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1.0 DESCRIPTION OF THE PROPOSED ACTION

This Draft Environmental Assessment (DEA) has been prepared in accordance with the
requirements of Chapter 343, Hawai‘i Revised Statutes and Title 11, Chapter 200, Hawai‘i
Administrative Rules, Department of Health, State of Hawai‘i. The proposed action involves
consolidation and subdivision of parcels, change of zone from Residential District (R-5) to
Neighborhood Business District (B-1), and from General Agricultural District (AG-2) to Country
District. The project will include the preservation and refurbishment of selected historic structures,
the demolition of deteriorated buildings, construction of commercial buildings and parking area,
and installation of infrastructure to support the redevelopment.

1.1 PROJECT INFORMATION SUMMARY

Type of Document:
Project Name:

Applicant:

Accepting Agency:

Ch. 343, HRS Trigger:

Project Location:
Tax Map Key:

Fee Landowner:

Land Area:

State Land Use Designation:

Sustainable Community
Development Plan:

Sustainable Community
Development Plan
Land Use Map:

Zoning:

Flood Zone:

Anticipated Determination:

Draft Environmental Assessment (DEA)
Hale’iwa Commercial Redevelopment

Kamehameha Schools (KS)
567 S. King St, Honolulu, HI 96813

City & County of Honolulu
Department of Planning and Permitting (DPP)
650 S. King St, Honolulu, HI 96813

Use of Public Right of Way (State), Major Zone Change
(County)

Kamehameha Highway from Mahaulu Lane to Kewalo Lane
(1) 6-6-004:013-19, 27, 28, and 32

Trustees of the Estate of Bernice Pauahi Bishop
dba Kamehameha Schools

4.22 acres
Urban District
North Shore

Country Town

Neighborhood Business District (B-1), Residential District (R-
5), and General Agricultural District (AG-2)

Zone X (outside 500-year floodplain)
Finding of No Significant Impact (FONSI)
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1.2 OVERVIEW OF PROPOSED PROJECT

Kamehameha Schools (KS) is proposing to redevelop its commercial properties located in Hale‘iwa
along Kamehameha Highway from Mahaulu Lane to Kewalo Lane (see Figure 1.1). These
properties include the popular Matsumoto and Aoki Shave Ice businesses. Refer to Figure 1.2 for
parcel maps.

The intent of this redevelopment project is to revitalize existing businesses and provide essential
infrastructure, while retaining the rural scale and plantation character of the Hale‘iwa Special
District. The redevelopment will expand existing retail frontage with a combination of new in-line
storefronts and preservation or reconstruction of selected historic structures (as defined in Hale‘iwa
Special District Ordinance). The project will also increase pedestrian walkways and safety,
provide a central gathering place, improve area drainage, and improve traffic flow with a newly
constructed rear parking lot. The existing properties support approximately 14,000 SF of Gross
Leasable Area (GLA), while the final build-out of the proposed redevelopment will provide up to
30,000 SF of GLA.

The proposed project area is designated as “Urban” according to the State Land Use Commission’s
State of Hawai‘i Land Use Classification (Figure 1.3). Land uses in urban areas are under
respective counties’ jurisdiction. The frontage of the project is currently zoned Residential District
(R-5) and Neighborhood Business District (B-1) (Figure 1.4).

The residential zoning reflects historic land use of storeowners who lived on the site. The current
and proposed commercial uses are nonconforming with the residential zoning. The proposed
action, therefore, involves consolidation and subdivision of parcels and change of zone to bring
the uses into conformance.

Parcels fronting Kamehameha Highway will require zone change from Residential District (R-5) to
Neighborhood Business District (B-1). Parcels located behind the commercial frontage will require
zone change from General Agricultural District (AG-2) to Country District to allow parking uses.
Figure 1.5 shows the proposed subdivision plan and the proposed change of zone.

As long term landholders, especially in the community of the North Shore, KS values the
importance to incorporate “green” and Leadership in Energy and Environmental Design (LEED)
construction elements. Implementation of sustainable design elements will be determined based
on feasibility of the project. In addition to these elements, KS will evaluate the potential of
incorporating renewable energy (e.g. solar hot water, photovoltaics), recycled wastewater and
energy efficient design.
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Figure 1.4 Current City and County of Honolulu Zoning Map
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1.3 PURPOSE OF THE PROJECT

The purpose of the proposed redevelopment is to fulfill KS’s strategic plan and implement KS
North Shore Master Plan.

The KS Strategic Plan 2000-2015 (“Strategic Plan”) was completed in September 2000 and
includes seven of goals and priorities. This project addresses Goals 5 & 6 of the Strategic Plan.

Goal 5: KS will optimize the value and use of current financial and non-financial resources and
actively seek and develop new resources.

Goal 6: KS will malama i ka’aina: practice ethical, prudent and culturally appropriate stewardship
of lands and resources.

The proposed redevelopment will bolster the KS mission by generating greater financial yields on
its asset value than is currently realized. These additional revenues will be utilized to support KS
educational operations and thus enhance the sustainability of the trust.

The KS North Shore Master Plan was completed in March 2008. The plan, which was prepared
with significant input and consultation with the community and public agencies, consisted of the
following six general planning elements:

* Increase natural and culture resource stewardship and management;
e Expand educational opportunities;

e Establish alternative energy uses;

e Enhance diversified agriculture & food production;

e Develop/redevelop rural commercial; and

e Develop rural residential.

The plan called for seven catalyst projects as part of the implementation process. The proposed
project specifically addresses Phase 1 (Entitlement & Predevelopment Phase) of Catalyst Project #4
“Matsumoto Redevelopment Project”. A major objective of the project is an economic purpose, to
increase the long-term lease rent revenue from this asset. A recent market study shows that there
are demands for more retail space in the North Shore area. While majority of the retail
establishments in Hale‘iwa focus primarily on tourism market, this commercial development
project will also cater to local residents’ needs. The higher objective of this project is bettering the
whole of Hale‘iwa as part of the overall North Shore community. KS is committed to redeveloping
this commercial asset in a manner that supports the community’s vision to retain and enhance
Hale‘iwa’s historic country character.

The retail space demand for the project was projected at approximately 30,000 sq.ft. The current
retail composition for Hale‘iwa is heavily weighted towards the tourist/transient market segment.
A large percentage of the region’s sales are generated from the transient market. Consumer
expenditures by the local resident markets are being spent outside the North Shore trade area. This
creates a sizeable opportunity for retailers that target the local resident market. Recent broker
interviews indicate there is a healthy interest from restaurants and retailers seeking to establish a
presence in Hale‘iwa.

A major goal of the project is to improve the pedestrian connectivity and preserve the rural main
street character of historic Haleiwa Town. To support this goal, the project will feature a central

1-8
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gathering place and shaded courtyards. Further creation of walking pathways to address safety
considerations of leisure-oriented pedestrians is vitally important to address existing conditions:

. Reduce and remove long customer lines that cue into street edge and traffic

J Separate pedestrians and vehicles with landscaping and improvements

. Provide safe photo taking opportunities to discourage darting into traffic to take
photographs

o Manage access and organize parking ingress and egress points

1.4 PROJECT LOCATION AND SITE CHARACTERISTICS

The proposed project is located in the historic Hale’iwa town of Oahu’s North Shore along
Kamehameha Highway, which is the main street through Hale‘iwa town. Located less than five
miles from world-famous surf spots, Hale‘iwa serves as an economic hub of the North Shore. The
area offers one of Hawaii’s unique rural commercial settings, dating back to the plantation era in
the late 1800s.

The project site is bordered by retail stores to the north, Kamehameha Highway to the east,
Hale‘iwa Town Center to the south, and agricultural lands to the west. The neighborhoods
surrounding the project site consist primarily of low-rise residential and low-rise commercial uses.

1.5 PHYSICAL CHARACTERISTICS OF THE PROJECT

A preliminary conceptual site plan and building elevations have been developed, as well as an
assessment for deferred maintenance of the buildings. The plan consisted of rehabbing the existing
buildings that are in working condition, while razing and replacing those that are obsolete and
with significant deferred maintenance.

The preliminary conceptual site plan is presented in Figure 1.6). The development will include
construction of new retail buildings and additions to the existing buildings. All of the new
buildings/additions will be one story high. A gathering courtyard is also being proposed on the
existing Matsumoto store’s parking lot. This shaded courtyard will serve as the central gathering
place for the community and visitors at the center. A new 112-stall parking lot with bus loading
spaces will be constructed on a portion of the current agricultural-zoned lands, behind the
commercial storefront. The final build out of the project will provide up to 30,000 SF of Gross
Leasable Area (GLA) of the existing buildings and the new buildings combined.

Sustainability features will be incorporated or pre-wired for future incorporation where
appropriate. The construction of the new buildings will provide an opportunity for pedestrian
walkway and landscape improvements along Kamehameha Highway. These improvements will
create buffer between pedestrians and vehicles, offering a safe and pedestrian friendly environment
while enhancing the historic scenic view along the highway.

The architectural/landscape design of the proposed project will adhere to the City and County of
Honolulu’s Hale‘iwa Special District Design Guidelines.

1-9
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Building Programs and Hours of Operation

The proposed redevelopment will add about 15,000 SF of GLA from the existing 13,477 SF of GLA
(see Table 1.1). KS is committed to perpetuating local cultures and supporting local businesses.
The proposed project will have a tenant mix of approximately 50% food and beverage tenants and
50% retail and office tenants. The establishments mix will cater to both local residents and
visitors. A gathering space located at the courtyard will be used for various activities that
perpetuate local culture and economy, for example, farmer's market, cooking demonstrations, and
performances.

The expected hours of operation for restaurant tenants are Monday to Friday, 11 am - 9:30 pm and
Saturday and Sunday, 9 am to 9:30 pm. Hours of operation for all other tenants, including retail,
smaller F&B, office and “fruit stand” are Monday to Sunday, 10 am — 6 pm.
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Establishment Type

Gross Leasable Area (SF)

Retail
Retail 1 6,300
Retail 2 1,254
Retail 3 1,255
Retail 4 2,500
Retail 5 1,600
Retail 6 611
Retail 7 (currently Hale’iwa Eats) 1,250
Subtotal Retail 14,770 51%
Food and Beverages (F&B)
Matsumoto Shave Ice (existing) 1,296
Matsumoto Shave Ice (add on) 1,410
Matsumoto Shave Ice (lanai) 442
Fruit Stand 500
Restaurant 1 2,500
Restaurant 2 ( currently Global Creations) 1,612
Restaurant 2 (add on) 1,000
Restaurant 2 (Outdoor Dining Area) 900
Restaurant 3 2,500
Restaurant 3 (Outdoor Dining Area) 700
Subtotal F&B 12,860 44%
Office
Office 1,500
Subtotal Office 1,500 5%
TOTAL 29,130 100%
Table 1.1: Hale‘iwa Commercial Redevelopment Space Program
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Circulation and Off-Street Parking

The new 112-stall asphalted parking area will have two access points off the existing roadways,
which include Mahaulu Lane and Hale‘iwa Town Center driveway. A bus loading area will also
be located in the parking lot area, with a direct pedestrian connection to the plaza and two rear
courtyards. Currently, tourists are being dropped off from the bus along Kamehameha Highway
which poses pedestrian safety and traffic concerns. The on-site bus loading area will help increase
pedestrian safety and improve traffic flow along Kamehameha Highway.

1.6 DEVELOPMENT SCHEDULE AND SUMMARY OF PROJECT COSTS

The Hale'iwa Commercial Redevelopment Project will be implemented in phases to minimize
impacts on tenants’ business operations and to the surrounding area. The construction is expected
to begin in 2013 and be completed in 12 to 18 months depending on project phasing. The vertical
costs and the infrastructure improvement costs for this redevelopment are estimated at $5 million
and $1.8 million respectively (excluding road improvement costs).

1.7 PERMITS AND APPROVALS REQUIRED
The following permits and approvals will be required from the City and County of Honolulu:

Change of Zone: The project site is currently zoned Residential District (R-5), Neighborhood
Business District (B-1), and General Agricultural District (AG-2). A Change of Zone to
Neighborhood Business District (B-1) for parcels fronting Kamehameha Highway and Country
District for parcels located behind the commercial frontage is proposed to allow for commercial
and parking use.

Consolidation and Subdivision: A Consolidation and Subdivision Application will be filed to
consolidate and subdivide the property parcels to correspond with the proposed development and
Change of Zone.

Hale‘iwa Special District Permit (Major): The project is located in Hale‘iwa Special District and
includes major modification/addition and demolition to historic structures visible from
Kamehameha Highway and those listed in Exhibit 21-9.17 in the Revised Ordinance of Honolulu.
A Special Design District Permit (Major) is required for such actions. A Special Design District
Permit (Minor) is typically required for removal of trees that are over six inches in diameter and are
visible from Kamehameha Highway. However, the site plan and landscape plan submitted as part
of the Special Design District Permit (Major) will fulfill this requirement.

Joint Development Agreement (JDA) and Conditional Use Permit (Minor): A Joint Development
Agreement is required for development of two or more adjacent zoning lots under a single project.
A Conditional Use Permit (Minor) is also required for the joint use/off site parking facility and
wastewater treatment unit will be located on a portion of the proposed Country District parcel.
The parking facility and wastewater treatment unit are intended to serve the commercial uses on
the Neighborhood Business District (B-1) parcel.

Required Permits for Construction: Several approvals will be required from the City and County of
Honolulu and State of Hawai’i to implement the redevelopment, including:
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State of Hawai’i

. National Pollutant Discharge Elimination System (NPDES) Permit — Storm water
(State Department of Health)

. Wastewater System (DOH)

City and County of Honolulu

. Building Permit for Buildings, Electrical, Plumbing, and Sidewalk/Driveway Work
(Department of Planning and Permitting)

. Grading, Grubbing and Stockpiling Permit (Department of Planning and Permitting)

. Demolition Permit
. Water System (Board of Water Supply)
. Street Usage Permit (Department of Transportation Services)

1.8  Agencies, Organizations and Individuals Contacted during the Pre-Consultation Process

The following agencies and groups with jurisdiction or potential interest have been
consulted/contacted in the preparation of the Environmental Assessment of the planned project.
Also, on Saturday February 12 KS held a public gathering at Emerson Hall, at which the Hale‘iwa
Commercial Redevelopment Project was presented in concept to attendees (100+/-), and
comments were gathered.

State of Hawai‘i

State Senator Laura Figueira, District 22

State Representative Gil Riviere, District 46

Department of Business, Economic Development & Tourism — Planning Office
Department of Health- Environmental Planning Office

Department of Land and Natural Resources (DLNR)

DLNR, Historic Preservation Division

Department of Transportation

Office of Environmental Quality Control

Office of Hawaiian Affairs

City and County of Honolulu

Office of the Mayor

Council Member Ernie Martin, District 2
Board of Water Supply

Department of Design and Construction
Department of Environmental Services
Department of Facility Maintenance
Department of Planning and Permitting
Department of Planning and Permitting — Traffic Review Branch
Department of Transportation Services
Fire Department

Police Department

Federal Agencies
US Fish and Wildlife Service
US Army Corps of Engineers
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Individuals, Community Groups, Surrounding Businesses, and Land Owners
North Shore Neighborhood Board #27

North Shore Chamber of Commerce

Haleiwa Town Center,LLC

Kumpang and Ronald Soroos

Morioka Family Trust

Ming-Li Wang and David Robichaux

Janet and Charles Fujimoto

Wilma and Ronald Ward

First Hawaiian Bank

Stanley and Noriko Matsumoto

Cathy and Michael Aoki

Wayne and Grace Shimamoto

North Shore Trading Company, Inc

Liliuokalani Protestant Church

Hawaii Conference Foundation

Adela Valmoja

Marlene Abrigo

Joel Asato

Gladys Awai-Lennox

Jan Becket

Diane Canon

Emmaline Causey

Malia Evans

Phyllis “Coochie” Cayan, State Historic Preservation Division, History and Culture Branch
Dino Harvest

Butch Helemano

Betty Jenkins

Thomas Lenchanko

Kawaika Mark McKeague, Chair, Oahu Island Burial Council
Clyde Namu‘o, Office of Hawaiian Affairs

Kunani Nihipali

Henry Preece

Cynthia Pua-Nichols, Waialua Hawaiian Civic Club
Leimaile Quiteves, Waialua representative, Oahu Island Burial Council
Paul Sensano

Thomas Shirai

Janell Chun Silva

John R Kaha‘i Topolinski

Owana Salazar

Lavina “Maile” Agadar

North Shore Outdoor Circle

Historic Hawai’‘i Foundation
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2.0 DESCRIPTION OF THE ENVIRONMENTAL SETTING,
POTENTIAL IMPACTS, AND MITIGATION MEASURES

This section describes the existing environmental setting and identifies possible short-term and
long-term impacts of the proposed project. Strategies to mitigate potential impacts are also
identified.

2.1 CLIMATE

Existing Conditions

The project site has a mild, semi-tropical climate of North Shore O‘ahu. The average maximum
daily temperature ranges from 78 °F to 87 °F, with an average minimum temperature ranging from
60 °F to 68 °F. Rainfall for this area is between 39 to 59 inches annually, with most of it occurring
between November and April.

Winds from the northeast, known as trade winds, are the most predominant over the Hawaiian
Islands. Typical wind velocities range from 3 to 14 knots. In the winter, there is a shift in the wind
patterns characterized by the arrival of the westerly “kona” winds. Westerly winds typically are
characterized by the presence of strong winds and high wave activity from the southwestern sector
of the Pacific.

Anticipated Impacts and Mitigation Measures
The proposed action will have no short-term or long-term effect on climatic conditions, therefore,
no mitigation measures are required.

2.2 TOPOGRAPHY

Existing Conditions

The project site generally slopes from the highway toward the shoreline. Elevations range from
approximately 20 feet above mean sea level (MSL) along the highway to an elevation of 15 feet in
the rear of the property. According to a topographic survey by Honolulu Land Consultants
conducted in 2008 (Figure 2.1), the area fronting Kamehameha Highway is approximately 6 to10
feet higher in elevation than the lowest undeveloped area towards the middle of the project site.
The elevations along the rear property line are approximately four feet higher than the lowest
undeveloped area, therefore creating a sump within the property.

Anticipated Impacts and Mitigation Measures

Short-term impacts to the site will include approximately 2,700 cubic yards of excavation and
7,100 cubic yards of embankment required for implementation of this project. There will be no
substantial alteration to the existing topography of the project site. Slight changes will be made to
the site topography to support drainage requirements and building sites. The current sump area
will be used as stormwater detention area. The topography of the area will not be significantly
changed. Grading permits, approved by the Hawaii State Department of Land and Natural
Resources Historic Preservation Division and DPP would be required for all grading activities.
During all phases of construction, erosion control practices would comply with State, County and
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Federal regulations. National Pollutant Discharge Elimination System (NPDES) general permit
coverage authorizing discharges of storm water associated with construction activities would be
required for the project from the State Department of Health, Environmental Management
Division, Clean Water Branch. Best management practices to control erosion during construction
would be a component of the NPDES permit. Mitigation measures related to soils and grading are
described in detail in the next section.

2.3 SOILS

Existing Conditions

According to the U.S. Department of Agriculture Soil Conservation Services (USDA) soil survey
data, the project area is consists of Hale‘iwa Silty Clay (HeA) and Kawaihapai Clay Loam (KIB) soil
series (Figure 2.2). Soils of the Hale‘iwa series consists of “well-drained soils on fans and in
drainage ways along the coastal plains...developed in alluvium derived from basic igneous
material...used for sugarcane, truck crops, and pasture”. Representative profile of this soil’s
surface layer is dark-brown silty clay about 17 inches thick. Permeability of this soil type is
moderate, runoff is very slow, and the erosion hazard is no more than slight.

Soils of the Kawaihapai series consist of “well-drained soils on fans and in drainage ways along the
coastal plains...formed in alluvium derived from basic igneous rock in humid uplands...used for
sugarcane, truck crops, and pasture.” Runoff for this soil type is slow, and the erosion hazard is
slight.

Anticipated Impacts and Mitigation Measures

Preparation of the land for construction will involve short-term impacts associated with clearing
and grading operations. Temporary erosion control measures will be incorporated during the
construction to minimize soil loss and erosion hazards. Best Management Practices will include
temporary sediment basins, temporary diversion berms and swales to intercept runoff, silt fences,
dust fences, inlet protection, slope protection, stabilized construction entrances and truck wash-
down areas. Periodic water spraying of loose soils will be implemented to minimize air-borne dirt
particles from reaching adjacent properties. Runoff will be controlled in compliance with the City
and County of Honolulu’s “Rules Relating to Storm Drainage Standards,” the City’s Grading
Ordinance, and NPDES construction stormwater permit conditions. Permanent sediment control
measures such as ground cover planting, hardscape, and other landscaping will be used once
construction is completed.
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NRCS Soils

HeA - Haleiwa silty clay, 0 to 2 percent slopes

- KIB - Kawaihapai clay loam, 2 to 6 percent slopes

Source: C&C Honolulu, 2010; State of Hawai'i, 2010; Group 70 Int'l, 2010,

Figure 2.2 Natural Resources Conservation Service (NRCS) Soils Survey Map
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2.4 SURFACE WATER, GROUNDWATER RESOURCES, AND DRAINAGE

Existing Conditions

According to Lyon Associates, Inc. (2011), runoff within the project vicinity generally flows from
property to property due to the lack of underground drainage collection system. The pavement
along Kamehameha Highway slopes downward in the direction from Kewalo Lane to Mahaulu
Lane. The sump area within the project site is prone to flooding. A 18-inch drain pipe provides
relief for the sump area and directs runoff in the direction of the adjacent property.

