ra
nt

, W
.C

. P
ea

co
ck

, w
as

 b
ui

lt 
in

 th
e 

fo
rm

er
 

lo
bb

y 
sp

ac
e 

an
d 

th
e 

co
nn

ec
tio

n 
to

 th
e 

M
oa

na
 S

ur
fr

id
er

 

H
ot

el 
w

as
 u

pg
ra

de
d.

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 3
6 

 
A

lso
 a

t t
ha

t t
im

e, 
th

e 
ma

ka
i s

id
e 

lan
ai 

of
 th

e 
gr

ou
nd

 fl
oo

r 

w
as

 e
nl

ar
ge

d 
sli

gh
tly

 a
nd

 a
n 

ea
ve

 c
an

op
y 

ad
de

d 
fo

r 

pr
ot

ec
tio

n 
fr

om
 th

e 
ele

m
en

ts
.  

 
N

ew
 e

nt
ry

 d
oo

rs
 o

ff 
K

ala
ka

ua
 A

ve
nu

e 
w

er
e 

in
st

all
ed

 a
nd

 

an
 A

D
A

 ra
m

p 
w

as
 b

ui
lt.

 S
in

ce
 th

en
, t

he
 re

st
au

ra
nt

 h
as

 

be
en

 re
m

ov
ed

 a
nd

 it
 is

 n
ow

 a
n 

op
en

 lo
bb

y 
se

at
in

g 
ar

ea
.  

 
A

ir 
co

nd
iti

on
in

g 
w

as
 in

tro
du

ce
d 

in
to

 th
e 

bu
ild

in
g 

in
 1

96
9,

 

w
hi

ch
 re

su
lte

d 
in

 th
e 

eli
m

in
at

io
n 

of
 th

e 
w

oo
d 

lo
uv

er
 

tra
ns

om
s o

ve
r t

he
 g

ue
st

 ro
om

 d
oo

rs
.  

O
ve

r t
he

 y
ea

rs
, d

ue
 

to
 le

ak
in

g 
du

ct
w

or
k 

an
d 

pi
pi

ng
, t

he
 p

las
te

re
d 

ce
ili

ng
s o

f 

th
e 

2,
 3

, 5
, a

nd
 7

th
 fl

oo
rs

 w
er

e 
re

m
ov

ed
 a

nd
 re

pl
ac

ed
 w

ith
 

su
sp

en
de

d 
ac

ou
st

ic 
ce

ili
ng

 p
an

els
. 

 
Th

e 
gu

es
t r

oo
m

s h
av

e 
all

 b
ee

n 
re

do
ne

 se
ve

ra
l t

im
es

 o
ve

r 

th
e 

ye
ar

s s
o 

th
at

 li
ttl

e 
of

 th
e 

hi
st

or
ic 

fa
br

ic 
of

 th
e 

in
te

rio
r 

gu
es

t r
oo

m
s r

em
ain

s, 
alt

ho
ug

h 
th

e 
co

nc
re

te
 fo

rm
w

or
k 

is 

ev
id

en
t i

n 
th

e 
ce

ili
ng

s. 
  

 
Th

e 
ma

ka
i g

ue
st

 ro
om

s w
er

e 
ex

te
nd

ed
 e

ig
ht

 fe
et

, m
uc

h 
to

 

th
e 

de
tri

m
en

t o
f t

he
ir 

lan
ai,

 in
 th

e 
lat

e 
19

80
s, 

an
d 

in
 th

e 

19
90

s t
he

 m
au

ka
 fa

cin
g 

ro
om

s’ 
w

in
do

w
s w

er
e 

re
pl

ac
ed

 

w
ith

 so
un

d-
pr

oo
f g

laz
in

g.
  

 
Th

e 
ba

th
ro

om
s a

nd
 p

lu
m

bi
ng

 w
er

e 
re

fu
rb

ish
ed

 in
 1

99
3 

an
d 

20
07

. T
he

 1
99

3 
re

no
va

tio
n 

als
o 

in
clu

de
d 

th
e 

re
m

ov
al 

an
d 

re
pl

ac
em

en
t o

f w
all

 c
ov

er
in

gs
, d

ra
pe

ry
, c

ar
pe

t, 
an

d 

fu
rn

ish
in

gs
.  

   

 

C
h

ar
ac

te
r 

D
ef

in
in

g 
F

ea
tu

re
s 

Th
e 

ch
ar

ac
te

r-d
ef

in
in

g 
fe

at
ur

es
 o

f t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 
th

at
 re

m
ain

 in
ta

ct
 in

clu
de

: 

 
8-

st
or

y, 
re

in
fo

rc
ed

 c
on

cr
et

e 
st

ru
ct

ur
e 

w
ith

 it
s 

in
te

gr
at

ed
 

or
na

m
en

t; 
  

 
ma

ka
i f

ac
in

g 
gu

es
t r

oo
m

 la
na

i a
nd

 th
eir

 ra
ili

ng
s; 

 
Fi

rs
t s

to
ry

 fa
ça

de
 fa

cin
g 

K
ala

ka
ua

 A
ve

nu
e 

 
G

ue
st

 ro
om

 c
on

fig
ur

at
io

n 

 
St

re
et

-fr
on

t v
iew

 in
 1

95
2



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4

1 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 3
8 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 3
9 



 A
ss
es
sm

en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 D
ia
m
on
d 
H
ea
d 
To
w
er
 o
f t
he
 M
oa
na
 S
ur
fr
id
er
 H
ot
el
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
  

 De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4

1 

 P
ri

n
ce

ss
 W

in
g 

of
 t

h
e 

P
ri

n
ce

ss
 K

ai
u

la
n

i H
ot

el
  

Fr
om

 it
s i

nc
ep

tio
n 

un
til

 to
da

y, 
th

e 
Pr

in
ce

ss
 W

in
g 

(o
rig

in
al 

m
ain

 to
w

er
 o

f t
he

 P
rin

ce
ss

 K
aiu

lan
i H

ot
el)

 h
as

 st
oo

d 
as

 a
 d

ist
in

ct
iv

e 

ele
m

en
t o

f W
aik

ik
i’s

 st
re

et
sc

ap
e. 

Su
ffi

cie
nt

 fa
br

ic 
re

m
ain

s t
o 

all
ow

 it
s 

19
50

s p
er

io
d 

of
 c

on
st

ru
ct

io
n 

to
 b

e 
re

ad
ily

 re
co

gn
iz

ab
le.

  A
lth

ou
gh

 

nu
m

er
ou

s c
ha

ng
es

 h
av

e 
oc

cu
rr

ed
 o

ve
r t

he
 y

ea
rs

, i
t r

et
ain

s i
ts

 o
rig

in
al 

ch
ar

ac
te

r. 
Th

is 
se

ct
io

n 
w

ill
 d

es
cr

ib
e 

th
e 

or
ig

in
al 

ap
pe

ar
an

ce
 o

f t
he

 

ho
te

l a
nd

 e
nu

m
er

at
e 

its
 c

ha
ra

ct
er

 d
ef

in
in

g 
fe

at
ur

es
 w

hi
ch

 re
m

ain
 

in
ta

ct
.  

G
ar

dn
er

 D
ail

ey
 p

ro
vi

de
d 

a 
m

od
er

n 
st

yle
 b

ui
ld

in
g 

th
at

 w
ell

 

ad
dr

es
se

d 
its

 si
te

 a
nd

 H
aw

aii
 si

tu
at

io
n.

 T
he

 S
ta

r B
ull

eti
n 

fo
un

d 
it 

bl
en

de
d,

 “
th

e 
be

au
ty

 o
f m

od
er

n 
de

sig
n 

w
ith

 th
e 

ch
ar

m
 o

f a
 lo

ve
ly 

Po
lyn

es
ian

 se
tti

ng
,”

 a
nd

 n
ew

sp
ap

er
 c

ol
um

ni
st

 R
ay

 C
ol

l J
r. 

de
sc

rib
ed

 

it 
as

, “
th

e 
ul

tra
 o

f u
ltr

as
 in

 H
aw

aii
’s 

ne
w

 h
ot

els
.  

It 
w

ill
 b

e 
sw

an
ky

, 

bu
t n

ot
 w

ith
 th

e 
‘h

ea
vy

’ l
oo

k 
of

 th
e 

Ro
ya

l [
H

aw
aii

an
] b

ec
au

se
 it

 w
ill

 

be
 th

or
ou

gh
ly 

m
od

er
n 

th
ro

ug
ho

ut
.”

 [A
dv

. M
ay

 2
0,

 1
95

5,
 B

-1
] 

Th
e 

op
en

in
g 

of
 th

e 
ap

pr
ox

im
at

ely
 3

00
-ro

om
, $

4,
50

0,
00

0 

Pr
in

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

w
as

 w
ell

 d
oc

um
en

te
d 

in
 p

ub
lic

at
io

ns
 su

ch
 a

s t
he

 H
on

olu
lu 

A
dv

ert
ise

r, 
H

on
olu

lu 
St

ar
 B

ull
eti

n, 

an
d 

Pa
ra

dis
e o

f t
he

 P
ac

ifi
c. 

 In
fo

rm
at

io
n 

ga
rn

er
ed

 fr
om

 th
es

e 
so

ur
ce

s, 
as

 

w
ell

 a
s s

ta
ff 

re
co

lle
ct

io
ns

 o
f t

he
 h

ot
el,

 p
er

io
d 

ph
ot

og
ra

ph
s, 

an
d 

th
e 

or
ig

in
al 

co
ns

tru
ct

io
n 

dr
aw

in
gs

 e
na

bl
e 

us
 to

 o
bt

ain
 so

m
e 

se
ns

e 
of

 th
e 

or
ig

in
al 

ap
pe

ar
an

ce
 o

f t
he

 h
ot

el.
 

 
Th

e d
ec

or
at

iv
e m

as
on

ry
 sc

re
en

 in
 th

e t
er

ra
ce

 a
re

a 
of

 th
e l

ob
by

. 
Ph

ot
o 

ta
ke

n 
in

 1
95

8-
 th

is 
pa

ne
l i

s n
o 

lo
ng

er
 ex

ta
nt

. 
 Th

e 
ta

lle
st

 b
ui

ld
in

g 
in

 W
aik

ik
i 

in
 t

hi
s 

er
a, 

th
e 

bu
ild

in
g 

do
m

in
at

ed
 t

he
 s

ky
lin

e. 
Th

er
e 

w
er

e 
29

0 
or

ig
in

al 
ro

om
s 

in
 t

ot
al 

w
ith

 

16
2 

ma
ka

i f
ac

in
g 

ro
om

s 
w

ith
 a

n 
at

ta
ch

ed
 la

na
i a

nd
 1

28
 m

au
ka

 fa
cin

g 

ro
om

s 
w

ith
 m

ou
nt

ain
 v

iew
s 

th
ro

ug
h 

a 
br

oa
d-

pi
ct

ur
e 

w
in

do
w

. T
he

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
1 

11
-s

to
ry

, 1
31

’ h
ig

h,
 p

ou
re

d-
in

-p
lac

e, 
re

in
fo

rc
ed

 c
on

cr
et

e 
st

ru
ct

ur
e 

sit
s 

on
 c

on
cr

et
e 

pi
lin

gs
 th

at
 w

er
e 

dr
iv

en
 s

ix
ty

 to
 s

ev
en

ty
 fe

et
 b

en
ea

th
 th

e 

su
rf

ac
e. 

 C
lu

st
er

s 
of

 s
ix

 to
 te

n 
pi

les
 w

er
e 

dr
iv

en
 u

nd
er

 e
ac

h 
co

lu
m

n 

fo
ot

in
g 

fo
r 

a 
to

ta
l 

of
 a

pp
ro

xi
m

at
el

y 
37

2 
pi

le
s. 

 T
he

 s
tru

ct
ur

e 
is 

or
ien

te
d 

to
 f

ac
e 

th
e 

oc
ea

n,
 a

nd
 i

s 
di

st
in

gu
ish

ed
 b

y 
th

e 
ou

ts
et

, 

un
du

lat
in

g 
ra

ili
ng

s 
of

 t
he

 m
ak

ai–
fa

ci
ng

 g
ue

st
 r

oo
m

 l
an

ai.
  

Th
es

e 

w
ro

ug
ht

 ir
on

 r
ail

in
g 

w
er

e 
de

sig
ne

d 
to

 e
vo

ke
 th

e 
se

ns
e 

of
 th

e 
oc

ea
n.

  

Th
e 

to
p 

of
 e

ac
h 

gu
es

t 
ro

om
 l

an
ai 

op
en

in
g 

w
as

 p
ro

te
ct

ed
 b

y 
su

n 

va
ne

s 
fin

ish
ed

 in
 g

ra
du

at
ed

 s
ha

de
s 

of
 g

re
en

 w
ith

 t
he

 d
ar

ke
st

 c
ol

or
 

ne
ar

es
t 

th
e 

lo
w

er
 e

dg
e, 

an
d 

lig
ht

en
in

g 
to

 a
 l

im
e 

sh
ad

e 
at

 t
he

 t
op

, 

re
fle

ct
in

g 
th

e 
co

lo
r 

gr
ad

ien
ts

 o
f 

H
aw

aii
’s 

fo
re

st
s. 

 T
he

 m
au

ka
 

ele
va

tio
n 

of
 t

he
 b

ui
ld

in
g 

is 
co

m
pr

ise
d 

of
 r

eg
ul

ar
ly 

sp
ac

ed
 p

ict
ur

e 

w
in

do
w

s. 
  

Th
e 

bu
ild

in
g 

is 
en

te
re

d 
fr

om
 a

n 
of

f-s
tre

et
 p

or
te

 c
oc

he
re

 o
n 

th
e 

K
aiu

lan
i A

ve
nu

e 
sid

e 
of

 th
e 

pr
op

er
ty

.  
Th

e 
po

rte
 c

oc
he

re
 w

as
 

re
m

od
ele

d 
at

 th
e 

tim
e 

th
e 

A
in

ah
au

 W
in

g 
w

as
 a

dd
ed

 in
 1

97
1,

 a
nd

 w
as

 

ra
ise

d 
to

 a
cc

om
m

od
at

e 
to

ur
 b

us
es

 in
 th

e 
lat

e 
19

80
s. 

 F
ou

r s
te

ps
 

ab
ov

e 
th

e 
po

rte
 c

oc
he

re
, a

 te
rr

ac
e 

se
rv

es
 a

s a
 tr

an
sit

io
na

l s
pa

ce
 

be
tw

ee
n 

th
e 

in
do

or
s a

nd
 o

ut
.  

H
er

e 
a 

te
rr

az
zo

 c
om

pa
ss

 p
oi

nt
 

de
pi

ct
in

g 
ma

uk
a, 

ma
ka

i, 
E

w
a 

an
d 

D
iam

on
d 

H
ea

d 
ad

or
ne

d 
th

e 

te
rr

az
zo

 fl
oo

r. 
 T

he
 fl

oo
r h

as
 b

ee
n 

co
ve

re
d 

w
ith

 c
lay

 ti
les

; h
ow

ev
er

, 

th
e 

co
m

pa
ss

 w
as

 re
ta

in
ed

 a
nd

 is
 to

da
y 

co
ve

re
d 

by
 c

ar
pe

t. 
 It

s 

pr
es

er
va

tio
n 

or
 re

pl
ica

tio
n 

an
d 

re
us

e 
in

 th
e 

ne
w

 d
ev

elo
pm

en
t s

ho
ul

d 

be
 c

on
sid

er
ed

.  
Th

e 
te

rr
ac

e 
als

o 
or

ig
in

all
y 

fe
at

ur
ed

 tw
o 

m
as

on
ry

 

de
co

ra
tiv

e 
gr

ill
e 

w
all

s d
ec

or
at

ed
 w

ith
 sm

all
 ti

ki
, w

hi
ch

 se
rv

ed
 a

s 

sc
re

en
s t

o 
ob

sc
ur

e 
vi

ew
s o

f t
he

 g
ar

de
ns

 fr
om

 th
e 

te
rr

ac
e. 

 T
he

se
 w

er
e 

re
m

ov
ed

 in
 th

e 
19

80
s r

em
od

eli
ng

.  
Th

e 
hi

gh
 c

eil
in

ge
d 

lo
bb

y 
fe

at
ur

ed
 

a 
be

ig
e 

te
rr

az
zo

 fl
oo

r d
ec

or
at

ed
 w

ith
 k

ap
a 

de
sig

ns
 re

nd
er

ed
 in

 a
 

m
od

er
n 

m
an

ne
r. 

 T
he

 lo
bb

y’s
 p

ill
ar

s a
nd

 w
all

s d
up

lic
at

ed
 th

e 
flo

or
 

de
sig

n.
  N

on
e 

of
 th

is 
fa

br
ic 

re
m

ain
s v

isi
bl

e, 
ha

vi
ng

 b
ee

n 
co

ve
re

d 
or

 

re
m

ov
ed

 in
 th

e 
19

87
 re

m
od

eli
ng

.  
In

 a
dd

iti
on

 th
e 

lay
ou

t o
f t

he
 lo

bb
y 

w
as

 c
ha

ng
ed

 a
t t

ha
t t

im
e. 

 T
he

 fr
on

t d
es

k 
re

m
ain

s i
n 

th
e 

sa
m

e 

lo
ca

tio
n,

 a
lth

ou
gh

 it
 n

o 
lo

ng
er

 re
ta

in
s i

ts
 o

rig
in

al 
de

sig
n.

  A
lm

os
t 

ev
er

y 
ot

he
r e

lem
en

t i
n 

th
e 

lo
bb

y 
ha

s c
ha

ng
ed

. A
 c

on
cie

rg
e 

de
sk

 n
ow

 

is 
lo

ca
te

d 
on

 th
e 

lef
t a

s o
ne

 e
nt

er
s t

he
 lo

bb
y, 

in
 a

n 
ar

ea
 p

re
vi

ou
sly

 

oc
cu

pi
ed

 b
y 

a 
jew

elr
y 

sh
op

.  
Ll

oy
d 

Se
xt

on
’s 

po
rtr

ait
 o

f P
rin

ce
ss

 

K
aiu

lan
i, 

fla
nk

ed
 b

y 
a 

pa
ir 

of
 y

ell
ow

 a
nd

 b
lac

k 
ka

hil
i, 

or
ig

in
all

y 
w

as
 in

 

a 
ni

ch
e 

on
 th

e 
ma

ka
i s

id
e 

of
 lo

bb
y, 

bu
t n

ow
 h

an
gs

 o
n 

th
e 

lo
bb

y’s
 

ma
uk

a 
w

all
.  

Th
e 

lo
bb

y’s
 o

ce
an

 fa
cin

g 
w

all
 o

f g
las

s p
an

els
 re

m
ain

s 

in
ta

ct
 a

nd
 h

as
 b

ee
n 

ex
pa

nd
ed

 to
 ru

n 
th

e 
len

gt
h 

of
 th

e 
bu

ild
in

g,
 

eli
m

in
at

in
g 

a 
pa

ss
ag

ew
ay

 a
nd

 th
e 

K
ah

ili
 ro

om
’s 

Ph
ili

pp
in

e 
op

ale
sc

en
t 

sh
ell

 sl
id

in
g 

pa
ne

ls.
 B

ot
h 

th
e 

K
ah

ili
 L

ou
ng

e 
an

d 
Pi

ka
ke

 D
in

in
g 

Ro
om

, w
hi

ch
 st

oo
d 

in
 th

e 
pr

es
en

t l
ob

by
 a

re
a 

E
w

a 
of

 th
e 

ele
va

to
r 

alc
ov

e, 
ha

ve
 b

ee
n 

re
m

ov
ed

, a
nd

 th
e 

lo
bb

y 
all

ow
ed

 to
 c

on
tin

ue
 in

 a
n 

un
ob

st
ru

ct
ed

 m
an

ne
r t

o 
th

e 
A

in
ah

au
 T

ow
er

.  
Th

e 
or

ig
in

al 
do

or
s f

or
 

th
e 

th
re

e 
gu

es
t e

lev
at

or
s w

ith
 th

eir
 g

eo
m

et
ric

 d
es

ig
ns

, a
 m

od
er

n 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
2 

in
te

rp
re

ta
tio

n 
of

 tr
ad

iti
on

al 
m

ot
ifs

 c
op

ied
 fr

om
 a

 c
er

em
on

ial
 sh

iel
d,

 

fin
ish

ed
 in

 “
fla

sh
in

g 
br

on
ze

, b
ro

w
ns

 a
nd

 o
ra

ng
es

” 
(p

. 6
), 

ha
ve

 b
ee

n 

re
pl

ac
ed

 b
y 

m
un

da
ne

 c
on

te
m

po
ra

ry
, n

on
de

sc
rip

t d
oo

rs
.  

A
s f

or
 th

e 

tw
o 

in
tri

ca
te

 m
ur

als
 re

nd
er

ed
 b

y 
E

st
he

r B
ru

to
n 

G
ilm

an
 w

hi
ch

 

ad
or

ne
d 

th
e 

K
ah

ili
 L

ou
ng

e, 
th

e 
on

e 
de

pi
ct

in
g 

th
e 

m
ig

ra
tio

n 
of

 th
e 

Po
lyn

es
ian

s t
o 

H
aw

aii
 h

as
 b

ee
n 

re
lo

ca
te

d 
to

 th
e 

st
air

w
ay

 b
et

w
ee

n 
th

e 

fir
st

 a
nd

 se
co

nd
 fl

oo
rs

 o
f t

he
 A

in
ah

au
 T

ow
er

, a
nd

 sh
ou

ld
 b

e 

re
ta

in
ed

.  
Th

e 
ot

he
r, 

sm
all

er
 m

ur
al 

sh
ow

in
g 

th
e 

de
ve

lo
pm

en
t o

f t
he

 

ka
hil

i f
ro

m
 th

e 
ka

pu
 st

ick
 to

 a
 sy

m
bo

liz
at

io
n 

of
 ro

ya
lty

 d
ur

in
g 

th
e 

m
on

ar
ch

y 
pe

rio
d 

ha
s b

ee
n 

lo
st

.  
Si

m
ila

rly
 th

e 
lig

ht
, g

ol
de

n-
hu

ed
 k

oa
 

ta
bl

es
 in

 th
e 

K
ah

ili
 L

ou
ng

e 
ro

om
 n

o 
lo

ng
er

 e
xi

st
; n

or
 d

oe
s t

he
 

cu
rv

ed
 k

oa
 b

ar
, w

hi
ch

 w
as

 h
ea

vi
ly 

in
lai

d 
w

ith
 m

ot
he

r o
f p

ea
rl.

  D
ef

tly
 

w
or

ke
d 

in
to

 th
e 

w
oo

d 
w

as
 a

 g
eo

m
et

ric
 w

ea
vi

ng
 o

f s
im

pl
ifi

ed
 v

er
sio

ns
 

of
 k

ap
a 

cl
ot

h 
de

sig
ns

.  
 

Th
e 

Pi
ka

ke
 D

in
in

g 
Ro

om
 h

ad
 o

ce
an

 b
lu

e-
gr

ee
n 

w
all

s, 
w

ith
 

of
f-w

hi
te

 a
s a

 se
co

nd
ar

y 
co

lo
r, 

tri
m

m
ed

 in
 g

ol
d.

  H
an

d 
pa

in
te

d 

sc
re

en
s b

y 
H

on
ol

ul
u 

ar
tis

t T
se

n 
Y

u-
ho

, a
cc

en
te

d 
bo

th
 th

e 
D

iam
on

d 

H
ea

d 
an

d 
ma

uk
a 

w
all

s. 
 F

iv
e 

fe
et

 w
id

e, 
th

ey
 d

ep
ict

ed
 th

e 
gr

ow
th

 o
f 

th
e 

pi
ka

ke
 fl

ow
er

 in
 a

n 
A

sia
n 

st
yle

.  
N

ot
hi

ng
 fr

om
 th

is 
ro

om
 re

m
ain

s. 

A
t t

he
 sk

y 
lev

el,
 th

e 
M

au
na

 K
ea

 c
oc

kt
ail

 lo
un

ge
 w

as
 

co
nv

er
te

d 
pr

io
r t

o 
19

61
 to

 p
en

th
ou

se
 su

ite
s, 

w
hi

ch
 h

ou
se

d 
ho

te
l 

m
an

ag
em

en
t. 

 T
he

 lo
un

ge
 w

as
 fi

ni
sh

ed
 in

 k
oa

 w
oo

d 
an

d 
ha

d 
bl

ue
 

gr
ee

n 
w

all
s a

do
rn

ed
 b

y 
sp

ra
ys

 o
f l

iv
e 

or
ch

id
s. 

 G
las

s d
oo

rs
 o

pe
ne

d 

th
e 

lo
un

ge
 o

n 
th

re
e 

sid
es

 a
nd

 th
e 

ou
ts

id
e 

se
at

in
g 

fe
at

ur
ed

 sk
y 

bl
ue

 

gl
as

s m
os

aic
 ta

bl
es

 w
ith

 c
on

st
ell

at
io

ns
 o

bs
er

ve
d 

in
 th

e 
H

aw
aii

an
 sk

ies
 

se
t i

nt
o 

th
eir

 su
rf

ac
es

.  
Th

e 
Ro

be
rt 

Lo
ui

s S
te

ve
ns

on
 su

ite
 w

hi
ch

 w
as

 

de
sig

ne
d 

to
 a

cc
om

m
od

at
e 

m
ee

tin
gs

 a
nd

 p
riv

at
e 

di
ni

ng
, s

til
l r

em
ain

s 

an
d 

to
da

y 
ho

us
es

 a
 c

om
ed

y 
clu

b.
  A

ll 
its

 o
rig

in
al 

fin
ish

es
 h

av
e 

be
en

 

alt
er

ed
, a

lth
ou

gh
 it

s t
hr

ee
, 6

5’
 x

 4
8’

 ro
om

s, 
fla

nk
ed

 b
y 

8’
 w

id
e 

lan
ai 

on
 b

ot
h 

sid
es

 re
m

ain
.  

O
rig

in
all

y 
th

e 
su

ite
 fe

at
ur

ed
 a

n 
A

sia
n 

dé
co

r 

w
ith

 h
ea

vi
ly 

ve
in

ed
, b

lo
nd

 k
oa

 w
oo

d 
pa

ne
lin

g 
th

at
 sw

ep
t a

lo
ng

 th
e 

w
all

s a
nd

 b
len

de
d 

w
ith

 th
e 

lig
ht

 b
am

bo
o 

su
ns

ha
de

s o
n 

th
e 

ma
ka

i 

lan
ai.

   
  Th

e 
gu

es
t r

oo
m

s h
av

e 
all

 b
ee

n 
alt

er
ed

, a
lth

ou
gh

 th
ey

 re
m

ain
 

or
ga

ni
ze

d 
alo

ng
 th

e 
lat

er
al 

ru
nn

in
g,

 d
ou

bl
e 

lo
ad

ed
 c

en
te

re
d 

ha
llw

ay
.  

Th
e 

gu
es

t r
oo

m
s w

er
e 

de
co

ra
te

d 
in

 o
ne

 o
f t

hr
ee

 p
as

te
l c

ol
or

 

sc
he

m
es

, e
ith

er
 b

eig
e, 

ye
llo

w
 o

r g
re

en
.  

Fa
br

ics
 p

lay
 o

n 
tro

pi
ca

l 

th
em

es
 to

 b
ala

nc
e 

th
e 

lig
ht

 c
ol

or
ed

 w
oo

d 
fu

rn
itu

re
.  

H
all

w
ay

s o
n 

ea
ch

 fl
oo

r u
til

iz
ed

 d
iff

er
en

t c
ol

or
s s

o 
gu

es
ts

 c
ou

ld
 im

m
ed

iat
ely

 

re
co

gn
iz

e 
th

ey
 w

er
e 

on
 th

e 
co

rr
ec

t f
lo

or
.  

O
rig

in
all

y 
th

e 
no

 lo
ng

er
 

ex
ta

nt
 K

ilo
ha

na
 S

ui
te

 (t
ra

ns
lat

es
 b

es
t, 

hi
gh

ly 
es

te
em

ed
) o

n 
th

e 
10

th
 

flo
or

 w
as

 th
e 

pr
em

ier
 ro

om
 in

 th
e 

ho
te

l. 
 It

 h
ad

 tw
o 

m
ain

 ro
om

s, 
on

e 

lar
ge

r t
ha

n 
th

e 
ot

he
r, 

an
d 

w
as

 a
t t

he
 D

iam
on

d 
H

ea
d 

en
d 

of
 th

e 
ho

te
l. 