The Hale‘iwa Shopping Center drainage report prepared by Fukunaga & Associates (1976)
indicates that the guiding principle for development of the shopping center has a limitation of the
50-year peak flow discharge to downstream properties, such that the flows do not exceed
predevelopment flow rates. The report also identifies two ponding areas, with piped outlets to
attenuate the increase in peak runoff to adjacent properties.

A wetland delineation report prepared by AECOS, Inc in March 2011 (Appendix A) indicates that
there are three potential wetland areas on the project site, designated as area A, B, and C in Figure
2.3. However, the soil, vegetation, and hydrology data analysis indicates that only two areas (area
A and B) exhibit evidence of meeting the legal indications of wetlands based on the United States
Army Corps of Engineers 1987 Wetlands Delineation Manual. According to the Hawai‘i wetland
analysis protocol proposed in Erickson & Puttock (2006), wetland in area A is considered a
groundwater-driven/fresh/depression/mineral substrate palustrine wetland. Wetland in area B is
considered a precipitation driven/fresh/depression/mineral substrate palustrine wetland. Using the
Cowardin classification system (Cowardin et al., 1979), area A is classified as PUBHx and PUBH
(palustrine, unconsolidated bottom, permanently flooded excavated and palustrine,
unconsolidated bottom, permanently flooded) wetland. Area B is a PEM1C (palustrine, emergent,
persistent, seasonally flooded) wetland. The delineated area of wetland A is approximately 2,040
sq.ft. The delineated area of wetland B is approximately 2,380 sq.ft. These two wetlands are
possibly connected as part of a shallow local drainage ditch during periods of flooding and may be
connected to the larger wetland in proximity of the project area.

The project site is located in the Waialua system groundwater management area. The nearest
major surface water source, in proximity to the proposed site, is Anahulu River. The river is
located about 0.1 miles north of the project site and flows into Hale’iwa Small Boat Harbor. There
is no perennial or intermittent stream in or adjacent to the proposed project area. The project is
located in State of Hawai‘i Department of Health inland waters class 2 area. Nearest ocean waters
off the project site are designated as Class A waters (Hale‘iwa Small Boat Harbor). Beneficial uses
of Class A waters are fishing, swimming, surfing, recreational water activities, aesthetic enjoyment,
and beach going, which are all very popular in the area.

Anticipated Impacts and Mitigation Measures

There will be short-term impacts to drainage due to construction activities, which will be managed
under the Grading, Drainage and NPDES approvals. The drainage pattern with the completed
project will continue to follow the pre-development flow pattern. The site grading will also closely
follow the existing grades, to the extent possible.

The U.S. Army Corps of Engineer (USACE) is in the process of making its final jurisdictional
determination over the identified wetlands. If the USACE determines to take jurisdiction, a permit
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for any modification of the waters of the United States of America (Section 404, Clean Water Act)
will be required. If a Section 404 Permit is required, then Section 401, Water Quality Certification,
is also required. The DOH is the regulatory authority for Section 401. Section 404 (b)(1) of the
Clean Water Act provides guidelines to limit adverse impact to aquatic resources and a Mitigation
Memorandum of Agreement (MOA) between the ACOE and the U.S. Environmental Protection
Agency provides guidance for implementing the 404(b)(1) guidelines. According to the Mitigation
MOA, the following steps shall be followed:

1) determination that potential impacts have been avoided to the maximum extent
practicable;

2) remaining unavoidable impacts will be mitigated to the extent appropriate and
practicable by requiring steps to minimize the impacts;

3) compensate for aquatic resource values.

Appropriate and practicable steps to minimize the adverse impacts will be required through
project modifications and permit conditions.  Appropriate and practicable compensatory
mitigation is required for unavoidable adverse impacts that remain after all appropriate and
practicable minimization has been required. Until a functional loss and value methodology is
developed for wetlands in Hawai‘i, compensatory mitigation in the Honolulu District will be based
on an acreage calculation with a typical requirement of, at a minimum, one replacement acre for
every one acre of waters of the U.S. lost. Mitigations may include either or a combination of on-
site mitigation and off-site mitigation. Mitigation projects may include preservation, enhancement,
restoration, creation, or a combination of these projects.

Best management practices (BMP) for stormwater management will be used to minimize the
impact of the project to the existing area’s hydrology while maintaining on-site infiltration and
preventing polluted runoff from storm events.

2.5 FLOOD AND TSUNAMI HAZARDS

Existing Conditions

The proposed project site is located in flood Zone X as shown on the Federal Emergency
Management Agency Flood Insurance Rate Map (FIRM) 15003C0105G for the City and County of
Honolulu dated June 2, 2005 (Figure 2.4). Area within Zone X is outside the 0.2% annual chance
floodplain.

Anticipated Impacts and Mitigation Measures

Zone X includes areas of minimal hazard from the principal source of flood in the area and the
Flood Insurance Program does not have any regulations for development within this district. No
mitigation measures are required.
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2.6 FLORA

Existing Conditions

The flora in the project site consists of moneypods, plums, dates, iron wood trees, shower tree,
lo’ulu palm, royal palm, ‘opiuma, African tulips, mango trees, brassaia, plumeria, coconut, and
milo tree. Majority of the trees are in the undeveloped area of the site. A tree assessment report
was prepared by Steve Nimz and Associates, Inc in March 2011(Appendix B) to collect data on the
existing trees and palms. Eighty-one trees and palms were identified and numbered on the site
topographic survey map. A detailed spreadsheet corresponds to the site map records the following
data of each tree and palm:

1. Tree number

2. Species- common and scientific name

3. Trunk diameter

4. Height

5. Crown spread

6. Health rating (visual inspection)

7. Structural rating (visual inspection)

8. Disposition rating (remain, prune, relocate, remove)
9. Comments regarding health, structural condition
10. Photographs

The majority of the trees identified are volunteer growth, including Opiuma, Java Plum, African
Tulip and Date Palms. Several of these are rated as invasive species.

Anticipated Impacts and Mitigation Measures

The majority of the current vegetation species on the project site are exotic to Hawai‘i. The project
area is typical of highly disturbed lands in the area. The development and operation of the
proposed project is not expected to result in adverse impacts to native plant species. The proposed
improvements will enhance the natural vegetation on the site and overall appearance of the
project. The landscaping will incorporate non-invasive, drought-tolerant species to minimize
irrigation requirements and water needs. Trees that are identified as being in an advanced state of
decline will be removed for safety concerns. Other existing trees will be removed, as necessary, to
allow for construction of the improvements. Two large ficus trees near Hale’iwa Eats and on
Matsumoto’s parking lot will be preserved and integrated as part of the overall landscape plan.
There are approximately twelve date palms, one coconut palm, one monkeypod tree, and one
neem that can be relocated and used for the project. Trees that are identified as worthy of
preserving according to the tree assessment report will also be given special consideration.

2.7 FAUNA

Existing Conditions

The project site’s proximity to a wetland area located makai of the site raised a concern over the
potential use and/or present of the federally endangered waterbirds— Hawaiian coot (Fulica alai),
Hawaiian duck (Anas wyvilliana), Hawaiian moorhen (Gallinula chloropus sandvicensis),
Hawaiian stilt (Himantopus mexicanus knudseni)- on the site by the United State Fish and Wildlife
Service (USFWS). The USFWS is also concerned about the potential effect of the development on
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the endangered Hawaiian hoary bat (Lasiurus cinereus) and the Wedge-tailed Shearwater (Puffinus
pacificus chlororhynchus) which is protected under the federal Migratory Bird Treaty Act (MBTA).
To address these concerns, Rana Biological Consulting, Inc conducted an avian and mammalian
surveys of the project site in February 2011 to determine if there are any avian or mammalian
species currently listed, or proposed for listing under either federal or State of Hawai‘i endangered
species statutes within or adjacent to the study area. The study emphasizes on determining
whether there is any current usage of any part of the site by listed waterbird species. The survey
results are summarized below.

Avian Resources

A total of 98 individual birds of 14 species, representing 10 separate families, were recorded
(Appendix C). A Black-—crowned Night-—~Heron (Nycticorax nycticorax hoactli), which is an
indigenous resident breeding species, was recorded flying over the project site towards the ocean.
One chicken species (Gallus sp.) recorded is a domesticated species that is not currently
considered to be established on the Island of O‘ahu. The remaining 12 species recorded are all
considered to be alien to the Hawaiian Islands. No avian species currently protected or proposed
for protection under either the federal or State of Hawai‘i endangered species programs were
detected during the course of this survey.

There are no nesting colonies nor appropriate nesting habitat for any of the seabird species present
on O’ahu on, or immediately adjacent to the project site. No seabirds were recorded during the
survey.

Mammalian Resources

Three mammalian species were detected during the course of the survey. Dogs (Canis f. familiaris)
were seen in fenced yards adjacent to the project site. Five cats (Felis c. catus) were seen within
the project site. One small Indian mongoose (Herpestes a. auropunctatus) was seen in the ITC
Water Management baseyard area. No mammalian species currently protected or proposed for
protection under either the federal or state of Hawai‘i endangered species programs were detected
during the course of the survey.

Rodents were also not detected during the survey. However, it is likely that the four established
alien muridae found on O‘ahu which includes roof rat (Rattus r. rattus), Norway rat (Rattus
norvegicus), European house mouse (Mus musculus domesticus) and Polynesian rats (Rattus
exulans hawaiiensis) use various resources found within the general project area. These rodents
are deleterious to native ecosystems and the native faunal species dependant on them.

No Hawaiian hoary bats were detected during the course of this survey, as bats are crepuscular
and nocturnal species. However, given a small number of this species’ recorded on O’ahu, it is
unlikely that the bats will use any resources on the project site.

Critical Habitat
There is no federally delineated Critical Habitat present on or adjacent to the property.

Anticipated Impacts and Mitigation Measures

The low spot on the project site can create occasional standing water after a heavy rain which may
attract the waterbirds, especially the Black-necked Stilt. The stilts are likely to investigate any
standing water regardless of depth, as a potential foraging site. Ducks, coots, and moorhen require
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deep water. The potential impact of the site redevelopment to the listed waterbirds is during the
clearing and grubbing phases of the construction. As there is no permanent suitable nesting
habitat for these waterbirds on the project site, it is unlikely that the redevelopment project will
pose any threat to these species. Also, prior to clearing and grubbing activities no standing water
should be allowed to pond on the site so that it does not attract the stilts.

Although no seabirds were recorded during the survey, it is likely that they will fly over the site
occasionally. Nocturnally flying seabirds, especially in summer and fall when they fledge to the
ocean, can become disoriented by exterior lighting. When disoriented, seabirds may collide with
manmade structures, which could be fatal. To reduce the potential for seabirds fallout, it is
recommended that shields be installed for construction lighting and permanent lighting. This will
minimize the threat of disorientation of the Wedge-tailed Shearwaters.

The potential impact of the site development to Hawaiian hoary bats is during the clearing and
grubbing phases of the construction during their breeding season between May and July. To
minimize this potential impact, the clearing of woody vegetation taller than 15 feet will be
restricted between May and July.

The redevelopment of the site will have no impacts to federally designated Critical Habitat.

2.8 AIR QUALITY

Existing Conditions

In Hawaii, both Federal and State environmental health standards pertaining to outdoor air quality
are generally met due to prevalent trade winds and the absence of major stationary sources of
pollutant emissions. The relative absence of stationary pollutant sources in the area keep air
quality in the project area at levels well within the air quality standards. Air emissions occur due to
traffic traversing through the area.

Anticipated Impacts and Mitigation Measures

Currently, no air quality monitoring stations exist on the North Shore of O’ahu. The proposed
project will not negatively impact air quality since no new facility with stationary air emissions is
proposed.

There will be short-term impacts to air quality during the construction period in the form of
exhaust from construction equipment and fugitive dust from job site activity. A dust control
management plan will be implemented to control activities that have a potential to generate
fugitive dust. The short-term effects on air quality during construction will be mitigated by
compliance with provisions of Hawai‘i Administrative Rules, Section 11-60.1-33 on Fugitive Dust.
Long term air quality effects of the project are minimal. Vehicle and bus emissions will result from
transporting of visitors and workers associated with operation of the commercial establishments.
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2.9 NOISE

Existing Conditions

The primary noise sources in the area of the project site are related to traffic and commercial
activities. Kamehameha Highway is the most significant source of man made noise in the project
area. Noise levels at the site and surrounding area are generally quiet due to the rural uses for
residential and small scale commercial activities.

Anticipated Impacts and Mitigation Measures

Short term noise receptors are the residences and businesses in the area. Adjoining neighbors may
notice noise from the increased activity and traffic at the project site. Most of the uses will not
generate extended, high level of noise and will be limited by hours of operation. No long-term
adverse noise impact is expected as a result of the proposed project.

Construction work at the project site will involve activities that may generate an increase in noise
levels. However, such exposures will be only a short-term condition, occurring during specific
daylight hours. Construction vehicles and activities will comply with State Department of Health
Administrative Rules. The State of Hawai‘i Department of Health’s noise control regulation
requires a permit for construction activities that emit noise in excess of 95 decibels. Mitigation
measures to minimize construction noise will include the use of mufflers to suppress loud
equipment and limitations on the hours of heavy equipment operation.

Long term noise associated with the operation of the commercial project will primarily associated
with vehicle traffic. Noise from daytime activities such as occasional cultural performances will be
limited within acceptable noise level and duration to avoid disrupting the adjoining neighborhood.

2.10 ROADWAYS AND TRAFFIC

A Traffic Impact Analysis Report was prepared by The Traffic Management Consultant in April
2011 (Appendix D). The report evaluates existing traffic conditions of the roadways within the
project area and future traffic conditions with and without the project. Kamehameha Highway,
Kewalo Lane, Mahaulu Lane, and Emerson Street were evaluated in this report. The intersection
Level of Service (LOS) analysis, performed for this study, is based upon procedures presented in the
Highway Capacity Manual (HCM), published by the Transportation Research Board, 2000. HCM
defines LOS as "a quality measure describing operational conditions within a traffic stream".
Several factors may be included in determining LOS, such as: speed, travel time, freedom to
maneuver, traffic interruptions, driver comfort, and convenience. LOS’s "A", "B", and "C" are
considered satisfactory Levels of Service. LOS "D" is generally considered a "desirable minimum"
operating level of service. LOS "E" is an undesirable condition, and LOS "F" is an unacceptable
condition. Intersection LOS is primarily based upon average delay per vehicle, which is expressed
in seconds per vehicle (sec/veh).

Existing Conditions

There are three roadways that provide vehicle access to the project site: Kamehameha Highway,
Kewalo Lane, and Mahaulu Lane. Public Transit to the project site is available through the City
and County of Honolulu The Bus system. There are two bus routes available to the project site: Bus
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Route 52 - Wahiawa Circle Isle and Route 83 — Wahiawa-Waialua. There is a bus stop right in
front of the project site.

Kamehameha Highway is a two-lane roadway within the City right-of-way (ROW) fronting
majority of the project site and providing main vehicle access to the site. The current right-of-way
(ROW) for Kamehameha Highway fronting the project varies from about 40 to 50 feet. Currently
there are six vehicle access points off Kamehameha Highway to the project site which includes
Kewalo Lane, a driveway between Aoki’s and House of Restoration Church, two entry points at
Matsumoto’s parking lot, one access point at ITC Water Management (between Global
Creations/Haleiwa Eats), and Mahaulu Lane.

Kewalo Lane is a two-way, two-lane, private driveway, which provides access to the Hale'iwa
Town Center and several residences. Kewalo Lane is stop-controlled at its Tee-intersection with
Kamehameha Highway. Mahaulu Lane is a two-way, two-lane, private driveway, which provides
access to several residences and ITC Water Management baseyard. Mahaulu Lane is stop-
controlled at its Tee-intersection with Kamehameha Highway.

Emerson Street is a two-way, two-lane, local street, opposite Matsumoto Shave Ice Store which
provides access to several residences. Emerson Street is stop-controlled at its Tee-intersection with
Kamehameha Highway.

Traffic count surveys were conducted on Kamehameha Highway at Emerson Street, Kewalo Lane,
and Mahaulu Lane during the weekday PM peak hour of traffic (between 3:15 PM and 4:15 PM)
and during the weekend peak hour of traffic (between 2:30 PM and 3:30 PM.). The AM peak
period of traffic was not surveyed since most of the commercial activities at the proposed
redevelopment project is not expected to be open during the AM commuter peak period. The
State Department of Transportation’s traffic data also indicated that there is no apparent peak
period of traffic in the morning.

The slow-moving and stop-and-go traffic through Hale'iwa Town is most apparent along the
existing project site, where there are several driveways and side streets, no provisions for left-turn
lanes, and parking along Kamehameha Highway. When the makai parking areas are at capacity,
customers park on Emerson Street and along the mauka side of Kamehameha Highway. The
resulting pedestrian traffic across Kamehameha Highway creates additional delay to through traffic
and poses potential safety concerns.

During the existing PM peak hour of weekday traffic and weekend peak hour of traffic, Kewalo
Lane, Emerson Street, and Mahaulu Lane operated at LOS "C" at their respective intersections with
Kamehameha Highway. Traffic flow on Kamehameha Highway was slow moving due to turning
traffic, pedestrians crossing Kamehameha Highway, and vehicles parking on Kamehameha
Highway.

Anticipated Impacts and Mitigation Measures

Year 2014 PM peak hour of weekday and weekend traffic analysis indicate that without the
proposed project, the Kamehameha Highway intersections within the study area are expected to
continue to operate at LOS "C". With the proposed redevelopment, year 2014 PM peak hour of
weekday traffic analysis indicated that Kewalo Lane and Mahaulu Lane are expected to operate at
LOS "D" at Kamehameha Highway. Emerson Street is expected to continue to operate at LOS "C"
at Kamehameha Highway. With the proposed redevelopment, year 2014 PM peak hour of
weekend traffic analysis indicated that Kewalo Lane and Mahaulu Lane are expected to operate at
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LOS "D" and LOS “E”, respectively, at Kamehameha Highway. Emerson Street is expected to
continue to operate at LOS "C" at Kamehameha Highway.

Short term traffic associated with construction activities will be managed to avoid disruption of
highway operations. In the long term, the proposed redevelopment is expected to improve traffic
flow on Kamehameha Highway fronting the project site and create a safer and more pedestrian-
friendly environment. The proposed plan removes parking and pedestrian traffic from
Kamehameha Highway, reduces congestion and provides a more “orderly” flow into two major
points of ingress/egress, as compared to the existing six vehicular access points along the project
frontage. The proposed parking lot will be located to the rear of the redeveloped site with access
from Mahaulu Lane and Kewalo Lane. The parking layout provides a 350% increase in on-site
parking for the site and has a designated bus loading zone to help prevent traffic congestion along
Kamehameha Highway. The proposed parking lot is expected to improve traffic flows, reduce on-
street parking, and reduce the pedestrian traffic crossing Kamehameha Highway along the frontage
of the site. The new site plan will also redirect Matsumoto store’s queuing from the Kamehameha
Highway frontage to the side courtyard, which will greatly improve pedestrian safety and reduce
disruption on through traffics. However, the diversion of site traffic to Kewalo Lane and Mahaulu
Lane is expected to create additional delays at these adjacent intersections. Four (4) alternative
schemes were developed and consulted with TRB to mitigate the expected traffic impacts on
Kamehameha Highway at Kewalo Lane and Mahaulu Lane intersections. A summary description
of each scheme is presented below.

Scheme 1 - Kamehameha Highway will be widened to provide a 34-foot wide travel way along the
entire length of the project, which includes two 12-foot wide through lanes, a 10-foot wide
median left-turn lane, and 13-foot wide shoulders. The road widening will extend beyond the
project frontage to provide for 80 foot-long left-turn storage lanes and 50 foot-long median shelter
lanes at Kewalo Lane and at Mahaulu Lane. A 40 foot-long left-turn lane also will be provided at
Emerson Street.

Scheme 2 — Because Scheme 1 is expected to severely impact several existing historical buildings
between the Matsumoto Shave Ice Store and Mahaulu Lane, the City has reduced its requirement
for a 13-foot wide shoulder to an 8-foot wide shoulder, with a raised curb at the pavement edge,
along the existing buildings that are expected to remain. As the proposed improvements will also
affect properties not owned by Kamehameha Schools, including Miura Store to the north of
Mahaulu Lane, the City reduced its requirement of a 10-foot wide median lane to a 9-foot wide
median lane and its design speed on Kamehameha Highway, north of Mahaulu Lane, from 30 mph
to 25 mph. In this scheme, the road widening will only occur along the left-turn lane and the
median shelter lane ROW. The road widening impacts will be less extensive than Scheme 1.

Scheme 3 - Provides a longer 100 foot-long left-turn lane and a 50 foot-long median shelter lane
on Kamehameha Highway at Kewalo Lane only. Separate left-turn and right-turn lanes are also
provided on Kewalo Lane, in anticipation of the increase in traffic demand. The longer left-turn
storage lane at Kewalo Lane (100" vs. 80’) will allow for more left-turning cars to queue to alleviate
the elimination of the dedicated left-turn lane at Mahaulu Lane. It is assumed that left-turn
movement from Kamehameha Highway to Mahaulu Lane to the project site will not be restricted
in this scheme, since Mahaulu Lane also serves several residences behind the project property.

Scheme 4 - Is a modification of Scheme 2 where a left-turn lane is provided at both Kewalo Lane
and Mahaulu Lane and separate left-turn and right-turn lanes are provided on Kewalo Lane.
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However, a shorter left-turn storage lane is provided on Kamehameha Highway at Mahaulu Lane
than in Scheme 2, and a median shelter lane will not be provided to reduce impact on historic
buildings north of Mahaulu Lane. Detailed illustrations of each scheme are presented as part of
Appendix E- Preliminary Engineering Report.