 

It 
ha

d 
a 

lig
ht

 se
a 

bl
ue

 d
éc

or
.  

Th
e 

lar
ge

r, 
fr

on
t r

oo
m

 fa
ce

d 
th

e 
oc

ea
n,

 

w
hi

le 
th

e 
ot

he
r r

oo
m

, a
 c

on
ve

nt
io

na
l d

ou
bl

e 
ro

om
, f

ac
ed

 m
au

ka
.  

M
os

t a
ll 

th
e 

ro
om

s f
ea

tu
re

d 
pa

in
tin

gs
 b

y 
lo

ca
l a

rti
st

s. 
 S

om
e 

of
 th

es
e 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
3 

pa
in

tin
gs

 m
ay

 b
e 

fo
un

d 
in

 th
e 

ha
llw

ay
 se

rv
in

g 
th

e 
ex

ec
ut

iv
e 

of
fic

es
, 

an
d 

ot
he

rs
 m

ay
 b

e 
in

 st
or

ag
e. 

 T
he

se
 p

ain
tin

gs
 sh

ou
ld

 b
e 

re
ta

in
ed

 a
nd

 

us
ed

 in
 th

e 
ne

w
 p

ro
jec

t. 
 

 Sh
op

s 

Tw
o 

fr
ee

 st
an

di
ng

 b
ui

ld
in

gs
 ru

n 
alo

ng
 K

ala
ka

ua
 A

ve
nu

e 
an

d 

a 
po

rti
on

 o
f K

aiu
lan

i A
ve

nu
e 

an
d 

de
fin

e 
th

e 
st

re
et

 fa
cin

g 
pe

rip
he

ry
 

of
 th

e 
Pr

in
ce

ss
 K

aiu
lan

i H
ot

el’
s g

ro
un

ds
.  

 T
he

se
 w

er
e 

pa
rt 

of
 th

e 

or
ig

in
al 

19
55

 d
es

ig
n 

of
 th

e 
ho

te
l, 

an
d 

se
rv

ed
 to

 b
uf

fe
r t

he
 g

ro
un

ds
 

fr
om

 th
e 

st
re

et
, a

s w
ell

 a
s p

ro
vi

de
 re

ta
il 

sp
ac

e 
fo

r a
 n

um
be

r o
f 

en
te

rp
ris

es
.  

A
t t

he
 ti

m
e 

of
 th

e 
op

en
in

g 
of

 th
e 

ho
te

l, 
th

ey
 w

er
e 

de
sc

rib
ed

 a
s, 

“A
n 

im
po

rta
nt

 a
dj

un
ct

 to
 th

e 
ho

te
l a

nd
 a

n 
im

pr
es

siv
e 

ad
di

tio
n 

to
 th

e 
K

ala
ka

ua
 A

ve
nu

e 
sc

en
e.”

 [“
H

an
ds

om
e 

N
ew

 S
ho

ps
 

Fr
on

t K
ala

ka
ua

 A
ve

nu
e,”

 S
B,

 Ju
ne

 1
1,

 1
95

5,
 m

ag
az

in
e 

se
ct

io
n,

 p
ag

e 

15
.] 

 a
nd

 a
s h

av
in

g 
an

 “
au

th
en

tic
 P

ol
yn

es
ian

 d
es

ig
n,

 fi
ni

sh
ed

 w
ith

 

gr
ay

 st
on

e 
fa

cin
g 

an
d 

cr
ow

ne
d 

by
 sh

ar
pl

y 
pe

ak
ed

 ro
of

s.”
 [A

dv
 

Sp
ec

ial
 p

. 7
]  

 

Th
ey

 h
eld

 a
 to

ta
l o

f f
ift

ee
n 

se
pa

ra
te

 sh
op

s w
hi

ch
 in

clu
de

d:
 

1.
  U

ni
te

d 
A

irl
in

es
, w

ho
se

 in
te

rio
r w

as
 d

es
ig

ne
d 

by
 n

at
io

na
lly

 

re
no

w
n 

Ra
ym

on
d 

Lo
ew

y 
A

ss
oc

iat
es

 a
nd

 fe
at

ur
ed

 a
 

sp
ec

ta
cu

lar
 T

ik
i c

ar
ve

d 
fr

om
 k

oa
 b

y 
H

on
ol

ul
u 

ar
tis

t, 

Be
ve

rly
 W

ill
is.

 

2.
  R

os
s S

ut
he

rla
nd

, a
 m

en
’s 

clo
th

in
g 

st
or

e 
w

ho
se

 in
te

rio
r 

w
as

 d
es

ig
ne

d 
by

 H
on

ol
ul

u 
ar

ch
ite

ct
 P

hi
lip

 F
isk

, a
nd

 

fe
at

ur
ed

 fi
ne

ly 
gr

ain
ed

, c
us

to
m

 b
ui

lt 
M

on
ke

yp
od

 d
isp

lay
 

ca
se

s. 

3.
  N

or
th

w
es

t A
irl

in
es

, d
es

ig
ne

d 
by

 L
oc

kw
oo

d 
Fr

os
t 

4.
  Q

ua
nt

as
 A

irl
in

es
, w

hi
ch

 fe
at

ur
ed

 a
bo

rig
in

e 
ar

t o
f 

A
us

tra
lia

, a
nd

 w
as

 d
es

ig
ne

d 
by

 W
im

be
rly

 &
 C

oo
k.

 

5.
  P

an
 A

m
er

ica
n 

A
irw

ay
s, 

w
ho

se
 in

te
rio

r w
as

 d
es

ig
ne

d 
by

 

Ph
ili

p 
Fi

sk
 a

nd
 h

ad
 a

 H
aw

aii
an

 a
tm

os
ph

er
e 

w
ith

 te
rr

az
zo

 

flo
or

in
g 

an
d 

a 
w

all
 o

f m
on

ke
yp

od
 c

ur
vi

ng
 b

eh
in

d 
th

e 

co
un

te
r. 

6.
  T

he
 B

ish
op

 T
ru

st
’s 

br
an

ch
 w

as
 d

es
ig

ne
d 

by
 M

er
ril

l, 
Si

m
s 

an
d 

Ro
eh

rig
 a

nd
 fe

at
ur

ed
 a

 h
ap

u`
u 

w
all

 fi
lle

d 
w

ith
 

or
ch

id
s. 

7.
  T

he
 re

ta
il 

st
or

e 
of

 S
or

en
so

n,
 a

 w
oo

d 
ca

rv
er

, w
as

 d
es

ig
ne

d 

by
 O

ah
u 

In
te

rio
rs

 a
nd

 in
clu

de
d 

a 
de

sk
 o

f l
av

a 
ro

ck
 a

nd
 

gl
as

s. 

8.
  T

he
 P

oc
ke

t B
oo

k 
M

an
 h

ad
 a

n 
ul

tra
 m

od
er

n 
st

yli
ng

 w
hi

ch
 

w
as

 d
es

ig
ne

d 
by

 W
ill

so
n 

Y
. S

ta
m

pe
r w

ith
 O

ss
ip

of
f 

dr
af

tin
g 

th
e 

pl
an

s. 

9.
  T

ian
a 

Pi
tte

lle
, a

 w
om

en
’s 

w
ea

r s
to

re
, h

ad
 a

 sh
ip

’s 
w

he
el 

as
 

on
e 

of
 it

s d
éc

or
 h

ig
hl

ig
ht

s. 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
4 

10
.  

K
. S

uc
hi

ro
 je

w
elr

y 
w

hi
ch

 sp
ec

ial
iz

ed
 in

 M
ik

im
ot

o 
pe

ar
ls,

 

w
as

 d
es

ig
ne

d 
by

 H
on

ol
ul

u 
ar

ch
ite

ct
 E

rn
es

t H
ar

a. 

11
.  

Y
am

as
ak

i’s
 o

f W
aik

ik
i w

ith
 it

s v
ar

iet
y 

of
 Ja

pa
ne

se
 g

oo
ds

 

w
as

 d
es

ig
ne

d 
by

 H
on

ol
ul

u 
ar

ch
ite

ct
 K

en
ji 

O
no

de
ra

. 

12
.  

Jo
hn

 R
ob

er
ts

 Iv
or

ies
 

13
.  

Pa
cif

ic 
A

rts
 a

nd
 C

ra
fts

 fo
llo

w
ed

 th
e 

de
sig

ns
 o

f L
lo

yd
 

Sh
or

t a
nd

 H
om

er
 P

ea
rc

e 
an

d 
ha

d 
th

at
ch

ed
 a

lco
ve

s a
nd

 

to
ko

no
m

a. 

14
. K

aiu
lan

i C
am

er
a 

Sh
op

 

 L
an

d
sc

ap
in

g.
  

V
er

y 
lit

tle
 o

f t
he

 P
rin

ce
ss

 K
aiu

lan
i H

ot
el’

s o
rig

in
al 

lan
ds

ca
pi

ng
 re

m
ain

s i
n 

pl
ac

e. 
 S

ta
nd

in
g 

on
 fo

ur
 a

cr
es

, “
a 

tro
pi

ca
l 

pa
ra

di
se

” 
(A

-s
pe

cia
l, 

p.
 1

3]
 th

e 
or

ig
in

al 
de

sig
n 

w
as

 sa
id

 to
 n

ot
 o

nl
y 

de
lig

ht
 th

e 
ey

e 
bu

t a
lso

 p
er

fu
m

ed
 th

e 
air

.  
It 

re
fle

ct
ed

 th
e 

dé
co

r o
f t

he
 

ho
te

l b
y 

dr
aw

in
g 

up
on

 w
es

te
rn

, H
aw

aii
an

, P
ol

yn
es

ian
, a

nd
 A

sia
n 

pl
an

ts
 a

nd
 id

ea
s. 

Li
ke

 th
e 

Bi
ltm

or
e, 

th
e 

ho
te

l h
ad

 a
 sw

im
m

in
g 

po
ol

 in
 

its
 fr

on
t a

re
a, 

be
tw

ee
n 

th
e 

sh
op

s a
nd

 th
e 

ho
te

l. 
Th

e 
en

tir
e 

br
ea

dt
h 

of
 

th
e 

ho
te

l f
oc

us
ed

 o
n 

th
e 

ov
al,

 3
4’

 x
 6

0’
 fr

es
h 

w
at

er
 p

oo
l s

ur
ro

un
de

d 

by
 a

 ti
le 

ap
ro

n.
  T

hi
s f

ea
tu

re
, n

am
ed

 th
e 

O
rc

hi
d 

Po
ol

, s
til

l r
em

ain
s 

in
ta

ct
.  

It 
w

as
 su

rr
ou

nd
ed

 b
y 

co
m

fo
rta

bl
e 

lo
un

gi
ng

 c
ha

irs
 a

nd
 

co
lo

rf
ul

 u
m

br
ell

as
.  

 
Th

e O
rc

hi
d 

Po
ol

 a
nd

 T
ea

 H
ou

se
- c

on
st

ru
ct

ed
 in

 1
95

2.
 T

he
 te

a 
ho

us
e i

s n
o 

lo
ng

er
 

ex
ta

nt
 a

nd
 m

uc
h 

of
 th

e l
an

ds
ca

pi
ng

 h
as

 b
ee

n 
ch

an
ge

d.
 

 
A

 n
o 

lo
ng

er
 e

xt
an

t T
ea

 H
ou

se
 sa

t a
dj

ac
en

t t
o 

th
e 

O
rc

hi
d 

Po
ol

 a
nd

 fu
nc

tio
ne

d 
as

 a
 sn

ac
k 

ba
r f

or
 th

e 
gu

es
ts

. I
t w

as
 c

on
st

ru
ct

ed
 

of
 w

oo
d 

im
po

rte
d 

fr
om

 Ja
pa

n,
 a

nd
 th

e 
ne

w
sp

ap
er

s c
lai

m
ed

 it
 to

 b
e, 

 

“a
n 

alm
os

t e
xa

ct
 d

up
lic

at
e”

 o
f a

 su
m

m
er

 h
ou

se
 a

t t
he

 ro
ya

l K
at

su
ra

 

Pa
lac

e 
in

 K
yo

to
.  

It 
fe

at
ur

ed
 sh

oj
i a

nd
 fu

su
m

a 
do

or
s, 

an
d 

ha
d 

a 
th

ick
 

ce
da

r b
ar

k 
ro

of
.  

A
 Ja

pa
ne

se
 ro

ck
 g

ar
de

n,
 d

es
ig

ne
d 

by
 S

. T
ak

an
o 

N
ak

am
ur

a, 
ad

jo
in

ed
 th

e 
te

a 
ho

us
e. 

 A
 w

ill
ow

 m
at

 fe
nc

e 
of

 w
ill

ow
 

br
an

ch
es

 im
po

rte
d 

fr
om

 Ja
pa

n 
su

rr
ou

nd
ed

 th
e 

te
a 

ho
us

e 
an

d 
th

e 

sw
im

m
in

g 
po

ol
 p

at
io

, a
nd

 li
ke

 th
e 

sn
ac

k 
ba

r w
as

 in
sp

ire
d 

by
 a

 si
m

ila
r 

fe
nc

e 
at

 th
e 

K
at

su
ra

 P
ala

ce
.  

Th
e 

fe
nc

e 
w

as
 p

re
-fa

br
ica

te
d 

in
 Ja

pa
n 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
5 

an
d 

sh
ip

pe
d 

to
 H

on
ol

ul
u 

in
 c

ra
te

s. 
 It

 in
clu

de
d 

th
re

e 
ha

nd
 m

ad
e 

lay
er

s o
f c

lo
se

ly 
tie

d 
st

ra
ig

ht
 w

ill
ow

 b
ra

nc
he

s a
pp

ro
xi

m
at

ely
 fi

ve
 fe

et
 

lo
ng

.  
Th

e 
su

cc
ee

di
ng

 la
ye

rs
 o

f t
he

 b
ra

nc
he

s w
er

e 
lai

d 
at

 ri
gh

t a
ng

les
 

to
 th

e 
pr

ec
ed

in
g 

lay
er

 to
 g

iv
e 

ab
so

lu
te

 p
riv

ac
y 

fr
om

 th
e 

st
re

et
.  

 

O
ve

r o
ne

 h
un

dr
ed

 fi
fty

 c
oc

on
ut

 p
alm

s w
er

e 
br

ou
gh

t i
n 

to
 

gr
ac

e 
th

e 
gr

ou
nd

s a
nd

 p
lu

m
er

ia 
do

tte
d 

th
e 

lan
ds

ca
pe

.  
Th

e 
re

m
ain

de
r 

of
 th

e 
gr

ou
nd

s w
as

 lu
sh

ly 
pl

an
te

d 
w

ith
 o

ne
 se

ct
io

n 
be

in
g 

all
 g

re
en

, 

w
hi

te
 a

nd
 y

ell
ow

 w
ith

 e
ld

or
ad

o,
 y

ell
ow

 h
ib

isc
us

, T
ah

iti
an

 g
ar

de
ni

a, 

an
d 

ha
pu

’u
.  

A
no

th
er

 a
re

a 
fe

at
ur

ed
 c

rim
so

n 
lak

e 
an

d 
pu

rp
le 

bo
ug

ain
vi

lle
a, 

re
d 

ti,
 c

ala
di

um
s, 

A
pe

, s
no

w
 b

us
h,

 S
in

ga
po

re
 H

ol
ly,

 

ka
m

an
i, 

Ch
in

es
e 

pr
iv

et
, a

nd
 y

ell
ow

 fl
ow

er
ed

 L
ig

ul
an

ia.
  E

w
a 

of
 th

e 

sn
ac

k 
ba

r a
re

a 
w

er
e 

pi
ka

ke
 a

nd
 h

ib
isc

us
.  

A
 h

an
gi

ng
 ja

de
 v

in
e 

in
 th

e 

Ja
pa

ne
se

 g
ar

de
n 

w
as

, a
t t

ha
t t

im
e, 

on
e 

of
 o

nl
y 

th
re

e 
kn

ow
n 

ou
ts

id
e 

of
 

Ch
in

a. 

A
 sa

cr
ed

 st
on

e 
an

d 
a 

st
on

e 
be

nc
h 

in
 th

e 
ga

rd
en

 c
am

e 
fr

om
 

`A
in

ah
au

.  
Pr

in
ce

ss
 K

aiu
lan

i s
at

 u
po

n 
th

e 
be

nc
h.

  B
ot

h 
th

es
e 

fe
at

ur
es

 

st
ill

 re
m

ain
 a

nd
 sh

ou
ld

 b
e 

pr
es

er
ve

d 
an

d 
se

ns
iti

ve
ly 

in
co

rp
or

at
ed

 in
to

 

th
e 

ne
w

 p
ro

je
ct

. 

 

C
h

ar
ac

te
r 

D
ef

in
in

g 
F

ea
tu

re
s 

Th
e 

ch
ar

ac
te

r-d
ef

in
in

g 
fe

at
ur

es
 o

f 
th

e 
Pr

in
ce

ss
 W

in
g 

of
 t

he
 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

th
at

 re
m

ain
 in

ta
ct

 in
clu

de
:  

 
11

-s
to

ry
, r

ein
fo

rc
ed

 c
on

cr
et

e 
st

ru
ct

ur
e; 

  

 
up

pe
r s

to
ry

 fe
ne

st
ra

tio
n;

  

 
“S

ky
 L

ev
el”

 l
an

ai 
an

d 
ro

of
 a

nd
 s

tru
ct

ur
al 

w
all

s 
of

 t
he

 

Ro
be

rt 
Lo

ui
s S

te
ve

ns
on

 S
ui

te
; 

 
ma

ka
i f

ac
in

g 
gu

es
t r

oo
m

 la
na

i a
nd

 th
eir

 ra
ili

ng
s; 

 
sw

im
m

in
g 

po
ol

; 

 
te

rr
az

zo
 f

lo
or

 in
 t

he
 e

nt
ry

w
ay

 a
nd

 lo
bb

y, 
w

hi
ch

 is
 n

ow
 

co
ve

re
d 

w
ith

 c
lay

 t
ile

 a
nd

 c
ar

pe
t. 

 T
hi

s 
in

clu
de

s 
th

e 

co
m

pa
ss

 in
 t

he
 f

lo
or

 o
f 

th
e 

en
try

 t
er

ra
ce

, n
ow

 c
ov

er
ed

 

by
 c

ar
pe

t, 
w

hi
ch

 u
se

s 
ma

uk
a, 

ma
ka

i, 
E

w
a, 

an
d 

D
iam

on
d 

H
ea

d 
as

 d
ire

ct
io

na
ls.

 

 
M

ur
al 

de
pi

ct
in

g 
th

e 
Po

lyn
es

ian
 v

oy
ag

es
 e

xe
cu

te
d 

by
 

w
hi

ch
 g

ra
ce

s 
th

e 
re

ar
 s

ta
irw

ay
 le

ad
in

g 
fr

om
 th

e 
A

in
ah

au
 

W
in

g’
s 

fir
st

 a
nd

 s
ec

on
d 

flo
or

s. 
 T

hi
s 

w
as

 re
lo

ca
te

d 
fr

om
 

th
e 

no
 lo

ng
er

 e
xt

an
t K

ah
ili

 B
ar

.  
  

 
 T

w
o 

bu
ild

in
gs

 a
lo

ng
 K

ala
ka

ua
 A

ve
nu

e 
ho

us
in

g 
sh

op
s; 

 

 
Po

rtr
ait

 o
f 

Pr
in

ce
ss

 K
aiu

lan
i 

by
 L

lo
yd

 S
ex

to
n 

in
 t

he
 

lo
bb

y 

 
St

on
e 

be
nc

h 
on

 w
hi

ch
 P

rin
ce

ss
 K

aiu
lan

i s
at

, a
nd

 s
ac

re
d 

st
on

e, 
bo

th
 in

 t
he

 g
ar

de
n 

ar
ea

 a
dj

oi
ni

ng
 t

he
 s

w
im

m
in

g 

po
ol

.  
Th

es
e 

sh
ou

ld
 b

e 
pr

es
er

ve
d 

an
d 

in
co

rp
or

at
ed

 i
n 

th
e 

de
sig

n 
of

 
th

e 
pr

op
os

ed
 

pl
an

ne
d 

de
ve

lo
pm

en
t 

pr
oj

ec
t. 

   



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
6 

Se
ve

ra
l 

m
od

er
n 

ad
di

tio
ns

 h
av

e 
be

en
 b

ui
lt 

on
 t

o 
th

e 
19

55
 

ho
te

l s
tru

ct
ur

e, 
w

hi
ch

 d
o 

no
t c

on
tri

bu
te

 to
 th

e 
hi

st
or

ica
l s

ig
ni

fic
an

ce
 

of
 t

he
 h

ot
el 

an
d 

as
 s

uc
h 

an
y 

alt
er

at
io

n 
to

 t
he

 c
ha

ra
ct

er
 o

f 
th

es
e 

ad
di

tio
ns

 w
ou

ld
 b

e 
co

ns
id

er
ed

 t
o 

ha
ve

 n
o 

ef
fe

ct
 u

po
n 

th
e 

hi
st

or
ic 

ch
ar

ac
te

r o
f t

he
 b

ui
ld

in
g.

 T
he

se
 a

re
:  

 
Th

e 
K

aiu
lan

i W
in

g,
 w

hi
ch

 w
as

 c
om

pl
et

ed
 in

 1
96

0;
 

 
Pa

rk
in

g 
St

ru
ct

ur
e, 

w
hi

ch
 w

as
 c

om
pl

et
ed

 in
 1

96
1;

 

 
‘A

in
ah

au
 W

in
g,

 w
hi

ch
 w

as
 c

om
pl

et
ed

 in
 1

97
1;

 

 
Po

rte
 c

oc
he

re
, w

hi
ch

 w
as

 re
m

od
ele

d 
in

 1
98

8;
 

 
Th

e 
gu

es
t 

ro
om

 i
nt

er
io

rs
 w

hi
ch

 h
av

e 
be

en
 r

em
od

ele
d 

se
ve

ra
l t

im
es

 o
ve

r t
he

 y
ea

rs
;  

 

 
Lo

bb
y’s

 fa
br

ic,
 th

e 
re

su
lt 

of
 a

 1
98

0s
 re

m
od

eli
ng

; 

 
Fi

rs
t f

lo
or

 re
ta

il 
ar

ea
s w

hi
ch

 h
av

e 
be

en
 re

co
nf

ig
ur

ed
 a

nd
 

re
m

od
ele

d 
se

ve
ra

l t
im

es
 o

ve
r t

he
 y

ea
rs

 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
7 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
8 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 4
9 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 5
0 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 5
1 

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  De
sc
ri
pt
io
n 
of
 O
ri
gi
na
l C
on
st
ru
ct
io
n 
an
d 
Ch
ar
ac
te
r‐
De
fin
in
g 
Fe
at
ur
es
 

Pa
ge
 5
2 

Pr
of

es
sio

na
ls 

In
vo

lv
ed

 in
 P

ro
jec

t: 
 

G
ar

dn
er

 D
ail

ey
, F

A
IA

 
A

rc
hi

te
ct

 o
f R

ec
or

d
Pa

cif
ic 

Co
ns

tru
ct

io
n 

Co
. L

td
., 

T.
 

K
aw

am
ur

a 
jo

b 
su

pe
rin

te
nd

en
t 

Co
nt

ra
ct

or

W
ilb

ur
 C

ho
y, 

M
ak

ik
i N

ur
se

ry
 

La
nd

sc
ap

e 
de

sig
ne

r
S.

 T
ak

an
o 

N
ak

am
ur

a 
Ja

pa
ne

se
 R

oc
k 

G
ar

de
n 

de
sig

ne
r

N
at

 W
hi

to
n 

Fo
un

da
tio

n 
Bo

rin
gs

 Su
bc

on
tra

ct
or

s a
nd

 S
up

pl
ier

s o
f M

at
er

ial
s: 

 
K

.J.
 L

ill
ie 

an
d 

Co
m

pa
n y

 
O

rn
am

en
ta

l i
ro

n 
in

 ra
ili

ng
s o

n 
lan

ai,
 p

lu
s o

th
er

 
iro

n 
an

d 
st

ru
ct

ur
al 

st
ee

l 
P.

 G
ra

ss
i A

m
er

ica
n 

Te
rr

az
zo

 C
om

pa
ny

Te
rr

az
zo

 F
lo

or

M
ar

io
 V

ald
as

tri
 &

 S
on

 
Pa

vi
ng

 a
nd

 c
ut

 st
on

e

Co
rb

ale
y’s

 C
ab

in
et

 S
ho

p 
K

oa
 a

nd
 P

hi
lip

pi
ne

 M
ah

og
an

y 
Ca

bi
ne

ts
 

Sa
w

ai 
Br

ot
he

rs
 

Pa
in

tin
g

H
on

ol
ul

u 
Si

gn
 C

om
pa

ny
 

Ti
tle

 a
nd

 D
ire

ct
io

na
l S

ig
ns

T.
 S

as
ak

i 
Pl

as
te

rin
g

A
ru

da
 E

lec
tri

c 
Co

m
pa

ny
 

E
lec

tri
ca

l w
iri

ng

C.
K

. B
uc

ke
rt-

Pe
te

rs
on

 L
td

. 
Sw

im
m

in
g 

Po
ol

 e
xc

av
at

io
n 

an
d 

gr
an

ite
 w

or
k 

H
aw

aii
an

 M
ar

bl
e 

&
 G

ra
ni

te
 C

om
pa

ny
Ro

m
an

 tr
av

er
tin

e 
fo

r f
ro

nt
 lo

bb
y 

co
un

te
r 

 
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Pr
op
os
ed
 M
iti
ga
tio
n 
M
ea
su
re
s 

Pa
ge
 5
3 

C
h

ap
te

r 
F

ou
r 

P
ro

p
os

ed
 M

it
ig

at
io

n
 M

ea
su

re
s 

 

Th
e 

pr
op

os
ed

 P
lan

ne
d 

D
ev

elo
pm

en
t 

Pr
oj

ec
t 

in
clu

de
s 

th
e 

de
m

ol
iti

on
 o

f t
he

 D
iam

on
d 

H
ea

d 
To

w
er

 o
f t

he
 M

oa
na

 S
ur

fr
id

er
 

H
ot

el 
an

d 
th

e 
Pr

in
ce

ss
 W

in
g 

of
 t

he
 P

rin
ce

ss
 K

aiu
lan

i H
ot

el
 a

s 

w
ell

 a
s 

th
e 

Pr
in

ce
ss

 K
aiu

lan
i’s

 s
w

im
m

in
g 

po
ol

 a
nd

 s
ho

ps
, w

hi
ch

 

w
ill

 b
e 

an
 a

dv
er

se
 e

ffe
ct

 to
 th

es
e 

pr
op

er
tie

s. 
 T

o 
m

iti
ga

te
 e

ffe
ct

s 

th
e 

pr
op

os
ed

 d
em

ol
iti

on
, t

he
 f

ol
lo

w
in

g 
m

iti
ga

tio
n 

m
ea

su
re

s 
ar

e 

to
 b

e 
ex

pl
or

ed
: 

1)
 

Ph
ot

og
ra

ph
ic 

do
cu

m
en

ta
tio

n 
ac

co
rd

in
g 

to
 H

ist
or

ic 

A
m

er
ica

n 
Bu

ild
in

g 
Su

rv
ey

 
st

an
da

rd
s 

is 
to

 
be

 

un
de

rta
ke

n 
of

 t
he

 h
ot

el 
bu

ild
in

gs
, 

th
e 

sh
op

s, 
an

d 

sw
im

m
in

g 
po

ol
 a

re
a. 

 

2)
 

Pl
ac

in
g 

a 
co

py
 o

f 
th

e 
or

ig
in

al 
flo

or
 p

lan
s 

fo
r 

th
e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 H
ot

el 

an
d 

th
e 

Pr
in

ce
ss

 W
in

g 
at

 a
n 

ap
pr

op
ria

te
 r

ep
os

ito
ry

, 

pe
rh

ap
s 

th
e 

U
ni

ve
rs

ity
 o

f 
Ca

lif
or

ni
a 

at
 B

er
ke

ley
’s 

E
nv

iro
nm

en
ta

l 
D

es
ig

n 
A

rc
hi

ve
s, 

w
hi

ch
 h

ou
se

s 
th

e 

G
ar

dn
er

 D
ail

ey
 c

ol
lec

tio
n.