During the PM peak hour of weekday traffic with the proposed redevelopment project under
Schemes 1, 2, 3, and 4, the traffic operations at the intersection of Kamehameha Highway and
Kewalo Lane are expected to improve to LOS "C". Traffic operations on Mahaulu Lane at
Kamehameha Highway also are expected to improve to LOS "C" under Schemes 1 and 2. An
additional reduction in delay for traffic on Kewalo Lane, turning onto Kamehameha Highway, is
expected under Schemes 3 and 4, due to the provisions for separate left-turn and right-turn lanes.
Schemes 1, 2, and 4 are expected to reduce delay to northbound through traffic at Mahaulu Lane
by providing a separate left-turn lane on Kamehameha Highway. Under Schemes 3 and 4,
Mahaulu Lane is expected to continue to operate at LOS "D".

During the weekend peak hour of traffic with the proposed redevelopment project, the traffic
operations at the intersection of Kamehameha Highway and Kewalo Lane are expected to improve
to LOS "C" under all the alternative Schemes. Further improvement in delays to traffic on Kewalo
Lane, turning onto Kamehameha Highway, is expected under Schemes 3 and 4. Traffic operations
on Mahaulu Lane at Kamehameha Highway also are expected to improve to LOS "C" under
Schemes 1 and 2. Mahaulu Lane is expected to continue to operate at LOS "E" under Schemes 3
and 4. Schemes 1, 2, and 4 are expected to reduce delay to northbound through traffic at
Mahaulu Lane by separating the left-turn and through traffic.

Each alternative roadway improvement scheme is currently being evaluated for its feasibility in
terms of impacts to the historic buildings and neighboring properties, pedestrian safety, and
impacts on Hale‘iwa town’s rural character. In summary, all of the schemes are expected to
mitigate the traffic impacts on Kamehameha Highway at Kewalo Lane by improving the LOS.
Scheme 1 and 2 are expected to improve the LOS on Kamehameha Highway at Mahaulu Lane,
while Scheme 4 will help reduce the delay to northbound traffic through the separate left-turn lane
from Kamehameha Highway to Mahaulu Lane but will not improve the LOS.

However, all of the schemes, except for Scheme 3, will affect historic buildings or their
overhangs/lanais and will require land acquisition at neighboring properties. Also, in all schemes,
except for Scheme 3, the buildings’ lanais and potentially the overhangs of the historic buildings
will become part of the street ROW which creates safety hazard and harms the historic character
of the buildings. Although, raised curb and gutter can help separate pedestrian from traffic, such
design will have a significant adverse impact on Hale‘iwa’s rural character. Each scheme’s
impacts will be further discussed in Section 2.11 — Ulilities/roadways.

In regards to the impact on public transit, It is assumed that majority of visitors will be arriving by
private vehicles and private tour buses. Therefore, no impact on public transit is anticipated. The
bus stop may have to be temporary relocated during construction.
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2.11  UTILITIES

Electrical and Telephone: Existing overhead Hawaiian Electric Company (HECO) power lines,
HawaiianTelecom telephone lines and Oceanic Cable transmission lines extend along the makai
side right of way along Kamehameha Highway.

Anticipated Impacts and Mitigation Measures

The proposed project will not create a significant increase in electrical demand. Electric and
communication utility services will not be affected by the implementation of the proposed
improvements. However, if the road widening as discussed in the section below is enforced, the
utility lines will have to be relocated by the utility companies.

Water and Fire Support: Lyon Associates, Inc. prepared a Preliminary Engineering Report (PER) for
the project in April 2011 (Appendix E). According to the PER, there are two active existing water
lines located within Kamehameha Highway along the project frontage. An 8-inch line which runs
along the southbound lane on Kamehameha Highway adjacent to the property serves parcels on
both sides of the highway. A 16-inch main which runs along the opposite side of the road from the
project site has no service connections in the immediate vicinity. There are also abandoned 6-inch
and 8-inch lines running under Kamehameha Highway. There are four existing water meters
servicing the project site and are located on TMK 6-6-004:15, 16, 17, and 18.

Three fire hydrants are located near the project vicinity. One hydrant is located on the project side
of Kamehameha Highway at the terminus of Anahulu Place near the north end of the project. The
second hydrant is directly across Kamehameha Highway from Lot 15 (Matsumoto’s Store) and the
third is directly across Kamehameha Highway from Lot 9 (Aoki’s Store). The hydrants layout
appears to comply with the Board of Water Supply (BWS) residential spacing standard of 350 feet.

A phone conversation with BWS has confirmed that new developments within the project vicinity
will be limited to 25,000 Gallons per Day (GPD) of potable water supplied by the Honolulu Board
of Water Supply (BWS).

Anticipated Impacts and Mitigation Measures

The proposed redevelopment will inevitably increase water demand. Four additional domestic
water meters are proposed to allow one meter per building. An additional meter is also being
proposed for irrigation on the south end of the property. These meters would connect to the
existing 8-inch line on the project side of Kamehameha Highway. The Board of Water Supply's
Water System Standards 2002, Table 100-18 Domestic Consumption Guidelines indicates average
daily demand consumption of 3,000 gallons per acre for commercial developments, and 2,500
gallons per acre for Country District. The current layout of the proposed development limits the
maximum daily demand to approximately 17,235 GPD which is well below what is allowed for
new developments in this area. A submittal was made to BWS Project Review Section in
December 2010 to verify water availability and a letter was received dated January 4, 2011
confirming that the system could accommodate the proposed redevelopment project. Waialua
Aquifer will be the source of drinking water for the project.

2-16



HALE‘IWA COMMERCIAL REDEVELOPMENT

DRAFT ENVIRONMENTAL ASSESSMENT

Wastewater Disposal: According to the PER, there is no existing municipal wastewater collection
system serving the property at the present time. Moreover, the City and County of Honolulu does
not have any plans to construct collection and treatment systems for the North Shore area within
the proposed development schedule. Currently, connection to the City’s municipal wastewater
system is not available. According to the PER, existing wastewater collection and disposal system
for these lots compose of septic tanks & leach fields (also known as treatment Individual
Wastewater Systems - IWS) and a cesspool. The plans obtained from the Hawaii State Department
of Health (DOH) indicate that, there are two IWS systems as well as one cesspool on-site. The
topographic survey confirms the structural locations for these systems; however no verification
could be made on connections to existing buildings. The septic tank systems are about 20 years
old and the cesspool is about 30 years old. The existing cesspool should be cleaned, removed and
backfilled regardless of whether the rezoning of these parcels is approved or not, however it is
possible to convert the cesspool to seepage pit when the project moves forward.

The verified wastewater systems on-site are as follows:

e Lot 17 TMK 6-6-4:15 — Registered Cesspool. Verified through DOH as well as the
topographic survey. Located on TMK 6-6-004:32 but serving Lot17.

e Lot 16 TMK 6-6-4:15 — Registered IWS. Verified through DOH as well as the topographic
survey. Located on TMK 6-6-004:32 but serving Lot 16.

e Lot 15 TMK 6-6-4:16 — Registered IWS. Verified through DOH as well as the topographic
survey. Located on TMK 6-6-004:16 and serving Lot 15.

e Lot 11 TMK 6-6-4:17 — Unregistered Sewer Box. Verified on topographic survey. Located
on TMK 6-6-4:17 and appears to be serving Lot 11

The DOH has verified that nearly 100% of the project site is outside of the State’s designated No-
Pass Zone. The No-Pass Zone indicates areas where only 1 IWS is allowed per lot of record.
Essentially, since the property is in the Pass Zone, the project could propose 1 IWS per 10,000
square feet of lot space.

Anticipated Impacts and Mitigation Measures

The use of IWS option was explored; however, the proposed flow quantity exceeds what DOH
currently allows. Chapter 62 of Title 11, Hawaii Administrative Rules, entitled “Wastewater
Systems” limits the amount of wastewater flow from a single development to 15,000 Gallons per
day (GPD). The current projected wastewater flow for this development is about 40,000 GPD. An
on-site wastewater treatment system is being proposed for the project. The proposed wastewater
system design consolidates all the flow from the proposed development and directs it to an on-site
wastewater treatment unit. The unit will be designed according to DOH standards. The wastewater
treatment unit will produce R-2 Water (disinfected secondary reclaimed water) and will likely need
to be monitored on a monthly basis. This water is suitable for subsurface irrigation, although it may
not be cost effective for the project. Further treatment can bring the effluent status down to R-1
(significant reduction in viral and bacterial pathogens) and can be used for spray irrigation.
However, the increase in system and maintenance/monitoring cost may not be economically
feasible. Even if the treated water is used for irrigation, a seepage pit would still be necessary
because the quantity of the daily treated water will likely exceed the daily irrigation water demand.
Typically these types of systems are required to have a backup seepage pit. Therefore, two
seepage pits are proposed in the parking area.
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Drainage: According to the PER, the project site has a relatively minimal slope running along
Kamehameha Highway. Behind the buildings, there is a natural slope that slopes away from the
highway. There are currently no existing drainage facilities and no defined natural drainage ways
from Kamehameha Highway to the back of the site where an existing retention basin
accommodates both on and off-site runoff. There are six12-inch clay drain pipes directing off-site
flow from the southwest corner onto the property and an 18-inch PVC drain pipe under Mahaulu
Lane directing runoff from the northwest corner also onto the property. This runoff eventually finds
its way to the retention basin. The existing condition attributes about 64.83 cubic feet per second
(cfs) of on-site and off-site runoff to the existing retention basin. As the elevation exceeds 10.7
mean sea level (MSL), the runoff begins to backflow out the top side of the 18-inch PVC drain line.
Mahaulu Lane drains to the northwest direction causing majority of the flow to end up on the
upstream side of the 18-inch PVC line. Some surface flow from the site reaches Mahaulu Lane
closer to Kamehameha Highway and flows across to the neighboring lot to the north. With the
limited topographic survey available for the neighboring properties, it is uncertain how exactly the
flow dissipates.

The runoff within the project site generally surface flows, as is the case for much of Hale‘iwa due
to the lack of underground drainage collection system. Many pondings tend to take place during
the surface flow. A site visit during heavy rain showed significant ponding along the edge of
Kamehameha Highway and caused storm flooding issues for current lessees. This exposes a
legitimate need for drainage improvements for the project, specifically along Kamehameha
Highway. The property frontage along Kamehameha Highway has an average natural slope of
about 1.0% but varies between 0.2% and 2.25%. Majority of the lots fronting the highway have an
average slope of less than 1.0% along their property lines.

The Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map (FIRM) indicates
that the project is located in Zone X, an area outside of FEMA’s designated 500-year flood zone.
Thus, there is minimal to no threat of serious riverine or coastal flooding for the project site.

Anticipated Impacts and Mitigation Measures

Storm water runoff from the site will be collected through area drains, ditches, and gutters, and
transported through pipes toward the retention basin on the proposed Country District lot. The
minimum required size for the retention basin based on the Rules Relating to Storm Drainage
Standards January 2000, Department of Planning and Permitting, City and County of Honolulu is
approximately 631.5 cubic yards. The existing retention basin has a capacity of approximately 556
cubic yards and will need to increase in volume to accommodate the increase in flow from the
redevelopment project. The retention basin volume will also be increased to accommodate as
much of the excess off-site runoff as possible. Based on the latest site plan, the proposed volume
of the retention basin is approximately 1,482 cubic yards.

The runoff from Kamehameha Highway is proposed to remain within the City ROW and continue
to flow south. With the possibility of widening the ROW, there should be adequate space for a
swale to divert the runoff. Walkways adjacent the buildings will also slope toward this swale.
Post-development flow quantity of the project will not exceed the pre-development quantity.
Runoff from the roofs will be directed to the back of the buildings and diverted to the retention
basin away from Kamehameha Highway. This will help reduce the amount of site runoff flowing
to the ROW.
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Best management practices will be used in the design of the drainage system. Low Impact Design
elements such bioretention areas, vegetated swales, and pervious pavement will be incorporated to
the extent practicable.

Roadways: According to the PER, Kamehameha Highway is a two-lane roadway within the City
right-of-way (ROW) fronting majority of the project site and providing main access to the site.
Other adjacent access to the project includes private driveways on-site on both the north and
south boundaries (Mahaulu Lane and Kewalo Lane). The original ALTA Survey completed by
Hawaii Land Consultants in 2009 and meetings with City and County of Honolulu Department of
Planning and Permitting (DPP), Traffic Review Branch (TRB) have confirmed that this span of
Kamehameha Highway is subject to future road widening under the Revised Ordinances Section
14-21.1 & 14-21.2 (also known as Ordinance 2412).

Anticipated Impacts and Mitigation Measures

The City evaluates implementation of Ordinance 2412 on a case-by-case basis. In some cases,
requirements might be imposed on an infrastructure-need basis and other, larger developments,
which requires offsite infrastructure improvements to support the proposed development, would
likely be required to construct street frontage improvements as well. They also must consider
maintaining the “small town” characteristics of Hale‘iwa through policies in the North Shore
Sustainable Communities Plan (NS SCP), Land Use Ordinance (LUO), and the Hale‘iwa Special
District.

If Ordinance 2412 were to be fully enforced, the entire span of Kamehameha Highway fronting the
project (about 630 feet) would have a 60 foot wide right-of-way (ROW). This would include a 34
feet roadway “curb-to-curb” and 13 feet of shoulder on both sides. The 34 feet of roadway would
allow for two (2) 12 feet lanes in either direction with a 10 feet turn lane down the middle.
Sidewalk and curb & gutter improvements would also be required according to the City roadway
standard along the full 630 feet project frontage along Kamehameha Highway.

Ordinance 2412 is also in conflict with the recently adopted 2010 NS SCP which calls for the
preservation of Kamehameha Highway as a two-lane street to maintain the North Shore’s rural
character. The 2010 NS SCP also calls for rural streetscape design and development standards that
are consistent with the rural character of the region which includes the use of grassed swales in
place of raised sidewalks with curbs and gutters. This issue has been discussed with TRB and the
Ordinance 2412 will not be imposed for the full project frontage but along the left-turn lane
improvements ROW. Pedestrian walkways within the improved right of way will be dedicated to
the City as an easement. KS is working closely with TRB, the City and County of Honolulu
Department of Transportation Services (DTS), and State Historic Preservation Division (SHPD) on
the roadway improvement alternatives to balance the traffic impact mitigations with pedestrian
safety and preserving Hale’iwa town’s rural character. As the project is in Hale‘iwa Special
District, the special district permitting and rezoning process may allow exemption on the standard
curb, gutter and sidewalk.

Future traffic conditions were evaluated in the Traffic Impact Analysis Report (TMC, April 2011).
The TIAR traffic mitigation recommendation to optimize future traffic flow is for the installation of
left-turn lanes on Kamehameha Highway at the intersection with private roads serving the project
at Kewalo Lane and Mahaulu Lane. This may or may not be possible depending upon several
factors primarily dealing with the narrow right-of-way in Haleiwa town, very little setback for older
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buildings along the roadway, and the community’s desire to retain the historic character of
Haleiwa town, as reflected in the North Shore sustainable Communities Plan. DPP-TRB and DTS
have been consulted in the planning discussions for the possibility of installing a left-turn lane. The
options for traffic mitigation involve multiple complications in terms of highway setbacks for
existing and new buildings, threats to pedestrian safety, effects on historic buildings, and the
possible need for off-site private property condemnation.

The zone change for the commercial redevelopment will determine if the project is required to
comply with Ordinance 2412. Roadway improvements associated with the left-turn lane will have
significant widening requirements. Due to the development of new commercial buildings at the
southern end of the project area, the property setbacks and roadway widening to install a left-turn
lane can be accommodated. The Kewalo Lane intersection also serves the adjoining Haleiwa
Town Center, which is expected to have growing traffic volumes in the future. The new
commercial frontage in this section of the project area will provide setback from the highway in
compliance with the Ordinance.

The commercial redevelopment of the Matsumoto Shave Ice buildings and three other historic
building in the northern portion of the project area will not allow for the Ordinance 2412 setbacks
to be imposed. Several historic buildings would require demolition to satisfy the setback
requirement.

The recommended traffic mitigation for installation of a left turn lane into Mahaulu Lane would
encounter significant problems with pedestrian safety and partial demolition of historic buildings.
The ideal ROW widening to accommodate the left-turn lane is not possible at the northern portion
of the site due to widening encroachment on the existing historic buildings at Haleiwa Eats and
Miura Store. The widening would also require land acquisition at neighboring properties, one of
which includes a historic structure.

Four preliminary schemes are under consideration for highway widening to provide traffic
mitigation, as summarized below. In these scenarios, efforts have been made to accommodate the
requested improvements by DPP-TRB and DTS, along with Ordinance 2412 setbacks. The
scenarios are being evaluated for their potential traffic flow benefits balanced with their anticipated
impacts (pedestrian safety, historic building integrity, private property condemnation). A summary
matrix in Table 2.1 presents the range of issues associated with each scenario. Scheme 1 is TRB’s
ideal case scenario, but it is the most infeasible scheme because of its extensive impacts to the
existing historic buildings and the neighboring properties (Miura Building). Scheme 2 results in
impacts to the existing historic buildings on KS and neighboring properties, although the impacts
are less extensive than Scheme 1. The existing historic buildings’ lanais would become part of the
widened roadway shoulders which poses pedestrian safety concerns. Appendix H - Road
Widening Impacts to Historic Structures and Pedestrian Safety provides illustrations of the impacts
as a result of this scheme. Scheme 3 avoids a requirement for land acquisition at neighboring
properties north of the project, impacts historic buildings, and potential effects to pedestrian safety
along the property frontage. Scheme 4 reduces the encroachment on the historic buildings and/or
their lanais but the lanais are still part of the ROW which does not eliminate pedestrian safety
concern. Therefore, Scheme 3 is the preferred scheme because it provides some level of traffic
mitigation with at least one dedicated left-turn lane to the project to relieve the left-turn flow while
preserving pedestrian safety and integrity of the historic buildings.
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Scheme 1 Scheme 2 Scheme 3 Scheme 4
Ord. 2412 Reduced Median Lane Width |  Left-turn Lane at Kewalo Scheme 3+Scheme 2
and Length at Mahaulu Lane |Lane Only and Separate Left- | Without Median Lane North
turn/Right-turn Out from of Mahaulu
Kewalg
Lane Widths
Travel Lanes 12 ft 12 ft 12 ft 12 1t
Left-turn Lane 101t 10 ft 10 ft (Kewalo only) 101t
Median Shelter Lane 101t 10 ft (Kewalo) 10 ft (Kewalo only) 10 ft (Kewalo only)
9 it (Mahaulu)
Shoulder 131t 13 ft (Kewalo) 13 ft (Kewalo only) 13 ft (Kewalo)
8 ft (Mahaulu) 8 ft iMahaulu)
Smallest Peclestrian Buffer ~2 1t ~5ft ~13 ft ~3ft
Left-turn Lane Lengths
Kewalo 80Tt 80 Tt 100 it 100 it
Car Storage 4 cars 4 cars 5 cars 5 cars
Mahaulu 80Tt 50 ft - 50 1t
Car Storage 4 cars 2 cars - 2 cars
Emerson 40 it - - -
Car Storage 2 cars - - -
Median Shelter Lane Lengths
Kewalo 50 it 50 ft 50 ft 50 1t
Mahaulu 801t 40 ft - -
Improve Level of Service (LOS)
Kewalo Yes Yes Yes Yes
Mahaulu Yes Yes No No but reduce delay to

northbound through traffic

Acquisition Requirements

Haleiwa Town Center
frontage (~270')

Haleiwa Tawn Center
frontage (~240")

Haleiwa Town Center
frontage (~285')

Haleiwa Town Center
frontage (~285')

Praperties North of Mahaulu
Lane Frontage (~260')

Properties North of Mahaulu
Lane Frontage (~150')

Praperties Nerth of Mahaulu
Lane Frontage (~130")

Number of Impacted Historic

6

2 (North Yoshida Store's lanai

2 (North Yoshida Store's

Buildings and Miura Store's Building®) lanai and Miura Store's
lanai*)
Implications Forces pedestrian ROW onto |Forces pedestrian ROW onto |Limits pedestrian walkway  |Forces pedestrian ROW onto

all of the historic buildings

the historic building or lanai,
requires relocation or
alteration to Miura Building*
store front

hazard

the historic building or lanai,
requires relocation or
alteration to Miura Building*
store front, awning, and

Pedestrian walkway hazard

Pedestrian walkway hazard

Preserve integrity of the
historic buildings

Pedestrian walkway hazard

Little buffer between
pedestrians and vehicles
along historic buildings

Little buffer between
pedestrians and vehicles
along historic buildings

Allow for rural streetscape
design that are consistent
with the rural character

Little buffer between
pedestrians and vehicles
along historic buildings

Require raised curb to
separate pedestrian from
traffic

Require raised curb to
separate pedestrian from
traffic

Require raised curb to
separate pedestrian from
traffic

Note: *Miura Store is not owned by KS

Table 2.1 Road Improvement Scenarios Impact Matrix
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2.12  SOCIO-ECONOMIC CHARACTERISTICS

Existing Conditions

The site is located near the coastal lowlands and popular North Shore beaches. Hale‘iwa town
serves as the main commercial center of the area. According to the 2000 Census, North Shore has
a small population of approximately 7,699 people and 3,002 housing units in the Hale‘iwa zip
code 96712 area. The median age is 34 years with approximately 9 percent over the age of 65.
Two out of three people are in the labor force. The median household income in 1999 was
$49,583. The median family income in 1999 was $58,689. The dominant occupations of
residents in the area involve education, health, and social services at 17 percent. Approximately
15 percent of the residents work in the areas of art, entertainment, recreation, accommodation and
food.