 

3)
 

D
ig

iti
zi

ng
 se

lec
t p

ag
es

 o
f t

he
 o

rig
in

al 
pl

an
s f

or
 th

e 

D
iam

on
d 

H
ea

d 
To

w
er

 o
f 

th
e 

M
oa

na
 S

ur
fr

id
er

 

H
ot

el 
an

d 
Pr

in
ce

ss
 

K
aiu

lan
i 

H
ot

els
 

an
d 

de
ve

lo
pi

ng
 a

n 
on

-li
ne

 s
ite

, 
w

he
re

 t
he

y 
w

ill
 b

e 

ac
ce

ss
ib

le 
to

 th
e 

pu
bl

ic 
an

d 
re

se
ar

ch
er

s. 

4)
 

Re
te

nt
io

n 
an

d/
or

 re
us

e 
of

 th
e 

fo
llo

w
in

g 
ele

m
en

ts
 

in
 th

e 
ne

w
 d

ev
elo

pm
en

t: 
Ll

oy
d 

Se
xt

on
 p

or
tra

it 
of

 

Pr
in

ce
ss

 K
aiu

lan
i; 

Pr
in

ce
ss

 K
aiu

lan
i’s

 st
on

e 
be

nc
h 

an
d 

th
e 

sa
cr

ed
 s

to
ne

 o
n 

th
e 

pr
op

er
ty

; 
te

rr
az

zo
 

co
m

pa
ss

 
in

 
th

e 
flo

or
 

of
 

th
e 

en
try

 
te

rr
ac

e; 

Po
lyn

es
ian

 m
ig

ra
tio

n 
m

ur
al 

by
 E

st
he

r 
Br

ut
on

 

G
ilm

an
, a

nd
 p

ain
tin

gs
 th

at
 in

iti
all

y 
hu

ng
 in

 g
ue

st
 

ro
om

s. 

5)
 

A
 s

ac
re

d 
st

on
e 

an
d 

a 
st

on
e 

be
nc

h 
in

 t
he

 g
ar

de
n 

ca
m

e 
fr

om
 `

A
in

ah
au

.  
Pr

in
ce

ss
 K

aiu
lan

i s
at

 u
po

n 

th
e 

be
nc

h.
  

Bo
th

 t
he

se
 f

ea
tu

re
s 

st
ill

 r
em

ain
 a

nd
 

sh
ou

ld
 b

e 
pr

es
er

ve
d 

an
d 

se
ns

iti
ve

ly 
in

co
rp

or
at

ed
 

in
to

 th
e 

ne
w

 p
ro

jec
t. 

6)
 

D
ev

elo
pm

en
t o

f i
nt

er
pr

et
iv

e 
di

sp
lay

s a
nd

/o
r 

pr
og

ra
m

s c
om

m
un

ica
tin

g 
th

e 
hi

st
or

y 
of

 th
e 

pr
op

er
ty

, P
rin

ce
ss

 K
aiu

lan
i, 

an
d 

to
ur

ism
 in

 

W
aik

ik
i d

ur
in

g 
th

e 
19

50
.



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Pr
op
os
ed
 M
iti
ga
tio
n 
M
ea
su
re
s 

Pa
ge
 5
4 

      
     

Th
is 

pa
ge

 le
ft 

in
te

nt
io

na
lly

 b
lan

k.



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 5
5 

B
IB

L
IO

G
R

A
P

H
Y

 

So
u

rc
es

: 
A

RC
H

IT
E

CT
U

RA
L 

D
RA

W
IN

G
S 

O
F 

TH
E

 O
RI

G
IN

A
L 

D
IA

M
O

N
D

 H
E

A
D

 T
O

W
E

R 
O

F 
TH

E
 M

O
A

N
A

 
SU

RF
RI

D
E

R 
H

O
TE

L 

Th
e 

M
oa

na
 E

ng
in

ee
rin

g 
D

ep
ar

tm
en

t h
ol

ds
 a

n 
ex

te
ns

iv
e 

co
lle

ct
io

n 
of

 o
rig

in
al 

dr
aw

in
gs

 re
lat

in
g 

to
 th

e 
ho

te
l a

nd
 th

e 
va

rio
us

 b
ui

ld
in

g 
ep

iso
de

s 
as

so
cia

te
d 

w
ith

 i
ts

 d
ev

elo
pm

en
t. 

 T
he

 f
ol

lo
w

in
g 

pr
ov

id
ed

 i
nf

or
m

at
io

n 
us

ed
 i

n 
th

e 
pr

ep
ar

at
io

n 
of

 th
is 

re
po

rt.
   

 
 

D
at

e 
T

it
le

 
A

rc
h

it
ec

t 
Sh

ee
t 

 
A

ug
us

t 1
5,

 1
95

0 
Ty

pi
ca

l F
lo

or
 P

lan
 

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 C

oo
k 

4 

A
ug

us
t 1

5,
 1

95
0 

M
au

ka
 E

le
va

tio
n 

 
G

ar
dn

er
 D

ail
ey

 a
nd

 W
im

be
rle

y 
&

 C
oo

k 
7 

A
ug

us
t 1

5,
 1

95
0 

D
iam

on
d 

H
ea

d-
E

w
a 

E
le

va
tio

n 
G

ar
dn

er
 D

ail
ey

 a
nd

 W
im

be
rle

y 
&

 C
oo

k 
8 

A
ug

us
t 1

5,
 1

95
0 

M
ak

ai 
E

le
va

tio
n 

 
G

ar
dn

er
 D

ail
ey

 a
nd

 W
im

be
rle

y 
&

 C
oo

k 
9 

A
ug

us
t 1

5,
 1

95
0 

Ty
pi

ca
l S

ec
tio

ns
  

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 C

oo
k 

10
 

A
ug

us
t 1

5,
 1

95
0 

1 
th

ru
 

6 
Fl

oo
r, 

Ce
ili

ng
 

an
d 

Pl
um

bi
ng

 
G

ar
dn

er
 D

ail
ey

 a
nd

 W
im

be
rle

y 
&

 C
oo

k 
M

3 

A
ug

us
t 1

5,
 1

95
0 

Pe
nt

ho
us

e 
Pl

an
 a

nd
 In

te
rio

r E
le

v.
 

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 C

oo
k 

P1
 

A
ug

us
t 1

5,
 1

95
0 

A
lte

rn
at

e 
Ba

se
m

en
t 

an
d 

Fo
un

da
tio

n 
an

d 
1s

t  
an

d 
2n

d  
Fl

oo
r 

Pl
an

s 

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 

Co
ok

, 
St

ru
ct

ur
al 

D
es

ig
n:

 
W

alt
er

 S
te

ilb
er

g 

S1
A

 

A
ug

us
t 1

5,
 1

95
0 

St
ru

ct
ur

al 
1s

t  F
lo

or
 P

lan
 

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 

Co
ok

 
St

ru
ct

ur
al 

D
es

ig
n:

 
W

alt
er

 S
te

ilb
er

g 

S2
 

 

A
ug

us
t 1

5,
 1

95
0 

St
ru

ct
ur

al 
Fl

oo
r P

lan
 3

 th
ru

 7
 

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 

Co
ok

 
St

ru
ct

ur
al 

D
es

ig
n:

 
W

alt
er

 S
te

ilb
er

g 

S4
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 5
6 

A
ug

us
t 1

5,
 1

95
0 

Pl
um

bi
ng

, P
lo

t P
lan

, a
nd

 D
ra

in
s  

G
ar

dn
er

 D
ail

ey
 a

nd
 W

im
be

rle
y 

&
 C

oo
k 

N
.A

. 

Se
pt

em
be

r 1
5,

 1
99

0 
W

.C
 P

ea
co

ck
 R

es
ta

ur
an

t 
Pa

rk
 A

ss
oc

iat
es

, I
nc

. 
A

3,
 A

4 
 

N
.D

. 
D

iam
on

d 
H

ea
d 

To
w

er
 P

lu
m

bi
ng

 
Re

no
va

tio
ns

 
Li

nc
ol

n,
 S

co
tt,

 K
oh

lo
ss

, I
nc

. 
M

2 

D
ec

em
be

r 1
99

3 
G

ue
st

ro
om

 R
ef

ur
bi

sh
in

g 
W

.S
.D

 D
es

ig
n 

A
1 

 
So

u
rc

es
: 

A
RC

H
IT

E
CT

U
RA

L 
D

RA
W

IN
G

S 
O

F 
TH

E
 P

RI
N

CE
SS

 W
IN

G
 O

F 
TH

E
 P

RI
N

CE
SS

 K
A

IU
LA

N
I H

O
TE

L 

Th
e 

Pr
in

ce
ss

 W
in

g 
of

 th
e 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el 

E
ng

in
ee

rin
g 

D
ep

ar
tm

en
t h

ol
ds

 a
n 

ex
te

ns
iv

e 
co

lle
ct

io
n 

of
 o

rig
in

al 
dr

aw
in

gs
 r

ela
tin

g 
to

 t
he

 h
ot

el 
an

d 
th

e 
va

rio
us

 b
ui

ld
in

g 
ep

iso
de

s 
as

so
cia

te
d 

w
ith

 it
s 

de
ve

lo
pm

en
t. 

 T
he

 f
ol

lo
w

in
g 

pr
ov

id
ed

 in
fo

rm
at

io
n 

us
ed

 in
 th

e 
pr

ep
ar

at
io

n 
of

 th
is 

re
po

rt.
   

 
D

at
e 

T
it

le
 

A
rc

h
it

ec
t 

Sh
ee

t 
 

Fe
b.

 6
, 1

94
1 

W
el

l L
in

e 
Pl

an
 

W
rig

ht
, 

H
ar

ve
y 

&
 W

rig
ht

, 
Su

rv
ey

or
s a

nd
 E

ng
in

ee
rs

 
Sh

ee
t 1

 

Se
pt

em
be

r 1
7,

 1
95

3 
Ba

se
m

en
t P

lan
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 1
 

Se
pt

em
be

r 1
7,

 1
95

3 
Fi

rs
t F

lo
or

 p
lan

  
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 2

 

Se
pt

em
be

r 1
7,

 1
95

3 
10

th
 F

lo
or

 P
lan

 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 5

 

Se
pt

em
be

r 1
7,

 1
95

3 
Sk

yr
oo

m
 F

lo
or

 P
lan

 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 6

 

Se
pt

em
be

r 1
7,

 1
95

3 
M

ak
ai 

E
le

va
tio

ns
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 9
 

Se
pt

em
be

r 1
7,

 1
95

3 
E

w
a 

an
d 

D
iam

on
d 

H
ea

d 
E

le
va

tio
ns

 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 1

0 

Se
pt

em
be

r 1
7,

 1
95

3 
M

au
ka

 E
le

va
tio

ns
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 1
1 

Se
pt

em
be

r 1
7,

 1
95

3 
E

xt
er

io
r S

lid
in

g 
D

oo
rs

 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 1

2 

Se
pt

em
be

r 1
7,

 1
95

3 
W

in
do

w
 D

et
ail

s 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 1

3 

Se
pt

em
be

r 1
7,

 1
95

3 
Cr

os
s S

ec
tio

ns
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 1
5 

Se
pt

em
be

r 1
7,

 1
95

3 
E

nt
ra

nc
e 

Po
rc

h 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 1

8 
Se

pt
em

be
r 1

7,
 1

95
3 

Ba
se

m
en

t L
oc

ke
r R

oo
m

s 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 1

9 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 5
7 

Se
pt

em
be

r 1
7,

 1
95

3 
Fi

rs
t F

lo
or

 C
ei

lin
g 

D
et

ail
s 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 2
3 

Se
pt

em
be

r 1
7,

 1
95

3 
Ty

pi
ca

l F
lo

or
 P

lan
- E

w
a 

E
nd

 
G

ar
dn

er
 D

ail
ey

 
Sh

ee
t 2

5 

O
ct

ob
er

 1
, 1

95
3 

Sw
im

m
in

g 
Po

ol
 

G
ar

dn
er

 D
ail

ey
, s

tru
ct

ur
al 

de
sig

n 
by

 W
alt

er
 T

. 
St

eil
be

rg
 

Sh
ee

t S
-1

5 

Fe
br

ua
ry

 3
, 1

95
4 

E
w

a 
an

d 
D

iam
on

d 
H

ea
d 

E
le

va
tio

ns
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 1
0 

Fe
br

ua
ry

 3
, 1

95
4 

Cr
os

s S
ec

tio
n 

A
 

G
ar

dn
er

 D
ail

ey
 

Sh
ee

t 1
4 

N
o 

da
te

 
Ro

be
rt 

Lo
ui

s S
te

ve
ns

on
 R

oo
m

 
 

Fl
oo

r P
lan

, S
ec

tio
n,

 
D

et
ail

s 
Ju

ne
 2

0,
 1

95
5 

Sh
op

 fo
r K

aiu
lan

i, 
M

at
so

n 
O

ss
ip

of
f 

Fl
oo

r P
lan

, E
le

va
tio

n 

N
ov

em
be

r 1
, 1

95
6 

A
s B

ui
lt:

  M
au

ka
 E

le
va

tio
n,

 E
w

a 
an

d 
D

iam
on

d 
H

ea
d 

E
lev

at
io

ns
, 1

1t
h  

Fl
oo

r P
lan

 
G

ar
dn

er
 D

ail
ey

 
 

N
ov

em
be

r 8
, 1

95
7 

Pl
ot

 P
lan

 
M

at
so

n 
H

ot
el

s E
ng

in
ee

rin
g 

D
ep

ar
tm

en
t 

 

O
ct

ob
er

 1
4,

 1
95

9 
Pi

ka
ke

 T
er

ra
ce

 B
ar

 (O
rc

hi
d 

Ba
r) 

W
im

be
rly

 &
 C

oo
k 

Sh
ee

ts
 A

-1
, M

-1
 

Fe
br

ua
ry

 2
3,

 1
96

0 
A

dd
iti

on
 to

 P
rin

ce
ss

 K
aiu

lan
i H

ot
el

 
W

im
be

rly
 &

 C
oo

k 
Sh

ee
ts

 A
-2

, A
-4

 th
ru

 
A

-1
0,

 a
nd

 S
-4

  
A

pr
il 

5,
 1

96
0 

 
Pa

rk
in

g 
G

ar
ag

e 
W

im
be

rly
 &

 C
oo

k 
E

le
va

tio
n,

 F
lo

or
 P

lan
 

M
ay

 1
1,

 1
96

4 
W

ax
 M

us
eu

m
 

W
im

be
rly

, W
hi

se
na

nd
, 

A
lli

so
n 

&
 T

on
g 

E
-1

 

Ja
nu

ar
y 

30
, 1

96
8 

A
in

ah
au

 W
in

g 
Ro

eh
rig

, O
no

de
ra

 &
 

K
in

de
r a

nd
 G

um
i L

td
. 

Fl
oo

r P
lan

s, 
Sh

ee
ts

 0
 

th
ru

 1
1 

Se
pt

em
be

r 1
96

8 
A

in
ah

au
 W

in
g 

Ro
eh

rig
, O

no
de

ra
 &

 
K

in
de

r a
nd

 G
um

i L
td

. 
Fl

oo
r P

lan
s 

O
ct

ob
er

 8
, 1

96
9 

Ro
be

rt 
Lo

ui
s S

te
ve

ns
on

 R
oo

m
 

Fr
ed

er
ick

 H
. K

oh
lo

ss
 &

 
A

ss
oc

iat
es

 
A

ir 
Co

nd
iti

on
in

g 
Pl

an
 

N
ov

em
be

r 2
4,

 1
96

9 
Co

ff
ee

 S
ho

p/
Lo

un
ge

 
Sh

er
at

on
 D

es
ig

n 
&

 
D

ev
el

op
m

en
t I

nc
. 

Sh
ee

ts
 1

 th
ru

 1
3,

  

Ja
nu

ar
y 

16
, 1

97
0 

A
dd

iti
on

 a
nd

 A
lte

ra
tio

ns
 to

 P
rin

ce
ss

 
K

aiu
lan

i 
Ro

eh
rig

, O
no

de
ra

 &
 

K
in

de
r 

Sh
ee

ts
 A

-9
3 

&
 A

-9
4 

Se
pt

em
be

r 1
, 1

97
0 

Si
te

 P
lan

 
Ro

eh
rig

 O
no

de
ra

 &
 K

in
de

r 
S-

1 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 5
8 

19
70

 
Co

ff
ee

 S
ho

p 
Sh

er
at

on
 E

ng
in

ee
rin

g 
D

ep
ar

tm
en

t 
Se

ct
io

n 

Se
pt

em
be

r 1
9,

 1
97

4 
D

a 
St

in
g 

Ca
ba

re
t 

N
o 

ar
ch

ite
ct

 
Fl

oo
r P

lan
 

O
ct

ob
er

 2
4,

 1
98

6 
K

aiu
lan

i W
in

g,
 S

pe
ci

al 
Fu

nc
tio

n 
Ro

om
s 

G
ul

st
ro

m
 K

os
ko

 G
ro

up
 

Fl
oo

r P
lan

 

M
ar

ch
 1

5,
 1

98
7 

Po
rte

 C
oc

he
re

, e
nt

ry
, l

an
ds

ca
pe

 
G

ul
st

ro
m

 K
os

ko
 G

ro
up

 
A

-2
, A

-1
2,

 E
-1

1 

19
88

 
Re

st
au

ra
nt

 
G

ul
st

ro
m

 K
os

ko
 G

ro
up

 
 

N
ov

em
be

r 1
, 1

98
8 

A
lte

ra
tio

ns
 to

 F
ro

nt
 D

es
k 

S.
 K

at
o 

A
ss

oc
iat

es
 

A
-1

 th
ru

 A
-6

 

A
ug

us
t 1

99
2 

Re
m

od
el 

E
lev

at
or

 L
ob

bi
es

 a
nd

 
co

rr
id

or
s 

W
SD

 (W
ay

ne
 S

. D
at

e)
 

 

A
ug

us
t 1

99
2 

Re
fu

rb
ish

 P
rin

ce
ss

 W
in

g 
Co

rr
id

or
s 

W
SD

  
Sh

ee
ts

 A
-1

 th
ru

 A
-9

 

Se
pt

em
be

r 1
99

2 
Re

no
va

tio
n 

an
d 

Re
su

rf
ac

e 
Po

ol
 

D
ec

k 
W

SD
 

Pl
ot

 P
lan

 

A
pr

il 
22

, 2
00

0 
W

in
do

w
 R

ep
lac

em
en

t 
W

A
TG

 
Sh

ee
ts

 1
 &

 2
 

 
 

A
lle

n,
 G

w
en

fr
ea

d,
 H

aw
aii

’s 
W

ar
 Y

ea
rs,

 H
on

ol
ul

u:
  U

ni
ve

rs
ity

 o
f H

aw
aii

 P
re

ss
, 1

94
5.

 
 A

nd
ru

s, 
Pa

tri
ck

, N
at

ion
al 

Re
gis

ter
 B

ull
eti

n 
N

um
be

r 1
5,

 H
ow

 to
 A

pp
ly 

th
e N

at
ion

al 
Re

gis
ter

 C
rit

eri
a 

for
 E

va
lua

tio
n, 

W
as

hi
ng

to
n 

D
.C

.: 
 U

.S
. 

D
ep

ar
tm

en
t o

f t
he

 In
te

rio
r, 

N
at

io
na

l P
ar

k 
Se

rv
ice

, 2
00

2.
 

 A
sc

on
, V

en
ee

ta
, W

aik
ik

i, 
N

in
e W

alk
s T

hr
ou

gh
 T

im
e, 

H
on

ol
ul

u:
  I

sla
nd

 H
er

ita
ge

 L
im

ite
d,

 1
98

3.
 

 Bl
um

en
so

n,
 Jo

hn
 J.

 G
., 

Id
en

tif
yin

g A
me

ric
an

 A
rch

ite
ctu

re.
 A

 P
ict

or
ial

 G
ui

de
 to

 S
tyl

es 
an

d 
Te

rm
s, 

16
00

-1
94

5,
 N

as
hv

ill
e, 

TN
: A

m
er

ica
n 

A
ss

oc
iat

io
n 

fo
r S

ta
te

 a
nd

 L
oc

al 
H

ist
or

y, 
19

81
. 

 Bo
lan

d,
 B

et
h 

G
ro

ve
sn

or
, N

at
ion

al 
Re

gis
ter

 B
ull

eti
n 

N
um

be
r 3

2,
 G

ui
de

lin
es 

for
 E

va
lua

tin
g a

nd
 N

om
in

at
in

g P
ro

pe
rti

es 
A

sso
cia

ted
 w

ith
 S

ign
ifi

ca
nt

 P
eop

le,
  

W
as

hi
ng

to
n 

D
.C

.: 
 U

.S
. D

ep
ar

tm
en

t o
f t

he
 In

te
rio

r, 
N

at
io

na
l P

ar
k 

Se
rv

ice
, 1

98
9.

 
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 5
9 

Br
ow

n,
 D

eS
ot

o,
 H

aw
aii

 R
eca

lls
, S

ell
in

g R
om

an
ce 

to 
A

me
ric

a, 
N

ost
alg

ic 
Im

ag
es 

of 
th

e H
aw

aii
an

 Is
lan

ds
, H

on
ol

ul
u:

  E
di

tio
ns

 L
im

ite
d,

 1
98

2.
 

 Br
ow

n,
 D

eS
ot

o,
 A

loh
a 

H
aw

aii
, 1

00
 Y

ea
rs 

of 
Pi

ctu
res

 fr
om

 H
aw

aii
’s 

M
ost

 F
am

ou
s B

ea
ch

, H
on

ol
ul

u:
  E

di
tio

ns
 L

im
ite

d,
 1

98
5.

 
 Co

he
n 

St
an

, P
rin

ces
s V

ict
or

ia 
Ka

iu
lan

i a
nd

 th
e P

rin
ces

s K
aiu

lan
i H

ote
l i

n 
W

aik
ik

i, 
M

iss
ou

la,
 M

on
ta

na
: P

ict
or

ial
 H

ist
or

ies
 P

ub
lis

hi
ng

 C
om

pa
ny

, 
19

97
. 

 D
er

ry
, A

nn
e, 

W
ar

d 
Ja

nd
l, 

Ca
ro

l S
hu

ll,
 P

at
ric

ia 
Pa

rk
er

, a
nd

 Ja
n 

Th
or

m
an

, N
at

ion
al 

Re
gis

ter
 B

ull
eti

n 
N

um
be

r 2
4,

 G
ui

de
lin

es 
for

 L
oca

l S
ur

vey
s, 

A
 

Ba
sis

 fo
r P

res
erv

at
ion

 P
lan

ni
ng

,  
W

as
hi

ng
to

n 
D

.C
.: 

 U
.S

. D
ep

ar
tm

en
t o

f t
he

 In
te

rio
r, 

N
at

io
na

l P
ar

k 
Se

rv
ice

, 1
97

2,
 re

vi
se

d 
19

85
. 

 H
ib

ba
rd

, D
on

 J.
 a

nd
 D

av
id

 F
ra

nz
en

, T
he

 V
iew

 fr
om

 D
iam

on
d 

H
ea

d, 
H

on
ol

ul
u:

  E
di

tio
ns

 L
im

ite
d,

 1
98

6.
 

 H
ib

ba
rd

, D
on

 J.
  D

esi
gn

in
g P

ar
ad

ise
, T

he
 A

llu
re 

of 
H

aw
aii

an
 R

eso
rt 

H
ote

ls,
 N

ew
 Y

or
k:

 P
rin

ce
to

n 
A

rc
hi

te
ct

ur
al 

Pr
es

s, 
20

06
. 

 Id
en

tif
ica

tio
n 

of 
H

ist
or

ic 
Pr

op
ert

ies
: D

eci
sio

n 
M

ak
in

g G
ui

de
 fo

r M
an

ag
ers

. 'W
or

ki
ng

 W
ith

 S
ec

tio
n 

10
6"

 se
rie

s. 
W

as
hi

ng
to

n,
 D

C:
 A

dv
iso

ry
 C

ou
nc

il 
on

 H
ist

or
ic 

Pr
es

er
va

tio
n 

an
d 

U
.S

. D
ep

ar
tm

en
t o

f t
he

 In
te

rio
r, 

Se
pt

em
be

r 1
98

8.
 

 M
cA

les
te

r, 
V

irg
in

ia 
an

d 
Le

e, 
A

 F
iel

d 
G

ui
de

 to
 A

me
ric

an
 H

ou
ses

, N
ew

 Y
or

k:
 A

lfr
ed

 A
. K

no
pf

, 1
98

4.
 

M
cD

er
m

ot
t, 

Jo
hn

 W
., 

Ke
lle

ys 
of 

th
e O

ut
rig

ger
, H

on
ol

ul
u:

  O
RA

FA
 P

ub
lis

hi
ng

 C
om

pa
ny

, 1
99

0.
 

M
cK

ee
, H

ar
ley

 J.
, R

eco
rd

in
g H

ist
or

ic 
Bu

ild
in

gs,
  W

as
hi

ng
to

n 
D

. C
.: 

U
.S

. G
ov

er
nm

en
t P

rin
tin

g 
O

ffi
ce

, 1
97

0.
 

N
at

ion
al 

Re
gis

ter
 B

ull
eti

n 
N

um
be

r 1
6A

, H
ow

 to
 C

om
ple

te 
th

e N
at

ion
al 

Re
gis

ter
 N

om
in

at
ion

 F
or

m,
 W

as
hi

ng
to

n 
D

.C
.: 

 U
.S

. D
ep

ar
tm

en
t o

f t
he

 
In

te
rio

r, 
N

at
io

na
l P

ar
k 

Se
rv

ice
, 1

99
7.

 
 Pe

vs
ne

r, 
N

ik
ol

au
s, 

Jo
hn

 F
lem

in
g,

 a
nd

 H
ug

h 
H

on
ou

r. 
A

 D
ict

ion
ar

y o
f A

rch
ite

ctu
re.

 N
ew

 Y
or

k:
 O

ve
ro

ok
 P

re
ss

, 1
97

6.
 

 Po
pp

ol
ier

s, 
Jo

hn
, S

. A
lle

n 
Ch

am
be

rs
, a

nd
 N

an
cy

 B
. S

ch
w

ar
tz

, W
ha

t S
tyl

e I
s I

t? 
W

as
hi

ng
to

n 
D

. C
.: 

Th
e 

Pr
es

er
va

tio
n 

Pr
es

s, 
19

77
. 

 Pr
ese

rva
tio

n 
Br

ief
 N

o. 
17

: A
rch

ite
ctu

ra
l C

ha
ra

cte
r, 

Id
en

tif
yin

g t
he

 V
isu

al 
A

sp
ect

 of
 H

ist
or

ic 
Bu

ild
in

gs 
as

 a
n 

A
id 

to 
Pr

ese
rvi

ng
 T

he
ir 

Ch
ar

ac
ter

. 
Pr

ese
rva

tio
n 

Br
ief

 N
o. 

18
: R

eh
ab

ili
ta

tin
g I

nt
eri

or
s i

n 
H

ist
or

ic 
Bu

ild
in

gs,
 Id

en
tif

yin
g C

ha
ra

cte
r-D

efi
ni

ng
 E

lem
en

ts.
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
0 

Sa
ylo

r, 
H

en
ry

 H
. D

ict
ion

ar
y o

f A
rch

ite
ctu

re,
 N

ew
 Y

or
k:

 Jo
hn

 W
ile

y 
an

d 
So

ns
, 1

95
2.

 
Se

cre
ta

ry 
of 

th
e I

nt
eri

or
's 

St
an

da
rd

s a
nd

 G
uid

eli
ne

s f
or

 P
re

se
rv

at
ion

 P
lan

ni
ng

, I
de

nt
ifi

ca
tio

n, 
E

va
lua

tio
n, 

an
d R

egi
str

at
ion

, F
ed

er
al 

Re
gi

st
er

, T
hu

rs
da

y, 
Se

pt
em

be
r 2

9,
 1

98
3,

 p
p.

 4
47

16
-2

8 
(4

8 
FR

 4
47

16
-2

8)
. 

Se
cre

ta
ry 

of 
th

e I
nt

eri
or

's 
St

an
da

rd
s a

nd
 G

uid
eli

ne
s f

or
 A

rch
eol

og
y a

nd
 H

ist
or

ic 
Pr

ese
rva

tio
n. 

W
as

hi
ng

to
n 

D
.C

.: 
D

ep
ar

tm
en

t o
f t

he
 In

te
rio

r, 
N

at
io

na
l 

Pa
rk

 S
er

vi
ce

, 1
98

3.
 

Se
cre

ta
ry 

of 
th

e I
nt

eri
or

's 
St

an
da

rd
s f

or
 th

e T
rea

tm
en

t o
f H

ist
or

ic 
Pr

op
ert

ies
, W

as
hi

ng
to

n 
D

.C
.: 

D
ep

ar
tm

en
t o

f t
he

 In
te

rio
r, 

N
at

io
na

l P
ar

k 
Se

rv
ice

, 
19

90
. 

W
hi

ff
en

, M
ar

cu
s, 

A
me

ric
an

 A
rch

ite
ctu

re 
Si

nc
e 1

78
0:

 A
 G

ui
de

 to
 S

tyl
es,

 C
am

br
id

ge
: M

IT
 P

re
ss

, 1
98

1.
 

W
isn

iew
sk

i, 
Ri

ch
ar

d 
A

., 
H

aw
aii

:  
Th

e T
err

ito
ria

l Y
ea

rs,
 1

90
0-

19
59

, A
 P

ict
or

ial
 H

ist
or

y, 
H

on
ol

ul
u:

  P
ac

ifi
c 

Ba
sin

 E
nt

er
pr

ise
s, 

19
84

. 
W

or
de

n,
 W

ill
iam

 L
., 

Ca
rgo

s, 
M

at
son

’s 
Fi

rst
 C

en
tu

ry 
in

 th
e P

ac
ifi

c, 
H

on
ol

ul
u:

  U
ni

ve
rs

ity
 o

f H
aw

aii
 P

re
ss

, 1
98

1.
 

 Fe
de

ra
l R

eg
ul

at
io

ns
 

 36
 C

FR
 P

ar
t 6

0 
N

at
ion

al 
Re

gis
ter

 of
 H

ist
or

ic 
Pl

ac
es,

 2
00

4.
 

 36
 C

FR
 P

ar
t 6

1 
Pr

oce
du

res
 fo

r A
pp

ro
ved

 S
ta

te 
an

d 
Lo

ca
l G

ov
ern

me
nt

 H
ist

or
ic 

Pr
ese

rva
tio

n 
Pr

og
ra

ms
, 1

98
3.

 
 36

 C
FR

 P
ar

t 6
7 

H
ist

or
ic 

Pr
ese

rva
tio

n 
Ce

rti
fic

at
ion

s P
ur

su
an

t t
o S

ec.
 4

8(
g) 

an
d 

Se
c. 

17
0(

h)
 of

 th
e I

nt
ern

al 
Re

ven
ue

 C
od

e o
f 1

98
6,

 2
00

4.
 

 36
 C

FR
 P

ar
t 8

00
 P

ro
tec

tio
n 

of 
H

ist
or

ic 
Pr

op
ert

ies
, 2

00
4.

 
   M

ag
az

in
e 

A
rti

cle
s 

  
 

 
H

aw
aii

 E
ng

in
eer

, “
Th

e 
Pr

in
ce

ss
,”

 Ju
ly

 1
95

5,
 4

-6
. 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
1 

H
aw

aii
 In

du
str

y, 
“M

at
so

n 
H

ot
els

 B
ui

ld
in

g 
N

ew
 W

aik
ik

i C
on

ve
nt

io
n 

H
all

,”
 D

ec
em

be
r 1

95
7,

 4
9.

 

Pa
ra

dis
e o

f t
he

 P
ac

ifi
c, 

“N
ow

 a
 N

ew
 D

im
en

sio
n,

” 
Ju

ly 
19

55
, 2

6-
31

+
. 

N
ew

sp
ap

er
 A

rti
cl

es
 

H
on

olu
lu 

A
dv

ert
ise

r, 
 

Ju
ly

 1
9,

 1
95

0,
 1

5:
  “

N
ew

 M
at

so
n 

H
ot

el
 S

et
 to

 B
e 

Co
m

pl
et

ed
 in

 1
95

1.
” 

O
ct

ob
er

 3
, 1

95
0,

 1
0:

  “
Bi

ds
 O

pe
ne

d 
on

 $
1 

M
ill

io
n 

Be
ac

h 
H

ot
el

.”
 

N
ov

em
be

r 4
, 1

95
0,

1:
  “

Ce
re

m
on

y 
to

 M
ar

k 
H

ot
el

 S
ta

rt 
To

da
y.”

 

N
ov

em
be

r 5
, 1

95
0,

 1
0:

  “
Is

le 
Ri

te
s a

s G
ro

un
d 

Br
ok

en
 fo

r S
ur

fR
id

er
.”

 

Ja
nu

ar
y 

4,
 1

95
2,

 6
:  

“S
ur

fR
id

er
 o

n 
D

isp
lay

 a
t P

re
-P

re
vi

ew
 P

ar
ty

.”
 

Ja
nu

ar
y 

16
, 1

95
4,

 1
:  

“W
aik

ik
i L

an
d 

Sa
le

 R
ev

ea
le

d.
” 

Ja
nu

ar
y 

16
, 1

95
4,

 1
:  

“K
aiu

lan
i H

ot
el

 P
er

m
it 

Is
su

ed
.”

 

Ja
nu

ar
y 

26
, 1

95
4,

 B
-1

:  
“M

at
so

n 
Br

ea
ks

 G
ro

un
d 

fo
r N

ew
 W

aik
ik

i H
ot

el
.”

 

Ja
nu

ar
y 

24
, 1

95
5,

 A
-1

:  
“F

ilo
ni

 N
am

ed
 M

an
ag

er
 o

f B
ea

ch
 H

ot
el

.”
 

Fe
br

ua
ry

 2
5,

 1
95

5,
 B

-6
:  

“P
rin

ce
ss

 K
aiu

lan
i t

o 
O

pe
n 

on
 K

am
eh

am
eh

a 
D

ay
.”

 

A
pr

il 
24

, 1
95

5,
 1

0:
  W

eb
le

y 
E

dw
ar

ds
, “

H
aw

aii
 N

ei
.”

 

M
ay

 1
, 1

95
5,

 B
-1

:  
H

on
ol

ul
u 

A
rti

st
s H

el
p 

to
 B

ea
ut

ify
 P

rin
ce

ss
 K

aiu
lan

i H
ot

el
.”

 

M
ay

 2
0,

 1
95

5,
 B

-6
:  

Ra
y 

Co
ll 

Jr
., 

“Y
ou

’ll
 L

ov
e 

th
e 

Pr
in

ce
ss

 K
aiu

lan
i.”

 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
2 

Ju
ne

 9
, 1

95
5,

 A
-6

:  
“M

ar
y 

Fl
an

de
rs

 Is
 C

ho
se

n 
fo

r K
aiu

lan
i R

ol
e.”

 

Ju
ne

 9
, 1

95
5,

 C
-1

:  
“S

ev
ie

r B
el

ie
ve

s W
aik

ik
i B

ui
ld

in
g 

Bo
om

 is
 S

ou
nd

.”
 

Ju
ne

 1
0,

 1
95

5,
 A

-7
:  

“I
m

pr
ov

ed
 K

aiu
lan

i A
ve

nu
e 

is 
O

pe
ne

d.
” 

Ju
ne

 1
1,

 1
95

5,
 A

-1
:  

“A
nc

ien
t R

ite
s W

ill
 O

pe
n 

Pr
in

ce
ss

 K
aiu

lan
i H

ot
el

.”
 

Ju
ne

 1
1,

 1
95

5,
 S

pe
ci

al 
K

aiu
lan

i S
ec

tio
n,

 1
-1

6.
 

Ju
ne

 1
2,

 1
95

5,
 A

-1
:  

“1
00

 C
om

m
un

ity
 L

ea
de

rs
 a

t K
aiu

lan
i D

ed
ic

at
io

n.
” 

Ju
ne

 1
2,

 1
95

5,
 B

-2
:  

“S
en

io
r A

ss
ist

an
t H

ot
el

 M
an

ag
er

 is
 M

at
so

n 
V

et
er

an
.”

 

Ju
ne

 1
2,

 1
95

5,
 B

-4
:  

“D
an

ci
ng

 N
ig

ht
ly

 K
aiu

lan
i F

ea
tu

re
.”

 

A
pr

il 
13

, 1
95

8,
 A

-1
5:

  “
M

at
so

n 
Co

nv
en

tio
n 

H
all

 O
pe

ns
 M

ay
 1

.”
 

M
ay

 2
, 1

95
8,

 B
-1

:  
“M

ee
tin

g 
H

ou
se

 D
ed

ic
at

ed
.”

 

D
ec

em
be

r 9
, 1

95
8,

 A
-4

:  
“S

he
ra

to
n 

Bu
ys

 W
aik

ik
i H

ol
di

ng
s f

or
 $

18
 M

ill
io

n.
” 

D
ec

em
be

r 9
, 1

95
8,

 A
-4

:  
“S

he
ra

to
n 

Fi
rm

 N
ow

 H
as

 5
2 

H
ot

el
s.”

 

D
ec

em
be

r 9
, 1

95
8,

 A
-5

:  
“H

ot
el

s T
el

l S
to

ry
 o

f W
aik

ik
i G

ro
w

th
.”

 

D
ec

em
be

r 9
, 1

95
8,

 A
-5

:  
“M

at
so

n-
Sh

er
at

on
 D

ea
l P

ro
pe

rti
es

 A
re

 L
ist

ed
.”

 

Se
pt

em
be

r 1
3,

 1
96

0,
 A

-4
:  

“N
ew

 P
rin

ce
ss

 K
aiu

lan
i H

ot
el

 W
in

g 
D

ed
ic

at
ed

.”
 

N
ov

em
be

r 2
1,

 1
96

3,
 A

-6
:  

“M
oa

na
, S

ur
fR

id
er

 S
ale

 N
ea

r.”
 

D
ec

em
be

r 4
, 1

96
3,

 A
-7

:  
“S

he
ra

to
n 

Se
lls

 T
w

o,
 R

ais
es

 F
un

ds
 fo

r M
or

e.”
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
3 

D
ec

em
be

r 7
, 1

96
3,

 A
-2

:  
“M

oa
na

 S
ur

fr
id

er
 S

ale
 C

lo
se

d.
” 

A
ug

us
t 3

0,
 1

96
7,

 A
-1

1:
  “

K
aiu

lan
i t

o 
G

et
 6

00
 M

or
e 

Ro
om

s.”
 

A
ug

us
t 2

, 1
96

8,
 A

-1
:  

“2
8-

St
or

y 
A

dd
iti

on
 to

 K
aiu

lan
i.”

 

  H
on

olu
lu 

St
ar

 B
ull

eti
n 

 
Fe

br
ua

ry
 1

6,
 1

95
0,

 1
:  

“M
at

so
n 

M
ay

 B
ui

ld
 N

ew
 H

ot
el 

In
st

ea
d 

of
 A

nn
ex

 to
 M

oa
na

.”
 

A
pr

il 
27

, 1
95

0,
 5

:  
“‘

M
as

s n
ot

 C
las

s’ 
Po

lic
y 

to
 b

e 
U

rg
ed

 fo
r H

ot
el

s”
 

 A
pr

il 
29

, 1
95

0,
 8

:  
“H

e 
Pu

ts
 H

is 
Fi

ng
er

 R
ig

ht
 o

n 
a 

Po
in

t”
 

Ju
ly

 1
8,

 1
95

0,
 6

:  
“M

at
so

n 
Co

. F
in

ish
in

g 
Pl

an
s f

or
 M

ill
lio

n 
D

ol
lar

 S
ur

fR
id

er
 H

ot
el

.”
 

Se
pt

em
be

r 2
9,

 1
95

0,
 1

:  
“H

aw
’n

 D
re

dg
in

g 
W

in
s C

on
tra

ct
 fo

r S
ur

fR
id

er
.”

 

O
ct

ob
er

 3
0,

 1
95

0,
 1

:  
“N

o 
D

el
ay

 S
ee

n 
in

 S
ur

fR
id

er
 C

on
st

ru
ct

io
n,

 S
ay

s S
ev

ie
r.”

 

Ja
nu

ar
y 

3,
 1

95
2,

 3
:  

“P
re

-O
pe

ni
ng

 F
es

tiv
iti

es
 S

ta
rt 

at
 W

aik
ik

i’s
 S

ur
fR

id
er

 H
ot

el
.”

 

Ja
nu

ar
y 

4,
 1

95
2,

 1
4:

 “
Po

ly
ne

sia
n,

 O
rie

nt
al 

M
ot

ifs
 H

ig
hl

ig
ht

 S
ur

fR
id

er
 H

ot
el

.”
 

Ja
nu

ar
y 

4,
 1

95
2,

 1
4:

 “
Se

vi
er

 P
ro

ud
 o

f S
ur

fR
id

er
, T

ra
ce

s T
ou

ris
t T

ra
de

 G
ro

w
th

.”
 

Se
pt

em
be

r 9
, 1

95
2,

 B
-6

:  
“S

ur
fR

id
er

’s 
Re

ve
nu

e 
Re

co
rd

 M
ay

 B
rin

g 
H

ot
el

 E
xp

an
sio

n.
” 

N
ov

em
be

r 1
7,

 1
95

3,
 1

:  
“C

on
st

ru
ct

io
n 

Co
nt

rc
t S

ig
ne

d 
fo

r M
at

so
n’

s N
ew

 H
ot

el
.”

 

Ja
nu

ar
y 

25
, 1

95
4,

 1
1:

  “
M

at
so

n’
s W

aik
ik

i S
tru

ct
ur

e 
W

ill
 C

os
t $

4,
50

0,
00

0.
” 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
4 

Ja
nu

ar
y 

28
, 1

95
5,

 1
1:

  “
K

aiu
lan

i H
ot

el
 is

 T
all

es
t i

n 
W

aik
ik

i, 
M

at
so

n 
Cl

aim
s.”

 

Ju
ne

 1
0,

 1
95

5,
 1

;  
“I

m
pr

es
siv

e 
Ce

re
m

on
ies

 S
et

 fo
r K

aiu
lan

i H
ot

el
 O

pe
ni

ng
.”

 

Ju
ne

 1
1,

 1
95

5,
 1

:  
“P

ar
ad

e, 
O

th
er

 A
ct

iv
iti

es
 H

on
or

 K
in

g 
K

am
eh

am
eh

a.”
 

Ju
ne

 1
1,

 1
95

5,
 4

:  
“L

at
es

t ‘
Ba

ttl
e 

of
 W

aik
ik

i.’
” 

Ju
ne

 1
1,

 1
95

5,
 1

1:
  “

A
m

er
ic

an
 E

xp
re

ss
 M

y 
O

pe
n 

Is
le

 T
ra

ve
l O

ff
ic

e.”
 

Ju
ne

 1
1,

 1
95

5,
 1

1:
  “

U
.A

.L
. O

pe
ns

 K
aiu

lan
i O

ff
ic

e.”
 

Ju
ne

 1
1,

 1
95

5,
 M

ag
az

in
e 

Se
ct

io
n,

 H
aw

aii
an

 L
ife

, p
ag

es
 1

3-
32

 d
ev

ot
ed

 to
 P

rin
ce

ss
  

K
aiu

lan
i H

ot
el

. 

Ju
ne

 1
3,

 1
95

5,
 2

:  
“C

ol
or

fu
l P

ag
en

try
 M

ar
ks

 P
rin

ce
ss

 K
aiu

lan
i O

pe
ni

ng
.”

 

Ju
ne

 1
3,

 1
95

5,
 9

:  
“K

aiu
lan

i E
xh

ib
it.

” 

Ju
ne

 6
, 1

95
6,

 2
3:

  “
M

iss
 F

lan
de

rs
 to

 P
or

tra
y 

Pr
in

ce
ss

 a
t C

el
eb

ra
tio

n.
” 

M
ay

 1
, 1

95
5,

 1
3:

  “
H

aw
aii

an
 C

ol
or

 M
ar

ks
 O

pe
ni

ng
 o

f K
aiu

lan
i M

ee
tin

g 
H

ou
se

.”
 

D
ec

em
be

r 9
, 1

95
8,

 1
:  

“S
he

ra
to

n 
Bu

ys
 F

ou
r H

ot
el

s.”
 

D
ec

em
be

r 9
, 1

95
8,

 1
-A

: “
Sh

er
at

on
’s 

Is
le

 E
nt

ry
 W

el
co

m
ed

 b
y 

H
ot

el
m

en
.”

 

D
ec

em
be

r 9
, 1

95
8,

 2
9:

  “
H

ot
el

 D
ea

l i
s C

all
ed

 W
ise

 fo
r B

ot
h 

Si
de

s.”
 

A
ug

us
t 1

3,
 1

96
3,

 1
:  

“I
f J

ap
an

 D
éc

or
 C

om
in

g 
to

 H
ot

el
 It

 W
ill

 B
e 

Sl
ow

.”
 

N
ov

em
be

r 2
0,

 1
96

3,
 1

:  
Ro

by
n 

Ri
ck

ar
d,

 “
Sh

er
at

on
 to

 M
an

ag
e 

Pr
in

ce
ss

 K
aiu

lan
i f

or
 N

ex
t T

en
 Y

ea
rs

.”
 



As
se
ss
m
en
t o
f t
he
 H
is
to
ri
ca
l A
rc
hi
te
ct
ur
al
 R
es
ou
rc
es
 w
ith
in
 th
e 
Pr
op
os
ed
 M
oa
na
 S
ur
fr
id
er
 a
nd
 th
e 
Pr
in
ce
ss
 K
ai
ul
an
i H
ot
el
 M
as
te
r P
la
n 

  Bi
bl
io
gr
ap
hy
 

Pa
ge
 6
5 

D
ec

em
be

r 7
, 1

96
3,

 2
:  

“M
oa

na
-S

ur
fR

id
er

 S
ol

d 
to

 O
sa

no
, K

aiu
lan

i’s
 O

w
ne

r.”
 

Ju
ne

 1
0,

 1
97

5,
 E

-1
2:

 “
K

aiu
lan

i’s
 2

0t
h  B

irt
hd

ay
.”

 

Ju
ne

 1
2,

 1
98

0,
 D

-1
:  

“T
he

 P
.K

. I
s 2

5.
” 

 

Sa
n 

Fr
an

cis
co 

Ch
ro

ni
cle

 

 
Se

pt
em

be
r 4

, 2
00

4:
  D

av
id

 W
ei

ns
te

in
,  

“S
ig

na
tu

re
 S

ty
le

:  
G

ar
dn

er
 D

ail
ey

.”
 

 O
ra

l I
nt

er
vi

ew
s a

nd
 S

ite
 V

isi
ts

 w
er

e 
co

nd
uc

te
d 

w
ith

 M
ik

e 
K

im
 a

nd
 K

an
an

i O
ku

da
 o

n 
A

ug
us

t 2
1,

 2
00

8 
an

d 
w

ith
 M

ik
e 

K
im

 o
n 

N
ov

em
be

r 1
9,

 2
00

8.
 

 



APPENDIX 3
Traffi  c Impact Report dated April 22, 2009, prepared by Wilson Okamoto Corporation



Traffi  c Impact Report

Princess Ka‘iulani Renovation &
Diamond Head Tower Development

Prepared for:
Kyo-ya Company LLC

Prepared by:
Wilson Okamoto Corporation

February 2009























































































Traffic Impact Report for the Princess Kaiulani Renovation & 
Diamond Head Tower Development 
 
 

Page 38 

6. Align the northern project driveway along for the Princess Kaiulani Hotel 
along Kaiulani Avenue with Prince Edward Street to minimize conflicts 
between turning vehicles. 

 
7. If access to the parking structure for the Princess Kaiulani Hotel via the 

northern driveway connection is controlled (i.e., automatic gate, etc.), provide 
sufficient storage for entering vehicles. 

 
8. Prepare a Traffic Management Plan (TMP) for the Princess Kaiulani Hotel 

that is coordinated or combined with the management plans associated with 
other hotels in the vicinity (i.e., Moana Surfrider Hotel).  The TMP should 
include traffic circulation, parking, loading, and traffic demand management 
strategies. 

 
9. Prepare a Construction Management Plan (CMP) for the Princess Kaiulani 

Hotel which includes discussions regarding the anticipated construction 
schedule and phasing, as well as, traffic circulation, traffic control, and 
parking during the construction period. 

 
B. With Princess Kaiulani Renovation and Diamond Head Tower 

Development 

Based on the analysis of the traffic data, the following are the 

recommendations of this study associated with the project implementation: 

1. Provide sufficient sight distance for motorists to safely enter and exit the 
driveway for the Diamond Head Tower. 

 
2. Maintain adequate on-site loading and off-loading service areas at the Moana 

Surfrider Hotel for the Diamond Head Tower and prohibit off-site loading 
operations. 

 
3. Maintain turn-around area for service, delivery, and refuse collection vehicles 

to maneuver at the Moana Surfrider Hotel for the Diamond Head Tower to 
avoid vehicle-reversing maneuvers onto City and County of Honolulu 
roadways. 

 
4. Provide sufficient turning radii at the driveway for the Diamond Head Tower 

to avoid or minimize vehicle encroachments to oncoming traffic lanes. 
 
5. Align the driveway for the Diamond Head Tower along Kalakaua Avenue 

with Kaiulani Avenue to allow direct access to the Princess Kaiulani Hotel’s 
garage for valet functions. 

 













































































































































APPENDIX 4
A Survey of Princess Ka‘iulani and Sheraton Waikīkī parking garages, dated April 22, 2009, 

prepared by Wilson Okamoto Corporation







































































































APPENDIX 5
Sewer Connection Permit Applications approved March 6, 2009
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Moana Surfrider Shoreline Assessment dated March 24, 2009 for the 
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Moana Surfrider Shoreline Assessment 
 
Prepared for: Kyo-ya Hotels & Resorts, LP 
 
Prepared by: Sea Engineering, Inc. 
 
April 20, 2009 
 
 
Introduction and Executive Summary 
 
Kyo-Ya Hotels & Resorts, LP is proposing renovations to the Diamond Head Tower of the 
Moana Surfrider hotel.  Because of the close proximity of the hotel to the ocean, a shoreline 
assessment has been performed to evaluate the existing shoreline condition and characteristics, 
and evaluate potential coastal hazards that should be considered when designing the new hotel 
structures and facilities. 
 
The assessment included site investigations and a shoreline profile survey, and a review of 
existing available information pertinent to the project area.  The assessment includes discussion 
of the prevailing and extreme wave conditions at the project site.  The effects of sea level rise 
and historical shoreline trends in Waikiki are also addressed. 
 
Based on the findings of this assessment, the following issues are recommended for 
consideration during project planning and design: 
 

1. Beach width is variable seasonally and without maintenance/nourishment may disappear 
over the long term.  While a wide beach acts as a buffer against high waves and can 
successfully protect backshore property from coastal inundation, it is also very dynamic 
and cannot be considered as permanent protection against waves and flooding without 
also considering the possibility of long term maintenance.  A beach nourishment and 
periodic maintenance program would provide a first level of defense against storm wave 
coastal inundation at the project site. 

 
2. Existing beach and seawall elevations cannot be relied on solely to provide a barrier to 

flooding by storm waves and tsunamis.  This problem will be exacerbated should sea 
level rise as currently predicted.  A solution may include raising the existing seawall or 
constructing an additional higher wall mauka of the existing seawall. 

 
3. Hurricane and tsunami studies suggest flooding to +9 to +10 feet above mean lower low 

water (MLLW) can currently be expected.  Additionally, estimates point to a sea level 
rise of 1.3 feet in 50 years and 3.3 feet in 100 years.  Even with possible beach widening 
and a higher seawall, the potential for inland flooding should be addressed by designing 
the new hotel structure in such a way that important infrastructure is located above the 
possible flood elevation. 
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Oceanographic Characteristics 
 
 
Waves 
 

 
Prevailing waves 

The wave climate in Hawaii is typically characterized by four general wave types.  These include 
northeast tradewind waves, southern swell, North Pacific swell, and Kona wind waves.  Tropical 
storms and hurricanes also generate waves that can approach the islands from virtually any 
direction.  Unlike winds, any and all of these wave conditions may occur at the same time. 
 
Tradewind waves occur throughout the year and are the most persistent April through September 
when they usually dominate the local wave climate.  They result from the strong and steady 
tradewinds blowing from the northeast quadrant over long fetches of open ocean.  Tradewind 
deepwater waves are typically between 3 to 8 feet high with periods of 5 to 10 seconds, 
depending upon the strength of the tradewinds and how far the fetch extends east of the 
Hawaiian Islands.  The direction of approach, like the tradewinds themselves, varies between 
north-northeast and east-southeast and is centered on the east-northeast direction.  The project 
site is well sheltered from the direct approach of tradewind waves by the island itself, and only a 
portion of the tradewind wave energy refracting and diffracting around the southeast end of the 
island reaches Waikiki. 
 
Southern swell is generated by storms in the southern hemisphere and is most prevalent during 
the summer months of April through September.  Traveling distances of up to 5,000 miles, these 
waves arrive with relatively low deepwater wave heights of 1 to 4 feet and periods of 14 to 20 
seconds.  Depending on the positions and tracks of the southern hemisphere storms, southern 
swells approach between the southeasterly and southwesterly directions.  The project site is 
directly exposed to swell from the southerly direction and these waves represent the greatest 
source of wave energy reaching the project site. 
 
During the winter months in the northern hemisphere, strong storms are frequent in the North 
Pacific in the mid latitudes and near the Aleutian Islands.  These storms generate large North 
Pacific swells that range in direction from west-northwest to northeast and arrive at the northern 
Hawaiian shores with little attenuation of wave energy.  These are the waves that have made 
surfing beaches on the north shores of Oahu and Maui famous.  Deepwater wave heights often 
reach 15 feet and in extreme cases can reach 30 feet.  Periods vary between 12 and 20 seconds, 
depending on the location of the storm.  The project site is sheltered from swell approach from 
the north and northwest. 
 
Kona storm waves also directly approach the project site; however these waves are fairly 
infrequent, occurring only about 10 percent of the time during a typical year.  Kona waves 
typically range in period from 6 to 10 seconds with heights of 5 to 10 feet, and approach from the 
southwest.  Deepwater wave heights during the severe Kona storm of January 1980 were about 
17 feet.  Deepwater wave heights during the severe Kona storm of January 1980 were about 17 
feet.  These waves had a significant impact on the south and west shores of Oahu. 
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Severe tropical storms and hurricanes obviously have the potential to generate extremely large 
waves, which in turn could potentially result in large waves at the project site.  Recent hurricanes 
impacting the Hawaiian Islands include Hurricane Iwa in 1982 and Hurricane Iniki in 1992.  
Iniki directly hit the island of Kauai and resulted in large waves along the southern shores of all 
the Hawaiian islands.  Damage from these hurricanes was extensive.  Although not a frequent or 
even likely event, they should be considered in the project design, particularly with regard to 
shoreline structures, both in the water and on land near the shore. 
 
 

 
Prevailing Deepwater Wave Climate 

Wave information is available in the form of hindcast data sets provided by the U.S. Army Corps 
of Engineers’ Wave Information Studies (WIS).  WIS results are generated by numerical 
simulation of past wind and wave conditions.  WIS information produces records of wave 
conditions based on historical wind and wave conditions at numerous stations around the 
Hawaiian Islands.  These hourly records of wave conditions are available for the years 1981 
through 2004. 
 
WIS Station 114, located 50 miles south of Lanai, was chosen as being representative, since it 
was exposed to the same waves that would affect the south shore of Oahu (e.g., exposed to 
southern swell and sheltered from prevailing tradewind waves by the island chain.  Table 1 
shows the frequency of occurrence of wave height and period for the WIS data.  To make the 
data representative of wave conditions at the project site, this data has been filtered into 22.5-
degree bins for directions southeast clockwise through west-southwest, as waves from other 
directions are blocked by the island of Oahu.  The wave height and wave period distributions for 
the full WIS 114 data set are presented as roses in Figure 1 and Figure 2.  Since the WIS station 
is located far from shore, the wave roses show the north swell, south swell, and tradewind waves. 
 