Colliers Monroe Friedlander Consulting (CMFC) prepared a market study for commercial
redevelopment in March 2011. Currently, there are approximately 280,000 square feet of retail
inventory within the North Shore trade area. North Shore retail vacancy rates have been low over
the past few years and available retail space still remains in short supply. The majority of the
consumer expenditures and retail demand was generated by the transient market which is
comprised of domestic and international tourists that travel to the North Shore for sightseeing,
shopping and beach-going. The transient market generates roughly between 60 percent to 80
percent of retail demand. The local and the new resident market combined, generated an
additional 20 percent of retail demand for Hale‘iwa. The retail space demand for the area was
projected at approximately 30,000 square feet. The current retail composition for Hale‘iwa is
heavily weighted towards the tourist/transient market segment. A large percentage of the region’s
sales are generated from the transient market. Consumer expenditures by the local resident markets
are being spent outside the North Shore trade area. This creates a sizeable opportunity for retailers
that target the local resident market. Recent broker interviews indicate there is a healthy interest
from restaurants and retailers seeking to establish a presence in Hale‘iwa.

Anticipated Impacts and Mitigation Measures

The proposed development will meet the demand for more retail spaces in Hale‘iwa. The project
will offer a complementary merchandising mix of retailers that targets a blend of consumer market
segments. In addition to the transient market, this development will include a wider array of retail
goods and services that appeal to the local resident market as well.

Development of the KS project is expected to result in positive effects on socio economic
conditions. The project intends to improve the socio economic conditions through the provision
of retail-related employments and generations of applicable County and State taxes. The project
will create new employment opportunities directly and indirectly. New employees will be
needed to operate the new retails and restaurants. Indirectly, the project will create short term
employment related to the construction improvements to the project site. Long term, the project
will not significantly impact the general labor and employment of the North Shore. No additional
socio-economic mitigation actions are recommended.
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2.13  HISTORIC AND ARCHAEOLOGICAL RESOURCES

An Archaeological Inventory Survey (AIS) was completed for the project by Cultural Surveys
Hawaii, Inc. in April 2011. A copy of the full report is included in Appendix F. The following
section provides a description of the AIS and findings for the project area.

Previous archaeological investigations have identified numerous historic properties in the
immediate vicinity of the project area as shown in Figure 2.5, including: heiaus, springs, sacred
stones, Loko’ea pond, a fishing shrine, and an altar (McAllister 1933).

It is expected that remnants of pre-contact/early post-contact traditional Hawaiian use or
habitation, including burials, may be found along the coastal portions of Pa‘ala‘a. This includes
the project area, especially at the western half of the property where Jaucus sand deposits are
intact. Evidence of post-contact use and disturbance of the project is expected, due to the
proximity of the sugar cane fields, rice fields, railroad construction, and other nineteenth and
twentieth century large-scale landscape transformation.

Two historic properties were documented during this project investigation. The sites consist of lo’i
(irrigated pond-field) agricultural sediments (SIHP # -7151) recorded throughout the west half of
the project area and five historic concrete foundations (SIHP # -7152 features A-E) located in the
southern half of the project area, west of several historic buildings fronting Kamehameha Highway.
The original function and use of these foundations is unknown. No inscriptions indicating dates of
construction were observed on any of the concrete foundations. However, according to historic
maps and background research, it is likely these foundations date to the early 19th century. Both
sites are significant under Hawai‘i Register Criteria D — Historic property has yielded or may be
likely to yield information important in prehistory or history.

Eight historic structures are located in the project area fronting Kamehameha Highway (Figure 2.6):

1. Yoshida Buildings, which includes the M. Yoshida Store-North (now Hale‘iwa Eats) and the M.
Yoshida Store-South (now Global Creations Art Gallery), 66-079 Kamehameha Hwy.,
Hale‘iwa, HI 96712, ca. 1923, Honolulu C&C TMK #6-6-004-015

2. Matsumoto Store, which includes three separate structures, 66-087 Kamehameha Hwy.,
Hale’iwa, HI 96712, ca. 1904, 1945, Honolulu C&C TMK #6-6-004-016

3. House of Restoration Church, 66-107 Kamehameha Hwy., Hale‘iwa, HI 96712, ca. 1958,
Honolulu C&C TMK #6-6-004-017

4. Aoki Store and ‘lwa Gallery, 66-079 Kamehameha Hwy., Hale‘iwa, HI 96712, ca. prior to
1927, Honolulu C&C TMK #6-6-004-015

All of these buildings, except the church, are currently listed as significant historic structures within
the Hale‘iwa Special District (Figure 2.7). Kamehameha Schools will undertake an Architectural
Inventory Survey (AIS) for the above historic structures in accordance with the SHPD’s
requirements. The final AIS will include an overall historic context and significance for the area
and individual architectural inventories for the eight historic buildings in the above mentioned
properties.  This study will take place over the summer of 2011 by the Heritage Center at
University of Hawaii at Manoa School of Architecture (UHSOA) under the supervision of Spencer
Leineweber, FAIA, director of the Heritage Center and Graduate Chair of the UHSOA.
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Figure 2.7 Historic Buildings within the Project Area Listed as “Significant” under Hale‘iwa
Special District
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Anticipated Impacts and Mitigation Measures

The proposed project will affect historic properties determined as significant under the Hawai’‘i
Register criteria. Ground disturbing activities related to installation of the project utilities is likely
to impact SIHP # -7151 (lo’i sediment). The proposed parking lot area is likely to impact SIHP # -
7152 (concrete foundations). Should historic, cultural or burial sites or artifacts be identified during
ground disturbance, all work should immediately cease and the appropriate agencies notified
pursuant to applicable law.

In order to mitigate the potential damage to the known documented historic properties or any yet
unidentified archeological features within the project area, the project development will proceed
under an archaeological monitoring program. An archaeological monitoring program would
facilitate the identification and treatment of any burials and/or non-burial archaeological deposits,
including SIHP #’s -7151 and -7152, that might be discovered during project construction. The
monitoring program would also provide further information on the distribution and nature of the
sites documented during this investigation. The specifics of the monitoring work will be specified
within an Archaeological Monitoring Plan for the review and approval of the SHPD prior to project
construction.

The high level architectural documentation being conducted for the historic buildings will be used
to recreate the architectural style of the buildings that will be demolished, i.e. Aoki’s and Iwa
Gallery, in the new buildings. This will help document and preserve the 20" century wooden
commercial buildings” architectural style, which are disappearing, and the Hale‘iwa town’s rural
commercial character.

Kamehameha Highway road widening will also affect some of the historic buildings, within the
project property and on the neighboring properties. Physical barriers that may be required for
pedestrian safety as a result of the roadway improvements in Schemes 1, 2, and 4 will significantly
alter the character of the historic buildings and the Hale‘iwa town itself. Therefore, roadway
improvements Scheme 3 which has the least impact on the integrity of the historic buildings and
the Hale’iwa town’s character will be the most preferable alternative.

2.14 CULTURAL RESOURCES

A Cultural Impact Assessment (CIA) was completed for the project by Cultural Surveys Hawaii, Inc.
in March 2011. A copy of the full report is included in Appendix G. Hawaiian organizations,
agencies, and community members were contacted for the CIA study. The CIA study interviewed
several knowledgeable individuals with cultural expertise and/or knowledge of the project areas
and vicinity. The following section provides a description of the CIA and findings for the project
area.

The project is located in the makai portion of the Kawailoa Ahupua‘a according to the United
States Geological Survey (USGS) and the Office of Hawaiian Affairs (OHA) maps. Kawailoa
Ahupua‘a is adjacent to Pa‘ala’a Ahupua‘a, which historic maps designate project site boundary
within. The surrounding project area is also often referred to as Pa‘ala‘a after Pa‘ala‘a Subdivision
that was built in this area in 1915. The historic background of the project area, therefore, includes
aspects of both Pa‘ala‘a and Kawailoa Ahupua‘a.
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The makai portion of both ahupua‘a was once abundant in taro cultivation. Waialua means “two
waters” which refers to two large stream drainages that once irrigated the taro fields in Kamananui,
Pa‘ala‘a, and Kawailoa Ahupua‘a. Kawailoa and Pa‘ala’a Ahupua‘a were significant in pre-contact
O’ahu. Many cultural sites were recorded in Pa‘ala’a Ahupua‘a; including heiaus, fishing shrine,
priest residence, and Lauki‘aha Spring. There are two spring-fed loko pu‘uone in Hale‘iwa: ‘Uko’a
Pond and Loko Ea which have been used to cultivate fish in the pre-contact times. Waterbirds
have been known to use the ponds as their habitats.

Beginning in the early 1800s, the sandalwood trade initiated economic and cultural
transformations in Waialua Moku. The demands for the wood caused many taro fields to become
fallow. The sandal wood trade collapsed in the 1830s and the whaling enterprises started to
emerge in Waialua. From the 1840s into the early 1860s the Hawaiian economy focused on
supplying whale ships during their long layovers. In the later half of the 1800s, Chinese
immigrants began to cultivate rice in areas that taro had once thrived. Rice continued to be
cultivated in the Waialua District and other areas within the Hawaiian Islands in the 20" century,
and declined during the decades leading up to World War II. Sugar industry and tourism later
flourished in Waialua. Hale’iwa Hotel continued to operate in the first decades of the 20" century
and was the center for social activities for prestigious guests. The hotel was taken over by the U.S.
Army in the 1930s, serving as recreational center for military personnel in Hale‘iwa during World
War Il

Kuleana Awards for individual parcels within the ahupua‘a of Pa‘ala‘a were granted in 1850. These
Land Commission Awards (LCAs) were presented to tenants—native Hawaiians, naturalized
foreigners, non-Hawaiians born in the islands, or long-term resident foreigners—who could prove
occupancy on the parcels before 1845. Of the Kuleana Claims made in Waialua District only,
there were 77 claims made for Pa‘ala’‘a; 64 of these were awarded. The Pa‘ala‘a and Kawailoa
kuleana parcels form a broad cluster around the project area. Figure 2.8 shows kuleana parcels
surrounding the project site. Information from Mahele documents indicates that the majority of
parcels in the Pa‘ala‘a-Kawailoa coastal taro lands comprise taro lo‘i (irrigated fields) with
associated house lots.

The project site was used for sugar cultivation until residential use around the 1930s. The Ohama
family used the parcels for a gas station and residential occupation until around 1954. The City
and County of Honolulu established Hale‘iwa Town as the Hale‘iwa Historic, Scenic and Cultural
District in 1984.

Interviews indicate that kama‘aina describe the project area as having cultural and historical
significance. Kama‘aina also maintain a strong connection to the environs surrounding the project
area by lived experiences with its ocean and freshwater resources. The area was once abundance
with goby, freshwater shrimp, clams, crayfish, and mullet until the water quality has declined. The
area is also once well known for its abundance in plants that are valuable resource for food,
medicine, and other uses, which now have diminished. Birds are another important cultural
resource in the area, especially ‘alae ‘ula, an endemic waterbird, which is found near the project
area in the freshwater marsh. Peacocks and wild turkeys were also abundant and were hunted. The
area is also well known for its recreational and fishing sites (along Anahulu River) and for its
surfing traditions. Kama‘aina also raised concerns about pedestrian safety related to walking along
and crossing Kamehameha Highway.
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Anticipated Impacts and Mitigation Measures

No potential impacts of the proposed project on Native Hawaiian or other ethnic groups’ cultural
practices customarily and traditionally exercised for subsistence, cultural or religious purposes are
anticipated. However, pre- and post- contact cultural resources, including evidence of habitation,
agricultural sediments and burials have been documented within the project vicinity. Therefore,
should cultural materials including burial sites, artifact, and subsurface cultural layers be identified
during ground disturbance, all work in the immediate area should cease and the appropriate
agencies pursuant to applicable law should be notified.

KS will continue to work with the community to raise awareness of the significant cultural and
environmental resources in the vicinity of the project area. KS is committed to care for theses
resources due to their importance to Hawaiian culture and the unique biodiversity of the area.The
Anahulu River has been documented as an important resource for the community. Best
management practices will be implemented during construction to mitigate impacts to the river
and larger bay area.

KS is making efforts to preserve and enhance the cultural aspects of this property through this
project. Community members will be kept informed of the project’s progress. The project will
comply with the Hale‘iwa Special District Design Guidelines to preserve the rural scale and
character of the area. Design elements that preserve such characteristics such as non-elevated
walkways will be used. Cross walks will also be provided for pedestrian safety. Two access
easements will be designated as part of the project’s subdivision process to ensure right of access
for kuleana parcels located behind the property- LCA 7408:1, LCA 9951:1, LCA 2926:4 and LCA
2692.

2.15 Visual Resources

Existing Conditions

The project site is located in the Hale’iwa Special District. According to the North Shore Chamber
of Commerce the creation of the Hale‘iwa Main Street Program in 1989 was closely linked with
the designation of Hale‘iwa Special District in 1984 which intended to perpetuate and enhance the
rural character of the existing community by regulating physical design of all new developments.
The late 1800's rural plantation town character within the Hale‘iwa Special District is a significant
visual resource of the project site. The existing views from the property consist of the surrounding
residential neighborhood, neighborhood commercials, and Wai‘anae mountain range as displayed
in Figure 2.9.

Anticipated Impacts and Mitigation Measures

The proposed project will have a positive visual impact on the area. Portions of the project site
fronting Kamehameha Highway are currently being used as parking lots. The Hale‘iwa Special
District Design Guidelines encourage pedestrian-oriented commercial activities and continuity of
the street and require that off-street parking and loading areas be located at the side and rear of the
buildings. The building designs will also comply with the Hale‘iwa Special District Design
Guidelines. Thus, the proposed improvements will enhance the appearance of Hale‘iwa historic
and rural plantation town character. New landscaping will also be installed to improve visual
character of the project site. See Figure 2.10 for conceptual rendering of the proposed project.
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Figure 2.10 Hale‘iwa Commercial Redevelopment Project Conceptual Rendering

2.16  SOLID WASTE AND HAZARDOUS MATERIALS

Existing Conditions

The proposed project requires demolition of the existing Aoki Shave Ice store, ‘lwa Gallery, and
the House of Restoration Assembly of God Church. The other commercial buildings in the project
area will be preserved and renovated.

A demolition and renovation-specific sampling and testing was performed by Masa Fujioka and
Associates (MFA) in July 2009 at Matsumoto Store and storage, Aoki Shave Ice, and ‘lwa Gallery.
MFA sampled building materials for the presence of asbestos, arsenic, Polychlorinated Biphenyls
(PCBs), and the presence of lead paint. The testing result confirmed that none of the sampled
materials contain asbestos. Two interior paint samples from Matsumoto Store’s storage, bathroom,
and kitchen contain greater than 0.5% lead which is classified as “lead-based” paint according to
the U.S. Department of Housing and Urban Development (HUD)'s guidelines. Twenty paint
samples from various exterior and interior locations of Matsumoto Store and storage, Aoki Shave
Ice, and ‘Iwa Gallery contain less than 0.5% lead which is considered “lead-containing” paint.
Accessible lighting ballasts were examined and no “NO PCBs” labels were found. Therefore,
fluorescent lighting ballasts encountered must be assumed to contain PCBs, and associated
fluorescent light tubes must be assumed to contain mercury. Arsenic content was identified in two
canec ceiling panel material samples collected from Matsumoto Store and storage and Aoki Shave
Ice.

A single, abandoned above ground storage tank (AST) is located behind the Church. This tank has
a capacity of approximately 300 gallons and likely held heating fuel oil for the Church. It is not
known if the tank still has any contents.

Historical data indicates that several gas stations and/or automobile repair shops were formerly
located on the property. Therefore, a subsurface geophysical survey was conducted by Global
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Geophysics, Inc. in January 2011 to locate underground storage tanks (USTs) and fuel pipelines
associated with these former facilities that may potentially still exist at the site. Such tanks, if
present, may contain hazardous substances (e.g., gasoline, diesel, oil) and/or have released
hazardous substances to the environment. The survey identified four potential USTs located in the
parking lots for the Matsumoto and Aoki Shave Ice stores and in front of the Global Creation store.

The survey also identified several limited areas where solid waste debris may be buried at the
project site.

Anticipated Impacts and Mitigation Measures

Kamehameha Schools plans to conduct exploratory excavations to determine if USTs and buried
debris are present at the project site. The AST, discovered USTs, and their contents will be
removed from the property in accordance with applicable County, State, and Federal laws. Buried
debris will also be removed and properly disposed of offsite.

In addition, the soil around all tanks will be inspected and tested for hazardous substances that
may have been spilled or released from the tanks. Groundwater could also be adversely impacted
from any potential releases of hazardous substances at the site. If detected, contamination will be
removed from the property, or treated or managed in place, in a manner that is protective of
human health and the environment for the planned use of the property in accordance with
applicable laws.

There will be demolition waste and green waste from site clearing during the construction phase.
After build-out, solid waste generated by operation activities on site will be collected and disposed
at approved solid waste disposal facilities. Recycling of solid wastes will be accommodated and
implemented to the extent practicable. Solid waste systems will be designed to comply with the
applicable State and County requirements. Prior to demolition and/or renovation of existing
structures that have not been tested, building materials will be sampled using destructive sampling
protocols to collect representative samples for asbestos, lead paint, and arsenic analysis. Removal
and disposal of solid waste and hazardous materials will be performed in accordance with
applicable County, State, and Federal laws.

2.17 POTENTIAL CUMULATIVE AND SECONDARY IMPACTS

Cumulative effects are impacts which result from the incremental effects of an activity when added
to other past present, and reasonably foreseeable future actions, regardless of what agency or
person undertake such other actions. Cumulative impacts can result from individually minor but
collectively significant actions taking place over a period of time. The Hale’iwa Commercial
Redevelopment Project is not anticipated to generate substantial cumulative impacts. An on-site
wastewater treatment system will handle all of the wastewater generated from the redevelopment
project. Expansion to the existing retention basin will accommodate on-site stormwater runoff as
well as some of the off-site runoff. The projected traffic impact for year 2014 is noticeable from
left turning into the off-site parking lot from Kamehameha Highway through Kewalo Lane and
Mahaulu Lane. Several roadway scenarios have been studied in consultation with the City (DPP-
TRB and DTS) to mitigate the anticipated traffic impacts. Each alternative roadway improvement
scheme is currently being evaluated for its feasibility, impacts to the historic buildings, pedestrian
safety, and Hale‘iwa town’s rural character.
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Secondary effects are impacts that are associated with, but do not result directly from, an activity.
The environmental analysis of the proposed project addresses full development of the facilities in
the context of known planned or approved land uses in the vicinity. Significant secondary impact
is not anticipated in association with the proposed redevelopment.
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3.0 ALTERNATIVES TO THE PROPOSED PROJECT

The following provides discussion of the alternatives to the proposed project. The alternatives
evaluation will be in the context of the project’s objectives as described below.

e Meet present market demand of visitors and local residents by providing a balance mix of
businesses

e Create a positive economic return on investment and increase the long-term lease rent
revenue from this asset

e Preserve the rural main street character of historic Hale‘iwa Town

e Improve pedestrian connectivity and safety and improve traffic flow

e Seek to minimize and mitigate adverse impacts of development on the area’s natural,
cultural, social and economic environment through sound development planning and
improvements to existing utilities and infrastructure

e Bettering the whole of Hale‘iwa as part of the overall North Shore community

These objectives must be satisfied for the project to be economically viable and socially and
environmentally responsible. For this Environmental Assessment (EA), four alternatives to the
Proposed Action include the following: 1) No-Action Alternative, 2) Residential Development
Alternative, 3) Redevelopment Alternative Without Gross Leasable Area Expansion, and 4)
Maximum Commercial Redevelopment under LUO Allowance.

3.1 NO-ACTION ALTERNATIVE

The No-Action Alternative examines the scenario whereby the existing facilities and infrastructure
would largely remain in the same scale and existing conditions. Under this alternative, none of the
planned improvements would be realized. The No-Action alternative would result in the continued
use of the land as non-conforming commercial uses. No site disturbance and impacts from
construction would occur. Buildings and existing wastewater disposal systems will not be
upgraded to meet current applicable codes.  Older structures will continue to require
maintenance. Upgrades to these buildings, for other than health and safety issues, cannot be
performed under the current residential zoning. Without the rezoning and a major commitment to
redevelop the properties, it is likely that the current buildings would fall into further disrepair over
time. Pedestrian safety and traffic flow problems from multiple site access points would continue.
There will be no expansion of businesses to capture market demand in this alternative. Visitors’
and local residents’ needs would not be met. Positive economic return on investment and increase
in lease rent revenue would not result. The Hale‘iwa town corridor will not be improved.
However, there will be no increase in infrastructure demand under this alternative.

3.2 RESIDENTIAL DEVELOPMENT ALTERNATIVE
The majority of the project site is currently zoned R-5 (Residential District) and AG-2 (General

Agricultural District). Alternative to the proposed project would be to the development of the site
as a residential and agricultural development.
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R-5 zoning allows for a minimum lot size of 5,000 sq. ft. and AG-2 zoning allows for one dwelling
unit per a minimum of two acres. With approximately 49,000 sq. ft. of R-5 zoned lands and 2.76
acres of AG-2 zoned lands, this property could create up to 10 new home sites. The houses would
be built as two-story for greatest market value. The two-story structures would have a greater visual
impact than the proposed one-story development. Construction and site development impact from
this alternative would be short term in nature. Pedestrian connectivity would not result. In
comparison with the proposed project, this alternative action could potentially generate less water
use, wastewater, and traffic.