The wave direction roses for WIS station 114 (shown previously in Figure 1 and Figure 2) show 
that greater than 23% of all waves at that station are from the south-southwest direction.  The 
filtered data shows that nearly 54% of the waves approaching the project site are from the south-
southwest direction.  Within that direction band, nearly all of the significant wave heights are 
between 2 and 6 ft with periods of primarily 12 to 15 sec.  Based on this information, the most 
frequently occurring deepwater wave that can affect the project site is Dir = SSW (202.5°), Hs = 
4 ft, Tp = 14 sec. 
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Table 1  WIS 114 Deepwater waves, 1981-2004, filtered to directions SE to WSW. Percent 
frequency of occurrence: significant wave height Hs (ft) vs. peak period Tp (sec) 

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
SE <1 - - - - - - - - 0.0

123.75 - 1-2 - - - - - - - - 0.0
146.25 2-3 - - 0.97 0.08 - - - - 1.0

3-4 - - 0.85 0.14 - - - - 1.0
4-5 - - 0.10 0.02 - - - - 0.1
5-6 0.06 - - - - - - - 0.1

Total% 0.1 0.0 1.9 0.2 0.0 0.0 0.0 0.0 2.2
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

SSE <1 - - - - - - - - 0.0
146.25 - 1-2 - - - - - - - - 0.0

168.75 2-3 - - 0.83 0.75 - - - - 1.6
3-4 - - 0.24 1.80 - - - - 2.0
4-5 - - 0.45 0.28 - - - - 0.7
5-6 - - - 0.12 - - - - 0.1

Total% 0.0 0.0 1.5 2.9 0.0 0.0 0.0 0.0 4.5
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

S <1 - - - - - - - - 0.0
168.75 - 1-2 - - - - - - - - 0.0

191.25 2-3 - - 0.99 2.07 0.32 0.22 0.14 - 3.7
3-4 - - 0.14 5.75 5.14 1.88 0.63 - 13.5
4-5 - - - 1.09 3.02 2.01 0.41 - 6.5
5-6 - - - 0.08 - - 0.02 - 0.1
6-7 - - - - - - - - 0.0
7-8 0.06 - - - - - - - 0.1
8-9 - 0.18 - - - - - - 0.2

Total% 0.1 0.2 1.1 9.0 8.5 4.1 1.2 0.0 24.1
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

SSW <1 - - - - - - - - 0.0
191.25 - 1-2 - - - - - - - - 0.0

213.75 2-3 - - 0.30 1.96 3.42 2.19 1.24 0.24 9.3
3-4 - - 0.36 3.73 11.63 7.53 3.79 0.36 27.4
4-5 - - - 1.28 4.98 4.62 1.84 0.08 12.8
5-6 - - - 0.04 0.41 1.96 0.59 0.16 3.2
6-7 - - - - 0.04 0.40 0.55 - 1.0
7-8 - - - - - - - - 0.0
8-9 - 0.06 - - - - - - 0.1

9-10 - 0.02 - - - - - - 0.0
Total% 0.0 0.1 0.7 7.0 20.5 16.7 8.0 0.8 53.7

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
SW <1 - - - - - - - - 0.0

213.75 - 1-2 - - - 0.02 - - - - 0.0
236.25 2-3 - - 0.41 1.19 0.93 0.18 - - 2.7

3-4 - - 0.18 1.66 2.05 0.75 0.16 - 4.8
4-5 - - - 0.63 1.07 0.14 0.02 - 1.9
5-6 - - - 0.02 0.24 - - - 0.3
6-7 - - - - 0.04 - - - 0.0
7-8 - - - - - - - - 0.0
8-9 - - - - - - - - 0.0

9-10 - 0.04 - - - - - - 0.0
Total% 0.0 0.0 0.6 3.5 4.3 1.1 0.2 0.0 9.7

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
WSW <1 - - - - - - - - 0.0

236.25 - 1-2 - - - - - - - - 0.0
258.75 2-3 - - 0.32 0.38 0.04 - - - 0.7

3-4 - - 0.10 1.24 1.62 0.14 - - 3.1
4-5 - - - 0.87 0.65 0.06 - - 1.6
5-6 - - - 0.04 0.12 - - - 0.2
6-7 - - - - 0.02 - - - 0.0
7-8 - - - - 0.04 - - - 0.0
8-9 - - - - 0.08 - - - 0.1

Total% 0.0 0.0 0.4 2.5 2.6 0.2 0.0 0.0 5.7
All % 0.1 0.2 6.2 25.2 35.8 22.1 9.4 0.8 100.0  
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Wave Height Distribution
WIS 114
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Figure 1  Wave Height Distribution: WIS Station 114 
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Wave Period Distribution
WIS 114
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Figure 2  Wave Period Distribution: WIS Station 114 
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Extreme Wave Height 

The severe kona storm of January 1980 is commonly used as a “design” Kona storm condition.  
The severity of this storm has been described as a “50-year” or even less frequent (i.e., more 
extreme) event.  Hindcasts of the wave conditions by SEI following the storm indicated 
deepwater wave heights of 17 feet with a 9-second period approaching from 210°. 
 
The report Hurricanes in Hawaii (Haraguchi, 1984) prepared for the USACE, Honolulu 
Engineer District (HED), presents hypothetical model and worst-case hurricane scenarios for the 
Hawaiian Islands.  These scenario hurricanes have been used for detailed studies of hurricane 
storm wave inundation limits for the islands of Oahu and Kauai, prepared by Bretschneider and 
Noda (1985) and SEI (1986, 1993 and 2000) for the USACE-HED.  The model hurricane is 
defined as the probable hurricane that will strike Hawaii in the future, based on the 
characteristics of storms previously approaching or striking the islands.  The worst-case 
hurricane characteristics are based on subjective analysis of the data from 20 critical hurricanes 
in the Central Pacific and understanding of the basic atmospheric and oceanic conditions 
surrounding the Hawaiian Islands.   
 
Bretschneider and Noda (1985) performed hurricane and wave modeling to determine the 
vulnerability of the south shore of Oahu to storm waves.  Water level rise, wave runup elevation, 
and wave inundation limits were calculated at 71 locations between Koko Head and Barbers 
Point, including Profile 39, which was located at the Moana Surfrider shoreline.  The findings of 
the report at that location are presented in Table 2 for southeast (SE) and southwest (SW) model 
and worst-case scenarios. 
 
 

Table 2  Hurricane inundation at the Moana Surfrider shoreline 
Hurricane 

 
Still water level 

rise (feet)1 
Runup elevation 

(feet)1 
Inundation distance 

(feet) 

SE Model 
Worst 

6.5 
7.8 

8.3 
9.8 

206 
236 

SW Model 
Worst 

6.9 
9.3 

8.6 
----2 

212 
----2 

1 Elevations relative to mean lower low water (MLLW) 
2 Runup overtopped shoreline crest and inundated backshore 

 
The calculated still water level rise in Table 2 includes inverse barometric tide (storm surge), 
wind setup, and +1.9 feet MLLW of astronomical tide. 
 
 

 
Tsunamis and FIRM Designation 

About 85 tsunamis have been observed in Hawai`i since 1813, with 15 resulting in serious 
damage.  Four tsunamis have occurred in recent history, occurring in 1946, 1957, 1960, and 
1964.  The 1946 tsunami was the most destructive to ever hit Hawai`i.  Loomis (1976) compiled 
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the available tsunami runup data for Hawaii and produced a report includes tsunami wave 
heights for a location in Waikiki near the western end of Kuhio Beach Park.  The tsunami heights 
of +9 feet relative to mean lower low water for each of the 1946 and 1960 tsunamis are presented 
for that location. 
 
The Flood Insurance Rate Map (FIRM) designation for the project site is special flood hazard 
zone AE with a base elevation of 8 feet.  This designation corresponds to “areas of 100-year 
flood: base flood elevations and flood hazard factors determined.”  
 
The Natural Hazards Atlas (2002) states that a tsunami similar to the 1957 or 1960 tsunamis 
would have a high probability of causing significant damage to a low-lying developed area like 
Waikiki. 
 
 

 
Wave Transformation to Shore 

As deepwater waves propagate toward shore, they begin to encounter and be transformed by the 
ocean bottom.  In shallow water, the wave speed becomes related to the water depth.  As waves 
slow down with decreasing depth, the process of wave shoaling generally steepens the wave and 
increases the wave height.  Wave breaking occurs when the wave profile shape becomes too 
steep to be maintained.  This typically occurs when the ratio of wave height to water depth is 
about 0.8, and is a mechanism for dissipating the wave energy.  Wave energy is also dissipated 
due to bottom friction.  The phenomenon of wave refraction is caused by differential wave speed 
along a wave crest, and will cause wave crests to converge or diverge and may locally increase 
or decrease wave heights.  Wave diffraction is the lateral transmission of wave energy along the 
wave crest, and will cause the spreading of waves in a shadow zone, such as occurs behind a 
breakwater or other barrier. 
 
The nearshore bathymetry offshore of the project site shows the existence of several surf breaks.  
Waves approaching the shoreline typically break in these locations, reform, and break again 
closer to shore.  Wave heights nearshore are partially a function of the water depth, i.e., they are 
depth limited.  The existence of the shallow nearshore water depth limits the nearshore breaking 
wave height.  Maximum nearshore breaking wave conditions under prevailing (non-storm) 
conditions is estimated to be about 2 feet and the corresponding wave runup elevations on the 
existing shoreline profile (presented later as Figure 9) were computed.  The average of the 
highest 1/10 of the runup elevations was found to be +6.9 ft MLLW and the average of the 
highest 1/3 of the runup elevations was found to be +5.9 ft MLLW.  Under storm conditions with 
elevated still water levels, maximum breaking wave height and wave runup elevations would be 
higher. 
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Shoreline Characteristics 
 
 
Waikiki Shoreline History 
 
Waikiki was originally a wetland consisting of taro fields, fishponds, streams and narrow sand 
beaches.  Until the late 1800’s, the Waikiki shoreline consisted of a narrow barrier beach in front 
of a swamp and lagoon.  In the late 1800’s, the first tourist attractions to the area included 
bathhouses that offered towels, swimsuits, changing rooms, and the use of the beach for a fee.  
Development of beachfront hotels such as the Sans Souci, Moana, and Honolulu Seaside soon 
followed, often necessitating construction of protective seawalls.  In the early 1900’s, the 
wetland areas were declared a hazard to public health, and the government decided to dredge a 
canal to drain the wetlands and use the dredge material to fill in the low lying areas (Fletcher and 
Miller, 2003). 
 
The Moana Surfrider opened in 1901, and historic photographs show the dining room extended 
over the beach almost to the water’s edge, supported by piles.  It is likely that some form of 
seawall was constructed to protect the hotel’s foundation.  As early as 1910, seawalls became 
associated with beach loss.  This resulted in the prohibition of additional seawall construction in 
1917.  This prohibition was generally ignored and by 1920, seawalls spanned the majority of the 
Waikiki shorefront (USACE, 1992).  A 70-foot long concrete box culvert/groin was built 
northwest of the Halekulani channel in 1917.  In 1927, the Board of Harbor Commissioners was 
allowed to rebuild the eroded Waikiki Beach and by 1930 they reported that eleven groins had 
been constructed including the Royal Hawaiian Groin which was built in 1927 and lengthened in 
1930.  Subsequently, the Waikiki area has undergone a succession of projects relating to 
dredging, sand replenishment, construction of groins, jetties, harbors and swimming areas, as 
well as removal of a number of piers that were declared unsafe (Wiegel, 2005).   
 
“Beach Nourishment” as it is known today has probably been taking place since the early 1900’s 
since it is likely that many if not all construction projects located near the beach included a 
component of sand relocation.  Dredged material was commonly used as fill for adjacent projects 
or newly constructed beaches.  Construction of groins often required grading of existing sand 
and addition of fill sand.  An estimate, based on recorded volumes alone, indicates that nearly 
400,000 cubic yards of sand has been placed on Waikiki beaches since 1929 (Wiegel, 2005).  As 
a result of all this, there is very little, if any, “native” beach sand along Waikiki Beach.  Miller 
and Fletcher (2003) used historical photogrammetry in combination with a model that relates 
beach width change to volumetric change in estimating that Waikiki beaches have gained less 
than 5,000 cubic yards since 1951 despite the fact that approximately 250,000 cubic yards of 
sand having been placed on it during that time.  It can be deduced from this that at least 98% of 
the sand that government and private landowners have placed there has been lost.   
 
 
Shoreline Trends 
 
A series of historical aerial photographs can be used to show shoreline trends.  The University of 
Hawaii Coastal Geology Group (UH CGG) has undertaken historical analysis of Oahu’s 
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shoreline and is producing shoreline change maps based on aerial imagery from 1927 to 2005.  
The analyses use the beach toe as the shoreline reference feature.  The analyses for the project 
shoreline are presented in Figure 3 and show that the shoreline fronting the Diamond Head 
Tower (transects 95 and 96) has accreted at a historical rate of about 0.5 ft/yr over the full 78 
years of data. 
 
Beach width in general is quite variable and changes in response to wave conditions.  Periods of 
high surf can quickly cause the beach to narrow.  This variability in the historical shoreline 
positions can result in misleading conclusions about the beach.  A review of the shoreline 
positions from 1985 to 2005 shows a narrowing of the beach by 56 feet (shorelines determined 
by UH CGG).  These more recent shorelines are shown in Figure 4.  Since then, the beach has 
widened by 27 feet.  The Royal Hawaiian Groin and the Ewa Groin at Kuhio Beach Park prevent 
longshore sediment transport into and out of the littoral cell; thus, sediment transport at the 
project site can be accomplished through onshore-offshore transport only.  Observations of the 
nearshore waters in the vicinity of the project site have shown that there is sand available to 
naturally feed the beach and allow short-term and seasonal fluctuations in width.  The longterm 
trend in Waikiki, however, is a net reduction in sand supply.  For planning purposes, this trend 
should be given more weight than fluctuations in shoreline position. 
 
The effectiveness of the Royal Hawaiian Groin and the Ewa Groin at preventing longshore 
transport opens up the possibility of beach nourishment along this shoreline reach, which can be 
considered as a single littoral cell.  Limiting the longshore transport out of the cell and 
nourishing the full length of the cell would likely increase the lifetime of the nourishment.  A 
total of 25,000 cubic yards of sand would be required to widen the 1,700-foot long reach by 40 
feet (as a point of reference, Kuhio Beach was widened in 2005-2006 using approximately 
10,000 cubic yards).  Investigations by the University of Hawaii, Coastal Geology Group 
indicate that the offshore waters contain sufficient beach quality sand which could be recovered 
and used to nourish the beach. 
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Oceanographic Characteristics 
 
 
Waves 
 

 
Prevailing waves 

The wave climate in Hawaii is typically characterized by four general wave types.  These include 
northeast tradewind waves, southern swell, North Pacific swell, and Kona wind waves.  Tropical 
storms and hurricanes also generate waves that can approach the islands from virtually any 
direction.  Unlike winds, any and all of these wave conditions may occur at the same time. 
 
Tradewind waves occur throughout the year and are the most persistent April through September 
when they usually dominate the local wave climate.  They result from the strong and steady 
tradewinds blowing from the northeast quadrant over long fetches of open ocean.  Tradewind 
deepwater waves are typically between 3 to 8 feet high with periods of 5 to 10 seconds, 
depending upon the strength of the tradewinds and how far the fetch extends east of the 
Hawaiian Islands.  The direction of approach, like the tradewinds themselves, varies between 
north-northeast and east-southeast and is centered on the east-northeast direction.  The project 
site is well sheltered from the direct approach of tradewind waves by the island itself, and only a 
portion of the tradewind wave energy refracting and diffracting around the southeast end of the 
island reaches Waikiki. 
 
Southern swell is generated by storms in the southern hemisphere and is most prevalent during 
the summer months of April through September.  Traveling distances of up to 5,000 miles, these 
waves arrive with relatively low deepwater wave heights of 1 to 4 feet and periods of 14 to 20 
seconds.  Depending on the positions and tracks of the southern hemisphere storms, southern 
swells approach between the southeasterly and southwesterly directions.  The project site is 
directly exposed to swell from the southerly direction and these waves represent the greatest 
source of wave energy reaching the project site. 
 
During the winter months in the northern hemisphere, strong storms are frequent in the North 
Pacific in the mid latitudes and near the Aleutian Islands.  These storms generate large North 
Pacific swells that range in direction from west-northwest to northeast and arrive at the northern 
Hawaiian shores with little attenuation of wave energy.  These are the waves that have made 
surfing beaches on the north shores of Oahu and Maui famous.  Deepwater wave heights often 
reach 15 feet and in extreme cases can reach 30 feet.  Periods vary between 12 and 20 seconds, 
depending on the location of the storm.  The project site is sheltered from swell approach from 
the north and northwest. 
 
Kona storm waves also directly approach the project site; however these waves are fairly 
infrequent, occurring only about 10 percent of the time during a typical year.  Kona waves 
typically range in period from 6 to 10 seconds with heights of 5 to 10 feet, and approach from the 
southwest.  Deepwater wave heights during the severe Kona storm of January 1980 were about 
17 feet.  Deepwater wave heights during the severe Kona storm of January 1980 were about 17 
feet.  These waves had a significant impact on the south and west shores of Oahu. 
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Severe tropical storms and hurricanes obviously have the potential to generate extremely large 
waves, which in turn could potentially result in large waves at the project site.  Recent hurricanes 
impacting the Hawaiian Islands include Hurricane Iwa in 1982 and Hurricane Iniki in 1992.  
Iniki directly hit the island of Kauai and resulted in large waves along the southern shores of all 
the Hawaiian islands.  Damage from these hurricanes was extensive.  Although not a frequent or 
even likely event, they should be considered in the project design, particularly with regard to 
shoreline structures, both in the water and on land near the shore. 
 
 

 
Prevailing Deepwater Wave Climate 

Wave information is available in the form of hindcast data sets provided by the U.S. Army Corps 
of Engineers’ Wave Information Studies (WIS).  WIS results are generated by numerical 
simulation of past wind and wave conditions.  WIS information produces records of wave 
conditions based on historical wind and wave conditions at numerous stations around the 
Hawaiian Islands.  These hourly records of wave conditions are available for the years 1981 
through 2004. 
 
WIS Station 114, located 50 miles south of Lanai, was chosen as being representative, since it 
was exposed to the same waves that would affect the south shore of Oahu (e.g., exposed to 
southern swell and sheltered from prevailing tradewind waves by the island chain.  Table 1 
shows the frequency of occurrence of wave height and period for the WIS data.  To make the 
data representative of wave conditions at the project site, this data has been filtered into 22.5-
degree bins for directions southeast clockwise through west-southwest, as waves from other 
directions are blocked by the island of Oahu.  The wave height and wave period distributions for 
the full WIS 114 data set are presented as roses in Figure 1 and Figure 2.  Since the WIS station 
is located far from shore, the wave roses show the north swell, south swell, and tradewind waves. 
 
The wave direction roses for WIS station 114 (shown previously in Figure 1 and Figure 2) show 
that greater than 23% of all waves at that station are from the south-southwest direction.  The 
filtered data shows that nearly 54% of the waves approaching the project site are from the south-
southwest direction.  Within that direction band, nearly all of the significant wave heights are 
between 2 and 6 ft with periods of primarily 12 to 15 sec.  Based on this information, the most 
frequently occurring deepwater wave that can affect the project site is Dir = SSW (202.5°), Hs = 
4 ft, Tp = 14 sec. 
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Table 1  WIS 114 Deepwater waves, 1981-2004, filtered to directions SE to WSW. Percent 
frequency of occurrence: significant wave height Hs (ft) vs. peak period Tp (sec) 

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
SE <1 - - - - - - - - 0.0

123.75 - 1-2 - - - - - - - - 0.0
146.25 2-3 - - 0.97 0.08 - - - - 1.0

3-4 - - 0.85 0.14 - - - - 1.0
4-5 - - 0.10 0.02 - - - - 0.1
5-6 0.06 - - - - - - - 0.1

Total% 0.1 0.0 1.9 0.2 0.0 0.0 0.0 0.0 2.2
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

SSE <1 - - - - - - - - 0.0
146.25 - 1-2 - - - - - - - - 0.0

168.75 2-3 - - 0.83 0.75 - - - - 1.6
3-4 - - 0.24 1.80 - - - - 2.0
4-5 - - 0.45 0.28 - - - - 0.7
5-6 - - - 0.12 - - - - 0.1

Total% 0.0 0.0 1.5 2.9 0.0 0.0 0.0 0.0 4.5
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

S <1 - - - - - - - - 0.0
168.75 - 1-2 - - - - - - - - 0.0

191.25 2-3 - - 0.99 2.07 0.32 0.22 0.14 - 3.7
3-4 - - 0.14 5.75 5.14 1.88 0.63 - 13.5
4-5 - - - 1.09 3.02 2.01 0.41 - 6.5
5-6 - - - 0.08 - - 0.02 - 0.1
6-7 - - - - - - - - 0.0
7-8 0.06 - - - - - - - 0.1
8-9 - 0.18 - - - - - - 0.2

Total% 0.1 0.2 1.1 9.0 8.5 4.1 1.2 0.0 24.1
Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%

SSW <1 - - - - - - - - 0.0
191.25 - 1-2 - - - - - - - - 0.0

213.75 2-3 - - 0.30 1.96 3.42 2.19 1.24 0.24 9.3
3-4 - - 0.36 3.73 11.63 7.53 3.79 0.36 27.4
4-5 - - - 1.28 4.98 4.62 1.84 0.08 12.8
5-6 - - - 0.04 0.41 1.96 0.59 0.16 3.2
6-7 - - - - 0.04 0.40 0.55 - 1.0
7-8 - - - - - - - - 0.0
8-9 - 0.06 - - - - - - 0.1

9-10 - 0.02 - - - - - - 0.0
Total% 0.0 0.1 0.7 7.0 20.5 16.7 8.0 0.8 53.7

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
SW <1 - - - - - - - - 0.0

213.75 - 1-2 - - - 0.02 - - - - 0.0
236.25 2-3 - - 0.41 1.19 0.93 0.18 - - 2.7

3-4 - - 0.18 1.66 2.05 0.75 0.16 - 4.8
4-5 - - - 0.63 1.07 0.14 0.02 - 1.9
5-6 - - - 0.02 0.24 - - - 0.3
6-7 - - - - 0.04 - - - 0.0
7-8 - - - - - - - - 0.0
8-9 - - - - - - - - 0.0

9-10 - 0.04 - - - - - - 0.0
Total% 0.0 0.0 0.6 3.5 4.3 1.1 0.2 0.0 9.7

Dir (°TN) Hs\Tp <6 6-8 8-10 10-12 12-14 14-16 16-18 >=18 Total%
WSW <1 - - - - - - - - 0.0

236.25 - 1-2 - - - - - - - - 0.0
258.75 2-3 - - 0.32 0.38 0.04 - - - 0.7

3-4 - - 0.10 1.24 1.62 0.14 - - 3.1
4-5 - - - 0.87 0.65 0.06 - - 1.6
5-6 - - - 0.04 0.12 - - - 0.2
6-7 - - - - 0.02 - - - 0.0
7-8 - - - - 0.04 - - - 0.0
8-9 - - - - 0.08 - - - 0.1

Total% 0.0 0.0 0.4 2.5 2.6 0.2 0.0 0.0 5.7
All % 0.1 0.2 6.2 25.2 35.8 22.1 9.4 0.8 100.0  
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Wave Height Distribution
WIS 114
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Figure 1  Wave Height Distribution: WIS Station 114 
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Wave Period Distribution
WIS 114
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Figure 2  Wave Period Distribution: WIS Station 114 
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Extreme Wave Height 

The severe kona storm of January 1980 is commonly used as a “design” Kona storm condition.  
The severity of this storm has been described as a “50-year” or even less frequent (i.e., more 
extreme) event.  Hindcasts of the wave conditions by SEI following the storm indicated 
deepwater wave heights of 17 feet with a 9-second period approaching from 210°. 
 
The report Hurricanes in Hawaii (Haraguchi, 1984) prepared for the USACE, Honolulu 
Engineer District (HED), presents hypothetical model and worst-case hurricane scenarios for the 
Hawaiian Islands.  These scenario hurricanes have been used for detailed studies of hurricane 
storm wave inundation limits for the islands of Oahu and Kauai, prepared by Bretschneider and 
Noda (1985) and SEI (1986, 1993 and 2000) for the USACE-HED.  The model hurricane is 
defined as the probable hurricane that will strike Hawaii in the future, based on the 
characteristics of storms previously approaching or striking the islands.  The worst-case 
hurricane characteristics are based on subjective analysis of the data from 20 critical hurricanes 
in the Central Pacific and understanding of the basic atmospheric and oceanic conditions 
surrounding the Hawaiian Islands.   
 
Bretschneider and Noda (1985) performed hurricane and wave modeling to determine the 
vulnerability of the south shore of Oahu to storm waves.  Water level rise, wave runup elevation, 
and wave inundation limits were calculated at 71 locations between Koko Head and Barbers 
Point, including Profile 39, which was located at the Moana Surfrider shoreline.  The findings of 
the report at that location are presented in Table 2 for southeast (SE) and southwest (SW) model 
and worst-case scenarios. 
 
 

Table 2  Hurricane inundation at the Moana Surfrider shoreline 
Hurricane 

 
Still water level 

rise (feet)1 
Runup elevation 

(feet)1 
Inundation distance 

(feet) 

SE Model 
Worst 

6.5 
7.8 

8.3 
9.8 

206 
236 

SW Model 
Worst 

6.9 
9.3 

8.6 
----2 

212 
----2 

1 Elevations relative to mean lower low water (MLLW) 
2 Runup overtopped shoreline crest and inundated backshore 

 
The calculated still water level rise in Table 2 includes inverse barometric tide (storm surge), 
wind setup, and +1.9 feet MLLW of astronomical tide. 
 
 

 
Tsunamis and FIRM Designation 

About 85 tsunamis have been observed in Hawai`i since 1813, with 15 resulting in serious 
damage.  Four tsunamis have occurred in recent history, occurring in 1946, 1957, 1960, and 
1964.  The 1946 tsunami was the most destructive to ever hit Hawai`i.  Loomis (1976) compiled 
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the available tsunami runup data for Hawaii and produced a report includes tsunami wave 
heights for a location in Waikiki near the western end of Kuhio Beach Park.  The tsunami heights 
of +9 feet relative to mean lower low water for each of the 1946 and 1960 tsunamis are presented 
for that location. 
 
The Flood Insurance Rate Map (FIRM) designation for the project site is special flood hazard 
zone AE with a base elevation of 8 feet.  This designation corresponds to “areas of 100-year 
flood: base flood elevations and flood hazard factors determined.”  
 
The Natural Hazards Atlas (2002) states that a tsunami similar to the 1957 or 1960 tsunamis 
would have a high probability of causing significant damage to a low-lying developed area like 
Waikiki. 
 
 

 
Wave Transformation to Shore 

As deepwater waves propagate toward shore, they begin to encounter and be transformed by the 
ocean bottom.  In shallow water, the wave speed becomes related to the water depth.  As waves 
slow down with decreasing depth, the process of wave shoaling generally steepens the wave and 
increases the wave height.  Wave breaking occurs when the wave profile shape becomes too 
steep to be maintained.  This typically occurs when the ratio of wave height to water depth is 
about 0.8, and is a mechanism for dissipating the wave energy.  Wave energy is also dissipated 
due to bottom friction.  The phenomenon of wave refraction is caused by differential wave speed 
along a wave crest, and will cause wave crests to converge or diverge and may locally increase 
or decrease wave heights.  Wave diffraction is the lateral transmission of wave energy along the 
wave crest, and will cause the spreading of waves in a shadow zone, such as occurs behind a 
breakwater or other barrier. 
 
The nearshore bathymetry offshore of the project site shows the existence of several surf breaks.  
Waves approaching the shoreline typically break in these locations, reform, and break again 
closer to shore.  Wave heights nearshore are partially a function of the water depth, i.e., they are 
depth limited.  The existence of the shallow nearshore water depth limits the nearshore breaking 
wave height.  Maximum nearshore breaking wave conditions under prevailing (non-storm) 
conditions is estimated to be about 2 feet and the corresponding wave runup elevations on the 
existing shoreline profile (presented later as Figure 9) were computed.  The average of the 
highest 1/10 of the runup elevations was found to be +6.9 ft MLLW and the average of the 
highest 1/3 of the runup elevations was found to be +5.9 ft MLLW.  Under storm conditions with 
elevated still water levels, maximum breaking wave height and wave runup elevations would be 
higher. 
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Shoreline Characteristics 
 
 
Waikiki Shoreline History 
 
Waikiki was originally a wetland consisting of taro fields, fishponds, streams and narrow sand 
beaches.  Until the late 1800’s, the Waikiki shoreline consisted of a narrow barrier beach in front 
of a swamp and lagoon.  In the late 1800’s, the first tourist attractions to the area included 
bathhouses that offered towels, swimsuits, changing rooms, and the use of the beach for a fee.  
Development of beachfront hotels such as the Sans Souci, Moana, and Honolulu Seaside soon 
followed, often necessitating construction of protective seawalls.  In the early 1900’s, the 
wetland areas were declared a hazard to public health, and the government decided to dredge a 
canal to drain the wetlands and use the dredge material to fill in the low lying areas (Fletcher and 
Miller, 2003). 
 