Moreover, the project site has long been used for commercial activities, and has become a
“landmark” of the community. The North Shore Sustainable Communities Plan Land Use Map
designated the project area as “Country Town”. Such designation indicates small-scale and
compact commercial uses. Matsumoto and Aoki Shave Ice are well-known commercial attractions
that attract visitors to Hale‘iwa, creating positive economic impacts to the local community. Many
commercial buildings on the project site are also “significant historic structures” according to the
Hale‘iwa Special District. This alternative would require demolishing these historic commercial
buildings in order to build new residential units. Thus, this alternative is not in compliance with
the North Shore Sustainable Communities Plan and the Hale’iwa Special District. Residential
development under this alternative would not meet market demand for more retail space on the
North Shore. There will be no expansion of businesses to better serve visitors and local residents.
The market study also shows that residential development on this property will not yield positive
economic return on investment. The rural main street character of historic Hale‘iwa Town would
not be preserved under this scenario.

3.3 REDEVELOPMENT ALTERNATIVE WITHOUT GROSS LEASABLE AREA EXPANSION

A potential alternative use of the property could involve the use of the site “as-is”, with renovation
of existing buildings and infrastructure upgrades. Non-conforming commercial uses would
continue under this alternative. Multiple site access points and pedestrian queuing along and
crossing Kamehameha Highway issues will not be addressed. Therefore, better traffic flow along
Kamehameha Hwy and improved pedestrian safety would not result from this alternative.
Community gathering place will not be created. There will be no expansion in retail space to
capture market demand in this alternative. Visitors’ and local residents’ needs would not be met.
Construction and site development impact from this alternative would be minimal and short term
in nature. Although, positive economic return on investment and increase in lease rent revenue
could result from the improvements, but existing tenants will have to absorb all of the
improvement costs. Therefore, this alternative may not be feasible. Improvements to the rural
main street character of historic Hale‘iwa Town and the property as part of the overall North Shore
community would be limited.

3.4 MAXIMUM COMMERCIAL REDEVELOPMENT UNDER LUO ALLOWANCE

The project area’s designation as “Country Town” under the current North Shore Sustainable
Communities Plan could potentially allow rezoning of the whole 4.22 acres property to
Neighborhood Business District (B-1). The total Gross Leasable Area (GLA) under this scenario
would be much greater than 30,000 SF. Business expansion would meet visitors’ and local
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residents’ needs. Pedestrian connectivity and safety improvements will be realized. However, the
development will exceed the market demand for retail space on the North Shore and may not yield
a positive economic return on investment. Traffic impact, impact from construction and site
development, and demand on public infrastructure would be the greatest of all scenarios. As the
whole site would be developed, the impact to the environmental and biological features on the
property would be much greater. The scale of the development would also change the main street
character of historic Hale’iwa Town.
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4.0 APPLICABLE ENVIRONMENTAL AND
LAND USE POLICIES AND PLANS

In this chapter, the project’s consistency with applicable State of Hawai‘i and City and County of
Honolulu planning and land use objectives, policies, principles, and guidelines are discussed.

Federal
e Americans with Disabilities Act (ADA)

State of Hawai’i
e Hawai’i State Plan
e State Land Use Law (Chapter 205 HRS)

City and County of Honolulu
e General Plan
e 2010 North Shore Sustainable Communities Plan
e Land Use Ordinance (Chapter 21 ROH)
e Ordinance 2412 (Chapter 14 ROH)
e Hale’iwa Special District Guidelines

4.1 AMERICANS WITH DISABILITIES ACT OF 1991

In 1991, the Federal government enacted the American with Disabilities Act (ADA) to provide
equal accessibility for persons with disabilities. Part of this statue is having building design
consider the needs of persons with disabilities. Chapter 103-50 of the HRS states,”....all plans and
specifications for the construction of public buildings, facilities, and sites shall be prepared so that
the buildings, facilities, and sites are accessible to and usable to persons with disabilities.” The
disability and communication access board shall adopt rules for the design of buildings, facilities,
and site, by or on behalf of the State and Counties.

Discussion: The proposed project will comply with ADA requirements.

4.2 HAWAI‘l STATE PLAN

The Hawai‘i State Plan establishes a statewide planning system that provides goals, objectives, and
policies which detail property directions and concerns of the State of Hawai‘i. Priority guidelines
relating to the economy, housing, population growth, facility systems, and the physical
environment will be discussed as they relate to the proposed project.

It is the goal of the State, under the Hawai‘i State Planning Act (Chapter 226, HRS), to achieve the
following:

e Astrong, viable economy, characterized by stability, diversity, and growth, that enables the
fulfillment of the needs and expectations of Hawai’i present and future generations.
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e A desired physical environment, characterized by beauty, cleanliness, quiet, stable natural
systems, and uniqueness, that enhances the mental and physical well-being of the people.

*  Physical, social, and economic well-being, for individuals and families in Hawai‘i, that
nourishes a sense of community responsibility, of caring, and of participation in
community life

Specific objectives and policies of the State Plan that pertain to the project are as follows:

Section 226-8 Objective and policies for the economy—uvisitor industry.

() Planning for the State's economy with regard to the visitor industry shall be directed
towards the achievement of the objective of a visitor industry that constitutes a major
component of steady growth for Hawaii's economy.

(b) To achieve the visitor industry objective, it shall be the policy of this State to:

(1) Support and assist in the promotion of Hawaii's visitor attractions and facilities.
(2) Ensure that visitor industry activities are in keeping with the social, economic, and
physical needs and aspirations of Hawaii's people.

(3) Improve the quality of existing visitor destination areas.

(4) Encourage cooperation and coordination between the government and private sectors
in developing and maintaining well-designed, adequately serviced visitor industry and
related developments which are sensitive to neighboring communities and activities.

(7) Foster a recognition of the contribution of the visitor industry to Hawaii's economy and
the need to perpetuate the aloha spirit.

(8) Foster an understanding by visitors of the aloha spirit and of the unique and sensitive
character of Hawaii's cultures and values.

Section 226-12 Objective and policies for the physical environment--scenic, natural beauty,

and historic resources.

() Planning for the State's physical environment shall be directed towards achievement of the
objective of enhancement of Hawaii's scenic assets, natural beauty, and multi-
cultural/historical resources.:

(b) To achieve the scenic, natural beauty, and historic resources objective, it shall be the
policy of this State to:

(1) Promote the preservation and restoration of significant natural and historic resources.

(2) Provide incentives to maintain and enhance historic, cultural, and scenic amenities.

(4) Protect those special areas, structures, and elements that are an integral and functional
part of Hawaii's ethnic and cultural heritage.

Section 226-25 Objective and policies for socio-cultural advancement--culture.
(a) Planning for the State's socio-cultural advancement with regard to culture shall be directed
toward the achievement of the objective of enhancement of cultural identities, traditions, values,
customs, and arts of Hawaii's people.
(b) To achieve the culture objective, it shall be the policy of this State to:
(1) Foster increased knowledge and understanding of Hawaii's ethnic and cultural
heritages and the history of Hawai’i.

(2) Support activities and conditions that promote cultural values, customs, and arts that
enrich the lifestyles of Hawaii's people and which are sensitive and responsive to
family and community needs.

(3) Encourage increased awareness of the effects of proposed public and private actions on
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the integrity and quality of cultural and community lifestyles in Hawai’i.
(4) Encourage the essence of the aloha spirit in people's daily activities to promote
harmonious relationships among Hawaii's people and visitors.

Discussion: The proposed project is consistent with the objectives and policies of the State Plan.
The project will improve the quality and safety of the major ‘Oahu “circle-island” visitor
destination and foster aloha spirit. The commercial redevelopment will provide a well-designed
facility that preserves historical architectural character and plantation history of the area. The
project will serve as a gathering place for local residents and visitors where Hawaiian culture is
perpetuated through local entrepreneurs, delicacies, artisans, and activities.

4.3 HAWAI‘l STATE LAND USE DISTRICT BOUNDARIES

State Land Use Districts are established by the State Land Use Commission in accordance with the
State of Hawai‘i Land use Law, Chapter 205 HRS. The basic intent of the law is to regulate the
classification and uses of lands in the State in order to accommodate growth and development as
needed, and to retain and protect important agricultural and natural resources areas. All State
lands are classified as Urban, Rural, Agricultural, or Conservation, with consideration given to
county general and development plans in determining the classification.

Discussion: The project site is situated within the State Urban District. Under State Law the
counties have sole jurisdiction to determine the types of uses permitted in this district. The
proposed project is consistent with this Statute, as the proposed land uses are consistent with City
and County of Honolulu General Plan, North Shore Sustainable Communities Plan (SCP), and
Land Use Ordinance, as discussed below.

4.4 CITY AND COUNTY OF HONOLULU GENERAL PLAN

The General Plan for the City and County of Honolulu was adopted in 1977, and has been
subsequently amended (most recently in 2002). The General Plan is a comprehensive statement of
the long-range social, economic, environmental and design objectives for the general welfare and
prosperity of the people of O‘ahu. The objectives and policies are organized into 11 subject areas
and are intended to guide and coordinate the formulation and implementation of City land use
plans and regulations, and budgeting policies and decisions for public facility capital
improvements, operations and maintenance. The proposed project has a relationship to the
following objectives and policies of the City and County of Honolulu General Plan:

e PART Il: ECONOMIC ACTIVITY. Objective A: To promote employment opportunities that will
enable all the people of O‘ahu to attain a decent standard of living. Policy 1: Encourage the
growth and diversification of O‘ahu's economic base. Policy 2: Encourage the development of
small businesses and larger industries which will contribute to the economic and social well-
being of O‘ahu residents. Policy 3: Encourage the development in appropriate locations on
O‘ahu of trade, communications, and other industries of a nonpolluting nature. Policy 4:
Encourage the development of local, national, and world markets for the products of O‘ahu-
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based industries. Objective B: To maintain the viability of O‘ahu's visitor industry. Policy 9:
Encourage the visitor industry to provide a high level of service to visitors.

e PART Ill: NATURAL ENVIRONMENT. Objective A: To protect and preserve the natural
environment. Policy 7: Protect the natural environment from damaging levels of air, water,
and noise pollution. Policy 9: Protect mature trees on public and private lands and encourage
their integration into new developments.

e PART VII: PHYSICAL DEVELOPMENT AND URBAN DESIGN. Objective F: To promote and
enhance the social and physical character of O‘ahu's older towns and neighborhoods. Policy
1: Encourage new construction to complement the ethnic qualities of the older communities of
O’ahu. Policy 2 Encourage, wherever desirable, the rehabilitation of existing substandard
structures.

e PART VIII: PUBLIC SAFETY. Objective B: To protect the people of O‘ahu and their property
against natural disasters and other emergencies, traffic and fire hazards, and unsafe conditions.
Policy 6: Reduce hazardous traffic conditions.

e PART X: CULTURE AND RECREATION. Objective B: To protect O‘ahu's cultural, historic,
architectural, and archaeological resources. Policy 2 Identify, and to the extent possible,
preserve and restore buildings, sites, and areas of social, cultural, historic, architectural, and
archaeological significance.

Discussion: The proposed commercial redevelopment project promotes the objectives of the City
and County General Plan by expanding employment and create business opportunities for low-
impact, small local businesses. The redevelopment is expected to help maintain the viability of
North Shore tourism industry by providing a high level of service to visitors and local residents
through improved, safe, and high standard physical environment that preserves and restores the
area’s unique plantation architectural character. Mature trees on site are integrated into the design
of the redevelopment. The design and construction of the project takes into consideration the
impacts to the natural environment and the archaeological and cultural resources of the area.

4.5 CITY AND COUNTY OF HONOLULU - 2010 NORTH SHORE SUSTAINABLE COMMUNITIES
PLAN (SCP)

The 2010 North Shore Sustainable Communities Plan was recently adopted. According to the
2010 North Shore Sustainable Communities Plan (NS SCP), the role of the North Shore in O‘ahu’s
development pattern is to maintain the rural character, agricultural lands, open space, natural
environment, recreation resources and scenic beauty of O‘ahu’s northern coast. The NS SCP
proposed land use policies are intended to outline policies for future actions and agency decisions
making. General policies are broad statements of intent that express the City’s overall philosophy
toward particular land uses. Planning principles and guidelines provide more specific guidance in
terms of planning, design and implementation of projects and programs. The following describe
areas where the proposed project conforms to policies in the NS SCP.
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Historic and Cultural Resources

e General Policies: Specific policies that pertain to the project include 1) Emphasize physical
references to North Shore’s history and cultural roots to help foster the area’s unique sense of
place 2) Protect existing visual landmarks and support the creation of new, culturally
appropriate landmarks 3) Preserve significant historic features from earlier periods 4) Retain,
whenever possible, significant vistas associated with archaeological features 5) Respect
significant historic resources by applying appropriate management policies and practices. Such
practices may range from total preservation to integration with contemporary uses 6) Restore or
keep intact sites with cultural and/or religious significance out of respect for their inherent
cultural and religious values.

e Guidelines: Specific guidelines that pertain to the project include 1) Implement in situ
preservation and appropriate protection measures for sites that have high preservation value
because of their good condition or unique, historic, cultural and archaeological features, and
for which the State Historic Preservation Division has recommended such treatment 2)
Determine the following on a site-by-site basis in consultation with the State Historic
Preservation Officer: appropriate preservation methods; appropriate delineation of site
boundaries and setbacks: and appropriate restrictions on uses and development of adjacent
lands 3) Include input from all pertinent community resources in the development of a site
preservation plan 4) Include sight lines and view planes that are significant to the original
purpose and value of the site in criteria for adjacent use restrictions 5) Determine the
appropriateness of public access on a site-by-site basis in consultation with the State Historic
Preservation Officer, Hawaiian cultural organizations, and the owner of the land on which the
site is located.

Discussion: An archaeological inventory survey was conducted for the project area to determine
the potential for disturbance of any potentially significant archaeological and historical features.
Archaeological monitoring will also be conducted during excavation activities. An Architectural
Inventory Survey is also being prepared according to SHPD'’s requirements for the historic
buildings within the project site. Access easements to kuleana lots will be in place to preserve
access to Land Commission Awards (LCAs) parcels behind the project.

Commercial Areas

The 2010 NS SCP designated three categories of commercial uses: Country Town, Rural
Community Commercial Center, and Country Store. The 2010 NS SCP land use map designates
the project site within Country Town district (see Figure 4.1). The Country Town districts identify
the general area where commercial establishments as well as public services and civic activities
are concentrated. Country towns are generally distinguishable from their larger, often newer,
urban counterparts by their compactness, small scale, and mixture of different land uses located in
close proximity to each other. Buildings are usually one to two stories in height and built to the
front property line. Commercial activity is often along the street frontage or in similar “main street”
settings. Rural communities often take their identities from the character of their particular town
center.
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General Policies: Specific policies that pertain to the project include 1) Maintain Hale’iwa and
Waialua towns as the main commercial districts on the North Shore. Encourage landowners to
invest in the physical and economic revitalization of the towns’” commercial cores 2) Preserve
and enhance the historic rural “small town” character complement the rural town context.
Encourage multi-family housing (low-density apartment districts) and housing for resident
senior citizens in close proximity to both Hale‘iwa and Waialua town centers 3) Allow for a
diverse range of civic, retail, office, and light industrial uses that meet the needs of residents
and visitors 4) Support the continued viability of locally-owned small businesses, while
prohibiting large commercial “big box” retailers that are contradictory to the region’s rural
character 5) Maintain the low-rise (one to two stories) human-scale and physical organization
of buildings arranged along the traditional “main street” 7) Ensure that architectural and
landscaping features are compatible with the rural character 8) Protect and enhance natural
resources and ecosystems, such as wetlands and streams, fishponds, mature trees and open
space areas, within the Country Town areas 9) Protect, preserve and — where feasible — restore
historic and cultural features that reflect the North Shore’s heritage and contribute to the town’s
identity.

Guidelines: Specific guidelines that pertain to the project include 1) Limit building heights to
two stories, and employ building design elements which reflect the architectural characteristics
of the early 1900-period architecture identified in the Hale‘iwa Special District Design
Guidelines  3) Encourage commercial and related activities that are conducive to the
pedestrian character to locate at the walkway level along Kamehameha Highway. Encourage
less pedestrian-dependent and conducive activities (such as manufacturing areas for products
and compatible light industrial uses, residences, services, etc.) to locate behind or above
commercial activities so as not to detract from the commercial retail character of Kamehameha
Highway 4) Focus the town’s commercial core around a mix of compatible activities such as
recreation, marine-related enterprises, farmers’ markets, historic and cultural attractions,
“clean” light industrial, small businesses and offices, civic and governmental services,
businesses and retail activities for both residents and visitors 5) Upgrade drainage, wastewater,
and water infrastructure within Hale‘iwa town, as needed 6)

Support home-based businesses and “Mom and Pop” type stores within the town center 7)
Concentrate new development near existing built areas emphasizing redevelopment and infill
along Kamehameha Highway, makai of the Hale‘iwa Bypass Road (Joseph P. Leong Highway).
Provide adequate landscaped buffer adjacent to the bypass 8) Ensure that commercial uses
adjoining the Kamehameha Highway corridor include support facilities such as parking lots
and restrooms that can adequately accommodate the planned commercial activities 11)
Provide improved, expanded, and continuous pedestrian walkways linking commercial
establishments within Hale‘iwa, including connections between farmers’ markets or other
kinds of agricultural product and retail outlets, and open space and environmental resources
(such as beach parks, Hale‘iwa Harbor and Loko Ea Pond) 12) Enhance the attractiveness and
general landscaped open space character of the area by providing roadway improvements,
street trees, streetlights, street furniture, and signage compatible with the rural character of
Hale‘iwa town 15) Consolidate off-street parking to areas behind buildings, while retaining
existing on street parking wherever possible and appropriate. As needed, parking should be
rearranged to accommodate the pedestrian walkway system along Kamehameha Highway.
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Discussion: The proposed project intends to apply for a zone change from R-5 (Residential
District) to B-1 (Neighborhood Business District) for the commercial parcel. The B-1
(Neighborhood Business District) will be consistent with the 2010 North Shore SCP’s long-range
land use policy for the site. The new zoning designation will allow for a diverse range of civic,
retail, office, and light industrial uses that meet the needs of residents and visitors while prohibiting
“big box” establishments. The redevelopment will contribute to the physical and economic
revitalization of the towns’ commercial core and the project is an infill development of existing
commercial establishments along Kamehameha Highway. The project will preserve and enhance
the historic rural “small town” character with appropriate architectural and landscape design and
the tenants of the project will primarily be locally-owned small businesses. Iconic and historically
significant store structures will be preserved or recreated to maintain the town’s identity.
Walkways, as part of the street front improvements, will be provided along the storefronts while
parking will be located behind the stores to create pedestrian oriented environment. Adequate
parking and restrooms facilities will be provided to support the proposed redevelopment.
Drainage and wastewater treatment system upgrade will be part of the proposed redevelopment.

Public Facilities and Infrastructure

Transportation Systems

According to the NS SCP, the only major arterial on the North Shore is Kamehameha Highway.
Kamehameha Highway is a two-lane, scenic highway, which links North Shore communities with
Central O’ahu and Ko‘olau. The highway traverses the coastline from Hale‘iwa through the
communities of Kawailoa, Waimea, Plpukea, and Sunset Beach.

e General Policies: Specific policies that pertain to the project include 1) Retain Kamehameha
Highway as a two-lane thoroughfare, to maintain the North Shore's rural character. Provide
roadway improvements to promote pedestrian safety and traffic efficiency 4) Support a multi-
modal transportation system to reduce automobile dependency. Provide more opportunities
and support facilities for convenient and safe alternative modes of transportation, including
bus, pedestrian and bicycle travel, and other modes of personal transportation 5) Ensure that
existing regional roadways are adequate to accommodate proposed development proposals,
prior to the construction of such developments.

e Guidelines: Specific guidelines that pertain to the project include 1) Establish rural streetscape
design and development standards within residential areas consistent with the rural character
of the region. These could include narrower streets, more landscaping, and grassed swales in
place of sidewalks with curbs and gutters 12) Provide pedestrian-friendly walkways, off-street
parking, bus pull-outs, tour bus maneuvering areas, and drainage improvements in Hale‘iwa
13) Improve the main roadways within Hale‘iwa and Waialua Country Town Districts with
shade trees, landscaping, sidewalks, street furniture, and signage to promote pedestrian
orientation within these country towns.

Discussion: The project will retain North Shore’s and Hale‘iwa’s unique plantation era rural
character with rural street frontage improvements, to the extent permitted considering
requirements, using grassed swale and stamped wood plank concrete walkways. Road
improvements which include dedicated roadway shoulder can accommodate pedestrian walkways
and bicycle users. A Traffic Impact Assessment Report has been conducted for the proposed
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development and appropriate roadway improvements will be implemented to mitigate impacts on
regional roadways while maintaining the North Shore's rural character and providing utmost
pedestrian safety. Off-street parking lot and tour bus drop off and parking area will be located
within the property. Appropriate rural streetscape design and development standards will be
implemented through landscaping, walkways, street furniture, attraction nodes and signage to
promote pedestrian orientation.

Wastewater Treatment

e General Policies: 1) Provide adequate public and private wastewater treatment facilities and
improve the existing wastewater management services on the North Shore to protect the North
Shore’s water resources and the health of the community is the highest priority 2) Support
alternative wastewater technologies that reflect the community’s values and rural character.

e Guidelines: 1) Use reclaimed water for irrigation and other uses, where feasible, in
accordance with the Guidelines for the Treatment and Use of Recycled Water (May 15, 2002)
by the State Department of Health and the No Pass Line established by the Board of Water
Supply. A “wetlands” treatment system could serve as wild bird refuges that could also be used
as a picnicking area and/or children’s fishing park 2) Replace outdated individual cesspools
with septic tanks and individual wastewater systems. Consider public programs or policies to
support private conversion efforts.

Discussion:  The existing cesspools and septic systems within the proposed project will be
replaced with a new on-site wastewater treatment facility. Integration of a bioretention system
which complements the surrounding rural character will be considered.

4.6 CITY AND COUNTY OF HONOLULU LAND USE ORDINANCE

The purpose of the County Land Use Ordinance (LUO) is to regulate land use in a manner that will
encourage orderly development in accordance with adopted land use policies, including the
O‘ahu General Plan and the North Shore Sustainable Communities Plan. The LUO is intended to
provide reasonable land use and building development and design standards. These standards are
applicable to the location, height, bulk and site of structures, yard areas, off-street parking facilities,
and open spaces, and the use of structures and land for agriculture, industry, business, residences
or other purposes [Chapter 21, Revised Ordinances of Honolulu (ROH)].

Discussion: The project site is currently zoned Residential District (R-5), Neighborhood Business
District (B-1), and General Agricultural District (AG-2). A Change of Zone from Residential District
(R-5) to Neighborhood Business District (B-1) and General Agricultural District (AG-2) to Country
District is proposed to allow for conforming commercial uses and parking facility under a
Conditional Use Permit (CUP).

The purpose of the business districts is to set aside areas for commercial and business activities to
meet and support the economic growth of the city. These districts help to ensure a favorable
business climate and support economic and social well-being of city residents. The intent of the
Neighborhood Business District (B-1) is to provide small scale retail and business establishments
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that service surrounding population. This district also applies to rural and urban fringe town
centers that may or may not be located along major travel routes.

The purpose of the Country District is to recognize and provide for areas with limited potential for
agricultural activities but for which the open space or rural quality of agricultural lands is desired.
The district is intended to provide for some agricultural uses, low density residential development
and some supporting services and uses. A parking lot is being planned on a portion of the project
parcel proposed for Change of Zone from General Agricultural District (AG-2) to Country District.
The remainder of the parcel will remain open space and will be used for on-site retention basin.
This Change of Zone conforms to ROH’s guidelines for identifying lands suitable for Country
District as follows.

e The project area is within the state-designated urban district and designated as agricultural
according to the city zoning ordinance

e The project area is not predominately classified as prime, unique or other under the
agricultural lands of importance to the State of Hawai’i System

e Lands where a substantial number of existing parcels are less than two acres in size

e Lands where existing public facility capacities preclude more intense development

Parking facility is a permitted use in the Country District, subject to the submittal of a Conditional
use Permit (CUP) application.

4.7 ROAD WIDENING ORDINANCE 2412

Ordinance 2412, or Chapter 14, Article 21 ROH sections14-21.1 and 14-21.2, indicates that land
abutting any public street that is granted a change of zone from its present use classification to any
use classification other than residential or agricultural uses is subject to general plan or
development plan street setback and improvement requirements. Such improvements shall be in
conformity with the general plan and development plans of the city. The City and County of
Honolulu Traffic Review Branch has a planned road widening along Kamehameha Highway from
Weed Junction to the intersection with Joseph P. Leong Highway.

Discussion: Under Ordinance 2412, the entire span of Kamehameha Highway fronting the project
(approximately 630 feet) will need to be widened from two lanes to three lanes, providing a medial
turn lane within a 60 feet ROW. This would include a 34 feet roadway “curb-to-curb” and 13 feet
of shoulder on both sides. The 34 feet of roadway would allow for two (2) 12 feet lanes in either
direction with a 10 feet turn lane down the middle. Sidewalk and curb & gutter improvements
would also be required along the full 630 feet project frontage according to the City roadway
standard. Ordinance 2412 is in conflict with the recently adopted 2010 NS SCP which calls for the
preservation of Kamehameha Highway as a two-lane street and rural streetscape design that are
consistent with the rural character of the region which includes the use of grassed swales and
pedestrian-friendly walkways in place of raised sidewalks with curbs and gutters. Since some of
the historic buildings will be preserved, the full widening and improvements required by
Ordinance 2412 is not probable. This issue has been discussed with TRB and the Ordinance 2412
will not be imposed for the full project frontage but along the left-turn lane improvements ROW.
Appropriate roadway improvement will be implemented to provide traffic impact mitigation,
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pedestrian safety, and preserve the integrity of the historic buildings. Pedestrian walkways within
the improved ROW will be dedicated to the City as easements. The Zone Change and the Special
District permitting processes may allow for an exemption to the standards for curbs, gutters and
sidewalks.

4.8 HALE‘IWA SPECIAL DISTRICT GUIDELINES

The project is located within the Hale‘iwa Special District and a Special District Permit will be
required for the proposed project. The Special District guidelines are provided to guide aesthetic
and architectural aspects of project development. The following describe areas where the
proposed project conforms to the Hale’iwa Special District’s objectives.

A. Preserve and enhance Hale‘iwa’s existing rural low-rise, human-scaled form and character,
especially along Kamehameha Highway and Hale‘iwa Road.

B. Preserve and restore to the extent possible buildings and sites of scenic, historic, cultural,
and/or architectural significance, and encourage new development which is compatible
with and complements those buildings, and sites, primarily through low building heights,
appropriate period design features, and subdued materials.

E. Retain distinctive pedestrian oriented commercial area for residents and visitors.

F. Provide for safe and pleasant pedestrian and vehicular circulation, while avoiding parking
areas along the streetscape.

I.  Provide public improvements such as roadways, street lights, street furniture, and signage
compatible with the rural character of the community, rather than at conventional urban
standards.

Discussion: The project will comply with the Hale’iwa Special District guidelines. These will be
fully discussed in the forthcoming Hale‘iwa Special District permit application.
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5.0 DETERMINATION OF SIGNIFICANCE

This section describes the determination that is anticipated with respect to whether or not the
proposed commercial redevelopment will have a significant impact on the environment, and the
reasons for this anticipated determination.

5.1 ANTICIPATED DETERMINATION

A Finding of No Significant Impact (FONSI) is anticipated for this project.

5.2 REASONS SUPPORTING THE ANTICIPATED DETERMINATION

According to the Department of Health Rules (11-200-12), an applicant or agency must determine
whether an action may have a significant impact on the environment, including all phases of the
project, its expected consequences both primary and secondary, its cumulative impact with other
projects, and its short and long-term effects. In making the determination, the Rules establish
“Significance Criteria” to be used as a basis for identifying whether significant environmental
impact will occur. According to the Rules, an action shall be determined to have a significant
impact on the environment if it meets any one of these criteria.

(1) Involves an irrevocable loss or destruction of any natural or cultural resources.

The subject lands are developed commercial area and agricultural lands which are currently being
used as a base yard for an irrigation company. There are no significant natural resources on the
subject lands. There will be no significant destruction of existing natural or cultural resources.
While it is not expected, if during the course of construction any cultural or archaeological
remnants are unearthed, their treatment will be conducted in strict compliance with the
requirements of the Department of Land and Natural Resources.

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

The redevelopment will not curtail the range of potential beneficial uses of the environment. The
planned improvements are intended to provide a beneficial community use while resulting in a
minimal loss of beneficial uses of the environment. There is limited existing wildlife habitat
present on the site, and the project will implement environmentally-sensitive measures to address
issues such as wastewater, drainage, landscaping, and architecture.

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

The redevelopment project is consistent with the environmental policies established in Chapter
344, Hawaii Revised Statutes.
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4) Substantially affects the economic or social welfare of the community or State.

The redevelopment project will improve the economic and social welfare of the community and
State. The improvements will not negatively nor significantly alter the existing area, nor will it
contribute to population growth. The action is also not expected to adversely affect traditional
Hawaiian rights related to gathering, access, or other customary activities within the project area or
its vicinity or any cultural practices or beliefs. Accesses to Kuleana lots will be preserved as
dedicated access easements. The improvements will provide the community and visitors with a
safe recreational and gathering space. The expanded commercial establishments will attract more
visitors and therefore will be beneficial to the area’s local ecomomy.

(5) Substantially affects public health.

Insignificant or undetectable impacts to public health may be affected by air and noise impacts
during construction, but will be mitigated by appropriate control measures. The long-term benefits
to positive social and quality of life implications associated with the project outweigh the
temporary negative impacts.

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

The project improvements will not create significant secondary impacts such as population
changes or effects on public facilities. Design and construction work will generate indirect and
induced employment opportunities and multiplier effects, but not at a level that would generate
any significant expansion. The long-term employment as a result of the retail and restaurant
redevelopment will be beneficial to the local economy.

(7) Involves a substantial degradation of environmental quality.

The redevelopment will not substantially degrade environmental quality. Long-term impacts to air
and water quality, noise levels, and natural resources would be minimal. The use of standard
construction and erosion control best management practices will minimize the anticipated

construction-related short-term impacts.

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

The commercial redevelopment project is not a commitment to a larger action, and will not
promote substantial population growth. Instead, it is intended to partially fulfill local resident
demands for more commercial establishments (especially restaurants) and gathering space.

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

There are no endangered plants or animal species located within the limits of the project site.
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(10)  Detrimentally affects air or water quality or ambient noise levels.

Short-term effects on air, water quality or ambient noise levels during construction will be
mitigated by compliance with City and County of Honolulu and State Department of Health rules
which regulate construction-related activities. After redevelopment, improvements to the site and
related infrastructure should not create detrimental impacts to air, water quality or ambient noise
levels. On-site drainage system will ensure minimal effects on water quality and site run-off.

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

The project site is not located in an environmentally-sensitive area, such as a flood plain, tsunami
zone, beach, erosion-prone area, geologically-hazardous land, estuary, fresh water, or coastal
waters. Small disconnected wetland areas on the site will be reestablished in drainage areas.

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

The redevelopment improvements will not affect scenic vistas or view-planes. The project is in
Hale‘iwa Special District and Hale‘iwa Main Street program. The architectural design and
landscaping of the project will comply with the Hale‘iwa Special District Design Guidelines to
preserve and enhance Hale‘iwa’s rural and plantation character.

(13)  Require substantial energy consumption.

Construction of the project will not require substantial energy consumption relative to other similar
projects. After the project is completed, energy will be conserved by using modern energy
efficient appliances and fixtures, and application of green design concepts.

5.3 SUMMARY

As stated above, on the basis of significance criteria, the redevelopment project is not expected to
have a significant impact on the local, County, or Statewide physical or human environment.

A Finding of No Significant Impact (FONSI) is anticipated.
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7.0 LIST OF AGENCIES, ORGANIZATIONS, AND INDIVIDUALS
CONSULTED OR RECEIVING COPIES OF THE EA

The agencies, organizations and individuals that received copies of the Pre-Assessment
Consultation package and this Draft Environmental Assessment are noted below. The agencies’
comments were acknowledged and addressed in this Draft Environmental Assessment. Also noted
are individuals and organizations that have been consulted during the Environmental Assessment
process.

Pre-Assessment g
Pre-Assessment Consultation Receiving | Comments Receiving
DIStI‘IbUtIOI’l Const{ltfitlon/ Comments Draft EA Received ] et
Recipient 5 FONSI
Received

FEDERAL AGENCIES

U.S. Fish and Wildlife | X X X

STATE OF HAWAII AGENCIES

Office of Environmental Quality
Control

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

Department of Health Safe Drinking
Water Branch

Department of Health Clean Water
Branch

Department of Health Clean Air
Branch

Department of Health Wastewater
Branch

Department of Land and Natural
Resources (DLNR)

x

DLNR, Historic Preservation Division

Department of Transportation

Office of Hawaiian Affairs

State Senator District 22

X | X | X [X X
x
x

State Representative District 46

CITY AND COUNTY OF HONOLULU

Board of Water Supply X X X

Department of Design and

Construction X X X
Department of Planning and Permitting X X X
Department of Environmental Services X

Department of Facility Maintenance X X X
Department of Transportation Services X X X
Department of Community Services X

Fire Department X X X
Police Department X X X
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Pre-Assessment a0
Pre-Assessment Receiving

o oo . . Consultation Receiving | Comments .
Distribution Consu.lt?tlon/ Comments Draft EA Received ALl 2

Recipient g FONSI
Received

Office of the Mayor X

Council Member District 2 X

LIBRARIES

Waialua Public Library

Hawai'i State Library

CITIZEN GROUPS, INDIVIDUALS & CONSULTED PARTIES

North Shore Neighborhood Board #27

North Shore Chamber of Commerce

Historic Hawai‘i Foundation

Haleiwa Town Center, LLC

Kumpang and Ronald Soroos

Morioka Family Trust

Ming-Li Wang and David Robichaux

Janet and Charles Fujimoto

Wilma and Ronald Ward

First Hawaiian Bank-Hale‘iwa Branch

Stanley and Noriko Matsumoto

Cathy and Michael Aoki

Wayne and Grace Shimamoto

North Shore Trading Company, Inc

Liliuokalani Protestant Church

Hawaii Conference Foundation

Adela Valmoja

Marlene Abrigo

Joel Asato

Gladys Awai-Lennox

Jan Becket

Diane Canon

Emmaline Causey

Dino Harvest

Butch Helemano

Betty Jenkins

Thomas Lenchanko

O’ahu Island Burial Council

Kunani Nihipali

Henry Preece

Waialua Hawaiian Civic Club

Paul Sensano

Thomas Shirai

Janell Chun Silva

John R Kaha’i Topolinski

Owana Salazar

XX XXX XXX XXX [X[X|X|X XXX X[ XXX X X[ X|X[X|X[X|X[X|X|X|[X]|X[X]|X

Lavina “Maile” Agadar
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Appendix B
TREE ASSESSMENT REPORT
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5,000 sq.t

1853728

#62 #61 #60

EHg

A
colopsed buidig.

knocked down
" 14 and rubble
g 123 this orea

top

with car parts, ties
broken glss and 22+
comugaied roofing
sheets

KAWE N4y

0
concrete porch

& 135
AL o= Pz
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4 = /Jﬂ;!rfrﬁ{ﬁ/mm
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Ao 86 ~— HCOgg
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5o asphalt g |
5 X
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*CHURCH-1"
mag nai
Elev. 21.65

thin and raise crown

prune off wires,

Leaning at forty-five degrees
Candidate to remian, large tree,
Leaning curved trunk

(grade change)
Ficus growing around tree

Candidate to remain
Broken branches

Gall wasp i

[

1

4
4
6
7
1"

Photo
1

Prune, Remove,
Transplant
P (CR)
™
™
TP
Remove
Remove
Remove
Remove
Remove
Remove
Remove
Prune
Remove
P (CR, CC)
Remove
Remove
Remove/TP
b
Remove
Remove

Structural
Condition
Good
Good
Good
Good
Good
Good
Poor
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Good
Fair
Good
Good
Fair
Poor
3/22/2011

Health
it
Good
Good
Good
Good
Good
Fair
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Fair

Good
Steve Nimz Associates Inc.

c

Crown
Spread
20

5
60
80
30
10
10
10

(feet)
35
40
50
45
30
40
35
40
55
40
65
40
20
25
50
30

Height

Haleiwa Commercial Redevelopment Project

Diameter
(inches)
32
15
60
36
22
28

10

indica
indica

Scientific Name
Phoenix dactylifera
Syzygium cumini
Phoenix dactylifera
Ficus microcarpa
Syzygium cumini

Phoenix
Phoenix
Phoenix
Phoenix
Phoenix
Phoenix
Phoenix
Ficus
Dypsis
Phoenix

Phoenix
Brassaia actinophylla

Species
Mango
Date Palm
Date Palm
Date Palm
Date Palm
Date Palm
Java Plum
Date Palm
Date Palm
Date Palm
Date Palm
Ficus
Date Palm
Ficus
Mango
Brassaia
Areca Palms
Date Palm
African Tulip
Java Plum

Tree #
10
12
13
4
15
16

17-20
23




Haleiwa Commercial Redevelopment Project

Diameter Height Crown Health | Structural | prune, remove,
Tree # Species Scientific Name (inches) (feet) Spread dition | condition transplant Photo | C:
24 Ficus Ficus mi 120 60 120 Fair Good P (CC, CR) 12,13 |Gall Wasp i ion (treat), multi-trunk, exposed roots
25 African Tulip 38 60 30 Fair Poor Remove 12 Growing adjacent to Ficus
26 Royal Poinciana Delonix regia 18 40 25 Fair Fair-Poor Remove 14 Leaning trunk
27 Neem indica 4 15 10 Good Good TP 14
28 African Tulip Spathodea campanulata 6 15 10 Fair Poor Remove 15
29 Java Plum cumini 4 15 10 Fair Poor Remove 15
30 Java Plum cumini 10 25 10 Fair Poor Remove 15
31 Java Plum cumini 8 15 10 Fair Poor Remove 15
32 Java Plum Syzygium cumini 6 15 10 Fair Poor Remove 15
33 Java Plum cumini 10 20 10 Fair Poor Remove 15
34 Java Plum cumini 10 20 10 Fair Poor Remove 15
35 Java Plum cumini 8 15 8 Fair Poor Remove 15
36 Opiuma dulce 18 45 20 Fair Poor Remove 16
37 Java Plum cumini 6 15 8 Fair Poor Remove 16
38 Java Plum cumini 8 20 15 Fair Poor Remove 16
39 Java Plum cumini 10 25 10 Fair Poor Remove 16
40 Java Plum cumini 6 15 10 Fair Poor Remove 16
4 Java Plum cumini 8 15 10 Fair Poor Remove 16
42 Opiuma dulce 10 25 10 Fair Poor Remove 16
43 Opiuma dulce 8 20 10 Fair Poor Remove 16
Steve Nimz Associates Inc.
3/22/2011
Haleiwa Commercial Redevelopment Project
Diameter Height Crown Health | Structural | prune, remove,

Tree # Species Scientific Name (inches) (feet) Spread | Condition | Condition transplant Photo |Comments
44 Opiuma dulce 38 40 25 Fair Poor Remove 16 Ficus growing over tree
45 Date Palm Phoenix i 8 Good Fair TP 17
46 Date Palm Phoenix i 30 Good Fair TP 17
47 Date Palm Phoenix i 8 Good Fair TP 17
48 Date Palm Phoenix i 35 Good Fair TP 17
49 Opiuma dulce 12 30 15 Remove 17
50 Opiuma dulce 12 30 20 Remove 17
51 African Tulip 28 35 30 Good Good Remove 18
52 African Tulip 22 30 20 Good Good Remove 18
53 Plumeria Plumeria spp. 8 15 15 Good Good TP 19
54 African Tulip 42 40 30 Fair Fair Remove 20
55 Date Palm Phoenix i 35 Fair Fair Remove 20
56 African Tulip 10 35 10 Fair Poor Remove 21
57 African Tulip 20 35 20 Fair Poor Remove 21
58 Java Plum cumini 20 40 20 Fair Poor Remove 21
59 African Tulip 36 40 25 Poor Poor Remove 21
60 Date Palm Phoenix 35 Good Good TP 22
61 Date Palm Phoenix i 30 Good Good TP 22
62 Date Palm Phoenix i 35 Good Good TP 23
63 Date Palm Phoenix I 30 Good Good TP 23

Steve Nimz Associates Inc.
3/22/2011




Haleiwa Commercial Redevelopment Project

Diameter Height Crown Health | Structural | prune, Remove,
Tree # Species Scientific Name (inches) (feet) Spread | Condition | Condition Transplant Photo | C:
64 African Tulip 34 40 30 Good Fair Remove 24 Narrow planter
65 Mango i indica 20 35 30 Good Good Remove 24 Narrow planter
66 Java Plum ium cumini 28 40 25 Poor Poor Remove 25
67 Java Plum ium cumini 20 30 20 Poor Poor Remove 25
68 Date Palm Phoenix 30 Fair Poor Remove 25
69 Coconut Palm Cocos nucifera 35 Good Fair TP 25
70 Opiuma i ium dulce 10 20 Fair Poor Remove 25
4l Avocado Persea i 20 15 Poor Poor Remove 26 Large trunk cavity
72 African Tulip 24 40 20 Good Good Remain 27
73 Coconut Palm Cocos nucifera 25 Poor Poor Remove 27 |Penciling upper trunk
74 Mango i indica 30 25 30 Fair Fair Remove 28
75 Mango i indica 28 30 35 Good Good Remove 29
76 Milo Thespesia populnea 24 30 40 Good Fair Remove 30 Good carving wood
7 Mango i indica 28 30 20 Fair Fair Remove 31 Edge of road
78 Monkeypod Samanea saman 6 25 15 Good Good TP 32
79 Cl y Schinus inthifolit 15 20 40 Fair Poor Remove 32
80 Date Palm Phoenix i 35 Fair Fair Remove 32
81 Opiuma Pif ium dulce 10 35 20 Fair Poor Remove 32
Steve Nimz Associates Inc.
3/22/2011
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Appendix C
BIOLOGICAL SURVEYS REPORT
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Appendix D
Traffic Impact Analysis Report
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I.

TRAFFIC IMPACT ANALYSIS REPORT
FOR THE PROPOSED

HALE IWA COMMERCIAL REDEVELOPMENT PROJECT

HALE'IWA, HAWAII
TAX MAP KEY: (1) 6-6-004: 13-19, 27, 28, & 32

Introduction

A. Project Description

Kamehameha Schools is proposing to redevelop its existing commercial properties in
Hale'iwa, Oahu, Hawaii, which includes Matsumoto and Aoki Shave Ice Stores.
Kamehameha Schools will be seeking a change of zone to Community Business District
(B-2). The properties are identified as Tax Map Key: (1) 6-6-004: 13-19, 27, 28, & 32.
The 4.22-acre site is located on the makai (north) side of Kamehameha Highway between
Kewalo Lane and Mahaulu Lane in Hale'iwa Town. Figure 1 depicts the project location.