The Moana Surfrider opened in 1901, and historic photographs show the dining room extended 
over the beach almost to the water’s edge, supported by piles.  It is likely that some form of 
seawall was constructed to protect the hotel’s foundation.  As early as 1910, seawalls became 
associated with beach loss.  This resulted in the prohibition of additional seawall construction in 
1917.  This prohibition was generally ignored and by 1920, seawalls spanned the majority of the 
Waikiki shorefront (USACE, 1992).  A 70-foot long concrete box culvert/groin was built 
northwest of the Halekulani channel in 1917.  In 1927, the Board of Harbor Commissioners was 
allowed to rebuild the eroded Waikiki Beach and by 1930 they reported that eleven groins had 
been constructed including the Royal Hawaiian Groin which was built in 1927 and lengthened in 
1930.  Subsequently, the Waikiki area has undergone a succession of projects relating to 
dredging, sand replenishment, construction of groins, jetties, harbors and swimming areas, as 
well as removal of a number of piers that were declared unsafe (Wiegel, 2005).   
 
“Beach Nourishment” as it is known today has probably been taking place since the early 1900’s 
since it is likely that many if not all construction projects located near the beach included a 
component of sand relocation.  Dredged material was commonly used as fill for adjacent projects 
or newly constructed beaches.  Construction of groins often required grading of existing sand 
and addition of fill sand.  An estimate, based on recorded volumes alone, indicates that nearly 
400,000 cubic yards of sand has been placed on Waikiki beaches since 1929 (Wiegel, 2005).  As 
a result of all this, there is very little, if any, “native” beach sand along Waikiki Beach.  Miller 
and Fletcher (2003) used historical photogrammetry in combination with a model that relates 
beach width change to volumetric change in estimating that Waikiki beaches have gained less 
than 5,000 cubic yards since 1951 despite the fact that approximately 250,000 cubic yards of 
sand having been placed on it during that time.  It can be deduced from this that at least 98% of 
the sand that government and private landowners have placed there has been lost.   
 
 
Shoreline Trends 
 
A series of historical aerial photographs can be used to show shoreline trends.  The University of 
Hawaii Coastal Geology Group (UH CGG) has undertaken historical analysis of Oahu’s 
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shoreline and is producing shoreline change maps based on aerial imagery from 1927 to 2005.  
The analyses use the beach toe as the shoreline reference feature.  The analyses for the project 
shoreline are presented in Figure 3 and show that the shoreline fronting the Diamond Head 
Tower (transects 95 and 96) has accreted at a historical rate of about 0.5 ft/yr over the full 78 
years of data. 
 
Beach width in general is quite variable and changes in response to wave conditions.  Periods of 
high surf can quickly cause the beach to narrow.  This variability in the historical shoreline 
positions can result in misleading conclusions about the beach.  A review of the shoreline 
positions from 1985 to 2005 shows a narrowing of the beach by 56 feet (shorelines determined 
by UH CGG).  These more recent shorelines are shown in Figure 4.  Since then, the beach has 
widened by 27 feet.  The Royal Hawaiian Groin and the Ewa Groin at Kuhio Beach Park prevent 
longshore sediment transport into and out of the littoral cell; thus, sediment transport at the 
project site can be accomplished through onshore-offshore transport only.  Observations of the 
nearshore waters in the vicinity of the project site have shown that there is sand available to 
naturally feed the beach and allow short-term and seasonal fluctuations in width.  The longterm 
trend in Waikiki, however, is a net reduction in sand supply.  For planning purposes, this trend 
should be given more weight than fluctuations in shoreline position. 
 
The effectiveness of the Royal Hawaiian Groin and the Ewa Groin at preventing longshore 
transport opens up the possibility of beach nourishment along this shoreline reach, which can be 
considered as a single littoral cell.  Limiting the longshore transport out of the cell and 
nourishing the full length of the cell would likely increase the lifetime of the nourishment.  A 
total of 25,000 cubic yards of sand would be required to widen the 1,700-foot long reach by 40 
feet (as a point of reference, Kuhio Beach was widened in 2005-2006 using approximately 
10,000 cubic yards).  Investigations by the University of Hawaii, Coastal Geology Group 
indicate that the offshore waters contain sufficient beach quality sand which could be recovered 
and used to nourish the beach. 
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Figure 3  Historical shoreline change map (after Univ. of Hawaii Coastal Geology Group) 
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Figure 4  Historical shoreline positions, 1985-2005 

 
 
 
Project Shoreline Description 
 
The shoreline at the Moana Surfrider is situated in a slight embayment between Kuhio Beach and 
the Royal Hawaiian.  Figure 5 shows an overview of the project site.  The shoreline is fronted by 
a wide and shallow fringing reef extending over 4,000 feet from shore.  The shallow nearshore 
water provides good natural protection from large storm waves; however, it also results in 
complex wave patterns as the incident waves propagate toward shore.  The nearshore sea bottom 
is composed of calcareous limestone reef rock, with patches of sand and coral rubble.  The 
shoreline is slightly concave and is composed primarily of fine to medium calcareous sand. 
 
The 180-foot long project shoreline fronting the Diamond Head Tower is part of a 1,700-foot 
littoral cell that extends from the Royal Hawaiian Groin on the west to the ewa groin of Kuhio 
Beach Park on the east.  There is no substantial widening of the beach at either of these groins, 
suggesting that longshore transport and littoral drift are negligible.  The beach characteristics 
were found to be generally uniform along the full reach.  Figure 6 and Figure 7 show typical 
views of the beach in front of the Diamond Head Tower. 
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The boundary between the sandy beach and the Diamond Head Tower appears to be a seawall 
with a splash guard on top.  The 2.5-foot wide top is up to about one foot above sand level and 
the depth of the wall is unknown.  The top serves as a walkway along the beach.  A fence runs 
along the inshore side of the wall.  The wall is experiencing spalling, as shown in Figure 8. 
 
A 285-foot long profile was measured seaward from the fence.  The profile, presented in Figure 
9, shows backshore elevations of the top of the seawall/walkway to be +9.5 feet MLLW.  The 
beach berm crest elevation is +8.2 feet MLLW and the beach foreshore slope was measured to be 
1V:7.5H.  Sandy bottom extended offshore to the end of the profile, where patches of hard 
bottom were found. 
 
 

 
Figure 5  Overview of project site 
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Figure 6  View of beach fronting Diamond Head Tower, facing east 

 

 
Figure 7  View of beach fronting Diamond Head Tower, facing west 
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Figure 8  Top of seawall along project shoreline 

 
 

 
Figure 9  Beach profile measured on March 18, 2009 
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Sea Level Rise 
 
The effects of global warming impact coastal communities in the form of sea level rise.  Sea 
level rise is produced by the thermal expansion of the oceans along with additional water 
inputted to the system from the melting polar ice caps.  A number of research institutions have 
produced varying estimates of sea level rise.  University of Hawaii researchers have collected 
and analyzed the information and have produced estimates of sea level rise in Hawaii for 
planning purposes, and a paper describing the methodology and results is in preparation.  The 
estimates point to a rise of 40 cm (1.3 ft) by the year 2060 and a rise of 100 cm (3.3 ft) by 2110. 
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Conclusions 
 
The 1,700-foot littoral cell that extends from Kuhio Beach to the Royal Hawaiian Groin includes 
the 180-foot long shoreline fronting the Diamond Head Tower of the Moana Surfrider hotel.  A 
site investigation was conducted on March 18, 2009, to assess the present condition of the beach.  
Reviews of historical wave, shoreline, and coastal hazard data were also performed.  Based on 
the finding of this report, the following points should be considered for planning purposes: 
 

• Beach width is variable seasonally and without maintenance/nourishment may disappear 
over the long term.  Periodic beach nourishment to maintain the beach could be a viable 
means of helping ensure the continued existence of this first line of storm wave defense 
for the back shore.  

• Existing beach and seawall elevations cannot be relied on to provide a barrier to flooding 
by storm waves and tsunamis.  This problem will be exacerbated should sea level rise as 
currently predicted.  Consideration should be given to raising the elevation of the existing 
wall, or constructing a second higher wall landward of the existing wall. 

• Hurricane and tsunami studies indicate flooding to an elevation of +9 to +10 feet MLLW 
can currently be expected.  Hotel renovation planning and design should consider raising 
the ground floor infrastructure and facilities above the estimated coastal flood elevation.  

• Estimates point to a sea level rise of 1.3 feet in 50 years and 3.3 feet in 100 years.  Should 
this occur, it would obviously exacerbate the coastal inundation potential. 
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DEPARTMENT OF PLANNING AND PERMITTING

CITY AND COUNTY OF HONOLULU
650SOUTHKINGSTREET,7THFLOOR. HONOLULU, HAWAII 96813

PHONE: (808) 768-8000 . FAX: (808) 768-6041
DEPT.WEB SITE:www.honoluludPP.orQ . CITY WEBSITE:www.honolulu.Qov

MUFI HANNEMANN
MAYOR

DAVID K. TANOUE
DIRECTOR

ROBERTM. SUMITOMO
DEPUTY DIRECTOR

2009/ELOG-1328(AA)
TMK: 2-6-1: 12

June 18, 2009

Mr. Patrick Seguirant
91-1030 Kaihi Street
Ewa Beach, Hawaii 96706

Dear Mr. Seguirant:

Subject: Request for Determination of Seawall Status
2365 Kalakaua Avenue - Waikiki
Tax Map Key 2-6-1: 12

This responds to your request, received June 3, 2009, to determine the nonconforming status of
a seawall and walkway structure on the subject shoreline property. We have determined that
the seawall and walkway structure are nonconforming for purposes of the Shoreline Setback
Ordinance (Chapter 23, Revised Ordinances of Honolulu). Please be aware that this
determination applies to the seawall and walkway structure only and not to the other structures
(Le., concrete benches) within the shoreline setback area.

The Department of Planning and Permitting (DPP) has no record of the lawful establishment,
through building permit or other formal approval, of a concrete seawall and walkway structure
located in the shoreline setback of the above-referenced property. Nevertheless, historical
photographs, aerial photographs, and survey maps provided to the department indicate that the
seawall and walkway structure were constructed in their present locations prior to the 1966
adoption of Ordinance 2837 ("Setback from Zone of Wave Action"). Thus, these structures are
considered nonconforming for purposes of the shoreline setback regulations.

This letter is not a disclosure statement nor is it intended to substitute for mandatory seller
disclosures in real estate transactions regarding the subject parcels. The City is under no
obligation to investigate, research or participate in the preparation of disclosure statements,
other than providing available public records.

This letter also does not create liability on the part of the City, or any officer or employee
thereof, if used in or as a disclosure statement. The seller or the seller's agent, not the City, is
solelyresponsible for the use of any public record information in the preparation of a disclosure
statement.



Mr. Patrick Seguirant
June 18, 2009
Page 2

Should you have any questions regarding the above, please contact Ann Asaumi of our staff at
768-8020.

Very truly yours,

d-~ ~>~--
,.,..Davia K. Tanoue, Director

Department of Planning and Permitting

DKT:cs

cc: DLNR (OCCL)

g:posseworkingdirectory\ann\200gelog 1328nonconform.doc
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1. INTRODUCTION

RWDI was retained by WCIT Architecture, Inc. to conduct a pedestrian wind assessment for the

redevelopment of the Princess Ka’iulani Hotel, in Honolulu, Hawaii. The proposed

redevelopment consists of: a renovation of the existing ‘Āinahau Tower, a proposed podium

building with two pool areas, and the addition of the new high-rise residential Pīkake Tower with

a mid-level pool deck. The ‘Āinahau Tower consists of 28 levels and is approximately 280 ft

high, and the Pīkake Tower will consist of 33 levels and will be approximately 350 ft high. The

objective of this study is to provide a preliminary assessment of the pedestrian wind comfort

conditions on and around the proposed buildings. Using the 3D architectural model received by

RWDI on November 25, and updated design plans received on December 9, 2008, the current

assessment is based on:

� A review of long-term regional meteorological data and surrounding information for

the study site;

� Our extensive experience with numerous wind tunnel tested projects, including

developments in the Honolulu area;

� Our engineering judgment and knowledge of wind flows around buildings;

� Use of software developed by RWDI (WindEstimator)1,2 for estimating the potential

wind comfort around generalized building forms; and,

� Use of RWDI’s propriety Computational Fluid Dynamics (CFD) software

Virtualwind, for visualizing wind flow patterns.

This numerical approach provides a screening-level estimation of potential wind comfort

conditions for the proposed building massing. To quantify the wind comfort conditions or refine

any conceptual wind control measures, physical scale model tests in a boundary layer wind

tunnel facility would be required and are planned for the future stages of the project. Note that

1 H. Wu, C.J. Williams, H.A. Baker and W.F. Waechter (2004). “Knowledge-based Desk-Top Analysis of Pedestrian
Wind Conditions”. ASCE Structure Congress 2004. Nashville, Tennessee.

2 C.J. Williams, H. Wu, W.F. Waechter and H.A. Baker (1999). “Experience with Remedial Solutions to Control
Pedestrian Wind Problems”. 10th International Conference on Wind Engineering. Copenhagen, Denmark.
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other wind issues, such as those relating to door pressures, stack effect, exhaust re-entrainment,

etc. are not considered in the scope of this assessment.

2. SITE INFORMATION

Images in Figures 1a and 1b show the 3D models of the existing and proposed developments.

The images also indicate the existing buildings and proposed buildings around the study site.

The white colored buildings are existing off-site structures. Future proposed building’s are

shown as grey. Figure 2 presents a site plan of the proposed development. As shown in Figure

2, the study site is located north of Kalākaua Avenue and west of Ka’iulani Avenue. The

buildings in the immediate vicinity of the development site are generally of a similar height or

lower than the towers of the proposed development. The largest building immediately

surrounding the development is the Hyatt Waikiki Hotel with its two octagonal-shaped towers,

each approximately 360 ft in height. Several other towers of lesser height are present to the north

and south, including the proposed Diamond Head Tower to the south, with a height of

approximately 270 ft. Beyond the immediate surroundings, the terrain around the study site is

classified as mixed suburban to open terrain, consisting of some high- rise and low-rise buildings

with wooded areas and mountains to the east through north, and water to the west through

southeast.

The primary pedestrian areas of interest on and around the proposed site include: ground level

entrances, sidewalks and retail promenades along Ka’iulani Avenue (Area A); ground level

entrances, sidewalks and retail promenades along Kalākaua Avenue (Area B); balconies on the

adjacent Hyatt Waikiki tower (Area C), the Auto Court with water feature (Area D), the Lobby

Lounge and Outdoor Dining areas west of the ‘Āinahau Tower (Area E), the Hotel Pool Deck

(Area F), the Suites Pool Deck (Area G), and the Level 21 Pool Deck on the Pīkake Tower (Area

H). These pedestrian areas are referenced in Figure 2.

3. METEOROLOGICAL DATA

Wind statistics recorded at the Honolulu International Airport between 1949 and 2004 were

analysed for the Summer (May through October) and Winter (November through April) seasons.

Figure 3 graphically depicts the distribution of wind frequency and directionality for these two

seasons. The upper-left wind rose identifies the summer wind data while the lower-left wind

rose shows the winter data. The wind flows predominantly from the east-northeast and northeast
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directions annually, when all wind are considered. Calm winds occur 1.9% of the time in the

summer and 4.0% of the time in the winter.

Figure 3 also depicts the directionality of strong winds (greater than 20 mph, measured at the

airport anemometer at a height of 30 ft). Strong winds occur for 7.6% and 7.5% of the time

during the summer and winter season, respectively. Strong winds occur from the east-northeast

and northeast directions annually. Winds approaching from the northeast and east directions

were considered most representative for the Virtualwind simulations due to the orientation of the

proposed and existing building’s however, winds from all directions were considered in the

estimation of pedestrian wind comfort.

4. RWDI WIND COMFORT CRITERIA

The wind conditions around the proposed development are assessed by the use of a pedestrian

wind comfort criteria developed at RWDI. The four comfort categories used for this review are

described in general terms as follows:

� Sitting: Low wind speeds during which one can read a newspaper without having it

blown away. These wind speeds are appropriate for outdoor cafes and other amenity

spaces that promote sitting.

� Standing: Slightly higher wind speeds that are strong enough to rustle leaves. These

wind speeds are appropriate at major building entrances, bus stops or other areas,

such as a bench along a sidewalk, where people may want to linger but not

necessarily sit for extended periods of time.

� Walking: Winds that would lift leaves, move litter, hair and loose clothing.

Appropriate for sidewalks, intersections, plazas, parks or playing fields where people

are more likely to be active and receptive to some wind activity.

� Uncomfortable: The effects of wind speeds at this level would range from small

trees swaying and wind force being felt on the body to whole trees being in motion

and inconvenience being felt when walking. Wind of this magnitude would be

considered a nuisance for most activities.

Wind conditions are considered acceptable for sitting, standing or walking if the winds are

within their specified ranges at least 80% of the time, or four in five days. An uncomfortable
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designation means that the 80% criterion is not satisfied for any of the above activities. Safety is

also considered by the criteria and is associated with excessive wind speeds that can adversely

affect a pedestrian’s balance and footing. If winds sufficient to affect a person’s balance occur

more than two times per summer or winter season, the wind conditions are considered severe.

Wind control measures are typically required at locations where winds are rated as

uncomfortable or they exceed the wind safety criterion.

5. WIND COMFORT ASSESSMENT

Predicting wind speeds and occurrence frequencies is complicated, involving building geometry,

orientation, position and height of surrounding buildings, upstream terrain and the local wind

climate. Over the years, RWDI has conducted thousands of wind tunnel model studies on

pedestrian wind conditions around buildings, yielding a broad knowledge base. This knowledge

allows, in many situations, for a screening-level numerical estimation of pedestrian wind

conditions without wind tunnel testing.

Figures 4 through 10 illustrate the wind flow patterns at grade and on the upper level terraces of

the proposed development for prevalent winds from the northeast directions. This direction was

chosen as the best representation of the wind conditions at the study site. In these figures, the

color dark blue represents low wind speed areas indicating wind conditions comfortable for

sitting/standing, the light blue represents low to moderate wind speeds indicating conditions

comfortable for walking, yellow represents moderately high wind speed areas, and red represents

high wind speed areas. The areas of moderate to high wind speeds are expected to create the

most uncomfortable, and/or potentially severe wind conditions.

Note that these figures show the mean wind speeds over the entire development. In some cases,

vector plots of mean flows are included in the figures to provide an indication of local wind

directionality. Animations of wind conditions can be viewed to better understand the variable

and time dependent (turbulent) nature of wind flows. Animations of wind speed contours,

velocity vectors and smoke flow visualizations will accompany this report.

The wind flow images show the flow patterns for winds from the prevailing directions based on

the Virtualwind analysis. However the pedestrian wind conditions were predicated based on the

WindEstimator, which consider winds from all directions.
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In general, wind conditions comfortable for walking are desired at sidewalks and parking lots,

while lower wind speeds comfortable for standing are appropriate for entrances, drop-offs and

porte-cochere. Ideally, wind speeds comfortable for sitting are desired at outdoor pool areas,

terraces and plazas; however, standing comfort conditions are generally accepted by users as a

breeze is often considered pleasant in a warmer climate such as that found in Hawaii.

Figure 11 illustrates wind comfort rating estimates for ground level and podium locations for the

proposed configuration. Both project north and true north are shown in the figure. Wind

directions are referenced to true north, so the prevailing winds from the northeast and east-

northeast will tend to be roughly parallel to Ka’iulani Avenue. The following is a description of

wind conditions on and around the proposed development.

Large buildings tend to intercept the stronger winds at higher elevations and redirect them to

ground level. Such a Downwashing Flow is the main cause for wind acceleration at the

pedestrian level. There is also increased wind acceleration at the corners of tall buildings as the

downwashed wind flows around the edges of the building. When two buildings are situated side

by side, wind flow tends to accelerate through the gap between the buildings due to a

Channelling Effect. If these buildings/wind combinations occur for prevailing winds, there is an

increased potential for even higher wind speeds.

Channeling EffectDownwashing Flow
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5.1 ENTRANCES AND SIDEWALKS ALONG KA’IULANI AVENUE (AREA A)

Figure 4 illustrates the wind conditions expected at grade level for winds from the northeast, for

the Existing (upper image) and Proposed (lower image) Configurations. Ka’iulani Avenue is

located east of the development. The existing Hyatt Waikiki is across Ka’iulani Avenue, further

to the east.

As indicated in Figure 11, wind conditions for entrance areas and the retail promenade on the

west side of Ka’iulani Avenue are expected to be comfortable for standing in both the summer

and winter seasons, in the Proposed Configuration. Most of the sidewalk areas are expected to be

comfortable for walking throughout the year. These wind conditions are considered appropriate

for the intended usage.

However, uncomfortable wind conditions are possible along Ka’iulani Avenue, between the

Hyatt Waikiki and the Pīkake Tower. These potentially uncomfortable wind conditions between

the two towers are expected to be slightly stronger than the existing conditions, which are also

possibly uncomfortable, as seen in comparing the images in Figure 4. The increase can be

attributed to the channelling effect between the two towers. However, the Pīkake Tower has been

set back from Ka'iulani Avenue which reduced the impact of the proposed development on the

wind conditions along Kaiulani Avenue. To reduce the wind speeds in this area, additional trees

could be added along the sidewalk.

Regarding pedestrian wind safety, no wind safety failures are expected along Ka’iulani Avenue.

5.2 ENTRANCES AND SIDEWALKS ALONG KALAKAUA AVENUE (AREA B)

Kalakaua Avenue is located along the south side of the development. The entrance areas and

retail promenades immediately adjacent to the buildings on the north side of Kalakaua Avenue

are expected to be protected from the northeasterly prevailing winds, as seen in Figure 4. Figure

11 indicates that wind conditions in this area will be comfortable for standing or sitting

throughout the year (as indicated by the light blue and dark blue areas), which is appropriate for

the intended usage. Likewise, wind comfort conditions along the sidewalk areas on both sides of

Kalakaua Avenue are expected to be acceptable for walking for both the existing and proposed

configurations throughout the year, as seen in Figure 4. No significant increase in wind speeds

are anticipated with the proposed redevelopment in this area.

Regarding pedestrian wind safety, no wind safety failures are expected along Kalakaua Avenue.
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5.3 BALCONIES ON ADJACENT HYATT WAIKIKI TOWER (AREA C)

Wind conditions on the balconies of the existing Hyatt Waikiki Tower were evaluated to see if

the proposed development increased winds at these locations. As shown in Figure 5, the wind

conditions along the Hyatt Waikiki balconies are expected to remain similar to the Existing

Configuration. Figure 11 shows estimated wind comfort conditions at the balconies. The

northwest side of the tower (facing true north) is presently experiencing stronger winds (as

indicated by the red and yellow arrows in Figure 5 and the uncomfortable rating in Figure 11) as

are commonly found at elevated balconies on taller buildings. Balconies on the west side and the

southwest side are currently protected from the prevailing northeasterly winds and are expected

to remain protected. Wind comfort conditions will be milder on these two sides.

5.4 AUTO COURT (AREA D)

The Auto Court will be centrally located within the development and will have a water feature.

As shown in Figures 6 and 11, winds within the western and central portions of the Auto Court

are expected to be suitable for standing or sitting throughout the year, being protected from the

prevailing winds by the north pool area. The conditions are considered appropriate for the

intended usage as an entrance area. The eastern portion may have wind conditions comfortable

for walking, as indicated by the green arrows in Figure 6, which is still appropriate for the

intended usage of that area.

5.5 LOBBY LOUNGE AND OUTDOOR DINING (AREA E)

The Lobby Lounge and Outdoor Dining terrace will be located west of the ‘Āinahau Tower,

which will protect the area from the prevailing northeasterly winds. As shown in Figures 7 and

Figure 11, winds within these areas are expected to be suitable for sitting throughout the year and

appropriate for the intended usage as seated areas.

5.6 HOTEL POOL DECK (AREA F)

The Hotel Pool Deck will be located on the north side of the development on a podium roof. As

shown in Figures 8 and Figure 11, wind conditions within this area are expected to be suitable

for sitting or standing throughout the year, which will be acceptable for the intended usage as a

pool deck in a warm climate. This area is partly sheltered by the adjacent buildings to the

northeast.
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5.7 SUITES POOL DECK (AREA G)

The Suites Pool Deck will be located between the ‘Āinahau Tower and the Pīkake Tower on the

podium roof. As shown in Figures 9 and 11, winds within these areas are expected to be stronger

than other amenities areas due to the channelling of the prevailing northeasterly winds between

the two towers and also due to some downwash around the north end of the Pīkake Tower.

Figure 8 shows some areas with yellow and green vectors, indicating potential uncomfortable

conditions or conditions suitable for a walkway, which are not appropriate for the intended usage

as a pool deck. Considerable localized protection in the form of screen walls and increased

vegetation is recommended to reduce the wind speeds in this area. Overhead trellises may also be

needed to reduce the downwashing winds from the Pīkake Tower. Further examination with

wind tunnel testing is also recommended.

5.8 UPPER TERRACE ON THE PĪKAKE TOWER (AREA H)

The Upper Terrace on the Pīkake Tower will be located on Level 21 on the south side of the

tower. As shown in Figure 10 winds within these areas are expected to be stronger on the outer

areas of the terrace compared to other amenities areas, due to the relative height and exposure of

the upper terrace. Some areas may have uncomfortable wind conditions for both summer and

winter seasons, and perhaps wind safety failures without adequate protection from the prevailing

winds. This situation is common for elevated decks on high-rise towers, due to the normal wind

speed increase with elevation above grade. Some localized protection, such as screen walls,

parapets or increased vegetation in planters, is recommended for the exposed areas along the east

and south sides of the terrace. Further examination with wind tunnel modeling is also

recommended.

6. SUMMARY

With the Proposed Configuration, wind conditions at street levels and the balconies on the Hyatt

Waikiki are expected to be similar to the Existing Configuration. The exception was slightly

increased wind speeds along Ka’iulani Avenue between the Hyatt Waikiki and the Pīkake

Tower. Uncomfortable wind conditions are possible during high wind events in this street area

for both the Existing and Proposed Configurations. Wind conditions on the Hyatt Waikiki

balconies are expected to be similar to existing conditions. No wind safety issues at street levels

are expected with the new development in place.
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For the proposed development itself, wind conditions comfortable for intended usages are

expected in many grade level and podium areas throughout the year. However, uncomfortable

wind conditions will likely occur at the Suites Pool Deck and the Upper Terrace on the Pīkake

Tower. Wind safety failures are also possible on the outer areas of the Upper Terrace. Wind

control measures are recommended and have been described to reduce wind activity at these

areas.
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1. INTRODUCTION

RWDI was retained by WCIT Architecture, Inc. to conduct a pedestrian wind assessment for the

proposed Diamond Head Tower development in Honolulu, Hawaii. The proposed building

consists of a 26 storey hotel tower and a two storey arrival pavillion. The objective of this study

is to provide a preliminary assessment of the pedestrian wind comfort conditions on and around

the proposed building. Using the 3D architectural model received by RWDI on November 17,

and plans received on November 6, 2008, the current assessment is based on:

� A review of long-term regional meteorological data and surrounding information for

the study site;

� Our extensive experience with numerous wind tunnel tested projects, including

developments in the Honolulu area;

� Our engineering judgment and knowledge of wind flows around buildings;

� Use of software developed by RWDI (WindEstimator)1,2 for estimating the potential

wind comfort around generalized building forms; and,

� Use of RWDI’s propriety Computational Fluid Dynamics (CFD) software

Virtualwind, for visualizing wind flow patterns.

This numerical approach provides a screening-level estimation of potential wind comfort

conditions for the proposed building massing. To quantify the wind comfort conditions or refine

any conceptual wind control measures, physical scale model tests in a boundary layer wind

tunnel facility would be required. Note that other wind issues, such as those relating to door

pressures, stack effect, exhaust re-entrainment, etc. are not considered in the scope of this

assessment.

The analysis was done for the following two configurations:

1 H. Wu, C.J. Williams, H.A. Baker and W.F. Waechter (2004). “Knowledge-based Desk-Top Analysis of Pedestrian
Wind Conditions”. ASCE Structure Congress 2004. Nashville, Tennessee.

2 C.J. Williams, H. Wu, W.F. Waechter and H.A. Baker (1999). “Experience with Remedial Solutions to Control
Pedestrian Wind Problems”. 10th International Conference on Wind Engineering. Copenhagen, Denmark.
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Configuration A - Existing: existing buildings without the proposed Diamond Head
Tower and Princess Ka’iulani development; and,

Configuration B - Proposed: existing buildings with the proposed Diamond Head Tower
and Princess Ka’iulani development.

2. SITE INFORMATION

Images in Figures 1a and 1b show the 3D models of the existing and proposed developments,

respectively, which indicate the existing buildings and proposed buildings around the study site.

The white buildings are existing off-site structures while the grey building is the proposed

Princess Ka’iulani structure. Figure 2 presents a site plan of the proposed development. As

shown in Figure 2, the study site is located to the southwest of Kalākaua Avenue between the

Moana Surfrider building and the Police Sub-station building. The buildings in the immediate

vicinity of the development are generally of a similar height to the proposed building.

Immediately surrounding the development there is a beach to the southwest, low-rise buildings to

the south, and high-rise developments to the southeast through northwest. Beyond the

immediate surroundings, the terrain around the study site is classified as suburban, consisting of

some high-rise and low-rise buildings with wooded areas and mountains to the east through

north, with ocean to the northwest through southeast.

The primary pedestrian areas of interest include: the arrival pavillion and auto court (A1 and A2);

breezeways under the new building (A3 through A5); water features, lawn terrace, beach plaza

and infinity pool (A6 through A8); Kūhīo beach (B1 and B2); sidewalks (B3 through B5); and

outdoor terraces at the 17th and 23rd floors. These pedestrian areas are referenced in Figure 2.

In the following discussions, reference to the building locations relate to the “Project North”

shown in Figures 2 and 7, whereas the wind directions refer to the “True North”.

3. METEOROLOGICAL DATA

Wind statistics recorded at the Honolulu International Airport between 1949 and 2004 were

analysed for the Summer (May through October) and Winter (November through April) seasons.

Figure 3 graphically depicts the distribution of wind frequency and directionality for these two

seasons. The upper-left wind rose identifies the summer wind data while the lower-left wind

rose shows the winter data. Wind flows predominantly from the east-northeast and northeast
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directions in both seasons, when all winds are considered. Calm winds occur 1.9% of the time in

the summer and 4.0% of the time in the winter.

Figure 3 also depicts the directionality of strong winds (greater than 20 mph, measured at the

airport anemometer at a height of 30 ft). Strong winds occur for 7.6% and 7.5% of the time

during the summer and winter season, respectively. Strong winds occur from the east-northeast

and northeast directions annually. Winds approaching from the northeast direction were

considered most representative for the Virtualwind simulations due to the orientation of the

existing and proposed buildings; however, winds from all directions were considered in the

estimation of pedestrian wind comfort.

4. RWDI WIND COMFORT CRITERIA

The wind conditions around the proposed development are assessed by the use of a pedestrian

wind comfort criteria developed at RWDI. The four comfort categories used for this review are

described in general terms as follows:

� Sitting: Low wind speeds during which one can read a newspaper without having it

blown away. These wind speeds are appropriate for outdoor cafes and other amenity

spaces that promote sitting.

� Standing: Slightly higher wind speeds that are strong enough to rustle leaves. These

wind speeds are appropriate at major building entrances, bus stops or other areas,

such as a bench along a sidewalk, where people may want to linger but not

necessarily sit for extended periods of time.

� Walking: Winds that would lift leaves move litter, hair and loose clothing.

Appropriate for sidewalks, intersections, plazas, parks or playing fields where people

are more likely to be active and receptive to some wind activity.

� Uncomfortable: The effects of wind speeds at this level would range from small

trees swaying and wind force being felt on the body to whole trees being in motion

and inconvenience being felt when walking. Wind of this magnitude would be

considered a nuisance for most activities.

Wind conditions are considered acceptable for sitting, standing or walking if the winds are

within their specified ranges at least 80% of the time, or four in five days. An uncomfortable
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designation means that the 80% criterion is not satisfied for any of the above activities. Safety is

also considered by the criteria and is associated with excessive wind speeds that can adversely

affect a pedestrian’s balance and footing. If winds sufficient to affect a person’s balance occur

more than two times per summer or winter season, the wind conditions are considered severe.

Wind control measures are typically required at locations where winds are rated as

uncomfortable or they exceed the wind safety criterion.

5. PREDICTED WIND CONDITIONS

Predicting wind speeds and occurrence frequencies is complicated, involving building geometry,

orientation, position and height of surrounding buildings, upstream terrain and the local wind

climate. Over the years, RWDI has conducted thousands of wind tunnel model studies on

pedestrian wind conditions around buildings, yielding a broad knowledge base. This knowledge

allows, in many situations, for a screening-level numerical estimation of pedestrian wind

conditions without wind tunnel testing.

Figures 4 through 6 illustrate the wind flow patterns at grade and on the upper level terraces of

the proposed development, for winds from the northeast direction. This direction was chosen as

the best representation of the wind conditions at the study site. In these figures, the color blue

represents low wind speed areas indicating wind conditions comfortable for sitting/standing; the

green represents low to moderate wind speeds indicating conditions comfortable for walking;

yellow represents moderate wind speed areas; and, red represents high wind speed areas. The

areas of moderate to high wind speeds are expected to create uncomfortable, and/or potentially

severe wind conditions.

Note that these figures show the mean wind speeds over the entire development. In some cases,

vector plots of mean flows are included in the figures to provide an indication of local wind

directionality. Animations of wind conditions can be viewed to better understand the variable

and time dependent (turbulent) nature of wind flows. Animations of wind speed contours,

velocity vectors and smoke flow visualizations will accompany this report.

The wind flow images show the flow patterns for winds from the prevailing direction based on

the Virtualwind analysis. However, the pedestrian wind conditions were predicated based on the

WindEstimator, which consider winds from all directions.
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In general, wind conditions comfortable for walking are desired at sidewalks and parking lots,

while lower wind speeds comfortable for standing are appropriate for entrances, drop-offs and

porte-cochere. Ideally, wind speeds comfortable for sitting are desired at outdoor pool areas,

terraces and plazas; however, standing comfort conditions are generally accepted by users as a

breeze is often considered pleasant in a warmer climate such as that found in Hawaii. The

following is a description of wind conditions on and around the proposed development.

Large buildings tend to intercept the stronger winds at higher elevations and redirect them to

ground level. Such a Downwashing Flow is the main cause for wind acceleration at the

pedestrian level. There is also increased wind acceleration at the corners of tall buildings as the

downwashed wind flows around the edges of the building. When two buildings are situated side

by side, wind flow tends to accelerate through the gap between the buildings due to a

Channelling Effect. If these buildings/wind combinations occur for prevailing winds, there is an

increased potential for even higher wind speeds.

5.1 GRADE (A1 THROUGH A8 AND B1 THROUGH B5)

5.1.1 Arrival Pavillion and Auto Court (Areas A1 and A2)

The arrival pavilion (A1) and auto court (A2) are used as the drop-off and main entry point into

the proposed development. There is also an exposed terrace at the second floor within the arrival

pavillion. Pedestrian traffic is intended between the arrival pavillion and the lawn terrace. Due to

the intended usage, wind conditions suitable for standing are desirable.

Channeling EffectDownwashing Flow
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The auto court and arrival pavillion align with the existing high wind speeds accelerating off the

Hyatt building to the north of the study site. These wind flows increase further with the proposed

Princess Ka’iulani building in place due to channelling between the existing Hyatt and proposed

Princess Ka’iulani towers (Figure 4). The winds then downwash off the proposed tower and

channel into the arrival pavillion between the existing Moana Surfrider building and the

proposed tower. As a result of the existing wind conditions and the proposed building

configuration, the wind conditions at the arrival pavillion (A1) are expected to be uncomfortable

(Figure 4). Wind conditions at the auto court area (A2) are expected to be suitable for walking

annually. The image below shows a close-up view of the problematic wind flows at the arrival

pavillion with the proposed development appearing transparent.

To improve wind conditions at the arrival

pavillion, the design team should consider

closing the south end of the arrival pavillion

to prevent the wind flows through the

pavillion on windy days. In addition, the

type of landscaping at the entrance to the

auto court shown in the design drawings

should be modified to include dense shrubs

at pedestrian height along with wind screens

such that wind flows into the area are

decreased. A raised parapet should be

considered for the terrace within the arrival

pavillion to deflect winds away from the

pedestrian level. Wind tunnel testing is

recommended to refine and ensure the

efficacy of these proposed wind control measures

No wind safety failures were predicted at these areas.

Proposed Configuration – Grade Level Contours
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5.1.2 Breezeways (Areas A3 through A5)

Wind conditions in the east-west breezeway

(A3) are expected to be suitable for walking on

an annual basis. This may be considered

acceptable depending on the intended usage.

The winds along this breezeway are from the

channelling flows between the Moana Surfrider

building and the Diamond Head Tower

dissipating into this breezeway (see adjacent

image). If lower wind activity is desired, sliding

doors or wind screens could be considered at the

west entrance to the breezeway. The wind

conditions in the north-south breezeway (A4 and A5) were predicted to be suitable for standing

due to sheltering from the prevailing northeasterly winds by the massing of the existing Hyatt

Waīkīki tower to the north. These predicted wind conditions are considered satisfactory.

5.1.3 Lawn Terrace (A6 through A8)

In the Existing Configuration, wind conditions on the lawn terrace (A6 through A8) were

predicted to be comfortable for standing throughout the year. This is due to existing building

blocking winds from the northeasterly direction.

With the massing of the new tower, the lawn terrace and infinity pool are generally sheltered

from the prevailing northeasterly flows (A6 and A7) resulting in standing conditions. The

exception to this is at the west end of the lawn terrace (A8) which is exposed to the channelling

flows accelerating through the arrival pavillion (see Figure 4). As a result of the increased wind

activity at this location, the wind speeds are predicted to be potentially uncomfortable during

strong northeasterly wind events. The wind conditions in this area will improve with the

implementation of the mitigation recommended for the arrival pavillion.

5.1.4 Beach and Sidewalks along Kalākaua Avenue (B1 through B5)

With the existing building in place, wind conditions on the beach (B1 and B2) are expected to be

suitable for standing throughout the year. Wind comfort conditions in the Existing Configuration

along Kalākaua Avenue to the north of the study site (B4) were predicted to be uncomfortable

due to winds from the northeasterly directions downwashing off of the Hyatt building and the

existing Diamond Head building then channelling between the two buildings (see Figure 4).

Proposed Configuration – Grade Level Contours
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Similar wind comfort conditions are predicted with the massing of the new tower in place. To the

north of the study site, along Kalākaua Avenue (B4), wind conditions remained uncomfortable

with the proposed tower in place. In both configurations, these high wind speeds are due to the

northeasterly winds downwashing off of the north façade of both the existing and proposed

towers. Mitigation measures for this area could include dense landscaping and wind screens

along the sidewalk (B4). Wind conditions at the sidewalk to the east of the proposed tower (B3)

are predicted to be suitable for sitting/standing, while walking conditions are predicted at the

west sidewalk (B5) throughout the year (see Figure 8).

5.2 UPPER LEVEL TERRACES

The architectural drawings indicate a pool deck on the east side of the hotel tower, at the 17th

floor. There are several seating areas on the deck, with the pool located centrally. As shown by

the top image in Figure 5, the terrace with the pool is on the leeward side of the tower and as

such, is protected from the prevailing northeasterly winds. The resulting wind speeds on the pool

deck are expected to be comfortable for sitting/standing as it is sheltered. There are also terraces

on the 17th floor at the northwest corner of the tower (see bottom image of Figure 5), and on the

east and west sides of the tower at the 23rd floor (Figure 6). Wind conditions at the northwest

terrace at the 17th floor are predicted to be suitable for standing close to the main body of the

tower. However, the northern portion of the terrace is exposed to the prevailing northeasterly

winds resulting in uncomfortable wind speeds. If improved wind conditions are desired in this

area, mitigation measures such as raising the parapet around the terrace to a minimum of 8’

could be considered, as it would deflect much of the winds above the pedestrian height. On the

23rd floor terraces, wind speeds are expected to be suitable for standing or better due to the

sheltering effect provided by the existing Hyatt tower (Figure 6). These conditions are

considered appropriate for the intended use.

6. SUMMARY

In general, with the proposed buildings in place, wind conditions around the development site are

expected to be similar to the existing site conditions with wind speeds comfortable for standing

or walking in most areas throughout the year. On the Kalākaua Avenue sidewalk to the north of

the proposed tower, uncomfortable conditions are expected in both the Existing and Proposed

Configurations. High wind speeds resulting in uncomfortable wind conditions are also predicted

for the arrival pavillion during strong northeasterly wind events. Wind control measures have

been discussed for incorporation to reduce wind activity at these areas.
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APPENDIX 10
John M. Knox & Associates socioeconomic analysis dated June 3, 2009 

for the Princess Ka‘iulani project



 

JOHN M. KNOX & ASSOCIATES, INC. 

______________________________________________________ 
1001 Bishop St., ASB Tower 1542  Honolulu, HI  96813 USA  Phone (808) 523-1352  Fax (808) 523-1353  

E-Mail jmk@johnmknox.com  Web www.johnmknox.com 

Princess Ka‘iulani
(3-Year Construction Period)

Direct Construction Workers1 683

Direct Jobs from Purchases1 454

Total  Employment1,2 2,377

Total O‘ahu Worker Earnings (workers + purchases) 2,3 $192.7

Total O‘ahu Purchases Impact2,3 $92.2

Lost Net County Revenues During Construction2,3,4 $13.7

Lost Net State Revenues During Construction2,3 $17.1
1 Person-years      2 Includes indirect and induced effects 3millions of 2008 $s
4 Impact period for county revenues includes one additional year due to lag in property tax collections

     

 
June 3, 2009 

Mr. Greg S. Dickhens 
Executive Vice President 
Senior Advisor 
Kyo-Ya Management Company, Ltd. 
Sheraton Waikīkī Hotel, 2nd Floor 
2255 Kalākaua Avenue 
Honolulu, HI 96815  
 
 
Dear Mr. Dickhens: 
 
John M. Knox & Associates has completed its socioeconomic analysis for the Proposed 
Princess Ka‘iulani Renovation and Redevelopment Project. This analysis is for the purpose of 
quantifying the level of economic and population activity generated at the Project Site based on 
the Project’s planned parameters supplied to us by you and your associates in December 2008 
and early 2009. This report closely parallels our analysis of Kyo-Ya’s redevelopment of the 
nearby Moana Hotel Diamond Head Tower property, as the economic logic of the two studies is 
highly similar. 
 
 
SUMMARY OF RESULTS 
 
Construction Phase 
 
The Princess Ka‘iulani construction period will create nearly 2,400 person-years of employment 
on O‘ahu. It will generate $193 million in personal earning and inject $92 million into the O‘ahu 
economy. The one negative effect – lost net revenues to local government, due to temporarily 
reduced taxes during constructions – will be quickly made up by increased revenues when the 
renovated properties re-open (see following section). 
 

Summary Table A. Construction Impacts 
 

 
 
 
 
 
 
 
 
 
 
 
 
Operational Phase 
 

Economic benefits will be driven by increased visitor spending from an increase in retail and 
food and beverage facilities and a more upscale market, as well as higher property tax revenues 
from both the more valuable visitor aspects and also from premium residential units (taxed at  
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Princess Ka‘iulani
Operational Impacts

Additional Employment/Year1

On-Site Direct Jobs 295

Total  Employment2 569

Additional Worker Earnings/Year3

Direct from Increased Visitor Spendng $7.6

Total Additional Earnings2 $14.9

Additional Economic Output/Year3

Increased Annual Visitor Spending $14.5

Increased Total Ouput from Spending2 $25.9

Net Additional Annual Revenues3

County: Year 2017 Minus Year 20092,4 $3.1

State: Year 2017 Minus Year 20092,4 $3.9
1Includes full- and part-time jobs. The full-time equivalent count would be about 81.6% of these numbers.
2Includes off-site direct, indirect, and induced jobs
3All dollar figures in millions of 2008 dolars
4Net revenues may increase slightly after 2017 due to more returned TAT as occupancy edges up.
 (Note: Revenues from TAT reflect new rates contained in Act 61 passed by Hawai‘i State Legislature.)

hotel rather than residential rates). On-site jobs will increase by 295. Total O‘ahu jobs (including 
off-site jobs from total visitor expenditures) will increase by about 569; annual earnings by $15 
million; and economic activity by nearly $26 million.  
 
Additionally, annual net revenues for both County and State governments will increase (by 
about $3.1 million a year for the County and $3.9 million for the State) when operations begin, 
rapidly making up for lost revenue during the construction phase. Thus, over the ten years 
following construction, the County governments will receive about $31 million more, and the 
State $39 million more, on a cumulative basis than without the project. 
 

Summary Table B. Operational Impacts 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
INTRODUCTION 
 
Kyo-Ya Hotels and Resorts, L P (“Kyo-Ya”) is requesting an SMA permit from the City and 
County of Honolulu for substantial changes to the existing Princess Ka‘iulani Hotel. The overall 
key changes are demolishing many of the existing hotel units, renovating others, and adding 
condo-hotel and residential units.  
 
The new project will essentially function as two separate hotels (generating higher ratios of 
employees per unit), with the new “Pikake Tower” also including a number of high-end 
residential units. On a net basis, the site facilities will be more valuable and cater to visitors who 
will have higher incomes and higher spending patterns than is currently the case.  
 
From the economic perspective, the key numerical (unit and square footage) changes to the 
Princess Ka‘iulani Hotel are as shown below in Table 1: 
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Current Planned Change
Ainahau Tower
    Studio 660         660         -         
    One bedroom suites 6            6            -         

Remainder of property
  Hotel Units 474         -         (474)       

  Condo-Hotel
    One bedroom (total; in and out of  visitor pool) -         105         105         
    Studio (total; in and out of  visitor pool) -         105         105         
    -- In visitor pool (half 1-bedroom, half studio) -         179        179        
  Residential units -         61          61          
Total Units 1,140      937         (203)       

Retail square feet leasable 24,491    82,000    57,509    
Meeting area square feet 11,518    12,000    482         
Parking spaces 582         749         167         

Number Units
Table 1. Comparison of Current Vs. Planned Project Characteristics 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
We developed impact estimates of the following socioeconomic indicators: 
 
Employment Impacts – Direct, Indirect & Induced 
 

 Construction 
 Operational 
 
Population Supported 
 

 Construction 
 Operational – Visitor and Resident 
 
Expenditures in Local Economy – Direct, Indirect & Induced 
 

 Construction 
 Operational – with attention to visitor expenditures both on and off the property 
 
Fiscal Cost-Revenue Analysis – State and County Levels 
 

 Government costs associated with both phases (average-cost method) 
 All sources of tax revenues, including construction, visitor taxes, and business receipts 
 
 
KEY STUDY RESULTS 
 
Construction 
 
The total cost to construct the Proposed Project is estimated at $496 million (2009 dollars), and 
construction will occur over an assumed three-year period, beginning approximately January 
2011. Total employment will be 683 person-years (averaging 228 annually). 
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Average Annual, 
2011-13

Total, 
Construction 

Period
Direct Construction Workers, off- and on-site 228 683
O‘ahu Type II Jobs Multiplier (Construction) 2.48 2.48
Total Jobs (Direct, Indirect/Induced) 519 1,556                   

Earnings from Direct Jobs 16.1$                   48.2$                   
Honolulu County Type II Earnings Multiplier (Construction) 1.86 1.86
Total Earnings (Direct, Indirect/Induced) 55.9$                   167.6$                

 O‘ahu 
Purchases 

Jobs 
(O‘ahu)

Earnings 
(O‘ahu)

Direct Project construction purchases 73.5$          454  $         13.9 
Indirect and induced impacts from Project purchases 18.7$          368  $         11.2 
Total direct, indirect, and induced impacts of Project purchases 92.2$         821  $         25.2 

Project construction will entail wage, salary, and benefit payments to construction workers on-
site as well as administrative workers off-site or in offices at the site. Wages are estimated to 
total $48 million. We expect virtually all workers will be O‘ahu residents during the course of 
construction. 
 
These wages will also generate “ripple effects” in the local economy, as incomes earned by the 
direct construction workers re-spend their incomes locally. These are called “indirect and 
induced” impacts and are a multiple of the original payments for labor generated by onsite 
construction needs. To estimate indirect and induced impacts, we used the Hawai‘i Input-Output 
Model developed and used at DBEDT, a well-known and accepted model used frequently for 
project such as this. The inclusion of multiplier effects results in a total impact on earnings 
arising from Project construction wage payments of $168 million. 
 
Table 2 summarizes the direct, and indirect and induced impacts of Project construction 
employment and income. 
 

Table 2. Direct, indirect and induced impacts on jobs and earnings, Princess 
Ka‘iulani Renovation and Redevelopment Project, construction phase 

(dollar figures = millions of 2008 dollars) 
 

 
 
 
 
 
 
 
 
 
In addition, Project purchases of goods and services for construction from O‘ahu vendors will 
total $73 million. These construction purchases will generate additional indirect and induced 
impacts in the local economy, as firms selling goods and services to the Project directly, in turn, 
purchase their product inputs directly (“indirect impacts”), and workers at these firms re-spend 
their incomes locally (“induced impacts”). The Hawai‘i Input-Output Model was also used to 
estimate these impacts. Project construction would result in additions of 821 worker-years to the 
economy in addition to the 519 supported by wage payments (Table 2), as well as substantial 
additions earnings, and to output from purchases. Table 3 summarizes the results of this 
analysis. 
 
Table 3. Total direct, indirect, and induced impacts on output, jobs, and earnings, 

from construction purchases 
(dollar figures = millions of 2008 dollars) 
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Current Planned Change Current Planned Change Current Planned Change
Ainahau Tower
    Studio 660                   660                   -                            883             953             70 322,228  347,860  25,632     
    One bedroom suites 6                       6                       -                                8                 9               1 2,929      3,162      233          
    Two bedroom suites -                   -                   -                              -                 -                -   -          -          -           
Remainder of property
  Hotel Units 474                   -                   (474)                          634               -            (634) 231,418  -          (231,418)  
  Condo-Hotel
    One bedroom -                   105                   105                              -               144           144 -          52,429    52,429     
    --In visitor pool -                   89                    89                               -              122           122 -         44,564   44,564     
  Residential units -                   61                     61                               -               153           153 -          -          -           
TOTALS 1,140                937                   (203)                        1,525           1,457             (68) 559,505  479,430  (80,307)    

Number Units Total Population
Visitor-days (not including 

residents)

Operations 
 
The analysis examined two primary characteristics:  (1) Activities on the site itself, and (2) total 
islandwide activities generated by on-site activities. 
 
It is notable that the Proposed Project entails fewer hotel or residential units on the property, 
reducing the population spending nights on-site. Counter to this, the employment on-site will 
increase, primarily due to increased retail space. The site’s improvements will all be more 
upscale than those currently existing, increasing both likely per-capita spending of resident 
visitors,1 and the sales-per-square-foot of retail shops. In the net, these downsizing (yet 
“upscaling”) factors are predicted to mean that the net fiscal balances attributable to the 
Proposed Project will be slightly more favorable than is currently the case (i.e., government 
revenues will exceed government costs).   
 
A further change to the on-site activity from the Proposed Project is the occupancy assumed for 
the project.  Current occupancy rates are approximately 70 percent; with the Project, long-run 
average occupancy is assumed to grow, averaging about 84 percent between 2014 (the Project 
opening) and 2017, a result of the market repositioning inherent in the higher-value 
accommodations and amenities provided. 
 
 
On-Site Resident Population 

 
An important study result is the number of persons who will live and work at the site once 
operations have begun. These include visitors using the hotel and condo-hotel, full-time 
residents, and employees.2  
 
Compared to its existing average daily census of transient occupants of 1,525 persons, the 
Project will have a slightly reduced average daily census of 1,457. A small increase in the 
number of permanent residents will occur, but the total net number of short- and long-term 
residents will decrease by an average of 68 persons. Table 4 below summarizes this result. The 
results also show a reduction in the number of transient visitor-days accommodated on-site. 
 

Table 4. Summary: Temporary and permanent residents, on-site 
 
 
 
 
 
 
 
 
 
 

                                            
1 We estimate that the visitors staying at the Proposed Project will spend 50% more per capita than 
existing visitors (average visitor per capita spending data from DBEDT). 
2 Others using the Project facilities will include shoppers and conference-meeting attendees, and 
miscellaneous non-resident visitors and delivery persons. These persons were not addressed in our 
analysis. 
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Current 
FTE

Planned 
FTE

Change in 
FTE

Current 
Total Full- 
& Part-
Time 
Employee 
Count

Planned 
Total Full- 
& Part-
Time 
Employee 
Count

Change 
Total Full- 
& Part-
Time 
Employee 
Count

All hotel staff 454          493          39            557          604          48            
Retail shops 133          334          201          163          410          247          
TOTAL 587          827          240          720          1,014       295          

Current Projected Change
Number visitor days 559,505   479,430   (80,074)    
Average spending/capita/day 185.91$   247.27$   61.35$     
Jobs
Total job impacts, visitor spending 3,977       4,546       569          
Earnings
Total impacts on earnings, visitor spending 104.5$     119.4$     14.9$       
Output
Total impacts on output, visitor spending 184.0$    209.9$     25.9$      

The number of on-site workers will increase by some 240 FTE positions, with hotel staff 
increasing slightly – due to the increase in service levels associated with separate hotel 
structures – and retail employment increasing substantially. Table 5 shows current and planned 
FTEs (full-time equivalent workers), as well as the number of actual workers on site.  
 

Table 5. Summary, on-site workers 
 

 
 
 
 
 
 
 
 
 
 
However, on-site jobs represent only a portion of total jobs from visitor expenditures, many of 
which are generated elsewhere in Waikīkī and throughout the island. The remainder of the 
impacts are addressed below. 
 
 
Total Jobs, Incomes, and Economic Activity from Visitor Spending 

 
The Proposed Project will have a positive impact on tourist-industry employment and income. 
This result will occur as a result of the countervailing influences of its lowered number of hotel 
units versus its attraction of higher-spending occupants. 
 
The trend among Waikīkī transient accommodations has been to upscale their facilities, in part 
to attract higher-income visitors and in part to conduct regular maintenance. The Proposed 
Project is a part of this overall trend, which is changing the overall target market for many 
hotels. It is evident that without such maintenance and upgrading, the overall success of the 
Waikīkī “brand” would diminish. 
 
Table 6 shows that the overall effect of the Proposed Project on visitor-industry jobs and income 
will be about 14% over current conditions. This estimate is conservative since it is based on 
holding the first-year (2011) expected occupancy rate of 76% constant for subsequent, although 
it is projected to grow over time from that level.  
 

Table 6. Impacts on total annual direct, indirect, and induced jobs and incomes 
from visitor spending 

(dollar figures = millions of 2008 dollars) 
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Impacts on Governmental Revenues and Costs 
 
Table 7 shows that the Proposed Project is projected to result in net positive impacts on 
Honolulu City and County fiscal balances. For the County, the net annual benefits will increase 
from $4.2 million in 2009 to nearly $7.3 million by 2017, when the facilities should be operating 
at a long-run stable utilization level. The primary influence will be increases in property taxes 
paid from site improvements. During the construction period only, small fiscal deficits of 
between $0.6 million in 2012 to $1.5 million in 2014 are predicted. These fiscal deficits would 
occur as property taxes decline during construction, and reflect the one-year lag between 
property re-assessment and actual payment. The temporary deficits are more than 
compensated for an annual basis by the subsequent increases over present levels. By early 
2019, the Project would have generated the same cumulative net County revenues as would be 
the case if current net revenues were left in place, and thereafter the County would show an 
increasingly revenue-positive impact from the Project.  
 
Table 7 also shows that the State will also experience increased fiscal balance from the Project. 
Annual Net Revenues (tax receipts less government costs of services) will increase from $8.8 
million in 2009 to $12.7 million by 2017. However, smaller surpluses (as low as $2.5 million) are 
projected for the construction years of 2011-2013. The drop in net revenues for the State will 
again be compensated for by subsequent increases. By 2019, the Project would have 
generated the same cumulative net State revenues as would be the case if current net revenues 
were left in place, and thereafter the State would show an increasingly revenue-positive impact 
from the Project. 
 