The existing site consists of retail stores, a restaurant, a church, a water irrigation
company (ITC Water Management, Inc.), and unpaved parking lots. The existing site
access is provided by four (4) driveways on Kamehameha Highway to the gravel parking
areas, Kewalo Lane, and Mahaulu Lane. The existing building areas total about 13,600
square feet of gross floor area (SFGFA). Table 1 summarizes the existing gross floor
areas.

Table 1. Existing Hale'iwa Commercial Development

Land Use Existing (SFGFA)
Retail 3,160
Restaurant 1,250
Food and Beverage 3,506
Light Industrial 3,573
Church 2,100
Totals 13,589
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The proposed project will include the demolition of dilapidated commercial buildings
and the construction of new buildings, a paved parking lot, and the installation of
necessary infrastructure to support the redevelopment. The redevelopment will expand
the retail frontage with a combination of new storefronts and the reconstruction of
existing historic establishments. Access to the proposed paved parking lot, which will be
located in the rear of the site, will be provided from Kewalo Lane and Mahaulu Lane.
The four (4) existing accesses on the makai side of Kamehameha Highway will be
eliminated. The proposed redevelopment project will contain about 32,000 SFGFA and
112 parking stalls. The redevelopment project is expected to be completed by the Year 2014.

Table 2 summarizes the proposed redevelopment plan in terms of square feet of gross
building area (SFGBA), square feet of gross leasable area (SFGLA), and square feet of
gross floor area (SFGFA), which includes the building area and the opening dining areas.

Table 2. Proposed Hale'iwa Commercial Redevelopment Plan

Retail SFGBA SFGLA SFGFA
Retail 1 (Aoki Shave Ice) 6,509 6,300 6,509
Retail 2 1,324 1,254 1,324
Retail 3 1,320 1,255 1,320
Retail 4 2,551 2,500 2,551
Retail 5 1,695 1,600 1,695
Retail 6 611 611 611
Hale'iwa Eats (Retail) 1,250 1,250 1,250
Retail Totals 15,260 14,770 15,260
Food & Beverage

Matsumoto Shave Ice (Existing) 1,296 1,296

Matsumoto Lanai 442 442 3,225
Matsumoto Add on Retail Space 1,487 1,410

Fruit Stand 550 500 550
Restaurant 1 2,623 2,500 2,623
Restaurant 2 (Global Creations) 1,612 1,612

Restaurant 2 (Add on) 1,061 1,000 3,512
Restaurant Outdoor Dining N/A 900
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Table 2. Proposed Hale'iwa Commercial Redevelopment Plan (Cont'd.)
Food & Beverage SFGBA SFGLA SFGFA
Restaurant 3 2,690 2,500

3,390
Restaurant 3 Outdoor Dining N/A 700
Food & Beverage Totals 11,761 11,761 13,361
Office 1,578 1,500 1,578
Support Area 1,571 N/A 1,571
Totals 30,170 29,130 31,770

The proposed site plan is depicted on Figure 2.
B. Purpose and Scope of the Study

The purpose of this study is to analyze the traffic impacts resulting from the proposed
Hale'iwa Commercial Redevelopment Project. This report presents the findings and
recommendations of the study. The scope of this study includes:

1. An evaluation of the existing roadway and traffic conditions.
2. The development of the trip generation characteristics of the existing commercial site.
3. The development of the trip generation characteristics of the redevelopment project.

4. An analysis of the future traffic conditions without the proposed redevelopment
project.

5. The identification and analysis of traffic impacts resulting from the development of
the full build-out of the proposed redevelopment project.

6. The development and evaluation of alternative traffic improvements, which would
mitigate the traffic impacts identified in this study.
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C. Methodologies
1. Capacity Analysis Methodology

The highway capacity analysis, performed for this study, is based upon
procedures presented in the Highway Capacity Manual (HCM), published by the
Transportation Research Board, 2000. HCM defines Level of Service (LOS) as "a
quality measure describing operational conditions within a traffic stream". Several
factors may be included in determining LOS, such as: speed, travel time, freedom to
maneuver, traffic interruptions, driver comfort, and convenience. LOS’s "A", "B",
and "C" are considered satisfactory Levels of Service. LOS "D" is generally
considered a "desirable minimum" operating level of service. LOS "E" is an
undesirable condition, and LOS "F" is an unacceptable condition. Intersection LOS is
primarily based upon average delay per vehicle, which is expressed in seconds per
vehicle (sec/veh). Table 3 summarizes the LOS criteria.

Table 3. Level of Service Criteria (HCM)
Unsignalized Intersections
LOS Control Delay (sec/veh)
<10
>10-15
>15-25
>25-35
>35-50
> 50

b g O|w| >

Worksheets for the capacity analysis, performed throughout this report, are
compiled in the Appendix.

2. Trip Generation Methodology

The trip generation methodology is based upon generally accepted techniques
developed by the Institute of Transportation Engineers (ITE) and published in Trip
Generation, 8th Edition, 2008. ITE trip rates are developed by correlating the total
vehicle trip generation data with various activity/land use characteristics, such as the
vehicle trips per hour (vph) per 1,000 SFGFA. The trip generation characteristics for
the proposed redevelopment project are based upon ITE trip rates for the respective
land uses in the proposed development plan.

The ITE trip generation rates for a fast-food restaurant were applied to 25 percent
of the Matsumoto Shave Ice Store and to the existing Aoki Shave Ice Store, since
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their primary trip generation characteristics resembled a food and beverage land use
rather than retail activity.

A percentage of the peak hour trips generated by a shopping center are considered
"pass-by" trips, i.e., traffic already on the road stopping at a "secondary" destination.
The percentages of pass-by trips were correlated with the gross leasable floor areas of
the shopping centers that were taken from studies that were compiled by ITE. The
results of the analysis were published in the Trip Generation Handbook. For the
purpose of this analysis, the weekday peak hour pass-by rate of about 56 percent, and
the weekend peak hour pass-by rate of 38 percent, was based upon the overall
shopping center floor area.

I1. Existing Conditions
A. Roadways

Kamehameha Highway is a two-way, two-lane, collector roadway in Hale'iwa Town.
Kamehameha Highway does not provide exclusive left-turn lanes at Kewalo Lane,
Emerson Street, or at Mahaulu Lane. The posted speed on Kamehameha Highway is 25
miles per hour (mph).

Kewalo Lane is a two-way, two-lane, private street, which provides access to the
Hale'iwa Town Center and several residences. Kewalo Lane is stop-controlled at its Tee-
intersection with Kamehameha Highway. Mahaulu Lane is a two-way, two-lane, private
street, which provides access to several residences and a water irrigation company.
Mahaulu Lane is stop-controlled at its Tee-intersection with Kamehameha Highway.

Emerson Street is a two-way, two-lane, local street, which provides access to several
residences and a baseyard. Emerson Street is stop-controlled at its Tee-intersection with
Kamehameha Highway, opposite Matsumoto Shave Ice Store.

B. Existing Peak Hour Traffic Volumes and Operating Conditions
1. Field Investigation and Data Collection

Traffic count surveys were conducted on Kamehameha Highway at Emerson
Street, on Tuesday, November 16, 2010, during the PM peak period of weekday
traffic, from 2:00 PM to 5:00 PM; and on Sunday, November 14, 2010, during the
peak period of weekend traffic, from 1:30 PM to 4:30 PM. Traffic count surveys also
were conducted on Kamehameha Highway at Kewalo Lane, Emerson Street, and at
Mahaulu Lane, during the PM peak hour of weekday traffic, and during the weekend
peak hour of traffic. The weekday PM and Sunday peak period of traffic data are
presented in the Appendix.

The AM peak period of traffic was not surveyed since most of the commercial
activities at the proposed redevelopment project are not expected to be open during
the AM commuter peak period, e.g., Matsumoto Shave Ice Store opens at 10:00 AM.
Furthermore, a review of historical traffic data, which were obtained from the State
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Department of Transportation, indicated that there was no apparent commuter peak
period of traffic on Kamehameha Highway in the morning. The DOT data also
indicated little variation between Saturday and Sunday peak hour traffic volumes on
Kamehameha Highway in Haleiwa.

2. Existing Weekday PM Peak Hour Traffic

The PM peak hour of weekday traffic occurred between 3:15 PM and 4:15 PM.
During the existing PM peak hour of weekday traffic, Kamehameha Highway carried
about 900 vehicles per hour (vph), total for both directions. Kewalo Lane carried 66
vph, total for both directions, while Emerson Street carried 34 vph. Mahaulu Lane
was a low volume roadway during the PM peak hour of weekday traffic.

During the existing PM peak hour of weekday traffic, Kewalo Lane, Emerson
Street, and Mahaulu Lane operated at LOS "C" at their respective intersections with
Kamehameha Highway. Traffic flow on Kamehameha Highway was slow moving
due to turning traffic, pedestrians crossing Kamehameha Highway, and vehicles
parking on Kamehameha Highway. About 40 pedestrians were observed crossing
Kamehameha Highway at Emerson Street, during the PM peak hour of weekday
traffic. The existing weekday PM peak hour traffic volumes are depicted on Figure 3.

3. Existing Weekend Peak Hour Traffic

The weekend peak hour of traffic on Kamehameha Highway occurred between
2:30 PM and 3:30 PM. Kamehameha Highway carried about 1,100 vph, during the
existing peak hour of weekend traffic. Kewalo Lane carried 58 vph, while Emerson
Street carried 50 vph. Mahaulu Lane was a low volume roadway during the peak
hour of weekend traffic.

Kewalo Lane, Emerson Street, and Mahaulu Lane operated at LOS "C" at their
respective intersections with Kamehameha Highway, during the peak hour of
weekend traffic. Traffic flow on Kamehameha Highway was slow moving due to
turning traffic, pedestrians crossing Kamehameha Highway, and vehicles parking on
Kamehameha Highway. About 125 pedestrians were observed crossing Kamehameha
Highway at Emerson Street, during the peak hour of weekend traffic. Figure 4 depicts
the existing weekend peak hour traffic volumes.

III.  Future Traffic Conditions
A. Background Growth in Traffic

The population and employment forecasts for Oahu were published in the Oahu
Regional Transportation Plan 2030, by the Oahu Metropolitan Planning Organization in
April 2006. Over a 25-year period, the population of the North Shore of Oahu is expected
to increase by 5 percent, while no growth in employment is projected. For the purpose of
this analysis, a background growth in traffic of 0.5 percent per year was assumed. A
growth factor of 1.02 was uniformly applied to the existing peak hour traffic demands to
estimate the Year 2014 peak hour traffic demands without the proposed redevelopment project.
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B. Year 2014 PM Peak Hour Traffic Analysis Without Project

May 12, 2011

During the PM peak hour of weekday traffic without the proposed redevelopment
project, the Kamehameha Highway intersections within the study area are expected to
operate at LOS "C". Figure 5 depicts the PM peak hour weekday traffic without the

proposed redevelopment project.

C. Year 2014 Weekend Peak Hour Traffic Analysis Without Project

The Kamehameha Highway intersections within the study area are expected to
continue to operate at LOS "C", during the weekend peak hour of traffic without the
proposed redevelopment project. The weekend peak hour traffic without the proposed
redevelopment project is depicted on Figure 6.

IV.  Traffic Impact Analysis

A. Trip Generation

1. Existing Trip Generation Characteristics

The existing site trips was primarily generated by the Matsumoto and Aoki Shave
Ice Stores. The existing parking lot was at capacity for most of the peak hour of
traffic. Customers parked on the surrounding streets or nearby parking lots and
walked into the Shave Ice Stores. Therefore, it was difficult to estimate the existing
vehicle trip generation. For the purpose of this traffic impact analysis, the existing
trip generation was estimated using the ITE trip rates for the respective land uses.
The existing trip generation characteristics are summarized in Table 4.

Table 4. Existing Trip Generation Summary

Vehicles Per Hour

Land Use (ITE Code) PM Peak Hour Weekend Peak Hour

Enter | Exit | Total | Enter | Exit | Total

Matsumoto & Aoki Shave Ice (933) 46 44 90 62 67 129
Existing Retail (820) 37 40 77 8 8 16
ITC (110) 1 3 4 0 0 0
Hale'iwa Eats (932) 8 6 14 13 10 23
Existing Site Trips 92 93 185 83 85 168
Existing Pass-By Trips 57 57 114 32 32 64
Net Existing Trips (Site — Pass-By) 34 33 67 51 53 104

11
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2. Proposed Redevelopment Trip Generation Characteristics

The increase in trip generation resulting from the proposed redevelopment is
expected to be the difference between the proposed redevelopment site trip generation
and the existing site trip generation. The proposed redevelopment is expected to result
in net increases of 163 vph, during the PM peak hour of weekday traffic; and 179 vph,
during the peak hour of weekend traffic. The proposed redevelopment trip generation
characteristics are summarized in Table 5.

Table 5. Redevelopment Trip Generation Summary

Vehicles Per Hour

Land Use (ITE Code) PM Peak Hour Weekend Peak Hour

Enter | Exit | Total | Enter | Exit | Total

Matsumoto & Aoki Shave Ice (933) 103 66 202 120 | 130 250
Retail (820) 69 71 140 22 23 45
Office (710) 0 2 2 1 0 1
High-Turnover Restaurants (932) 41 28 69 63 51 114
Quality Restaurant (931) 19 12 31 18 11 29
Total Site Trips 232 | 212 444 224 | 215 439
Pass-By Trips 105 | 105 210 78 78 156
Net Proposed Trips (Site — Pass-By) 127 | 107 234 146 | 137 283
Net Increase (Proposed — Existing) 92 71 163 95 84 179

B. Alternative Schemes

Four (4) alternative schemes were developed to mitigate the expected traffic impacts
at the Kamehameha Highway intersections at Kewalo Lane and Mahaulu Lane.

1. Scheme 1

Scheme 1 is based upon the future road widening of Kamehameha Highway in
Hale'iwa Town. Scheme 1 consists of a 60-foot wide right-of-way with a 34-foot
wide travelway, which will provide for two 12-foot wide through lanes (one lane in
each direction), a 10-foot wide median left-turn lane, and 13-foot wide shoulders on
both sides of the Highway. Under Scheme 1, Kamehameha Highway will be widened
to provide a 34-foot wide travelway and a 13-foot wide shoulder along the entire
frontage of the project. The road widening will extend beyond the project frontage to

14
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provide for 80 foot-long left-turn storage lanes at Kewalo Lane and at Mahaulu Lane.
A 40 foot-long left-turn lane also will be provided at Emerson Street. Median shelter
lanes also will be provided at Kewalo Lane (50 feet in length) and at Mahaulu Lane
(80 feet in length). The median shelter lane at Mahaulu Lane is extended to 80 feet to
provide an option for a two-way, left-turn median lane to facilitate left-turn movements
to and from Anahulu Place. The design speed under Scheme 1 is 30 mph. Figure 7
depicts Scheme 1.

2. Scheme 2

The Scheme 2 improvements at the intersection of Kamehameha Highway and
Kewalo Lane are identical to Scheme 1. Because Scheme 1 is expected to severely
impact several existing buildings between the Matsumoto Shave Ice Store and
Mahaulu Lane, the City has reduced its requirement for a 13-foot wide shoulder to an
8-foot wide shoulder with a raised curb at the edge of pavement, where the widening
will occur along the existing buildings that are expected to remain. The left-turn and
median shelter lanes on Kamehameha Highway at Mahaulu Lane are reduced from 80
feet to 50 feet to minimize the length of the road widening. Furthermore, because the
proposed improvements will affect properties to the north of Mahaulu Lane, which
are not owned by Kamehameha Schools, the City also has reduced it requirement of a
10-foot wide median lane to a 9-foot wide median lane. Finally, the City has reduced
its design speed on Kamehameha Highway, north of Mahaulu Lane, from 30 mph to
25 mph. Scheme 2 is depicted on Figure 8.

3. Scheme 3

Scheme 3 includes traffic improvements on Kamehameha Highway at Kewalo
Lane along the Kamehameha Schools' properties, which include Hale'iwa Town
Center, located immediately to the west of the project site. No improvements are
provided in the vicinity of Mahaulu Lane to avoid adversely affecting existing
buildings. Scheme 3 provides a 100 foot-long left-turn lane and a 50 foot-long
median shelter lane on Kamehameha Highway at Kewalo Lane. The left-turn lane on
Kamehameha Highway is extended from 80 feet to 100 feet, and separate left-turn
and right-turn lanes are provided on Kewalo Lane, in anticipation of the increase in
traffic demand at the intersection. Scheme 3 is analyzed with unrestricted access at
Mahaulu Lane, since it serves several residences on Mahaulu Lane. Furthermore, a
second left-turn opportunity from Kamehameha Highway is desirable for the
proposed shopping center. Figure 9 depicts Scheme 3.

4. Scheme 4

Scheme 4 includes the same traffic improvements at the intersection of
Kamehameha Highway and Kewalo Lane, described under Scheme 3. In addition, a
50 foot-long left-turn lane is provided on Kamehameha Highway at Mahaulu Lane.
Kamehameha Schools does not own the properties to the north of Mahaulu Lane.
Therefore, a median shelter lane at Mahaulu Lane is not included in Scheme 4.
Scheme 4 is depicted on Figure 10.

15
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C. Trip Distribution

The trip distribution is based upon existing traffic patterns. Figures 11 and 12 depict
the PM and the weekend peak hour traffic assignments resulting from the proposed
redevelopment project, respectively.

D. Year 2014 Weekday PM Peak Hour Traffic Impact Analysis With Project

Without any roadway improvements, Kewalo Lane and Mahaulu Lane are expected
to operate at LOS "D" at Kamehameha Highway, during the PM peak hour of weekday
traffic with the proposed redevelopment project. Emerson Street is expected to operate at
LOS "C" at Kamehameha Highway.

Under Schemes 1, 2, 3, and 4, the traffic operations at the intersection of
Kamehameha Highway and Kewalo Lane are expected to improve to LOS "C". Traffic
operations on Mahaulu Lane at Kamehameha Highway also are expected to improve to
LOS "C" under Schemes 1 and 2. An additional reduction in delay for traffic on Kewalo
Lane, turning onto Kamehameha Highway, is expected under Schemes 3 and 4, due to the
provisions for separate left-turn and right-turn lanes. Schemes 1, 2, and 4 are expected to
reduce delay to northbound through traffic at Mahaulu Lane by providing a separate left-
turn lane on Kamehameha Highway. Under Schemes 3 and 4, Mahaulu Lane is expected
to continue to operate at LOS "D". The PM peak hour traffic with the proposed
redevelopment project is depicted on Figure 13.

E. Year 2014 Weekend Peak Hour Traffic Impact Analysis With Project

During the weekend peak hour of traffic with the proposed redevelopment project,
Kewalo Lane and Mahaulu Lane are expected to operate at LOS "D" and LOS "E",
respectively, at Kamehameha Highway under the existing roadway geometrics. Emerson
Street is expected to operate at LOS "C" at Kamehameha Highway.

The traffic operations at the intersection of Kamehameha Highway and Kewalo Lane
are expected to improve to LOS "C" under all the alternative Schemes. A further
improvement in delays for traffic on Kewalo Lane, turning onto Kamehameha Highway,
is expected under Schemes 3 and 4. Traffic operations on Mahaulu Lane at Kamehameha
Highway also are expected to improve to LOS "C" under Schemes 1 and 2. Mahaulu
Lane is expected to continue to operate at LOS "E" under Schemes 3 and 4. Schemes 1,
2, and 4 are expected to reduce delay to northbound through traffic at Mahaulu Lane by
separating the left-turn and through traffic. Figure 14 depicts the weekend peak hour
traffic with the proposed redevelopment project.
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V. Alternative Improvements and Conclusions

A. Alternative Roadway Improvements

1. Kamehameha Highway should be widened to provide an exclusive left-turn lane in
the northbound direction at Kewalo Lane to minimize delay to through traffic
(Schemes 1 through 4).

2. Kamehameha Highway should be widened to a median shelter lane in the northbound
direction at Kewalo Lane to mitigate LOS "D" conditions, which are expected during
the weekend peak hour of traffic with the proposed redevelopment project. The
recommended improvements are expected to result in LOS "C" conditions on Kewalo
Lane (Schemes 1 through 4).

3. Kewalo Lane should be widened to provide separate left-turn and right-turn lanes
(Schemes 3 and 4).

4. Kamehameha Highway should be widened to provide an exclusive left-turn lane in
the northbound direction at Mahaulu Lane to minimize delay to through traffic
(Schemes 1, 2, and 4).

5. Kamehameha Highway should be widened to provide a median shelter lane in the
northbound direction at Mahaulu Lane to mitigate LOS "E" conditions, which are
expected during the weekend peak hour of traffic with the proposed redevelopment
project. The recommended improvements are expected to result in LOS "C"
conditions on Mahaulu Lane (Schemes 1 and 2).

B. Conclusions

The proposed redevelopment of the Hale'iwa Commercial Project is expected to
improve traffic and pedestrian flows along Kamehameha Highway by eliminating
multiple access points along the project frontage, reducing the on-street parking, and
consolidating site access to two existing intersections, which are adjacent to the property.
However, the diversion of site traffic to Kewalo Lane and Mahaulu Lane is expected to
create additional delays at these intersections.

The increases in traffic generated from the proposed redevelopment project are
expected to result in LOS "D" conditions on Kewalo Lane and on Mahaulu Lane at
Kamehameha Highway, during the PM peak hour of weekday traffic. Kewalo Lane and
Mahaulu Lane are expected to operate at LOS "D" and LOS "E", respectively, during the
weekend peak hour of traffic. The roadway improvements under all the alternative
Schemes are expected to mitigate the traffic impacts on Kamehameha Highway at
Kewalo Lane, and result in LOS "C" conditions.