Thus, given the differences between annual net revenues at present vs. those in the future, ten 
years after the project is complete, the County will have received roughly $31 million more, and 
the State $39 million more, on a cumulative basis than they would under current conditions. 
(This is also likely a conservative statement, as aging properties over time are likely to be 
generate lower annual tax revenues than the 2009 values shown in Table 7.) 
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2009 2010 2011 2012 2013 2014 2015 2016 2017
Total 

(2011-2017)

County Revenues From Project $7,922 $8,033 $6,628 $1,460 $1,416 $3,174 $11,676 $11,827 $11,925 $48,106
Property Tax $7,063 $7,063 $6,628 $1,460 $1,416 $2,068 $10,446 $10,446 $10,446 $42,910
   Property Tax From Project Site $6,450 $6,450 $6,450 $1,205 $1,205 $1,205 $9,583 $9,583 $9,583 $38,811
   Property Tax From Indirect Workers $613 $613 $178 $256 $211 $863 $863 $863 $863 $4,099
TAT (Returned From State) $859 $970 $0 $0 $0 $1,106 $1,230 $1,381 $1,479 $5,196

Costs Of County Services From Project $3,765 $3,765 $1,411 $2,027 $1,672 $4,655 $4,655 $4,655 $4,655 $23,729
Service Costs For Operational Workers $1,110 $1,110 $0 $0 $0 $1,563 $1,563 $1,563 $1,563 $6,254
Service Costs For Operational Workers' Dependents $1,220 $1,220 $0 $0 $0 $1,720 $1,720 $1,720 $1,720 $6,879
Service Costs For Construction Workers $0 $0 $1,056 $1,517 $1,251 $0 $0 $0 $0 $3,824
Service Costs For Construction Workers' Dependents $0 $0 $355 $510 $420 $0 $0 $0 $0 $1,285
Service Costs For Visitors $1,435 $1,435 $0 $0 $0 $1,372 $1,372 $1,372 $1,372 $5,487

Net County Revenues $4,156 $4,267 $5,217 -$566 -$256 -$1,481 $7,021 $7,172 $7,270 $24,377

2009 2010 2011 2012 2013 2014 2015 2016 2017
Total 

(2011-2017)

State Revenues From Project $17,679 $17,989 $4,705 $6,962 $5,835 $23,483 $23,860 $24,305 $24,603 $113,752
General Excise Tax $12,464 $12,464 $1,491 $2,202 $1,848 $16,926 $23,860 $24,305 $24,603 $73,404
Personal & Corporate Taxes $1,575 $1,575 $3,116 $4,620 $3,871 $1,975 $16,955 $16,979 $17,003 $19,509
TAT (Retained) $2,400 $2,710 $0 $0 $0 $3,090 $1,975 $1,975 $1,975 $14,517
Other Excise Taxes & Fees $1,240 $1,240 $97 $140 $115 $1,492 $3,437 $3,858 $4,132 $6,322

Costs Of State Services From Project $8,839 $8,839 $2,217 $3,186 $2,627 $11,905 $11,905 $11,905 $11,905 $55,651
Service Costs For Operational Workers $3,632 $3,632 $0 $0 $0 $5,118 $11,905 $11,905 $11,905 $20,471
Service Costs For Operational Workers' Dependents $3,995 $3,995 $0 $0 $0 $5,630 $5,118 $5,118 $5,118 $22,518
Service Costs For Construction Workers $0 $0 $1,056 $1,517 $1,251 $0 $5,630 $5,630 $5,630 $3,824
Service Costs For Construction Workers' Dependents $0 $0 $1,161 $1,669 $1,376 $0 $0 $0 $0 $4,206
Service Costs For Visitors $1,212 $1,212 $0 $0 $0 $1,158 $1,158 $1,158 $1,158 $4,632

Net State Revenues $8,841 $9,151 $2,487 $3,776 $3,207 $11,578 $11,954 $12,400 $12,697 $58,100

 
Table 7. Summary of Project impacts on government revenues and costs (and estimated 2009-10 conditions) 

(dollar figures = thousands of 2008 dollars) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Notes:   
(1) Estimated 2009 information is presented to provide a baseline for comparison to subsequent years but figures are not included in 2011-2017 totals. 
(2) The fiscal balances analysis did not address the 0.5% Honolulu General Excise Tax (which would be a benefit of the Proposed Project to City/County of Honolulu), because 

the tax is dedicated to transit projects. Although the future GET revenues for this fund will increase, the corresponding costs of transit attributable to users of the Project 
cannot readily be quantified. 

 
 



APPENDIX 11
John M. Knox & Associates socioeconomic analysis dated June 3, 2009 

for the proposed Diamond Head Tower project



 

JOHN M. KNOX & ASSOCIATES, INC. 

______________________________________________________ 
1001 Bishop St., ASB Tower 1542  Honolulu, HI  96813 USA  Phone (808) 523-1352  Fax (808) 523-1353  

E-Mail jmk@johnmknox.com  Web www.johnmknox.com 

Diamond Head Tower
(2-Year Construction Period)

Direct Construction Workers1 228

Direct Jobs from Purchases1 137

Total  Employment1,2 999

Total O‘ahu Worker Earnings (workers + purchases) 2,3 $91.3

Total O‘ahu Purchases Impact2,3 $46.5

Lost Net County Revenues During Construction2,3,4 $3.4

Lost Net State Revenues During Construction2,3 $4.2
1 Person-years      2 Includes indirect and induced effects 3millions of 2008 $s
4 Impact period for county revenues includes one additional year due to lag in property tax collections

     

    June 3, 2009 
Mr. Greg S. Dickhens 
Executive Vice President 
Senior Advisor 
Kyo-Ya Management Company, Ltd. 
Sheraton Waikīkī Hotel, 2nd Floor 
2255 Kalākaua Avenue 
Honolulu, HI 96815 
 
 
Dear Mr. Dickhens: 
 
John M. Knox & Associates has completed its socioeconomic analysis for the Proposed 
Diamond Head Tower (Moana Hotel) Redevelopment Project. This analysis is for the purpose of 
quantifying the level of economic and population activity generated at the Project Site based the 
Project’s planned parameters supplied to us by you and your associates in December 2008 and 
early 2009. This report closely parallels our analysis of Kyo-Ya’s redevelopment of the nearby 
Princess Ka‘iulani Hotel property, as the economic logic of the two studies is highly similar. 
 
 
SUMMARY OF RESULTS 
 
Construction Phase 
 
The Diamond Head Tower construction period will create nearly 1,000 person-years of 
employment on O‘ahu. It will generate $91 million in personal earnings and inject nearly $47 
million into the O‘ahu economy. The one negative effect – lost net revenues to local 
government, due to temporarily reduced taxes during constructions – will be quickly made up by 
increased revenues when the renovated properties re-open (see following section). 
 

Summary Table A. Construction Impacts 
 

 
 
 
 
 
 
 
 
 
 
 
 
Operational Phase 
 

Economic benefits will be driven by increased visitor spending from an increase in retail and 
food and beverage facilities and a more upscale market, as well as higher property tax revenues 
from both the more valuable visitor aspects and also from premium residential units (taxed at 
hotel rather than residential rates). On-site jobs will increase by 114. Total O‘ahu jobs will 
increase by about 935; annual earnings by $24 million; and economic activity by $36 million. 
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Diamond Head Tower
Operational Impacts

Additional Employment/Year1

On-Site Direct Jobs 114

Total  Employment2 935

Additional Worker Earnings/Year3

Direct from Increased Visitor Spendng $12.5

Total Additional Earnings2 $24.1

Additional Economic Output/Year3

Increased Annual Visitor Spending $20.0

Increased Total Ouput from Spending2 $36.0

Net Additional Annual Revenues3

County: Year 2017 Minus Year 20092,4 $3.1

State: Year 2017 Minus Year 20092,4 $0.9
1Includes full- and part-time jobs. The full-time equivalent count would be about 81.6% of these numbers.
2Includes off-site direct, indirect, and induced jobs
3All dollar figures in millions of 2008 dolars
4Net revenues may increase slightly after 2017 due to more returned TAT as occupancy edges up.
 (Note: Revenues from TAT reflect new rates contained in Act 61 passed by Hawai‘i State Legislature.)

Additionally, annual net revenues for both County and State governments will increase (by more 
than $3 million a year for the County and $900,000 for the State) when operations begin, rapidly 
making up for lost revenue during the construction phase. Thus, over the ten years following 
construction, the County governments will receive about $30 million more, and the State $9 
million more, on a cumulative basis than without the project. 

 
Summary Table B. Operational Impacts 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
INTRODUCTION 
 
Kyo-Ya Hotels and Resorts, L P (“Kyo-Ya”) is requesting an SMA permit from the City and 
County of Honolulu to rebuild the Diamond Head Tower adjacent to the Moana Hotel. The 
overall key changes are demolishing the existing building and constructing a new tower with 
both hotel and residential units. The visitor portions of the new Diamond Head Tower would 
function as a stand-alone hotel rather than – as at present – an annex to the Moana Hotel. It 
would thus have not only more units, but also more employment per unit. Retail space would be 
reduced, but more than compensated for by expansion at the nearby Princess Ka‘iulani. 
 
On a net basis, the site facilities will be more valuable and cater to visitors who will have higher 
incomes and higher spending patterns than is currently the case.  
 
From the economic perspective, the numerical (unit and square footage) changes to the 
Diamond Head Tower are as shown below in Table 1: 
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Diamond Head Tower Current Planned Change
 Hotel Units 141                 185                 44                  
    -- Studio 140                161                21                  
    -- One-bedroom suites 1                    24                  23                  
  Residential units -                 40                  40                  
Total Units 141                 225                 84                  

Retail square feet leasable 4,522              2,949              (1,573)            
Meeting area square feet -                 2,200              2,200              

Number Units
Table 1. Comparison of Current Vs. Planned Project Characteristics 

 
 
 
 
 
 
 
 
 
 
 
We developed impact estimates of the following socioeconomic indicators: 
 
Employment Impacts – Direct, Indirect & Induced 
 
 Construction 
 Operational 
 
Population Supported 
 
 Construction 
 Operational – Visitor and Resident 
 
Expenditures in Local Economy – Direct, Indirect & Induced 
 
 Construction 
 Operational – with attention to visitor expenditures both on and off the property 
 
Fiscal Cost-Revenue Analysis – State and County Levels 
 
 Government costs associated with both phases (average-cost method) 
 All sources of tax revenues, including construction, visitor taxes, and business receipts 
 
 
KEY STUDY RESULTS 
 
Construction 
 
The total cost to construct the Proposed Project is estimated at $142 million (2009 dollars), and 
construction will occur over an assumed two-year period, beginning approximately January 
2011. Total employment will be 228 person-years (averaging 114 annually). 
 
Project construction will entail wage, salary, and benefit payments to construction workers on-
site as well as administrative workers off-site or in offices at the site. Wages are estimated to 
total $35 million. We expect virtually all workers will be O‘ahu residents during the course of 
construction. 
 
These wages will also generate “ripple effects” in the local economy, as incomes earned by the 
direct construction workers re-spend their incomes locally. These are called “indirect and 
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induced” impacts and are a multiple of the original payments for labor generated by onsite 
construction needs. To estimate indirect and induced impacts, we used the Hawai‘i Input-Output 
Model developed and used at DBEDT, a well-known and accepted model used frequently for 
project such as this. The inclusion of multiplier effects results in a total impact on earnings 
arising from Project construction wage payments of $84 million. 
 
Table 2 summarizes the direct, and indirect and induced impacts of Project construction 
employment and income. 
 

Table 2. Direct, indirect and induced impacts on jobs and earnings, Diamond  
Head Tower Redevelopment Project, construction phase 

(dollar figures = millions of 2008 dollars) 
Average 
Annual, 
2011-12

Total, 
Construction 

Period
Direct Construction Workers, off- and on-site 114 228
O‘ahu Type II Jobs Multiplier (Construction) 2.48 2.48
Total Jobs (Direct, Indirect/Induced) 250 749
Earnings From Direct Jobs 17.4$              34.8$              
O‘ahu County Type II Earnings Multiplier (Construction) 1.86 1.86
Total Earnings (Direct, Indirect/Induced) 27.9$              83.7$              
 
In addition, Project purchases of goods and services for construction from O‘ahu vendors will 
total $41 million. These construction purchases will also generate indirect and induced impacts 
in the local economy, as firms selling goods and services to the Project directly, in turn, 
purchase their product inputs directly (“indirect impacts”), and workers at these firms re-spend 
their incomes locally (“induced impacts”). The Hawai‘i Input-Output Model was also used to 
estimate these impacts. Table 3 summarizes the results of this analysis. 
 
Table 3. Total direct, indirect and induced impacts on output, jobs and earnings, 

from construction purchases 
(dollar figures = millions of 2008 dollars) 

O‘ahu 
Purchases Jobs (O‘ahu)

Earnings 
(O‘ahu)

Direct Project construction purchases 40.8$              137  $               4.2 
Indirect and induced impacts from Project purchases 5.7$                112  $               3.4 
Total direct, indirect, and induced impacts from Project 
purchases 46.5$              250  $               7.7 

 
 
 
Operations 
 
The analysis examined two primary characteristics:  (1) Activities on the site itself, and (2) total 
islandwide activities generated by on-site activities. 
 
It is notable that the Proposed Project entails more hotel and residential units on the property, 
increasing the population spending nights on-site. Employment on site will also increase, due in 
part to increased retail space and in part to the new structure functioning as a self-contained 
hotel with its own front desk, motor court, and administrative personnel. The site’s 
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Current Planned Change Current Planned Change Current Planned Change
 Hotel Units 141           185         44           208         295           87            75,768       107,513     31,746       
    Studio 140           161         21           208         256           49            75,768       93,566       17,798       
    One bedroom suites 1               24           23           -          38             38            -            13,948       13,948       
  Residential units -            40           40           -          100           100          
Total 141           225         84           208         395           187          75,768       107,513     31,746       

Number Units Total Population
Visitor-days (not including 

residents)

improvements will all be more upscale than those currently existing, increasing both likely per-
capita spending of resident visitors,1 and the sales-per-square-foot of retail shops. In sum, these 
factors are predicted to mean that the net fiscal balances attributable to the Proposed Project 
will be more favorable than is currently the case (i.e., government revenues will exceed 
government costs).   
 
A further change to the on-site activity from the Proposed Project is the occupancy assumed for 
the project.  Current occupancy rates are approximately 70 percent; with the Project, long-run 
average occupancy is assumed to grow, averaging about 84 percent between 2014 (the Project 
opening) and 2017, a result of the market repositioning inherent in the higher-value 
accommodations and amenities provided. 
 
 
On-Site Resident Population 
 
An important study result is the number of persons who will live and work at the site once 
operations have begun. These include visitors using the hotel, full-time residents, and 
employees.2  Compared to its existing average daily census of 208 transient occupants, the 
Project will have an increasedd average daily census of 395 persons, including an additional 
100 full-time residents. Table 4 below summarizes this result. The results also show a forty 
percent increase in the number of transient visitor-days accommodated on-site. 
 

Table 4. Summary: Temporary and permanent residents, on site 
 
 
 
 
 
 
 
 
 
 
The number of on-site workers will increase by 93 FTE positions, with hotel staff increasing 
noticeably, despite a small decline in its retail employment. This reflects the previously-noted 
increase in property service levels. Table 5 shows current and planned FTEs and the number of 
workers on site. (Note that “on site” for the Project means the Diamond Head Tower itself. The 
Project is also likely to generate a small net number of additional jobs throughout the larger 
Moana property, as well as a substantial number of off-site direct jobs from increased levels of 
visitor spending.) 
 

                                            
1 We estimate that the visitors staying at the Proposed Project will spend 50% more per capita than 
existing visitors (average visitor per capita spending data from DBEDT). 
2 Others using the Project facilities will include shoppers and conference-meeting attendees, and 
miscellaneous non-resident visitors and delivery persons. These persons were not addressed in our 
analysis. 
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Table 5. Summary, on-site workers 

Current 
FTE

Planned 
FTE

Change in 
FTE

Current 
Total Full- 
& Part-
Time 
Employee 
Count

Planned 
Total Full- 
& Part-
Time 
Employee 
Count

Change in 
Total Full- & 
Part-Time 
Employee 
Count

All hotel staff 22 131 109           27             161            134              
Retail shops 25 9 (16)            31             11              (20)              
TOTAL 47 140 93 58 172 114  

 
Total Jobs, Incomes, and Economic Activity from Visitor Spending 

 
The Proposed Project will have a noticeably positive impact on tourist-industry employment and 
income. This result will occur as a result of its higher number of hotel units, as well as its 
attraction of higher-spending occupants. Table 6 shows that visitor spending, and the number of 
jobs and earnings supported, by persons staying at the Diamond Head Tower will more than 
double. 
 
The trend among Waikīkī transient accommodations has been to upscale their facilities, in part 
to attract higher-income visitors, and in part to conduct regular maintenance. The Proposed 
Project is a part of this overall trend, which is changing the overall target market for many 
hotels. It is evident that without such maintenance and upgrading, the overall success of the 
Waikīkī “brand” would diminish. 
 

Table 6. Impacts on annual direct, indirect, and induced jobs and incomes from 
visitor spending 

(dollar figures = millions of 2008 dollars) 
Current Projected Change

Number visitor days 75,768         107,513          31,746         
Average spending/capita/day 247.27$       278.87$          31.61$         
Jobs
Total jobs supported, visitor spending 729              1,664              935              
Earnings
Total impacts on earnings, visitor spending 19.1$           43.3$              24.1$           
Output
Total impacts on output, visitor spending 33.4$          69.3$              36.0$           

 
 

Impacts on Governmental Revenues and Costs 
 

Table 7 shows the Proposed Project is projected to result in net positive impacts on Honolulu 
City and County, and State of Hawai‘i fiscal balances. For the County, the net annual benefits 
(tax receipts less government costs of services) will increase from $1.3 million in 2009 to $4.5 
million by 2017, when the facilities should be operating at a long-run stable utilization level. The 
primary influence will be increases in property taxes paid from site improvements. Due to 
construction, a small fiscal deficit is predicted for 2012, along with reduced surpluses in 2011 
and 2013. These revenue losses would occur as property taxes decline during construction, and 
reflect the one-year lag between property re-assessment and actual payment. The temporary 
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revenue reductions are far exceeded by fiscal surpluses in later years, and the County’s fiscal 
return is already revenue-positive by 2014. 
 
Table 7 also shows that the State will gain increased fiscal balances from the Project. Annual 
net revenues will increase from $3.4 million in 2009 to $4.3 million by 2017. However, smaller 
surpluses (as low as $1.2 million) are projected for the construction years of 2011 and 2012, 
and to a lesser extent 2013. The total State fiscal balance from the Project will be revenue-
neutral as of 2018, and will then have a noticeably growing cumulative surplus with each year. 
 
Thus, given the differences between annual net revenues at present vs. those in the future, ten 
years after the project is complete, the County will have received roughly $30 million more, and 
the State $9 million more, on a cumulative basis than they would under current conditions. (This 
is also likely a conservative statement, as aging properties over time are likely to generate lower 
annual tax revenues than the 2009 values shown in Table 7.) 
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2009 2010 2011 2012 2013 2014 2015 2016 2017

Total 
(2011-
2017)

County Revenues From Project $1,735 $1,760 $1,582 $593 $1,004 $5,347 $5,381 $5,409 $5,437 $24,754

Property Tax $1,546 $1,546 $1,582 $593 $631 $4,933 $4,933 $4,933 $4,933 $22,539
   Property Tax From Project Site $1,497 $1,497 $1,497 $485 $485 $4,787 $4,787 $4,787 $4,787 $21,615
   Property Tax From New Workers $49 $49 $86 $108 $146 $146 $146 $146 $146 $924
TAT (Returned From State) $189 $214 $0 $0 $372 $414 $448 $476 $504 $2,216

Costs Of County Services From Project $382 $382 $679 $854 $986 $986 $986 $986 $986 $6,466
Service Costs For Operational Workers $89 $89 $0 $0 $264 $264 $264 $264 $264 $1,322
Service Costs For Operational Workers' Dependents $98 $98 $0 $0 $291 $291 $291 $291 $291 $1,454
Service Costs For Construction Workers $0 $0 $508 $640 $0 $0 $0 $0 $0 $1,148
Service Costs For Construction Workers' Dependents $0 $0 $171 $215 $0 $0 $0 $0 $0 $386
Service Costs For Visitors $195 $195 $0 $0 $431 $431 $431 $431 $431 $2,157

Net County Revenues $1,353 $1,377 $903 -$261 $17 $4,361 $4,395 $4,422 $4,451 $18,288

2009 2010 2011 2012 2013 2014 2015 2016 2017

Total 
(2011-
2017)

State Revenues From Project $4,210 $4,278 $2,220 $2,904 $6,477 $6,594 $6,690 $6,767 $6,847 $38,501

General Excise Tax $3,387 $3,387 $745 $961 $4,657 $4,657 $4,657 $4,658 $4,659 $24,994
Personal & Corporate Taxes $163 $163 $1,428 $1,885 $510 $510 $510 $510 $510 $5,861
TAT (Retained) $529 $597 $0 $0 $1,041 $1,158 $1,253 $1,330 $1,409 $6,190
Other Excise Taxes & Fees $131 $131 $47 $59 $270 $270 $270 $270 $270 $1,456

Costs Of State Services From Project $777 $777 $1,068 $1,343 $2,556 $2,556 $2,556 $2,556 $2,556 $15,189
Service Costs For Operational Workers $291 $291 $0 $0 $865 $865 $865 $865 $865 $4,326
Service Costs For Operational Workers' Dependents $321 $321 $0 $0 $952 $952 $952 $952 $952 $4,759
Service Costs For Construction Workers $0 $0 $508 $640 $0 $0 $0 $0 $0 $1,148
Service Costs For Construction Workers' Dependents $0 $0 $559 $703 $0 $0 $0 $0 $0 $1,263
Service Costs For Visitors $165 $165 $0 $0 $739 $739 $739 $739 $739 $3,693

Net State Revenues $3,433 $3,501 $1,153 $1,561 $3,922 $4,039 $4,134 $4,212 $4,292 $23,312

Table 7. Summary of Project impacts on government revenues and costs (and estimated 2009 conditions)  
(dollar figures = thousands of 2008 dollars) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Notes:   
(1) Estimated 2009 information is presented to provide a baseline for comparison to subsequent years but figures are not included in 2011-2017 totals. 
(2) The fiscal balances analysis did not address the 0.5% Honolulu General Excise Tax (which would be a benefit of the Proposed Project to City/County of Honolulu), because 

the tax is dedicated to transit projects. Although the future GET revenues for this fund will increase, the corresponding costs of transit attributable to users of the Project 
cannot readily be quantified. 
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John M. Knox & Associates socioeconomic analysis dated June 3, 2009 for the 

combined Princess Ka‘iulani and Diamond Head Tower projects



 

JOHN M. KNOX & ASSOCIATES, INC. 

______________________________________________________ 
1001 Bishop St., ASB Tower 1542  Honolulu, HI  96813 USA  Phone (808) 523-1352  Fax (808) 523-1353  

E-Mail jmk@johnmknox.com  Web www.johnmknox.com 

Princess Ka‘iulani Moana Diamond
(3-Year Construction Head Tower (2-Year COMBINED

Perid) Construction Period) TOTAL
Direct Construction Workers1 683 228 911

Direct Jobs from Purchases1 454 137 591

Total  Employment1,2 2,377 999 3,376

Total O‘ahu Worker Earnings (workers + purchases) 2,3 $192.7 $91.3 $284.0

Total O‘ahu Purchases Impact2,3 $92.2 $46.5 $138.7

Lost Net County Revenues During Construction2,3,4 $13.7 $3.4 $17.1

Lost Net State Revenues During Construction2,3 $17.1 $4.2 $21.2
1 Person-years 2 Includes indirect and induced effects 3millions of 2008 $s
4 Impact period for county revenues includes one additional year due to lag in property tax collections

 

June 3, 2009 
 

Princess Ka‘iulani and Moana Diamond Head Tower Renovation Projects: 
Summary of Economic Impacts 

 
 
Summary of Project Changes Relevant to Economic Impacts 
 
Kyo-ya Hotels and Resorts, L P (“Kyo-ya”) is proposing to redevelop the Princess Ka‘iulani  
Hotel and the Diamond Head Tower at the Moana Surfrider. Both projects are part of Kyo-ya’s 
long-term plan to renovate and reposition each of Kyo-ya’s hotels in Waikīkī. Kyo-ya has 
completed the renovation and rebranding of the Royal Hawaiian Hotel and the Moana Surfrider 
Hotel. By the end of 2009, Kyo-ya will have completed a five-year renovation of the Sheraton 
Waikīkī. These three projects represent a $250 million reinvestment in Kyo-ya’s Waikīkī hotels. 
The proposed redevelopment of the Princess Ka‘iulani and the Diamond Head Tower will add 
an additional $700 million investment in Waikiki and continue Kyo-ya’s efforts to improve 
Waikīkī as a world-class destination, as well as a viable source of employment for O‘ahu’s 
residents.  
 
 At the Princess Ka‘iulani, the existing Ainahau Tower will be left in place but upgraded, 

while the rest of the property will be substantially redeveloped. The redeveloped portions 
include a new condo-hotel and residential tower that will function as a separate property 
(thus increasing the ratio of on-site employment per unit) and a new two-level commercial 
podium that will substantially expand the property’s retail space. 

 
 At the Diamond Head Tower, the existing structure will be demolished and replaced by a 

new building that will also function as a self-contained property. The present Diamond Head 
Tower operates as an annex to the Moana Hotel, but the new tower will have its own front 
desk, motor court, food and beverage facilities. and administrative personnel. As with the 
Princess Ka‘iulani, the ratio of on-site employees per unit will increase. 

 
 
Construction Phase   
 

The Princess Ka‘iulani and Diamond Head Tower construction periods will create nearly 3,400 
person-years of employment on O‘ahu. They will generate $284 million in personal earning and 
inject nearly $140 million into the O‘ahu economy. The one negative effect – lost governmental 
net revenues, due to temporarily reduced taxes – will be quickly made up by increased 
revenues when the renovated properties re-open (see following section). 
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Summary: Combined Princess Ka‘iulani and Diamond Head Tower Economic Impacts Page 2 

Moana Diamond COMBINED
Princess Ka‘iulani Head Tower TOTAL

Additional Employment/Year1

On-Site Direct Jobs 295 114 408

Total Employment2 569 935 1,503

Additional Worker Earnings/Year3

Direct from Increased Visitor Spending $7.6 $12.5 $20.1

Total Additional Earnings2 $14.9 $24.1 $39.0

Additional Economic Output/Year3

Increased Annual Visitor Spending $14.5 $20.0 $34.5

Increased Total Ouput from Spending2 $25.9 $36.0 $61.9

Net Additional Annual Revenues3

County: Year 2017 Minus Year 20092,4 $3.1 $3.1 $6.2

State: Year 2017 Minus Year 20092,4 $3.9 $0.9 $4.7
1Includes full- and part-time jobs. The full-time equivalent count would be about 81.6% of these numbers.
2Off-site direct, indirect, and induced impacts. PK on-site jobs are higher as % of total due to large retail complex.
3All dollar figures in millions of 2008 dolars
4Net revenues may increase slightly after 2017 due to more returned TAT as occupancy edges up.
 (Note: Revenues from TAT reflect new rates contained in Act 61 passed by Hawai‘i State Legislature.)

 
Operational Phase 
 

Economic benefits will be driven by increased visitor spending from a more upscale market, as 
well as higher property tax revenues from both the more valuable visitor aspects and also from 
premium residential units (taxed at hotel rather than residential rates). Total O‘ahu jobs will 
increase by about 1,500; annual earnings by $39 million; and economic activity by nearly $62 
million. Both the State and the City and County will enjoy a higher level of annual net revenues 
from the properties than at present – $6.2 million more per year for the County and $4.7 million 
for the State. Because of this, for the two projects combined, net government revenue lost in 
construction will have been made up for the County by 2016 and for the State by 2019. After 
these dates, both levels of government will have higher levels of revenues after costs than at 
the present time. Over the ten years following construction, the County governments will receive 
about $62 million more, and the State $47 million more, on a cumulative basis than without the 
projects. 
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