The alternative improvements on Kamehameha Highway at Mahaulu Lane under
Schemes 1 and 2 are expected to result in LOS "C" conditions. Scheme 3 does not
mitigate the traffic impacts the Mahaulu Lane intersection. The Scheme 4 improvements
at Mahaulu Lane are expected to only mitigate the delay to northbound traffic on
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Kamehameha Highway by providing a separate left-turn lane. Mahaulu Lane is expected
to continue to operate at LOS "D" and "E", during the weekday PM and weekend peak
hours of traffic, respectively. The alternative improvements at the intersection of
Kamehameha Highway and Mahaulu Lane are subject to the topographic survey, which
will be conducted during the design phase of the development.

The slow-moving and stop-and-go traffic through Hale'iwa Town is most apparent
along the existing project site, where there are several driveways and side streets, no
provisions for left-turn lanes, and parking along Kamehameha Highway. When the
makai parking areas are at capacity, customers park on Emerson Street and along the
mauka side of Kamehameha Highway. The resulting pedestrian traffic across
Kamehameha Highway creates additional delay to through traffic and poses potential
safety concerns. The proposed parking lot will be located to the rear of the redeveloped
site with accesses from Kewalo Lane and Mahaulu Lane. The existing access driveways
along Kamehameha Highway will be closed. The proposed redevelopment of the
Hale'iwa Commercial Project is expected to improve traffic flows, reduce on-street
parking, and reduce the pedestrian traffic across Kamehameha Highway, along the
frontage of the site.
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HALE'IWA COMMERCIAL REDEVELOPMENT

1.0 PROJECT DESCRIPTION

The proposed Hale'iwa Commercial Redevelopment Project (the “Project’) is a planned
commercial redevelopment including proposed construction of additional retail buildings, new
parking and walkways and historic structure renovations. There are 10 parcels that make up the
project site (TMK 6-6-004: 013 through 019, 27, 28, and 32) and they are entirely owned by
Kamehameha Schools. Current tenants lease the properties for various businesses and include
Matsumoto Shave Ice, Haleiwa Eats, Global Creations, Aoki Shave Ice, House of Restoration
Church, lwa Gallery and ITC Water Management. The project will require zone changes from
R-5 to B-1 and AG-2 to Country. This site redevelopment is consistent with the policies and
guidelines in the current and proposed North Shore Sustainable Communities Plan for Hale‘iwa
Country Town District as required by the City and County of Honolulu. Although a zone change
is proposed, many of these parcels are already utilized as neighborhood commercial.

2.0 EXISTING CONDITIONS

2.1 ROADWAYS AND TRAFFIC

Kamehameha Highway is a two-lane roadway within the City right-of-way (ROW) fronting
maijority of the project site and providing main access to the site. Other adjacent access to
the Project includes private driveways on-site on both the north and south boundaries.
There are easements in place to grant access to the lots behind. There are currently six
access points along the project frontage which includes: an access from Kewalo
Lane, a driveway between Aoki's and House of Restoration Church, two entry points
at Matsumoto’s parking lot, one access at ITC (between Global Creations/Haleiwa
Eats,) and one access off of Mahaulu Lane. This area has been designated for road
widening setbacks along Kamehameha Highway and will be discussed later in Section 3.1.

2.2 DRAINAGE FACILITIES

The project site has a relatively minimal slope running along Kamehameha Highway and
behind the buildings there is a natural slope away from the highway. There are currently no
existing drainage facilities and no defined natural drainage ways from Kamehameha
Highway to the back of the site where an existing retention basin accommodates both on
and off-site runoff. There are six (6) 12-inch clay drain pipes directing offsite flow from the
southwest corner onto the property and an 18-inch PVC drain pipe under Mahaulu Lane
guiding runoff from the northwest corner also onto the property. This runoff eventually finds
its way to the retention basin. The existing runoff condition attributes about 64.83 cubic feet
per second (cfs) flowing to the existing basin from on and off-site runoff. Full calculations
can be seen in Appendix A: DRAINAGE RUNOFF CALCULATIONS. From the basin, there
does not appear to be any outfall and the runoff ponds until the elevation exceeds 10.7
mean sea level (MSL). It then begins to backflow out the top side of the 18-inch PVC drain
line. Mahaulu Lane drains to the northwest so it majority of the flow appears to end up in the
upstream side of the 18-inch PVC line. Some surface flow from the site reaches Mahaulu
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Lane closer to Kamehameha Highway and flows across to the neighboring lot to the north.
With the limited topographic survey we have for the neighboring properties, it is uncertain
how exactly the flow dissipates.

The entire site surface flows when it can, but there is a lot of ponding that takes place as is
the case for much of Hale‘iwa. A site visit during heavy rain showed significant ponding
along the edge of Kamehameha Highway and caused storm flooding issues for current
lessees. This exposes a legitimate need for drainage improvements for the Project,
specifically the lots along Kamehameha Highway. The property frontage along
Kamehameha Highway has a natural slope of about 1.0% but varies between 0.2% and
2.25%. Majority of the lots fronting the street have an average slope less than 1.0% along
their property lines.

In terms of flooding, the project is located in Zone X of the Federal Emergency Management
Agency’s (FEMA) Flood Insurance Rate Map (FIRM). This indicates areas that are outside
of FEMA'’s designated 500-year flood zone. There is minimal to no threat of serious riverine
or coastal flooding for the Project site.

2.3 EXISTING BWS INFRASTRUCTURE IN THE VICINITY OF THE PROJECT SITE
Based on the as-built drawings issued by the Board of Water Supply (BWS), there are two
(2) active existing water lines located within Kamehameha Highway along the project
frontage. There is an 8-inch line running in the lane adjacent to the property that serves
parcels on both sides of Kamehameha Highway. There is also a 16-inch main running
along the opposite side of the road from the Project with no service connections in the
immediate vicinity. These drawings also showed abandoned 6-inch and 8-inch lines running
under Kamehameha Highway.

Based on information verified with as-builts as well as telephone conversations with BWS,
the parcels with water meter service are listed below in Table 2-1: Existing Water Meters.

Table 2-1: Existing Water Meters

TMK Meter Size | Business/Customer

6-6-004: 015 5/8 inch ITC Water Management Inc.
6-6-004: 016 5/8 inch Matsumoto Store Inc.
6-6-004: 017 5/8 inch Michael A. Aoki

6-6-004: 018 5/8 inch House of Restoration Church

Although BWS has verified the information provided in Table 2-1, it could not fully be field
verified. By walking the site and reviewing the topographic survey, there are seven water
meters in or near the Kamehameha Project frontage. Three meters were identified as
registered to property owners behind the Project (Ronald Ward, Min-Li Wang and Sophie
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Balanay). The field team had trouble retrieving meter numbers from three of the seven
meters, and it is confirmed that one of the meters is registered to Michael A. Aoki.

There are 3 fire hydrants within the immediate Project vicinity. There is an existing hydrant
on the Project site at the end of Mahaulu Lane near the north end of the Project. The
second hydrant is directly across Kamehameha Highway from Lot 15 (Matsumoto’'s Store)
and the third is directly across Kamehameha Highway from Lot 9 (Aoki’s Store). It appears
that this layout was designed to comply with the BWS residential spacing standard of 350
feet as they are about 340 feet offset from each other.

2.4 WASTEWATER SYSTEMS

Currently, connection to the City’s municipal wastewater system is not available. There is
no plan to expand the system in the near future; therefore existing wastewater collection and
disposal for these lots make use of septic tanks & leach fields (also known as treatment
Individual Wastewater Systems) (IWS) and a cesspool. The plans obtained from the Hawaii
State Department of Health (DOH) indicate that, on record, there are two (2) IWS systems
as well as one (1) cesspool on-site. The topographic survey confirms the structural
locations for these systems; however no verification could be made on connections to
existing buildings. The septic tank systems are about 20 years old and the cesspool is
about 30 years old. The existing cesspool should be cleaned, removed and backfilled
regardless of whether the rezoning of these parcels is approved or not, however it is
possible to convert the cesspool to a seepage pit if'when the Project moves forward.

The only verified wastewater systems on-site are as follows:

Lot 17 TMK 6-6-4:15— Registered Cesspool. Verified through DOH as well as the
topographic survey. Located on TMK 6-6-004:32 but serving Lot
17.

Lot 16 TMK 6-6-4:15—  Registered IWS. Verified through DOH as well as the topographic
survey. Located on TMK 6-6-004:32 but serving Lot 16.

Lot 15 TMK 6-6-4:16 — Registered IWS. Verified through DOH as well as the topographic
survey. Located on TMK 6-6-004:16 and serving Lot 15.

Lot 11 TMK 6-6-4:17 — Unregistered Sewer Box. Verified on topographic survey.
Located on TMK 6-6-4:17 and appears to be serving Lot 11

It should also be noted that DOH has verified that nearly 100% of the Project site is outside
of the State’s designated No-Pass Zone. The No-Pass Zone indicates areas where only 1
IWS is allowed per lot of record. Since the property is in the Pass Zone, the Project could
propose 1 IWS per 10,000 square feet of lot space; however, DOH limits IWS to 15,000
GPD per development and is not feasible for this Project.



HALE'IWA COMMERCIAL REDEVELOPMENT

3.0 PROPOSED CIVIL INFRASTRUCTURE

Construction is anticipated to begin in 2013 and be completed in 12-18 months depending on
project phasing. An overall construction cost opinion has been broken down by section in Table
3-1: Construction Cost Opinion.

Table 3-1: Construction Cost Opinion

Development Iltem Iltem Cost
Site Grading $278,300
Demolition & Removal $92,000
Driveway & Parking $661,495

Storm Drainage System | $143,875
Sanitary Sewer System $365,431
Water System $62,500
Total Cost $1,603,601

3.1 ROADWAYS AND TRAFFIC

The proposed parking layout which provides a 350% increase in on-site parking and the
designated bus loading zone within the parking lot will help prevent traffic congestion along
Kamehameha Highway. The parking lot will also provide a more organized and safer
access to the site than the existing conditions, particularly the open lot adjacent to
Matsumoto Shave Ice where there are no restrictions to where vehicles enter and exit the
lot. The proposed designated pedestrian walkways and cross walks will help provide a
much safer environment for pedestrians than the existing conditions.

The original ALTA Survey completed by Hawaii Land Consultants in 2009 indicated and
meetings with City and County of Honolulu Department of Planning and Permitting (DPP),
Traffic Review Branch (TRB) have confirmed that this span of Kamehameha Highway is
subject to future road widening. Under the Revised Ordinances Section 14-21.1 & 14-21.2
(also known as Ordinance 2412) the City can require substantial improvements. |If
Ordinance 2412 were to be fully enforced, the entire span of Kamehameha Highway fronting
the Project (about 630 feet) would have a 60 foot wide right-of-way (ROW). This would
include a 34 feet roadway “curb-to-curb” and 13 feet of shoulder on both sides. The 34 feet
of roadway would allow for two (2) 12 feet lanes in either direction with a 10 feet turn lane
down the middle. The City roadway standard would also require sidewalk and curb & gutter
improvements along the full 630 feet on the Project side of Kamehameha Highway. The
current ROW for Kamehameha Highway fronting the Project varies from about 40 to 50 feet.
Since this ideal case scenario would require widening on both sides of the street, this
Project is not expected to dedicate all of the remaining 10 to 20 feet to make the ROW 60
feet. TRB has indicated different setback widths for each lot varying from 5 to 15 feet.
Because some of the historic buildings will remain as is, the full widening and improvements
discussed in Ordinance 2412 is not probable. This issue has been discussed with TRB and
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it is understood that Ordinance 2412 will likely not be imposed for the full 630 feet of
frontage.

Should the City impose any widening and setback requirements under Ordinance 2412, the
utility poles fronting the Project would be relocated by HECo. and at no cost to the property
owner. Other important implications of Ordinance 2412 are listed below:

» Ordinance 2412 requirements are normally imposed by the Civil Engineering Branch
(CEB) on developments along City streets that the City has designated for setback
improvements. However, this Project requires rezoning, therefore, the TRB has the
authority to recommend street widening and improvements as a condition for zoning
approval.

» Typically, the City evaluates implementation of Ordinance 2412 on a case-by-case
basis. If there is strong need for the infrastructure, the City might be more inclined to
enforce the Ordinance. For large developments, offsite infrastructure
improvement needs may drive enforcement. Although the City could determine a
need for these improvements on this Project, they must also consider maintaining
the “small town” characteristics of Hale'iwa through policies in the North Shore SCP,
Land Use Ordinance (LUO), and the Hale‘iwa Special District.

It is also important to note the following in regards to setback impacts to existing and
proposed structures:

» Existing structures within the street widening setback can remain within the street
widening setback. New structures will be required to comply with the new street
widening setback as well as the new building setback.

» If an existing building that encroaches within the street widening setback is improved,
the existing building can remain within the street widening setback, as long as the
proposed improvements are outside of the new street widening setback and new
building setback. Based in discussions with TRB, for improvements within these
setbacks, a discretionary decision would be made by DPP on whether they would be
allowed or not, however, it is likely that cosmetic/restoration/repair work would be
allowed.

Future traffic conditions were evaluated in the Traffic Impact Analysis Report (TMC, April
2011)The TIAR traffic mitigation recommendation to optimize future traffic flow is for the
installation of a left-turn lanes on Kamehameha Highway at the intersection with private
roads serving the project at Kewalo Lane and Mahaulu Lane. This may or may not be
possible depending upon several factors primarily dealing with the narrow right-of-way in
Haleiwa town, very little setback for older buildings along the roadway, and the community’s
desire to retain the historic character of Haleiwa town, as reflected in the North Shore
sustainable Communities Plan. . DPP-TRB and DTS have been consulted in the planning
discussions for the possibility of installing a left-turn lane. The options for traffic mitigation
involve multiple complications in terms of highway setbacks for existing and new buildings,
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threats to pedestrian safety, effects on historic buildings, and the possible need for off-site
private property condemnation.

The zone change for the commercial redevelopment is anticipated to require the project to
comply with Ordinance 2412. Roadway improvements associated with the left-turn lane will
have significant widening requirements. Due to the development of new commercial
buildings at the southern end of the project area, the property setbacks and roadway
widening to install a left-turn lane can be accommodated. The Kewalo Lane intersection also
serves the adjoining Haleiwa Town Center, which is expected to have growing traffic
volumes in the future. The new commercial frontage in this section of the project area will
provide setback from the highway in compliance with the Ordinance.

The commercial redevelopment of the Matsumoto Shave Ice buildings and three other
historic building in the northern portion of the project area will not allow for the Ordinance
2012 setbacks to be imposed. Several historic buildings would require demolition to satisfy
the setback requirement.

The recommended traffic mitigation for installation of a left turn lane into Mahaulu Lane
would encounter significant problems with pedestrian safety and partial demolition of historic
buildings. The ideal ROW widening to accommodate the left-turn lane is not possible at the
northern portion of the site due to widening encroachment on the existing historic buildings
at Haleiwa Eats and Miura Store. The widening would also require land acquisition from the
neighboring properties, one of which includes an historic structure.

Four preliminary schemes are under consideration for highway widening to provide traffic
mitigation, as summarized below. In these scenarios, efforts have been made to
accommodate the requested improvements by DPP-TRB and DTS, along with Ordinance
2412 setbacks. The scenarios are being evaluated for their potential traffic flow benefits
balanced with their anticipated impacts (pedestrian safety, historic building integrity, private
property condemnation). Table 3-2 below presents the range of issues associated with
each scenario.

Scheme 1 — Standard Dimensions (Figure 3-1)

» Scheme 1 has been developed based on meetings and discussions with TRB.
These improvements include 10’ wide left turn storage lanes and median shelter
lanes at Kewalo Lane and Mahaulu Lane, 12" wide through lanes in each direction,
and 13’ wide shoulders. The widening is shown along the entire frontage of the
Project and can also provide for a left turn at Emerson Street. Scheme 1 is TRB’s
ideal case scenario, but it is the least feasible scheme because of its extensive
impacts to the existing historic buildings and the neighboring properties.

Scheme 2 — Narrower/Shorter Medial Lane at Mahaulu Lane and Reduced Shoulder Lane
Dimensions (Figure 3-2)

» This scheme modifies the improvements at Mahaulu Lane to minimize the impacts to
existing structures that are expected to remain after the development of the Project.
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The shoulders fronting existing buildings that will remain were reduced from 13’ to 8.
The left-turn storage lane at Mahaulu was reduced from 80’ to 50°. The median
shelter lane was also reduced from 80’ to 40’. In order to avoid impacting an existing
building to the north of the project site, the southbound through lane of Kamehameha
Highway was reduced from 12’ to 11’. The pavement taper was reduced from 180’
(30 mph design speed) to 115 (25 mph posted speed). Finally Kamehameha
Highway is widened only within the limits of the Kewalo and Mahaulu Lane
intersections, i.e., the improved three-lane roadway section returns to the existing
two-lane section, fronting the project site. This scheme results in impacts to the
existing historic buildings on KS and neighboring properties, although the impacts
are less extensive than Scheme 1. The existing historic buildings’ lanais would
become part of the widened roadway shoulders which poses pedestrian safety
concerns to the property owner.

Scheme 3 — Preferred Scheme: Medial Lane Improvement at Kewalo Lane (Figure 3-3)

Scheme 3 represents traffic improvements only at the Kewalo Lane intersection with
no improvements to Kamehameha Highway at the Mahaulu Lane intersection.
Kewalo Lane is widened to provide separate left turn and right turn lanes to
accommodate the potential increase in traffic demand. The left turn lane length on
Kamehameha Highway at Kewalo Lane has extended from 80’ to 100’. With this
scheme, one left turn opportunity is provided to accommodate majority of the left turn
flow into the redeveloped project area. This preserves the safety of pedestrians, as
well as retaining the integrity of historic buildings. Scheme 3 avoids a requirement
for land acquisition at neighboring properties north of the Project, impacts to a
historic building, and potential effects to pedestrian safety along this property
frontage.

Scheme 4 — Re-evaluation of Scheme 2: Elimination of Mahaulu Lane shelter lane

(Figure3-4)

This final scheme re-evaluates Scheme 2 to remove the shelter lane north of
Mahaulu. The southbound lane, however, has been brought back up to standard
from 11’ wide to 12’ but the pavement taper is still based on the 25 mph posted
speed. This scheme reduces the proposed widening and encroachment on the
historic building to the north, however still overlaps the building’s lanai.



Table 3-2: Access/Egress Options for the Haleiwa Commercial Redevelopment

Scheme 1 Scheme 2 Scheme 3 Scheme 4
Ord. 2412 Reduced Median Lane | Left-turn Lane at Kewalo| Scheme 3+Scheme 2
Width and Length at Lane Only and Separate Without Median Lane
Mahaulu Lane Left-turn/Right-turn Out North of Mahaulu
from Kewalc
Lane Widths
Travel Lanes 12 ft 12 ft 12 ft 12 ft
Left-turn Lane 10 ft 10 ft 10 ft (Kewalo only) 10 ft
10 ft (Kewalo)
Median Shelter Lane 10 ft 9 ft (Mahaulu) 10 ft (Kewalo only) 10 ft (Kewalo only)
13 ft (Kewalo) 13 ft (Kewalo)
Shoulder 13 ft 8 ft (Mahaulu) 13 ft (Kewalo only) 8 ft (Mahaulu)
Smallest Pedestrian Buffer ~2 ft ~5 ft ~13 ft ~3 ft
Left-turn Lane Lengths
Kewalo 80 ft 80 ft 100 ft 100 ft
Car Storage 4 cars 4 cars 5 cars 5 cars
Mahaulu 80 ft 50 ft - 50 ft
Car Storage 4 cars 2 cars - 2 cars
Emerson 40 ft - - -
Car Storage 2 cars - - -
Median Shelter Lane Lengths
Kewalo 50 ft 50 ft 50 ft 50 ft
Mahaulu 80 ft 40 ft - -
Improve LOS
Kewalo Yes Yes Yes Yes
No but reduce delay to
Mahaulu Yes Yes No northbound through traffic

Acquisition Requirements

Haleiwa Town Center
frontage (~270')

Haleiwa Town Center
frontage (~240')

Haleiwa Town Center
frontage (~285')

Haleiwa Town Center
frontage (~285')

Properites North of Mahaulu
Lane Frontage (~260')

Properites North of Mahaulu
Lane Frontage (~150')

Properites North of
Mahaulu Lane Frontage
(~130')

Number of Impacted Historic
Buildings

2 (North Yoshida Store's
lanai and H. Miura Store's

2 (North Yoshida Store's
lanai and H. Miura Store's

6 Building) 0 lanai)
Forces pedestrian ROW onto |Forces pedestrian ROW onto |Limits pedestrian walkway [Forces pedestrian ROW
all of the historic buildings  [the historic building or lanai, |hazard onto the historic building's
requires relocation of H. lanai, possible impact on
Miura Store building H.Miura Store's awning
Implications

Pedestrian walkway hazard

Pedestrian walkway hazard

Preserve integrity of the
historic buildings

Pedestrian walkway hazard

Little buffer between
pedestrians and vehicles
along historic buildings

Little buffer between
pedestrians and vehicles
along historic buildings

Allow for rural streetscape
design that are consistent
with the rural character

Little buffer between
pedestrians and vehicles
along historic buildings

Require raised curb to
separate pedestrain from
traffic

Require raised curb to
separate pedestrain from
traffic

Require raised curb to
separate pedestrain from
traffic
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